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INTRODUCTION
New Jersey's Municipal Land Use Law (MLUL) and Fair Housing Act of
1985 (N.J.S.A. 52:27D-310 et seq.) require municipalities to adopt a
housing element addressing the municipal present and prospective
housing need, with particular attention to low- and moderate-income
housing. A housing element shall contain at least the following:
1. An inventory of the municipality's housing stock by age, condition,
purchase or rental value, occupancy characteristics and type
including

the

number

of

units

affordable

to

low-

and

moderate-income households and substandard housing capable
of being rehabilitated;
2. A projection of the municipality's housing stock, including the
probable future construction of low and moderate income housing,
for the next six (6) years, taking into account, but not necessarily
limited to, construction permits issued, approvals of applications for
development and probable residential development of lands;
3. An analysis of the municipality's demographic characteristics,
including but not necessarily limited to, household size, income level
and age;
4. An analysis of the existing and probable future employment
characteristics of the municipality;
5. A determination of the municipality's present and prospective fair
share for low- and moderate-income housing and its capacity to
accommodate its present and prospective housing needs,
including its fair share for low- and moderate-income housing; and
6. A consideration of the lands that are most appropriate for
construction of low- and moderate-income housing and of the
existing

structures

most

appropriate

for

conversion

to,

or

rehabilitation for, low- and moderate-income housing, including a
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consideration of lands of developers who have expressed a
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commitment to provide low- and moderate-income housing.

LOCATIONAL & REGIONAL
CONTEXT
Cherry Hill Township is located in Southern New Jersey in Camden
County (see Map 1:

Regional Context).

The Township's eastern

border with Burlington County is primarily defined by Pennsauken
Creek.

This eastern boundary is shared by the Burlington County

municipalities of Maple Shade Township, Evesham Township, and
Mount Laurel Township (see Map 2:

Neighboring Municipalities &

Counties). The Cooper River forms the southern border with Haddon
Township, Haddonfield Borough, and Lawnside Borough. The northern
border is shared with Merchantville Borough and Pennsauken
Township, while the Township's southern border is defined by Evesham
Road (County Route [CR] 544) and Voorhees Township.
Cherry Hill is in the Delaware Valley coastal plain about eight miles
southeast of Philadelphia and within just a few hours of most major
metropolitan areas in the Northeast. The Township is approximately
24.24 square miles. Over 99% of this area is land, where less than 1% of
this area is water. There are sixteen (16) Census Tracts in Cherry Hill
that have seventy-five (75) associated block groups.

There are

numerous Census Designated Places (CDPs) within the Township, which
are defined by the US Census Bureau as a concentration of population
for statistical purposes.

Cherry HIll's CDPs include Ashland CDP,

Barclay CDP, Cherry Hill Mall CDP, Ellisburg CDP, Golden Triangle CDP,
Greentree CDP, Kingston Estates CDP, and Springdale CDP (see Map 3:
Census Boundaries).

FIGURE 1: REGIONAL CONTEXT
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FIGURE 2: NEIGHBORING MUNICIPALITIES & COUNTIES

HOUSING STOCK INVENTORY
HOUSING UNITS
According to the 5-Year 2009-2013 American Community Survey (ACS),
the Township of Cherry Hill has 27,971 housing units—representing a
3.3% increase in housing units since 2000.

The housing unit growth

rates for Cherry Hill Township, since 2000, were above the housing unit
growth rates enumerated for Camden County (2.8%) and lower than
the State of New Jersey’s housing growth rate of 7.6%. Table 1:
Housing Units provides an illustrative comparison of the Township’s
growth rates with those enumerated for Camden County and New
Jersey.

TABLE 1: HOUSING UNITS
2013 Total Housing Units
2010 Total Housing Units
2000 Total Housing Units
NUMERICAL CHANGE 2000-2013
PERCENT CHANGE 2000-2013

NEW JERSEY
3,563,130
3,529,033
3,310,275
252,855
7.60%

CAMDEN COUNTY CHERRY HILL TOWNSHIP
205,279
27,971
204,435
27,473
199,679
27,074
5,600
897
2.80%
3.30%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)
DP04: SELECTED HOUSING CHARACTERISTICS (2006-2010 American Community Survey 5-Year Estimates)
DP-4: Profile of Selected Housing Characteristics: 2000 (Census 2000 Summary File 3 (SF 3) - Sample Data

HOUSING OCCUPANCY & VACANCY RATES
Cherry Hill Township occupancy rate of 94.1% represents a stable
percentage of occupied housing units as compared to Camden
County (91.5%) and the State of New Jersey (89.4%), as indicated in
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Table 2: Occupancy & Vacancy Rates.

TABLE 2: OCCUPANCY & VACANCY RATES
NEW JERSEY
CAMDEN COUNTY
TOTAL HOUSING UNITS
3,563,130
205,279
Occupied Housing Units
89.40%
91.50%
Vacant Housing Units
10.60%
8.50%

CHERRY HILL TOWNSHIP
27,971
94.10%
5.90%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

HOUSING TENURE
Of the 26,309 occupied housing units in Cherry Hill Township, 80.6% are
owner-occupied and 19.4% are renter-occupied. This level of
owner-occupancy is more than 12% higher than Camden County and
15% higher than the State of New Jersey’s, as indicated in Table 3:
Tenure.

TABLE 3: TENURE
TOTAL OCCUPIED HOUSING UNITS
Owner-Occupied
Renter-Occupied

NEW JERSEY
3,186,418
65.60%
34.40%

CAMDEN COUNTY CHERRY HILL TOWNSHIP
187,941
26,309
68.30%
80.60%
31.70%
19.40%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

RESIDENTIAL STRUCTURE TYPES
The predominant type of residential structure within the Township is
single-family detached units (69.8%). Subsequently, multi-family units
in structures of 20 or more units comprise of the second most frequent
type of residential structure at 14.2%. In both cases, Cherry Hill Township
has a higher proportion of these two (2) types of residential structures
than found in Camden County (55.3% and 9.1%, respectively) and in
the State of New Jersey (53.7% and 10.2%, respectively), as indicated in
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Table 4: Units in Structure.

TABLE 4: UNITS IN STRUCTURE
NEW JERSEY
TOTAL HOUSING UNITS
3,563,130
1-unit, detached
53.70%
1-unit, attached
9.30%
2 units
9.50%
3 or 4 units
6.50%
5 to 9 units
4.80%
10 to 19 units
5.00%
20 or more units
10.20%
Mobile home
1.00%
Boat, RV, van, etc.
0.00%

CAMDEN COUNTY
205,279
55.30%
17.70%
4.60%
3.80%
4.10%
4.70%
9.10%
0.70%
0.00%

CHERRY HILL TOWNSHIP
27,971
69.80%
7.20%
1.20%
2.40%
2.50%
2.30%
14.20%
0.40%
0.10%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

MEDIAN & QUARTILE HOUSING VALUES
The price of housing in an area at a particular time, relative to regional
and state values, is a relatively good measure of local economic
health and income. The median value of owner-occupied housing in
Cherry Hill is $274,600.00, which is more than $60,000.00 higher than the
median value for Camden County ($210,700.00) but it is lower than the
State of New Jersey’s median value of $327,100.00.
The lower quartile value of owner-occupied housing in Cherry Hill
Township is $215,500.00, whereas the upper quartile value is
$350,900.00. While the lower and upper quartiles in Camden County
are lower than found in Cherry Hill Township, there is a similar range of
values in the County, as there is a $130,000.00 between lower and
upper quartiles in Camden County, where the breadth of lower and
upper quartiles values is $135,000.00 for Cherry Hill Township. As for the
State of New Jersey, the lower quartile value is similar to Cherry Hill's but
the upper quartile value is much higher. The State’s span of lower and
upper quartile values equals $245,000.00. This information is indicated
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in Table 5: Median & Quartile Values.

TABLE 5: MEDIAN & QUARTILE VALUES
NEW JERSEY
Lower Value quartile (dollars)
$222,100.00
Median Value (dollars)
$327,100.00
Upper Value Quartile (dollars)
$467,100.00

CAMDEN COUNTY
$152,600.00
$210,700.00
$282,900.00

CHERRY HILL TOWNSHIP
$215,500.00
$274,600.00
$350,900.00

B25076: LOWER VALUE QUARTILE (DOLLARS) - Universe: Owner-occupied housing units (2009-2013 American Community Survey
5-Year Estimates)
B25077: MEDIAN VALUE (DOLLARS) - Universe: Owner-occupied housing units (2009-2013 American Community Survey 5-Year
Estimates)
B25078: UPPER VALUE QUARTILE (DOLLARS) - Universe: Owner-occupied housing units (2009-2013 American Community Survey
5-Year Estimates)

OWNER-OCCUPIED HOUSING VALUES
Despite a median housing value of $274,600.00 in Cherry Hill, the most
frequent range of housing values in the Township is $300,000.00 to
$399,999.00, where the second most frequent range of housing values
lies between $250,000.00 to $299,999.00. More than 38% of the
owner-occupied units in Cherry Hill are valued lower than $250,000.00.
This is very different than the range of values in Camden County, where
65.5 percent of all owner-occupied units are valued below $250,000.
From a statewide perspective, the most frequent range of housing
values is between $300,000.00 to $399,999.00, which demonstrates a
median housing value of $327,100.00. Approximately, 31.4% of
owner-occupied units are valued at less than $250,000.00. This
information

is

indicated

in

Table

6:

Value

for

Specified

Owner-Occupied Housing Units.
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TABLE 6: VALUE FOR SPECIFIED OWNER-OCCUPIED HOUSING UNITS
HOUSING VALUE
NEW JERSEY
CAMDEN COUNTY
CHERRY HILL TOWNSHIP
Less than $50,000.00
2.46%
3.56%
2.05%
$50,000 to $59,999
0.40%
0.90%
0.20%
$60,000 to $69,999
0.40%
1.00%
0.20%
$70,000 to $79,999
0.60%
1.60%
0.20%
$80,000 to $89,999
0.80%
2.40%
0.40%

$90,000 to $99,999
$100,000 to $124,999
$125,000 to $149,999
$150,000 to $174,999
$175,000 to $199,999
$200,000 to $249,999
$250,000 to $299,999
$300,000 to $399,999
$400,000 to $499,999
$500,000 to $749,999
$750,000 to $999,999
$1,000,000 or more
MEDIAN VALUE (dollars)

0.70%
2.50%
2.60%
4.80%
4.60%
11.50%
12.50%
22.20%
13.10%
13.50%
4.20%
3.00%
$327,100.00

2.30%
5.90%
6.00%
11.80%
10.20%
19.80%
14.40%
11.90%
3.80%
2.80%
0.90%
0.60%
$210,700.00

0.50%
1.60%
2.40%
4.50%
6.90%
19.70%
23.20%
25.90%
6.20%
4.40%
1.00%
0.60%
$274,600.00

B25075: VALUE - Universe: Owner-occupied housing units (2009-2013 American Community Survey 5-Year Estimates)
B25077: MEDIAN VALUE (DOLLARS) - Universe: Owner-occupied housing units (2009-2013 American Community Survey 5-Year
Estimates)

MEDIAN GROSS RENTS
The median gross rent for occupied rental properties in Cherry Hill
($1,204.00) is approximately $225.00 higher than Camden County’s
median gross rent and only slightly higher than the median gross rent
for the State of New Jersey. More than 67% of the Cherry Hill rents are
over $1,000.00 per month, and 29.5% are over $1,500 .00 per month. In
Camden County, more than 47% of renters pay more than $1,000.00
per month; however, only 13% of Camden County renters pay more
than $1,500.00 per month. Conversely, Cherry Hill Township rents are
very similar to the rents paid in the State as a whole (66.6% over
$1,000.00 per month and 25.9% of renters pay more than $1,500.00 per
month), as indicated in Table 7: Gross Rents.

PAGE 10

TABLE 7: GROSS RENTS
GROSS RENT
Occupied units paying rent
Less than $200
$200 to $299

NEW JERSEY
1,059,091
1.50%
3.10%

CAMDEN COUNTY
57,512
2.20%
4.70%

CHERRY HILL TOWNSHIP
4,847
1.90%
2.20%

$300 to $499
$500 to $749
$750 to $999
$1,000 to $1,499
$1,500 or more
MEDIAN RENT (dollars)

3.90%
7.00%
17.90%
40.70%
25.90%
$ 1,172.00

5.60%
12.60%
27.80%
34.20%
13.00%
$975.00

6.50%
4.20%
18.00%
37.60%
29.50%
$1,204.00

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)
B25064: MEDIAN GROSS RENT (DOLLARS) - Universe: Renter-occupied housing units paying cash rent (2009-2013 American
Community Survey 5-Year Estimates)

BEDROOM DISTRIBUTION
In Cherry Hill Township, 72.6% of the housing stock has three (3) or more
bedrooms. The availability of homes with three (3) bedrooms or more is
much lower for Camden County (63.4%) and the State of New Jersey
(57.0%). Cherry Hill’s housing stock also has a significant number of four
(4) or more bedrooms (41.8 percent). This is, proportionally, almost
twice as many as found in Camden County or the State of New Jersey,
as indicated in Table 8: Bedrooms.

TABLE 8:

BEDROOMS

TOTAL HOUSING UNITS
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

NEW JERSEY
3,563,130
3.10%
14.20%
25.80%
32.60%
18.80%
5.60%

CAMDEN COUNTY
205,279
1.80%
14.10%
20.60%
39.70%
19.80%
3.90%

CHERRY HILL TOWNSHIP
27,971
2.00%
9.20%
16.20%
30.80%
34.60%
7.20%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

BEDROOM DISTRIBUTION BY TENURE
The tenure of housing (ownership vs. rental) has a significant influence
over the number of bedrooms found in occupied housing units.
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Owner-occupied units are much more likely to have a larger number of

bedrooms. In Cherry Hill, more than 87% of owner-occupied units have
three (3) or more bedrooms. Camden County and the State of New
Jersey, respectively, indicate that 84% and 76% of all owner-occupied
units have three (3) or more bedrooms.
Unlike owner-occupied housing units, renter-occupied housing units in
Cherry Hill Township, Camden County, and New Jersey, tend to have
fewer bedrooms. More than 69% of the renter-occupied housing units
within the Township are one (1) bedroom (34%) or two (2) bedroom
(35%) units, which is equally comparable to the trends occurring on a
County-wide and statewide level.

In all three (3) geographies, less

than a quarter of all rental units have three (3) bedrooms or more. This
information is provided in Table 9: Tenure By Bedrooms.

TABLE 9: TENURE BY BEDROOMS
TOTAL OCCUPIED HOUSING UNITS
Owner-Occupied:
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms
Renter-Occupied:
No bedroom
1 bedroom
2 bedrooms
3 bedrooms
4 bedrooms
5 or more bedrooms

NEW JERSEY
3,186,418
65.60%
0.40%
3.30%
19.70%
40.90%
27.70%
8.00%
34.40%
7.10%
34.10%
35.60%
18.00%
3.90%
1.30%

CAMDEN COUNTY
187,941
68.30%
0.20%
1.60%
14.10%
49.90%
28.60%
5.60%
31.70%
7.10%
34.10%
35.60%
18.00%
3.90%
1.30%

CHERRY HILL TOWNSHIP
26,309
80.60%
0.10%
1.50%
11.10%
35.30%
42.90%
9.00%
19.40%
8.70%
34.40%
35.30%
12.60%
7.40%
1.60%
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B25042: TENURE BY BEDROOMS - Universe: Occupied housing units (2009-2013 American Community Survey 5-Year Estimates)

YEAR STRUCTURE BUILT
The housing stock in Cherry Hill is of similar age to that found in Camden
County and the State of New Jersey. Just over 50% of the housing units
in all three (3) geographies were built before 1970, as indicated in Table
10: Year Structure Built. The age of housing is an important predictor of
potential need for rehabilitation.

TABLE 10: YEAR STRUCTURE BUILT
NEW JERSEY
TOTAL HOUSING UNITS
3,563,130
Built 2010 or later
0.40%
Built 2000 to 2009
9.60%
Built 1990 to 1999
8.90%
Built 1980 to 1989
11.70%
Built 1970 to 1979
13.00%
Built 1960 to 1969
14.00%
Built 1950 to 1959
15.80%
Built 1940 to 1949
8.60%
Built 1939 or earlier
18.00%

CAMDEN COUNTY
205,279
0.30%
6.50%
6.90%
11.40%
17.10%
14.50%
16.10%
9.50%
17.80%

CHERRY HILL TOWNSHIP
27,971
0.10%
6.10%
6.40%
12.50%
20.00%
27.00%
18.50%
4.80%
4.50%

B25068: BEDROOMS BY GROSS RENT - Universe: Renter-occupied housing units (2009-2013 American Community Survey
5-Year Estimates)

HOUSE HEATING FUEL
In Cherry Hill, as in Camden County and the State, gas is the most
frequent fuel source for heating. Electric heat is a distant second in
Cherry Hill and Camden County. In the State, oil is the second most
frequently used heating source and is virtually tied to electricity as a
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source of heating fuel, as indicated in Table 11: House Heating Fuel.

TABLE 11: HOUSE HEATING FUEL
TOTAL OCCUPIED HOUSING UNITS
Utility gas
Bottled, tank, or LP gas
Electricity
Fuel oil, kerosene, etc.
Coal or coke
Wood
Solar energy
Other fuel
No fuel used

NEW JERSEY
3,186,418
73.90%
2.00%
11.30%
11.70%
0.00%
0.40%
0.00%
0.30%
0.30%

CAMDEN COUNTY
187,941
77.50%
0.90%
11.90%
8.70%
0.10%
0.30%
0.00%
0.30%
0.30%

CHERRY HILL TOWNSHIP
26,309
82.10%
0.70%
11.80%
4.70%
0.00%
0.10%
0.00%
0.40%
0.20%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

PLUMBING & KITCHEN FACILITIES & OVERCROWDING
The definition of substandard housing is a housing unit with one (1) or
more serious code violations. For the purposes of this analysis, the lack
of complete plumbing or complete kitchen facilities is utilized to
determine the extent of substandard housing existing within Cherry Hill
Township, as compared to Camden County and the State of New
Jersey.

According to the 2009-2013 ACS, there are no occupied

residential units lacking complete plumbing facilities, whereas 1.3% of
occupied residential units lack complete kitchen facilities. Telephone
service was not used as a factor, although provided in Table 12:
Plumbing & Kitchen Facilities. In Camden County, 3.3% of occupied
residential units lack one or more of these features, which is
comparable to the State of New Jersey, where 3.2% of occupied
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residential units lack one or more of these features.

TABLE 12: PLUMBIING & KITCHEN FACILITIES
NEW JERSEY
Lacking complete plumbing
0.40%
facilities
Lacking complete kitchen facilities
0.80%
No telephone service available
2.00%

CAMDEN COUNTY

CHERRY HILL TOWNSHIP

0.30%

0.00%

0.80%
2.20%

1.30%
0.90%

DP04: SELECTED HOUSING CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

Overcrowding is defined as a household having more than 1.01
persons per room. In Cherry Hill Township’s owner-occupied units, 170
units (0.8% of all owner-occupied units) have more than 1 person per
room. In renter-occupied units, 183 units (3.6 percent of all
renter-occupied units) have more than 1 person per room. Camden
County’s statistics are comparable to the Township’s numbers, where
the State’s statistics for overcrowding are slightly higher.

This

information is found in Table 13: Tenure by Occupants per Room.

TABLE 13: TENURE BY OCCUPANTS PER ROOM
NEW JERSEY
TOTAL OCCUPIED HOUSING UNITS
3,186,418
Owner-Occupied:
2,091,065
0.50 or less occupants per room
77.30%
0.51 to 1.00 occupants per room
21.50%
1.01 to 1.50 occupants per room
0.80%
1.51 to 2.00 occupants per room
0.20%
2.01 or more occupants per room
0.20%
Renter-Occupied:
1,095,353
0.50 or less occupants per room
53.50%
0.51 to 1.00 occupants per room
38.70%
1.01 to 1.50 occupants per room
4.20%
1.51 to 2.00 occupants per room
2.10%
2.01 or more occupants per room
1.60%

CAMDEN COUNTY
187,941
128,420
53.20%
14.50%
0.50%
0.10%
0.00%
59,521
61.30%
34.00%
3.10%
1.10%
0.50%

CHERRY HILL TOWNSHIP
26,309
21,199
84.00%
15.30%
0.60%
0.10%
0.10%
5,110
63.40%
33.00%
2.30%
1.30%
0.00%
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B25014: TENURE BY OCCUPANTS PER ROOM - Universe: Occupied housing units (2009-2013 American Community Survey 5-Year
Estimates)

DEMOGRAPHIC &
SOCIOECONOMIC ANALYSIS
TOTAL POPULATION
Figure 1:

Historic Population Growth provides a historic (1900-2010)

population trend analysis for Cherry Hill Township. The Township's largest
growth rate was nearly three-fold and occurred between 1950 and
1960 - a National trend reflective of the post-World War II
suburbanization of the United States.

Additional and significant

growth also occurred between 1960 and 1970. Since 1980, however,
Cherry Hill’s population growth has stabilized increasing by a modest
2,201 persons, or by 3.2 percent. As of 2013, the township was the
state's 14th most-populous municipality and the second-largest in
Camden County (behind Camden City, the county seat).

FIGURE 1: HISTORIC POPULATION GROWTH
80,000
70,000

POPULATION

60,000
50,000
40,000
30,000
20,000
10,000
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Currently, Cherry Hill Township has a population of 71,094 people, an
increase of 1,129 (1.6%) since the 2000 Census. The rate of growth is
higher than Camden County’s rate of growth, which experienced 0.9%
since 2000, but lower than the State of New Jersey’s growth rate, which
experienced a 5% rate of growth for the same time period, as
indicated in Table 14: Total Population.

TABLE 14: TOTAL POPULATION
2013 Total Population
2010 Total Population
2000 Total Population
NUMERICAL CHANGE 2000-2013
PERCENT CHANGE 2000-2013

NEW JERSEY
8,832,406
8,721,577
8,414,350
418,056
5.00%

CAMDEN COUNTY
513,512
513,574
508,932
4,580
0.90%

CHERRY HILL TOWNSHIP
71,094
70,963
69,965
1129
1.60%

B01003: TOTAL POPULATION - Universe: Total population (2009-2013 & 2006-2010 American Community Survey 5-Year Estimates)
DP-1: Profile of General Demographic Characteristics: 2000 (Census 2000 Summary File 1 (SF 1) - 100 Percent Data

AVERAGE HOUSEHOLD SIZE & TENURE
The distribution of persons among all occupied housing units is an
important index of general household sizes. Although the population
has grown in all three (3) geographies, average household sizes have
remained fairly stable and consistent. In Cherry Hill, the average
household size has increased slightly. In Camden County, it has
returned to a level slightly larger than that seen in 2000. Lastly, in New
Jersey,

the

average

household

sizes

have

increased

decreasing in the decades before the new century.
Average Household Size, Table 16:

despite

Table 15:

Average Household Size By

Tenure, Table 17: Tenure by Household Size, and Table 18: Number of
Persons in Households By Type further demonstrates this information.
The average household size in Cherry Hill Township, Camden County,
and New Jersey varies with tenure. In all three (3) geographies,
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owner-occupied units have higher average household sizes than found

in renter-occupied units; however, the differences are lower in Cherry
Hill compared to the County or the State averages.

TABLE 15: AVERAGE HOUSEHOLD SIZE
NEW JERSEY
CAMDEN COUNTY
2013
2.71
2.69
2010
2.65
2.65
2000
2.68
2.68

CHERRY HILL TOWNSHIP
2.66
2.65
2.61

B25010: AVERAGE HOUSEHOLD SIZE OF OCCUPIED HOUSING UNITS BY TENURE - Universe: Occupied housing units
(2009-2013 and 2006-2010American Community Survey 5-Year Estimates)
H012 Average Household Size of Occupied Units Universe: Occupied Units (Census 2000 Summary File 1)

TABLE 16: AVERAGE HOUSEHOLD SIZE BY TENURE
NEW JERSEY
CAMDEN COUNTY
OVERALL
2.71
2.69
Owner-Occupied
2.82
2.84
Renter-Occupied
2.51
2.37

CHERRY HILL TOWNSHIP
2.66
2.79
2.13

B25010: AVERAGE HOUSEHOLD SIZE OF OCCUPIED HOUSING UNITS BY TENURE - Universe: Occupied housing units
(2009-2013 American Community Survey 5-Year Estimates)

For the purposes of this analysis, and as defined by the United State
Census Bureau, there are two major categories of households, "family"
and "nonfamily". A family is a group of two people or more (one of
whom is the householder) related by birth, marriage, or adoption and
residing together; all such people (including related subfamily
members) are considered as members of one family. A nonfamily
household consists of a householder living alone (a one-person
household) or where the householder shares the home exclusively with
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people to whom he/she is not related.

TABLE 17: TENURE BY HOUSEHOLD SIZE
NEW JERSEY
TOTAL OCCUPIED HOUSING UNITS
3,186,418
Owner-Occupied:
65.60%
1-person household
13.50%
2-person household
21.40%
3-person household
11.70%
4-person household
11.60%
5-person household
4.90%
6-person household
1.60%
7-or-more person household
0.90%
Renter-Occupied:
34.40%
1-person household
12.30%
2-person household
9.00%
3-person household
5.70%
4-person household
4.20%
5-person household
1.80%
6-person household
0.70%
7-or-more person household
0.60%

CAMDEN COUNTY
187,941
68.30%
14.20%
22.20%
12.60%
11.60%
5.30%
1.60%
1.00%
31.70%
13.30%
7.90%
4.90%
3.00%
1.50%
0.70%
0.50%

CHERRY HILL TOWNSHIP
26,309
80.60%
15.40%
28.00%
14.60%
14.40%
6.10%
1.10%
0.80%
19.40%
9.00%
5.50%
1.90%
1.70%
1.00%
0.20%
0.10%

B25009: TENURE BY HOUSEHOLD SIZE - Universe: Occupied housing units (2009-2013 American Community Survey 5-Year Estimates)

A

look

at

household

sizes

by

tenure

(owner-occupied

and

renter-occupied) or type of household (family and nonfamily) reveals
that a majority of households (58.0%) are comprised of only 1 or 2
people. In Cherry Hill, 43.4% of all units that are owner-occupied units
have only 1 or 2-persons, whereas 14.5% renter-occupied units
comprise of households that are only 1 or 2-persons. Camden County
and the State have similar patterns where more than half of all
households, 57.6% and 56.2%, respectively, have only 1 or 2 persons.

CHERRY HILL TOWNSHIP
26,309
70.90%
15.40%
29.30%
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TABLE 18: NUMBER OF PERSONS IN HOUSEHOLDS BY TYPE
NEW JERSEY
CAMDEN COUNTY
TOTAL OCCUPIED HOUSING UNITS
3,186,418
187,941
Family Households:
69.20%
67.50%
1-person household
13.50%
14.20%
2-person household
26.30%
25.60%

3-person household
4-person household
5-person household
6-person household
7-or-more person household
Non-family Households:
1-person household
2-person household
3-person household
4-person household
5-person household
6-person household
7-or-more person household

17.00%
15.60%
6.60%
2.30%
1.40%
30.80%
25.90%
4.10%
0.50%
0.20%
0.10%
0.00%
0.00%

17.00%
14.50%
6.70%
2.20%
1.40%
32.50%
27.50%
4.50%
0.40%
0.10%
0.10%
0.00%
0.00%

16.30%
16.00%
7.10%
1.30%
0.90%
29.10%
24.50%
4.20%
0.20%
0.20%
0.00%
0.00%
0.00%

B11016: HOUSEHOLD TYPE BY HOUSEHOLD SIZE - Universe: Households (2009-2013 American Community Survey 5-Year Estimates)

By household type (family versus nonfamily) a similar pattern exists,
where 58% of all households are only 1 or 2-persons. A 2-person family is
the most common size in Cherry Hill Township (29.3%), where 28.5% of
nonfamilies are 1-person or 2-person households.

This pattern is

relatively similar for County-wide and state-wide trends.

AGE DISTRIBUTION
A key factor that can affect population growth and determine the
type of services required is the distribution of the total population
according to the age of residents, known as age group distribution.
Different age groups have different housing and public service needs,
and community and economic capabilities that should be specifically
considered.
A comparative analysis of the age and gender distributions of the
Township's total populations as enumerated by the 2000 and 2012
Census data are presented in the population pyramid in Figure 2: Age
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Population Pyramid. In light of recent trends, the post-World War II

“baby boomers” comprise the majority of the Townships’ male and
female populations, which is illustrated by the pyramids’ large
mid-section. As this segment of the population (ages 35 to 54) matures,
the Township will begin to experience an increased need in specialized
senior services, such as transportation, recreation and health care
services, and retirement living and affordable housing opportunities.

FIGURE 2: AGE POPULATION PYRAMID
85 to 89 years
80 to 84 years
75 to 79 years
70 to 74 years
65 to 69 years
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55 to 59 years
50 to 54 years
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40 to 44 years
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10 to 14 years
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Under 5 years
3000
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1000
2000 Female

0
2012 Male

1000

2000
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One measure of age is median age, which divides the age distribution
into two equal parts: one-half of the population falls below and
one-half is above the median age. Cherry Hill’s population that is 65
or more years old is proportionally 36% to 29% higher than found in the
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4000

County or the State. Therefore, it is no surprise that the median age in
Cherry Hill is higher (43.0 years) than in Camden County (38.0 years)
and in New Jersey (39.1 years). See Table 19: Age below.

TABLE 19: AGE
TOTAL POPULATION
Under 20 Years
20 to 64 Years
65 Years and Over
MEDIAN AGE

NEW JERSEY
8,832,406
25.70%
60.30%
13.80%
39.1

CAMDEN COUNTY
513,512
26.60%
60.40%
13.10%
38.0

CHERRY HILL TOWNSHIP
71,094
25.00%
57.00%
17.90%
43.0

S0101: AGE AND SEX (2009-2013 American Community Survey 5-Year Estimates)

EDUCATIONAL ATTAINMENT
Educational attainment is of primary importance to the general
welfare and economic vitality of places and local economies. Skills
and abilities required to compete in the labor market are acquired
through the educational process. These skills, in turn, provide a degree
of economic security for individuals, or collectively as households, and
improve the overall economic and employment conditions for Cherry
Hill Township, the County and the State.

Figure 3:

Educational

Attainment illustrates the educational attainment levels of the
Township, County and State population age 25 years and over.
Cherry Hill’s population is well educated. More than 94 percent have at
least a high school diploma and almost 52 percent of the population
has a bachelor’s degree or graduate or professional degree.
Comparative percentages for Camden County are 87.1% and 29.1%,
respectively. The comparative numbers for New Jersey are 88.1% and
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35.8%.

FIGURE 3: EDUCATIONAL ATTAINMENT

LESS THAN 9TH GRADE

CHERRY HILL
TOWNSHIP
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DIPLOMA
HIGH SCHOOL GRADUATE
(INCLUDES EQUIVALENCY)
SOME COLLEGE, NO DEGREE
ASSOCIATE'S DEGREE
BACHELOR'S DEGREE
GRADUATE OR PROFESSIONAL
DEGREE

LESS THAN 9TH GRADE

CAMDEN
COUNTY

9TH TO 12TH GRADE, NO
DIPLOMA
HIGH SCHOOL GRADUATE
(INCLUDES EQUIVALENCY)
SOME COLLEGE, NO DEGREE
ASSOCIATE'S DEGREE
BACHELOR'S DEGREE
GRADUATE OR PROFESSIONAL
DEGREE

LESS THAN 9TH GRADE

ASSOCIATE'S DEGREE
BACHELOR'S DEGREE
GRADUATE OR PROFESSIONAL
DEGREE
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STATE OF
NEW JERSEY

9TH TO 12TH GRADE, NO
DIPLOMA
HIGH SCHOOL GRADUATE
(INCLUDES EQUIVALENCY)
SOME COLLEGE, NO DEGREE

HOUSEHOLD INCOME
A higher percentage of Cherry Hill households (58.5%) have incomes of
$75,000.00 or greater compared to the populations living throughout
Camden County (41.7%) and the State of New Jersey (48.1%).
Conversely, a smaller percentage of Cherry Hill households (18.1%)
have incomes below $35,000.00 compared to the populations living
throughout Camden County (29.9%) and New Jersey (25.2%).
The median income in Cherry Hill is $88,410.00, which is 30% higher than
Camden County ($61,683.00) and almost 20% higher than the median
for all New Jersey households ($71,629.00), which is indicated below in
Table 20: Household Income.

TABLE 20: HOUSEHOLD INCOME
TOTAL OCCUPIED HOUSING UNITS
Less than $35,000
Less than $75,000
More than $75,000
MEDIAN INCOME (dollars)

NEW JERSEY
3,186,418
25.20%
51.90%
48.10%
$ 71,629.00

CAMDEN COUNTY
187,941
29.90%
58.30%
41.70%
$61,683.00

CHERRY HILL TOWNSHIP
26,309
18.10%
41.50%
58.50%
$88,410.00

B19001 and S1903: HOUSEHOLD INCOME IN THE PAST 12 MONTHS (IN 2013 INFLATION-ADJUSTED DOLLARS) - Universe: Households (2009-2013
American Community Survey 5-Year Estimates)

EMPLOYMENT & INDUSTRY
At least 67% of Cherry Hill’s population 16 years and older is in the labor
force. This is similar to Camden County’s labor force participation rate
of 67.5% and slightly above the State of New Jersey’s participation rate
of 66.6%. Cherry Hill’s 2013 unemployment rate is 4 percentage points
lower than Camden County’s and 2 percentage points lower than
found in the State. Additional information on the employment rates of
the Township, County and State can be found in Table 21:
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Employment Status.

TABLE 21: EMPLOYMENT STATUS
NEW JERSEY
POPULATION 16 & OVER
7,028,795
In Labor Force
66.60%
Civilian Labor Force
66.40%
Employed
59.70%
Unemployed
6.70%
Armed Forces
0.10%
Not in Labor Force
33.40%
Civilian Labor Force
Percent Unemployed

CAMDEN COUNTY
403,893
67.60%
67.50%
59.40%
8.10%
0.10%
32.40%

CHERRY HILL TOWNSHIP
56,985
67.80%
67.70%
62.20%
5.50%
0.10%
32.20%

272,652
12.00%

38,564
8.10%

4,669,577
10.10%

DP03: SELECTED ECONOMIC CHARACTERISTICS (2009-2013 American Community Survey 5-Year Estimates)

The three (3) most frequent industries employing Cherry Hill residents
are: educational services, health care, and social assistance (29.2%);
professional, scientific, and management, and administrative and
waste management services (14.2%); and, retail trade (12.3%).

In

Camden County and the State of New Jersey, educational services,
health care, and social assistance are also the most frequent industry
category at 26.8% and 23.4%, respectively; however, the second most
frequent industry in the County is retail trade (12.3%), which is third for
the State (11.2%).

Professional, scientific, and management, and

administrative and waste management services industries are the
second most frequent category for State residents (12.6%) and third for
Camden County (11.4%).

This information is provided in Table 22:

Industry.

Civilian employed population 16
years and over
Agriculture, forestry, fishing and
hunting, and mining
Construction
Manufacturing
Wholesale trade

NEW JERSEY

CAMDEN COUNTY

CHERRY HILL TOWNSHIP

4,197,483

239,855

35,432

0.40%

0.30%

0.20%

5.60%
8.80%
3.50%

5.30%
7.90%
3.30%

3.70%
7.40%
3.30%
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TABLE 22: INDUSTRY

Retail trade
Transportation and warehousing,
and utilities
Information
Professional, scientific, and
management, administrative,
waste management services
Educational services, and health
care and social assistance
Arts, entertainment, and
recreation, and accommodation
and food services
Other services, except public
administration
Public administration

11.20%

12.30%

12.30%

5.60%

5.40%

2.80%

2.90%

2.20%

2.80%

12.60%

11.40%

14.20%

23.40%

26.80%

29.20%

8.20%

8.30%

7.10%

4.50%

4.40%

3.70%

4.50%

4.80%

3.80%

S2405: INDUSTRY BY OCCUPATION FOR THE CIVILIAN EMPLOYED POPULATION 16 YEARS AND OVER (2009-2013 American Community
Survey 5-Year Estimates)

TRAVEL TIME
The travel time to work for a large percentage of Cherry Hill‘s
population (61.0%) is relatively short at less than 30 minutes, as
highlighted in Table 23:

Travel Time. Another 29.6 percent have a

commute of 30 to 59 minutes, and 9.3 percent travel 60 minutes or
more.

The data show that the commuting times of Cherry Hill workers

are similar to that of other workers in Camden County but less than that
experienced by workers who live in other areas of New Jersey.

TABLE 23: TRAVEL TIME
Civilian employed
population 16 years and
over
Less than 30 minutes
30 to 59 Minutes
60 minutes or more

NEW JERSEY

CAMDEN COUNTY

CHERRY HILL TOWNSHIP

4,197,483

239,855

35,432

55.00%
30.50%
14.40%

58.20%
31.90%
10.00%

61.00%
29.60%
9.30%
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B08303: TRAVEL TIME TO WORK - Universe: Workers 16 years and over who did not work at home (2009-2013 American
Community Survey 5-Year Estimates)

PROJECTIONS FOR POPULATION
& EMPLOYMENT
2040 POPULATION FORECASTS
The Delaware Valley Regional Planning Commission (DVRPC), the
area’s federally recognized metropolitan planning organization (MPO),
provides forecasts of both population and employment for a
nine-county region, including counties in Pennsylvania and New Jersey.
The current forecasts are for 2015 to 2040 in five-year intervals. The
forecasts are at the county level and for each municipality. DVRPC’s
board adopted the population forecasts in January 2012 and they
were published in April 2012. Thereafter, the DVRPC Board approved
revised projections in February 2013 to include previously unforeseen
residential projects.
Highlights of the projections are as follows:



The DVRPC region is forecast to gain over 630,000 residents
between 2010 and 2040 (an 11% increase), with much of this growth
concentrated in the suburbs.



For the first time since 1950, the City of Philadelphia gained residents
over the last decade. This trend is forecast to continue, with the
City’s population expected to increase by almost seven percent by
2040. The share of the region’s population living in the City,
however, is expected to decline slightly, from 27% in 2010 to 26% by
2040.
The region’s five southeastern Pennsylvania counties are forecast to
experience an 11.5% increase in population, while the population
of the four New Jersey counties is expected to increase by 10.7%.
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The largest percent increases are forecast in Gloucester County in
New Jersey and Chester County in Pennsylvania, both of which are
expected to increase by approximately 30%.



Camden County is expected to grow 2.9% (14,646 people) by 2040
to a population of 528,303. Cherry Hill‘s population is forecast to
grow by 281 people (0.4%) to a total of 71,326 by 2040.

2040 EMPLOYMENT FORECASTS
Following the adoption of the population forecasts, the DVRPC
prepared comparable 2040 employment forecasts, which were
adopted by its Board in September 2012.
Employment forecast highlights include:



The DVRPC region is forecast to gain over 318,000 jobs between
2010 and 2040 (an increase of almost 11%), with much of this growth
concentrated in the suburbs.



The region’s five southeastern Pennsylvania counties are forecast to
experience an 11.3% increase in employment, while employment in
the four New Jersey counties is expected to increase by 9.6%.



The largest percentage increases are forecast in Gloucester County
in New Jersey and Chester County in Pennsylvania, where
employment is forecast to increase by over 26%.



The largest absolute increase in employment is forecast for Chester
County, expected to gain over 76,000 employees. Other counties
forecast to see a significant number of additional employees
include Montgomery County (expected to gain over 63,000
employees) and Philadelphia (with a forecasted increase of almost
49,000 jobs).



Camden County is expected to experience a 4.1% increase in
employment by 2040. Cherry Hill is expected to have an
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employment increase of 0.4% by 2040.

Camden County is expected to have an absolute employment
increase of 10,718 by 2040, leading to a total of 274,124 jobs. Cherry
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Hill’s increase is projected to be 250 in the next 2 1/2 decades.

UNITS AFFORDABLE TO LOW– &
MODERATE-INCOME
HOUSEHOLDS
HOUSING AFFORDABILITY
Housing affordability is a function of family or household income and
the

sales

price

of

owner-occupied

units

or

gross

rents

on

renter-occupied units. Low-income households are defined as those
households earning less than or equal to 50% of a regional median
income. Moderate-income households earn more than 50% but less
than 80% of the regional median income.

Conversely, Very

Low-income households are defined as those households earning less
than 30% of a regional median income.
The New Jersey Council on Affordable Housing (COAH) has developed
a sliding scale defining the eligible incomes for low- and moderateincome (LMI) households of different sizes. For example, the median
income of a household of one (1) is less than for a household of two (2)
persons.

COAH has determined separate median incomes for

households of one (1) up to households of eight (8).
Housing units, whether for sale or for rent, must be priced to be
affordable to households who could reasonably be expected to live
within them. For example, COAH’s rules require that an efficiency unit
be affordable to a household of one (1).

The average one (1)

bedroom unit must be affordable to a hypothetical one and a half
person (1.5) household.

Similarly, the average two and three

bedroom units must be affordable to households of 3.0 and 4.5 persons,
respectively.

Appendix A:

2014 COAH Regional Income Limits
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displays COAH’s 2014 income limits by household size.

(Cherry Hill

Township is in Region 5). The income of a 1.5-person and 4.5-person
household must be determined by interpolation using those Regional
Income Limits.
The 2014 Regional Income Limits indicates that 80% of median income
in Camden County (Region 5) for a family of 4.5 persons is $65,200.00
and 50% of median is $40,750.00. To meet the definition of “affordable”
housing, COAH regulations require that a home owner pay no more
than 28% of the household’s gross income on principal, interest, taxes,
insurance (PITI), and condominium/homeowner fees, subsequent to a
5% down payment.
A rental unit is considered affordable by COAH’s rules, if the household
pays no more than 30% of its income on rent and utilities.
Calculating which for-sale units are affordable to LMI households and
families requires information on both the prospective buyers and the
housing unit, including details on: taxes, insurance, and condominium
or HOA fees. But a broad-brush review reveals some level of
affordability in Cherry Hill.
More than one-third of owner-occupied housing units in Cherry Hill
have three (3) bedroom units (35.3%), and these units would be large
enough for a family of 4.5 persons, which is noted above in Table 9:
Tenure By Bedrooms.
While the value of owner-occupied housing units by the number of
bedrooms is not known, the ACS data do indicate ranges of value and
median values. Using three times annual income, a moderate-income
family or household purchasing a home with an income of $65,200.00
could afford a property of $195,600.00 and a low-income family with an
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income of $40,750.00 could afford a property valued at $122,250.00.

The ACS indicates that 18.9% of the owner-occupied units in Cherry Hill
are valued below $199,999.00. Low-income homebuyers would have
fewer choices from the current stock in Cherry Hill, as only 5.1% of the
housing stock is valued under $125,000.00, as indicated above in Table
6: Value for Specified Owner-Occupied Housing Units.
As it relates to rental units, it is assumed that an efficiency unit should be
affordable to a one-person household. A one-bedroom unit should
be affordable to a 1.5 person household. A two-bedroom unit should
be affordable to a three-person household; and a three- bedroom unit
should be affordable to a 4.5 person household.

Given these

standards, for moderate-income households, rent plus utilities on
efficiencies, one, two and three bedroom units could not exceed
$1,141.00, $1,223.00, $1,467.00, and $1,695.00, respectively, based on
COAH’s 2014 Regional Income Limits for Region 5.
A low-income renter household would need a rent and utility figure not
to exceed: $713.00 for an efficiency, $764.00 for a 1-bedroom unit,
$917.00 for a 2-bedroom unit, and $1,060.00 for a 3-bedroom unit.
For purposes of calculating rental affordability, Cherry Hill assumes that
utilities (heat, hot water, cooking, electricity, water and sewer, and a
unit with a refrigerator) in 2014 dollars are: $160.00 per month for an
efficiency; $190.00 for a one (1) bedroom unit; $233.00 for a two (2)
bedroom unit; and $273.00 for a three (3) bedroom unit, as provided by
the United States Department of Housing & Urban Development (HUD)
Utility Allowances (Form HUD-52667). Thus, an affordable rent for a
moderate-income household, by COAH standards, may be estimated
to be: $981.00 for an efficiency unit; $1,033.00 for a one (1) bedroom
unit; $1,235.00 for a two (2) bedroom unit; and $1,422.00 for a three (3)
bedroom unit. For low-income families, an affordable rent would be:
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$553.00, $574.00, $685.00, and $787.00, respectively.

By applying these standards to the array of rents displayed below, it
appears that there may be some rental units in Cherry Hill affordable to
moderate-income households, and very few affordable to low-income
households.
It must be noted, however, that the ACS’s intervals of gross rent by
number of bedrooms do not distinguish intervals when rents exceed
$1,000.00.

In 2014, almost all of the two- and three-bedroom units

rented for $1,000.00 or more. Without having smaller rent intervals, it is
not possible to tell how many units are still within an affordable range
for moderate-income households. Even at lower rent intervals, it is
difficult to discern how many units may be affordable in the $750.00 to
$999.00 grouping. This information is indicated in Table 24: Bedrooms
by Gross Rent.

CHERRY HILL TOWNSHIP
5,110
445
410
46
49
43
44
144
84
35
1,757
1,757
47
32
236
66
431
945
0
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TABLE 24: BEDROOMS BY GROSS RENT
NEW JERSEY
CAMDEN COUNTY
TOTAL RENTAL UNITS
1,095,353
59,521
No Bedroom:
77,813
2,823
With cash rent:
76,795
2,714
Less than $200
2,147
152
$200 to $299
5,822
435
$300 to $499
4,783
249
$500 to $749
12,704
615
$750 to $999
19,752
701
$1,000 or more
31,587
562
No cash rent
1,018
109
1 Bedroom:
373,251
23,170
With cash rent:
368,507
22,975
Less than $200
8,005
706
$200 to $299
20,784
1,614
$300 to $499
21,512
1,437
$500 to $749
33,884
3,936
$750 to $999
99,878
9,681
$1,000 or more
184,444
5,601
No cash rent
4,744
195

2 Bedroom:
With cash rent:
Less than $200
$200 to $299
$300 to $499
$500 to $749
$750 to $999
$1,000 or more
No cash rent
3 or More Bedrooms:
With cash rent:
Less than $200
$200 to $299
$300 to $499
$500 to $749
$750 to $999
$1,000 or more
No cash rent

389,899
378,447
4,387
5,013
9,298
18,506
52,505
288,738
11,452
254,390
235,342
1,600
1,735
5,375
8,958
17,084
200,590
19,048

19,437
18,900
302
514
952
1,644
4,018
11,470
537
14,091
12,923
84
116
578
1,049
1,592
9,504
1,168

1,805
1,762
0
25
38
16
250
1,433
43
1,103
918
0
0
0
78
49
791
185

PAGE 34

B25068: BEDROOMS BY GROSS RENT - Universe: Renter-occupied housing units (2009-2013 American Community Survey
5-Year Estimates)

CONSIDERATION OF LANDS FOR
DEVELOPMENT
As noted in the Introduction of this Housing Element & Fair Share Plan,
the Township must provide for an analysis for the consideration of the
lands that are most appropriate for construction of low- and moderate
income-housing and of the existing structures most appropriate for
conversion to, or rehabilitation for, low- and moderate-income
housing, including a consideration of lands of developers who have
expressed a commitment to provide low and moderate income
housing. As such, the following provides for those site offered as part of
the Township’s Housing Element & Fair Share Plan.

KAISERMAN COMPANY, INC.
In 2014, the Kaiserman Company, Inc., management entity of Hortense
Associates, LP, and owner of Barclay Farms Shopping Center,
requested that the Special Court Master (Phil Caton, PP, FAICP of
Clarke Caton Hintz) consider the Barclay Farms Shopping Center as
part of an Affordable Housing Overlay, in response to the Scarce
Resource Restraint Order (“Order”) that had been imposed, at the
time, on vacant lands greater than two (2) acres. Additionally, in their
request, the owner of Barclay Farms Shopping Center had also
requested that the center be released from the Court’s injunction
preventing development and procurement of land development
entitlements, as set forth in that Order.
Since such time, all lands in the Township have been released from that
Order, as part of the Township’s 1st and 2nd round Judgment of
Compliance (JOC), as found in Appendix B:

Judgment of

owner of the Barclay Farms Shopping Center to increase its viability as
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Compliance. Subsequently, the Township has been working with the

a retail center.

The Township has held discussions and concept

workshops with the owner to brainstorm ideas that will increase the
efficiency of the center’s parking layout and provide enhanced
internal

and off-site circulation, integrate new green spaces,

modernize of the center’s signage for greater visibility, and add new
and modernized retail space in order to attract larger anchor tenants.
While the owners of the Barclay Farms Shopping Center has reserved its
right to intervene in any potential future litigation, the Township does
not believe the shopping center is suitable for housing and that its
viability

as

a

retail

center

aforementioned improvements.

can

be

enhanced

through

the

Furthermore, the Township, as

indicated in its response to the Affordable Housing Obligation and
Realistic Development Potential (RDP), has outlined a plan that
surpasses the RDP and provides for compliance mechanisms and
overlay zoning techniques on lands more suitable for housing. To that
end, Barclay Farms Shopping Center is not needed to satisfy these
obligations nor is it found suitable for residential uses, a position that has
been reverberated through the removal of similar sites from the
Housing Element & Fair Share Plan (e.g. – KIMCO-Brace Road,
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KIMCO-Route 70, Woodcrest Shopping Center).

FAIR SHARE PLAN
DETERMINATION OF THE HOUSING OBLIGATION
The Supreme Court’s decisions are clear that each municipality must
address its present and prospective need and has directed the lower
courts to determine each using the methodology COAH utilized in its
first and second round rule making process.
estimate

of

substandard

housing

moderate-income households.

Present need is an

occupied

by

low-

and

Substandard housing is estimated

using census data. During COAH’s first round rule making process,
COAH was able to use six (6) surrogates of housing conditions, which
were made available as part of the Census dataset. However, the
Census now publishes less information about housing conditions.
In its 2014 rule making, COAH utilized (a) overcrowding in housing built
before 1960, (b) housing lacking complete plumbing facilities, and (c)
housing lacking complete kitchen facilities. An overcrowded unit is a
unit with more than one (1) person per room.

A housing unit is

considered substandard if any one of these conditions is present within
the housing unit. COAH eliminated the possibility that any unit would
be counted more than once based on the presence of more than one
substandard condition in any one housing unit. It then multiplied the
percentage of housing units occupied by low- and moderate-income
households by County to estimate the number of substandard units
occupied by low- and moderate-income households.
For some reason (not explained by COAH’s rule making), COAH then
projected the observed substandard units from the data published in
the 2010 census forward to 2014 to project a present need for each
municipality. COAH’s present need estimate for Cherry Hill Township is
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372 units.

In the past, COAH had viewed its estimate of present need as a “snap
shot in time” (the date of the census).

Any rehabilitation activity

completed after the Census (meeting COAH’s criteria for a
rehabilitated unit) was then eligible for a credit.

However, by

forecasting its present need estimates as 2014 estimates, rather than
2010 estimates, COAH may have made rehabilitation activity between
2010 and 2014 ineligible for credit.
Fair Share Housing Center (FSHC) has followed COAH’s criteria for
estimating present need; but has not projected the results of the 2010
data forward to 2014. The result is a 2010 present need of 367 units.
Therefore, any rehabilitation activity that was completed subsequent
to the 2010 census, is eligible for a credit.

Table 25:

Housing

Rehabilitation Since 2010 provides for those units rehabilitated since
2010, where perpetual liens (deferred loans) exist and where paybacks
have not been recaptured.

TABLE 25: HOUSING REHABILITATION SINCE 2010
FILE NO.

ADDRESS

356
358
34-D-002
34-D-003
34-D-005
34-D-010
34-D-011

Bancroft Road
Highland Avenue
Brookdale Drive
Brace Road
White Birch Court
Heartwood Drive
Main Street
Cooper Landing
Road
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34-D-014
34-D-029

Chestnut Street

34-D-039
34-D-043

Maine Avenue
Ashland Avenue

DATE OF
AFFORDABILITY
CONTROLS

UNIT/
APT #

BLOCK

BLOCK
SUFFIX

LOT

523
530
8
107
110
530
541

338
128
336
342
529
528
112

11
01
04
04
01
32
01

24
46
3
17
44
11
8

$32,500.00
$23,109.18
$15,850.00
$24,850.00
$20,312.50
$25,600.00
$ 8,630.00

4/16/2010
4/16/2010
12/15/2013
12/15/2013
12/15/2013
10/17/2013
2/7/2014

723

292

02

2

$15,260.00

12/20/2013

288

05

1

3,850.00

5/8/2014

340
578

05
01

17
1

$23,632.00
$13,530.00

5/30/2014
5/30/2014

111/
Unit
506
241
203

EXPENDED

$

34-D-094
34-D-098
34-D-053
34-D-100
34-D-105

Chanticleer
Darby Lane
Princeton Avenue
Cobblestone Lane
Church Road
Donahue Avenue
Bel Arbor Drive
Helena Avenue
N. Monroe Avenue
Main Street
Connecticut
Avenue
Main Street
Kingston Drive
Miller Avenue
Perot Avenue

1210
23
421
111
501
9
304
609
135
568

520
286
185
520
224
4
339
118
335
111

04
06
01
03
07
01
21
01
01
01

1
12
14
5
2
13
3
17
2
17

$15,860.00
$22,730.00
$23,995.00
$19,285.00
$24,263.00
$25,263.00
$23,395.00
$20,500.00
$25,000.00
$24,600.00

9/3/2014
7/10/2014
9/13/2014
3/19/2015
4/25/2015
11/21/2014
11/25/2014
4/9/2015
11/7/2015
8/20/2015

12

346

01

14

$18,325.00

6/4/2015

541
1017
107
10

112
341
109
578

01
05
01
01

8
12
24
49

$20,125.00
$23,279.50
$27,833.00
$20,609.00

12/18/2014
7/23/2015
4/27/2015
9/2/2015

The Supreme Court has also made it clear that each municipality is
responsible for its 1987-1999 or “second round” housing obligation.
Cherry Hill and FSHC have entered into an agreement establishing the
Township’s second round housing obligation at 1,829 units.

The

Superior Court has incorporated that agreement into the Township’s
Judgment of Compliance (JOC).
The Supreme Court has ordered the lower courts to establish “third
round” housing obligations using the prior round methodology. FSHC
has developed a methodology that it claims closely mirrors COAH’s
second round methodology.

FSHC has calculated a 1999-2025

prospective need of 1,673 low- and moderate-income units for Cherry
Hill, which may be reduced to 1,000 units based on language in New
Jersey’s Fair Housing Act that permits a 1,000 unit cap on municipal fair
share.
Pursuant to the Settlement Agreement reached between Cherry Hill
and FSHC, Cherry Hill has acknowledged that its preliminary obligation
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34-D-046
34-D-046
34-D-065
34-D-066
34-D-068
34-D-080
34-D-084
34-D-086
34-D-090
34-D-093

exceeds 1,000 units for the period of 1999-2025, and is subject to the
1,000 unit cap.

Cherry Hill reserves its right to amend this Housing

Element & Fair Share Plan if there is a change in regulation, statute or
final unappealable judicial determination resulting in the Township
having a Third Round obligation of less than 1,000 units.
Subject to this limitation, the Cumulative Round Obligation for Cherry
Hill is 2,829 units with a Rehabilitation Obligation of 367 units.

By

accepting an obligation of 2,829, Cherry Hill does not in any way
endorse or accept the methodology used by FSHC in determining
Cherry Hill’s or the regions prospective need, and reserves its rights
under the Settlement Agreement as stated above.

Given the

applicability of the 1,000 cap, such a determination is not relevant to
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Cherry Hill’s compliance.

LAND AS A SCARCE RESOURCE
New Jersey’s need for affordable housing is great. The amount of
land available to address it is finite.

Thus, when the Legislature

adopted the Fair Housing Act of 1985, it directed COAH to adjust
municipal obligations based on the lack of vacant land.

COAH

responded by adopting a process for calculating the municipal
capacity to absorb affordable housing at N.J.A.C. 5:93-4.2.
Thus, COAH has developed a process that recognizes the limits of
available land in the community. The process also recognizes that
redevelopment

takes

place

and,

as

redevelopment

occurs,

municipalities are expected to develop plans to capture a contribution
toward addressing the remaining housing obligation.
The first part of the process involves determining the number of low and
moderate income housing units that can realistically be expected to
be constructed on vacant and underutilized land within the
municipality. This calculation is called the Realistic Development
Potential (RDP).
COAH’s calculation of RDP requires the Township to provide an
inventory of vacant and underutilized land.

The inventory must

include all privately and municipally owned vacant land.

It must

include land that has been developed at low intensities, such as: a
driving range; a farm in Planning Areas 1 and 2; a nursery; a golf course
not owned by its members; and non-conforming uses.
The inventory of vacant and underutilized sites is a starting point for
determining the capacity of the municipality to absorb COAH’s
projections of residential and non-residential growth. However, sites or
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portions of sites can be eliminated for a variety of reasons:

1. Municipal lands can be eliminated if the Township has adopted a
resolution dedicating the property for another public purpose;
2. Agricultural lands can be eliminated if the development rights have
been purchased or restricted by covenant;
3. Sites or portions of sites can be eliminated if they cannot be
developed pursuant to the State’s environmental regulations,
including, but not limited to: wetlands, flood plain and Category 1
Waters;
4. Sites or portions of sites impacted by slopes in excess of 15% may be
eliminated provided the municipality has adopted a steep slope
ordinance

that

regulates

inclusionary

developments

and

non-inclusionary developments in the same manner;
5. Land surrounding historical and architecturally important sites can
be eliminated from a vacant land inventory pursuant to a
recommendation from the New Jersey Preservation Office;
6. COAH has adopted minimum standards for active and passive
recreation area.

Those municipalities that have not reserved land

equal to the COAH adopted standard may eliminate sites from the
vacant land inventory for active and passive recreation provided
the purchase of such land is recommended in the municipal master
plan. A municipality must purchase the recreational land within
one (1) year of COAH’s substantive certification or the proposed
recreational land must be reconsidered for affordable housing.
Once a site, or a portion of a site, has been determined to be suitable
for inclusion in the RDP, it is necessary to determine an appropriate
density for the site. The density assigned to the site must be consistent
with sound planning principles after considering factors such as, but not
limited to, the existing infrastructure, the accessibility of the site and the
character of the surrounding area.

COAH’s rules require a

municipality to balance the need for low- and moderate-income
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housing with the character of a given area (N.J.A.C. 5:93-4.2(f)). The

rules establish a minimum density of six (6) units per acre for purposes of
establishing the RDP.
The density is then multiplied by the acreage of the site, or that portion
of the site that has been determined suitable for low- and
moderate-income housing.

This product is the total development

capacity of the site. For example, a 10-acre site might be suitable for
residential development at 12 units per acre. Multiplying 12 units per
acre by 10 acres yields a site capacity of 120 units.
COAH's rules require that 20% of the site's capacity be reserved for lowand moderate-income households.
set-aside.

This reservation is termed a

With a 20% set-aside, the hypothetical site used in the

example would yield 24 low- and moderate-income units. The sum of
each site's capacity analysis equals the RDP.
The RDP is an important planning number for a municipality seeking a
“vacant land adjustment.” COAH's rules allow each municipality to
restrict a percentage of low- and moderate-income units to senior
citizens.

They also require municipalities to create opportunities for

rental housing.

The senior citizen option and the rental housing

requirement are a function, in large part, of the RDP.
Each municipality must develop a plan to address its RDP. However,
the municipal obligation is not reduced by the RDP.
In addition to developing a plan to address its RDP, the Township must
adopt a plan to capture a contribution for affordable housing as
development or redevelopment occurs (otherwise known as a plan for
the “Unmet Need”).

By way of example, the rules (N.J.A.C.

5:93-4.2(h)) discuss specific types of areas that might result in

Examples of such areas include, but are not limited to
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affordable housing if appropriate zoning were in place:

(emphasis provided): a private club owned by its
members; publicly owned land; downtown mixed use
areas; high density residential areas surrounding the
downtown; areas with a large aging housing stock
appropriate for accessory apartments; and properties
that

may be subdivided and support

additional

development.
In 1993, the Court established land to be a scarce resource in Cherry
Hill. It established the Township’s RDP to be 706 units. However, Cherry
Hill has addressed its original realistic development potential and
approved additional affordable housing as opportunities have
developed in the Township.
N.J.A.C. 5:93-4.1(d) includes the following language:
If additional low and moderate income housing
opportunities develop pursuant to N.J.A.C. 5:93-4.2(h)
(describing the municipal response in addition to the
realistic development potential), the municipality may
seek a plan amendment, pursuant to N.J.A.C. 5:91-13 to
age restrict or transfer more units, based on a
demonstrated

PAGE 44

potential.

increased

realistic

development

VACANT LAND PRINCIPLES AS APPLIED TO CHERRY HILL
Pursuant to COAH’s rules (N.J.A.C. 5:93-4.1(d)), Cherry Hill and FSHC
have

negotiated

Exhibit

A:

Prior

Round

Prospective

Need

Compliance Chart that summarizes the Township’s response to its
second round housing obligation. Exhibit A shows that the Township’s
RDP has increased over the years as housing opportunities have
emerged.

The agreement also provides for the Township’s rental

obligation to increase as a function of the RDP.

The increased rental

obligation allows the Township to receive an additional bonus for rental
units. It establishes a second round RDP of 1,465 units and the table
demonstrates how the Township has created a realistic opportunity for
enough units to exceed Cherry Hill’s RDP, as noted in the FSHC
Settlement Agreement in Appendix C: FSHC Settlement Agreement).
The agreement with FSHC has been incorporated into the Township’s
JOC.
Exhibit A displays that the Township qualified for 187 credits for housing
constructed between 1980 and 1986 (noted as Prior Cycle Credits) and
another 1,174 units of credit for housing units approved, constructed
and proposed since 1986. Therefore, the table recognizes that the
Township has created a realistic opportunity for 1,665 units of credit
(including 378 rental bonuses) toward a total housing obligation of
1,829. Exhibit A recognizes that the Township addressed its unmet need
through a series of overlay zones that were identified in the Township’s
2011 and 2014 Housing Element & Fair Share Plans.

These overlay

zones included KIMCO-Brace Road, KIMCO-Route 70, Woodcrest
Shopping Center, the Garden State Pavilions (Golden Triangle) and the
PATCO Speedline Woodcrest Station Park & Ride. The Township has
removed KIMCO-Brace Road, KIMCO-Route 70, and Woodcrest
Shopping Centers.

However, the Township continues to utilize the

Golden Triangle and PATCO Speedline Woodcrest Station Park & Ride
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as overlay sites in order to address the unmet need.

PRIOR ROUND PROSPECTIVE NEED COMPLIANCE CHART
Development

For Sale

1

Credits Without Controls
1

Rental

Special
Very Low
Needs/Supportive

31

-

-

-

Senior

Bonus
Credits

Units
-

Bonus Type Total Credits

31

31

-

4

4

-

-

4

4

Village at St. Mary's

-

-

-

-

150

150

150

Jewish Federation (Saltzman)

-

104

-

-

104

104

104

Gesher House (Dubin)

-

75

-

-

75

75

75

Sergi Farms

-

120

-

-

-

120

120

FR

240

Sergi Commons (aka MSAA Commons)

-

26

26

26

-

26

26

SN/S

52

Brunetti

-

36

-

-

-

36

36

FR

72

Legnola

2

-

-

-

-

2

Alternate Living

1, 2

ARHAT
Scattered Site Sales
Alternative Living
Dwell At Cherry Hill

-

38

-

-

-

38

70

-

-

-

-

70

-

-

56

56

-

2
38

FR

76

56

56

SN/S

112
70

70

-

35

-

-

-

35

35

FR

Garden State Park - Constructed

10

12

-

-

-

22

12

FR

Garden State Park - Planned/Approved

83

44

-

-

107

234

234

Centura

32

-

-

-

-

32

32

Benedict's Place

-

74

-

-

74

74

74

St. Thomas

-

6

-

-

6

6

The Grand

-

3

-

-

-

3

116

-

-

-

-

116

Least Cost Housing

34

6
3

FR

6
116

Regency Court

-

6

6

6

-

6

6

Spring Hills

-

15

15

15

15

15

15

Group Homes 2013

-

35

35

-

-

35

35

SN/S

70

Group Homes 2015

-

17

-

17

-

17

17

SN/S

34

EFE3

-

54

54

-

-

54

344

704

196

120

531

1,361

Subtotal4
Caps

457

54
378

1,665

457
Prior Round Total Credits

1,665

Total

1,665

Prior Round RDP

1,465

Excess credits over RDP

200

Prior Round Obligation

1,829

Prior Round Unmet Need5

164

AR/S Age-Restricted/Senior
FR Family Rental
R Rental
SN/S Special Needs/Supportive Housing
Prior Cycle Credits
Built

1

This chart reflects the crediting of Prior Cycle Credits against the RDP. Plaintiffs agree that the Township may credit Prior Cycle Credits either before
calculating the RDP or against the RDP in its Third Round Plan, in part because the age-restricted Prior Cycle Credits are being counted against the agerestricted cap.
2

The parties recognize that there is unresolved information at the time of the execution of this settlement as to the exact number of creditable units in the St.
Mary’s site referenced in Exhibit A, and that there may be as many as five fewer creditable units at St. Mary’s than the 152 referenced in Exhibit A. This
calculation shall be finalized as part of the Third Round Plan prepared by the Township.
3

Rental bonuses for EFE and WCC Settlement are not currently available for the Prior Round because the units are not built, but are anticipated to be
available once built and/or rental bonuses may be available towards the Third Round obligation prior to construction. As Exhibit A shows, the Township has
sufficient credits to meet its Prior Round obligation without bonuses for EFE and WCC Settlement.
4

Less 74 Credit Overage from Senior Cap.

In addition to a settlement with FSHC, Cherry Hill entered into an
agreement with Cherry Hill Land Associates (CHLA), which had sought
relief from the court to develop the Woodcrest Country Club.
Pursuant to this settlement agreement, the Woodcrest Country Club will
remain a golf course, as permitted through a perpetual conservation
easement.

Instead of developing the golf course, the Township is

cooperating with CHLA in its efforts to redevelop selected sites for
inclusionary developments that will include rental affordable housing,
as noted in the CHLA Settlement Agreement in Appendix D: CHLA
Settlement Agreement). The CHLA agreement has been incorporated
into the Township’s JOC. In January of 2016, the CHLA Settlement
Agreement was amended to remove the Route 70 site and utilize the
Victory site (located at 110 Woodcrest Road, also known as Block
437.18, Lot 8). This amendment can be found in Appendix D: CHLA
Settlement Agreement along with the original CHLA Settlement
Agreement.
Exhibit B:

Cumulative Round Prospective Need Compliance Chart

displays an agreement between Cherry Hill and FSHC, consistent with
the Township’s JOC, regarding agreed upon components of the
Township’s response to its cumulative second round (1,829 affordable
units) and third round obligation of 1,000 units.
Exhibit B assumes a cumulative 1987-2025 affordable housing
obligation of 2,829 low- and moderate-income units.

Exhibit B

recognizes that additional housing opportunities have emerged (i.e. the CHLA Settlement Agreement) that increase the Township’s RDP to
1,856 units. As part of the JOC, the Township agreed to the inclusion of
four (4) additional sites to be added to the 1,465-unit RDP, which
included Springdale Farms (86 units assigned); Apostolic Church (127
units assigned); and Merchantville Country Club (66 units assigned) – for
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a total RDP of 1,744.

Since the JOC, several sites have become

CUMULATIVE ROUND PROSPECTIVE NEED COMPLIANCE CHART
Development

For Sale

Credits Without Controls

Rental

Special
Very Low
Needs/Supportive

Senior

Bonus
Credits

Units

Bonus Type

Total
Credits

31

-

-

-

-

31

Alternate Living

-

4

4

4

-

4

4

Village at St. Mary's

-

-

-

-

150

150

150

Jewish Federation (Saltzman)

-

104

-

-

104

104

104

Gesher House (Dubin)

-

75

-

-

75

75

75

Sergi Farms

-

120

-

-

-

120

120

FR

240

Sergi Commons (aka MSAA Commons)

-

26

26

26

-

26

26

SN/S

52

Brunetti

-

36

-

-

-

36

36

FR

72

Legnola

2

-

-

-

-

2

ARHAT

-

38

-

-

-

38

38

FR

76

70

-

-

-

-

70

-

-

56

56

-

56

56

SN/S

112
70

Scattered Site Sales
Alternative Living
Dwell At Cherry Hill

31

2
70

-

35

-

-

-

35

35

FR

Garden State Park - Constructed

14

12

-

-

-

26

12

FR

Garden State Park - Planned/Approved

53

161

-

-

105

188

Centura

32

-

-

-

-

32

Benedict's Place

-

74

-

-

74

74

St. Thomas

-

6

-

-

6

6

-

3

-

1

-

3

116

-

-

-

-

116

The Grand
Least Cost Housing

38
188
32

18

AR/S

92
6

3

FR

6
116

Regency Court

-

6

6

6

-

6

Spring Hills

-

15

15

15

15

15

15

Group Homes 2013

-

35

35

35

-

35

35

Group Homes 2015

-

17

-

17

-

17

EFE

-

54

14

14

-

54

Probuild

-

23

-

3

-

23

Hampton Road Redevelopment

-

45

-

6

-

Park Boulevard Redevelopment

-

29

-

4

Victory Redevelopment

-

56

-

Coastline Assisted Living

-

6

Village at St. Mary's Extension of Controls

-

ARHAT
Subtotal

6

SN/S

12

17
54

FR

45

45

FR

90

-

29

29

FR

58

7

-

56

-

6

6

6

6

150

-

-

150

150

150

-

10

-

-

-

10

10

318

1,140

156

200

685

1,638

Caps

707

108
23

56

478

2,116

478

Syms Overlay

-

-

-

-

-

92

92

Golden Triangle

-

-

-

-

-

137

137

PATCO

-

-

-

-

-

128

128

Wallworth-Cherry Parke

-

-

-

-

-

95

95

JFED

-

-

-

-

-

160

160

Subtotal

612

612

Cumulative Round Total Credits & Overlays

AR/S Age-Restricted/Senior
FR Family Rental
R Rental
SN/S Special Needs/Supportive Housing
Prior Cycle Credits
Built
Unmeet Need Sites

2,728

Fair Share Ordinance & Development Fee Ordinance

101

Total

2,829

Cumulative Round RDP

1,912

Excess credits over RDP

204

Cumulative Round Obligation

2,829

Cumulative Round Unmet Need

713

available and have further revised the RDP. As such, the RDP has
been revised to 1,912, which includes the Hampton Road site (60 units
assigned); the Park Boulevard site (39 units assigned); the Coastline site
(13 units assigned); and the Victory site (56 units).
As a result of the increased RDP, Cherry Hill’s rental obligation has
increased to 478 and therefore, the Township can receive a rental
bonus on 478 rental units.

The JOC further establishes a cap on

credits for age-restricted units of 707 units. Exhibit B recognizes that
the Township has created a realistic opportunity for 1,638 units. With the
478-rental bonus, Exhibit B recognizes that Cherry Hill is eligible for 2,116
credits.
In reality, the JOC understated the Township’s response to its low- and
moderate-income housing.

When the agreement was being

negotiated, it was assumed that the agreement on the Woodcrest
Country Club (the CHLA Settlement Agreement) would include 90 lowand moderate-income units.

In reality, the agreement provides for

130 low and moderate-income units. As a result, the Township has
created a realistic opportunity for 2,116 units.

Therefore, the Township

is 713 units short of addressing its cumulative housing obligation of 2,829
units.

COAH’s regulations refer to these 713 units as the Township’s

Unmet Need.
It is important to highlight that the Township’s RDP of 1,912 includes all
of the Township’s vacant land and sites that may be considered
underutilized. The 1,912-unit RDP includes, but is not limited to, the
development potential of the following sites to generate low- and
moderate-income housing: Woodcrest Country Club; Croft Farm,
Springdale Farms, the Apostolic Church property and Merchantville
Country Club.

However, because the Township has created a

realistic opportunity for 2,116 units, which constitutes 204 credits over
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the 1,912-unit RDP, the Township does not have to zone those sites

(included in the calculation of the RDP) for inclusionary housing
(including Woodcrest Country Club, Croft Farm, Springdale Farms, the
Apostolic Church property and Merchantville Country Club).
This is consistent with the language at N.J.A.C. 5:93-4.2(g):
The municipality may address its realistic development
potential through any activity approved by the Council
pursuant to N.J.A.C. 5:93-5. The municipality need not
incorporate into its housing element and fair share plan
all sites used to calculate the realistic development
potential if the municipality can devise an acceptable
means of addressing its realistic development potential.
The realistic development potential shall not vary with
the strategy and implementation techniques employed
by the municipality.
The Township’s challenge over the next 10 years is to address its 713-unit
unmet need. In meeting this challenge, it will not be required to zone
vacant sites or any other site that has been included in the RDP. It
may use any of the compliance options outlined below. As housing
opportunities become realistic, it is assumed that the Township’s
realistic development potential will increase and the Township will
receive the benefit of an increased rental bonus (equal to 25% of the
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RDP).

COMPLIANCE OPTIONS
The Supreme Court has ordered the lower courts to compute municipal
housing obligations. The Court’s decisions require each community to
address substandard units occupied by low and moderate-income
households.

This component of need has been termed the rehab

component or rehabilitation share in previous rule adoptions.

This

housing element will refer to substandard units occupied by low- and
moderate-income units as present need. The Supreme Court has also
ruled that each municipality must address its prior round or 1987-1999
prospective need; and it has ordered the lower courts to compute a
third round prospective need based on COAH’s first and second round
methodologies.
As stated above, FSHC and Cherry Hill reached a Settlement
Agreement resulting in Cherry Hill obtaining a prior round Judgment of
Compliance (JOC). The JOC approved the terms of the Settlement
Agreement, including a preliminary determination that Cherry Hill’s
cumulative obligation would be 2,829.

This includes a 1,000 unit

obligation for 1999-2025, based on the presumption that Cherry Hill’s
Third Round obligation is in excess of 1,000 units and therefore subject
to the 1,000 unit cap. As stated above, Cherry Hill reserves its right to
amend this Housing Element & Fair Share Plan should there be a
change in law resulting in a third round obligation of the township less
than 1,000 units.

REHABILITATION
A municipality may address its present need by devising a
rehabilitation program. The focus of any rehabilitation effort must be
to repair or replace existing housing systems (i.e. roof, plumbing,
electricity, heat, and/or a load bearing system) and bring the housing
The program must be administered by an entity
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unit up to code.

experienced in the rehabilitation of affordable housing and the
program must be outlined in a manual that the Court approves.
The minimum investment to administer a rehabilitation program, based
on COAH’s second round rules is at $10,000, of which no more than
$2,000 may be used for administrative costs. In reality, the cost of a
rehabilitation program is a function of the repairs required to bring an
affordable housing unit up to code. COAH requires 10-year controls
on affordability to be placed on rental units and six (6) year controls on
sale units after the rehabilitation activity is complete. With regard to
sales units, the control may be in the form of a forgivable loan.
A municipality may also address its rehab share through the creation of
Elder

Cottage

Housing

Opportunities

(ECHO

Housing).

The

municipality may purchase up to 10 ECHO units.
Cherry Hill can also address its rehab share by creating new affordable
units through any of the techniques discussed below for creating new
affordable housing within the Township.

THE REGULATORY FRAMEWORK FOR NEW CONSTRUCTION
COAH has various rules that provide a framework for addressing the
municipal housing obligation.

With the possible exception of units

created through tax credits, at least half of all affordable units must be
affordable to low-income households.
The first floor of all townhouse dwelling units and of all other multi-story
dwelling units for which credit is sought pursuant to P.L. 1985, c.222
(N.J.S.A. 52:27D-301 et seq.), on or after October 1, 2006, the effective
date of P.L. 2005, c. 350 (N.J.S.A. 52:27D-311a et seq.), and for which an
application for a construction permit has not been declared complete
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by the enforcing agency pursuant to P.L. 2005, c. 350 (N.J.S.A.

52:27D-311a et seq.) and which were included in a prior round fair
share plan or in a third round fair share plan and for which credit
continues to be sought shall be subject to the technical design
standards of the Barrier Free Subcode, N.J.A.C. 5:23-7.
All affordable housing must be affirmatively marketed and be priced in
accordance with COAH’s rules and pursuant the Uniform Housing
Affordability Controls (UHAC) (N.J.A.C. 5:80-26 et seq.).
In general, no more than 25% of the affordable housing units may be
age-restricted.

Also, the Township must create a realistic opportunity

for at least 25% of the affordable housing to be constructed as rental
housing.

With regards to the 1987-1999 rules, a municipality may

receive a rental bonus for addressing its rental obligation.
Pursuant to P.L. 2008, Chapter 46, at least 13% of the housing units
responding to the Township’s post-1999 housing obligation must be
affordable to very low-income households.

Very low-income

households are defined as earning no more than 30% of the region’s
median income. Compliance with the Very Low-Income requirement
can be found in Exhibit B, where approximately 12.2% of the Township’s
built affordable housing stock is affordable to those households making
less than 30% of the region’s median income.
With regards to the post-1999 housing obligation, the Township may
receive

extra

credit

for

achieving

statutory

and

regulatory

requirements. Although the bulk of COAH’s post-1999 rule-making has
been overturned by the Appellate Division and the Supreme Court, it is
reasonable to assume that the Township may receive a bonus credit
for up to 25% of the housing units created in Cherry Hill. For example,
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the Township may receive:



two (2) units of credit for exceeding the 13 percent requirement for
constructing housing affordable to very low income households;



two (2) units of credit for rental housing;



two (2) units of credit for affordable housing constructed pursuant
to approvals granted between 2004 and 2008 or pursuant to a
developer’s agreement executed between 2004 and 2008;



an extra third (1/3) of a unit of credit for constructing affordable
housing within a half-mile of a transit oriented development subject
to specific provisions outlined at N.J.A.C. 5:97-3.18; and



an extra third (1/3) of a unit of credit for constructing affordable
housing within a designated redevelopment area.

ZONING & DEVELOPMENT FEES
Cherry Hill has various options in addressing its inclusionary component.
The Township can rely on zoning to address its housing obligation. The
advantage to inclusionary zoning is that it is one of the few approaches
recognized by COAH that limits the municipality’s fiscal responsibility to
produce affordable housing.

Once a property is zoned, the

Township’s only other responsibility is to: fast-track inclusionary
developments and eliminate unnecessary cost generating standards.
COAH sets forth these responsibilities in N.J.A.C. 5:93-10.
COAH has recognized that affordable rental housing requires a greater
subsidy than affordable for sale housing.

Thus, N.J.A.C. 5:93-5.15

requires an incentive to produce rentals in the form of a higher density
and lower set-aside if a developer elects to build housing.

The

maximum presumptive set-aside for rental housing is 15%.
A municipality that zones a residential site for affordable housing may
permit a developer (at the developer’s option) to pay a fee rather
than build affordable housing.

However, once a municipality
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accepts a fee, which should be established by ordinance, the

municipality is responsible for building the housing.

Thus, a

municipality should be cautious about accepting a fee, in lieu of a
developer producing affordable housing.
A municipality may collect a development fee on residential sites that
are not zoned to produce affordable housing. A development fee is
an exaction to be used for affordable housing.

COAH permits a

municipality to collect a development fee equal to 1.5 percent on all
residential development.

Where a developer receives a density

bonus, a municipality may collect a 6% development fee on the
additional units achieved.

A municipality may also collect a 2.5%

development fee on non-residential development.
There are restrictions on the use of development fees. Up to 20% of
development fees may be used for administrative purposes. At least
30% of development fees must be used to render affordable housing
more affordable to low and moderate-income people.

These

limitations do not apply to “in lieu fees.” With this in mind, the Township
must utilize strict accounting practices in order to use development
fees and in lieu fees properly.

REDEVELOPMENT
A municipality may pursue the construction of affordable housing
through redevelopment pursuant to the Local Redevelopment and
Housing Law.

All sites proposed for redevelopment shall conform to

COAH’s criteria for a suitable site. The municipality must designate the
site as an area in need of redevelopment and adopt a redevelopment
plan. It must also designate a redeveloper and prepare an estimated
timeline for the redevelopment of the site.

Without an active

developer, COAH has historically favored vacant over developed sites.
When land is a scarce resource, COAH and the courts have accepted
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overlay zones that create an option/financial incentive to build

affordable housing.

MUNICIPAL CONSTRUCTION
Some municipalities choose to address the housing obligation by
sponsoring the construction of low and moderate-income housing. It
is not unusual for a municipality to donate municipal land to a
non-profit or for profit developer interested in constructing a
development

that

will

be

devoted

entirely

to

low

and

moderate-income households.
It is not easy for municipalities to “get into the housing business.” Most
developers interested in building low and moderate income housing
without any market units to help subsidize the affordable housing
require other forms of subsidy.

Such subsidies often include: land,

some form of municipal subsidy and other subsidies from a variety of
state and federal sources (i.e., tax credits, State funding programs,
Federal Home Loan Bank).
COAH’s rules regarding municipal construction require the following
minimum documentation:
1. The municipality must demonstrate that it has control of the site.
Control may be in the form of an option;
2. The municipality must submit a plan regarding the administration of
the development indicating who will income qualify applicants and
administer the units once they are occupied;
3. The municipality must estimate what the proposed development
will cost and the revenues that it projects the development to
generate. The municipality must demonstrate a stable source of
funding.

As outside funding sources become available, a

municipality may reduce its reliance on municipal resources; and
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4. The municipality must develop a construction timetable that

provides for the construction of low and moderate-income housing
units.

ALTERNATIVE LIVING ARRANGEMENTS
Pursuant to N.J.A.C. 5:93-1 et seq., an alternative living arrangement
means a structure in which households live in distinct bedrooms, yet
share kitchen and plumbing facilities, central heat and common areas.
Alternative living arrangement includes, but is not limited to: transitional
facilities for the homeless, Class A, B, C, D, and E boarding homes as
regulated by the New Jersey Department of Community Affairs;
residential health care facilities as regulated by the New Jersey
Department of Health; group homes for the developmentally disabled
and mentally ill as licensed and/or regulated by the New Jersey
Department of Human Services; and congregate living arrangements.
In later rule-making, COAH decided not to provide credit for
transitional facilities for the homeless and boarding homes.
The following criteria apply to alternative living arrangements:
1. Alternative living arrangements may be used to address a
municipal housing obligation by entering into an agreement for the
location of such a facility with the provider of the facility or by
granting preliminary approval to a developer of an alternative
living arrangement.
2. The unit of credit for an alternative living arrangement shall be the
bedroom.
3. Alternative living arrangements that are age restricted shall be
included with the 25 percent that may be age restricted pursuant
to N.J.A.C. 5:93-5.14.
4. Controls on affordability on alternative living arrangements shall
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remain in effect for at least 10 years. To be eligible for a rental bonus

(pursuant to N.J.A.C. 5:93-5.15), controls on affordability shall
remain in effect for at least 30 years.
5. Transitional facilities for the homeless shall not be dormitories and
shall have separate bedrooms; those that do not shall have one
year to complete the necessary rehabilitation to create separate
bedrooms.
Alternative living arrangements may provide an opportunity for a
municipality that is willing to convey land to an organization that is
interested in providing an alternative living arrangement. There may
be capital and operating subsidies available that could minimize the
municipal subsidy required to construct a group home or other facility.

ACCESSORY APARTMENTS
N.J.A.C. 5:93-1 et seq. allows Cherry Hill to address up to ten (10) lowand moderate-income units by creating a program for accessory
apartments.

A municipality interested in such a program must

demonstrate that it has a housing stock that lends itself to accessory
apartments. COAH believes that a large, older housing stock lends
itself to accessory apartments. COAH’s rule requires water and sewer
to serve any proposed accessory apartment.
If the Township is interested in accessory apartments, it must revise its
zoning ordinance to permit accessory apartments.

It must also

commit to funding the program. N.J.A.C. 5:93-1 required a subsidy of
$10,000. Later rule making, that was overturned, increased the subsidy
to $20,000 for a moderate-income unit and $25,000 for a low-income
unit.
The Township must also create an administrative mechanism with
procedures for dealing with cost estimates, accepting bids, awarding
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contracts, inspecting work, income qualification of applicants,

establishing rents and ensuring rents remain affordable over time.
N.J.A.C. 5:93-5.9 requires affordability controls of 10 years on accessory
apartments.

Accessory apartments may be used to address the

Township’s rental obligation. However, in order to receive a rental
bonus, an accessory apartment must be governed by a 30 year
control.

MARKET TO AFFORDABLE PROGRAM (WRITE-DOWN BUY DOWN
PROGRAM)
COAH has adopted rules that allow a municipality to purchase housing
units that are already part of the housing stock and make these units
available,

at

affordable

rents

or

sales

prices,

to

low

and

moderate-income households. This program was originally called the
“Write-Down Buy-Down Program” within N.JA.C. 5:93-1 and was later
expanded to rentals pursuant to the “Market to Affordable Program.”
N.J.A.C. 5:93-1 et seq. limits this program to 10 units or not more than 25
percent of the municipal fair share.

The rule requires a minimum

subsidy of $20,000. Later iterations of COAH’s rule making (that were
overturned)

required

a

minimum

subsidy

of

$25,000

for

a

moderate-income unit and $30,000 for low-income units. In reality, the
subsidy is based on what is necessary to make the housing affordable
to low and moderate-income households.

Therefore, the actual

subsidy is a function of local market conditions rather than COAH’s
minimum standards.

A municipality interested in such a program

should demonstrate that there are sufficient units in the municipality for
a viable program to operate through the multiple listing service.

ASSISTED LIVING UNITS
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Bedrooms in assisted living residences may address a municipal

housing obligation.

Affordable units within an assisted living facility

may be affordable to households earning up to 60 percent of median
income.

Up to 80 percent of a low and moderate income

household’s gross income may be used for rent, food and services.
Units within an assisted living facility shall be viewed as age-restricted
units, subject to the cap on creditable age-restricted cap established
by COAH’s rules and court decisions (25%).

EXTENSION OF EXPIRING CONTROLS
Although most of COAH’s post 1999 rule-making has been overturned
by the Appellate Division and the Supreme Court, the Supreme Court
has specifically allowed a municipality to receive credit toward its third
round housing obligation by extending controls on affordable sales
units. A municipality may receive a credit by extending controls on
affordability that are scheduled to expire during the period of repose.
The extended controls must be consistent with the State regulations as
articulated pursuant to N.J.A.C. 5:80-26.

To obtain this credit, the

municipality must demonstrate that the housing is in sound condition.
A municipality may use development fees and in lieu fees to purchase
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units and complete any necessary repairs.

CHERRY HILL’S RESPONSE TO THE HOUSING OBLIGATION
As discussed above, the Township’s maximum 1987-2025 affordable
housing obligation is 2,829 units. Cherry Hill’s affordable housing efforts
have, thus far, resulted in 2,116 units of credit.

The Township is

responsible for an unmet need of 713 units. The Township’s response it
its unmet need is summarized below. Consistent with COAH’s rules
and the Supreme Court’s March 2015 Decision, the response includes
the extension of controls on affordability and overlay zoning designed
to create an incentive for affordable housing.

A summary of each
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program and site is provided below.

MARKET TO AFFORDABLE PROGRAM (WRITE-DOWN BUY DOWN
PROGRAM)
AFFORDABLE RENTAL HOUSING AT TAVISTOCK (ARHAT)
SITE SCATTERED
Writing-down or buying-down the cost of previously owned market rate
units and offering them in sound condition at affordable prices to low
and moderate income households may be used to address a
municipal housing obligation. This mechanism is also known as the
Market-to-Affordable program.
In

the

mid-1980’s,

Cherry

Hill

Township

assisted

with

the

purchase/assemblage of a portfolio of condominium units in response
to an expressed need for more affordable housing within the
Township’s limits. The Township aided in the organization and creation
of a non-profit housing entity, known as the Affordable Housing Rental
Association at Tavistock, (ARHAT) to own and administer these units.
The Township of Cherry Hill has provided financial assistance, through
the

Township’s Community Development

Block Grant

(CDBG)

program, for the acquisition and rehabilitation of market rate units in
order to convert them to high-quality, affordable housing units. ARHAT
now owns a portfolio of some 38 units of condominium housing ranging
in size from 1 to 3 bedrooms.
Since 2005, the Township has acquired nine (9) condominium units, as
indicated in Table 26: ARHAT Units Acquired Since 2005. As such the
Township anticipates the purchase of an additional ten (10) units
between 2015 and 2025.
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TABLE 26: ARHAT UNITS ACQUIRED SINCE 2005
UNIT
PURCHASE DATE
812 Barclay Towers
March 9, 2015
250 Tavistock
July 27, 2012

August 28, 2007
July 29, 2014
August 5, 2008
March 5, 2010
October 20, 2005
April 1, 2008
March 12, 2010
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231 Centura
344 Chanticleer
501 Chanticleer
520 Chanticleer
825 Chanticleer
1202 Chanticleer
1965 The Woods II

EXTENSION OF CONTROLS
VILLAGE AT ST. MARY’S
BLOCK 523.12, LOT 13
Cherry Hill seeks 150 units of credit toward its unmet need for the
extension of controls within the Village at St. Mary’s. The Village at St.
Mary’s is an existing 150-unit, 100% affordable, rental housing
development serving low-income, senior households. Located at 212
Lourdes Court (Block 523.12, Lot 13), as shown on Map 4: St. Mary’s,
the Village at St. Mary’s was built in 1983 through HUD Section
202/Section 8 funding.
HUD Section 202 provides direct loans or capital advances from the
federal government to enable private, not-for-profit sponsors to
produce secure, barrier-free, and supportive housing facilities for older
persons aged 62 years or older.

Persons are eligible to apply for

assistance if their incomes are very low, which is equal to, or below, 50
percent of the area median family income, adjusted for household
size. Under Section 202, HUD provides interest-free capital advances to
private, nonprofit sponsors to finance the development of supportive
housing for the elderly. HUD does not require the capital advance to
be repaid as long as the project serves very low-income elderly persons
for 40 years (also known as a 40-year Capital Advance).
Furthermore, the HUD Section 8 criterion governs eligibility of tenants for
admission, as the project is also subject to a Housing Assistance
Payments (HAP) Contract with HUD (also known as Section 8
Project-Based Rental Assistance).

HUD requires that extremely low-

and very low-income families whose incomes do not exceed 50
percent of the median income for the area are eligible to occupy the
assisted units.
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As a qualified Prior Cycle Credit development, the affordable housing

restrictions for the Village at St. Mary’s, per the 40-year Capital
Advance Agreements (known as the Regulatory Agreement and Use
Agreement), would have expired in year 2023 – two (2) years prior to
the end of the Third Round (1999-2025) compliance period.
In 2012, the Diocesan Housing Services of the Diocese of Camden, Inc.
(owners of the Village at St. Mary’s), refinanced the property under
HUD’s Section 207/223(f) program, which insures mortgage loans to
facilitate the purchase or refinancing of existing multifamily rental
housing. These projects may have been financed originally with
conventional or FHA insured mortgages. Properties requiring substantial
rehabilitation are not eligible for mortgage insurance under this
program.

HUD

requires

completion

of

critical

repairs

before

endorsement of the mortgage and permits the completion of
non-critical repairs after the endorsement for mortgage insurance.
Section 223(f) insures lenders against loss on mortgage defaults. The
program allows for long- term mortgages (up to 35 years) that can be
financed with Government National Mortgage Association (GNMA)
Mortgage-Backed Securities. This eligibility for purchase in the
secondary mortgage market improves the availability of loan funds
and permits more favorable interest rates. The modified Regulatory
Agreement and Use Agreement placed an additional 35-year term for
the Village at St. Mary’s per the refinancing agreement.
Prior to the aforementioned request, between 2009 to 2010, the
Diocesan Housing Services of the Diocese of Camden, Inc., as part of
the refinancing of the Village at St. Mary’s project, requested that the
Township extend a pre-existing Tax Abatement Agreement (Resolution
81-7-21), dated January 25, 1982, which would have expired by its
terms on January 27, 2032 (or 50 years later), as promulgated by N.J.SA.
55:14I-1 et seq. (also known as the Senior Citizens Non-Profit Rental
This statute provides that “any exemption from
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Housing Tax Law).

taxation made pursuant to the provision of this section shall not extend
for a period of more than 50 years”. As a result of this request, the
Township voluntarily extended this abatement in support of the
refinancing efforts of the owners of the Village at St. Mary’s, in order to
receive the financing necessary to upgrade and rehabilitate the units.
Through this extension (per Ordinance 2010-3), the Township supported
the refinancing of the project for the completion of critical repairs and
the extension of the control period pursuant to Section 202 of the
Federal Housing Act of 1959, providing for affordability controls for
sixty-four (64) years from 1982 (until 2046) – well over the 60-year control
period, presumably required by UHAC and per the intent of extension
of controls promulgated by N.J.A.C 5:94-4.16 and N.J.A.C. 5:97-6.14.
Subsequently, in 2012, the Cherry Hill Township Zoning Board of
Adjustment approved a minor site plan with a use (D) variance (NJSA
40:55D-70(d)(1)) to permit the installation of a leasing office in an
Institutional (IN) Zone, where leasing offices are not permitted, and the
installation of decks and various site improvements (including
stormwater/drainage improvements, decks, paving, sidewalks, trash
enclosures, landscaping, and ADA improvements).
The Supreme Court validated the extension of controls as a mechanism
for addressing the third round housing obligation.

N.J.A.C. 5:94-4.16

and N.J.A.C. 5:97-6.14 establishes similar principles for granting credit
for the extension of controls.

For example, the housing units must

qualify for an affordable housing credit pursuant to COAH’s prior round
rules. The Village at St. Mary’s qualified for 150 units of credit pursuant
to the Township’s JOC.

Absent the extension of controls, the controls

on affordability would have expired prior to the end of the projection
period of need. In this case, the controls would have expired in 2023,
two years prior to the projection period, which extends through
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mid-2025.

The municipality must demonstrate that the unit is in sound condition.
As the previous narrative demonstrates, the Township has supported
the extension of the Tax Abatement Agreement and the completion of
critical repairs, as required by the refinancing of the Village at St. Mary’s
per HUD Section 207/223(f) and per Zoning Board of Adjustment
Approvals (Resolution 12-Z-0031). These actions were critical to the
refinancing of the project and to the extension of those controls.
In addition, the Township requires a continued certification of
occupancy by the municipal building inspector and by the Township’s
rental inspector, whenever there is a change of occupancy or owner.
A Rental Unit Certificate requires an inspection for the issuance of a
Certificate of Occupancy (CO). No rental units can be occupied by
a tenant unless and until there is a valid CO for that unit. A copy of the
Certificate of Approval (per Resolution 12-Z-0031), correspondence
from the Diocesan Housing Services of the Diocese of Camden, Inc.,
and rental certificates for a majority of the units are provided in
Appendix E: St. Mary’s Supporting Documentation.
Furthermore, HUD's Real Estate Assessment Center (REAC) conducts
physical property inspections of properties that are owned, insured or
subsidized by HUD, including public housing and multifamily assisted
housing. These inspections are conducted each year to ensure that
assisted families have housing that is decent, safe, sanitary and in good
repair.

Detailed descriptions of the inspection processes can be

found in Federal Register notices 66 FR 59084 for public housing. As
noted in the Federal Register, a score means a number between 0 and
100 that reflects the physical condition of a property, inspectable area,
dwelling unit, or sub-area. Whereas, as to record a health or safety
problem, a letter is added to the property score (a, b, or c). An
inspectable area means any of the five major components of the
property which are: site, building exterior, building system, common
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areas and/or dwelling units. Per the Federal Register, a property in

excellent physical condition with no health and safety (H&S)
deficiencies would have a score of 90a to 100a. Appendix E:

St.

Mary’s Supporting Documentation details that Village at St. Mary’s
received a score of 98a on May 16, 2014.
As a result of the Township’s work with the Diocese of Camden, the
controls on affordability on the 150 units within the Village at St. Mary’s
have been extended from 2023 to 2046. The 150 units meet all code
requirements. The Township verifies that these units are credit-worthy
units under the Extension of Expiring Control mechanism to address the
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Township’s Unmet Need.

SITE SUITABILITY OF NEW INCLUSIONARY SITES
This section of the Housing Element will provide a brief description of the
site suitability for each proposed inclusionary development site.

A

total of six (6) sites are proposed, which are located throughout the
Township.

Each description will address on-site environmental

conditions;

compatibility

of

surrounding

land

use;

access

considerations for each site; and, an overall assessment of the
suitability of each site to support the provision of affordable housing.
With

respect

to

the

New

Jersey

State

Development

and

Redevelopment Plan, review of available State Plan Policy Maps
indicates that Cherry Hill Township is located entirely within a PA-1,
Metropolitan Planning Area.

Accordingly, the location of each

proposed inclusionary site is consistent with COAH guidelines for the
preferred location of affordable housing.
Public water and sanitary sewer service is available to each site.
Potable water is provided to Cherry Hill Township by the New Jersey
American Water Company and the Merchantville – Pennsauken Water
Commission. Sanitary sewer service is provided to Cherry Hill by the
Camden County Municipal Utilities Authority. Since each proposed
inclusionary site includes currently occupied commercial or residential
use(s), unutilized buildings, or previously developed land, public water
and sanitary sewer service is available, which may be extended and/or
upgraded to serve future (or continued) residential use. Accordingly,
with respect to utility needs, each inclusionary site is suitable for the
provision of affordable housing.
FEMA mapping demonstrates that a number of the sites lie within the
100 year and 500 year floodplain. This information is useful for flood
insurance purposes.

However, the low probability of flooding that
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extends to the 500 year floodplain does not constrain the property

based on the New Jersey Department of Environmental Protection
(NJDEP) standards, which regulates land use within the 100-year flood
plain.
During litigation over the Township’s prior round compliance,
objections were made to the Township’s use of overlays at
KIMCO-Brace Road, KIMCO-Route 70, and Woodcrest Shopping
Center sites. In preparation of this plan the Township has reexamined
those sites, as well as the sites below, and determined that either the
inclusion of the sites below, or increasing density on certain sites, is a
more appropriate mechanism of addressing the Township’s obligation
or unmet need. As such, the above three (3) sites will not be utilized to
address the Township’s unmet need through the use of overlay zoning.
The following is a discussion of proposed inclusionary sites, subject to
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court review and approval.

HAMPTON ROAD AREA IN NEED OF REDEVELOPMENT
BLOCK 111.02, LOT 7; BLOCK 112.01, LOT 11; BLOCK 596.04, LOT 5
This inclusionary site is located in the northwest portion of Cherry Hill,
with frontage along the north side of Hampton Road (approximately
1,670 feet).

The site also has frontage along Cuthbert Boulevard

(Lexington Avenue Extension) to the northwest (245+ feet), and along
Main Street (640+ feet). The site includes 18.3 acres of land, and is
presently developed with two unoccupied industrial buildings and
associated paved areas (Lot 5 and Lot 11). Lot 7 of Block 111.02 is a
vacant wooded parcel.
Map 5: Hampton Road presents an aerial view of the site, including
environmental features on-site and immediately surrounding the tract.
As shown, a tributary to Cooper River is located on the easterly portion
of the tract. The floodway area (FEMA Zone “X”) exhibited on the
eastern portion of the tract is identified by FEMA as an area between
the 100 year and 500 year flood plain (with a 0.2 percent probability of
flooding). A small mapped forested wetland area (PFO1B) is located
adjacent to this flood hazard area.

The topography of the site is

relatively flat, exhibiting little or no slope (0-2%). Based upon the small
area and location of the above noted environmental conditions
on-site, the site is suitable for affordable housing development.
Existing land use surrounding the tract includes single family detached
residential development to the north and west (vicinity of Main Street,
Merchant Street, and Lawrence Street); light industrial use to the
southwest (Courier Post); public use (New Jersey MVC Inspection
Station) to the south; and, recreational use (Merchantville Country
Club) to the southeast. Portions of both Main Street and Merchant
Street extending west from

Lawrence Street are

unimproved

Access to the site is available along Hampton Road, an undivided
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rights-of-way (paper street).

two-way local roadway providing access to the north to Chapel
Avenue. In vicinity of the site, Cuthbert Boulevard (Lexington Avenue
Extension) is a divided two-way roadway (one lane in each direction),
which provides access to the south to New Jersey Route 38. Main
Street (located adjacent to the site) serves existing single family
residential use, and is generally too narrow (30-foot right-of-way) to
serve as access to the site unless widened and improved. In summary,
the site has adequate access for residential development.
Based upon the size, configuration and location of the 18.3 acre tract
of land, this site is suitable for the provision of affordable housing
development. It should be noted that on April 13, 2015, the Township
Council designated this area as an “area in need of redevelopment”.
This site has been included in a settlement agreement with Cherry Hill
Land Associates (CHLA) and the Township’s JOC. The site will yield 45
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affordable units.

PARK BOULEVARD AREA IN NEED OF REDEVELOPMENT
BLOCK 1.01, LOTS 3 & 4; BLOCK 3.01, LOT 1
This site is located in the northwest portion of Cherry Hill, with frontage
along the eastbound lanes of NJHS Route 70 (102+ feet).

In addition,

the site has frontage along Park Boulevard (County Route [CR] 628)
(868+ feet). The site also has frontage along Donahue Avenue (which
bifurcates the site) and along an unnamed (improved) public street.
The site includes approximately 8.0 acres of land and is presently
developed with an existing motel use/restaurant (Lot 3), and a former
semi-public use (Lot 4). Lot 1 of Block 3.01 is currently developed as a
paved parking lot, which served the former semi-public use on Lot 4,
and is separated from the aforementioned developed parcels by
Donahue Avenue (50’ R.O.W.).
An aerial view of the site, including environmental features on-site and
immediately surrounding the tract is provided on Map 6:

Park

Boulevard. As shown, the site is located on the northerly side of Park
Boulevard, opposite the Cooper River and Camden County parkland.
FEMA Zone “X” (0.2 percent annual chance flood hazard) associated
with Cooper River is located on the southwest portion of the tract along
Park Boulevard, including all of Lot 1 of Block 3.01, and the southwest
portion of Lots 3 and 4 in Block 1.01. No mapped wetland features are
exhibited on-site or adjacent to the site. The topography of the site
slopes moderately from the northeast (vicinity of Route 70) to the
southwest (vicinity of Park Boulevard/Cooper River). Based upon the
site’s

existing

development

conditions

and

environmental

characteristics, the site is suitable for affordable housing development.
Existing land use surrounding the tract includes single family detached
residential development to the east (vicinity of Donahue Avenue and
West Hoffman Avenue); multi-family apartments and townhouse
development located adjacent to the westerly site boundary; and,
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public recreational use to the south (Camden County Parkland).

Opposite the site along the westbound side of NJ Route 70, existing
land use includes a cemetery use and various commercial/industrial
uses located in vicinity of Cuthbert Boulevard.
Access to the site is available along NJ Route 70, a divided six-lane
state highway, and also along Park Boulevard, an undivided two-lane
local roadway.

Access to the site is also available from Donahue

Avenue, extends between Route 70 and Park Boulevard. The site has
adequate access for residential development.
Based upon the size, configuration and location of the 8.0 acre tract of
land, this site is suitable for the provision of affordable housing.

It

should be noted that on April 27, 2015, the Township Council
designated this area as an “area in need of redevelopment”.

This

site has been included in a settlement agreement with CHLA and the
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Township’s JOC. The site will yield 29 affordable rental units.

GOLDEN TRIANGLE TOD OVERLAY
BLOCK 55.02, LOTS 1, 1.01 & 1.02
This site includes an existing retail shopping center (Garden State
Pavilion) and associated on-site parking, and is located in the
northwest portion of Cherry Hill. The site also includes an existing NJ
Transit passenger rail station. The site has a combined area of 56.6
acres. Access to the site is provided from NJ Route 70 directly along
the westbound travel lanes and from the signalized intersection of
South Cornell Avenue.
Map 7: Golden Triangle presents an aerial view of the site, including
environmental features on-site and immediately surrounding the tract.
As shown, a tributary to Cooper River is located on the central portion
of the site, adjacent to the westerly property boundary. The tributary is
located between the on-site parking area and South Cornell Avenue.
No mapped wetland areas are located on-site. The topography of
the site is relatively flat, exhibiting little or no slope (0-2%).
Existing development in vicinity of the site includes a variety of
residential and commercial development.

Commercial-retail and

commercial-office uses are located along the Route 70 corridor, while
further to the north, existing land use includes single family residential
use. The properties to the west of the site are presently developed
with a variety of commercial-retail and commercial-industrial uses.
Garden State Park, Market Place (mixed-use development) is located
adjacent to the site on the opposite side of the NJ Transit rail line.
Based upon the size, configuration and location of the 56.6 acre tract
of land, this site is suitable for the provision of affordable housing.
Cherry Hill proposes an overlay zone that would permit development at
12 units per acre and a 20 percent set-aside. The site could yield 137
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affordable units.

PATCO OVERLAY
BLOCK 583.01, LOT 2
This tract of land comprises approximately 35.7 acres of land and is
located in the southwestern portion of the Township.

The site is

currently developed as a park n’ ride facility (Woodcrest Station) and
has frontage along Melrose Avenue for a length of approximately 505
feet, and along East Essex Avenue (+565 feet). The property exhibits
moderately sloping terrain.
Access to the site is presently provided from Melrose Avenue (County
Route 667), which extends along the site’s northerly property boundary,
and from East Essex Avenue, which extends along the westerly property
line.

Access to Burnt Mill Road (County Route 670) is provided to

Melrose Avenue via Woodcrest Road (CR 667). Access to Interstate
Route 295 is provided to the site via Essex Road.
Map 8: PATCO provides an aerial of the site and the surrounding area.
Existing development in vicinity of the site includes industrial office and
warehouse development to the north and east, and single family
residential development to the south.

A review of New Jersey

Department of Environmental wetland data indicates that the western
and southerly portions of the site exhibit mapped wetlands and flood
plain areas associated with the Cooper River, located to the west.
These mapped wetlands flood plain areas would not preclude
development of the upland portion of the site with affordable housing.
Based upon the size, configuration, development conditions and
location of the 35.7 acre tract of land, this site is suitable for affordable
housing development.

Based on an overlay zone that will permit a

gross density of 18 units per acre with a 20 percent set-aside, this site
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could yield 128 low- and moderate-income units.

SYMS OVERLAY
BLOCK 437.01, LOT 5
This site is located in the central-eastern portion of the Township, with
frontage and access along the eastbound side of NJ Route 70
(approximately 392 feet).

The site also has frontage/access along

Allison Drive (165+ feet) and access to Marlkress Road via Cardone
Avenue (private R.O.W.). The site includes approximately 19 acres of
land, and is currently partially developed with one commercial building
(former Syms Store) and associated paved parking area. The balance
of the site consists of wooded land and a stream tributary to the North
Branch Cooper River.
Map 9:

Syms presents an aerial view of the site, including

environmental features on-site and immediately surrounding the tract.
As shown, the tributary to the North Branch Cooper River is located on
the easterly portion of the tract. Approximately 3.3 acres of the site lie
within the 100 year and 500 year flood plain. None of the site lies
within the 100 year floodplain regulated by DEP. Mapped forested
wetlands (PFO1B) are located in the central portion of the tract.
Topography of the site is relatively flat, exhibiting little or no slope (0-2%).
Existing land use surrounding the tract includes a variety of residential
and commercial/industrial uses including commercial retail and service
uses along the Route 70 corridor, and light industrial uses to the west
and south in vicinity of Marlkress Road and Allison Drive, respectively.
Residential uses in vicinity of the site include single family detached
residential development to the south, and multi-family residential use
(“Society Hill”) to the east and to the southwest (“Europa” and
“Versailles” vic. of Marlkress Road).
Based upon the size, configuration and location of the 19+ acre tract
of land, this site is suitable for the provision of affordable housing. The
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Township has agreed to create an overlay zone for this site that would

allow the site to be developed at 24 units per acre. With a 20 percent
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set-aside, the site will yield 92 affordable units.

WALLWORTH-CHERRY PARKE OVERLAY
BLOCK 395.07, LOTS 1 & 2
BLOCK 395.08, LOT 1
This site is located in the western-central portion of the Township, with
frontage and access along Park Boulevard (1,610+ feet) and along the
Kings Highway (New Jersey State Highway [NJSH] Route 41) for a length
of 540+ feet. The site includes approximately 18.2 acres of land, and is
presently developed with a residential condominium use (Cherry Parke
Condominiums); a multi-family apartment use

(Wallworth

Park

Apartments); and an office building.
An aerial view of the site, including environmental features on-site and
immediately

surrounding

the

tract

is

provided

in

Map

10:

Wallworth-Cherry Parke. As shown, the site is located on the northeast
side of Park Boulevard, opposite the Cooper River and Camden
County parkland.

The Park Boulevard frontage is located between

the 100 year and 500 year floodplains associated with the Cooper
River. However, no portion of the site is located within the 100 year
flooplain regulated by DEP. No mapped wetland features are
exhibited on-site. The topography of the site slopes moderately from
the northeast to the southwest (vicinity of Park Boulevard/Cooper
River).

Based upon the site’s existing development conditions and

environmental characteristics, the site is suitable for affordable housing
development.
Existing land use surrounding the tract includes single family detached
residential development to the north and east; commercial and
business office use along Kings Highway to the east; and, public
recreational use to the south (Camden County Parkland) along the
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southwest side of Park Boulevard.

COASTLINE ASSISTED LIVING
BLOCK 404.43, LOT 3
This 3.2 acre site is located in the western-central portion of Cherry Hill
at 1240 Brace Road (NJSH 154). The site is developed with an existing
restaurant use known as the Coastline Bar & Grill. The site has 275’of
frontage along Brace Road (State Route 154) and 312 feet of frontage
along Caldwell Road.

Access to the site is available along both

property frontages. The property slopes moderately to the south, with
higher elevations exhibited along the northerly property line. Map 11:
Coastline provides an aerial of the site and the surrounding area.
Existing development in vicinity of the site includes single-family
residential development to the east. The property to the south is a
wooded, vacant property. Existing land use to the north of the site,
along the west side of Brace road, includes various business office and
medical office uses. A review of available environmental data from
NJDEP indicates that the site does not exhibit any environmentally
sensitive features. A tributary to the Cooper River is located adjacent
to the southerly property boundary. No mapped flood prone areas or
wetlands are identified along this portion of the tributary.
Based upon the size, configuration and location of the 3.2-acre tract of
land, this site is suitable for the provision of affordable housing. On
October 5, 2015, the Cherry Hill Township Planning Board granted
preliminary and final major site plan with bulk (C) variance approvals to
construct a one-story, 48,184 square foot assisted living facility with 64
beds (56 rooms). This approval was granted via Resolution 15-P-0017
to Oren’s Development, Inc. (applicant). Pursuant to state licensing
requirements, 10 percent of the beds (six beds) will be set-aside for
Medicaid eligible households, as testified by the applicant and
provided in Appendix F: Oren’s Development Resolution of Approval.
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VICTORY SITE AREA IN NEED OF REDEVELOPMENT

BLOCK 431.18, LOT 8
This tract of land includes approximately 34.8 acres of land and is
located in the southwest portion of the Township. The site was formerly
developed with an industrial use (recently demolished), and is now
vacant.

The site has frontage along Woodcrest Road (+777 feet).

The property is relatively flat, exhibiting little or no slope (0-2%).
Access to the site is available from Woodcrest Road (County Route
667), which extends along the site’s southerly property boundary.
Access to Burnt Mill Road (County Route 670) is provided via Woodcrest
Road (CR 667). Map 12: Victory provides an aerial of the site and the
surrounding area.
Existing development in vicinity of the site includes industrial office and
warehouse development to the east and south.

The New Jersey

Turnpike borders the site to the northwest. The Delaware River Port
Authority Railroad right-of-way borders the site to the west, including
the PATCO Park and Ride facility (further southwest).

A review of

available environmental data from NJDEP indicates that the site and
adjacent properties do not exhibit any environmentally sensitive
features.
Based upon the size, configuration, former development conditions,
and location of the 34.8 acre tract of land, this site is suitable for
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affordable housing development.

JFED SENIOR/SUPPORTIVE HOUSING DEVELOPMENT
BLOCK 510.01, LOTS 1, 2 & 3
This site is located in the central-eastern portion of the Township, with
frontage and access along the northbound side of Springdale Road
(approximately 880 feet). The site also has frontage along Evans Lane,
an unimproved right-of-way (33’ feet wide) adjacent to a portion of
the southerly property boundary. The site includes approximately 17.9
acres of land, and is developed with an existing childcare use and
associated paved parking area on the western portion of the tract.
The balance of the site consists of cleared land for recreational use
and wooded land.
Map 13: JFED presents an aerial view of the site. Topography of the
site is relatively flat, exhibiting little or no slope (0-2%).

No

environmentally sensitive features (i.e. wetlands, floodplain, etc.) are
located on-site.
Existing land use surrounding the tract includes a variety of residential,
commercial/agricultural, and semi-public institutional uses.

To the

south and southwest, existing land use includes agricultural land along
the northbound side of Springdale Road (Springhouse Farm), and a
retail garden/agricultural nursery (Springdale Farmers Market) along
the southbound side of Springdale Road. Two semi-public institutional
uses are located opposite the site along Springdale Road, including a
church and a private childcare facility. Directly to the north of the
site, existing land use includes single family detached residential
development, while further northwest of the site on the opposite side of
Springdale Road, existing land use includes single family detached
development and multi-family townhouse use (Society Hill).
Based upon the size, configuration and location of the +17.9 acre tract
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of land, this site is suitable for affordable housing development.

CHERRY HILL TOWNSHIP ZONING ORDINANCE
Article X: Affordable Housing Procedural & Eligibility Requirements of
the Cherry Hill Zoning Ordinance, as found in Appendix G: Article X:
Affordable Housing Procedural & Eligibility Requirements, was adopted
to ensure the efficient use of land through compact forms of
development and to create realistic opportunities for the construction
of affordable housing and to mandate inclusionary zoning that fosters
minimum presumptive densities and presumptive maximum affordable
housing set-asides.

As such, the Ordinance requires that every

multi-family development in the Township and any use (d) variance
application

for multi-family residential

development

provide a

minimum of set-aside 20% for for-sale housing and a 15% set-aside for
rental housing.
It is anticipated that this ordinance will address a portion of the
Township’s unmet need. Since 2005, the Township has captured at
least 67 units, as required by this Ordinance.

Similar to the application of Article X, the Township also utilized Article
IX:

Fees, Guarantees, Inspections & Off-Tract Improvements of the

Cherry Hill Zoning Ordinance, as found in Appendix H:

Article IX:

Fees, Guarantees, Inspections & Off-Tract Improvements, to collect
Housing Impact Fees (HIFs) and Non-Residential Development Fees
(N-RDFs).
As a qualified mechanism to meeting the Unmet Need, the collection
of development fees is a mechanism that the Township has
implemented since the 1980s.
As of January 2016, Cherry Hill Township has aggregated $3,847,322.83
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in AHTF dollars. All development fees, payments in lieu of constructing

affordable units on site, funds from the sale of units with extinguished
controls, and interest generated by the fees are deposited in a
separate interest-bearing affordable housing trust fund for the purposes
of creating, maintaining and rehabilitating affordable housing. These
funds shall be spent in accordance with N.J.A.C. 5:97-8.7 through 8.9 as
described in the Township’s adopted and approved Spending Plan, as
found in Appendix I:

Spending Plan, which promotes the housing

proposed in this Housing Element & Fair Share Plan.
Within the residential zones of RA, RAPC, R1, R2, R3, R7, R10 and R20,
residential developers, except for developers of the types of
development specifically exempted, shall pay a fee of one and
one-half (1.5%) percent of the equalized assessed value for residential
development provided no increased density is permitted. Similarly,
when

an

increase

in

residential

density

pursuant

to

N.J.S.A.

40:55D-70d(5) (known as a ‘d’ variance) has been permitted,
developers may be required to pay a development fee of 6% of the
equalized assessed value for each additional unit that may be realized.
Within all zones, non-residential developers, except for developers of
the types of development specifically exempted, shall pay a fee equal
to two and one-half (2.5%) percent of the equalized assessed value of
the land and improvements pursuant to P.L. 2008, c.46.
Since 2005, the Township has, expended $375,000.00 in housing
activities, which includes $350,000.00 for the development of
Benedict’s

Place,

a

74-unit,

100%

affordable,

rental

housing

development serving low-income, senior households; and $25,000.00
for the acquisition and buy down of one (1) moderate-income
affordable rental unit for ARHAT. As such, the collection of these fees
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has produced 75 affordable units in a 10-year period.

2014

APPENDIX A
REGIONAL INCOME LIMITS

$31,658
$18,995
$67,961

$29,548

$17,729

$63,430

$50,744

Low

Very Low
Median

Moderate
$20,388
$78,750
$39,375
$23,625
$69,461

$30,563

$19,029

$73,500

$58,800

$36,750

$22,050

$64,830

$51,864

$32,415

$19,449

$57,050

$45,640

$28,525

Very Low
Median

Moderate

Low

Very Low
Median

Moderate

Low

Very Low

Median

Moderate

Low

Very Low
Median
$43,787
$27,367
$16,420

$40,868

$25,543

$15,326

$17,515

$29,192

$46,707

$58,383

$19,560

$32,600

$52,160

$65,200

$22,227

$37,046

$59,273

$74,091

$25,200

$42,000

$67,200

$84,000

$21,747

$36,246

$57,993

$72,492

$20,261

$33,769

$54,030

$67,538

2 Person

$19,704

$32,841

$52,545

$65,681

$22,005

$36,675

$58,680

$73,350

$25,006

$41,676

$66,682

$83,353

$28,350

$47,250

$75,600

$94,500

$24,466

$40,777

$65,242

$81,553

$22,794

$37,990

$60,784

$75,980

*3 Person

$21,894

$36,490

$58,383

$72,979

$24,450

$40,750

$65,200

$81,500

$27,784

$46,307

$74,091

$92,614

$31,500

$52,500

$84,000

$105,000

$27,184

$45,307

$72,492

$90,614

$25,327

$42,211

$67,538

$84,422

4 Person

$22,769

$37,949

$60,719

$75,898

$25,428

$42,380

$67,808

$84,760

$28,896

$48,159

$77,055

$96,319

$32,760

$54,600

$87,360

$109,200

$28,272

$47,120

$75,391

$94,239

$26,340

$43,899

$70,239

$87,799

*4.5 Person

$23,645

$39,409

$63,054

$78,817

$26,406

$44,010

$70,416

$88,020

$30,007

$50,012

$80,018

$100,023

$34,020

$56,700

$90,720

$113,400

$29,359

$48,932

$78,291

$97,864

$27,353

$45,588

$72,941

$91,176

5 Person

$25,397

$42,328

$67,725

$84,656

$28,362

$47,270

$75,632

$94,540

$32,230

$53,716

$85,946

$107,432

$36,540

$60,900

$97,440

$121,800

$31,534

$52,556

$84,090

$105,113

$29,379

$48,965

$78,344

$97,930

6 Person

$27,148

$45,247

$72,395

$90,494

$30,318

$50,530

$80,848

$101,060

$34,452

$57,421

$91,873

$114,841

$39,060

$65,100

$104,160

$130,200

$33,709

$56,181

$89,890

$112,362

$31,405

$52,342

$83,747

$104,683

7 Person

$28,900

$48,166

$77,066

$96,332

$32,274

$53,790

$86,064

$107,580

$36,675

$61,125

$97,800

$122,250

$41,580

$69,300

$110,880

$138,600

$35,883

$59,806

$95,689

$119,611

$33,431

$55,719

$89,150

$111,437

8 Person

1.8%

1.8%

1.8%

1.8%

1.8%

1.8%

Rents

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

Sales

Max. Increase**

$136,680

$151,043

$174,209

$199,936

$173,844

$163,245

Regional Asset
Limit***

Since the COAH Regional Income Limits for 2013 were higher than 2014 figures, the 2013 income limits, shown above, will remain in force for 2014 and until Regional Income Limits surpass the 2013 Regional Income Limits.

* These columns are for calculating the pricing for one, two and three bedroom sale and rental units as per N.J.A.C. 5:80-26.4(a).
** This column is used for calculating the pricing for resale and rent increases for units as per N.J.A.C. 5:97-9.3. However, low income tax credit developments may increase based on the low income tax credit regulations.
Landlords who did not increase rent in 2012 may increase rent by the combined 2012 and 2013 increase, or 3 percent.
*** The Regional Asset Limit is used in determining an applicant's eligibility for affordable housing pursuant to N.J.A.C. 5:80-26.16(b)3.

Moderate income is between 80 and 50 percent of the median income. Low income is 50 percent or less of median income. Very low income is 30 percent or less of median income.

$18,338
$54,734

$17,115

$51,085

$48,900

$61,125

$20,838

$34,730

$55,568

$63,000

$33,980

$31,715

Low

$54,369

$50,653

$47,276

Moderate

$63,317

$59,095

*1.5 Person

Median

Region 6
Moderate
Atlantic, Cape
May, Cumberland
Low
and Salem
Very Low

Burlington,
Camden and
Gloucester

Region 5

Mercer,
Monmouth and
Ocean

Region 4

Hunterdon,
Middlesex and
Somerset

Region 3

Essex, Morris,
Union and Warren

Region 2

Bergen, Hudson,
Passaic and
Sussex

Region 1

1 Person

NEW JERSEY COUNCIL ON AFFORDABLE HOUSING
2014 AFFORDABLE HOUSING REGIONAL INCOME LIMITS

APPENDIX B
JUDGMENT OF COMPLIANCE

FSHC

APPENDIX C
SETTLEMENT AGREEMENT

APPENDIX D
CHLA SETTLEMENT AGREEMENT
INCLUDING AMENDMENT

APPENDIX E
ST. MARY’S DOCUMENTATION

ST. MARY'S VILLAGE APARTMENTS
UNIT NUMBER
100
101
102
103
104
105
106
107
108
109
110
111
112
113
114
115
116
117
118
119
120
121
122
123
124
125
126
127
128
129
130
131
132
133
134
135
136
137
138
139
140
141
142
143
144
145
146
147
148
149
200
201

STREET ADDRESS
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
FATIMA COURT
LOURDES COURT
LOURDES COURT

RENTAL CO
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
6/1/1991
X
X
X
6/23/1996
X
8/3/2012
X
X
X
X
X
X
X
12/10/1996
X
8/20/2003
X
2/25/2005
X
6/12/2002
X
X
X
X

NOTES
SUPERINTENDENT UNIT
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED

202
203
204
205
206
207
208
209
210
211
212
213
214
215
216
217
218
219
220
221
222
223
224
225
226
227
228
229
230
231
232
233
234
235
236
237
238
239
240
241
242
243
244
245
246
247
248
249
300
301
302
303
304
305
306

LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
LOURDES COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT

X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
2/15/1996
X
X
3/3/2010
X
X
X
X
X
X
X
X
X
X
X
X
X
X

RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED

307
308
309
310
311
312
313
314
315
316
317
318
319
320
321
322
323
324
325
326
327
328
329
330
331
332
333
334
335
336
337
338
339
340
341
342
343
344
345
346
347
348
349
350

MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT
MOUNT CARMEL COURT

X
X
X
X
X
X
X
X
X
X
X
X
X
7/25/2005
X
X
X
X
X
X
X
X
X
X
9/11/2000
X
11/28/2000
X
X
X
3/19/2001
X
X
X
X
X
7/26/1999
9/26/2003
X
12/1/1983
3/19/2001
X
X
LEASING OFFICE

RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
CONFIRMED BY DIOCESAN HOUSING CORP.
CONFIRMED BY DIOCESAN HOUSING CORP.
RENTAL CO INCLUDED
RENTAL CO INCLUDED
LEASING OFFICE

From:
To:
Cc:
Subject:
Date:
Attachments:

Harkins, Sharon
Lorissa Luciani; Loper, William
Johnson, Curtis; Paul Stridick
RE: Village at St. Mary"s - # of Units & Requested Documentation
Wednesday, November 04, 2015 9:34:17 AM
image001.jpg

100 Fatima Court is a rent free unit for the onsite employee.
Please feel free to contact me if you have any additional questions.
From: Lorissa Luciani [mailto:LLuciani@chtownship.com]
Sent: Tuesday, November 03, 2015 4:32 PM
To: Harkins, Sharon; Loper, William
Cc: Johnson, Curtis; Paul Stridick
Subject: RE: Village at St. Mary's - # of Units & Requested Documentation

This will suffice. I’ll use this email as documentation of the units. On the employee apartment – is this the
super? Is this free of charge?
Thanks again. I do appreciate your assistance and clarification. Thank you!

Lorissa Luciani, PP, AICP | Deputy Director of Community Development | Cherry Hill Township
820 Mercer Street | Cherry Hill, NJ 08002 | Work: (856) 661-4737| Fax: (856) 661-4746 |
lluciani@chtownship.com
Please consider the environment before printing this email.
CHT_Sig.jpg

From: Harkins, Sharon [mailto:Sharon.Harkins@camdendiocese.org]
Sent: Tuesday, November 03, 2015 4:30 PM
To: Lorissa Luciani; Loper, William
Cc: Johnson, Curtis; Paul Stridick
Subject: RE: Village at St. Mary's - # of Units & Requested Documentation

Good Day Ms. Luciani;
Hopefully this helps. Fatima Court rental units are numbered 101-149 (49 units), Lourdes Court rental
units are numbered 200-249 (50 units), and Mt. Carmel Court rental units are numbered 300-349 (50
units). 100 Fatima Court is an onsite employee apartment and 350 Mt. Carmel Court is our (new) leasing
office. There are 149 low income rental units that receive subsidy at the Village Apartments of Cherry Hill.
See below for the move in dates for the units you referenced. Our files are purged and archived annually
and retain the most recent two years information. It will be an extremely difficult and time consuming
task to find the archived files that correspond to each of the below move ins. Please let me know if the
accounting above is sufficient for your needs.

1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

127 FATIMA COURT
131 FATIMA COURT
133 FATIMA COURT
141 FATIMA COURT
143 FATIMA COURT
145 FATIMA COURT
147 FATIMA COURT
150 FATIMA COURT
239 LOURDES COURT
242 LOURDES COURT
250 LOURDES COURT
320 MOUNT CARMEL COURT
331 MOUNT CARMEL COURT
333 MOUNT CARMEL COURT
337 MOUNT CARMEL COURT
343 MOUNT CARMEL COURT
344 MOUNT CARMEL COURT
346 MOUNT CARMEL COURT
347 MOUNT CARMEL COURT
350 MOUNT CARMEL COURT

Move in 6/1/1991
Move in 6/23/1996
Move in 8/3/2012
Move in 12/10/1996
Move in 8/20/2003
Move in 2/25/2005
Move in 6/13/2002
Does not exist
Move in 2/15/1996
Move in 3/3/2010
Does not exist
Move in 7/25/2005
Move in 9/11/2000
Move in 11/28/2000
Move in 3/19/2001
Move in 7/26/1999
Move in 9/26/2003
Move in 12/1/1983-covered under initial umbrella CO
Move in 3/19/2001
New office-not a rental unit

Sharon Harkins
Property Manager
Village Apartments of Cherry Hill
350 Mount Carmel Court
Cherry Hill, NJ 08003
Office: (856) 424-7913
Office Fax: (856) 424-9211
Cellular: (856) 701-7816

From: Lorissa Luciani [mailto:LLuciani@chtownship.com]
Sent: Tuesday, November 03, 2015 3:56 PM
To: Loper, William
Cc: Johnson, Curtis; Paul Stridick; Harkins, Sharon
Subject: RE: Village at St. Mary's - # of Units & Requested Documentation

That should be 50 units per court if you count 100, 200, 300, right?

Lorissa Luciani, PP, AICP | Deputy Director of Community Development | Cherry Hill Township
820 Mercer Street | Cherry Hill, NJ 08002 | Work: (856) 661-4737| Fax: (856) 661-4746 |
lluciani@chtownship.com
Please consider the environment before printing this email.

CHT_Sig.jpg

From: Loper, William [mailto:William.Loper@camdendiocese.org]
Sent: Tuesday, November 03, 2015 3:53 PM
To: Lorissa Luciani
Cc: Johnson, Curtis; Paul Stridick; Harkins, Sharon
Subject: Re: Village at St. Mary's - # of Units & Requested Documentation

Lorissa
There are a 147 units. There are 49 apartments in each court we have three courts in total. It's 100
throw 149 and 200 throw 249 and 300 throw 349. And the new leasing office that we put up last
year is 350 Mount Carmel Court that is not an apartment.
Sent from my Verizon Wireless 4G LTE DROID
Lorissa Luciani <LLuciani@chtownship.com> wrote:
Yes – that seems to be our problem as well. Can you confirm that there are 150 units? There has been
some disagreement about the number of units (I have documentation that says 148, 149, 150 or 152). I
think I have determined that there are 150 units. Please let me know. Thanks again.

Lorissa Luciani, PP, AICP | Deputy Director of Community Development | Cherry Hill Township
820 Mercer Street | Cherry Hill, NJ 08002 | Work: (856) 661-4737| Fax: (856) 661-4746 |
lluciani@chtownship.com
Please consider the environment before printing this email.
CHT_Sig.jpg

From: Loper, William [mailto:William.Loper@camdendiocese.org]
Sent: Tuesday, November 03, 2015 3:40 PM
To: Lorissa Luciani
Cc: Johnson, Curtis; Paul Stridick; Harkins, Sharon
Subject: Re: Village at St. Mary's - # of Units & Requested Documentation

Good afternoon Lorissa
Sharon the property manager of Village Apartments is going through all the files to see if they can
come up with the CO'S. Looks like these were all done by the prior inspector that you had at Cherry
Hill. It is my understanding that they may have found one or two of them so far.
Sent from my Verizon Wireless 4G LTE DROID

Lorissa Luciani <LLuciani@chtownship.com> wrote:
I was wondering if there was any progress made finding the Rental COs for the following units? I am trying
to provide this information by the 6th. Thanks again for your help.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.

127 FATIMA COURT
131 FATIMA COURT
133 FATIMA COURT
141 FATIMA COURT
143 FATIMA COURT
145 FATIMA COURT
147 FATIMA COURT
239 LOURDES COURT
242 LOURDES COURT
320 MOUNT CARMEL COURT
331 MOUNT CARMEL COURT
333 MOUNT CARMEL COURT
337 MOUNT CARMEL COURT
343 MOUNT CARMEL COURT
344 MOUNT CARMEL COURT
346 MOUNT CARMEL COURT
347 MOUNT CARMEL COURT

Lorissa Luciani, PP, AICP | Deputy Director of Community Development | Cherry Hill Township
820 Mercer Street | Cherry Hill, NJ 08002 | Work: (856) 661-4737| Fax: (856) 661-4746 |
lluciani@chtownship.com
Please consider the environment before printing this email.
CHT_Sig.jpg

From: Loper, William [mailto:William.Loper@camdendiocese.org]
Sent: Friday, October 30, 2015 3:13 PM
To: Johnson, Curtis
Cc: Lorissa Luciani; Paul Stridick; Harkins, Sharon
Subject: Re: Village at St. Mary's - # of Units & Requested Documentation

That should be not a problem only issued that we do have is we do not have a unit 150, 250 or 350
Sent from my Verizon Wireless 4G LTE DROID
"Johnson, Curtis" <Curtis.Johnson@camdendiocese.org> wrote:

Lorissa:
By copy of this email, I will direct my Village Apartments team (Sharon Harkins- VACH Property Manager
and Bill Loper- Lead Maintenance Supervisor) to get copies of the CO’s you note below. Thank you.
Curtis H. Johnson, Jr.
Executive Director
Diocesan Housing Services Corporation
of the Diocese of Camden, Inc.
1845 Haddon Avenue
Camden, New Jersey 08103
856-342-4125
856-342-4172 (f)
From: Lorissa Luciani [mailto:LLuciani@chtownship.com]
Sent: Friday, October 30, 2015 10:54 AM
To: Johnson, Curtis <Curtis.Johnson@camdendiocese.org>; Morales, Carlos
<Carlos.Morales@camdendiocese.org>
Cc: Paul Stridick <PStridick@chtownship.com>
Subject: Village at St. Mary's - # of Units & Requested Documentation
As part of the Township’s settlement agreement with Fair Share Housing Center (FSHC), the Township has
been tasked with confirming the number of units at the Village of St. Mary’s.
Municipal records (everything from Code Enforcement to Community Development to the Tax Assessor)
indicate that there are 148-152 units at the Village of St. Mary’s. This is further reflected in the HUD
documentation, as provided by you in the past.
I have found 132 Rental Certificates of Occupancy (COs) and am looking to see if you can provide COs for
the following twenty (20) units – provided that they actual exist and if you are in possession of the rental
certificates:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.
17.

127 FATIMA COURT
131 FATIMA COURT
133 FATIMA COURT
141 FATIMA COURT
143 FATIMA COURT
145 FATIMA COURT
147 FATIMA COURT
150 FATIMA COURT
239 LOURDES COURT
242 LOURDES COURT
250 LOURDES COURT
320 MOUNT CARMEL COURT
331 MOUNT CARMEL COURT
333 MOUNT CARMEL COURT
337 MOUNT CARMEL COURT
343 MOUNT CARMEL COURT
344 MOUNT CARMEL COURT

18. 346 MOUNT CARMEL COURT
19. 347 MOUNT CARMEL COURT
20. 350 MOUNT CARMEL COURT
Your cooperation is much appreciated, as always. Thank you.

Lorissa Luciani, PP, AICP | Deputy Director of Community Development | Cherry Hill Township
820 Mercer Street | Cherry Hill, NJ 08002 | Work: (856) 661-4737| Fax: (856) 661-4746 |
lluciani@chtownship.com
Please consider the environment before printing this email.
CHT_Sig.jpg

Cherry Hill Township provides a secure environment for all information concerning our residents and all other business concerns. The information
contained in this email is intended only for the individual(s) addressed in this message and may contain privileged and/or confidential information
that is exempt from disclosure under applicable law.

800031335

800079226

800217527

REMS Prop
800014483

800014524

REMS Prop
800014015

REMS Prop
800014410

800014412

REMS Prop
800222468

EAST STATE STREET (Centennial
Village)

Scattered Sites I

Ferry Station LLC

Property Name

VICTORIAN
TOWERS

YORKSHIRE
PLACE

Property Name

CARNEY'S POINT (a/k/a Village Arms
Apartments)

Property Name

RIVER RUN
APARTMENTS

ROOSEVELT
VILLAGE

Property Name

Cedar Hill Healthcare
Center

City

City

City

CAPE MAY

City

City

CARNEYS POINT

City

CARTERET

City

City

Cedar Grove

City

800014041

REMS Prop
800014181

800014202

CEDAR GROVE SENIOR
CITIZEN

Property Name

MSAA Commons

JEWISH FEDERATION
APARTMENTS

City

CHERRY HILL

City

City

REMS Prop

800031260

ALL AMERICAN
GARDENS

City

CEDAR GROVE TO Property Name

REMS
Property ID

Property Name

10/24/2014

8/24/2011

11/24/2014

11/5/2014

90c*

54c*

84c*

68c*

7/13/2011

10/13/2010

10/31/2012

11/7/2012

Inspection Release
Score2
Date 2

2/5/2015

12/13/2012

99a

44c*

1/29/2009

1/12/2011

11/7/2013

79c

3/6/2013

11/6/2013

11/25/2014

75b*

72c*

4/10/2013

4/17/2013

5/6/2014

42c*

4/30/2008

10/19/2011

65b

7/8/2010

78b

99a

11/19/2013

11/20/2014

51c

97b

10/17/2012

4/28/2010

Inspection Release Da Inspection Release Dat

91b

Inspection Release Da Inspection Release Dat

62c

Inspection Release Da Inspection Release Dat

92b*

92b

Inspection Release Da Inspection Release Dat

93c

Inspection Release Da Inspection Release Dat

84b

96b

Inspection Release Da Inspection Release Dat

97b*

37c*

96b

92b

Inspection Release
Score1
Date 1

Inspection Scores Release Dates Grouped By City

City

NEW JERSEY

70c

96b

Inspection

98b

Inspection

27c

Inspection

85c*

79c*

Inspection

83b

Inspection

83b

74c*

Inspection

82c*

46c*

80c

90c

Inspection
Score3

3/9/2011

8/2/2006

Release Da

11/1/2006

Release Da

11/21/2007

Release Da

7/30/2009

12/2/2009

Release Da

4/28/2010

Release Da

10/11/2006

6/3/2009

Release Da

7/8/2009

7/29/2009

11/13/2008

2/11/2009

Release
Date 3

Friday, May 01, 2015

800112235

REMS Prop
800014078

800014084

800014123

Gesher House

Property Name

Daughters of Miriam I

DAUGHTERS OF MIRIAM
II

EVERGREEN
MANOR

City

CLIFTON

City

City

City

REMS Prop
800014264

REMS Prop
800014090

Property Name

MILL POND TOWER
APTS

Property Name

DUNELLEN CONSUMER
HOME

DOVER

City

DUNELLEN

City

REMS Prop

800059455

MORELAND
HOUSE

City

EAST BRUNSWICK Property Name

REMS Prop

Property Name

DELRAN

800014425

Sergentsville Group
Home

City

REMS Prop

800014076

EDWARD K. GILL APTS. (Cranford Sen.
Citi.)

City

DELAWARE TOWN Property Name

REMS Prop

Property Name

CRANFORD

800057932

Elms of Cranbury

City

REMS Prop

800014485

Village Aparments of Cherry
Hill

City

CRANBURY TOWN Property Name

REMS
Property ID

Property Name

11/21/2014

5/6/2014

86a

87c

12/7/2011

11/7/2007

Inspection Release
Score2
Date 2

7/10/2013

9/20/2007

7/16/2009

59b*

93c

95b

12/21/2011

9/9/2004

6/29/2006

8/4/2010

73a

7/29/2009

10/21/2013

96b

12/9/2009

1/20/2015

89a

2/15/2012

2/5/2014

75c

6/10/2010

9/11/2014

95a

8/10/2011

11/14/2014

100a

8/13/2002

Inspection Release Da Inspection Release Dat

95a

Inspection Release Da Inspection Release Dat

96b

Inspection Release Da Inspection Release Dat

95b

Inspection Release Da Inspection Release Dat

86a

Inspection Release Da Inspection Release Dat

51c*

Inspection Release Da Inspection Release Dat

82b

Inspection Release Da Inspection Release Dat

85c

90b

44c

Inspection Release Da Inspection Release Dat

86c

98a

Inspection Release
Score1
Date 1

Inspection Scores Release Dates Grouped By City

City

NEW JERSEY

Inspection

100a

Inspection

75b

Inspection

96a

Inspection

86b

Inspection

91a

Inspection

80b

Inspection

85b*

81c

88b

Inspection

82b

68c

Inspection
Score3

Release Da

9/16/1999

Release Da

8/4/2010

Release Da

11/29/2006

Release Da

9/26/2007

Release Da

6/29/2006

Release Da

5/23/2007

Release Da

10/1/2009

8/1/2002

9/4/2003

Release Da

8/30/2007

1/24/2007

Release
Date 3

Friday, May 01, 2015

APPENDIX F
OREN’S DEVELOPMENT, INC.
RESOLUTION OF APPROVAL

APPENDIX G
ARTICLE X OF THE
ZONING ORDINANCE

ARTICLE X

ARTICLE X
AFFORDABLE HOUSING PROCEDURAL & ELIGIBILITY REQUIREMENTS
SECTION 1001.
INTENT.
The affordable housing ordinance of Cherry Hill Township sets forth regulations regarding the low- and
moderate-income housing units in the Township consistent with the provisions known as the "Substantive
Rules of the New Jersey Council on Affordable Housing,” as may be amended and supplemented, for the
period beginning June 2, 2008 with amendments through April 6, 2009, N.J.A.C. 5:97 et seq., the
Uniform Housing Affordability Controls ("UHAC"), N.J.A.C. 5:80-26.1 et seq. and the Township's
constitutional obligation to provide a fair share of affordable housing for low- and moderate-income
households. In addition, this Ordinance applies requirements for very low-income housing as established
in P.L. 2008, c.46 (the “Roberts bill”). These regulations are also intended to provide assurances that lowand moderate-income units (the "affordable units") are created with controls on affordability over time
and that low- and moderate-income people occupy these units. These regulations shall apply, except
where inconsistent with applicable law.
SECTION 1002.
OBLIGATION.
A. The Cherry Hill Planning Board has adopted a Housing Plan and Fair Share Plan pursuant to the
Municipal Land Use Law at N.J.S.A. 40:55D-1, et seq. The Fair Share Plan has been endorsed by the
governing body, Township Council. The Fair Share Plan describes how Cherry Hill Township shall
address its fair share for low- and moderate-income housing, as determined by the Council on
Affordable Housing (COAH) and documented in the Housing Plan.
B. The Township of Cherry Hill shall file monitoring reports with COAH in accordance with N.J.A.C. 5:96,
tracking the status of the implementation of the Housing Plan and Fair Share Plan. Any plan evaluation
report of the Housing and Fair Share Plan and monitoring prepared by COAH in accordance with
N.J.A.C. 5:96 shall be available to the public at the Township of Cherry Hill Municipal Building,
Municipal Clerk’s Office, 820 Mercer Street, New Jersey; on-line at www.cherryhill-nj.com; from COAH
at 101 South Broad Street, Trenton, New Jersey; or COAH’s website, www.nj.gov/dca/affiliates/coah.
SECTION 1003.
DEFINITIONS.
All word uses of §201 and definitions of §202 in the Cherry Hill Zoning Ordinance shall apply.
SECTION 1004.
PROGRAMS.
The Township of Cherry Hill will employ the following programs to satisfy its affordable housing obligations:
A. Rehabilitation Program.
1. Intent. The Township of Cherry Hill’s rehabilitation program shall be designed to renovate
deficient housing units occupied by low- and moderate-income households such that, after
rehabilitation, these units will comply with the New Jersey State Housing Code pursuant to N.J.A.C.
5:28.
2. Requirements.
a. Both owner occupied and renter occupied units shall be eligible for rehabilitation funds.
b. All rehabilitated units shall remain affordable to low- and moderate-income households for a
control period of a minimum of ten (10) years. For owner occupied units, the control period
will be enforced with a lien and for renter occupied units the control period will be enforced
with a deed restriction.
c. The Township of Cherry Hill shall dedicate a minimum of ten thousand ($10,000) dollars for
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each unit to be rehabilitated through this program, reflecting the minimum hard cost of
rehabilitation for each unit.
d. The Township shall adopt a resolution committing to fund any shortfall in the Cherry Hill
‘Single-Family Rehabilitation Program’ if necessary.
e. Cherry Hill shall designate, subject to the approval of COAH, one or more Administrative
Agents to administer the rehabilitation program in accordance with N.J.A.C. 5:96 and N.J.A.C.
5:97. The Administrative Agent(s) shall provide a rehabilitation manual for the owner
occupancy rehabilitation program and a rehabilitation manual for the rental occupancy
rehabilitation program to be adopted by resolution of the governing body and subject to
approval of COAH. Both rehabilitation manuals shall be available for public inspection online, in the Office of the Municipal Clerk and in the office(s) of the Administrative Agent(s).
3. Exemptions. Units in a rehabilitation program shall be exempt from N.J.A.C. 5:97-9 and Uniform
Housing Affordability Controls (UHAC), but shall be administered in accordance with the following:
a. If a unit is vacant, upon initial rental subsequent to rehabilitation, or if a renter-occupied unit is
re-rented prior to the end of controls on affordability, the deed restriction shall require the
unit to be rented to a low- or moderate-income household at an affordable rent and
affirmatively marketed pursuant to N.J.A.C. 5:97-9 and UHAC.
b. If a unit is renter-occupied, upon completion of the rehabilitation, the maximum rate of rent
shall be the lesser of the current rent or the maximum permitted rent pursuant to N.J.A.C.
5:97-9 and UHAC.
c. Rents in rehabilitated units may increase annually based on the standards in N.J.A.C. 5:97-9.
d. Applicant and/or tenant households shall be certified as income-eligible in accordance with
N.J.A.C. 5:97-9 and UHAC, except that households in owner occupied units shall be exempt
from the regional asset limit.
B. Market to Affordable Program.
1. Intent. The Cherry Hill ‘Market to Affordable Program’ is an affordable housing program
established to permit the purchase or subsidization of units through a written agreement with the
property owner and sold or rented to low- and moderate-income households. Subject to the
provisions of §1004.B.2.c (below), the ‘Market to Affordable Program’ may produce both lowand moderate-income units
2. Requirements. The following provisions shall apply to market to affordable programs:
a. At the time they are offered for sale or rental, eligible units may be new, pre-owned or
vacant.
b. The units shall be certified to be in sound condition as a result of an inspection performed by
a licensed building inspector.
c. Cherry Hill will provide a minimum of $10,000 per unit to subsidize each moderate-income
unit and/or $30,000 per unit to subsidize the each low-income unit, with additional subsidy
depending on the market prices or rents in a municipality.
SECTION 1005.
INCLUSIONARY ZONING.
A. Intent. To ensure the efficient use of land through compact forms of development and to create
realistic opportunities for the construction of affordable housing, inclusionary zoning allows minimum
presumptive densities and presumptive maximum affordable housing set-asides as follows.
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1. For Sale Developments.
a. For every multi-family development in the Township, including but not limited to development
in the R7, R10, and R20 zones, the Affordable Housing Overlay Zone, and any use (D)
variance application for multi-family residential development, a minimum of twenty (20%)
percent of the total number of units shall be set aside as Affordable Housing Units. Where this
requirement results in a fraction of a unit, the fraction shall be rounded to the nearest whole
unit. Fractions of less than one half (1/2) shall be rounded off to the lower whole unit and
fractions of greater than one half (1/2) shall be rounded off to the higher whole unit.
2. Rental Developments.
a. For every multi-family development in the Township, including but not limited to development
in the R7, R10, and R20 zones, the Affordable Housing Overlay Zone, and any use (D)
variance application for multi-family residential development, a minimum of fifteen (15%)
percent of the total number of units shall be set aside as Affordable Housing Units. Where this
requirement results in a fraction of a unit, the fraction shall be rounded to the nearest whole
unit. Fractions of less than one half (1/2) shall be rounded off to the lower whole unit and
fractions of greater than one half (1/2) shall be rounded off to the higher whole unit.
B. Phasing. In inclusionary developments, the schedule shall be in conformance with the following:
Minimum Percentage of
LOW & MODERATE INCOME UNITS COMPLETED
0%
10
50
75
100

Maximum Percentage of
MARKET HOUSING UNITS COMPLETED
25%
25 + 1 unit
50
75
90

C. Design. In inclusionary developments, to the extent possible, low- and moderate-income units shall be
integrated with the market units.
D. Payments-In-Lieu & Off-Site Construction. The standards for the collection of Payments-in-Lieu of
constructing affordable units or standards for constructing affordable units off-site, shall be in
accordance with N.J.A.C. 5:97-6.4.
E. Utilities. Affordable units shall utilize the same type of heating source as market units within the
affordable development.
SECTION 1006.
NEW CONSTRUCTION.
With the exception for affordable housing developments constructed pursuant to low income tax credit
regulations, the following shall apply to all newly constructed developments that contain low-and
moderate-income housing units, including any currently unanticipated future developments that will
provide low- and moderate-income housing units:
A. Proportion.
1. At least half of the "for sale" affordable units within each affordable housing development shall
be affordable to low-income households.
2. At least half of the "rental" affordable units within each affordable housing development shall be
affordable to low income households. Of the total number of affordable rental units, thirteen
(13%) percent shall be affordable to very low-income households.
3. At least half of the affordable units in each bedroom distribution within each affordable housing
development shall be affordable to low-income households.
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4. The fair share obligation shall be divided equally between low- and moderate-income units,
except that where there is an odd number of affordable housing units, the extra unit shall be a
low income unit.
B. Bedroom Distribution. Affordable housing developments that are not limited to age-restricted
households shall be structured in conjunction with realistic market demands so that:
1. The combination of efficiency and one-bedroom units is no greater than twenty (20%) percent of
the total number of affordable units;
2. At least thirty (30%) percent of all affordable units shall be two-bedroom units.
3. At least twenty (20%) percent of all affordable units shall be three-bedroom units.
4. The remaining units may be allocated among two and three-bedroom units at the discretion of the
developer.
C. Age-Restricted. Affordable housing developments that are limited to age-restricted households shall
at a minimum have a total number of bedrooms equal to the number of age-restricted affordable
units within the affordable housing development. The standard may be met by creating all onebedroom units or by creating a two-bedroom unit for each efficiency unit.
D. Accessibility.
1. The first floor of all townhouse dwelling units and of all other multi-story dwelling units that are
affordable to low- or moderate-households shall be subject to the technical design standards of
the Barrier Free Subcode (N.J.A.C. 5:23-7).
2. Each affordable townhouse unit, or other affordable multi-story dwelling unit, that is attached to
at least one other dwelling unit shall have the following features:
a. An adaptable toilet and bathing facility on the first floor;
b. An adaptable kitchen on the first floor;
c. An accessible route of travel. An interior accessible route of travel shall not be required
between stories.
d. An adaptable room that can be used as a bedroom, with a door or the casing for the
installation of a door, on the first floor; and
e. Accessible entranceways.
i. The developer shall provide an accessible entranceway, as set forth at N.J.A.C. 5:973.14, for each affordable townhouse unit or other affordable multistory dwelling unit and
is attached to at least one other dwelling unit; or
ii. The developer shall provide funds sufficient to make ten (10%) percent of the adaptable
entrances in the development accessible, as set forth at N.J.A.C. 5:97-3.14.
3. The developer of the project shall submit a conversion plan indicating the steps necessary to
convert the unit from being adaptable to accessible. Said plan shall be submitted at the time of
issuance of a building permit.
4. Where the developer will provide funds sufficient to make ten (10%) percent of the adaptable
entrances in the development accessible, the developer of the project shall submit the following to
the Township, at the time of issuance of a building permit, in order to determine the required funds:
a. Funds sufficient to make ten (10%) percent of the adaptable entrances in the development
accessible; and
b. A cost estimate for conversion of ten (10%) percent of the adaptable entrances in the
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development to accessible.
5. In the case of an affordable unit or units that are constructed with an adaptable entrance, upon
the request of a physically challenged person who is purchasing or will reside in the dwelling unit,
an accessible entrance shall be installed by the Township.
E. Maximum Rent & Sale Prices.
1. Establishment. In establishing rents and sales prices of affordable housing units, the administrative
agent shall follow the procedures set forth in UHAC and in COAH, utilizing the regional income
limits established by COAH.
a. In conjunction with realistic market information, the following shall be used to determine
maximum rents and sales prices of the affordable units:
i. Efficiency units shall be affordable to one-person households.
ii. A one-bedroom unit shall be affordable to a one- and one-half person household.
iii. A two-bedroom unit shall be affordable to a three-person household.
iv. A three-bedroom unit shall be affordable to a four- and one-half person household.
v. A four-bedroom unit shall be affordable to a six-person household.
b. For assisted-living facilities, the following standards shall be used:
i. A studio shall be affordable to a one-person household.
ii. A one-bedroom unit shall be affordable to a one- and one-half person household.
iii. A two-bedroom unit shall be affordable to a two-person household or to two, one-person
households.
3. The price of owner-occupied low- and moderate-income units may increase annually based on the
percentage increase in the regional median income limit for each housing region. In no event shall
the maximum resale price established by the Administrative Agent be lower than the last
recorded purchase price.
4. The rent of low- and moderate-income units may be increased annually based on the percentage
increase in the Housing Consumer Price Index for the United States. This increase shall not exceed
nine (9%) percent in any one year. Rents for units constructed pursuant to low- income housing tax
credit regulations shall be indexed pursuant to the regulations governing low- income housing tax
credits.
F. Median Income By Household Size. Median income by household size shall be established using a
regional weighted average of the uncapped Section 8 income limits published by HUD computed as
set forth in N.J.A.C. 5:97-9-2.
G. Average Rents.
1. The maximum rent of affordable units within each affordable housing development shall be
affordable to households earning no more than sixty (60%) percent of median income. The
average rent for low- and moderate-income units shall be affordable to households earning no
more than fifty-two (52%) percent of median income. Restricted rental units shall establish at least
one rent for each bedroom type for all low- and moderate-income units provided at least thirteen
(13%) percent of all low- and moderate-income units are affordable to households earning no
more that thirty (30%) percent of median income. For low-income rental units established in a
‘Market to Affordable Rental Program’ only – the maximum rent for a low-income unit shall be
affordable to households earning no more than forty-four (44%) percent of median income.
2. Low- and moderate-income units shall utilize the same heating source as market units within an
inclusionary development.
3. Gross rents including an allowance for utilities shall be established for the various size affordable
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units at a rate not to exceed thirty (30%) percent of the gross monthly income of the appropriate
household size as set forth in subsection §1006.C. above. The allowance for utilities shall be
consistent with the utility allowance approved by NJDCA for use in its Section 8 program.
4. No affordable rental units included in the COAH requirement shall be subject to a rent control
ordinance which may be adopted or in place in the Township of Cherry Hill during the time
period in which affordable housing COAH controls are effective.
H. Average Sale Prices.
1. The maximum sales price of restricted ownership units within each affordable development shall
be affordable to households earning no more than seventy (70%) percent of median income.
Each affordable development must achieve an affordability average of fifty-five (55%) percent
for restricted ownership units. Moderate-income ownership units must be available for at least
three different prices for each bedroom type and low-income ownership units must be available
for at least two different prices for each bedroom type. For low-income sale units established in
a ‘Market to Affordable Sales Program’ only – the maximum sales for a low-income unit shall be
affordable to households earning no more than forty (40%) percent of median income.
2. Low- and moderate-income units shall utilize the same heating source as market units within an
inclusionary development.
3. The initial purchase price for all restricted ownership units shall be calculated so that the monthly
carrying costs of the unit, including principal and interest (based on a mortgage loan equal to
ninety-five (95%) percent of the purchase price and the Federal Reserve H.15 rate of interest),
taxes, homeowner and private mortgage insurance and condominium or homeowner association
fees do not exceed twenty eight (28%) percent of the eligible monthly income of an appropriate
household size, as determined under N.J.A.C. 5:80-26.4; provided, however, that the price shall
be subject to the affordability average requirement of N.J.A.C. 5:80-26.3.
I.

Utilities. Tenant-paid utilities that are included in the utility allowance shall be so stated in the lease
and shall be consistent with the utility allowance approved by DCA for its Section 8 program.

SECTION 1007.
OCCUPANCY STANDARDS.
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 unit bedroom;
B. provide children of different sex with separate bedrooms; and
C. prevent more than two persons from occupying a single bedroom.
SECTION 1008.
RESERVATION OF UNITS.
A. Low-income housing units shall be reserved for households with a gross household income equal to or
less than fifty (50%) percent of the median income approved by COAH.
B. Pending release of COAH's rules implementing- PL. 2008, c.46. Very low-income housing units shall
be reserved for households with a gross household income equal to or less than thirty (30%) percent
of the median income approved by COAH.
C. Moderate-income housing units shall be reserved for households with a gross household income in
excess of fifty (50%) percent, but less than eighty (80%) percent of the median income approved by
COAH.
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SECTION 1009.
CONDO & H.O.A. FEES; RESALE PRICES
A. If an affordable housing unit is part of a condominium association or homeowner's association, the
Master Deed shall reflect that the assessed affordable homeowner's fee be established at one
hundred (100%) percent of the market rate fee. This percentage assessment shall be recorded in the
Master Deed.
B. Upon resale of an affordable unit, a certificate of reoccupancy shall be required, in accordance with
N.J.A.C. 5:80-26.10.
SECTION 1010.
BUYER INCOME ELIGIBILITY.
A. Buyer income eligibility for restricted ownership units shall be in accordance with N.J.A.C. 5:80-26.1,
as may be amended and supplemented, such that low-income ownership units shall be reserved for
households with a gross household income less than or equal to fifty (50%) percent of median income
and moderate-income ownership units shall be reserved for households with a gross household income
less than eighty (80%) percent of median income.
B. The Administrative Agent shall certify a household as eligible for a restricted ownership unit when the
household is a low-income household or a moderate-income household, as applicable to the unit, and
the estimated monthly housing cost for the particular unit (including principal, interest, taxes,
homeowner and private mortgage insurance and condominium or homeowner association fees, as
applicable) does not exceed thirty-three (33%) percent of the household’s certified monthly income.
SECTION 1011.
INDEBTEDNESS.
A. Prior to incurring any indebtedness to be secured by a restricted ownership unit, the administrative
agent shall determine in writing that the proposed indebtedness complies with the provisions of this
section.
B. With the exception of original purchase money mortgages, during a control period neither an owner
nor a lender shall at any time cause or permit the total indebtedness secured by a restricted
ownership unit to exceed ninety-five (95%) percent 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).
SECTION 1012.
CONTROL PERIODS.
A. Any conveyance of a newly constructed low- or moderate-income sales unit shall contain the
restrictive covenants and liens that are set forth in N.J.A.C. 5:80-26 et seq.
B. Time Period for Controls.
1. Newly constructed low- and moderate-income "rental" units shall remain affordable to low- and
moderate-income households for a period of thirty (30) years.
2. Newly constructed low- and moderate-income "for sale" units shall remain affordable to low- and
moderate-income households for a period of thirty (30) years.
3. Rehabilitated owner-occupied single family housing units that are improved to code standard
shall be subject to affordability controls for ten (10) years.
4. Rehabilitated renter-occupied housing units that are improved to code standard shall be subject
to affordability controls for at least ten (10) years.
5. Housing units created through conversion of a non-residential structure shall be considered a new
housing unit and shall be subject to affordability controls for new housing units, as designated in
items §1014.A and B.
6. Affordability controls on accessory apartments shall be for a period of ten (10) years.
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7. Affordability controls for units in alternative living arrangements shall be for a period of thirty
(30) years.
8. Affordability controls on market to affordable units shall be for a period of thirty (30) years.
C. Restricted Rental Units. A restricted rental unit shall remain subject to the affordability controls of this
Ordinance, despite the occurrence of any of the following events:
1. Sublease or assignment of the lease of the unit;
2. Sale or other voluntary transfer of the ownership of the unit; or
3. The entry and enforcement of any judgment of foreclosure.
SECTION 1013.
PRICE RESTRICTIONS FOR RENTAL UNITS; LEASES.
A. 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.
B. 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.
C. Application fees (including the charge for any credit check) shall not exceed five percent 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 Ordinance.
SECTION 1014.
AFFIRMATIVE MARKETING PLAN.
A. In accordance with the regulations of COAH pursuant to N.J.A.C. 5:96 and 5:97 et seq. and the New
Jersey Uniform Housing Affordability Controls (UHAC) pursuant to N.J.A.C. 5:80-26 et seq., Cherry Hill
Township adopted an Affirmative Marketing Plan.
B. All affordable housing units shall be marketed in accordance with the provisions therein.
C. The Township of Cherry Hill has a Third Round Growth Share obligation. This subsection shall apply to
all developments that contain proposed low- and moderate-income units and any future
developments that may occur.
D. In implementing the Affirmative Marketing Program, the Administrative Agent shall undertake all of
the following strategies:
1. Publication of one advertisement in a newspaper of general circulation within the housing region.
2. Broadcast of one advertisement by a radio or television station broadcasting throughout the
housing region.
3. At least one additional regional marketing strategy using one of the other sources listed below.
E. The Affirmative Marketing Program is a regional marketing strategy designed to attract buyers
and/or renters of all majority and minority groups, regardless of race, creed, color, national origin,
ancestry, marital or familial status, gender, affectional or sexual orientation, disability, age or
number of children to housing units which are being marketed by a developer or sponsor of
affordable housing. The Affirmative Marketing Program is also intended to target those potentially
eligible persons who are least likely to apply for affordable units in that region. It is a continuing
program that directs all marketing activities toward the COAH Housing Region in which the
municipality is located and covers the period of deed restriction. The Township of Cherry Hill is in
the housing region consisting of Burlington, Camden and Gloucester Counties. The Affirmative
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Marketing Program is a continuing program and shall meet the following requirements:
1. All newspaper articles, announcements and requests for applications for low- and moderateincome units shall appear in the following daily regional newspaper/publication:
a. New Jersey Courier-Post newspaper
b. New Jersey Housing & Mortgage Finance Agency (HMFA) Housing Resource Center website.
2. The primary marketing shall take the form of at least one press release sent to the above
publication and a paid display advertisement in the above newspaper. Additional advertising
and publicity shall be on an "as needed" basis. The advertisement shall include a description of:
a. Location of the units;
b. Direction to the units;
c. Range of prices for the units;
d. Size, as measured in bedrooms, of units;
e. Maximum income permitted to qualify for the units;
f. Location of applications;
g. Business hours when interested households may obtain an application; and
h. Application fees, if any.
3. All newspaper articles, announcements and requests for applications for low- and moderateincome housing shall appear in neighborhood oriented weekly newspapers within the region.
4. The regional cable television station of Comcast of Burlington County, Garden State, Gloucester
County, South Jersey, Wildwood (Maple Shade System) shall be used.
5. The following is the location of applications, brochure(s), sign(s) and/or poster(s) used as part of
the Affirmative Marketing Program:
a. Cherry Hill Township Calendar
b. Cherry Hill Township Website
c. Cherry Hill Township Municipal Building
6. The following is a listing of community contact person(s) and/or organizations(s) in Camden County
that will aid in the Affirmative Marketing Program, with particular emphasis on contracts that will
reach out to groups that are least likely to apply for housing within the region:
COMMUNITY CONTACT
Burlington County College
Our Lady of Lourdes Medical Center
Masonic Home of New Jersey
Medford Leas Continuing Care
Virtua Geriatric Care Management
Virtua West Jersey Hospital
Campbell Soup Company
Lockheed Martin
Bancroft Neurohealth
Cooper Health System
L-3 Communications Systems
Towers Perrin
Arch Manufacturing & Sales Co.
Cherry Hill Board of Education
TD Bank

ADDRESS
601 Pemberton-Browns Mills Road, Pemberton, NJ 08068-1536
218 Sunset Road, Willingboro, NJ 08046-1110
902 Jacksonville Road, Burlington, NJ 08016-3814
1 Medford Leas, Medford, NJ 08055
523 Fellowship Road, Mount Laurel, NJ 08054
90 Brick Road Marlton, NJ 08053-2177
Campbell Place, Camden, NJ 08103-1701
1 Federal Street, Camden, NJ 08102
1000 Atlantic Avenue, Camden, NJ 08102
One Cooper Plaza, Camden, NJ 08102
1 Federal Street, Camden, NJ, 08103
101 Woodcrest Road, Cherry Hill, NJ 08003
1213 S 6th Street, Camden, NJ 08104
45 Ranaldo Terrace, Cherry Hill, NJ 08034
1713 Route 70 East, Cherry Hill, NJ 08003
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Melitta Coffee
Kennedy Memorial Health Center
Camden County College
Underwood Memorial Hospital
Rowan University
Kennedy Memorial Hospital
U.S. Food Services
Direct Group
CompuCom Systems, Inc.
Missa Bay, LLC
Sony Music
Delaware Valley Wholesale Florists
Valero Refining Co.
Electric Mobility
Sunoco-Eagle Point Oil Refinery
Heritage's Dairy Stores
Cornell & Company
Exxon Mobil Research & Engineering Co.

1401 Berlin Road, Cherry Hill, NJ 08003
2201 Chapel Avenue West, Cherry Hill, NJ 08002
1889 Route 70 East, Cherry Hill, NJ 08003
509 North Broad Street, Woodbury, NJ 08096
201 Mullica Hill Road, Glassboro, NJ 08028
435 Hurffville-Cross Keys Road, Turnersville, NJ 08012
2255 High Hill Road, Swedesboro, NJ 08085
100 Berkeley Dr., Swedesboro, NJ & 800 Arlington Blvd., Swedesboro, NJ
1225 Forest Parkway #500, Paulsboro, NJ 08066
101 Arlington Boulevard, Swedesboro, NJ; 2339 Center Square Road,
Swedesboro, NJ; and 730 Veterans Drive, Swedesboro, NJ
400 North Woodbury Road, Pitman, NJ 08071
520 North Mantua Boulevard, Sewell, NJ 08080
800 Billingsport Road, Paulsboro, NJ 08066
591 Mantua Boulevard, Sewell, NJ 08080
US Highway 130 S & Highway 295, Westville, NJ 08093
376 Jessup Road, Thorofare, NJ 08086
224 Cornell Lane, Westville, NJ 08093
800 Billingsport Road, Paulsboro, NJ 08066

7. Quarterly flyers and applications shall be sent to each of the following agencies for publication in
their journals and for circulation among their members:
a. Cherry Hill quarterly newsletter (pink)
b. Applications shall be mailed to prospective applicants upon request
c. Additionally, quarterly informational circulars and applications shall be sent to the chief
administrative employees of each of the following agencies in Camden County:
i. Welfare or Social Service Board, including but not limited to the Camden County Board of
Social Services; Burlington County Board of Social Services, and Gloucester County Board
of Social Services.
i.

Rental Assistance Office (local office of DCA)

ii. Office on Aging, including but not limited to the Camden County Division of Senior &
Disabled Services; Burlington County Area Agency on Aging; and the Gloucester County
Division of Senior Services.
iii. Housing Agency or Authority
iv. Library, including but not limited to the Cherry Hill Public Library; Camden County Library;
Burlington County Library; and Gloucester County Library.
v. Area Community Action Agencies
8. A random selection method to select occupants of low- and moderate-income housing will be used
by the experienced Affordable Housing Administrator, in conformance with N.J.A.C.5:80-26.16 (1).
a. An experienced Affordable Housing Administrator will be selected to administer the program.
The experienced Affordable Housing Administrator has the responsibility to income qualify
low- and moderate-income households; to place income eligible households in low- and
moderate-income units upon initial occupancy; to provide for the initial occupancy of low- and
moderate-income units which income qualified households; to continue to qualify households,

X - 10

ARTICLE X

for re-occupancy of units as they become vacant during the period of affordability controls;
to assist with outreach to low- and moderate-income households; and to enforce the terms of
the deed restriction and mortgage loan as per N.J.A.C 5:80-26. The Township Administrator
within the Township of Cherry Hill is the designated municipal housing liaison to act as liaison
to the experienced Affordable Housing Administrator. The experienced Affordable Housing
Administrator shall provide counseling services to low- and moderate-income applicants on
subject such as budgeting, credit issues, mortgage qualifications, rental lease requirements
and landlord/tenant law.
b. All developers of low- and moderate-income housing units shall be required to assist in the
marketing of the affordable units in their respective developments.
c. The marketing program shall commence at least one hundred and twenty (120) days before
the issuance of either temporary or permanent certificates of occupancy. The marketing
program shall continue until all low-income housing units are initially occupied and for as long
as affordable units are deed restricted and occupancy or re-occupancy of units continues to
be necessary.
d. The experienced Affordable Housing Administrator will comply with monitoring and reporting
requirements, as per N.J.A.C.5:80-26.
SECTION 1015.
TENANT INCOME ELIGIBILITY.
The Administrative Agent shall certify a household as eligible for a restricted rental unit when the
household is a very low-income, low-income household or a moderate-income household, as applicable to
the unit, and the rent proposed for the unit does not exceed thirty-five (35%) percent, which is forty
(40%) percent for age-restricted units, of the household’s eligible monthly income as determined pursuant
to N.J.A.C. 5:80-26.16, as may be amended and supplemented; provided, however, that this limit may
be exceeded if one or more of the following circumstances exists:
A. The household currently pays more than thirty-five (35%) percent, which is forty (40%) percent for
age-restricted units, of its gross household income for rent, and the proposed rent will reduce its
housing costs;
B. The household has consistently paid more than thirty-five (35%) percent, which is forty (40%) percent
for age-restricted units, of eligible monthly income for rent in the past and has proven its ability to pay;
C. The household is currently in substandard or overcrowded living conditions;
D. The household documents the existence of assets with which the household proposes to supplement the
rent payments; or
E. The household documents proposed third-party assistance from an outside source such as a family
member in a form acceptable to the Administrative Agent and the owner of the unit.
SECTION 1016.
SELECTION OF OCCUPANTS OF AFFORDABLE UNITS.
A. The Administrative Agent shall use a random selection process to select occupants of low- and
moderate-income housing.
B. A waiting list of all eligible candidates will be maintained, in accordance with the provisions
contained in N.J.A.C. 5:80-26 et seq.
SECTION 1017.
ADMINISTRATION.
A. Cherry Hill Township is ultimately responsible for administering the Affordable Housing Program,
including affordability controls and the Affirmative Marketing Plan in accordance with the regulations
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of COAH pursuant to N.J.A.C. 5:97 et seq. and the Uniform Housing Affordable Controls (UHAC)
pursuant to N.J.A.C. 5:80-26 et seq.
B. Cherry Hill Township has delegated to the Municipal Housing Liaison this responsibility for
administering the Affordable Housing Program, including administering and enforcing the
affordability controls and the Affirmative Marketing Plan of Cherry Hill Township in accordance with
the provisions of this sub-chapter, the regulations of COAH pursuant to N.J.A.C. 5:96 and 5:97 et
seq. and the Uniform Housing Affordable Controls (UHAC) pursuant to N.J.A.C. 5:80-26 et seq.
Cherry Hill Township shall by resolution appoint the Township Administrator as the Municipal Housing
Liaison.
C. Subject to COAH approval, Cherry Hill Township may contract with one or more administrative
agents to administer some or all of the affordability controls and/or the Affirmative Marketing Plan
in accordance with this Article, the regulations of COAH pursuant to N.J.A.C. 5:97 and 5:96 et seq.
and the Uniform Housing Affordable Controls (UHAC) pursuant to N.J.A.C. 5:80-26 et seq. If Cherry
Hill Township enters into such a contract, the Municipal Housing Liaison shall supervise the contracting
Administrative Agent(s) and shall serve as liaison to the contracting Administrative Agent(s).
D. The Township of Cherry Hill intends to contract with an experienced Affordable Housing
Administrator to be the administrator of the sale and rental of all new affordable housing. The
experienced Affordable Housing Administrator will also oversee and administer income qualification
of low- and moderate-income households; place income eligible households in low- and moderateincome units upon initial occupancy; place income eligible households in low- and moderate-income
units as they become available during the period of affordability controls and enforce the terms of
the required deed restrictions and mortgage loans. The experienced Affordable Housing
Administrator will specifically administer and implement:
1. An Administrative Plan and Program, and related monitoring and reporting requirements, as
outlined in N.J.A.C. 5:80-26.15 et seq. and Article X of the Zoning Ordinances of the Township of
Cherry Hill.
2. A plan for certifying and verifying the income of low- and moderate-income households as per
N.J.A.C. 5:80-26.16
3. Procedures to assure that low- and moderate-income units are initially sold or rented to eligible
households and are thereafter similarly re-sold and re-rented during the period while there are
affordability controls, as per N.J.A.C. 5:80-26 et seq.
4. The requirement that all newly constructed low- and moderate-income sales or rental units
contain deed restrictions with appropriate mortgage liens, as set forth in Appendices in N.J.A.C.
5:80-26 et seq.
5. The several sales/purchase options authorized under N.J.A.C. 5.80-26 et seq., except that the
Township retains the right to determine by resolution whether or not to prohibit, as authorized
under N.J.A.C.5:80-26 et seq., the exercise of the repayment option.
6. The regulations determining 1) whether installed capital improvements will authorize an increase
in the maximum sales price; and 2) which items of property may be included in the sales price as
per N.J.A.C.5:80-26.9.
E. The developers/owners of any inclusionary site shall be responsible for the experienced Affordable
Housing Administrator's administrative fee, affirmative marketing and advertising and such shall be a
condition of Planning or Zoning Board approval. Subsequent to the initial sale of an affordable sale
unit, the seller of an affordable sale unit shall be responsible for the experienced Affordable Housing
Administrator's administrative fee, affirmative marketing and advertising and such shall be a
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condition of any affordable housing deed restriction governing the affordable unit.
F. Cherry Hill Township reserves the right to replace the experienced Affordable Housing Administrator
with another municipal authority, or other agency authorized by COAH or the Superior Court, to
carry out the administrative processes outlined in this Ordinance.
SECTION 1018.
ENFORCEMENT.
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 sixty (60) days after service of the written notice:
1. The municipality may file a court action 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 $1,000.00 or imprisonment for a period not to exceed ninety (90)
days, or both. Each and every day that the violation continues or exists shall be considered a
separate and specific violation of these provisions and not as a continuing 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 Cherry Hill Township
Affordable Housing Trust Fund of the gross amount of rent illegally collected;
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- and
moderate-income unit.
C. 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- and 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.
D. 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- and 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
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Owner shall be personally responsible for and to the 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, if any, 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.
E. 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 the same
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.
F. 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- and
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- and 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 which would have been realized from an actual sale as previously
described.
G. Failure of the low- and 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
which may be referred to the Owner by the municipality, with such offer to purchase being equal to
the maximum resale price of the low- and moderate-income unit as permitted by the regulations
governing affordable housing units.
H. 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.
SECTION 1019.
APPEALS
Appeals from all decisions of an Administrative Agent designated pursuant to this Ordinance shall be
filed in writing with the Executive Director of COAH.
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ARTICLE IX

ARTICLE IX
FEES, GUARANTEES, INSPECTIONS & OFF-TRACT IMPROVEMENTS
SECTION 901. APPLICATION & ESCROW FEES.
A. Fee & Escrow Schedule. Every application shall be accompanied by a check or checks payable to the
Township of Cherry Hill in accordance with the following schedule:
APPLICATION TYPE
FILING FEE
REVIEW ESCROW
VARIANCES
"A" Variance (Appeal)
Residential
$50.00
$500.00
Non-Residential
$100.00
$500.00
"B" Variance (Interpretation): Certificate of Non-Conformity, Bldg Permit in Mapped Street
Residential
$50.00
$500.00
Non-Residential
$100.00
$800.00
"C" Variance (Bulk)
Residential
$200.00
$700.00
Non-Residential
$500.00
$1,000.00
"D" Variance (Use)
Residential
$300.00
$700.00
Non-Residential
$500.00
$1,000.00
SUBDIVISION PLANS
Minor Subdivision Plan
$300.00 + ($50.00/lot)
$1,500.00/lot
Preliminary Major Subdivision Plan
Up to 30 lots
$500.00 (+ $50.00/lot)
$2,000 + ($500.00/lot)
$10,000
+ ($100.00/lot)
31 lots or more
$500.00 (+ $50.00/lot)
Final Major Subdivision Plan
Up to 30 lots
$500.00 (+ $50.00/lot)
$1,000 + ($300.00/lot)
31 lots or more
$500.00 (+ $50.00/lot)
$5,000 + ($50.00/lot)
Preliminary & Final Major Subdivision Plan
Up to 30 lots
$800.00 (+ $50.00/lot)
$3,000 + ($800.00/lot)
31 lots or more
$800.00 (+ $50.00/lot)
$15,000 + (150.00/lot)
Amended Subdivision Plan
$300.00
25% of preliminary escrow
SITE PLANS
Site Plan Waiver
$100.00
$1,000.00
Minor Site Plan
$500.00
$5,000.00
Preliminary Site Plan
Residential
$500.00
$4,000 + ($50.00/unit)
Non-Residential
$500.00
$5,000 + ($100.00/acre)
Final Site Plan
Residential
$500.00
$4,000 + ($50.00/unit)
Non-Residential
$500.00
$5,000 + ($100.00/acre)
Preliminary & Final Site Plan
Residential
$1,000.00
$4,000 + ($100/unit)
Non-Residential
$1,000.00
$5,000 + ($200.00/acre)
Amended Site Plan
$300.00
25% of preliminary escrow
General Development Plan
$1,000.00
$10,000.00
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MISCELLANEOUS
Concept Plan Workshop
$100.00
$1,000.00
Conditional Use
$200.00
$300.00
Field Modification
$100.00
Grading Plan Checklist Review
$100.00
Inspection Escrow
5% of cost estimate
Maintenance Inspection Escrow
$500.00
Property Owners List
$0.25/name or $10.00, whichever is greater.
Publication of Decision
$45.00
Redevelopment Plan as
requested by private party
(subject to escrow agreement for
$1,500.00
$10,000.00
all costs related to preparation &
adoption of a Redevelopment
Plan)
Request for a Relief of Condition of Approval
$50.00
$200.00
Request for an Extension of Approval
$100.00
$300.00
Rezoning Request
$500.00
$2,500.00
Street Vacation
$500.00
$2,500.00
Submission and/or Design Waiver
$100.00
Zoning Verification Letter
$50.00
ADMINISTRATIVE AGENT SERVICES
Affirmative Marketing
$50.00 per hour
Initial Application Processing
$50.00 per hour
Application Lottery
$100.00
Lottery Outreach
$50.00 per hour
Income Certification
$50.00 per case
*Any and all municipal employee and/or consultant rates billed to the Township will be carried through to the developer
and/or landlord
**All direct expenses incurred by the Township, including but not limited to printing, overnight mailings, or photocopying,
will be carried through to the developer and/or landlord, and shall be established at the rates designated by the Open
Public Records Act
***All Administrative Agent Services are subject to consent of the Township and require a contractual agreement between
any relevant party
PERMITS
Sign Permit Application
$20.00
Sign Permit
$2.00/square foot or $50.00, whichever is greater.
Sign Permit Renewal
$20.00
Zoning Permit
Residential
$20.00
Non-Residential
$50.00
Temporary Use Permit
$50.00 per day of use

B. Purpose of Fees. The application charge is a flat fee to cover direct administrative expenses and is
non-refundable. The escrow account is established to cover the costs of professional services including
engineering, legal, planning and other expenses connected with the review of the submitted
materials. In accordance with N.J.S.A. 40:55D-53 and N.J.S.A. 40:55D-53.1, sums not utilized in the
review process shall be returned to the applicant upon written request. If additional sums are
deemed necessary, the applicant shall be notified in writing of the required additional amount and
shall add such sum to the escrow. Payment shall be due from the applicant within fifteen (15) days of
receipt of notice. If payment is not received within fifteen (15) days, the applicant shall be
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considered to be in default, and such default may be grounds for deeming the application
incomplete.
C. More Than One Request. Where one application for development includes several approval
requests, the sum of the individual required fees for each approval request shall be paid.
D. Costs of Review & Inspection. Each applicant submitting an application for review by the Planning or
Zoning Board shall agree in writing to pay all reasonable costs for professional review of the
application, including costs incurred with any informal review of a concept plan which may have
preceded the submission of a preliminary application. Additionally, each applicant shall agree in
writing to pay all reasonable costs for the municipal inspection of the constructed improvements. All
such costs for review and inspection shall be paid upon request and prior to the issuance of any
construction permits. All remaining costs must be paid in full upon request and before any certificate
of occupancy is issued or bonds are released.
E. Court Reporter. If an applicant desires a court reporter, the cost of said reporter for taking testimony
and transcribing it and providing a copy of the transcript to the municipality shall be at the expense
of the applicant who shall arrange for the reporter’s attendance. The municipality provides for the
recording of the proceedings held before the Board.
F. Waiver of Fees for Affordable Housing. Notwithstanding any other provision of this ordinance, a
waiver of all municipal subdivision and site plan escrow fees and building permit and certificate of
occupancy fees shall be granted by the applicable Board for all housing units being provided by the
applicant for low and moderate income families, in accordance with the Housing Element of the
Master Plan.
SECTION 902. AFFORDABLE HOUSING FEES & PROCEDURES.
A. Purpose.
1. In Holmdel Builder’s Association V. Holmdel Township, 121 NJ. 550 (1990), the New Jersey
Supreme Court determined that mandatory development fees are authorized by the Fair Housing
Act of 1985 (the Act), N.J.S.A. 52:27d-301 et seq., and the State Constitution, subject to the
Council on Affordable Housing’s (COAH’s) adoption of rules.
2. Pursuant to P.L.2008, c.46 section 8 (C.52:27D-329.2) and the Statewide Non-Residential
Development Fee Act (C. 40:55D-8.l through 8.7), COAH is authorized to adopt and promulgate
regulations necessary for the establishment, implementation, review, monitoring and enforcement
of municipal affordable housing trust funds and corresponding spending plans. Municipalities that
are under the jurisdiction of the COAH or court of competent jurisdiction and have a Courtapproved spending plan may retain fees collected from non-residential development.
3. This ordinance establishes standards for the collection, maintenance, and expenditure of
development fees pursuant to COAH’s regulations and in accordance PL.2008, c.46, Sections 8
and 32-38. Fees collected pursuant to this ordinance shall be used for the sole purpose of
providing low- and moderate- income housing consistent with COAH rules and regulations, statutes
and ordinances. This ordinance shall be interpreted within the framework of COAH’s rules on
development fees, codified at N.J.A.C. 5:97-8.
B. Basic Requirements.
1. This ordinance shall not be effective until approved by a Court pursuant to N.J.A.C 5:96-5.1.
2. Unless otherwise ordered by the Court, Cherry Hill Township shall not spend development fees
until a Court has approved a plan for spending such fees in conformance with N.J.A.C. 5:97-8.10
and N.J.A.C. 5:96-5.3.
C. Definitions. Unless specifically defined in §202, words or phrases used in this ordinance shall be
IX-3

ARTICLE IX

interpreted so as to give them the meaning they have in common usage and to give this ordinance its
most reasonable application.
D. Residential Development Fees.
1. Imposed Fees.
a. Within the residential zones of RA, RAPC, R1, R2, R3, R7, R10 and R20, residential
developers, except for developers of the types of development specifically exempted below,
shall pay a fee of one and one-half (1.5%) percent of the equalized assessed value for
residential development provided no increased density is permitted.
b. When an increase in residential density pursuant to N.J.S.A. 40:55D-70d(5) (known as a ‘d’
variance) has been permitted, developers may be required to pay a development fee of one
and one-half (1.5%) percent of the equalized assessed value for each additional unit that
may be realized. However, if the zoning on a site has changed during the two-year period
preceding the filing of such a variance application, the base density for the purposes of
calculating the bonus development fee shall be the highest density permitted by right during
the two-year period preceding the filing of the variance application.
Example: If an approval allows four units to be constructed on a site that was zoned for two units, the fees could
equal one and a half percent of the equalized assessed value on the first two units; and the specified higher
percentage up to six percent of the equalized assessed value for the two additional units, provided zoning on
the site has not changed during the two- year period preceding the filing of such a variance application.

2. Exactions. Eligible exactions, ineligible exactions and exemptions for residential development:
a. Affordable housing developments and developments where the developer has made a
payment in lieu of on-site construction of affordable units shall be exempt from development
fees.
b. Developments that have received preliminary or final site plan approval prior to the adoption
of a municipal development fee ordinance shall be exempt from development fees, unless the
developer seeks a substantial change in the approval. Where a site plan approval does not
apply, a zoning and/or building permit shall be synonymous with preliminary or final site plan
approval for this purpose. The fee percentage shall be vested on the date that the building
permit is issued.
c. Developers of residential structures demolished and replaced as a result of a natural disaster,
shall be exempt from paying a development fee.
E. Non-Residential Development Fees.
1. Imposed Fees.
a. Within all zones, non-residential developers, except for developers of the types of
development specifically exempted, shall pay a fee equal to two and one-half (2.5%)
percent of the equalized assessed value of the land and improvements, for all new nonresidential construction on an unimproved lot or lots.
b. Non-residential developers, except for developers of the types of development specifically
exempted, shall also pay a fee equal to two and one-half (2.5%) percent 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 two and a half (2.5%) percent shall be calculated on
the difference between the equalized assessed value of the pre-existing land and
improvement and the equalized assessed value of the newly improved structure (i.e. land and
improvement) at the time final certificate of occupancy is issued. If the calculation required
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under this section results in a negative number, the non-residential development fee shall be
zero.
2. Exactions. Eligible exactions, ineligible exactions and exemptions for non-residential development:
a. The non-residential portion of a mixed-use inclusionary or market rate development shall be
subject to the two and a half (2.5%) percent development fee, unless otherwise exempted below.
b. The two and a half (2.5%) percent fee shall not apply to an increase in equalized assessed
value resulting from alterations, change in use within existing footprint, reconstruction,
renovations and repairs.
c. Non-residential developments shall be exempt from the payment of nonresidential
development fees in accordance with the exemptions required pursuant to P.L.2008, c.46, as
specified in the Form N-RDF “State of New Jersey Non-Residential Development
Certification/Exemption” or applicable form(s). Any exemption claimed by a developer shall
be substantiated by that developer.
d. A developer of a non-residential development exempted from the nonresidential
development fee pursuant to P.L.2008, c.46 shall be subject to it at such time the basis for the
exemption no longer applies, and shall make the payment of the non-residential development
fee, in that event, within three (3) years after that event or after the issuance of the final
certificate of occupancy of the non-residential development, whichever is later.
e. If a property which was exempted from the collection of a non-residential development fee
thereafter ceases to be exempt from property taxation, the owner of the property shall remit
the fees required pursuant to this section within forty-five (45) days of the termination of the
property tax exemption. Unpaid nonresidential development fees under these circumstances
may be enforceable by Cherry Hill Township as a lien against the real property of the owner.
F. Collection Procedures.
1. Upon the granting of a preliminary, final or other applicable approval for a development, the
Planning or Zoning Board shall direct its staff to notify the construction official responsible for the
issuance of a building permit.
2. For non-residential developments only, the developer shall also be provided with a copy of Form
N-RDF “State of New Jersey Non-Residential Development Certification/Exemption” to be
completed as per the instructions provided. The Developer of a non-residential development shall
complete Form N-RDF as per the instructions provided. The construction official shall verify the
information submitted by the non-residential developer, as per the instructions provided in the
Form N-RDF. The Tax Assessor shall verify exemptions and prepare estimated and final
assessments as per the instructions provided in Form N-RDF.
3. The Construction Official responsible for the issuance of a building permit shall notify the
Department of Community Development and the Township Tax Assessor of the first building permit
being issued for any development in order that a determination can be made as to whether it is
eligible and that is subject to a development fee.
4. Within ninety (90) days of receipt of that notice, the Township Tax Assessor, based on the plans
filed, shall provide an estimate of the equalized assessed value of the development.
5. The Construction Official responsible for the issuance of a final certificate of occupancy (C.O.) will
notify the Township Tax Assessor and the Department of Community Development of any and all
requests for the scheduling of a final inspection on property that is subject to a development fee.
6. Within ten (10) business days of a request for the scheduling of a final inspection, the Township
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Tax Assessor shall confirm or modify the previously estimated equalized assessed value of the
improvements of the development; calculate the development fee; and thereafter notify the
developer of the amount of the fee in writing.
7. Should the Township fail to determine or notify the developer of the amount of the development
fee within ten (10) business days of the request for final inspection, the developer is still obligated
to pay the fee. The developer may estimate the amount due and pay that estimated amount
consistent with the dispute process set forth in subsection b. of section 37 of P.L.2008, c.46
(C.40:55D-8.6).
8. In all instances, fifty (50%) percent of the development fee shall be collected at the time of
issuance of the building permit. The remaining portion shall be collected at the issuance of the
certificate of occupancy. The developer shall be responsible for paying the difference between
the fee calculated at building permit and that determined at issuance of certificate of occupancy.
9. Appeal of Development Fees.
a. Residential. A developer may challenge residential development fees imposed by filing a
challenge with the Camden County Board of Taxation. Pending a review and determination
by such Board, collected fees shall be placed in an interest bearing escrow account by Cherry
Hill Township. Appeals from a determination of this Board may be made to the tax court, in
accordance with the provisions of the State Tax Uniform Procedure Law, R.S.54:48-i et seq.,
within ninety (90) days after the date of such determination. Interest earned on amounts
escrowed shall be credited to the prevailing party.
b. Non-Residential. A developer may challenge non-residential development fees imposed by
filing a challenge with the Director of the Division of Taxation. Pending a review and
determination by the Director, which shall be made within forty-five (45) days of receipt of
the challenge, collected fees shall be placed in an interest bearing escrow account by Cherry
Hill Township. Appeals from a determination of the Director may be made to the tax court in
accordance with the provisions of the State Tax Uniform Procedure Law, R.S.54:48-l et seq.,
within ninety (90) days after the date of such determination. Interest earned on amounts
escrowed shall be credited to the prevailing party.
G. Affordable Housing Trust Fund.
1. There is hereby created a separate, interest-bearing Affordable Housing Trust Fund to be
maintained by the Township chief financial officer (CFO) for the purpose of depositing
development fees collected from residential and non-residential developers and proceeds from
the sale of units with extinguished controls.
2. The following additional funds shall be deposited in the Affordable Housing Trust Fund and shall
at all times be identifiable by source and amount:
a. payments in lieu of on-site construction of affordable units;
b. developer contributed funds to make ten (10%) percent of the adaptable entrances in a
townhouse or other multistory attached development accessible;
c. net rental income from municipally operated affordable housing units;
d. repayments from affordable housing program loans;
e. recapture funds;
f. proceeds from the sale of affordable units; and
g. any other funds collected in connection with Cherry Hill Township’s affordable housing program.
3. Within seven (7) days from the opening of the Affordable Housing Trust Fund, Cherry Hill
Township shall provide COAH with written authorization, in the form of a third-party escrow
agreement between the municipality, and COAH to permit COAH to direct the disbursement of
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the funds as provided for in N.J.A.C. 5:97-8.13(b).
4. All interest accrued in the Affordable Housing Trust Fund shall only be used on eligible affordable
housing activities approved by COAH or the court having jurisdiction.
H. Use of Funds.
1. The expenditure of all funds shall conform to a Spending Plan approved by the Court. Funds
deposited in the Affordable Housing Trust Fund may he used for any activity approved by the
Court to address the Cherry Hill Township’s fair share obligation and may be set up as a grant or
revolving loan program. Such activities include, but are not limited to: preservation or purchase of
housing for the purpose of maintaining or implementing affordability controls, rehabilitation, new
construction of affordable housing units and related costs, accessory apartment, market to
affordable, or regional housing partnership programs, conversion of existing non-residential
buildings to create new affordable units, green building strategies designed to be cost saving
and in accordance with accepted national or state standards, purchase of land for affordable
housing, improvement of land to be used for affordable housing, extensions or improvements of
roads and infrastructure to affordable housing sites, financial assistance designed to increase
affordability, administration necessary for implementation of the Housing Element and Fair Share
Plan, or any other activity as permitted pursuant to N.J.A.C. 5:97-8.7 through 8.9 and specified in
the approved spending plan.
2. Funds shall not be expended to reimburse Cherry Hill Township for past housing activities.
3. At least thirty (30%) percent of all development fees collected and interest earned shall be used
to provide affordability assistance to low- and moderate-income households in affordable units
included in the Township Fair Share Plan. One-third of the affordability assistance portion of
development fees collected shall be used to provide affordability assistance to those households
earning thirty (30%) percent or less of median income by region.
a. Affordability assistance programs may include down payment assistance, security deposit
assistance, low interest loans, rental assistance. assistance with homeowners association or
condominium fees and special assessments, and assistance with emergency repairs.
b. Affordability assistance to households earning thirty (30%) percent or less of median income
may include buying down the cost of low or moderate income units in the municipal Fair Share
Plan to make them affordable to households earning thirty (30%) percent or less of median
income. The use of development fees in this manner shall entitle Cherry Hill Township to bonus
credits pursuant to N.J.A.C. 5:97-3.7.
c. Payments in lieu of constructing affordable units on site and funds from the sale of units with
extinguished controls shall be exempt from the affordability assistance requirement.
4. Cherry Hill Township may contract with a private or public entity to administer any part of its
Housing Element and Fair Share Plan, including the requirement for affordability assistance, in
accordance with N.J.A.C. 5:96-18.
5. No more than twenty (20%) percent of all revenues collected from development fees, may be
expended on administration, including, but not limited to, salaries and benefits for municipal
employees or consultant fees necessary to develop or implement a new construction program, a
Housing Element and Fair Share Plan, and/or an affirmative marketing program. In the case of a
rehabilitation program, no more than twenty (20%) percent of the revenues collected from
development fees shall be expended for such administrative expenses. Administrative funds may
be used for income qualification of households, monitoring the turnover of sale and rental units,
and compliance with COAH’s monitoring requirements. Legal or other fees related to litigation
opposing affordable housing sites or objecting to the Council’s regulations and/or action are not
eligible uses of the affordable housing trust fund.
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I.

Monitoring. Cherry Hill Township shall complete and return to COAH all monitoring forms included in
monitoring requirements related to the collection of development fees from residential and nonresidential developers, payments in lieu of constructing affordable units on site, funds from the sale of
units with extinguished controls, barrier free escrow funds, rental income, repayments from affordable
housing program loans, and any other funds collected in connection with Cherry Hill Township’s
housing program, as well as to the expenditure of revenues and implementation of the plan
approved by the court. All monitoring reports shall be completed on forms designed by COAH.

J. Ongoing Collection of Fees. The ability for Cherry Hill Township to impose, collect and expend
development fees shall expire with its judgment of compliance unless Cherry Hill Township has filed
an adopted Housing Element and Fair Share Plan with the Court, has petitioned for substantive
certification, and has received Court’s approval of its development fee ordinance. If Cherry Hill
Township fails to renew its ability to impose and collect development fees prior to the expiration of
judgment of compliance, it may be subject to forfeiture of any or all funds remaining within its
municipal trust fund. Any funds so forfeited shall be deposited into the “New Jersey Affordable
Housing Trust Fund” established pursuant to section 20 of P1.1985, c.222 (C.52:27D-320). Cherry Hill
Township shall not impose a residential development fee on a development that receives preliminary
or final site plan approval after the expiration of its substantive certification or judgment of
compliance, nor shall Cherry Hill Township retroactively impose a development fee on such a
development. Cherry Hill Township shall not expend development fees after the expiration of its
substantive certification or judgment of compliance.
SECTION 903. GUARANTEES & INSPECTIONS.
Before recording final subdivision plans, as a condition of final site plan approval, or as a condition of
issuing a zoning permit pursuant to N.J.S.A. 40:55D-65d, the Administrative Official, for the purpose of
assuring the installation and maintenance of on- and off-tract (pursuant to N.J.S.A. 40:55D-42)
improvements, shall require and accept in accordance with the standards adopted by this Ordinance, the
following:
A. Performance Guarantee. The furnishing of a performance guarantee in favor of the Township of
Cherry Hill in an amount not to exceed one hundred and twenty (120%) percent of the cost of
installation, which cost shall be determined by the Township Engineer according to the method of
calculation set forth in §904.B for improvements which the Board may deem necessary or
appropriate, including streets, grading, pavement, gutters, curbs, sidewalks, street lighting, shade
trees, surveyor's monuments, as shown on the final map and required by Map Filing Law (N.J.S.A.
46:23-9.9 et seq.), water mains, culverts, storm sewers, sanitary sewer or other means of sewage
disposal, drainage structures, erosion control and sedimentation control devices, public improvements
of open space and, in the case of site plans only, other on-site improvements and landscaping.
1. The municipal engineer shall prepare an itemized cost estimate of the improvements covered by the
performance guarantee, which itemized cost estimate shall be appended to each performance
guarantee posted by the obligor.
B. Maintenance Guarantee. Provision for a maintenance guarantee to be posted with the Township
Council for a period not to exceed two (2) years after final acceptance of the improvement, in an
amount not to exceed fifteen (15%) percent of the cost of the improvement, which cost shall be
determined by the Township Engineer according to the method of calculation set forth in §904.B. In
the event that other government agencies or public utilities automatically will own the utilities to be
installed or the improvements are covered by a performance or maintenance guarantee to another
government agency, no performance or maintenance guarantee, as the case may be, shall be
required by the municipality for such utilities or improvements.
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C. The time allowed for installation of the improvements for which the performance guarantee has been
provided may be extended by the Township Council by resolution. As a condition or as part of any
such extension, the amount of any performance guarantee shall be increased or reduced, as the case
may be, to an amount not to exceed 120% of the cost of the installation, which cost shall be
determined by the Township Engineer according to the method of calculation set forth in §904.B as of
the time of the passage of the resolution.
D. If the required improvements are not completed or corrected in accordance with the performance
guarantee, the obligor and surety, if any, shall be liable thereon to the Township for the reasonable
cost of the improvements not completed or corrected, and the Township may either prior to or after
the receipt of the proceeds thereof complete such improvements. Such completion or correction of
improvements shall be subject to the public bidding requirements of the Local Public Contracts Law,
P.L. 1971, c. 198 (N.J.S.A. 40A:11-1 et seq.).
E. Upon substantial completion of all required street improvements (except for the top course) and
appurtenant utility improvements, and the connection of same to the public system, the obligor may
request of the governing body, in writing, by certified mail addressed in care of the Township Clerk,
that the Township Engineer prepare, in accordance with the itemized cost estimate prepared by the
Township Engineer and appended to the performance guarantee, a list of all uncompleted or
unsatisfactory completed improvements. If such a request is made, the obligor shall send a copy of
the request to the Township Engineer. The request shall indicate which improvements have been
completed and which improvements remain uncompleted in the judgment of the obligor. Thereupon
the Township Engineer shall inspect all improvements covered by the obligor's request and shall file a
detailed list and report, in writing, with the Township Council, and shall simultaneously send a copy
thereof to the obligor not later than 45 days after receipt of the obligor's request.
F. The list prepared by the Township Engineer shall state, in detail with respect to each improvement
determined to be incomplete or unsatisfactory, the nature and extent of the incompleteness of each
incomplete improvement or the nature and extent of, and remedy for, the unsatisfactory state of each
completed improvement determined to be unsatisfactory. The report prepared by the Township
Engineer shall identify each improvement determined to be complete and satisfactory together with a
recommendation as to the amount of reduction to be made in the performance guarantee relating to
the completed and satisfactory improvement, in accordance with the itemized cost estimate prepared
by the Municipal Engineer and appended to the performance guarantee.
G. The Township Council, by resolution, shall either approve the improvements determined to be
complete and satisfactory by the Township Engineer, or reject any or all of these improvements upon
the establishment in the resolution of cause for rejection, and shall approve and authorize the amount
of reduction to be made in the performance guarantee relating to the improvements accepted, in
accordance with the itemized cost estimate prepared by the Township Engineer and appended to the
performance guarantee. This resolution shall be adopted not later than 45 days after receipt of the
list and report prepared by the Township Engineer. Upon adoption of the resolution by the Township
Council, the obligor shall be released from all liability pursuant to its performance guarantee, with
respect to those approved improvements, except for that portion adequately sufficient to secure
completion or correction of the improvements not yet approved; provided that 30% of the amount of
the performance guarantee posted may be retained to ensure completion and acceptability of all
improvements.
H. For the purpose of releasing the obligor from liability pursuant to its performance guarantee, the
amount of the performance guarantee attributable to each approved improvement shall be reduced
by the total amount for each such improvement, in accordance with the itemized cost estimate
prepared by the Township Engineer and appended to the performance guarantee, including any
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contingency factor applied to the cost of installation. If the sum of the approved improvements would
exceed 70% of the total amount of the performance guarantee, then the municipality may retain
30% of the amount of the total performance guarantee to ensure completion and acceptability of all
improvements, as provided above.
I.

If the Township Engineer fails to send or provide the list and report as requested by the obligor within
45 days from receipt of the request, the obligor may apply to the court in a summary manner for an
order compelling the Township Engineer to provide the list and report within a stated time, and the
cost of applying to the court, including reasonable attorney's fees, may be awarded to the prevailing
party.

J. If the governing body fails to approve or reject the improvements determined by the Municipal
Engineer to be complete and satisfactory or reduce the performance guarantee for the complete and
satisfactory improvements within 45 days from the receipt of the Township Engineer's list and report,
the obligor may apply to the court in a summary manner for an order compelling, within a stated
time, approval of the complete and satisfactory improvements and approval of a reduction in the
performance guarantee for the approvable complete and satisfactory improvements in accordance
with the itemized cost estimate prepared by the Township Engineer and appended to the
performance guarantee; and the cost of applying to the court, including reasonable attorney's fees,
may be awarded to the prevailing party.
K. In the event that the obligor has made a cash deposit with the Township or approving authority as
part of the performance guarantee, then any partial reduction granted in the performance
guarantee pursuant to this subsection shall be applied to the cash deposit in the same proportion as
the original cash deposit bears to the full amount of the performance guarantee.
L. If any portion of the required improvements is rejected, the Board may require the obligor to
complete or correct such improvements, and, upon completion or correction, the same procedure of
notification, as set forth in this section, shall be followed.
M. Nothing herein shall be construed to limit the right of the obligor to contest by legal proceedings any
determination of the Township Council or the Township Engineer.
N. The obligor shall reimburse the Township for all reasonable inspection fees paid to the Township
Engineer for the foregoing inspection of improvements; provided that the municipality may require of
the developer a deposit for the inspection fees in an amount not to exceed, except for extraordinary
circumstances, the greater of $500 or 5% of the cost of improvements, which cost shall be determined
pursuant to Section 15 of P.L. 1991, c. 256 (N.J.S.A. 40:55D-53.4). For those developments for which
the inspection fees are less than $10,000, fees may, at the option of the developer, be paid in two
installments. The initial amount deposited by a developer shall be 50% of the inspection fees. When
the balance on deposit drops to 10% of the inspection fees because the amount deposited by the
developer has been reduced by the amount paid to the Municipal Engineer for inspection, the
developer shall deposit the remaining 50% of the inspection fees. For those developments for which
the inspection fees are $10,000 or greater, fees may, at the option of the developer, be paid in four
installments. The initial amount deposited by a developer shall be 25% of the inspection fees. When
the balance on deposit drops to 10% of the inspection fees because the amount deposited by the
developer has been reduced by the amount paid to the Township Engineer for inspection, the
developer shall make additional deposits of 25% of the inspection fees. The Township Engineer shall
not perform any inspection if sufficient funds to pay for those inspections are not on deposit.
O. In the event that final approval is by stages or sections of development pursuant to Subsection a of
Section 29 of P.L. 1975, c. 291 (N.J.S.A. 40:55D-38), the provisions of this section shall be applied
by stage or section.
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P. To the extent that any of the improvements have been dedicated to the Township on the subdivision
plat or site plan, the municipal governing body shall be deemed, upon the release of any
performance guarantee required hereunder, to accept dedication for public use of streets or roads
and any other improvements made thereon according to site plans and subdivision plats approved by
the Board, provided that such improvements have been inspected and have received final approval
by the Township Engineer.
SECTION 904. CERTIFICATION OR GUARANTEE REQUIRED; ESTIMATE OF GUARANTEE.
A. Improvements to be Installed. No final plan shall be approved unconditionally by the Planning or
Zoning Board until the satisfactory completion and performance of all such required improvements
have been certified to the Board by the Township Engineer, unless the owner shall have filed with the
Township a performance guarantee sufficient in amount to cover the cost of all such improvements in
uncompleted portions thereof as estimated by the Township Engineer, and assuring the installation of
such uncompleted improvements on or before an agreed upon date.
B. Determination of Performance Guarantee Estimate.
1. Preparation of Estimate. A performance guarantee estimate shall be prepared by the Township
Engineer or the developer's engineer and approved by the Township Engineer, setting forth all
requirements for improvements as fixed by the Board and their estimated cost. The estimated cost of
the installation of improvements determined by the Township Engineer shall be based on documented
construction costs for public improvements prevailing in the general area of the Township. The
developer may appeal the Township engineer’s estimate to the Camden County Board of Appeals.
2. Improvements to be Guaranteed. Improvements shall be defined to include construction and
installation costs of grading, pavement, clearing, surveyor's monuments, drainage structure, storm
sewers, sanitary sewers and other means of sewage disposal, water mains, fire protection
features, streets, gutters, curbs, culverts, sidewalks, street lighting, shade trees, parking areas,
landscaping, street signs, sedimentation and erosion control devices, public improvements of open
space and other on-tract improvements and other improvements to be publicly dedicated. Any
improvements installed prior to the application for final approval that do not meet Township or
Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) shall be included in the
performance guarantee.
3. Appeal of Determination. The developer may appeal the Township Engineer's estimate to
Township Council. Township Council shall decide the appeal within forty-five (45) days of receipt
of the appeal in writing by the Township Clerk. After the developer posts a guarantee with the
Township based on the cost of the installation of improvements as determined by the Township
Council, she or he may institute legal action within one year of the posting in order to preserve the
right to a judicial determination as to the fairness and reasonableness of the amount of the
guarantee.
C. Determination of Maintenance Guarantee Estimate. The approved performance guarantee estimate
shall fix the maintenance requirements of the utilities and improvements to be installed and completed
by the developer. An approved surety company licensed in the State of New Jersey or cash bond
meeting the requirements herein may be furnished to secure the maintenance guarantee, or the
performance bond may be styled or amended to provide such security in reduced amount in keeping
with the requirements.
D. Performance & Maintenance Guarantee Approval.
1. The developer shall present two (2) copies of the performance and maintenance guarantees, in
an amount equal to the total of the approved performance guarantee estimate, for approval as
to form and execution by the Township Solicitor.
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2. The Township Solicitor shall forward his or her approval of the form of the performance and
maintenance guarantee for consideration for adoption by the governing body.
E. Bonding & Cash Requirements.
1. The performance guarantee shall be in the amount of the guarantee estimate as determined by
the Municipal Engineer and a performance bond should be issued with the applicant as principal.
The bond is to be provided by an acceptable surety company licensed in the State of New
Jersey, an irrevocable letter of credit drawn on a banking or savings and loan institution located
in and licensed in the State of New Jersey, or such other form of security as may be approved by
the Township Solicitor, or cash, or a certified check shall be deposited with the Township of Cherry
Hill by payment to the Township Treasurer.
2. The performance guarantee in favor of the Township shall be in an amount not to exceed one
hundred and twenty (120%) percent of the cost of the installation and improvements. The
Township Treasurer shall issue its receipt for such cash deposits and shall cause the same to be
deposited in a bank named by the Township for this purpose to be retained as security for
completion of all improvement requirements and to be returned to the developer on completion of
all required work and expiration of the period of maintenance guarantee or, in the event of
default on the part of the subdivider, to be used by the Township of Cherry Hill to pay the cost
and expense of obtaining completion of all requirements. Every bond, whether cash or surety,
shall contain a clause to the effect that the obligation shall remain in full force and effect until
such time as certification is received from the Township Engineer that the principal has met and
complied with all specifications and requirements for which said cash or surety bond has been
posted.
3. The performance guarantee shall be provided prior to the issuance of Zoning Permit, as
approved by the Administrative Officer and the Township Solicitor, per the standards for
residential and non-residential development, as described below.
a. Residential Development. For residential development, ten (10%) percent of the amount of
the approved performance guarantee estimates shall be deposited with the Township by the
applicant in cash. The remaining ninety percent (90%) may be surety bond or other securities
or guarantees approved by the Township Solicitor. In the event of default, the ten (10%)
percent fund herein mentioned shall be first applied to the completion of the requirements and
the surety shall thereafter be resorted to, if necessary, for the completion of the requirements.
The surety may recite the foregoing provisions. The Township Engineer's determination that
the principal has defaulted in her or his obligation shall be binding and conclusive upon the
principal.
b. Non-residential Development. For non-residential development, one hundred percent (100%)
of the performance guarantee estimates shall be deposited with the Township by the
applicant as a surety bond or other securities or guarantees approved by the Township
Solicitor.
4. Irrevocable letters of credit shall include, but not be limited to, the following provisions:
a. An unconditional payment obligation of the issuer running solely to the Township for an
express initial period of time in the amount determined pursuant to N.J.S.A. 40:55D-53; and
b. Is for a period of time of at least two (2) years; and
c. Permits the Township to draw upon the letter of credit if the developer fails to furnish another
letter of credit which complies with the provisions of this subsection thirty (30) days or more in
advance of the expiration date of the letter of credit or such longer period in advance
thereof as is stated in the letter of credit.
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F. Municipal Improvements. Sanitary sewerage improvements to be connected to the Township sanitary
sewer system or to be owned or maintained by the Township shall be approved by said Township, in
accordance with the design and performance standards set forth this ordinance and the requirements
of the Township Department of Engineering. Performance and maintenance guarantees in favor of
the Township Department of Engineering shall be required to assure proper construction and
installation of such sanitary sewerage improvements and facilities and shall be posted with the
Department of Engineering. All releases of Performance Guarantees posted for said sanitary
improvements shall be secured from the Department of Engineering in accordance with its regulations
and statute.
G. Public Utilities. No performance or maintenance guarantee shall be required for the installation of
utilities when the improvements have been or will be installed by the utility company involved.
SECTION 905. PRE-CONDITIONS TO COMMENCEMENT OF CONSTRUCTION.
A. Required Pre-Conditions. Except as otherwise provided in §905.B below, no construction of buildings,
structures, site improvements (whether on-site or off-site) or other work shall be commenced on any
site for which an approval is required pursuant to this Ordinance, until all of the following conditions
are met:
1. Approvals and Signatures. All required local, County and State approvals shall have been
obtained, including both preliminary and final approval, if required, and all required signatures
are obtained on the final plat and/or site plan, after review by the appropriate officials.
2. Notification of Construction Start. The Township Engineer shall be notified by the developer not
less than three (3) business days (excluding Saturdays and Sundays), in advance of the starting or
re-starting of site clearing, construction or other work.
3. Inspector to be Present. Except where prior permission has been granted by the Township
Engineer, no construction or work shall be performed unless the Township Engineer's inspector is
present to insure satisfactory progress and completion of the construction.
4. Tax Map Update for Subdivisions. A fee will be required in conjunction with updating the tax
maps, under N.J.S.A. 40:55D-8.
MINOR SUBDIVISION PLAN
Calculate, Protract & Apply to Maps
All Lines Removed (dimensions)
Address Change
Reduction of Maps (half size)
Photocopies & Letters
MISCELLANEOUS REVISIONS
Street Name Change
Dimension Change
Key Map Change

Tax Map Update for Subdivisions
MAJOR SUBDIVISION PLAN
Remove from Plat & Key Map
Calculate Entire Tract (survey) Protraction
$100.00 / lot
Match Plate Number
Surrounding Plate Changes
Key Map Changes
Detail on Existing plate (i.e. 400’-scale)
$20.00 / street
Reduction of Maps (half size)
$20.00 / change Photocopies & Letters
$20.00 fee

$45.00 /
lot

B. Required Pre-Conditions Under Preliminary Approval. In the event that a developer elects to perform
initial site construction of improvements based on a preliminary approval granted by the Planning
and/or Zoning Board, construction may be commenced only after a revised preliminary plan has
been submitted and signed, incorporating all conditions of approval required as a result of the public
hearing and the resolution granting said preliminary approval. The developer shall still comply with
§905.A as preconditions prior to the commencement of work.
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1. Minor Subdivision. In the case of a minor subdivision, in the event that the developer elects to
complete all improvements without posting the performance guarantee required by §904; no
construction shall be commenced until a revised plan is submitted and signed, incorporating all
conditions of approval as above. The developer shall still post the inspection escrow and notify
the Township Engineer prior to commencement of work. Whether or not an inspection escrow is
required, all site improvements under this subsection must be completed prior to the issuance of a
Certificate of Occupancy, or within one hundred and twenty (120) days of a temporary
Certificate of Occupancy if the performance guarantee covering the balance of the uncompleted
improvements has been posted.
2. Relationship to UCC. The enforcement provisions of §1101 shall be in addition to any other
requirements of the Uniform Construction Code (UCC), as it may be amended or superseded, and
the regulations promulgated pursuant thereto, governing construction permits. Nothing in this
Ordinance shall relieve the developer or the contractors performing the work and construction
from complying with all of the Uniform Construction Code requirements as enforced by the
Township Construction Official.
C. Stop Construction Orders. In the event that construction, including clearing, on any lands, buildings,
structures, site improvements (whether on-site or off-site) or other work by any owner or developer of
any site for which approval is required pursuant to this Ordinance, is commenced or continued
contrary to the provisions of the Municipal Land Use Law, this Ordinance, or the conditions of any
approval granted by any official, Board, or other entity pursuant to this Ordinance, or in violation of
any denial of approval by said Official, Board, Mayor or his/her designees (including the Municipal
Engineer and the Director of Community Development) may issue a written, dated stop construction
order that shall require that construction shall immediately cease and shall further include the
conditions upon construction may be resumed. The order shall be served on the owner or developer
of the site, or the holder of the approval, in person or by certified mail, return receipt requested. If
the owner, developer, or holder of the approval is not known or cannot be located, the notice may be
served on the person in charge of, or apparently in charge of, the construction. No construction or
work shall continue after service of a stop construction order, and construction shall not be resumed
without written, dated permission of the Administrative or Construction Official (or her or his designee)
removing or lifting the stop construction order.
D. Staging & Completion of Improvements Installation.
1. Staging Schedule. In the case of major subdivisions, at the same time of granting final subdivision
approval, the applicant shall submit a construction schedule to the Township Engineering
Department for approval, establishing the scheduling and timing of installation of all
improvements covered by the performance guarantee. The approved schedule shall be required
for the protection of the interest of the public and of the residents, occupants and owners of the
proposed development in the total completion of the project. The schedule shall be included in
the resolution granting final approval and completion of the improvements in accordance with the
schedule shall be a condition of approval.
2. Completion of Improvements. Unless otherwise approved by the Planning or Zoning Board, based
on the size of the development, specific site conditions, or improvements proposed, said schedule
shall provide for all improvements to be completed within two (2) year period. The schedule shall
be based on the performance guarantee estimate, as prepared by the Township Engineer at the
time of final approval, in relation to the proposed number of construction permits for the project,
and shall require at a minimum that prior to the time that seventy-five (75%) percent of the
construction permits are issued for the project, seventy-five (75%) percent of the improvements as
set forth in the performance guarantee estimated shall be installed, inspected, and the
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performance guarantee reduced in that amount by the governing body.
3. Completion of Improvements by Plan Section. In the event that final approval is granted by
sections, then the provisions of subsection §905.F, hereinabove, shall apply by sections. Prior to
the granting of final approval for a subsequent section of the project, the Planning Board may
require:
a. A report from the Township Engineer certifying that the developer is in compliance with the
schedule previously adopted for a prior section; and
b. In the event that all of the certificates of occupancy have been issued for a prior section that
all improvements have been completed for that section.
4. Failure to Meet Schedule. At any time that the developer is not in compliance with the schedule
required pursuant to this subsection, the governing body, at the request of the Planning Board, or
upon its own motion based on information submitted by the Township Engineer, may order that the
issuance of any further construction permits be suspended until certain, specified improvements
are completed and certified by the Township Engineer as complete. The suspension of permits
may be pursued independently or in conjunction with a formal declaration of default and action
against the developer's performance guarantee for projects that received final approval prior to
the effective date of this Ordinance, but are still under construction at the time of adoption
hereof, the provisions of this subparagraph shall apply and construction permits may be withheld
and/or default declared if the Township Engineer reports that the developer has received final
approval in new sections and the improvements have not been completed in prior sections in which
certificates of occupancy have been issued.
5. Conveyance of Public Easements and Open Space. Prior to the approval by the governing body
of the final reduction and release of the performance guarantee, all easements and open space
shall be conveyed to the Township, or such other guarantee, as specified on the final plan, by
deed containing a metes and bounds legal description.
6. Extension of Time of Installation of Improvements. The time allowed for installation of the
improvements for which a performance guarantee has been provided, may be extended by the
governing body by resolution only upon written request of the developer. As a condition or part
of any such extension, the amount of any performance guarantee shall be increased or reduced,
as the case may be, to an amount not to exceed one hundred and twenty percent (120%) of the
cost of the remaining construction and improvements to be installed as determined as of the time
of the passage of the resolution.
E. As-Built Plans. After completion of construction of the improvements covered by the performance
guarantee, and prior to final acceptance by the Township of any improvements, the developer shall
have the approved, final development plans and profiles to be updated to show "as-built" conditions.
An as-built plan shall be submitted that indicates the constructed conditions and/or location of:
1. Final grading;
2. Roads;
3. Curbing
4. Sidewalks, bicycle, or other pedestrian path;
5. Utilities;
6. Building location;
7. Driveways and parking lots;
8. Stormwater management facilities, including as-built topographic contours & volume calculations;
9. Walls and fences; and
10. Other structures deemed pertinent by the Township Engineer.
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One electronic set and three (3) sets of record prints shall be furnished; two (2) to the Administrative
Officer and one (1) to the Township Engineer. "As-built" plans shall be signed and sealed by a
Professional Engineer or Land Surveyor, as the case may be, of the State of New Jersey.
F. Default by Developer of the Installation of Public Improvements.
1. If the required improvements are not completed or in accordance with the performance
guarantee, the obligor and surety, if any, under the performance guarantee shall be liable
thereon to the Township for the cost of the improvements not completed or corrected. The
Township may either prior to or after receipt of the proceeds thereof, complete the improvements.
For purposes of this subsection, "default" shall mean failure to install the improvements in
accordance with Township standards of construction, including but not limited to, failure to install
the improvements:
c. Prior to the expiration of the performance guarantee;
d. within the time schedule established pursuant to §905.D;
e. in accordance with the terms and conditions of the Resolution granting approval; and/or
f. in accordance with any applicable provision of N.J.S.A. 40:55D-53.
2. Basis for Action. The Township Engineer's certification that the developer has defaulted in
compliance with the required standard of construction and installation of improvements shall be
the basis for governing body action which rejects the improvement, withholds approval, withholds
construction permits, or formally declares default and authorizes Township collection on the
performance guarantee.
G. Acceptance of Improvements. The approval of any plan under this Ordinance or the reduction of any
performance guarantee by the approving authority shall in no way be construed as acceptance of
any street, drainage systems, or other improvements required by this Ordinance, nor shall such plan
or performance guarantee reduction obligate the Township in any way to maintain or exercise
jurisdiction over such street, drainage system, or other improvements. Acceptance of any street,
drainage system or the improvements shall be implemented only by favorable action of the
governing body in accordance with the provisions set forth in N.J.S.A. 40:55D-53. No improvements
shall be accepted by the governing body unless and until the following conditions have been met:
1. The Township Engineer shall have certified in writing to the governing body that all of the
improvements are complete and that the improvements are complete and that the improvements
fully comply with the requirements of this Ordinance and any approval granted pursuant thereto.
2. A maintenance guarantee has been posted and approved in accordance with §904.D.
3. As-built plans have been submitted in accordance with §905.E.
H. Acceptance of Publicly Dedicated Streets. A publicly dedicated street shall be deemed accepted by
the municipality when Township Council grants full release of the performance guarantee and
acceptance of the maintenance guarantee, and adopts the appropriate ordinance.
I. Acceptance of Street Lighting on Publicly Dedicated Streets. The Township shall accept responsibility
for the costs of street lighting on publicly dedicated streets within thirty (30) days upon written notice
when the following conditions have been fulfilled by the developer:
1. The street lights have been connected to a public utility;
2. The street lights have been installed and accepted for service by the public utility; and
3. Certificates of occupancy have been issued for at least fifty (50%) percent of the dwelling units
and fifty (50%) percent of the floor area of the non-residential uses by section or phase of
development.
Compliance by the Township with the provisions of this subsection shall not be deemed to constitute
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acceptance of the street by the Township.
J. Penalties. In addition to the penalties for violation of this Ordinance as set forth in §1103 of this
Ordinance, the Township Engineer is specifically authorized to require the replacement and
reconstruction of any construction, including clearing, of any land, buildings, structures, site
improvements (whether on-site or off-site) or other work commenced or continued on any site for
which an approval is required pursuant to this Ordinance in violation of any stop construction order
pursuant to §905.C; the conditions as set forth in §905.A; or the standards for construction as
established by the Township.
SECTION 906. OFF-TRACT IMPROVEMENTS RECAPTURE.
A. When Required. Whenever an application for development requires the construction of off-tract
improvements that are clearly, directly, and substantially related to or necessitated by the proposed
development, the Planning Board or Zoning Board of Adjustment, as the case may be, shall provide
as a condition of final site plan or subdivision approval, that the applicant shall pay the pro rata
share of such off-tract improvements. Off-tract improvements shall include water, sanitary sewer,
drainage and street improvements, including such easements as are necessary; or as may otherwise
be permitted by law. The applicant shall either install the off-tract improvements or pay the pro rata
cost to the Township, at the sole discretion of the municipality.
B. Determination of Cost. When off-tract improvements are required, the Township Engineer shall
calculate the cost of such improvements, in accordance with the procedures for determining
performance guarantee amounts in §904. Such costs may include, but not be limited to, any or all
costs of: planning, surveying, permit acquisition, design, specification, property and easement
acquisition, bidding, construction, construction management, inspection, legal, and other common and
necessary costs for the construction of improvements. The Township Engineer shall also determine the
percentage of off-tract improvements that are attributable to the applicant's development proposal
and shall expeditiously report her or his findings to the approving authority and the applicant.
C. Improvements Required Solely for Applicant's Development. Where the need for an off-tract
improvement is necessitated by the proposed development and no other property owners receive a
special benefit thereby, where no planned capital improvement by a governmental entity is
contemplated, or the improvement is required to meet the minimum standard of the approving
authority, the applicant shall be solely responsible for the cost and installation of the required offtract improvements.
D. Improvements Required for Applicant's Development and Benefiting Others. Where the off-tract
improvement would provide capacity in infrastructure in excess of the requirements in subsection -C,
above, the applicant shall be eligible for partial reimbursement of costs for providing such excess.
The calculation of excess shall be based on an appropriate and recognized standard for the off-tract
improvement being constructed, including, but not limited to, gallonage, cubic feet per second, and
number of vehicles. Nothing herein shall be construed to prevent a different standard from being
agreed to by the applicant and the Township Engineer. The process, procedures, and calculation
used in the determination of off-tract costs shall be memorialized in a municipal developer's
agreement to be reviewed and approved by the Township Solicitor who may request advice and
assistance from the Planning Board Solicitor.
Future developers benefiting from the excess capacity provided by the initial developer shall be
assessed their pro rata share of off-tract improvement cost based on the same calculation used in the
initial calculation. Such future developers shall pay their assessment plus a two percent (2%)
administration fee to the Township, not to exceed two-thousand ($2,000.00) dollars, at the time of
the signing of the final site and/or subdivision plan as a condition precedent to such signing. The
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Township shall forward the assessment payment to the initial developer within ninety (90) days of
such payment.
E. Performance & Maintenance Guarantee. The applicant shall be required to provide, as a condition
of final approval, a performance guarantee for the off-tract improvements in accordance with
N.J.S.A. 40:55D-53 and §904, hereinabove. After the performance guarantee release, a
maintenance guarantee must be issued.
F. Certification of Costs. Once the required off-tract improvements are installed and the performance
bond released, the developer shall provide a certification to the Township Engineer of the actual costs
of the installation. The Township Engineer shall review the certification of costs and shall either accept
them, reject them, or conditionally accept them. In the review of costs, the Township Engineer shall
have the right to receive copies of invoices from the developer sufficient to substantiate the
certification. Failure of the developer to provide such invoices within forty-five (45) days of the
Township Engineer's request shall constitute forfeiture of the right of future reimbursement for
improvements that benefit others.
G. Time Limit for Reimbursement. Notwithstanding any other provision to the contrary, no reimbursement
for the construction of off-tract improvements providing excess capacity shall be made after ten (10)
years has elapsed from the date of the acceptance of the certification of costs by the Township
Engineer.
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