
                                            Resolution No: 2025-06-02
RESOLUTION OF THE PLANNING BOARD OF THE TOWNSHIP OF 

CHERRY  HILL  ADOPTING A HOUSING ELEMENT AND FAIR SHARE 

PLAN FOR ROUND FOUR 

WHEREAS, the  Township of Cherry Hill (hereinafter the “Township” or “Cherry Hill”) 

has a demonstrated history of voluntary compliance as evidenced by the entry of prior rounds 

Judgments of Repose, including the entry of a Judgment of Repose, dated June 27, 2016, approving 

the Township’s Housing Element and Fair Share Plan for Round 3; and 

WHEREAS, in March of 2024, Governor Murphy signed amendments to the New Jersey 

Fair Housing Act, N.J.S.A. 52:27D-301 et seq. (hereinafter “FHA II”) and 

WHEREAS, FHA II established a procedure by which municipalities can secure approval 

of a Housing Element and Fair Share Plan; and 

 WHEREAS, that procedure contemplated that municipalities would adopt a resolution by 

January 31, 2025 committing to a fair share number and then file a declaratory relief action within 

48 hours from adoption of said resolution.  Thereafter, a Round 4 Housing Element and Fair Share 

Plan had to be filed by June 30, 2025 and that plan had to be filed within 48 hours with the 

Affordable Housing Dispute Resolution Program (the “Program”); and 

WHEREAS, the Township adopted a resolution by January 31, 2025 committing to a fair 

share number and the Township also filed a declaratory relief action within 48 hours from adoption 

of the resolution; and 

 WHEREAS, the Township has requested the Cherry Hill Planning Board consider for 

adoption a Round 4 Housing Element and Fair Share Plan covering the period July 1, 2025 thru 

June 30, 2035 and then file the duly adopted Housing Element and Fair Share Plan with the 

Program within 48 hours; and 

WHEREAS, accordingly, the Township’s affordable housing planning consultant, Robyn 

Welch P.P., A.I.C.P, of Burgis Associates, Inc. has prepared a Round 4 Housing Element and Fair 

Share Plan (hereinafter “HEFSP” or “Plan”) to address the Township’s affordable housing 

obligations under FHA II, which was entered into evidence as Exhibit PB-1; and 

WHEREAS, in accordance with the provisions of N.J.S.A. 40:55D-13 of the MLUL, the 

Planning Board scheduled a public hearing on the HEFSP for June 16, 2025 at 7:30 p.m. which 

public hearing was held remotely as set forth in the Public Notice published May 25, 2025; and 

WHEREAS, in accordance with the provisions of N.J.S.A. 40:55D-13 of the MLUL, the 

Planning Board published a notice of this public hearing in the Township’s official newspaper at 

least ten (10) days before the scheduled date for the public hearing and served a copy of this notice 

upon the Camden County Planning Board and upon the New Jersey Office of Planning Advocacy 

along with a copy of the Plan and also served a copy of the notice upon the Clerks of all 

municipalities adjoining the Township; and  

WHEREAS, a copy of the HEFSP was placed on file with the Planning Board Secretary 

and was available for public review at least ten days before the scheduled date for the public 

hearing; and   



WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Planning 

Board held a public hearing on the Housing Element and Fair Share Plan on June 16, 2025; and 

WHEREAS, at the public hearing, Robyn Welch, PP, AICP, provided professional 

planning testimony regarding the HEFSP, which was marked into evidence as Exhibit PB-2, and 

the Board gave members of the public the opportunity to provide their questions and comments 

about the Plan; and   

WHEREAS, the Planning Board after considering the testimony of all interested parties 

and considering the HEFSP, determined that the Housing Element and Fair Share Plan is consistent 

with the goals and objectives of the current Master Plan of Cherry Hill, and that adoption and 

implementation of the Plan is in the public interest, protects public health and safety, promotes the 

general welfare and is consistent with the provisions of the FHA-II. 

NOW, THEREFORE, upon motion duly made and seconded, BE IT RESOLVED by 

the Planning Board of Cherry Hill, County of Camden, State of New Jersey, that the Planning 

Board hereby adopts the Housing Element and Fair Share Plan attached hereto by a vote of seven 

(7) in favor and none (0) opposed.

NOW, THEREFORE, BE IT FURTHER RESOLVED by the Planning Board of Cherry 

Hill, New Jersey that the Planning Board hereby directs the affordable housing attorney for Cherry 

Hill to file the duly adopted Housing Element and Fair Share Plan with the Program, an entity 

created by the amended FHA-II, within 48 hours of adoption and to present and recommend the 

duly adopted Housing Element and Fair Share Plan to Cherry Hill Council for endorsement. 

BE IT FURTHER RESOLVED that Cherry Hill’s affordable housing attorney is 

authorized to pursue approval of the Housing Element and Fair Share Plan as required and submit 

such additional documents as may be necessary or desirable in an effort to secure such approval.  

DATED:  June 16, 2025 

____________________________ 

JACOB RICHMAN, PP, AICP  

Planning Board Secretary 

CERTIFICATION 

This Resolution of Memorialization being adopted by action of the Planning Board on this 

16th day of June, 2025, is a true copy of the action taken by the Board at its meeting held on June 

16, 2025.  

DATED:  June 16, 2025 

____________________________ 

JACOB RICHMAN, PP, AICP 

Planning Board Secretary 
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The Supreme Court of New Jersey has established that every municipality has an 
obligation to provide for its fair share of affordable housing. A Housing Element & Fair 
Share Plan serves as the blueprint for how a municipality will address its fair share of 
affordable housing. It provides an overview of local demographics, housing, and 
employment conditions, identifies the municipal affordable housing obligation, and 
establishes the mechanisms that will allow opportunities for affordable housing within the 
community.  

The following 2025 Housing Element and Fair Share Plan (HE&FSP) has been prepared 
for the Township of Cherry Hill (“Township”). This plan is designed to outline the manner 
in which the Township will address its affordable housing obligations in accordance with 
recently enacted changes to the Fair Housing Act (known as FHA-2). As discussed in 
greater detail herein, the Township’s obligations are derived from a variety of different 
sources, including the Council on Affordable Housing (COAH), prior Court-approved 
Judgments of Compliance and Repose and settlement agreements with Fair Share 
Housing Center (FSHC), and most recently from Fourth Round obligation calculations 
provided by the New Jersey Department of Community Affairs (DCA). 

The Township’s affordable housing obligations are summarized as follows: 

Table 1: Affordable Housing Obligations Summary 
Category Obligation 

Present Need (Rehabilitation)  378 
Prospective Need (New Construction):  
     First & Second Round Obligation (1987-1999) 1,829 
     Third Round Obligation (1999-2025) 1,000 
     Fourth Round Obligation (2025-2035) 571 

 

As noted above, the Township of Cherry Hill has a Cumulative First, Second and Third 
Round Prospective Need (new construction) obligation of 2,829 units for the period 
between 1987 to 2025. The Township has prepared a number of Housing Elements and 
Fair Share Plans over the years to address its affordable housing obligations, including 
most recently in March of 2016, which was prepared pursuant to a 2015 Settlement 
Agreement with FSHC.  

In June of 2016, Cherry Hill received a Judgment of Compliance and Repose (JOR), which 
established a Realistic Development Potential (RDP) of 1,912 units and Unmet Need of 
917 units. The RDP is the portion of the Prospective Need obligation that must be 
affirmatively addressed, as determined through a Vacant Land Adjustment (VLA) analysis, 
whereas the Unmet Need is the difference between the Prospective Need obligation and 
the RDP. The Unmet Need involves a lower standard, as the entire Unmet Need does not 
have to be fully satisfied. The Township proposed to address its 1,912-unit RDP obligation 
through a variety of mechanisms, inclusive of 1,639 actual units and 478 bonus credits, for 
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a total of 2,117 credits. These mechanisms are detailed in the Township’s Cumulative First, 
Second and Third Round Prospective Need Compliance Chart approved as part of its 
2016 JOR, which is included as Appendix A of this plan.   

As shown thereon, the Township estimated it would have 205 excess credits to apply 
toward its Unmet Need (based on 2,117 credits minus the 1,912 RDP obligation). After 
applying these 205 excess credits against the 917-unit Unmet Need, the remaining Unmet 
Need was estimated to be 712 units. However, as will be discussed in more detail in the 
body of this plan, it was determined in the course of preparing this 2025 HE&FSP that 55 
of these 205 excess credits are not affordable housing units eligible for credit. As such, 
the number of excess credits eligible to be applied toward the Township’s Unmet Need of 
917 units has been reduced from 205 to 150, as shown in the amended Cumulative First, 
Second and Third Round RDP Compliance Chart below.  

Table 2: Cumulative First, Second & Third Round RDP Compliance Chart (Amended) 
DDevelopment  FFor 

SSale  
RRental  SSpecial 

NNeeds/Supportive  
VVery 
LLow  

SSenior  UUnits  BBonus 
CCredits  

BBonus 
TType  

TTotal 
CCredits  

Prior Cycle Credits:          
          Credits Without Controls 31      -  -                             -        -           31     31 
          Alternate Living -       4 4                             4        -           4               4  
          Village at St. Mary's -         -           45               -        104 149            149 
Jewish Federation (Saltzman) -  104  -  -  104  104      104  
Gesher House (Dubin) -  74  -  -  74  74     74  
Sergi Farms -  120  -  -  -  120  120  FR  240  
Sergi Commons (MSAA Commons) -  24  24  24  -  24  24  SN/S  48  
Brunetti (Burrough’s Mills) -  36  -  - -  36  36  FR  72  
Legnola (Everlast/Quest Builders) 2  -  - - -  2      2  
ARHAT -  38  - - - 38 38 FR  76 
Scattered Site Sales 23  - - - - 23     23 
Alternative Living -  - 56 56 - 56 56 SN/S  112 
Dwell At Cherry Hill -  35 - - - 35 35 FR  70 
Garden State Park - Complete & Planned 20 194 - - 105 214 12 FR 226 
Centura 32  - - - - 32     32 
Benedict's Place -  74 - - 74 74 18 AR/S  92 
St. Thomas Apartments -  6 - - 6 6     6 
The Grand -  3 - 1 - 3 3 FR 6 
Least Cost Housing 114 - - - - 114     114 
Regency Court (Twin Oaks) -  7 7 7 - 7 6 SN/S  13 
Spring Hills -  15 15 15 15 15     15 
Group Homes 2013 -  35 35 35 - 35     35 
Group Homes 2015 -  17 - 17 - 17     17 
Evans Francis Estates (EFE) -  53 7 7 - 53 53 FR  106 
Probuild (Evans Mills) -  23 - 3 - 23     23 
Hampton Road Redevelopment -  45 - 6 - 45 45 FR  90 
Park Boulevard Redevelopment -  29 - 4 - 29 29 FR  58 
Victory Redevelopment  -  56 - 7 - 56  3 FR 59 
Coastline Assisted Living -  6 - 6 6 6 

 
  6 

Village at St. Mary's Extension of Controls -  149 45 - 104 149     149 
ARHAT -  10 - - - 10     10 

TTotal  2222    11,1557  2238  11922  5592  11,5584  4478      22,0062  
CCaps                  7707        4478          

CCumulative Round  11, 2 & 3  RRDP  11,912   
EExcess credits over RDP  1150    

Bonus Types: AR/S = Age-Restricted/Senior; FR = Family Rental; R = Rental; SN/S Special Needs Supportive Housing 
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The 150 excess credits over and above the Township’s Cumulative First, Second and Third 
Round RDP obligation therefore reduce the 917-unit Unmet Need to 767. As set forth in 
the 2016 JOR, the mechanisms proposed to address this Unmet Need included 54 special 
needs and senior units that have since been constructed (JFED/Weinberg Commons), the 
creation of two new transit-oriented development overlay zones (Golden Triangle and 
PATCO) which together allow for the construction of up to 265 affordable units, and a 
Township-wide mandatory set-aside ordinance requiring affordable housing to be 
incorporated as part of any new multi-family development.  

In addition to the plan components identified above, the June 2016 Order granting the 
Judgment of Compliance and Repose also required the Township to create an 
opportunity for 37 additional units of family affordable housing. This was later amended 
via a consent order dated March 25, 2022, which states that the Township shall be 
considered to have satisfied its obligation to “create an opportunity for affordable 
housing” if these 37 affordable units are incorporated into one or more strategies 
specifically identified therein, one of which was a proposed Redevelopment Plan or 
Overlay Zone approved by the Planning Board and recommended to the Township 
Council for the properties located at 2100-2110 Route 38 (Block 285.03 Lots 2 and 3).   

On November 20, 2023, the Township Planning Board complied with the terms of the 
consent order and recommended to the Township Council that a proposed ordinance be 
adopted for a new Residential-Inclusionary Mixed Use (RIMU) Overlay Zone on Block 
285.03 Lots 2 and 3 which allows for the creation of at least 37 family affordable units. 

The Township’s First, Second and Third Round Unmet Need is explored more broadly in 
Section 4 of this plan. 
 

Governor Murphy signed the A-40/S-50 Bill into law on March 20, 2024 after the Senate 
and Assembly adopted it. This legislation (hereinafter “FHA-2” or “Act”) amended the Fair 
Housing Act (FHA) by abolishing COAH and created a new process that involved the 
creation of a new entity known as the Affordable Housing Dispute Resolution Program 
(hereinafter “the Program”), as well as the DCA and the Administrative Office of the 
Courts (AOC). 

FHA-2 directed the DCA to calculate the Present Need (rehabilitation) and the Prospective 
Need (new construction) obligations for Round Four based upon the standards set forth 
in the Act. The DCA issued its report on October 18, 2024, and, in accordance with the 
Act, made clear that the obligations generated by the report were advisory only and non-
binding. For Cherry Hill, the DCA Report identified a Present Need of 378 and a 
Prospective Round Four Need of 571. 

Since the DCA report is non-binding, each municipality had the opportunity to study and 
define why its obligations should be different based on the standards in the Act. 
However, the Township ultimately adopted a binding resolution on January 27, 2025 
which committed to the present and prospective need obligations identified by DCA. 
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The January 27, 2025 resolution further noted that the Township reserved the right to 
seek an adjustment of its Fourth Round Prospective Need number based upon a lack of 
vacant, developable and suitable land. Accordingly, the Township undertook a detailed 
analysis to determine if there were any changed circumstances since the 2016 JOR that 
would warrant a recalibration of Cherry Hill’s RDP. At this time, the Township concludes 
that three properties represent a changed circumstance requiring a Fourth Round RDP 
obligation. Together, these three properties generate a total Fourth Round RDP obligation 
of 34 units. 

The Township proposes to address its 34-unit Fourth Round RDP obligation with a 
combination of 26 actual units (including family rental units, age-restricted rental units, 
and special needs units), and 8 eligible bonus credits, as summarized in Table 3 below.   

Table 3: Plan Components Satisfying Fourth Round RDP 
Plan Component Units Bonus Total Status 

VOA Age-Restricted (senior rentals)  6 0 6 Approved 
VOA Non-Age Restricted Special Needs (rentals) 7 2* 9 Approved 
Habitat for Humanity Site (family for-sale) 1 0 1 In 

Progress 
ARHAT (family rentals) 7 6** 13 Completed 
Additional ARHAT to be Acquired (family rentals) 5 0 5 Proposed 

Total 26 8 34  
*: 1.0 bonus credit for each unit special needs/supportive housing unit, per FHA-2, up to the 25% bonus cap. 

**: 1.0 bonus credit for each market-to-affordable unit, per FHA-2, up to the 25% bonus cap. 
  

The Township’s 34-unit Fourth Round RDP obligation results in a Fourth Round Unmet 
Need of 537 units. The Township proposes to address its 537-unit Fourth Round Unmet 
Need as identified in Table 4 below. 

Table 4: Fourth Round Unmet Need Components 
Plan Component 

 
Units 

 
Excess Units from VOA (senior/special needs rentals) 51 
Excess Units from JFED (senior rentals) 104 
Additional Group Home Bedrooms (special needs rentals) 73 
ARHAT (family rentals) TBD 
Mandatory Set-Aside Ordinance  TBD 
Development Fee Ordinance TBD 
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Accordingly, the remainder of this 2025 HE&FSP is divided into the following sections: 

 Section 1: Introduction 
The first section of the 2025 HE&FSP provides an introduction to affordable 
housing. It summarizes what affordable housing is, offers an overview of the 
history of affordable housing in the State, and explains the role of a housing 
element and fair share plan. 

 Section 2: Housing Element 
Section 2 contains the Housing Element for the Township of Cherry Hill. It offers a 
community overview of the Township, as well as background information 
regarding its population, housing, and employment characteristics. It also 
provides projections of the Township’s housing stock and employment.   

 Section 3: Fair Share Obligation 
Next, Section 3 provides an overview of the Township’s fair share obligation. It 
includes a brief history of the methodologies utilized to calculate affordable 
housing obligations throughout the State. 

 Section 4: Fair Share Plan 
Finally, Section 4 details the manner in which the Township has addressed its 
Cumulative First, Second and Third Round Obligation, how it will address its 
Fourth Round Present Need and Prospective Need Obligations, and how same is 
consistent with the FHA, applicable COAH and UHAC regulations, and State 
planning initiatives.  
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The following section provides an introduction to affordable housing. It summarizes what 
affordable housing is, offers an overview of the history of affordable housing in the State, 
and explains the role of a housing element and fair share plan. 

Affordable housing is income-restricted housing that is available for sale or for rent. 
Typically, affordable housing is restricted to very-low, low-, and moderate-income 
households. These categories are derived from median regional income limits established 
for the State. New Jersey is delineated into six different affordable housing regions. 
Cherry Hill is located in Region 5 which includes Burlington, Camden and Gloucester 
counties.  

 
Earn 50-80% of the 

region’s median income 

 
Earn 30-50% of the 

region’s median income 

 
Earn up to 30% of the 

region’s median income 

Regional income limitations are updated every year, with different categories established 
for varying household sizes. Table 5 identifies the 2024 regional income limits by 
household size for Region 5. As shown, a three-person family with a total household 
income of no greater than $82,584 could qualify for affordable housing in the Township’s 
region. 

Table 5: 2024 Affordable Housing Region 5 Income Limits by Household Size 
Income Level 2 Person 3 Person 4 Person 5 Person 
Median $91,760 $103,230 $114,700 $123,876 
Moderate $73,408 $82,584 $91,760 $99,101 
Low $45,880 $51,615 $57,350 $61,938 
Very-Low $27,528 $30,969 $34,410 $37,163 

One of the most common forms of affordable housing is inclusionary development, in 
which a certain percentage of units within a multifamily development are reserved for 
affordable housing. Affordable housing can be found in a variety of other forms, 
including but not limited to: 100% affordable housing developments, deed-restricted 
accessory apartments, alternative living arrangements such as special need/supportive 
housing or group homes, assisted living facilities, and age-restricted housing.  



 

~ 7 ~ 

The history of affordable housing in New Jersey can 
be traced back to 1975, when the Supreme Court 
first decided in So. Burlington Cty. NAACP v. 
Township of Mount Laurel (known as Mount Laurel 
I) that every developing municipality throughout 
New Jersey had an affirmative obligation to provide 
for its fair share of affordable housing. In a 
subsequent Supreme Court decision in 1983 (known 
as Mount Laurel II), the Court acknowledged that 
the vast majority of municipalities had not 
addressed their constitutional obligation to provide 
affordable housing. 

As such, the Court refined this obligation to 
establish that every municipality had an obligation, 
although those within the growth area of the State 
Development and Redevelopment Plan (SDRP) had 
a greater obligation. The Court also called for the 
State legislature to enact legislation that would save 
municipalities from the burden of having the courts 
determine their affordable housing needs. The 
result of this decision was the adoption of the Fair 
Housing Act in 1985, as well as the creation of the 
New Jersey Council on Affordable Housing (COAH), 
which became the State agency responsible for 
overseeing the manner in which New Jersey’s 
municipalities address their low- and moderate-
income housing needs. 

COAH proceeded to adopt regulations for the First 
Round obligation, which covered the years 1987 to 
1993. It also established the Second Round 
housing-need numbers that cumulatively covered 
the years 1987 through 1999. Under both the First 
and Second Rounds, COAH utilized what is 
commonly referred to as the “fair share” 
methodology. COAH utilized a different 
methodology, known as “growth share,” beginning 
with its efforts to prepare Third Round housing-
need numbers. The Third Round substantive and 
procedural rules were first adopted in 2004.  

  

2015: Mount Laurel IV

COAH defunct and moribund. All 
affordable housing matters to be heard 

by courts

1986: Mount Laurel III

Every municipality has an obligation if 
any portion of municipality was within 
the “Growth Share Area” of the State 

Development and Redevelopment Plan

1983: Mount Laurel II

Every municipality has an obligation if 
any portion of municipality was within 
the “Growth Share Area” of the State 

Development and Redevelopment Plan

1975: Mount Laurel I

Every developing municipality has an 
affordable housing obligation
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These regulations were challenged and in January 
2007, the Appellate Division invalidated various 
aspects of these rules and remanded considerable 
portions of the rules to COAH with the directive to 
adopt revised regulations. 

In May 2008, COAH adopted revised Third Round 
regulations which were published and became 
effective on June 2, 2008. Coincident to this 
adoption, COAH proposed amendments to the rules 
they had just adopted, which subsequently went 
into effect in October 2008. These 2008 rules and 
regulations were subsequently challenged, and in 
an October 2010 decision, the Appellate Division 
invalidated the Growth Share methodology, and 
also indicated that COAH should adopt regulations 
pursuant to the Fair Share methodology utilized in 
Rounds One and Two. The Supreme Court affirmed 
this decision in September 2013, which invalidated 
much of the third iteration of the Third Round 
regulations and sustained the invalidation of growth 
share. As a result, the Court directed COAH to adopt 
new regulations pursuant to the methodology 
utilized in Rounds One and Two. 

Deadlocked with a 3-3 vote, COAH failed to adopt 
newly revised Third Round regulations in October 
2014. Fair Share Housing Center, who was a party in 
both the 2010 and 2013 cases, responded by filing a 
motion in aid of litigants’ rights with the New Jersey 
Supreme Court. The Court heard the motion in 
January 2015 and issued its ruling on March 20, 
2015. The Court ruled that COAH was effectively 
dysfunctional and, consequently, returned jurisdiction of affordable housing issues back 
to the trial courts where it had originally been prior to the creation of COAH in 1985. 

This 2015 Court decision created a process in which municipalities may file a declaratory 
judgment action seeking a declaration that their HE&FSP is constitutionally compliant 
and receive temporary immunity from affordable housing builders’ remedy lawsuits while 
preparing a new or revised HE&FSP to ensure their plan continues to affirmatively 
address their local housing need as may be adjusted by new housing-need numbers 
promulgated by the court or COAH. 

  

2024: A-4/S-50

New Jersey adopts new legislation which 
overhauls the FHA. COAH is eliminated, 
and its duties are split between the DCA 

and the AOC. 

2018: Jacobson Decision

Established methodology in Mercer 
County for determining housing 

obligation. Being utilized outside of 
Mercer County for settlement purposes

2017: Gap Period

Finds that gap period (1999-2015) 
generates an affordable housing 

obligation
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Subsequently, the Supreme Court ruled on January 18, 2017 that municipalities are also 
responsible for obligations accruing during the so-called “gap period,” the period of time 
between 1999 and 2015. However, the Court stated that the gap obligation should be 
calculated as a never-before calculated component of Present Need, which would serve 
to capture Gap Period households that were presently in need of affordable housing as of 
the date of the Present Need calculation (i.e. that were still income eligible, were not 
captured as part of traditional present need, were still living in New Jersey and otherwise 
represented a Present affordable housing need). 

On March 20, 2024, Governor Murphy signed the A-40/S-50 Bill into law, which amended 
the Fair Housing Act for the Fourth Round and beyond. This legislation (FHA-2) ultimately 
eliminated COAH and created a new entity to approve the plans known as the Affordable 
Housing Dispute Resolution Program (the Program), which consists of seven retired 
Mount Laurel Judges. FHA-2 also involved the Department of Community Affairs (DCA) 
and the Administrative Office of the Courts (AOC) in the process. 

The DCA was designated by the legislation as the entity responsible for calculating the 
State’s regional needs as well as each municipality’s present and prospective fair share 
obligations pursuant to the Jacobson Decision. However, the legislation makes clear that 
these numbers are advisory and non-binding, and that each municipality must set its own 
obligation number utilizing the same methodology. The Program was tasked to handle 
any disputes regarding affordable housing obligations and plans, and to ultimately issue 
a Compliance Certification to approve a municipality’s HE&FSP, which would continue 
immunity from all exclusionary zoning lawsuits until July 30, 2035. 

 

A Housing Element and Fair Share Plan (HE&FSP) provides an overview of local 
population, housing, and employment characteristics, identifies the municipal affordable 
housing obligation, and serves as the blueprint for how a municipality will address its fair 
share of affordable housing. It is designed to help a community broaden the accessibility 
of affordable housing.  

While technically a discretionary component of a 
municipal master plan, a HE&FSP is nevertheless an 
effectively obligatory plan element. As established 
by NJSA 40:55D-62.a of the Municipal Land Use 
Law (MLUL), a municipality must have an adopted 
HE&FSP in order to enact its zoning ordinance. 
Thus, from a public policy perspective, a HE&FSP is 
an essential community document. Moreover, 
without a HE&FSP, a municipality may be susceptible to a builder’s remedy lawsuit in 
which a developer could file suit to have a specific piece of property rezoned to permit 
housing at higher densities than a municipality would otherwise allow, provided a certain 
percentage of units are reserved as affordable. 

The Municipal Land Use Law 
(MLUL) is the enabling 
legislation for municipal land 
use and development, planning, 
and zoning for the State of New 
Jersey.  
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The Fair Housing Act, as most recently amended pursuant to FHA-2, establishes the 
required components of a HE&FSP. These are summarized as follows: 

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 ten 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; 

6. A consideration of the lands that are most appropriate for construction of low- 
and moderate-income housing and 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; 

7. An analysis of the extent to which municipal ordinances and other local factors 
advance or detract from the goal of preserving multigenerational family 
continuity as expressed in the recommendations of the Multigenerational Family 
Housing Continuity Commission; 

8. For a municipality located within the jurisdiction of the Highlands Water 
Protection and Planning Council, an analysis of compliance of the housing 
element with the Highlands Regional Master Plan of lands in the Highlands 
Preservation Area, and lands in the Highlands Planning Area for Highlands 
conforming municipalities; and 

9. An analysis of consistency with the State Development and Redevelopment Plan, 
including water, wastewater, stormwater, and multi-modal transportation based 
on guidance and technical assistance from the State Planning Commission. 
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The following section provides the housing element for the Township of Cherry Hill. It 
offers a community overview of the Township, as well as background information 
regarding its population, housing, and employment characteristics. It also provides 
projections of the Township’s housing stock and its employment. 

 

 United States Decennial 
Census 
The US Census is described in Article I, Section 2 
of the Constitution of the United States, which 
calls for an enumeration of the people every ten 
years for the apportionment of seats in the 
House of Representatives. Since the time of the 
first Census conducted in 1790, it has become 
the leading source of data about the nation’s 
people and economy. Please note that all 
incomes reported in the Census are adjusted for 
inflation. 

 New Jersey Department of 
Community Affairs (DCA) 
The New Jersey Department of Community 
Affairs is a governmental agency of the State 
of New Jersey. Its function is to provide 
administrative guidance, financial support, 
and technical assistance to local 
governments, community development 
organizations, businesses, and individuals to 
improve the quality of life in New Jersey. 

 

 American Community Survey 
(ACS) 
The American Community Survey is a 
nationwide ongoing survey conducted by the 
US Census Bureau. The ACS gathers information 
previously contained only in the long form 
version of the decennial census, such as age, 
ancestry, educational attainment, income, 
language proficiency, migration, disability, 
employment, and housing characteristics. It 
relies upon random sampling to provide 
ongoing, monthly data collection. Please note 
that all incomes reported in the ACS are 
adjusted for inflation. 

 New Jersey Department of Labor 
and Workforce Development 
The New Jersey Department of Labor and 
Workforce Development is a governmental 
agency of the State of New Jersey. One of its 
roles is to collect labor market information 
regarding employment and wages 
throughout the State.  

 

 New Jersey Department of Health 
The New Jersey Department of Health is a 
governmental agency of the State of New 
Jersey. The department contains the Office of 
Vital Statistics and Registry, which gathers data 
regarding births, deaths, marriages, domestic 
partnerships, and civil unions. 

 

The information contained in Section 2.2 entitled “Demographic and Population Data,” 
Section 2.3 entitled “Inventory of Housing Stock,” and Section 2.4 entitled “Housing and 
Employment Projections” was obtained from a variety of publicly available data sources. 
These are summarized below: 
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The Township of Cherry Hill is located in northern Camden County, along the border with 
Burlington County to the east. It is bounded by nine municipalities, including: Maple 
Shade, Mount Laurel and Evesham Townships to the east (in Burlington County); Voorhees 
Township to the south; Lawnside and Haddonfield Boroughs and Haddon Township to the 
west; and Pennsauken Township and Merchantville Borough to the north. 

Cherry Hill has a total area of approximately 24.18 square miles (15,474 acres), making it 
the third largest municipality by land area in Camden County. Cherry Hill is essentially a 
fully developed community with very little vacant land remaining for development. The 
majority of the Township is primarily characterized by residential development, which 
accounts for approximately 53% of the Township’s total land area (excluding public roads 
and rights-of-way). Commercial and industrial uses, which together account for 
approximately 17% of the Township’s total land area, are primarily concentrated along 
Cherry Hill’s three commercial corridors (Route 38, Route 70, and Haddonfield Road) and 
the I-295 Industrial Area. Preserved open space and qualified farmland account for 
approximately 13% and 4%, respectively, of the Township’s total land area. The 
Township’s existing land uses are illustrated on the accompanying Existing Land Use Map. 

Environmentally constrained areas within the Township are identified on the 
accompanying Environmental Constraints Map. As shown, Cherry Hill has extensive areas 
of waterbodies, wetlands and wetland transition area buffers, floodplains and flood 
hazard areas, as well as steep slopes (defined as slopes greater than 15%). 

The accompanying Sewer Service Area Map illustrates the areas within Cherry Hill 
Township that are within the Sewer Service Area. As shown, the majority of the Township 
outside of areas of preserved open space and/or environmental constraints are within the 
Sewer Service Area.   
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Map 1: Existing Land Use 
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Map 2: Environmental Constraints  
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Map 3: Sewer Service Area 
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Analyzing demographic and population data is a necessary and integral step in planning 
for the future needs and demands of a community. As such, the following section outlines 
the demographic changes experienced by the Township of Cherry Hill over the past 
several decades. 

The Township experienced a consistent level of growth between 1940 to 1970, during 
which time the population increased more than elevenfold. Between 1950 and 1960 
alone, Cherry Hill’s population increased by more than 200%. The pace of growth slowed 
substantially during the 1970s, wherein the population increased by only 7%. Since 1980, 
Cherry Hill has continued to experience steady population growth, but the increases have 
fluctuated between 1% to 5% per decade.  It is anticipated that the Township will 
continue to experience a similar rate of growth over the next decade. 

Table 6: Population Growth, 1930-2023 
Year Population Change Percent Change 
1930 5,734 - - 
1940 5,811 77 1% 
1950 10,358 4547 78% 
1960 31,522 21164 204% 
1970 64,395 32873 104% 
1980 68,785 4390 7% 
1990 69,348 563 1% 
2000 69,965 617 1% 
2010 71,045 1080 2% 
2020 74,553 3508 5% 
2023 75,641 1088 1% 

Source: US Census Bureau; 2023 American Community Survey Five-Year Estimate 

The percentage of the Township’s population aged 19 and under has decreased slightly 
since 2010. In 2010, an estimated 14.4% of the Township’s population was aged 19 and 
under. By 2023, this percentage decreased slightly to an estimated 12.5%. Meanwhile, the 
percentage of those aged 65 and over has increased over the same time period. In 2010, 
an estimated 18.9% of the Township’s population was aged 65 and over. By 2023, this 
percentage increased to an estimated 23.5%. Overall, the total number of residents in this 
age cohort increased by approximately 26% during that same time period. Overall, 
however, the Township’s median age held steady at 43.2 years from 2010 to 2023.  
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Table 7: Age Characteristics, 2010-2023 

Age 
2010 2023 

Number Percent Number Percent 
Under 5 4,178 7.0% 4,489 5.9% 
5 to 19 4,659 7.4% 4,972 6.6% 
20 to 24 4,937 6.4% 3,922 5.2% 
25 to 34 4,293 4.7% 3,623 4.8% 
35 to 44 3,107 10.2% 4,077 5.4% 
45 to 54 6,790 14.5% 8,428 11.1% 
55 to 64 9,655 17.5% 9,954 13.2% 
55 to 59 11,693 7.7% 10,081 13.3% 
60 to 64 5,123 5.9% 6,354 8.4% 
65 to 74 3,907 8.2% 5,063 6.7% 
75 to 84 5,497 7.0% 8,092 10.7% 
85 and over 4,672 3.7% 4,578 6.1% 
Total 65,785 75,641 
Median Age 43.2 43.2 

Source: 2010 and 2023 American Community Survey 5-Year Estimates. 

Although the total number of owner-occupied housing units in the Township increased 
by approximately 500 units between 2010 and 2023, owner-occupied housing units as a 
percentage of all housing units in Cherry Hill decreased during this same period from 
78.7% to 73.6%. Meanwhile, both the total number and overall percentage of renter-
occupied housing units increased during this time. The 2023 ACS further estimates that 
the percentage of vacant units in the Township decreased only slightly between 2010 and 
2023, from 4.7% to 4.6% of all units. 

Table 8: Owner-Occupied and Renter-Occupied Units, 2010-2023  
2010 2023 

Category # of Units % # of Units % 
Owner Occupied 21,631 78.7% 22,168 73.6% 
Renter Occupied 4,546 16.5% 6,569 21.8% 
Vacant Units 1296 4.7% 1387 4.6% 
Total 27,473 100.0% 30,124 100.0% 

Source: 2010 and 2023 American Community Survey 5-Year Estimates. 

The Township’s average household size has generally fluctuated since 2000. As per the 
2023 ACS, it is estimated that the average household size in the Township was 2.6 people 
per unit. This represents a slight increase since 2020, but a decrease from 2000 and 2010. 
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Figure 9: Household Sizes, 2000-2023 

 
Source: US Census Bureau; *American Community Survey Five-Year Estimate 

 

Income is one measure of evaluating residents’ standard of living. Household incomes 
have increased throughout the Township since 2010. This is particularly evident in 
households reporting an income level of $200,000 or more. In 2010, an estimated 11% of 
the Township’s households reported an income of $200,000 or more, whereas by 2023, 
this percentage increased to 25.4% of households. Overall, the Township’s median income 
has increased approximately 39% since 2010, from $88,183 per household in 2010 to 
$122,485 per household in 2023. Cherry Hill’s median household income is 42% higher 
than the County’s median household income of $86,384 and 23% higher than the State of 
New Jersey’s median household income of $99,781. 

Table 10: Household Incomes, 2010-2023  
2010 2023 

Income Level Households Percent Households Percent 
Less than $10,000 999 4% 992 3.5% 
$10,000 to $14,999 697 3% 459 1.6% 
$15,000 to $24,999 1525 6% 1,232 4.3% 
$25,000 to $34,999 1644 6% 1,257 4.4% 
$35,000 to $49,999 2284 9% 1,602 5.6% 
$50,000 to $74,999 3928 15% 3,122 10.9% 
$75,000 to $99,999  3767 14% 2,694 9.4% 
$100,000 to $149,999 5604 21% 5,842 20.3% 
$150,000 to $199,999 2821 11% 4,234 14.7% 
$200,000 or more 2,908 11% 7,303 25.4% 
Total 26,177 100% 28,737 100.0% 
Median Income $88,183 $122,485  

Source: 2010 and 2023 American Community Survey 5-Year Estimates. 
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The following section provides an inventory of the Township’s housing stock, as required 
per the Municipal Land Use Law. This inventory details a number of housing 
characteristics such as age, condition, purchase/rental value, and occupancy. It also 
details the number of affordable units available to low- and moderate-income 
households and the number of substandard housing units capable of being rehabilitated. 

Between 1970 and 2023, the number of dwelling units in the Township is estimated to 
have increased approximately 66.5%, from 18,094 units in 1970 to 30,124 units in 2023. 
The largest percentage increase in the Township’s housing stock took place between 1970 
and 1980, wherein the number of units increased by 25.7%. Subsequently, the housing 
stock has continued to grow each decade, but at a slower rate. Between 2010 and 2023, it 
is estimated that the Township’s housing stock increased by approximately 10%.  

Figure 11: Housing Units, 1970-2023

 
Source: U.S. Census, *American Community Survey 5-Year Estimates, 1990 Census of Population and Housing 

 

Information regarding the number of dwelling units in housing structures provides 
insights into the types of housing which exist throughout the Township. Cherry Hill’s 
housing stock reflects its post-World War II development pattern. It consist primarily of 
single-family dwellings, which account for an estimated 67.3% of the Township’s housing 
stock, down slightly from 69.7% in 2010. Large apartment complexes containing 20 or 
more dwelling units represent the second largest housing category at 16.0%, followed by 
single-family attached dwellings, which account for an estimated 8.7% of the Township’s 
housing stock. 
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Table 12: Units in Structure, 2010-2023  
2010 2023 

Units in Structure Number Percent Number Percent 
Single Family, Detached  19,147  69.7%  20,261  67.3% 
Single Family, Attached  1,948  7.1%  2,623  8.7% 
2 Units  369  1.3%  161  0.5% 
3 to 4 Units  594  2.2%  692  2.3% 
5 to 9 Units  768  2.8%  1,088  3.6% 
10 to 19 Units  639  2.3%  313  1.0% 
20 or More  3,893  14.2%  4,827  16.0% 
Other  103  0.4%  159  0.5% 
Total 27,473 100.0% 30,124 100.0% 

Source: 2010 and 2023 American Community Survey Five-Year Estimates. 

Housing values play an important role in the economic and social well-being of a 
community.  They also provide a window into the ability of low and moderate-income 
residents to be able to afford to live in the community.  The following two tables identify 
purchase values and rental values for the specified owner-occupied and renter-occupied 
units in Cherry Hill.  

As shown, the overall median value of the Township’s owner-occupied housing increased 
approximately 19.4% between 2010 and 2023, from $297,900 to $355,700. Likewise, the 
overall value of contract rents in the Township has increased since 2010, but by a wider 
margin. As of 2023, the ACS estimates that the median monthly rent asked in Cherry Hill 
is approximately $1,852, which represents a 67.6% increase since 2010. These median 
purchase and rental values are higher than Camden County’s estimated median purchase 
and rental values. 

Table 13: Value of Owner-Occupied Units, 2010-2023 
 2010 2023 
Value Range Number Percent Number Percent 
Less than $50,000  320  1.5%  330  1.5% 
$50,000 to $99,999  331  1.5%  390  1.8% 
$100,000 to $149,999  661  3.1%  368  1.7% 
$150,000 to $199,999  1,813  8.4%  1,135  5.1% 
$200,000 to $299,999  7,864  36.4%  5,520  24.9% 
$300,000 to $499,999  8,845  40.9%  10,940  49.4% 
$500,000 to $999,999  1,626  7.5%  3,207  14.5% 
$1,000,000 or More  171  0.8%  278  1.3% 
Total  21,631  100.0%  22,168  100.0% 
Township Median Value $297,900  $355,700  

Source: 2010 and 2023 American Community Survey Five-Year Estimates. 
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Table 14: Specified Renter-Occupied Housing Units by Rent, 2010-2023  
2010 2023 

Rent Range Number Percent Number Percent 
Less than $500  568  13.2%  327  5.2% 
$500 to $999  1,182  27.6%  375  6.0% 
$1,000 to $1,499  1,380  32.2%  1,410  22.4% 
$1,500 to $1,999 

 1,159  
 

27.0% 
 

 1,464  23.3% 
$2,000 to $2,499  1,510  24.0% 
$2,500 to $2,999  657  10.5% 
$3,000 or more  543  8.6% 
No Rent paid  257  X  283  X 
Total  4,289  100.0%  6,286  100.0% 
Median Rent  $1,105  $1,852  

Source: 2010 and 2023 American Community Survey Five-Year Estimates. 
Note: 2010 ACS provided different rental categories than 2023 ACS 

 

Monthly housing costs as a percentage of household income provide information on the 
cost of monthly housing expenses for owners and renters.  The information offers a 
measure of housing affordability and excessive shelter costs.  

Based on the Affordable Housing Professionals of New Jersey 2024 regional income 
limits, the median household income for a three-person household in COAH Region 5, 
Cherry Hill’s housing region comprised of Burlington, Camden and Gloucester Counties, is 
$103,230.  A three-person moderate-income household, established at no more than 80% 
of the median income, would have an income not exceeding $82,584. A three-person 
low-income household, established at no more than 50% of the median income, would 
have an income not exceeding $51,615. 

An affordable sales price for a three-person moderate-income household earning 80% of 
the median income is estimated at approximately $225,000. An affordable sales price for 
a three-person low-income household earning 50% of the median income is estimated at 
approximately $136,000. These estimates are based on the UHAC affordability controls 
outlined in N.J.A.C. 5:80-26.1 et seq. Approximately 10% of the Township’s housing units 
are valued at less than $200,000, and approximately 5% are valued at less than $150,000, 
according to the 2023 American Community Survey. 

For renter-occupied housing, an affordable monthly rent for a three-person moderate-
income household is estimated at approximately $2,065. An affordable monthly rent for a 
three-person low-income household is estimated at approximately $1,290.  According to 
the 2023 American Community Survey, approximately 57% of the Township’s rental units 
had a gross rent less than $2,000, and approximately 11% of the rental units had a gross 
rent less than $1,000. 
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The following figure identifies the years in which the Township’s structures were built. The 
Township has a relatively newer housing stock, as roughly only a quarter (25.8%) of all 
structures are estimated as being built before 1960. Approximately 7.7% of the 
Township’s structures are estimated to have been constructed after 2000. 

Figure 15: Year Structure Built 

 
Source: 2023 American Community Survey Five-Year Estimates. 

Neither the Census nor the ACS classify housing units as deficient. However, the Fair 
Housing Act defines a “deficient housing unit” as housing which is over fifty years old and 
overcrowded; lacks complete plumbing; or lacks complete kitchen facilities.  

A unit is considered to have complete kitchen facilities when it has all three of the 
following facilities: (a) a sink with a faucet, (b) a stove or range, and (c) a refrigerator.  All 
kitchen facilities must be located in the dwelling unit, but they need not be in the same 
room.  A housing unit having only a microwave or portable heating equipment, such as a 
hot plate or camping stove, would not be considered to have complete kitchen facilities. 

Accordingly, the following tables are intended to provide insights into the extent to which 
the Township has deficient housing units in need of rehabilitation. Table 16 examines the 
extent to which there is overcrowding in the Township’s housing stock. Overcrowding is 
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typically associated with housing units with more than one occupant per room. As shown, 
1.7% of occupied housing units are considered to be overcrowded. This is lower than the 
percentage of occupied housing units considered to be overcrowded in the County 
(2.7%) and State as a whole (3.7%). 

Table 16: Occupants Per Room, 2010-2023 
Occupants per Room 2010 2023 

Number Percent Number Percent 
1.00 or less 25,880 98.9% 28,259 98.3% 
1.01 to 1.50 208 0.8% 249 0.9% 
1.51 or more 89 0.3% 229 0.8% 
Total 26,177 100% 28,737 100.0% 

Source: 2010 and 2023 American Community Survey Five-Year Estimates. 

Table 17 identifies housing units with complete plumbing and kitchen facilities as well as 
the varying types of heating equipment within the Township. As shown, over 99% of all 
occupied units in the Township are identified as having complete kitchen and plumbing 
facilities as well as standard heating equipment. Notably, however, the percentage of 
occupied units lacking complete kitchen facilities in Cherry Hill (0.9%) is slightly higher 
than the percentage of occupied units lacking complete kitchen facilities in the County 
(0.6%) and State as a whole (0.8%). 

Table 17: Plumbing / Kitchen Facilities and Heating Equipment, 2010-2023 
 2010 2023 

Number Percent Number Percent 
Kitchen:     
With Complete Facilities   25,803  98.6%  28,472  99.1% 
Lacking Complete Facilities  374  1.4%  265  0.9% 
Plumbing:      
With Complete Facilities   26,100  99.7%  28,668  99.8% 
Lacking Complete Facilities   77  0.3%  69  0.2% 
Heating Equipment:     
Standard Heating Facilities   26,059  100%  28,539  99.3% 
Other Fuel  54  0%  80  0.3% 
No Fuel Used   64  0.2%  118  0.4% 
Total Occupied Units  26,177  100.0%  28,737  100.0% 

Source: 2010 and 2023 American Community Survey Five-Year Estimates. 
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The following section identifies the extent to which housing and economic development 
has occurred in the community, which can assist in the determination of future residential 
and employment projections. 

One way of examining the stability of a community’s housing stock is by comparing the 
number of residential building permits and demolition permits issued every year. Since 
2010, the Township has issued an average of 172 residential building permits per year 
(inclusive of 14 single- and two-family permits per year and 158 multi-family permits per 
year) and has issued an average of 9 residential demolition permits per year. This results 
in an average net positive of 163 residential permits annually.  

Table 18: Residential Building Permits and Demolition Permits, 2010-2023 
Year Building Permits Demos Net 

1 & 2 Family Multifamily Mixed Use Total 
2010 7 31 0 38 8 30 
2011 12 117 0 129 16 113 
2012 15 352 0 367 13 354 
2013 19 81 0 100 5 95 
2014 18 0 0 18 6 12 
2015 23 15 0 38 3 35 
2016 7 32 0 39 13 26 
2017 45 128 0 173 11 162 
2018 10 158 0 168 11 157 
2019 4 288 0 292 10 282 
2020 10 241 0 251 5 246 
2021 11 168 0 179 11 168 
2022 9 434 0 443 4 439 
2023 7 160 0 167 5 162 
Total 197 2,205 0 2,402 121 2,281 

Source: Department of Community Affairs 
 

In addition, the Township has approved the following multi-family developments which 
are not reflected in Table 18 above: 

 Garden State Park: Portions of the Plaza Grande and Park Lane Apartments 
developments at Garden State Park did not have building permits as of 2023. 
These developments are discussed in more detail in Section 4 of this plan. In 
addition, the Garden State Park - Michaels Organization site, which received site 
plan approval in 2022 for the construction of 76 affordable age-restricted units 
and is currently under construction, also did not have building permits as of 2023.   
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 Hampton Road Redevelopment Site: The Planning Board granted site plan 
approval in 2019 for the construction of 252 units, including 45 affordable units 
at 614 Hampton Road (Block 111.02 Lot 7, Block 112.01 Lot 11, and Block 596.04 
Lot 5). This site, which is currently under construction and is discussed in more 
detail in Section 4 of this plan, did not have building permits as of 2023. 
 

  
 76 Berlin: 76 Berlin Rd, LLC received bifurcated d(1) use variance and preliminary 

and final major site plan approval in 2023 for the construction of four units, 
including one affordable unit, at 76 Haddonfield-Berlin Road (Block 429 Lot 9). 
No building permits have yet been issued for this development. 
 

 Town Square: Town Square Real Estate Holdings, LLC received bifurcated d(1) use 
variance approval in 2024 for the construction of eight units, including two 
affordable units, at 1905 and 1907 Pointview Road (Block 478.01 Lots 3 and 4). 
No building permits have yet been issued for this development. 
 

 Fortitude/VOA (Lilley’s Place): Fortitude Realty, LLC received use variances and 
preliminary major site plan approval in 2019 for a 100% affordable senior and 
supportive needs development consisting of 64 units at 1991 Route 70 East 
(Block 471.01 Lot 7). Subsequently, Fortitude transferred its rights and approvals 
to Volunteers of America (VOA). Final site plan approvals were granted to VOA on 
May 1, 2025. No building permits have yet been issued for this development. 

Cherry Hill Township is a significantly built-out community.  Considering the rate of 
residential growth experienced in Cherry Hill over the past decade, recent multi-family 
residential approvals, and the fact that building permits are still being issued for projects 
proposed as part of the Township’s Third Round HE&FSP (as discussed in more detail in 
Section 4 of this plan), it is anticipated that Cherry Hill will experience rates of residential 
growth over the next decade similar to the past 10 years, which equates to roughly 1,000 
to 1,500 additional units, primarily through redevelopment. This estimate includes 
approximately 275 affordable units that have been approved but not yet constructed.   
 

Table 19 below provides data on the Township’s average covered employment trends 
between 2012 and 2023, as reported by the New Jersey Department of Labor and 
Workforce Development. “Covered employment” refers to any employment covered 
under the Unemployment and Temporary Disability Benefits Law. Generally, nearly all 
employment in the State is considered to be “covered employment.” Table X suggests the 
Township experienced fluctuations in employment between 2012 and 2023, with the most 
growth experienced between 2012 and 2013 (during which time, employment increased 
by 5.1%) and – unsurprisingly – the most contraction experienced between 2019 and 
2020 (during which time, employment decreased by 14.8%). Since 2020, however, 
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employment has generally increased each year. As of 2023, the Township’s reported 
covered employment was 48,338 individuals. 

Table 19: Average Covered Employment, 2012 to 2023 
Year Number of Jobs Change in Number of Jobs Percent Change 
2012 51,509 -- -- 
2013 54,253 2,744 5.1% 
2014 54,501 248 0.5% 
2015 52,707 -1,794 -3.4% 
2016 54,311 1,604 3.0% 
2017 54,453 142 0.3% 
2018 54,888 435 0.8% 
2019 53,904 -984 -1.8% 
2020 46,954 -6,950 -14.8% 
2021 48,236 1,282 2.7% 
2022 49,463 1,227 2.5% 
2023 48,338 102 0.2% 

Source: Department of Labor and Workforce Development 

The table below provides data concerning the amount of non-residential square footage 
authorized by building permits over the past decade.  During this period, building permits 
were issued for nearly 1.8 million square feet of non-residential space. More than one-
third of this space (38%) was for storage. Institutional (19%), retail (20%), and office (14%) 
comprised the majority of the other non-residential building permits issued during this 
period. Overall, the Township issued permits for approximately 179,000 square feet of 
non-residential space per year, on average, during the past decade.   

Table 20: Non-Residential Space Authorized by Building Permits (sq. ft.), 2014-2023 
Year Office Retail A-2 A-3 A-5 Hotel/ 

Motel 
Education Indus

-trial 
Hazard Institu-

tional 
Storage Total 

2014 0 5,655 4,685 0 0 0 0 0 813 195 4,912 16,260 
2015 40,874 0 4,448 17,873 0 0 0 0 0 27,000 39,668 129,863 
2016 115,300 33,829 6,225  4,570  0  0 625 0 0 0 272,214 432,763 
2017 735 14,752 5,427 9,893 645 288 12,069 240 0 48,971 0 93,020 
2018 15,743 14,419 6,187 8,539 0 0 0 0 0 0 10,144 55,032 
2019 10,510 91,014 3,844 14,551 0 0 800 0 0 261,990 15,600 398,309 
2020 38,671 167,867 2,615 2,181 0 0 0 0 0 0 2,460 213,794 
2021 4,033 29,831 4,951 0 0 0 0 0 0 0 5,050 43,865 
2022 21,283 5,841 13,696 0 0 0 0 0 0 0 162,310 203,130 
2023 8,093 0 15,939 6,607 0 0 0 1,050 0 10,000 162,310 203,999 
Total 255,242 363,208 68,017 64,214 645 288 13,494 1,290 813 348,156 674,668 1,790,035 

Source: Department of Community Affairs 
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The Township experienced an average of approximately 179,000 square feet of new non-
residential space per year over the past decade. It is anticipated that a similar pace of 
non-residential growth will occur over the next ten-year period. Notably, as shown in 
Table 20 above, the trend in new non-residential building permits over the last decade 
has been toward new warehouse and storage space, which trend is expected to continue 
over the next decade.   

 

As detailed in Table 19 above, covered employment in Cherry Hill has been on the rise 
since 2020, but only at levels of approximately 1.8% per year, on average, and still below 
the number of jobs that were in the Township prior to the pandemic. This trend suggests 
that future covered employment within the Township may continue to rise over the next 
ten years, but that such employment will not increase appreciably over this period. This is 
consistent with the trend toward new warehouse and storage development, which tend 
to employ fewer people than office and retail developments. 
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The following section provides an overview of the Township’s fair share obligation. It 
includes a brief overview of the methodology utilized to calculate affordable housing 
obligations throughout the State. 

On March 20, 2024, Governor Murphy signed the A-40/S-50 Bill into law, which amended 
the Fair Housing Act for the Fourth Round and beyond (FHA-2). 

FHA-2 now designates the Department of Community Affairs (DCA) as the entity 
responsible for calculating the State’s regional needs. Specifically, NJSA 52:27D-304.2 
establishes the methodology to be utilized by the DCA to determine the State’s regional 
prospective needs of low- and moderate-income housing for the ten-year period 
spanning from July 1, 2025 to June 30, 2035. In summary, the projected household 
change for this period is estimated by establishing the household change experienced in 
each region between the most recent federal decennial census and the second-most 
recent decennial census. This household change, if positive, is then to be divided by 2.5 to 
estimate the number of low- and moderate-income homes needed to address low- and 
moderate-income household change in the region for the next ten years. According to 
the DCA, this methodology resulted in a Statewide prospective need of 84,698 low- and 
moderate-income units. 

Furthermore, the DCA is also the entity responsible for calculating each municipality’s 
present (rehabilitation) and prospective (new construction) fair share obligations. FHA-2 
makes clear, however, that these calculations are advisory and non-binding, and that each 
municipality may set its own obligation number utilizing the same methodology. 

On January 27, 2025, the Township of Cherry Hill adopted Resolution #2025-1-39, which 
established its affordable housing obligations for the Fourth Round. A copy of this 
resolution is located in Appendix B of this plan. As noted in that resolution, while the 
Township accepted DCA’s Present Need calculation of 378 units, it reserved the right to 
adjust the Township’s Present Need Obligation based upon a Structural Conditions Survey 
prepared in accordance with NJAC 5:93-5.2(a). Nevertheless, the Township has elected not 
to seek an adjustment of its Present Need Obligation at this time. 

Furthermore, Resolution #2025-1-39 accepted the DCA’s Prospective Need calculation of 
571 units. However, that same resolution also noted that the Township reserves the right 
to conduct a Vacant Land Adjustment (VLA) analysis to determine its realistic 
development potential (RDP). This is discussed in greater detail herein below. 

Table 21: Summary of Fair Share Obligation 
Affordable Obligation Units 

Present Need (Rehabilitation)  378 
Prospective Need (New Construction) 571 
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Realistic development potential (RDP) refers to the portion of the Prospective Need (new 
construction) obligation that can realistically be addressed, as determined through a 
vacant land adjustment (VLA) prepared pursuant to NJAC 5:93-4.2.  The difference 
between a municipality’s Prospective Need obligation and its RDP is what is known as 
Unmet Need.  

A VLA analysis requires an identification of vacant sites and underutilized sites in a 
municipality. Municipalities are required to consider all privately- and municipally-owned 
vacant parcels, as well as underutilized sites such as driving ranges, farms in State 
Development and Redevelopment (SDRP) Planning Areas 1 and 2, nurseries, golf courses 
not owned by their members, and non-conforming uses.  

However, municipalities are also permitted to eliminate a site or a portion of a site based 
on a variety of factors, including: lands dedicated for public uses other than housing since 
1997; park lands or open space; vacant contiguous parcels in private ownership of a size 
which would accommodate fewer than five housing units; historic and architecturally 
important sites listed on the State Register of Historic Places or the National Register of 
Historic Places; preserved architectural lands; sites designated for active recreation; and 
environmentally sensitive lands. 

The Township of Cherry Hill is a fully developed community and is therefore entitled to 
adjust its Prospective Need obligation through a VLA, as was proven and accepted by 
FSHC and the Superior Court during the previous Rounds 1, 2 and 3.  

As noted, land has been a scarce resource in Cherry Hill for quite some time. In 1993, as 
part of its Round 1 settlement, the Township conducted a VLA and the Court determined 
that Cherry Hill had sufficient vacant land to address an RDP of 706 units. Subsequently, 
as part of its 2009 HE&FSP, the Township determined that emerging housing 
opportunities over the years (such as, by way of example, the 222-acre Garden State Park 
Racetrack site) increased Cherry Hill’s RDP by an additional 437 units, for a total 
Cumulative First and Second Round RDP of 1,143 units. Copies of these RDP analyses are 
located in Appendix C of this plan.       

Additional emerging housing opportunities during the Third Round subsequently 
increased the Township’s RDP even further, as follows: 

 2014 Amendment to the 2011 HE&FSP: The 2014 Amended HE&FSP determined 
that four additional sites contributed to Cherry Hill’s RDP, inclusive of Woodcrest 
Country Club – Block 528.01 Lot 11 (155-unit RDP), Buckingham Partners (a.k.a. 
Evans Mills) – Block 407.01 Lot 9 (30.4-unit RDP), St. Thomas Seniors – Block 
163.01 Lot 16 (7.4-unit RDP) and the Grand – Block 463.09 Lot 2 (4-unit RDP). The 
addition of these 197 units to Cherry Hill’s RDP resulted in a total RDP of 1,340 
units (1,143 + 197).   
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 2015 HE&FSP: The 2015 HE&FSP determined that Cherry Hill’s RDP should 
increase by 125 units, from 1,340 to 1,465. This is due to the assignment of 61 
additional units of RDP to the Woodcrest Country Club – Block 528.01 Lot 11  
(thereby increasing the RDP for this site from 155 units to 216 units) and the 
assignment of 64 units of RDP to the Croft Farm property – Block 407.01 Lot 1. 
 

 2016 HE&FSP: The 2016 HE&FSP then added an additional 447 units to the 
Township’s RDP on the following sites: Springdale Farms – Block 438.01 Lots 2 & 
8 (86-unit RDP), Apostolic Church – Block 510.01 Lot 4 and Block 510.02 Lot 3  
(127-unit RDP), Merchantville Country Club – Block 114.01 Lots 1 & 1.02 and 
Block 193.01 Lot 1 (66-unit RDP), the Hampton Road Redevelopment site – Block 
112.01 Lot 11 (60-unit RDP), the Park Boulevard Redevelopment site – Block 1.01 
Lot 3 and Block 3.01 Lot 1 (39-unit RDP), Coastline – Block 404.43 Lot 3 (13-unit 
RDP), and Victory/Enclave at Woodcrest Station – Block 431.18 Lot 8 (56-unit 
RDP). These additions further revised the Township’s RDP from 1,465 units to 
1,912 units. 

Therefore, the Township has successfully demonstrated that it lacks developable vacant 
land and has established a Cumulative First, Second and Third Round RDP obligation of 
1,912 units for the period from 1987-2025. Cherry Hill’s RDP was ultimately affirmed and 
accepted by the Superior Court as part of its 2016 Judgment of Compliance and Repose.  

Cherry Hill continues to lack vacant, developable land and is entitled to rely on its 
previous Vacant Land Adjustments which established its RDP. This is determined by 
COAH’s rules regarding same at N.J.A.C. 5:97-5.1(c) and (d), the Township’s 2015 
Settlement Agreement with FSHC, and its 2016 Judgment of Compliance and Repose 
entered by the Court. 

Specifically, N.J.A.C. 5:97-5.1(c) and (d) state that: 

A vacant land adjustment that was granted as part of a (previous) round 
certification or judgment of compliance shall continue to be valid provided the 
municipality has implemented all of the terms of the substantive certification or 
judgment of compliance. If the municipality failed to implement the terms of the 
substantive certification or judgment of compliance, the Council may reevaluate 
the vacant land adjustment. 

Further, both the Township’s 2015 Settlement Agreement with FSHC, as well as its 2016 
Judgment of Compliance and Repose, state that the Township’s RDP is fixed and shall not 
be revisited absent any “changed circumstances”. FSHC vs Twp. of Cherry Hill, 173 NJ 303 
(2002) is the leading case that required a possible recalibration of an RDP based upon 
“changed circumstances.” 

As such, we undertook a detailed analysis of potential changed circumstances in the 
Township in order to evaluate whether any such changed circumstance would warrant a 
recalibration of the RDP. This analysis included a review of all development applications in 
Cherry Hill since 2015 and a review of all vacant lots in private and public ownership 
(Class 1 and Class 15), as well as all farm qualified (Class 3B) properties in the Township. 
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At this time, we have determined that three sites represent a changed circumstance 
requiring an RDP for Round 4. These three sites are as follows:  

1. Volunteers of America (VOA).  
 

 
 

The Volunteers of America (VOA) site at Block 471.01 Lot 7 is proposed to be 
developed with a 64-unit 100% affordable development known as Lilley’s Place. 
This project is the subject of a September 23, 2024 Settlement Agreement 
between the Township, VOA and FSHC, within which the parties agreed to assign 
the site a Fourth Round RDP of 12.8 units (based on 20% of the 64 total units in 
the project). 
 

2. 840 Evesham Road.  
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In 2022, the Cherry Hill Township Planning Board approved a subdivision 
application of Block 519.11 Lot 2, on which is located the Yeshiva Shaar Hatalmud 
religious use. The subdivision maintained the Yeshiva on Parent Lot 2 and created 
a new Lot 2.01, which bears an address of 840 Evesham Road. Lot 2.01, which is a 
vacant Class 1 property, has an area of 3.81 acres and owned by Cherry Hill Care 
Group, LLC. For the purposes of determining RDP, the Township has assigned a 
presumptive density of 8 units per acre and a 20% set-aside to this property, 
resulting in a Fourth Round RDP of 6.096 units.   
 

3. 2200 Route 70 West.  
 

 
 

The vacant 10-acre parcel identified by Township tax records as Block 55.01 Lot 1 
(2200 Route 70 West) is located at the former Garden State Racetrack. In 2001, 
after the racetrack ceased operating, this parcel was subdivided off of the main 
parcel and was intended to be used as an off-track betting facility. It was not part 
of the General Development Plan (GDP) approved for the larger racetrack parcel.  
In 2007, the Cherry Hill Planning Board approved a preliminary and final site plan 
for the property to construct said off-track betting facility, which approvals and 
requested extensions remained in place until they expired in 2018. Then, in 2021, 
the Planning Board approved a new site plan for an off-track betting facility, 
which approvals remained in place until April 2024. The owners never finalized 
the plans nor started construction and the parcel has remained undeveloped with 
the exception of the creation of a large stormwater basin on a portion of the site. 
In 2024, the owners of the property entered into a contract to sell the property to 
a company which intended to build a commercial recreational facility. In January 
2025, the developer applied to the Cherry Hill Zoning Board of Adjustment for 
preliminary and final site plan approval for the commercial recreational facility. 
However, the application was then withdrawn on March 20, 2025 after the public 
hearing.  
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Because this vacant site no longer has valid approvals, the Township now 
considers this a changed circumstance requiring an RDP for Round 4. Due to the 
large stormwater basin created on a portion of the site, as well as the presence of 
NJDEP and NJDOT easements along the westerly property line and Route 70 
frontage, the 10-acre site has a developable area of only 6 acres. For the 
purposes of determining RDP, the Township has assigned a presumptive density 
of 12 units per acre and a 20% set-aside to this property, resulting in a Fourth 
Round RDP of 14.4 units.   

Based on the above changed circumstances, which generate 12.8 units, 6.096 units, and 
14.4 units, respectively, for the purposes of calculating Fourth Round RDP, we find that 
Cherry Hill has a total Fourth Round RDP obligation of 34 units (33.3 units rounded up). 
The Township’s 34-unit RDP for Round 4 combined with its Cumulative First, Second and 
Third Round RDP of 1,912 results in a total Cumulative RDP of 1,946 units for Rounds 1, 2, 
3 and 4.  

Although we have determined Cherry Hill’s Fourth Round RDP to be 34 units based on 
changed circumstances at the VOA site, 840 Evesham Road, and 2200 Route 70 West, it is 
noted that two additional multifamily residential projects have received approvals but 
have not developed. These projects consist of the following: 

 The 76 Berlin Rd, LLC development at Block 429 Lot 9, which has received 
bifurcated d(1) use variance and preliminary and final major site plan approval 
for the construction of four units, including one affordable unit; and 
 

 The Town Square Real Estate Holdings, LLC development at Block 478.01 Lots 3 
and 4, which has received bifurcated d(1) use variance approval for the 
construction of eight units, including two affordable units.  

If these projects move forward, the Township will accept an RDP obligation for these sites. 
However, any RDP obligation generated by these projects will be satisfied by the 
affordable units already approved to be created therein due to the Township’s Mandatory 
Set-Aside Ordinance (which is discussed in more detail in the following section of this 
plan).  
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The following Fair Share Plan outlines the components and mechanisms the Township will 
utilize to address its affordable housing obligations. These obligations are summarized as 
follows:  

Table 22: Affordable Housing Obligation Summary 
Category Obligation RDP Unmet Need 

Present Need (Rehabilitation)  378 -- -- 
Prospective Need (New Construction):    
     First & Second Round Obligation (1987-1999) 1,829 1,912 917      Third Round Obligation (1999-2025) 1,000 
     Fourth Round Obligation (2025-2035) 571 34 537 

 

Cherry Hill has a Present Need (Rehabilitation) Obligation for the Fourth Round of 378 
units. The Township participates in the Camden County Home Improvement Program, 
which typically rehabilitates approximately 3 housing units per year for Cherry Hill 
Township.  As such, it is anticipated that the County will rehabilitate 30 dwelling units over 
the next 10 years.  In order to address the remaining 348-unit obligation, the Township 
will establish and administer a municipal Home Improvement Program, which will be 
available to both owners and renters. The Township is already under contract with 
Community Grants, Planning & Housing (CGP&H) as its Administrative Agent, which 
proposal includes initiation and administration of a rehabilitation program. The Township 
will utilize funds from its Affordable Housing Trust Fund account to be made available to 
income-qualified households to participate in the municipal Home Improvement 
Program. A copy of the Township’s Fourth Round Spending Plan is located in Appendix D 
of this plan. 

 

As discussed in Section 3 of this plan, Cherry Hill’s Cumulative First, Second and Third 
Round RDP obligation is 1,912 units. Pursuant to a 2015 Settlement Agreement with 
FSHC, and as established in the Township’s June 2016 Judgment of Compliance and 
Repose (JOR), the Township agreed to satisfy the entirety of its 1,912-unit RDP with the 
plan components identified on Map 4 and Table 23 on the following pages. As shown, 
these plan components comprised a total of 2,117 credits toward the RDP obligation, 
leaving 205 excess credits to be applied toward the Township’s Unmet Need.   
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Map 4: Cumulative First, Second & Third Round RDP Plan Components 
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Table 23: Plan to Satisfy Cumulative First, Second & Third Round RDP (per 2016 JOR) 
DDevelopment  FFor 

SSale  
RRental  SSpecial 

NNeeds/Supportive  
VVery 
LLow  

SSenior  UUnits  BBonus 
CCredits  

BBonus 
TType  

TTotal 
CCredits  

Prior Cycle Credits:          
          Credits Without Controls 31      -  -                             -        -           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 (MSAA Commons) -  26  26  26  -  26  26  SN/S  52  
Brunetti (Burrough’s Mills) -  36  -  - -  36  36  FR  72  
Legnola (Everlast/Quest Builders) 2  -  - - -  2      2  
ARHAT -  38  - - - 38 38 FR  76 
Scattered Site Sales 70  - - - - 70     70 
Alternative Living -  - 56 56 - 56 56 SN/S  112 
Dwell At Cherry Hill -  35 - - - 35 35 FR  70 
Garden State Park - Constructed 14  12 - - - 26 12 FR 38 
Garden State Park - Planned/Approved 53  161 - - 105 188     188 
Centura 32  - - - - 32     32 
Benedict's Place -  74 - - 74 74 18 AR/S  92 
St. Thomas Apartments -  6 - - 6 6     6 
The Grand -  3 - 1 - 3 3 FR 6 
Least Cost Housing 116 - - - - 116     116 
Regency Court (Twin Oaks) -  7 7 7 - 7 6 SN/S  13 
Spring Hills -  15 15 15 15 15     15 
Group Homes 2013 -  35 35 35 - 35     35 
Group Homes 2015 -  17 - 17 - 17     17 
Evans Francis Estates (EFE)  -  54 7 7 - 54 54 FR  108 
Probuild (Evans Mills) -  23 - 3 - 23     23 
Hampton Road Redevelopment -  45 - 6 - 45 45 FR  90 
Park Boulevard Redevelopment -  29 - 4 - 29 29 FR  58 
Victory Redevelopment  -  56 - 7 - 56     56 
Coastline Assisted Living -  6 - 6 6 6 

 
  6 

Village at St. Mary's Extension of Controls -  150 - - 150 150     150 
ARHAT -  10 - - - 10     10 

TTotal  3318   11,141  1150  1194  6685  11,639  4478      22,117  
CCaps                  7707       4478           

CCumulative Round RDP  11,912   
EExcess credits over RDP  2205   

Bonus Types: AR/S = Age-Restricted/Senior; FR = Family Rental; R = Rental; SN/S Special Needs Supportive Housing 

As stated earlier, during the course of preparing this 2025 HE&FSP, however, it was 
determined that 55 of these 205 excess credits are not affordable housing units eligible 
for credit. Specifically, the following issues were discovered: 

1. Village at St. Mary’s Prior Cycle Credits, Gesher House (Dubin), Evans Francis 
Estates (EFE), and Village at St. Mary’s Extension of Controls: The totals for each of 
these projects, as identified in the 2016 JOR, erroneously included a 
custodian/superintendent’s unit, which does not qualify for affordable housing 
credit.  The total unit count of each of these plan mechanisms, therefore, should 
be reduced by 1 unit. 
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2. Sergi/MSAA (Malkress) Commons: The 26 total units for this project, as identified 
in the 2016 JOR, erroneously includes a custodian/superintendent’s unit, which 
does not qualify for affordable housing credit, as well as an additional unit that 
does not exist. As such, the total unit count for this project should be reduced by 
2 units. 
 

3. Scattered Site Sales: Although the 2016 JOR identifies 70 scattered site sales units, 
there appear to be, however, only 23 scattered site sales units eligible for 
affordable housing credit. Whereas the Township’s 1993 Stipulation of 
Settlement, 2001 JOR, and 2003 JOR all awarded the Township credit for 29 
owner-occupied units in existing multi-family developments, Cherry Hill’s 2009 
HE&FSP erroneously identified the number of scattered site sales units as 70, 
which error then got perpetuated through subsequent plans. In addition, it 
appears that 6 of the original 29 scattered site sales units either lost affordability 
controls over time or were double-counted in the plan.  Therefore, the total 
number of scattered site sales units should be reduced from 70 units to 23 units. 
A list identifying these 23 scattered site sales units is included in Appendix E of 
this plan.      
 

4. Least Cost Housing: Two (2) of the 116 Least Cost Housing units identified in the 
2016 JOR were discovered not to have 30-year deed restrictions and, therefore, 
are ineligible for affordable housing credit. As such, the total number of least cost 
housing units should be reduced from 116 units to 114 units. A list identifying 
these 114 Least Cost Housing units is included in Appendix E of this plan.            

In addition, it is noted that 3 rental bonus credits identified in the 2016 JOR have been 
eliminated due to the loss of units noted above (i.e., 1 rental bonus credit associated with 
Evans Francis Estates (EFE) and 2 rental bonus credits associated with Sergi/MSAA 
(Malkress) Commons). However, these 3 rental bonus credits can simply be redistributed 
to other projects identified in the 2016 JOR that would have qualified for such credits 
were it not for the 25% bonus credit cap (such as the Victory Redevelopment (aka Enclave 
at Woodcrest Station)).    

In light of the above, the number of excess/surplus credits over and above the Township’s 
1,912-unit RDP for the Cumulative First, Second and Third Rounds is reduced from 205 to 
150.  

The amended components1 to address the Township’s Cumulative First, Second and Third 
Round RDP are identified in Table 24 on the following page.  

  

 
1 In addition to those amendments set forth above, the Township also discovered during 
the course of preparing this 2025 HE&FSP that 45 of the 149 units at Village at St. Mary’s 
are not, in fact, senior units, but rather are non-age-restricted units for individuals with 
disabilities. This change is also reflected in Table 24 on the following page. 
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Table 24: Plan to Satisfy Cumulative First, Second & Third Round RDP (Amended) 
DDevelopment  FFor 

SSale  
RRental  SSpecial 

NNeeds/Supportive  
VVery 
LLow  

SSenior  UUnits  BBonus 
CCredits  

BBonus 
TType  

TTotal 
CCredits  

Prior Cycle Credits:          
          Credits Without Controls 31      -  -                             -        -           31     31 
          Alternate Living -       4 4                             4        -           4               4  
          Village at St. Mary's -         -           45               -        104 149            149 
Jewish Federation (Saltzman) -  104  -  -  104  104      104  
Gesher House (Dubin) -  74  -  -  74  74     74  
Sergi Farms -  120  -  -  -  120  120  FR  240  
Sergi Commons (MSAA Commons) -  24  24  24  -  24  24  SN/S  48  
Brunetti (Burrough’s Mills) -  36  -  - -  36  36  FR  72  
Legnola (Everlast/Quest Builders) 2  -  - - -  2      2  
ARHAT -  38  - - - 38 38 FR  76 
Scattered Site Sales 23  - - - - 23     23 
Alternative Living -  - 56 56 - 56 56 SN/S  112 
Dwell At Cherry Hill -  35 - - - 35 35 FR  70 
Garden State Park - Complete & Planned 20 194 - - 105 214 12 FR 226 
Centura 32  - - - - 32     32 
Benedict's Place -  74 - - 74 74 18 AR/S  92 
St. Thomas Apartments -  6 - - 6 6     6 
The Grand -  3 - 1 - 3 3 FR 6 
Least Cost Housing 114 - - - - 114     114 
Regency Court (Twin Oaks) -  7 7 7 - 7 6 SN/S  13 
Spring Hills -  15 15 15 15 15     15 
Group Homes 2013 -  35 35 35 - 35     35 
Group Homes 2015 -  17 - 17 - 17     17 
Evans Francis Estates (EFE) -  53 7 7 - 53 53 FR  106 
Probuild (Evans Mills) -  23 - 3 - 23     23 
Hampton Road Redevelopment -  45 - 6 - 45 45 FR  90 
Park Boulevard Redevelopment -  29 - 4 - 29 29 FR  58 
Victory Redevelopment  -  56 - 7 - 56  3 FR 59 
Coastline Assisted Living -  6 - 6 6 6 

 
  6 

Village at St. Mary's Extension of Controls -  149 45 - 104 149     149 
ARHAT -  10 - - - 10     10 

TTotal  22222    11,1557  2238  11922  5592  11,5584  4478      22,0062  
CCaps                  7707        4478          

CCumulative Round 11, 2 & 3 RRDP  11,912   
EExcess credits over RDP  1150    

Bonus Types: AR/S = Age-Restricted/Senior; FR = Family Rental; R = Rental; SN/S Special Needs Supportive Housing 

FHA-2 requires that, in addressing prior round obligations, the municipality shall 
“demonstrate how any sites that were not built in the prior rounds continue to present a 
realistic opportunity, which may include proposing changes to the zoning on the site to 
make its development more likely, and which may also include the dedication of 
municipal affordable housing trust fund dollars or other monetary or in-kind resources.” 

Accordingly, the following incomplete components addressing the Township’s Cumulative 
First, Second and Third Round RDP are discussed on the following pages. As 
demonstrated below, although the completion of these plan components has taken 
longer than anticipated at the time of the Third Round JOR – whether due to the COVID-
19 global pandemic and related supply chain and labor disruptions, the economy, private 
enterprise, and/or State permitting agencies – they continue to provide a realistic 
opportunity for the production of affordable housing. 
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The Garden State Park site is located at Haddonfield Road and Garden Park Boulevard, at 
the former Garden State Park Racetrack site. It consists of three separate inclusionary 
developments: Garden State Park - Plaza Grande, Garden State Park - Park Lane 
Apartments and Park Place Condos, and Garden State Park - The Michaels Organization. 
Together, these developments will produce a total of 214 affordable units, inclusive of 105 
affordable age-restricted units and 109 affordable family units. Each development is 
discussed in turn below.  

 
The Garden State Park - Plaza Grande development is located at Grande Avenue and 
Citation Lane. It is identified by municipal tax records as Block 54.01 Lot 8. The 
development is an inclusionary age-restricted rental development to contain a total of 29 
affordable units. To date, 22 of the 29 affordable units have been completed and 
occupied. The remaining 7 affordable units are currently under construction. 
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The Garden State Park - Park Lane Apartments and Park Place Condominiums are located 
on Garden Park Boulevard. The Park Lane Apartment complex is identified by municipal 
tax records as Block 54.02 Lots 2, 6, 7 and 7.01, and the Park Place Condominium complex 
is identified by municipal tax records as Block 54.02 Lot 5. The 24 affordable units at Park 
Place Condominiums (which consist of 20 affordable family for-sale units and 4 affordable 
family rental units) are all constructed and occupied. The 85 affordable family rental units 
at Park Lane Apartments are partially completed; whereas 33 of the 85 units have been 
constructed and occupied to date, the remaining 52 units have not yet been constructed2.  

Although this component has not yet been constructed, the site continues to present a 
realistic opportunity for the production of affordable housing. Specifically, the site 
remains: 

1. Approvable. Site plan approval has already been granted for this site. 
2. Available. There are no known title issues or encumbrances which would prohibit 

the development of this site.  
3. Developable. The site has access to appropriate water and sewer infrastructure. 
4. Suitable. The site is adjacent to compatible land uses, has access to appropriate 

streets and is free of environmental constraints. 

 
2 The table attached to the 2016 JOR identifying Cumulative First, Second & Third Round 
Plan Components envisioned the construction of 56 affordable family rental units and 53 
affordable family for-sale units at the Garden State Park site. As such, Table 24 above 
(which sets forth the amended plan components satisfying the Cumulative First, Second 
& Third Round RDP) has been amended to correctly identify this site as instead producing 
89 affordable family rental units and 20 affordable family for-sale units. 
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The Garden State Park - The Michaels Organization site is located at Garden Park 
Boulevard and Del Mar Drive. It is identified by municipal tax records as Block 54.02 Lot 8. 
The Michaels Organization received site plan approval on July 5, 2022 for a 100% 
affordable residential development to include 76 affordable age-restricted rental units. 
On June 8, 2023, the Township issued a zoning permit to begin site work. Since that time, 
the developer has secured funding and is moving forward with site work.  

Although this component has not yet been constructed, the site continues to present a 
realistic opportunity for the production of affordable housing. Specifically, the site 
remains: 

5. Approvable. Site plan approval has already been granted for this site. 
6. Available. There are no known title issues or encumbrances which would prohibit 

the development of this site.  
7. Developable. The site has access to appropriate water and sewer infrastructure. 

 Suitable. The site is adjacent to compatible land uses, has access to appropriate 
streets and is free of environmental constraints. 
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The Centura site is located at Browning Lane and Canterbury Way. It is identified by 
municipal tax records as Block 433.20 Lots 1 and 15.01. The site currently contains 155 
family for-sale units, including 3 affordable units (1 of which is credited as a Scattered Site 
Sales unit and 2 of which are credited as ARHAT units). In 2019, the Planning Board 
granted Preliminary Major Site Plan approval in order to construct 159 additional 
townhouse units, including 32 new affordable family for-sale units. Although the 
owner/developer reapplied to the Board for Amended Preliminary and Final Site Plan 
approval in late 2022, that application is still pending.  

While this 32-unit component has not yet been constructed, the site continues to present 
a realistic opportunity for the production of affordable housing. Specifically, the site 
remains: 

1. Approvable. The Township has zoned the site for inclusionary development with a 
required set-aside for affordable housing, and amended preliminary site plan 
approval has been granted. The Township will continue to work with the 
developer toward amended final site plan approval.   

2. Available. There are no known title issues or encumbrances which would prohibit 
the development of this site.  

3. Developable. The site has access to appropriate water and sewer infrastructure. 
4. Suitable. The site is adjacent to compatible land uses, has access to appropriate 

streets and, despite having some areas of steep slopes, can still accommodate 
the level of development proposed on the site. 
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The Hampton Road Redevelopment site is located at 614 Hampton Road. It is identified 
by municipal tax records as Block 111.02 Lot 7, Block 112.01 Lot 11, and Block 596.04 Lot 
5. In 2017, the Township adopted a Hampton Road Redevelopment Plan to allow the site 
to be developed for 252 residential units, including 45 affordable family rental units. Site 
plan approval was granted by the Planning Board on December 16, 2019. Since that time, 
the Construction Office has issued building permits for some of the buildings and site 
work has begun. Construction broke ground in late 2024. 

While this component has not yet been constructed, the site continues to present a 
realistic opportunity for the production of affordable housing. Specifically, the site 
remains: 

1. Approvable. Site plan approval has already been granted for this site. 
2. Available. There are no known title issues or encumbrances which would prohibit 

the development of this site.  
3. Developable. The site has access to appropriate water and sewer infrastructure. 
4. Suitable. The site is adjacent to compatible land uses and has access to 

appropriate streets. Although a small portion of the site at its northeast corner 
has environmental constraints, the site can accommodate the level of 
development contemplated thereon. 
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The Victory Redevelopment (also known as Enclave at Woodcrest Station) site is located 
on Woodcrest Road and is identified by municipal tax records as Block 431.18 Lot 8. The 
development is an inclusionary family rental development consisting of 370 total units, 56 
of which are affordable units. To date, 48 of the 56 affordable units have been completed 
and occupied. The remaining 8 affordable units are currently in the marketing and leasing 
process. 
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The Village at St. Mary’s development is located at Lourdes Court and Village Drive. It is 
identified by municipal tax records as Block 523.12 Lot 13. This 100% affordable senior 
and supportive housing development is owned and operated by the Diocese of Camden 
County. It contains 149 units (plus one custodian/ superintendent’s unit) and was 
constructed in 1982. The Township received Prior Cycle Credits for this development in its 
prior round settlements and judgments of compliance. Additionally, the Township 
received credit towards its Third Round RDP obligation for the extension of affordability 
controls on these 149 affordable units for an additional 30 years. Although these 
extensions have not yet been completed, the Township is actively working with the 
Diocese to finalize these extensions and expect them to be completed later this Spring or 
Summer.    
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As established in Section 3 of this plan, the Township has a Fourth Round RDP obligation 
of 34 units. The Township will satisfy the entirety of this 34-unit Fourth Round RDP 
obligation with a combination of family rental units, age-restricted rental units, special 
needs units, and eligible bonus credits, as set forth in Table 25 below:  

Table 25: Plan to Satisfy Fourth Round RDP 
Plan Component Units Bonus Total Status 

VOA Age-Restricted (senior rentals)  6 0 6 Approved 
VOA Non-Age Restricted Special Needs (rentals) 7 2* 9 Approved 
Habitat for Humanity Site (family for-sale) 1 0 1 In 

Progress 
ARHAT (family rentals) 7 6** 13 Completed 
Additional ARHAT to be Acquired (family rentals) 5 0 5 Proposed 

Total 26 8 34  
*: 1.0 bonus credit for each unit special needs/supportive housing unit, per FHA-2, up to the 25% bonus cap. 

**: 1.0 bonus credit for each market-to-affordable unit, per FHA-2, up to the 25% bonus cap. 
 

As demonstrated in Table 26 below, all of the plan components proposed to satisfy the 
Fourth Round RDP obligation fully satisfy the Fourth Round minimum and maximum 
requirements identified in FHA-2.  

Table 26: Satisfaction of Fourth Round Minimums and Maximums 
Plan Component Required Proposed 

Max. Rental Bonus Credits (25% of RDP) 8 8 
Max. Age-Restricted Units (30% of RDP less bonuses) 7 6 
Min. Rental Units (25% of RDP less bonuses) 7 25 
Min. Rental Units Available to Families (50% of rental min.) 4 12 
Min. Total Units Available to Families (50% of RDP less bonuses) 13 13 
Min. Realistic Zoning/Redevelopment (25% of RDP) 9 13 

 

The following pages provide more detail on each of the plan components proposed to 
satisfy the Fourth Round RDP: 
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In August 2019, the Cherry Hill Zoning Board of Adjustment approved an application by 
Fortitude Realty, LLC for preliminary site plan approval, use variances, bulk variances & 
waivers to permit the premises located at 1991 Route 70 East (Block 471.01 Lot 7) to be 
redeveloped with a 100% affordable multi-family project consisting of 64 one-bedroom 
units, including 52 age-restricted units and 12 non-age restricted special needs units. A 
resolution memorializing the approval was adopted by the Board in September 2019. 
Ultimately, Fortitude was unable to secure the tax credit funding necessary to construct 
the project and conveyed the project, including its rights and approvals, to VOA. 

In November 2023, the Cherry Hill Zoning Board of Adjustment granted VOA an 
extension of the preliminary site plan approvals previously granted to Fortitude. Said 
approvals were then extended to December 1, 2025. 

In September 2024, the Township entered into a Settlement Agreement with VOA and 
FSHC in order to provide a realistic opportunity for the development of affordable 
housing at the VOA site. As set forth in the agreement, VOA intends to construct the 64-
unit 100% affordable project consistent with the Cherry Hill Zoning Board approvals 
granted to Fortitude in 2019. Accordingly, the Zoning Board of Adjustment granted Final 
Site Plan approval to VOA on May 1, 2025. In order to effectuate the development of the 
site, VOA has applied for New Jersey State funding available through NJHMFA programs 
established for this type of development, including the 4% LIHTC, New Jersey Housing 
Production and New Jersey Healthy Homes Program funding.  

The 4.74-acre site is bound on both sides by places of worship/religious institutions and is 
bound to the rear by single-family dwellings. To the north, across Route 70, lies a mix of 
commercial uses and the Dwell at Cherry Hill inclusionary rental development. The site is 
devoid of environmental constraints and is located entirely within State Planning Area – 1 
(Metropolitan) and the Sewer Service Area. 
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The property meets site suitability criteria as follows: 

1. Approvable. VOA intends to construct the 64-unit 100% affordable project (to be 
known as Lilley’s Place) consistent with the Cherry Hill Zoning Board preliminary 
site plan approvals granted to Fortitude in 2019. VOA was granted final site plan 
approvals on May 1, 2025, which approvals were memorialized on May 15, 2025.  

2. Available. There are no known title issues or encumbrances which would prohibit 
the development of this site.  

3. Developable. The site has access to appropriate water and sewer infrastructure. 
4. Suitable. The site is adjacent to compatible land uses, has access to appropriate 

streets and is free of environmental constraints. 

As detailed in Table 25 above, the Township assigns credit for 13 of the 64 affordable 
units to be generated from this development, as well as 2 special needs bonus credits, 
toward Cherry Hill’s Fourth Round RDP obligation. Special needs units are specifically 
eligible for one bonus credit for each special needs or supportive housing unit pursuant 
to FHA-2 up to the 25% bonus cap.  

The VOA units which are assigned to the Fourth Round RDP also satisfy the requirement 
in FHA-2 that 25% of the Fourth Round RDP obligation be satisfied with redevelopment 
through realistic zoning. The 34-unit RDP obligation multiplied by 25% is 9 units. As such, 
the requirement to satisfy 25% of the RDP with redevelopment through realistic zoning 
will be satisfied with the 13 VOA units assigned to the Fourth Round RDP, representing 
38% of the RDP obligation. 
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In July of 2023, the Township utilized funds from its Affordable Housing Trust Fund to 
assist Habitat for Humanity with the purchase of a parcel developed with a single-family 
market-rate dwelling unit located at 117 Chapel Avenue, which is identified as Block 
110.01 Lot 8, and an adjoining vacant lot located at 110 Williams Street, which is 
identified as Block 110.01 Lot 10. Habitat for Humanity intends to consolidate these lots 
and renovate and construct an addition to the dwelling on Lot 8 in order to create a 
viable three-bedroom affordable family for-sale unit and to construct a driveway for use 
by the dwelling on Lot 10.  A 30-year UHAC deed restriction has been placed on the 
property, which is in the process of being recorded with the County Clerk’s office. 

As detailed in Table 25 above, the Township assigns 1 credit for this family for-sale unit 
toward Cherry Hill’s Fourth Round RDP obligation. Although this unit would be eligible 
for one-half bonus credit pursuant to FHA-2 since it was created in partnership with a 
non-profit housing developer, the Township’s 25% bonus cap is being met with other 
projects. As such, no bonuses are assigned to this development.  

  

 

In the mid-1980s, 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 and Affordable Housing Trust Funds, for the acquisition and 
rehabilitation of market rate units in order to convert them to high-quality, affordable 
family rental units.  

At the time of the 2016 HE&FSP and JOR, the Township had a portfolio of 38 ARHAT units 
and anticipated that 10 more ARHAT units would be acquired by the Township before the 
end of the Third Round. All 48 of these existing and prospective units were credited 
toward the Township’s Third Round RDP obligation. What transpired, however, is that the 
Township has acquired 17 – not 10 – additional ARHAT units during the course of the 
Third Round, leaving 7 surplus ARHAT units to be applied to the Fourth Round.  

These 7 ARHAT units, which are to be credited toward the Township’s Fourth Round RDP 
obligation, are identified in Table 27 below:  
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Table 27: Existing ARHAT Units Satisfying Fourth Round RDP 
Unit # of 

Bedrooms 
Purchase 

Date 

610 Kings Croft 2 1/17/2022 
1861 Woods II 2 8/18/2022 
508 Barclay Walk 3 4/13/2023 
301 Barclay Walk 2 8/2/2023 
300 Barclay Walk 3 11/4/2024 
105 Burnt Mill Road 4 4/25/2025 
617 Franklin Avenue 3 6/9/2025* 

*: Expected closing date. 
 

These 7 ARHAT units are also eligible for bonus credits, up to the 25% bonus cap, per 
FHA-2. Specifically, FHA-2 allows for one bonus credit for each unit created by 
transforming an existing rental or ownership unit from a market rate unit to an affordable 
housing unit. Therefore, as identified in Table 25 above, the Township claims 6 bonus 
credits for the 7 completed ARHAT units assigned to the Fourth Round RDP.   

In addition, the Township anticipates that additional market for-sale units will be 
converted to affordable rental units during the course of the Fourth Round, based on the 
ARHAT program’s successful track-record during the Third Round of acquiring and 
converting approximately 2 to 3 units, on average, per year. As such, the Township assigns 
5 of these anticipated ARHAT units/credits toward the Fourth Round RDP obligation, and 
assigns any additional new ARHAT units that may be created during the Fourth Round to 
Cherry Hill’s Fourth Round Unmet Need. This is discussed in more detail in Section 4.4 
below. 
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The difference between the Township’s Prospective Need obligations and its RDP 
obligations is what is known as Unmet Need. Whereas the RDP obligations must be 
affirmatively addressed by the Township (as outlined in Sections 4.2 and 4.3 above), 
addressing Unmet Need involves a lower standard, as the entire Unmet Need obligation 
does not have to be fully satisfied by 2035. Cherry Hill has an Unmet Need of 917 for 
Cumulative Rounds 1, 2 and 3 and an Unmet Need of 537 for Round 4, for a total 
combined Unmet Need of 1,454 units. The Township will address Unmet Need as set forth 
below and as illustrated on the Map of Unmet Need Sites included at the end of this 
subsection. 

The Township will continue to implement the plan components designed to address its 
917-unit Unmet Need for Rounds 1, 2 and 3, as set forth in the Township’s 2016 JOR and 
subsequent orders, in full force until such time as the Township has provided for the 
entire Unmet Need. These components and their status are as follows: 

1. Excess Cumulative First, Second & Third Round RDP Credits: The 2016 JOR 
assigned 205 units of excess credits over and above Cherry Hill’s 1,912-unit RDP 
for Rounds 1, 2 and 3 toward its Unmet Need. Although, as detailed in Section 
4.2 above, the Township has determined that 55 of these excess credits are not, 
in fact, eligible for affordable housing credits, the Township still has 150 excess 
RDP credits that it can apply toward Unmet Need. Doing so reduces the 
Township’s 917-unit Unmet Need for Rounds 1, 2 and 3 to 767 units. 
 

2. Weinberg Commons (JFED): The Township created the Senior & Supportive 
Housing (SSH) Overlay Zone to allow for the development of up to 158 low-
income rental units for seniors and individuals with disabilities (i.e., 160 units less 
two superintendents’ units) on Block 510.01 Lot 1, 1.01 and 1.02 (1711-1721 
Springdale Road).  The 2016 JOR assigned credit for 32 non-age restricted special 
needs units and 22 age-restricted units (up to the 25% senior cap) from this site 
toward the Township’s Unmet Need. This 100% affordable development (known 
as Weinberg Commons (JFED)) was completed and occupied in 2020. Therefore, 
the Township’s remaining Unmet Need for Rounds 1, 2 and 3 is 713 units.  
 

3. Golden Triangle Overlay: The Township created the Golden Triangle Transit-
Oriented Development (GTTOD) Overlay Zone to allow for inclusionary 
development with up to 137 affordable units on Block 55.02 Lots 1, 1.01 and 1.02 
(2230-2240 Route 70 W). The GTTOD zoning established by the Township allows 
for densities of 12 units per acre and minimum set-asides of 15% (if units are for 
rent) or 20% (if units are for sale)3. Although no dwellings have yet been created 

 
3 These set-asides appear to be inconsistent with the 2016 HE&FSP and FSHC Settlement, 
which call for a minimum 20% set-aside, whether for sale or rent. As such, the Township 
will make this correction to the ordinance, as set forth in Appendix F of this plan.   
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at this site, the Township will continue to maintain the GTTOD zoning in order to 
capture future affordable housing opportunities.  
 

4. PATCO Overlay: The Township created the PATCO Transit-Oriented Development 
(PTOD) Overlay Zone to allow for inclusionary development with up to 128 
affordable units on Block 583.01 Lot 2 (200 Tindale Avenue). The PTOD zoning 
established by the Township allows for densities of 18 units per acre and 
minimum set-asides of 15% (if units are for rent) or 20% (if units are for sale)4. 
Although no dwellings have yet been created at this site, the Township will 
continue to maintain the PTOD zoning in order to capture future affordable 
housing opportunities. 
 

5. Plaza at Cherry Hill (RIMU) Overlay: The June 2016 Order granting the Township’s 
Third Round Judgment of Compliance and Repose included an exhibit (Exhibit A) 
which required the Township to create an opportunity for 37 additional units of 
family affordable housing to be credited toward Cherry Hill’s Unmet Need. This 
exhibit was later amended via a consent order dated March 25, 2022, which 
states that the Township shall be considered to have satisfied its obligation to 
“create an opportunity for affordable housing” if these 37 affordable units are 
incorporated into one or more strategies specifically identified therein, one of 
which was a proposed Redevelopment Plan or Overlay Zone “approved by the 
Planning Board and recommended to the Township Council” for the properties 
located at Block 285.03 Lots 2 and 3 (2100-2110 Route 38).  

On November 20, 2023, the Township Planning Board complied with the terms of 
the consent order and recommended to the Township Council that a proposed 
ordinance be adopted for a new Residential-Inclusionary Mixed Use (RIMU) 
Overlay Zone on Block 285.03 Lots 2 and 3. The proposed RIMU Overlay Zone 
ordinance allows for inclusionary development in a mixed-use setting with up to 
220 residential units, including at least 37 family affordable units, as required. 

6. Mandatory Set-Aside Ordinance: In addition, Cherry Hill created a Township-wide 
Mandatory Set-Aside Ordinance in order to ensure that any new multi-family 
residential development in Cherry Hill will provide its fair share of affordable units 
and assist with the Township’s continuous efforts to address its affordable 
housing obligation. This ordinance, which is set forth at Section 1005.A.1. and 2. 
of the Zoning Code, requires that every multi-family development created in the 
Township include affordable housing at minimum set-asides of 15% (if units are 
for rent) or 20% (if units are for sale). Although the Township will continue to 
implement its Mandatory Set-Aside Ordinance through the Fourth Round, it 
proposes certain amendments going forward, as follows: 

 
4 These set-asides appear to be inconsistent with the 2016 HE&FSP and FSHC Settlement, 
which call for a minimum 20% set-aside, whether for sale or rent. As such, the Township 
will make this correction to the ordinance, as set forth in Appendix F of this plan.   
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 Whereas the Mandatory Set-Aside Ordinance currently requires an 
affordable housing set-aside on all multi-family developments, which the 
Cherry Hill Zoning Code defines as any residential development other 
than one- or two-family detached dwellings, the Township proposes to 
amend its ordinance to only require a set-aside on multi-family 
developments of five or more new dwellings. This amendment is 
necessary in order to relieve the financial burden on smaller 
developments that will not have the economies of scale to make an 
inclusionary project viable, and is consistent with other Court-approved 
mandatory set-aside ordinances across the State.  

 In addition, the Township proposes to amend its Mandatory Set-Aside 
Ordinance to require that a minimum 20% affordable housing set-aside 
be imposed on all applicable projects, whether renter-occupied or 
owner-occupied. This amendment will further ensure that new multi-
family developments provide for their fair share of affordable housing 
and will increase the yield of affordable housing units to be generated by 
future projects.  

 
These proposed ordinance amendments are included in Appendix G of this plan.  
 

7. Development Fee Ordinance: Lastly, the Township agreed to maintain its 
Development Fee Ordinance, set forth at Section 902 of the Zoning Code, as a 
component to address Unmet Need, but increased residential development fees 
to 1.5% of equalized assessed value and increased non-residential development 
fees to 2.5%, consistent with the Statewide Non-Residential Development Fee 
Act. Although the Township will continue to implement its Development Fee 
Ordinance through the Fourth Round, it proposes certain amendments going 
forward, as follows: 
 

 The Township proposes to amend its Development Fee Ordinance to 
eliminate the requirement that 50% of the development fee be collected 
at the time of issuance of the building permit, and instead require that 
100% of the development fee be collected at the issuance of the 
certificate of occupancy. This change is intended to streamline the 
process for the Township’s Department of Community Development.  
 

 In addition, the Township proposes to amend its Development Fee 
Ordinance to correct a typographical error in the current ordinance 
related to residential development fees imposed on projects that are 
granted a ‘d’(5) density variance pursuant to N.J.S.A. 40:55D-70d(5). 
Whereas the ordinance is supposed to state that developers granted a 
‘d’(5) density variance may be required to pay a development fee of 6% 
of the equalized assessed value for each additional unit that may be 
realized, the current ordinance states that such developers may be 
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required to pay a development fee of only 1.5% of the equalized 
assessed value for each additional unit that may be realized.   

These proposed ordinance amendments are included in Appendix H of this plan.      

 

Due to the Township’s long-recognized lack of vacant, developable land, Cherry Hill’s 
Unmet Need of 917 for Cumulative Rounds 1, 2 and 3 is further compounded by an 
Unmet Need of 537 for Round 4, despite any additional available land to accommodate 
same in a manner consistent with sound planning. Nevertheless, because of Cherry Hill’s 
proactive efforts to secure affordable housing for the Fourth Round, the Township already 
has 228 existing and approved affordable units that it can apply toward its Fourth Round 
Unmet Need, with additional units anticipated to be created over the next decade.  The 
plan components proposed to address the Township’s Fourth Round Unmet Need of 537 
units are as follows: 

1. Excess Units from VOA (Lilley’s Place): As detailed in Section 4.3 of this plan, the 
Township assigns credit for 13 of the 64 affordable units to be generated from 
the VOA project toward Cherry Hill’s Fourth Round RDP obligation, including 6 
age-restricted units and 7 non-age restricted special needs units.  As such, the 
Township has 51 affordable units, including 46 age-restricted units and 5 non-
age restricted special needs units, that can be applied from the VOA project 
toward the Fourth Round Unmet Need. Therefore, the Township’s remaining 
Fourth Round Unmet Need is 486 units.  
 

2. Excess Units from Weinberg Commons (JFED): As noted above, 2016 JOR assigned 
credit for 32 non-age restricted special needs units and 22 age-restricted units 
(up to the 25% senior cap) from the Weinberg Common (JFED) site toward the 
Township’s Cumulative First, Second and Third Round Unmet Need. As such, 
there are 104 additional age-restricted affordable units at this development that 
have never received affordable housing credit in a prior round. The Township, 
therefore, assigns credit for these 104 age-restricted units toward the Township’s 
Fourth Round Unmet Need. Doing so further reduces the Township’s Fourth 
Round Unmet Need to 382 units.  
 
It is noted that these 104 age-restricted units, plus the 52 age-restricted units 
proposed at the VOA site, equate to a total of 156 age-restricted units addressing 
Cherry Hill’s Fourth Round Prospective Need obligation. FHA-2 allows a 
municipality to satisfy up to 30% of its Fourth Round Prospective Need 
obligation, exclusive of any bonus credits, with age-restricted units; for Cherry 
Hill, this equates to a maximum of 168 age-restricted units (571 less 8 bonus 
credits x 30% =168). Because 156 is less than 168, the Township is in compliance 
with FHA-2.     
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3. Additional Group Homes: The Township has 18 existing group homes, containing 
a total of 73 special needs bedrooms, that have not been previously credited in a 
prior round. The credits for these 73 group home bedrooms, all of which are 
listed in Appendix E of this plan, are assigned toward the Township’s Fourth 
Round Unmet Need.    
 

4. Additional ARHAT Units: As described in Section 4.3 of this plan, the ARHAT 
program successfully converted approximately 2 to 3 market for-sale units to 
affordable rental units, on average, per year during the Third Round and 
adequate funding is projected to be available to acquire and convert at least 5 
additional units during the Fourth Round. These 5 additional ARHAT units are to 
be credited toward the Township’s Fourth Round RDP obligation. However, if 
sufficient funding becomes available to acquire and convert additional units 
through the ARHAT program during the Fourth Round, the credits for said 
additional ARHAT units will be assigned to the Fourth Round Unmet Need. 
 

5. Mandatory Set-Aside & Development Fee Ordinances: Cherry Hill will continue to 
implement the Township-wide Mandatory Set-Aside and Development Fee 
ordinances, as modified, in order to capture additional affordable housing 
opportunities as they become available during the Fourth Round.    
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Map 5: Unmet Need Plan Components 
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There are no sites for which inclusionary development was considered that were rejected 
and not included in this plan. 

 

The following additional requirements are noted: 

1. Fourth Round Bonuses. Fourth Round bonuses will be applied in accordance with 
N.J.A.C. 52:27d-311.k. 

2. Very-Low Income and Low-Income Units. At least 50% of the units addressing the 
Fourth Round Prospective Need obligation shall be affordable to very low-
income and low-income households with the remainder affordable to moderate-
income households. A minimum of 13% of the affordable units will be made 
available to very low-income households, defined as households earning 30% or 
less of the regional median income by household size. 

3. Rental Component. At least 25% of the Fourth Round Prospective Need 
obligation shall be met through rental units, including at least half in rental units 
available to families. 

4. Families. At least half of the actual units created to address the Fourth Round 
Prospective Need obligation must be available to families. 

5. Age-Restricted Cap. No more than 30% of all units developed or planned to meet 
the Fourth Round Prospective Need obligation shall be met with age-restricted 
units. 

 

As noted in Section 1 of this plan, a HE&FSP must also include: 

 An analysis of the extent to which municipal ordinances and other local factors 
advance or detract from the goal of preserving multigenerational family 
continuity as expressed in the recommendations of the Multigenerational Family 
Housing Continuity Commission; and 

 An analysis of consistency with the State Development and Redevelopment Plan, 
including water, wastewater, stormwater, and multi-modal transportation based 
on guidance and technical assistance from the State Planning Commission. 

Accordingly, the following subsection analyzes the consistency of this HE&FSP to the 
above referenced State planning initiatives. 
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The Multigenerational Family Housing Continuity Commission was established by the 
State of New Jersey in 2021. As noted in NJSA 52:27D-329.20, one of the primary duties 
of the Commission is to “prepare and adopt recommendations on how State government, 
local government, community organizations, private entities, and community members 
may most effectively advance the goal of enabling senior citizens to reside at the homes 
of their extended families, thereby preserving and enhancing multigenerational family 
continuity, through the modification of State and local laws and policies in the areas of 
housing, land use planning, parking and streetscape planning, and other relevant areas.” 

As of the date of this HE&FSP, the Multigenerational Family Housing Continuity 
Commission has not yet adopted any recommendations. 

As established by NJSA 52:18A-200(f), the purpose of the State Development and 
Redevelopment Plan (SDRP) is to “coordinate planning activities and establish Statewide 
planning objectives in the following areas: land use, housing, economic development, 
transportation, natural resource conservation, agriculture and farmland retention, 
recreation, urban and suburban redevelopment, historic preservation, public facilities and 
services, and intergovernmental coordination.” 

As such, the SDRP establishes a number of goals and strategies related to a number of 
different topics, including economic redevelopment. One such goal is to revitalize existing 
urban centers by directing growth and development to those areas. Specifically, the SDRP 
seeks to revitalize the State’s cities and towns by protecting, preserving, and developing 
the valuable human and economic assets in cities, town, and other urban areas. 

As indicated by the SDRP’s Policy Map, the entirety of Cherry Hill Township is located in 
the PA-1 Metropolitan Planning Area, wherein development and redevelopment is 
intended to be directed. The intent of this Planning Area is to: 

 Provide for much of the State’s future redevelopment; 
 Revitalize cities and towns; 
 Promote growth in compact forms; 
 Stabilize older suburbs; 
 Redesign areas of sprawl; and; 
 Protect the character of existing stable communities. 

Accordingly, this HE&FSP is consistent with the intents of the PA-1. Specifically, it is 
designed to encourage redevelopment and growth in a compact form, while also 
protecting the character of the existing community. 
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The Township of Cherry Hill is following the applicable requirements regarding unit 
monitoring and reporting. Specifically, the Township completed the statutorily required 
updates to its housing project status report by the DCA deadline of February 15, 2025. 
These updates are included in the State’s new Affordable Housing Monitoring System and 
should be considered to fulfill the Township’s obligation to specify the creditworthiness of 
all existing affordable units. Further, all crediting documentation submitted to and 
approved by the Court as part of the Township’s Third Round Housing Element and Fair 
Share Plan remains on file with and accessible from the Court. All other crediting 
documentation, for plan components that were not part of the Township’s Third Round 
HE&FSP, is included in the appendices of this plan.    

 

 

 

  



 

~ 60 ~ 

 

 

 

 

 

 

 







Development For Sale Rental Special 
Needs/Supportive Very Low Senior Units Bonus 

Credits Bonus Type Total 
Credits

Credits Without Controls 31             -          -                               -             -               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                      2

ARHAT -                38       -                               -             -               38                    38          FR 76

Scattered Site Sales 70             -          -                               -             -               70                    70

Alternative Living -                -          56                            56           -               56                    56          SN/S 112

Dwell At Cherry Hill -                35       -                               -             -               35                    35          FR 70

Garden State Park - Constructed 14             12       -                               -             -               26                    12          FR 38

Garden State Park - Planned/Approved 53             161     -                               -             105          188                  188

Centura 32             -          -                               -             -               32                    32

Benedict's Place -                74       -                               -             74            74                    18          AR/S 92

St. Thomas -                6         -                               -             6              6                      6

The Grand -                3         -                               1             -               3                      3            FR 6

Least Cost Housing 116           -          -                               -             -               116                  116

Regency Court -                7         7                              7             -               7                      6            SN/S 13

Spring Hills -                15       15                            15           15            15                    15

Group Homes 2013 -                35       35                            35           -               35                    35

Group Homes 2015 -                17       -                               17           -               17                    17

EFE -                54       7                              7             -               54                    54          FR 108

Probuild -                23       -                               3             -               23                    23

Hampton Road Redevelopment -                45       -                               6             -               45                    45          FR 90

Park Boulevard Redevelopment -                29       -                               4             -               29                    29          FR 58

Victory Redevelopment -                56       -                               7             -               56                    56

Coastline Assisted Living -                6         -                               6             6              6                      6

Village at St. Mary's Extension of Controls -                150     -                               -             150          150                  150

ARHAT -                10       -                               -             -               10                    10

Subtotal 318           1,141  150                          194         685 1,639              478        2,117  
 Caps 707          478

Golden Triangle -                -          -                               -             -               137                  137

PATCO -                -          -                               -             -               128                  128

JFED -                -          32                            -             22            54                    54

Subtotal 319 319     
2,436  

393     
2,829  
1,912  

205
2,829  

712     
AR/S

FR

R

SN/S Special Needs/Supportive Housing

Prior Cycle Credits

Built

Unmeet Need Sites

Rental

CUMULATIVE ROUND PROSPECTIVE NEED COMPLIANCE CHART

Cumulative Round Total Credits & Overlays
Fair Share Ordinance & Development Fee Ordinance

Total
Cumulative Round RDP

Excess credits over RDP
Cumulative Round Obligation

Cumulative Round Unmet Need
Age-Restricted/Senior

Family Rental













OWNER PARCELID KEY ACRES
DEVELOPABLE 

ACRES

FAIR 
SHARE 
CALC. COMMENTS

Tocco (Short Hills Farm) 521 / 2,3,3A 156 136 0.00 115 Built

Brunetti 263 / 1 3 30 0.65 60 Built

Buff Property 433 / 17 41 40 12.30 25

Sergi
436 / 6  437 / 

6B,7,9A,12,12BA   438/1 40, 52 220 172 Built

Tavistock Ext.
430 / 

6,6A,7,7A,7B,7C,8,9,9A 42 14.75
Green Acres Parcel removed 

from list.

Legnola
108 / 2,3,3A,4,5,6,7   111 / 

15,16,17 1 7.9 6.00 10 Reduced to 2 by Court Order

Jewish Federation 523 /1,1AB 58 23 100 Built

ST. Mary's 523 / 1,1AB N/S 114 55.00 110

Holly Ravine 528 / 9 55 28 13.00 26

Cherry Hill Industrial Properties
68 / 1K  943 / 3,4  94 / 1,1A 

95 / 1 4 8.9 7.00 14

Bridge Hollow 515 / 4,5 64 43 12.00 24

Miscellaneous Parcels 50

TOTAL 706

CHERRY HILL TOWNSHIP ROUND 1 VACANT LAND ANALYSIS
1993
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* Does not include $775,000 anticipated from Garden State Park for The Michaels Organization. 











ARHAT Units 
 

300 Barclay Walk 238 Kings Croft 
301 Barclay Walk 610 Kings Croft 
303 Barclay Walk 110 Park Pl 
508 Barclay Walk 506 Park Pl 
704 Barclay Walk 201 Playa Del Sol 
708 Barclay Walk 419 Playa Del Sol 
105 Burnt Mill Rd 216 Tavistock 
223 Centura 218 Tavistock 
231 Centura 250 Tavistock 
344 Chanticleer 268 Tavistock 
501 Chanticleer 278 Tavistock 
520 Chanticleer 358 Tavistock 
711 Chanticleer 359 Tavistock 
715 Chanticleer 360 Tavistock 
731 Chanticleer 370 Tavistock 
825 Chanticleer 371 Tavistock 
1115 Chanticleer 372 Tavistock 
1135 Chanticleer 382 Tavistock 
1141 Chanticleer 384 Tavistock 
1151 Chanticleer 394 Tavistock 
1202 Chanticleer 395 Tavistock 
1311 Chanticleer 396 Tavistock 
1315 Chanticleer 408 Tavistock 
1343 Chanticleer 420 Tavistock 
1344 Chanticleer 1802 The Woods II 
101B Cherry Parke 1861 The Woods II 
123A Cherry Parke 1965 The Woods II 
617 Franklin Avenue*   

* Expect closing of purchase on 6/9/2025. 

 
 

 Credits assigned to 4th Round 



Scattered Site Sales Units 
 

303 Barclay Towers 
403 Barclay Towers 
503 Barclay Towers 
237 Centura  
341 Chanticleer 
342 Chanticleer 
343 Chanticleer 
502 Chanticleer 
513 Chanticleer 
533 Chanticleer 
534 Chanticleer 
1201 Chanticleer 
105C Cherry Parke 
112 Cuffys Lane 
94 Greensward Ln 
113 Greensward Ln 
121 Greensward Ln 
514 Park Pl 
525 Park Pl 
101 Sleepy Hollow Pl 
105 Sleepy Hollow Pl 
2017 The Woods II 
108 White Birch Ct 

 

 



Least Cost Housing Units 
 

22 Appley Court* 726 Kings Croft* 200 Tavistock* 
812 Barclay Towers* 747 Kings Croft* 226 Tavistock* 
407 Barclay Walk 748 Kings Croft* 228 Tavistock* 
603 Barclay Walk 824 Kings Croft* 230 Tavistock* 
399 Centura 825 Kings Croft 266 Tavistock 
205 Chanticleer 903 Kings Croft* 280 Tavistock* 
229 Chanticleer 904 Kings Croft 101 The Woods 
514 Chanticleer 44 Mara Court 501 The Woods 
519 Chanticleer 202 Park Pl 705 The Woods* 
531 Chanticleer 307 Park Pl 901 The Woods 
532 Chanticleer 407 Park Pl* 1105 The Woods 
823 Chanticleer 409 Park Pl* 1301 The Woods* 
824 Chanticleer 1027A Society Hill 1701 The Woods 
826 Chanticleer 1027B Society Hill* 2105 The Woods 
1242 Chanticleer* 1028A Society Hill 1801 The Woods II 
1243 Chanticleer 1028B Society Hill* 1807 The Woods II 
103 Cobblestone Ln* 501A Society Hill 1817 The Woods II* 
105 Cobblestone Ln* 501B Society Hill 1823 The Woods II 
107 Cobblestone Ln* 502A Society Hill* 1857 The Woods II 
111 Cobblestone Ln* 502B Society Hill 1863 The Woods II 
11 Crofton Commons 641A Society Hill* 1933 The Woods II 
12 Crofton Commons 641B Society Hill* 1939 The Woods II* 
24 Greensward Ln 642B Society Hill 1941 The Woods II 
55 Greensward Ln 701A Society Hill 1947 The Woods II 
70 Greensward Ln 701B Society Hill* 1971 The Woods II* 
85 Greensward Ln 702A Society Hill 2001 The Woods II 
39 James Run 702B Society Hill 2007 The Woods II 
132 Kings Croft 901A Society Hill 2023 The Woods II 
133 Kings Croft* 901B Society Hill* 173 Uxbridge * 
203 Kings Croft* 106 Tavistock 174 Uxbridge  
204 Kings Croft* 108 Tavistock 175 Uxbridge*  
306 Kings Croft* 118 Tavistock 176 Uxbridge* 
307 Kings Croft 122 Tavistock 201 Uxbridge*  
617 Kings Croft 128 Tavistock 202 Uxbridge*  
618 Kings Croft 130 Tavistock 298 Uxbridge  
635 Kings Croft 176 Tavistock 299 Uxbridge  
636 Kings Croft 188 Tavistock 300 Uxbridge  
725 Kings Croft 198 Tavistock 301 Uxbridge  

* Units converted to UHAC deeds. 



Group Home/Alternative Living Units1 

 
407 Cranford Road 4 Bedrooms Alternative Living 
500 Park Road* 5 Bedrooms Alternative Living 
204 Lenape Avenue* 3 Bedrooms Alternative Living 
37 Delwood Avenue 5 Bedrooms Alternative Living 
1212 Cotswold Lane 4 Bedrooms Alternative Living 
117 Morningside Drive 5 Bedrooms Alternative Living 
110 Bell Arbor Drive 4 Bedrooms Alternative Living 
11 Nevada Avenue** 4 Bedrooms Alternative Living 
19 Brookdale Drive* 4 Bedrooms Alternative Living 
407 The Woods* 1 Bedrooms Alternative Living 
603 The Woods* 2 Bedrooms Alternative Living 
402 Barby Lane 4 Bedrooms Alternative Living 
123 Iron Master Road 4 Bedrooms Alternative Living 
22 E. Ormond Avenue 3 Bedrooms Alternative Living 
113 Iron Master Road 4 Bedrooms Alternative Living 
331 Oak Avenue 4 Bedrooms Alternative Living 
13 Meryl Lane 5 Bedrooms Group Homes 2013 
21 Colgate Drive 4 Bedrooms Group Homes 2013 
1804 Lark Lane 4 Bedrooms Group Homes 2013 
405 Wayland Road 4 Bedrooms Group Homes 2013 
134 St Vincent Court 5 Bedrooms Group Homes 2013 
24 Saddle Lane 4 Bedrooms Group Homes 2013 
202 Ballfield Terrace 4 Bedrooms Group Homes 2013 
42 Edgewood Drive 5 Bedrooms Group Homes 2013 
2 Willow Court 5 Bedrooms Group Homes 2015 
26 Karen Drive 4 Bedrooms Group Homes 2015 
302 Portsmouth Road 4 Bedrooms Group Homes 2015 
823 Northwood Avenue 4 Bedrooms Group Homes 2015 

 

* Corrected addresses (incorrect addresses were published in 2011 HE&FSP) . 

** Children’s residence, but accepted for credit by COAH & FSHC since 2011. 

1 As of the time of publication of this 2025 HE&FSP, the Township is still 
working with group home operators to con rm the continued operation of all 
homes and/or the number of years that they were in operation. If any group 
home bedrooms are determined to not be fully creditable, the Township will 
replace such group home bedrooms with any of the several existing group 
home bedrooms not previously credited in prior rounds (see Section 4.4, 
Unmet Need, of this plan).     



Group Homes Addressing Fourth Round Unmet Need 

 
Address Special Needs Bedrooms Group Home Operator 
1220 Crane Dr 4 Bedrooms Bancroft 
135 Greenvale Rd 5 Bedrooms Bancroft 
10 Hessian Way 5 Bedrooms Bancroft 
1811 Kresson Rd 5 Bedrooms Bancroft 
1728 Lark Lane 5 Bedrooms Bancroft 
310 Garden State Dr 4 Bedrooms ARC of Camden County 
1328 Bunker Hill Dr 4 Bedrooms Community Options 
1673 Lark Lane 4 Bedrooms Community Options 
1765 Country Club Dr 4 Bedrooms Elwyn 
329 Cherry Hill Blvd 3 Bedrooms Friends of Cyrus 
322 Juniper Dr 3 Bedrooms Friends of Cyrus 
19 Woodbury Ct 4 Bedrooms Friends of Cyrus 
217 Woodland Ave 3 Bedrooms Friends of Cyrus 
300 Park Pl 2 Bedrooms Twin Oaks (Oaks Integrated Care) 
1402 Longfellow Dr 5 Bedrooms Quality Management Associates 
309 Surrey Rd 6 Bedrooms Quality Management Associates  
115 Mckinley Rd 4 Bedrooms REM NJ  
417 Silver Hill Rd 3 Bedrooms RES-Care 
 TOTAL 73 Bedrooms 
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SECTION 426.   GOLDEN TRIANGLE TRANSIT-ORIENTED DEVELOPMENT (GTTOD) OVERLAY 
ZONE. 
A. Intent.  The intent of the Golden Triangle Transit Oriented Development (GTTOD) overlay zone is to 

create a compact, mixed use of residential, office, retail, institutional, and civic uses to promote and 
support transit use.   Pedestrian activity, passenger support, affordable housing and transit access are 
key goals in the GTTOD zone. The development standards are designed to require compact 
redevelopment, opportunities for increased choice of transportation modes, and a safe and pleasant 
pedestrian environment by ensuring an attractive streetscape, a functional mix of complementary uses, 
and the provision of facilities that support transit use, bicycling, and walking.  The GTTOD overlay zone 
is meant to create dense, transit supportive development around the Cherry Hill Atlantic City Rail Line 
transit station, typically the area within one-half (1/2) mile walking distance from the transit station, 
which represents a 10-minute walk.  The intent of this overlay is to accomplish the following: 

1. Compact Development.  This overlay zone provides incentives for residential and commercial infill 
and redevelopment within designated areas. Development is encouraged in designated areas by 
providing incentives, such as density bonuses and mixed use development opportunities in 
designated areas.  

2. Mixed Use.  The flexible zoning standards in this zone allow mixed-use development. The overlay 
zone allows residential uses integrated with commercial and employment uses in appropriate 
locations (e.g. – main street, neighborhood center and other core areas). The overlay zone 
encourages opportunities to provide flexibility in building height, housing density, floor area, lot 
coverage, yard setback, landscaping, and other zoning provisions for mixed-use developments. It 
is anticipated that mixed-use development may include residential uses above or behind permitted 
or commercial, and the combination of compatible commercial uses (retail, office, services, 
entertainment, etc.).  

3. Affordable Housing.  Provide accessible and convenient affordable housing for very low-, low- and 
moderate-income households. The 57 acre tract can result in up to 684 housing units.  Of this total, 
20 percent (20%), or 136, shall be low- and moderate-income housing units if the low- and 
moderate-income units are for sale.  Fifteen percent (15%), or 102, shall be low- and moderate 
income-housing units if the low- and moderate-income units are for rent.   

4. Pedestrian Activity.  Development in the overlay zone encourages appropriate standards for 
pedestrian access, safety, and comfort. 

5. Efficient Land Use.  It has been determined that parking is most inefficient land use and the following 
regulatory and parking management tools are available to minimize the amount of land used for 
surface parking: 
a. Shared Parking. “Shared parking” is an option available in this overlay zone and allows that 

multiple uses to share one or more parking facilities.  
b. On-street Parking. On-street parking slows traffic, creates better pedestrian environments by 

buffering sidewalks from moving vehicles, increases the viability of retail shops and services, 
and reduces the amount of land used for off-street parking lots, thus decreasing impervious 
surfaces. 

c. Valet Parking. Valet parking may be feasible for some restaurants and meeting/event facilities.  
Valet parking allows stacking of smaller parking spaces with less space devoted to drive aisles. 

6. Public Spaces.  The overlay zone encourages the integration of usable public space whenever 
possible, and recognizes and responds appropriately to existing or planned public spaces on or 
near the site (e.g., parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar 
spaces). Public spaces should be clearly recognizable as “public” (e.g. – a plaza within view of a 
street or other public space), publicly accessible (i.e. – a pedestrian can get there), and can be 
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occupied by a person (i.e. – a person can stand there). These spaces can be as simple as an 
expanded sidewalk for outdoor dining to a large plaza with public art and entertainment. 

7. Human-Scaled Building Design.  The overlay zone supports human-scale design by requiring 
building entrances placed close to the street, ground floor windows, articulated façades, 
appropriately scaled signs and lighting, and awnings and other weather protection. For example, 
in downtowns, main streets, neighborhood centers, and other strategic locations (e.g. – at transit 
stops), it is often appropriate to require a maximum front building setback, or a “build-to” line, for 
a minimum percentage of the building front.  For shopping centers with private, internal driveways, 
the width/height ratio can be measured between opposite building fronts (pads) along an internal 
street, or between one building front and street trees on the opposite side of the street. The internal 
drive or “shopping street” should have sidewalks and amenities similar to a public street (e.g., 
seating, trees, lighting, etc.). 
 

B. Required Uses.  All developments in the GTTOD zone shall include affordable housing units, in 
accordance with Article X. 

C. Permitted Principal Uses.  In the GTTOD zone, no lot shall be used and no structure shall be erected, 
altered, or occupied for any purpose except the following: 
1. All multi-residential dwellings located in buildings that comply with the height requirements of the 

GTTOD zone.  Multi-Residential housing may be constructed within stand-alone buildings or may be 
constructed above non-residential uses.   

2. All principal non-residential uses permitted in the Regional Business (B4) zone shall be permitted, 
with the exception of the “Retail A” use. 

D. Permitted Accessory Uses.  Any of the following uses and structures may be permitted, when used in 
conjunction with a principal use and conforming to the applicable subsection in §426.C: 

1. Child Care Centers. 
2. Awnings & Canopies. 
3. Outdoor seating. 
4. Public, Local Utilities & Cable Television Facilities. 
5. Temporary Construction Trailers.  
6. Fences, hedges, and walls.  
7. Off-street parking facilities, including structures. 
8. Signs. 
9. Refuse and Recycling Storage Areas. 
10. Sidewalk, curbs, gutters, and walkways.  
11. Stormwater management facilities. 

E. Prohibited Uses.  Any use that is not specifically permitted in §426.C is hereby prohibited. 

F. Bulk Requirements.  Except as otherwise modified, the following bulk standards shall apply to all 
buildings in the GTTOD zone:    
1. Minimum Requirements: 

Minimum Requirements 
Principal Structures 

Inside Lot Corner Lot 
Lot Size (acres) 30 30 
Lot Frontage 200’ 200’ 
Lot Depth 200’ 200’ 
Front Yard 75’ 75’ 
Secondary Front Yard n/a 75’ 
Side Yard 20’ 20’ 
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2. Additional Requirements.  In addition to §426.F.1, the following requirements shall apply: 
a. Minimum land area designated for housing shall be a minimum of 50 percent (50%).  Housing 

may be constructed within stand-alone buildings or may be constructed above commercial and 
office uses.  The intent of the overlay is to permit a gross density of 12 units per acre on the 
gross acreage of 57 acres to yield 684 units on the portion of the site devoted to housing.  The 
requirement for fifty percent (50%) of land area to be utilized for housing is relieved once final 
approval is granted for the permitted gross density.   

b. Affordable Housing set-asides shall be consistent with Article X, a minimum of twenty percent 
(20%) of the total number of units shall be set aside as Affordable Housing Units in For-
Sale/Ownership developments and where a minimum of fifteen percent (15%) of the total 
number of units shall be set aside as Affordable Housing Units in Rental developments. 
Affordable Housing set-asides shall be consistent with Article X, a minimum of twenty percent 
(20%) of the total number of units shall be set aside as Affordable Housing Units in For-
Sale/Ownership developments and where a minimum of fifteen percent (15%) of the total 
number of units shall be set aside as Affordable Housing Units in Rental developments. 

c. No more than fifty percent (50%) of the zone may be approved for non-residential uses until 
342 housing units have received preliminary approval. 

d. At least 30 percent of the non-residential floor area in the zone shall be office space. 
e. A perimeter tract buffer of a minimum of fifty feet (50’), consisting of existing and supplemental 

landscape material and/or fences, shall be provided to create a reasonable visual buffer. 
f. An owners’ association shall be created, subject to the approval of the Planning Board.  The 

association shall become the owner of all lands dedicated to recreation and open space and 
shall be responsible for maintaining all public areas. 

3. Density.  The maximum density of the residential uses on the entire tract in the GTTOD zone shall 
not exceed 12 dwelling units per gross acre.  The maximum density is permitted only if it can be 
achieved within the limits imposed by the maximum permitted height in the GTTOD zone.  

E. Open Space.  A minimum of 25% of the total tract area shall be dedicated for common open space 
uses, which may include conservation, passive and active recreation and storm water management as 
below. No more than 50% of the required common open space shall be in the form of wetlands, 
wetlands buffers, flood plain, swales, recharge areas, and detention and retention basins if designed 
as an aesthetic feature.  Additionally, the non-residential area shall have at least one (1) town park 
and may have plazas, greens, squares, and greenways.   

F. Design Standards.  The below standards have been promulgated in an attempt to achieve a well-
designed site.  It is recognized that the intent of this section can be achieved with designs not anticipated 
by these standards. Accordingly, the Planning Board may waive any design standard it deems 
appropriate. 
1. Spatial relationships between buildings and other structures shall be formal and façades shall be 

parallel to street lines and exterior building walls shall typically be either parallel or at right angles 
to each other. Buildings shall be oriented toward the street or the streetscape. A lot with multiple 
buildings should be organized around a feature such as a courtyard, green or quadrangle that 
encourages pedestrian activity and incidental social interaction among users. Buildings shall be 

Aggregate Side Yard 50’ n/a 
Rear Yard 30’ 30’ 
Maximum Height 4 stories or 55’ 4 stories or 55’ 
Maximum Building Cover 35% 35% 
Maximum Lot Cover 75% 75% 
Open Space 25% 25% 
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designed to provide for safety concerns and shall be located to allow for adequate fire and 
emergency access. 

2. Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades 
on a block face shall be located at the build-to-line. The streetscape shall also be reinforced by 
lines of uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences 
that define front yards. 

3. Commercial buildings on corner lots shall be considered significant structures, since they have at 
least two façades visibly exposed to the street. Such buildings shall be designed with additional 
architectural features to emphasize their location. 

4. Focal points of visual termination shall generally be occupied by prominent buildings and structures 
that employ enhanced height, massing, distinctive architectural treatments, ornamental site elements, 
or other distinguishing features. 

5. Special Design Standards.  In addition to the requirements of §504, the following shall apply in this 
zone: 
a. The entry façades of all buildings shall be designed to a pedestrian scale. 
b. The architectural treatment of the front façade, with regard to its major features and materials, 

shall be continued around all sides of a building that are readily visible from public property 
and/or rights-of-way.  The design of all sides of a building shall be consistent with regard to 
style, materials, colors, and details. No solid, blank, windowless walls or service areas shall not 
be visible from the public areas. Where the construction of a blank or substantially blank wall 
is necessary, the façades shall be articulated by the provision of false windows, articulated 
masonry, or, if the building is occupied by a commercial use, by using recessed or projecting 
display window cases.  Enhanced plantings may also be appropriate in certain cases. 

c. Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
i. Front Encroachment:    8 feet maximum. 
ii. Side Street Encroachment:   8 feet maximum. 
iii. The maximum allowable height of an encroachment is three stories. The area of an 

encroachment shall not exceed 20 percent of the block length. 
d. All air conditioning units, skylights, solar panels, HVAC systems, exhaust pipes or stacks, elevator 

housing satellite dishes, and other telecommunications receiving devices shall be screened from 
view from public property or rights-of-way and from adjacent properties by using walls, 
fencing, roof elements, penthouse-type screening devices, and /or plantings. 

e. The massing of buildings shall be deemphasized in a variety of ways, including the use of 
projecting and recessed elements such as porches, windows and roof dormers, to reduce their 
apparent overall bulk and volume, to enhance visual quality and contribute to human-scale 
development.  Such breaks in the facades and rooflines shall occur not more frequently than 
every twenty-five feet (25’) and no less frequently than every 100 feet. 

f. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be 
integrated into the wider network of pedestrian walkways. Pavement textures shall be required 
on pedestrian access ways, and strongly encouraged elsewhere in the parking lot, as surfacing 
materials, or when used as accents and as approved by the Planning Board. 

g. Bicycle Parking.   
i. For residential uses, there shall be one bicycle space or locker for every three (3) dwellings. 
ii. For commercial uses, there shall be one bicycle space or locker for every 40 parking spaces. 

G. Parking.   
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1. In addition to the standards of Article V and the New Jersey Residential Site Improvement 
Standards (RSIS), the following shall apply: 
1. Off-street parking shall not be located between a building and a street unless the visual impact 

has been minimized by the construction of walls, fences, berms or the installation of appropriate 
landscaping. 

2. No outside storage or overnight parking of commercial vehicles or boats, recreational vehicles, 
trailers or similar conveyances shall be permitted, unless the commercial vehicle is part of a 
commercial use and is parked in a designated area, screened and shielded from any roadway. 

3. Off-street parking shall be located along the side and rear of structures parking shall be 
provided in the rear and the side of buildings. If parking in the front of buildings must be 
provided, it shall not occupy more than twenty-five percent (25%) of the lot frontage. Direct 
pedestrian connections shall be provided from the rear and side parking areas to the front of 
all buildings. Whenever possible, breaks in the building footprints should be provided to allow 
pedestrian access from rear parking areas to building fronts. The pedestrian access way should 
be a minimum of twenty-five (25’) feet.  On street parking shall be permitted on all development 
streets, except service alleyways. 

2. Shared Parking standards. 
a. Shared parking shall be encouraged for all commercial parking lots and particularly for those 

serving mixed use commercial and residential buildings. Where necessary, in parking lots which 
are serving mixed-use commercial or residential buildings, the Planning Board may, in its 
discretion, permit a limited amount of parking to be reserved either for residential or specified 
commercial uses only; or may restrict the hours that certain spaces are to be used for residential 
or commercial uses only. In exercising its discretion to allow any limitation to be placed on the 
use of any parking, the Board shall do so with the intent to limit such restrictive use in order to 
advance the objective of encouraging shared parking. 

b. An applicant seeking to satisfy its parking requirement using a shared parking approach shall 
prepare a parking report that documents how an adequate supply of parking spaces will be 
provided to satisfy projected parking demand.  The report shall be prepared using procedures 
presented in the most recent version of the report “Shared Parking,” published by the Urban 
Land Institute. The report shall be prepared using the most current shared parking methodology 
published by the Urban Land Institute or the Institute of Transportation Engineers. 

c. The report may also adjust projected parking demand based on an analysis of captured 
parking using procedures presented in the most recent version of the Trip Generation Handbook 
published by the Institute of Transportation Engineers.  A captured and shared parking study 
report shall: 
i. Calculate the projected peak parking demand for each land use that will be sharing the 

available parking supply using the latest edition of the ITE informational report Parking 
Generation. 

ii. Calculate the extent to which parking demand will be mitigated on the site as a result of 
trips captured from adjoining land uses and therefore occurring without the use of a vehicle. 

iii. Calculate the peak parking accumulation for the development, making use of shared 
parking procedures. 

iv. Expand the peak parking accumulation by 10% to determine the needed supply of parking 
spaces. This will assure an adequate capacity of spaces for the turnover of vehicles. 

v. Determine the number of on-site parking spaces that will be supplied. 
vi. Determine the number of on-street parking spaces that are available to the development in 

accordance with procedures established by this section. 
vii. Determine whether additional parking spaces will be needed to serve the development and 

if so how they will be supplied.  
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3. Landscaping. 
a. Lots for residential and nonresidential uses shall balance the functional requirements of parking 

with the provision of pedestrian amenities. Transition areas between parking and civic, 
commercial, or residential uses shall be designed with textured paving, landscaping, and street 
furniture approved by the Planning Board. 

b. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct 
view of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust 
fumes onto adjacent residential properties, and provide the parking area with a reasonable 
measure of shade, when trees reach maturity. In order to achieve these objectives, parking lots 
exposed to view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-
round visually impervious screen, hedge, or wall. The height of any required screen, hedge, or 
wall shall decrease where driveways approach sidewalks or walkways, in order to provide 
adequate visibility of pedestrian from motor vehicles, and shall not interfere with clear sight 
triangle requirements. 

c. The interior of all parking lots shall be landscaped to provide shade and visual relief. Protected 
planting islands or peninsulas within the perimeter of the parking lot are encouraged. Parking 
lots with 10 or less spaces may not require interior landscaping if the Planning Board determines 
that there is adequate perimeter landscaping. In parking lots with 11 or more spaces, a 
maximum of one deciduous shade tree shall be required to be planted in the parking lot for 
every eight parking spaces. A six-foot planting diamond, or equivalent planter, is required per 
tree. Choice of plant materials, buffer width, type of screening, location, and frequency of tree 
planting shall be flexible, provided these objectives are designed to the satisfaction of the 
Planning Board. 

d. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be 
integrated into the wider network of pedestrian walkways. Pavement textures shall be required 
on pedestrian access ways, and strongly encouraged elsewhere in the parking lot, as surfacing 
materials, or when used as accents and as approved by the Planning Board. 

H. Site Infrastructure.   
1. Common trash collection areas shall be properly screened with an appropriate combination of 

walls, fences, earth berms, and plantings.  Any common trash collection area shall provide facilities 
for the collection and separation of recyclable materials in accordance with the requirements of the 
Township of Cherry Hill.  

2. Any loading space shall be screened from public view by building walls or extensions thereof, 
fencing and /or landscaping. 

3. Sidewalks shall have a minimum width of five feet (5’), except along commercial uses where the 
sidewalk in commercial areas shall be ten feet (10’). Sidewalks in commercial areas shall be 
continued across street surfaces using paving materials to delineate crosswalks. 

4. Sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or roadway. 
Private sidewalks shall be designed to connect parking areas with individual structures, as well as 
building groups. 

5. The use of special paving such as brick or pre-cast concrete pavers for sidewalks is required for a 
minimum of 10% of the paved area, specifically at prominent intersections and public spaces. 
Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, should 
complement the building materials and should be used to define spaces or special areas such as 
entrances. All plans for special pavement areas shall be submitted to the Planning Board for 
approval.  Private sidewalks shall be submitted to the Planning Board for approval. Sidewalks 
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adjacent to parking lots, where car bumpers may overhang the walk, shall be a minimum of six feet 
(6’) wide measured from the face of the curb or four feet (4’) wide if setback a minimum of two 
feet (2’) from the face of curb with a grassed area. 

I. Landscaping.   
1. Canopy tree shall be planted along street frontages at a maximum distance of 35 feet on center 

and spaced equal distance between street lights.  Such street trees shall be a minimum caliper of 
three inches (3”) (measured six inches (6”) above ground level) at the time of planting.  Bottom 
branches shall be trimmed to a minimum of eight feet (8’) above the ground for pedestrian passage. 

2. Whenever an off street parking area exceeds 100 spaces, the area should be divided into a 
minimum of 4 (four) equal sections with each section being divided by a landscaped divider strip 
(minimum 10 feet (10’) wide) with canopy trees and planted with ground cover or low shrubs (at 
least 36 inches in height). 

3. Hedges, privacy or ornamental fences of varying heights may be used to block view of parking 
areas, storage areas, loading docks or other utilitarian views from residential or public areas. No 
“cyclone” or “chain link” fencing shall be permitted.  

J. Lighting.  In addition to §509 of the ordinance, the following shall apply: 
1. All public and private streets, parking lots and pedestrian walkways shall be sufficiently illuminated 

to ensure traffic and pedestrian safety under all weather conditions. Lighting fixtures are to include 
non-glare lights with “cutoff” shields as appropriate in order to mitigate against adverse impacts 
upon adjacent and nearby properties, the safety of traffic along adjacent roadways and overhead 
glow.  

2. Street lighting shall be decorative and blend with the architectural style of the development. 
3. Streets and sites shall be provided with adequate lighting while minimizing adverse impacts such 

as glare and overhead sky glow on adjacent properties.  House-side shields shall be provided 
where abutting a residential use. 

4. Along all commercial or mixed-use streets, parking areas, sidewalk, walkways, courtyards and 
common areas, 12-14 foot high decorative pedestrian scale lamp posts shall be provided at 
regular intervals.  Posts in commercial mixed-use and senior citizen and townhouse streets should be 
spaced approximately sixty feet (60’) on the center. Distance of lighting shall depend upon the 
manufacturer chosen and the specifications of the particular lights. 

5. In off-street parking lots, post heights may be extended to a maximum of sixteen feet (16’). 
6. Use of minimum wattage metal halide or color corrected sodium or mercury vapor light sources is 

encouraged. 
7. Lighting attached to the exterior of a building shall be architecturally compatible with the style, 

materials colors and details of the building and shall comply with the local building code. The type 
of light source used on the exterior of buildings, signs, parking areas, pedestrian walkways and 
other areas of a site, and the light quality produced, shall be the same or compatible.  Facades 
shall be lit from the exterior, and as a general rule, lights should be concealed through shielding or 
landscaping.  Mounting brackets and associated hardware should be inconspicuous. 

K. Signs.  Signs shall conform with the provisions of Article V. 
 
SECTION 427.   PATCO TRANSIT-ORIENTED DEVELOPMENT (PTOD) OVERLAY ZONE. 
 
A. Intent.  The intent of the PATCO Transit Oriented Development (PTOD) overlay zone is to create a 

compact, mixed use of residential, office, retail, institutional, and civic uses to promote and support 
transit use.   Pedestrian activity, passenger support, affordable housing and transit access are key 
goals in the TOD zone. The development standards are designed to require compact redevelopment, 
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opportunities for increased choice of transportation modes, and a safe and pleasant pedestrian 
environment by ensuring an attractive streetscape, a functional mix of complementary uses, and the 
provision of facilities that support transit use, bicycling, and walking. The PTOD overlay zone is meant 
to create dense, transit supportive development at the PATCO Speedline Woodcrest Station, the area 
within this site will provide a convenient walking distance to and from the transit station.   The intent of 
this overlay is to accomplish the following: 
1. Compact Development.  This overlay zone provides incentives for residential and commercial infill 

and redevelopment within designated areas. Development is encouraged in designated areas by 
providing incentives, such as density bonuses and mixed use development opportunities in 
designated areas.  

2. Mixed Use.  The flexible zoning standards in this zone allow mixed-use development. The overlay 
zone allows residential uses integrated with commercial and employment uses in appropriate 
locations (e.g. – main street, neighborhood center and other core areas). The overlay zone 
encourages opportunities to provide flexibility in building height, housing density, floor area, lot 
coverage, yard setback, landscaping, and other zoning provisions for mixed-use developments. It 
is anticipated that mixed-use development may include residential uses above or behind permitted 
or commercial, and the combination of compatible commercial uses (retail, office, services, 
entertainment, etc.).  

3. Affordable Housing.  Provide accessible and convenient affordable housing for very low-, low- and 
moderate-income households. The 35 acre tract can result in up to 630 housing units.  Of this total, 
20 percent (20%), or 126, shall be low- and moderate-income housing units if the low- and 
moderate-income units are for sale.  Fifteen percent (15%), or 95, shall be low- and moderate 
income-housing units if the low- and moderate-income units are for rent.   

4. Pedestrian Activity.  Development in the overlay zone encourages appropriate standards for 
pedestrian access, safety, and comfort. 

5. Efficient Land Use.  It has been determined that parking is most inefficient land use and the following 
regulatory and parking management tools are available to minimize the amount of land used for 
surface parking: 
a. Shared Parking. “Shared parking” is an option available in this overlay zone and allows that 

multiple uses to share one or more parking facilities.  
b. On-street Parking. On-street parking slows traffic, creates better pedestrian environments by 

buffering sidewalks from moving vehicles, increases the viability of retail shops and services, 
and reduces the amount of land used for off-street parking lots, thus decreasing impervious 
surfaces. 

c. Valet Parking. Valet parking may be feasible for some restaurants and meeting/event facilities.  
Valet parking allows stacking of smaller parking spaces with less space devoted to drive aisles. 

6. Public Spaces.  The overlay zone encourages the integration of usable public space whenever 
possible, and recognizes and responds appropriately to existing or planned public spaces on or 
near the site (e.g., parks, civic buildings and spaces, transit stops, sidewalks, plazas, and similar 
spaces). Public spaces should be clearly recognizable as “public” (e.g. – a plaza within view of a 
street or other public space), publicly accessible (i.e. – a pedestrian can get there), and can be 
occupied by a person (i.e. – a person can stand there). These spaces can be as simple as an 
expanded sidewalk for outdoor dining to a large plaza with public art and entertainment. 

7. Human-Scaled Building Design.  The overlay zone supports human-scale design by requiring 
building entrances placed close to the street, ground floor windows, articulated façades, 
appropriately scaled signs and lighting, and awnings and other weather protection. For example, 
in downtowns, main streets, neighborhood centers, and other strategic locations (e.g. – at transit 
stops), it is often appropriate to require a maximum front building setback, or a “build-to” line, for 
a minimum percentage of the building front.  For shopping centers with private, internal driveways, 



ARTICLE IV 

IV - 57 

the width/height ratio can be measured between opposite building fronts (pads) along an internal 
street, or between one building front and street trees on the opposite side of the street. The internal 
drive or “shopping street” should have sidewalks and amenities similar to a public street (e.g., 
seating, trees, lighting, etc.). 

B. Required Uses.  All developments in the PTOD zone shall include affordable housing units, in accordance 
with Article X. 

C. Permitted Principal Uses.  In the PTOD zone, no lot shall be used and no structure shall be erected, 
altered, or occupied for any purpose except the following: 
1. All multi-residential dwellings located in buildings that comply with the height requirements of the 

PTOD zone.  Multi-Residential housing may be constructed within stand-alone buildings or may be 
constructed above non-residential uses.   

2. All principal non-residential uses permitted in the Regional Business (B4) zone shall be permitted, 
with the exception of the “Retail A” use. 

D. Permitted Accessory Uses.  Any of the following uses and structures may be permitted, when used in 
conjunction with a principal use and conforming to the applicable subsection in §427.C: 

1. Child Care Centers. 
2. Awnings & Canopies. 
3. Outdoor seating. 
4. Public, Local Utilities & Cable Television Facilities. 
5. Temporary Construction Trailers.  
6. Fences, hedges, and walls.  
7. Off-street parking facilities, including structures. 
8. Signs. 
9. Refuse and Recycling Storage Areas. 
10. Sidewalk, curbs, gutters, and walkways.  
11. Stormwater management facilities. 

E. Prohibited Uses.  Any use that is not specifically permitted in §427.C is hereby prohibited. 

F. Bulk Requirements.  Except as otherwise modified, the following bulk standards shall apply to all 
buildings in the PTOD zone:    
1. Minimum Requirements: 

 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

2. Additional Requirements.  In addition to §427.F.1, the following requirements shall apply: 

Minimum Requirements 
Principal Structures 

Inside Lot Corner Lot 
Lot Size (acres) 35 35 
Lot Frontage 200’ 200’ 
Lot Depth 200’ 200’ 
Front Yard 75’ 75’ 
Secondary Front Yard n/a 75’ 
Side Yard 20’ 20’ 
Aggregate Side Yard 50’ n/a 
Rear Yard 30’ 30’ 
Maximum Height 4 stories or 55’ 4 stories or 55’ 
Maximum Building Cover 35% 35% 
Maximum Lot Cover 75% 75% 
Open Space 25% 25% 
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a. Minimum land area designated for housing shall be a minimum of 50 percent (50%).  Housing 
may be constructed within stand-alone buildings or may be constructed above commercial and 
office uses.  The intent of the overlay is to permit a gross density of 18 units per acre on the 
gross acreage of 35 acres to yield 630 units on the portion of the site devoted to housing.  The 
requirement for fifty percent (50%) of land area to be utilized for housing is relieved once final 
approval is granted for the permitted gross density.   

b. Affordable Housing set-asides shall be consistent with Article X, a minimum of twenty percent 
(20%) of the total number of units shall be set aside as Affordable Housing Units in For-
Sale/Ownership developments and where a minimum of fifteen percent (15%) of the total 
number of units shall be set aside as Affordable Housing Units in Rental developments. 
Affordable Housing set-asides shall be consistent with Article X, a minimum of twenty percent 
(20%) of the total number of units shall be set aside as Affordable Housing Units in For-
Sale/Ownership developments and where a minimum of fifteen percent (15%) of the total 
number of units shall be set aside as Affordable Housing Units in Rental developments. 

c. No more than fifty percent (50%) of the zone may be approved for non-residential uses until 
315 housing units have received preliminary approval. 

d. At least 30 percent of the non-residential floor area in the zone shall be office space. 
e. A perimeter tract buffer of a minimum of thirty feet (30’), consisting of existing and supplemental 

landscape material and/or fences, shall be provided to create a reasonable visual buffer. 
f. An owners’ association shall be created, subject to the approval of the Planning Board.  The 

association shall become the owner of all lands dedicated to recreation and open space and 
shall be responsible for maintaining all public areas. 

3. Density.  The maximum density of the residential uses on the entire tract in the PTOD zone shall not 
exceed 18 dwelling units per gross acre.  The maximum density is permitted only if it can be 
achieved within the limits imposed by the maximum permitted height in the PTOD zone.  

G. Open Space.  A minimum of 25% of the total tract area shall be dedicated for common open space 
uses, which may include conservation, passive and active recreation and storm water management as 
below. No more than 50% of the required common open space shall be in the form of wetlands, 
wetlands buffers, flood plain, swales, recharge areas, and detention and retention basins if designed 
as an aesthetic feature.  Additionally, the non-residential area shall have at least one (1) town park 
and may have plazas, greens, squares, and greenways.   

H. Design Standards.  The below standards have been promulgated in an attempt to achieve a well-
designed site.  It is recognized that the intent of this section can be achieved with designs not anticipated 
by these standards. Accordingly, the Planning Board may waive any design standard it deems 
appropriate. 
1. Spatial relationships between buildings and other structures shall be formal and façades shall be 

parallel to street lines and exterior building walls shall typically be either parallel or at right angles 
to each other. Buildings shall be oriented toward the street or the streetscape. A lot with multiple 
buildings should be organized around a feature such as a courtyard, green or quadrangle that 
encourages pedestrian activity and incidental social interaction among users. Buildings shall be 
designed to provide for safety concerns and shall be located to allow for adequate fire and 
emergency access. 

2. Residential buildings shall define the street-edge through adherence to uniform setbacks along the 
build-to line for each block. A minimum of eighty percent (80%) of all residential building façades 
on a block face shall be located at the build-to-line. The streetscape shall also be reinforced by 
lines of uniformly spaced shade trees and may be further reinforced by walls, hedges, or fences 
that define front yards. 
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3. Commercial buildings on corner lots shall be considered significant structures, since they have at 
least two façades visibly exposed to the street. Such buildings shall be designed with additional 
architectural features to emphasize their location. 

4. Focal points of visual termination shall generally be occupied by prominent buildings and structures 
that employ enhanced height, massing, distinctive architectural treatments, ornamental site elements, 
or other distinguishing features. 

5. Special Design Standards.  In addition to the requirements of §504, the following shall apply in this 
zone: 
a. The entry façades of all buildings shall be designed to a pedestrian scale. 
b. The architectural treatment of the front façade, with regard to its major features and materials, 

shall be continued around all sides of a building that are readily visible from public property 
and/or rights-of-way.  The design of all sides of a building shall be consistent with regard to 
style, materials, colors, and details. No solid, blank, windowless walls or service areas shall not 
be visible from the public areas. Where the construction of a blank or substantially blank wall 
is necessary, the façades shall be articulated by the provision of false windows, articulated 
masonry, or, if the building is occupied by a commercial use, by using recessed or projecting 
display window cases.  Enhanced plantings may also be appropriate in certain cases. 

c. Open arcades may encroach into a public right-of way and over the sidewalk at a front or side 
street lot line as follows: 
i. Front Encroachment:    8 feet maximum. 
ii. Side Street Encroachment:   8 feet maximum. 
iii. The maximum allowable height of an encroachment is three stories. The area of an 

encroachment shall not exceed 20 percent of the block length. 
d. All air conditioning units, skylights, solar panels, HVAC systems, exhaust pipes or stacks, elevator 

housing satellite dishes, and other telecommunications receiving devices shall be screened from 
view from public property or rights-of-way and from adjacent properties by using walls, 
fencing, roof elements, penthouse-type screening devices, and /or plantings. 

e. The massing of buildings shall be deemphasized in a variety of ways, including the use of 
projecting and recessed elements such as porches, windows and roof dormers, to reduce their 
apparent overall bulk and volume, to enhance visual quality and contribute to human-scale 
development.  Such breaks in the facades and rooflines shall occur not more frequently than 
every twenty-five feet (25’) and no less frequently than every 100 feet. 

f. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be 
integrated into the wider network of pedestrian walkways. Pavement textures shall be required 
on pedestrian access ways, and strongly encouraged elsewhere in the parking lot, as surfacing 
materials, or when used as accents and as approved by the Planning Board. 

g. Bicycle Parking.   
i. For residential uses, there shall be one bicycle space or locker for every three (3) dwellings. 
ii. For commercial uses, there shall be one bicycle space or locker for every 40 parking spaces. 

I. Parking.   
1. In addition to the standards of Article V and the New Jersey Residential Site Improvement 

Standards (RSIS), the following shall apply: 
a. Off-street parking shall not be located between a building and a street unless the visual impact 

has been minimized by the construction of walls, fences, berms or the installation of appropriate 
landscaping. 
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b. No outside storage or overnight parking of commercial vehicles or boats, recreational vehicles, 
trailers or similar conveyances shall be permitted, unless the commercial vehicle is part of a 
commercial use and is parked in a designated area, screened and shielded from any roadway. 

c. Off-street parking shall be located along the side and rear of structures parking shall be 
provided in the rear and the side of buildings. If parking in the front of buildings must be 
provided, it shall not occupy more than twenty-five percent (25%) of the lot frontage. Direct 
pedestrian connections shall be provided from the rear and side parking areas to the front of 
all buildings. Whenever possible, breaks in the building footprints should be provided to allow 
pedestrian access from rear parking areas to building fronts. The pedestrian access way should 
be a minimum of twenty-five (25’) feet.  On street parking shall be permitted on all development 
streets, except service alleyways. 

2. Shared Parking standards. 
a. Shared parking shall be encouraged for all commercial parking lots and particularly for those 

serving mixed use commercial and residential buildings. Where necessary, in parking lots which 
are serving mixed-use commercial or residential buildings, the Planning Board may, in its 
discretion, permit a limited amount of parking to be reserved either for residential or specified 
commercial uses only; or may restrict the hours that certain spaces are to be used for residential 
or commercial uses only. In exercising its discretion to allow any limitation to be placed on the 
use of any parking, the Board shall do so with the intent to limit such restrictive use in order to 
advance the objective of encouraging shared parking. 

b. An applicant seeking to satisfy its parking requirement using a shared parking approach shall 
prepare a parking report that documents how an adequate supply of parking spaces will be 
provided to satisfy projected parking demand.  The report shall be prepared using procedures 
presented in the most recent version of the report “Shared Parking,” published by the Urban 
Land Institute. The report shall be prepared using the most current shared parking methodology 
published by the Urban Land Institute or the Institute of Transportation Engineers. 

c. The report may also adjust projected parking demand based on an analysis of captured 
parking using procedures presented in the most recent version of the Trip Generation Handbook 
published by the Institute of Transportation Engineers.  A captured and shared parking study 
report shall: 
i. Calculate the projected peak parking demand for each land use that will be sharing the 

available parking supply using the latest edition of the ITE informational report Parking 
Generation. 

ii. Calculate the extent to which parking demand will be mitigated on the site as a result of 
trips captured from adjoining land uses and therefore occurring without the use of a vehicle. 

iii. Calculate the peak parking accumulation for the development, making use of shared 
parking procedures. 

iv. Expand the peak parking accumulation by 10% to determine the needed supply of parking 
spaces. This will assure an adequate capacity of spaces for the turnover of vehicles. 

v. Determine the number of on-site parking spaces that will be supplied. 
vi. Determine the number of on-street parking spaces that are available to the development in 

accordance with procedures established by this section. 
vii. Determine whether additional parking spaces will be needed to serve the development and 

if so how they will be supplied.  
3. Landscaping. 

a. Lots for residential and nonresidential uses shall balance the functional requirements of parking 
with the provision of pedestrian amenities. Transition areas between parking and civic, 
commercial, or residential uses shall be designed with textured paving, landscaping, and street 
furniture approved by the Planning Board. 
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b. Parking lot layout, landscaping, buffering, and screening shall be provided to minimize direct 
view of parked vehicles from streets and sidewalks, avoid spillover light, glare, noise, or exhaust 
fumes onto adjacent residential properties, and provide the parking area with a reasonable 
measure of shade, when trees reach maturity. In order to achieve these objectives, parking lots 
exposed to view shall be surrounded by a minimum of a four-and-one-half-foot-high, year-
round visually impervious screen, hedge, or wall. The height of any required screen, hedge, or 
wall shall decrease where driveways approach sidewalks or walkways, in order to provide 
adequate visibility of pedestrian from motor vehicles, and shall not interfere with clear sight 
triangle requirements. 

c. The interior of all parking lots shall be landscaped to provide shade and visual relief. Protected 
planting islands or peninsulas within the perimeter of the parking lot are encouraged. Parking 
lots with 10 or less spaces may not require interior landscaping if the Planning Board determines 
that there is adequate perimeter landscaping. In parking lots with 11 or more spaces, a 
maximum of one deciduous shade tree shall be required to be planted in the parking lot for 
every eight parking spaces. A six-foot planting diamond, or equivalent planter, is required per 
tree. Choice of plant materials, buffer width, type of screening, location, and frequency of tree 
planting shall be flexible, provided these objectives are designed to the satisfaction of the 
Planning Board. 

d. Parking lot layout shall take into consideration pedestrian and vehicular circulation and shall be 
designed to preclude dead end parking lots. Pedestrian crosswalks shall be provided, where 
necessary and appropriate, and shall be distinguished by textured paving, and shall be 
integrated into the wider network of pedestrian walkways. Pavement textures shall be required 
on pedestrian access ways, and strongly encouraged elsewhere in the parking lot, as surfacing 
materials, or when used as accents and as approved by the Planning Board. 

J. Site Infrastructure.   
1. Common trash collection areas shall be properly screened with an appropriate combination of 

walls, fences, earth berms, and plantings.  Any common trash collection area shall provide facilities 
for the collection and separation of recyclable materials in accordance with the requirements of the 
Township of Cherry Hill.  

2. Any loading space shall be screened from public view by building walls or extensions thereof, 
fencing and /or landscaping. 

3. Sidewalks shall have a minimum width of five feet (5’), except along commercial uses where the 
sidewalk in commercial areas shall be ten feet (10’). Sidewalks in commercial areas shall be 
continued across street surfaces using paving materials to delineate crosswalks. 

4. Sidewalks and pedestrian paths shall connect proposed uses to a public sidewalk or roadway. 
Private sidewalks shall be designed to connect parking areas with individual structures, as well as 
building groups. 

5. The use of special paving such as brick or pre-cast concrete pavers for sidewalks is required for a 
minimum of 10% of the paved area, specifically at prominent intersections and public spaces. 
Otherwise, sidewalks shall be poured-in-place concrete. Special paving, if selected, should 
complement the building materials and should be used to define spaces or special areas such as 
entrances. All plans for special pavement areas shall be submitted to the Planning Board for 
approval.  Private sidewalks shall be submitted to the Planning Board for approval. Sidewalks 
adjacent to parking lots, where car bumpers may overhang the walk, shall be a minimum of six feet 
(6’) wide measured from the face of the curb or four feet (4’) wide if setback a minimum of two 
feet (2’) from the face of curb with a grassed area. 

K. Landscaping.   
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1. Canopy tree shall be planted along street frontages at a maximum distance of 35 feet on center 
and spaced equal distance between street lights.  Such street trees shall be a minimum caliper of 
three inches (3”) (measured six inches (6”) above ground level) at the time of planting.  Bottom 
branches shall be trimmed to a minimum of eight feet (8’) above the ground for pedestrian passage. 

2. Whenever an off street parking area exceeds 100 spaces, the area should be divided into a 
minimum of 4 (four) equal sections with each section being divided by a landscaped divider strip 
(minimum 10 feet (10’) wide) with canopy trees and planted with ground cover or low shrubs (at 
least 36 inches in height). 

3. Hedges, privacy or ornamental fences of varying heights may be used to block view of parking 
areas, storage areas, loading docks or other utilitarian views from residential or public areas. No 
“cyclone” or “chain link” fencing shall be permitted.  

L. Lighting.  In addition to §509 of the ordinance, the following shall apply: 
1. All public and private streets, parking lots and pedestrian walkways shall be sufficiently illuminated 

to ensure traffic and pedestrian safety under all weather conditions. Lighting fixtures are to include 
non-glare lights with “cutoff” shields as appropriate in order to mitigate against adverse impacts 
upon adjacent and nearby properties, the safety of traffic along adjacent roadways and overhead 
glow.  

2. Street lighting shall be decorative and blend with the architectural style of the development. 
3. Streets and sites shall be provided with adequate lighting while minimizing adverse impacts such 

as glare and overhead sky glow on adjacent properties.  House-side shields shall be provided 
where abutting a residential use. 

4. Along all commercial or mixed-use streets, parking areas, sidewalk, walkways, courtyards and 
common areas, 12-14 foot high decorative pedestrian scale lamp posts shall be provided at 
regular intervals.  Posts in commercial mixed-use and senior citizen and townhouse streets should be 
spaced approximately sixty feet (60’) on the center. Distance of lighting shall depend upon the 
manufacturer chosen and the specifications of the particular lights. 

5. In off-street parking lots, post heights may be extended to a maximum of sixteen feet (16’). 
6. Use of minimum wattage metal halide or color corrected sodium or mercury vapor light sources is 

encouraged. 
7. Lighting attached to the exterior of a building shall be architecturally compatible with the style, 

materials colors and details of the building and shall comply with the local building code. The type 
of light source used on the exterior of buildings, signs, parking areas, pedestrian walkways and 
other areas of a site, and the light quality produced, shall be the same or compatible.  Facades 
shall be lit from the exterior, and as a general rule, lights should be concealed through shielding or 
landscaping.  Mounting brackets and associated hardware should be inconspicuous. 

M. Signs.  Signs shall conform with the provisions of Article V. 
 
SECTION 429.   FLOOD PLAIN (FP) OVERLAY ZONE. 
A. Statutory Authorization.  The Legislature of the State of New Jersey has, in N.J.S.A. 40:55D-1 et seq, 

delegated the responsibility to local governmental units to adopt regulations designed to promote the 
public health, safety, and general welfare of its citizenry.  Therefore, the Township Council of the 
Township of Cherry Hill, of New Jersey does ordain as follows: 

B. Findings of Fact.   
1.  The flood hazard areas of Township of Cherry Hill are subject to periodic inundation which results 

in loss of life and property, health and safety hazards, disruption of commerce and governmental 
services, extraordinary public expenditures for flood protection and relief, and impairment of the 
tax base, all of which adversely affect the public health, safety, and general welfare. 
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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 Court-approved 
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 
interpreted so as to give them the meaning they have in common usage and to give this ordinance its 
most reasonable application. 
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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 non-residential 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 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: 
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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 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 
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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 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.  
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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.  

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 non-
residential 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 
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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, of 
only those improvements required by an approval or developer’s agreement, ordinance, or regulation 
to be dedicated to a public entity, and that have not yet been installed, which cost shall be determined 
by the Township Engineer or applicable Board Engineer according to the method of calculation set forth 
in §904.B for the following improvements as shown on the approved plans or plat:  streets, pavement, 
gutters, curbs, sidewalks, street lighting, street 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. repealed by section 2 of P.L. 2011, c.217) 
or N.J.S.A. 46:26B-1 through N.J.S.A. 46:26B-8, water mains, sanitary sewer, community septic systems, 
drainage structures, public improvements of open space and any grading necessitated by the 
preceding improvements. 

1. The Township Engineer or applicable Board 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.  

2. Privately-Owned Perimeter Buffer Landscaping.  The Performance Guarantee reference in §903.A 
shall also be required within an approved phase or section of a development that includes privately-
owned perimeter buffer landscaping.  At the developer’s option, a separate performance guarantee 
may be posted for the privately-owned perimeter buffer landscaping. 

3. Temporary Certificate of Occupancy Guarantee.  In the event that the developer shall seek a 
temporary certificate of occupancy for a development, unit, lot, building, or phase of development, as 
a condition of the issuance thereof, the developer shall furnish a separate guarantee, referred to herein 
as a “temporary certificate of occupancy guarantee,” in favor of the Township in an amount equal to 
120% of the cost of installation of only those improvements or items which remain to be completed or 
installed under the terms of the temporary certificate of occupancy and which are required to be 
installed or completed as a condition precedent to the issuance of the permanent certificate of 
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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 low- 
and 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 on-
line, 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 low- 
and 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:   
 
 
 
 
 
 
 
 

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. 

Minimum Percentage of  
LOW & MODERATE INCOME UNITS COMPLETED 

Maximum Percentage of 
MARKET HOUSING UNITS COMPLETED 

0% 25% 

10 25 + 1 unit 

50 50 

75 75 

100 90 
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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 one-
bedroom 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. 5:97-

3.14, 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 moderate-

income 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 moderate-
income 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 ADDRESS 

Burlington County College 601 Pemberton-Browns Mills Road, Pemberton, NJ 08068-1536 
Our Lady of Lourdes Medical Center 218 Sunset Road, Willingboro, NJ 08046-1110 
Masonic Home of New Jersey 902 Jacksonville Road, Burlington, NJ 08016-3814 
Medford Leas Continuing Care 1 Medford Leas, Medford, NJ 08055 
Virtua Geriatric Care Management 523 Fellowship Road, Mount Laurel, NJ 08054 
Virtua West Jersey Hospital 90 Brick Road Marlton, NJ 08053-2177 
Campbell Soup Company Campbell Place, Camden, NJ 08103-1701 
Lockheed Martin 1 Federal Street, Camden, NJ 08102 
Bancroft Neurohealth 1000 Atlantic Avenue, Camden, NJ 08102 
Cooper Health System One Cooper Plaza, Camden, NJ 08102 
L-3 Communications Systems 1 Federal Street, Camden, NJ, 08103 
Towers Perrin 101 Woodcrest Road, Cherry Hill, NJ 08003 
Arch Manufacturing & Sales Co. 1213 S 6th Street, Camden, NJ 08104 
Cherry Hill Board of Education 45 Ranaldo Terrace, Cherry Hill, NJ 08034 
TD Bank  1713 Route 70 East, Cherry Hill, NJ 08003 
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Melitta Coffee 1401 Berlin Road, Cherry Hill, NJ  08003 
Kennedy Memorial Health Center 2201 Chapel Avenue West, Cherry Hill, NJ  08002 
Camden County College 1889 Route 70 East, Cherry Hill, NJ  08003 
Underwood Memorial Hospital 509 North Broad Street, Woodbury, NJ 08096 
Rowan University 201 Mullica Hill Road, Glassboro, NJ 08028 
Kennedy Memorial Hospital 435 Hurffville-Cross Keys Road, Turnersville, NJ 08012 
U.S. Food Services 2255 High Hill Road, Swedesboro, NJ 08085 
Direct Group 100 Berkeley Dr., Swedesboro, NJ & 800 Arlington Blvd., Swedesboro, NJ 
CompuCom Systems, Inc.  1225 Forest Parkway #500, Paulsboro, NJ 08066 

Missa Bay, LLC 101 Arlington Boulevard, Swedesboro, NJ; 2339 Center Square Road, 
Swedesboro, NJ; and 730 Veterans Drive, Swedesboro, NJ 

Sony Music 400 North Woodbury Road, Pitman, NJ 08071 
Delaware Valley Wholesale Florists 520 North Mantua Boulevard, Sewell, NJ 08080  
Valero Refining Co. 800 Billingsport Road, Paulsboro, NJ 08066 
Electric Mobility 591 Mantua Boulevard, Sewell, NJ 08080 
Sunoco-Eagle Point Oil Refinery  US Highway 130 S & Highway 295, Westville, NJ 08093 
Heritage's Dairy Stores 376 Jessup Road, Thorofare, NJ 08086  
Cornell & Company 224 Cornell Lane, Westville, NJ 08093 
Exxon Mobil Research & Engineering Co. 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, 
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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 moderate-
income 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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RESOLUTION
TOWNSHIP OF CHERRY HILL ZONING BOARD OF ADJUSTMENT 

APPLICANT’S NAME: VOADV Property, Inc. 
APPLICATION NO.: 19-Z-0021 (PBC 9993) 

WHEREAS, the Applicant, VOADV Property, Inc. (“VOA”) d/b/a Lilly’s 
Place, L.P., as equitable owner and successor in interest to Fortitude 
Realty, LLC (“Fortitude”) of the premises in the Township of Cherry Hill, 
County of Camden, State of New Jersey, located at 1991 Route 70 East and 
designated as Block 471.01, Lot 7 on the tax maps of the Township of 
Cherry Hill, has filed an application for final major site plan approval 
to construct 64 one-bedroom multifamily residential units which are 100% 
affordable senior and supportive needs housing. Four variances are 
required, three of which were previously approved.

WHEREAS, after a public hearing held on May 1, 2025 via 
teleconference, the following initial findings of facts were made, to 
wit:

1. On August 15, 2019 Fortitude, the then owner of the subject 
property, was granted preliminary major site plan approval by the 
Cherry Hill Zoning Board under Application No. 19-Z-0021 to 
construct 64 one-bedroom multifamily units, all of which are 100% 
affordable senior and supportive needs housing, and to also 
undertake other site improvements, which included lighting, utility 
infrastructure, a parking area, landscaping, fencing and stormwater 
management.  To do so, Fortitude was granted a d(1) use variance, 
bulk “c” variances, and waivers as part of said application which 
was for preliminary major site plan approval only. 

2. The subject property is approximately 4.74 acres and is located in 
the eastern portion of Cherry Hill with frontage on State Highway 
Route 70 East.  The property is bound to the west by St. 
Bartholomew’s Episcopal Church, to the southwest by the Wexford 
Leas Swim Club, to the east by the First Korean United Methodist 
Church of Cherry Hill and to the south by the Wexford Leas 
residential neighborhood.  The Orchard Shopping Center and the 
Dwell at Cherry Hill Apartments are located to the north across 
Route 70.  St. Bartholomew’s Church is located in the Institutional 
(IN) Zone, the Wexford Leas Swim Club is located in the Residential 
Agricultural Planned Community (RAPC) Zone, the Wexford Leas 
residential neighborhood is located in the Residential (R1) Zone 
and the Korean United Methodist Church is located a split zone, 
with the front portion in the Limited Office (O1) Zone and the rear 
portion in the Residential (R1) Zone.

3. The subject property, Block 471.01, Lot 7, is also located in a 
split zone.  The front portion is located in the Highway Business 
(B2) Zone and the rear portion is located in the Residential (R1) 
Zone.  Multifamily residential housing is not a permitted use in 
either the B2 or the R1 Zones.
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4. A detailed account of the site’s history and prior approvals was 
set forth on pages 1 and 2 of the Department of Community 
Development review letter dated March 31, 2025.

5. As part of the August 15, 2019 preliminary site plan approvals, 
Fortitude was granted a use variance pursuant to N.J.S.A. 40:55D-
70d(1) and Sections 415.B and 404.B of the Zoning Ordinance to 
permit 64 one-bedroom multifamily residential units, all of which 
will be 100% affordable senior and supportive needs housing as a 
principal use where such uses are prohibited in the Highway 
Business (B2) Zone and the Single Family Residential (R1) Zone. 

6. As well, Fortitude was previously granted bulk variances pursuant 
to N.J.S.A. 40:55D-70c(2) for the following relief: 

a. From Sections 415.F and 404.B to allow a building height of 
37.67 feet where a maximum building height of 35 feet is 
permitted.

b. From Section 508.F.3 to permit a residential buffer of less than 
25 feet, where a minimum buffer of 25 feet is required along the 
eastern boundary. 

c. From Section 511.B.2 to permit 87 parking spaces where a minimum 
of 150 parking spaces is required.  A de minimus exception from 
the Residential Site Improvement Standards (RSIS) was required. 

7. Fortitude was also previously granted waivers for the following 
relief:

a. From Checklist #54 regarding tree location. 

b. From Checklist Item #60 regarding test boring and percolation 
rates.

c. From Section 516.H.6.b.iii to permit stormwater basin side 
slopes of 4:1 where 3:1 is the maximum allowed. 

d. From Section 508 to permit less than strict adherence to the 
landscaping requirements for street trees along Route 70.  

8. Thereafter, on November 2, 2023, VOA, as successor in interest to 
Fortitude, was granted an extension of the Fortitude approvals 
including the use, bulk variances and waivers until December 1, 
2025.  Said approvals were subject to all of the agreements, 
conditions and representations contained in the initial Fortitude 
Resolution dated August 15, 2019 as memorialized on September 5, 
2019.

9. The Applicant was represented by Keith A. Davis, Esquire of Nehmad, 
Davis & Goldstein, PC. 

10. The Applicant presented the testimony of the following witnesses: 
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 a.  Owen McCabe – VOA – President of Properties 
 b.  Jason Fogler, PE – Professional Engineer 
 c.  Michael Donovan, RA – Architect 
 d.  Bryan Shropshire, PE – Professional Engineer - Traffic 
 e.  Dan Levin, PP, AICP – Professional Planner 

11. A complete list of the plans and documents submitted by the 
Applicant in support of the application is specified on pages 4-6 
of the Department of Community Development review letter of March 
31, 2025.  In addition, the Applicant introduced the following 
exhibits at the public hearing: 

 a.  A-1 Architectural rendering perspective from Route 70 
 b.  A-2 Prospective of four sides of building 
 c.  A-3 Floor Plans of units 
 d.  A-4 Arial of existing conditions and surrounding area 
 e.  A-5 Site Plan comparison 
 f.  A-6 Color site renderings 

12. Comprehensive review letters were issued by the Department of 
Community Development dated March 31, 2025 and by Environmental 
Resolutions, Inc., the Zoning Board Engineer dated April 7, 2025.
Both letters are on file with the Zoning Board Secretary and are 
incorporated herein. 

13. The Zoning Board presented the testimony of Jacob Richman, PP, 
AICP, Deputy Director of Department of Community Development.
Jeremy Noll, PE, CME, CPWM, the Zoning Board Engineer, both of whom 
were duly sworn and testified as to their respective review 
letters, which were made part of the record in evidence in this 
matter.

14. Numerous members of the public testified at the public hearing with 
regard to this application. 

15. The Zoning Board Attorney, Allen S. Zeller, Esquire of Zeller & 
Wieliczko, LLP, instructed the Board as to the Applicant’s burden 
of proof required by the Municipal Land Use Law with regard to the 
within final site plan application.

16. Public notice of the hearing was provided in accordance with the 
requirements of the Municipal Land Use Law, N.J.S.A. 40:55D-12 and 
by the Township of Cherry Hill, which also published a separate 
notice advising the public that the hearing would be held remotely 
via video conference.  Said notice provided information to the 
public as to how to participate in the remote public hearing which 
was held via the Zoom platform. 

WHEREAS, Keith A. Davis, Esquire, the attorney for the Applicant, 
introduced the application and provided an overview of the application, 
the property location and the history of this application whereby the 
previous owner/developer, Fortitude Realty, LLC, received preliminary 
major site plan approval in August 2019, which included a use “d(1)” 
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variance, 3 bulk “c” variances and 4 waivers.  The application was to 
construct a three-story 100% affordable senior and supportive needs 
housing development.  Mr. Davis stated that the Applicant is now seeking 
final major site plan approval and represented that the site plan is 
substantially the same as the preliminary approval approved in 2019 and, 
thus, the Board’s scope of review is to consider the final site plan and 
whether the conditions imposed with the preliminary approval have been 
met.  Mr. Davis also represented that although, not required by the 
Municipal Land Use Law, the Applicant provided the required notices 
pursuant to N.J.S.A. 40:55D-12. 

WHEREAS, Mr. Owen McCabe was duly sworn and testified that he is 
the President of VOA Properties and has worked with the VOA for 20 years.
He stated that he is familiar with this project and has been involved 
with this development since VOA took over from the prior developer, 
Fortitude Realty, LLC, in 2023.  Mr. McCabe testified that VOA is 
primarily engaged in providing senior affordable housing development and 
this development will be an independent living facility and will consist 
of a total of 64 units that are 100% affordable.  He stated there will be 
52 senior affordable units and 12 affordable supportive needs units.  He 
stated that the development will comply with all affordable housing 
regulations and that all of the perspective tenants must be income 
qualified and are preapproved to live in this facility.  Mr. McCabe 
stated that the VOA will finance this project through 4% tax credits 
issued through the New Jersey FMHA and other New Jersey State bonding 
created for this type of project.  Mr. McCabe testified that pursuant to 
an agreement entered into between the Township of Cherry Hill, Fair Share 
Housing Center and the VOA in September 2024, this project is now 
included in the Township’s third round judgment of compliance and repose 
entered by the Superior Court of New Jersey, Camden County.  He stated 
the agreement for this project was approved by the Court in December 2024 
after a full fairness hearing was held by the Court upon notice to the 
public.

WHEREAS, Mr. McCabe testified as to the other specifics involving 
the final site plan including the lighting, utility infrastructure, 
parking, landscaping, fencing, stormwater management and circulation.  He 
stated that there will be two full time employees working at the site 
including a leasing agent and superintendent who will live at the site.
He stated that no meal service is provided to the residents at the 
development and that a location for deliveries of parcels and individual 
food orders, none of which occur by tractor-trailers (with the exception 
of move-in days), will be accommodated in a parking area in the front of 
the site.  Mr. McCabe stated that trash pickup will occur two or three 
times a week during Township regulated hours, that the Applicant has been 
working with NJDOT for the installation of its required utility lines and 
infrastructure along Route 70.  Mr. McCabe further testified that the 
Applicant will comply with all of the comments and conditions contained 
in the Department of Community Development and Environmental Resolutions’ 
review letters in this matter and that the Applicant will continue to be 
bound by the conditions of approval imposed by the Zoning Board at the 
time of preliminary approval. 
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WHEREAS, Michael Donovan, was duly sworn and testified that he is a 
Registered Architect licensed in New Jersey for 30 years and that he is 
familiar with and prepared the architectural plans for this development.
The Board accepted his qualifications as an expert witness.

WHEREAS, Mr. Donovan identified exhibits A-1 and A-2, which showed 
the proposed renderings of the complex, including renderings of all four 
sides.  He stated that the building was designed to provide a residential 
feel that will blend in with the surrounding properties.  He stated that 
there are entrances on both the east and west sides of the building with 
parking areas adjacent to those entrances.  He then identified exhibit A-
3, which provided the floor plans of the building and he testified in 
detail as to each of the floor plans and the layout of the building, 
including that there is a lobby fronting on Route 70 with office space 
for the staff and visiting doctors, that there are two elevators and two 
entrances and that there is a large community room in the rear of the 
building for the residents.  He testified as to the other amenities in 
the building and stated that the units are all one bedroom, that all 
apartments are ADA adaptable and meet all ADA standards.  Mr. Donovan 
also testified that a conforming monument sign is proposed along Route 70 
to identify the building that meets Ordinance requirements and that the 
Applicant may later seek approval for a façade sign facing Route 70 and 
that if said façade sign does not comply with the Sign Ordinance (Section 
517), the applicant will need to seek the requisite variance relief. 

WHEREAS, Jason Fogler, PE was duly sworn and testified that he is a 
Professional Engineer licensed in New Jersey since 2013, that he prepared 
the site plans and is very familiar with the site.  The Board accepted 
his qualifications as an expert witness.

WHEREAS, Mr. Fogler identified exhibits A-4 and A-5.  He stated 
that A-4 showed an aerial image of the site and its existing conditions 
and that A-5 provided a comparison of the site plan as previously 
approved for preliminary approval in both 2019 and the current site plan.
He stated that the current site plan is substantially consistent with the 
initial approved site plan.  He stated that the footprint of the overall 
building has been reduced slightly and that the previous bulk variance as 
to the number of parking spaces has now been increased to a total of 97 
parking spaces from the previous approved 87 spaces.  He testified that 
the two stormwater basins shown on the plans in the front along Route 70 
comply with all State regulations and Cherry Hill Ordinances and are 
consistent with the waivers previously granted.  He testified that the 
sole access will be from Route 70, which will have a right in and right 
out only, that there is a loop road around the building, that a drop off 
area is provided, that all sidewalks and walkways are ADA compliant, that 
bike racks and benches will be provided on both sides and that trash will 
be located within the building and rolled out to a trash enclosure two or 
three times a week.  Mr. Fogler stated that the Applicant will comply 
with all of the landscaping requirements contained in the Community 
Development and the ERI review letters with the exception of item #77.
He stated that although a variance was granted for a total of 87 parking 
spaces, the final plans have increased that number to 97 parking spaces 
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including handicap spaces and 14 EV spaces, one of which will also be ADA 
accessible.

WHEREAS, Mr. Fogler testified that trees will be removed and 
replaced on site and that the Applicant will comply with the Cherry Hill 
tree removal/replacement Ordinance.  He testified that all the lights are 
compliant with Township standards, that all of the conditions for 
preliminary approval have or will be satisfied and that the Applicant 
will continue to work with the Zoning Board’s Engineer’s landscape 
architect to provide supplemental plantings in the designated 100 foot 
buffer in the rear of the property.  Mr. Fogler affirmed that the 
Applicant will provide a 6 ft. board on the board fence along the side 
and the rear property lines and that all other existing fencing will be 
removed.  Upon questioning by Board members and Mr. Richman, the 
Applicant agreed to revise the plans to include a note concerning the 
removal of all invasive species, that the Applicant will include 
decorative bollards in the front of the site once PSE&G determines the 
utility locations and that a note will be added to the plans to that 
effect.  Mr. Fogler also affirmed that the Applicant has hired an 
environmental consultant to complete a Phase II environmental report, 
that said report will be provided to the Township and the Zoning Board 
Engineer for review and that the Applicant will comply with all 
requirements imposed by the report and/or NJDEP.

WHEREAS, Mr. Bryan Shropshire, PE, was duly sworn and testified 
that he is a Traffic Engineer licensed in New Jersey, that he has 
testified before numerous other Boards and that he is familiar with this 
site.  The Board accepted his qualifications as an expert witness in 
Traffic Engineering.

WHEREAS, Mr. Shropshire testified that the initial traffic report 
from 2019 has been updated and that the updated report shows no changes 
from the previous report.  He stated that any increase in traffic due to 
this site will not cause a detriment and will continue to provide a safe 
condition at the intersection of the site and within the site itself.  He 
stated that the onsite circulation and parking was safe and adequate for 
the site’s use.  Mr. Shropshire testified that some of the other 
permitted uses in the B-2 Zone would create higher trip generations than 
this proposed use.  He also testified that NJDOT has been cooperative and 
has been working with the Applicant with respect to their Route 70 
driveway access and utility connections.

WHEREAS, Mr. Dan Levin, PP, AICP, was duly sworn and testified that 
he is a Professional Planner licensed in New Jersey since 2021, that he 
has testified before numerous other Land Use Boards, that he familiar 
with the Cherry Hill Ordinance and that he is familiar with the site in 
question.  The Board accepted his qualifications as an expert witness in 
planning.

WHEREAS, Mr. Levin testified that this use is the same as 
previously approved by the Zoning Board in 2019 and that a new use 
variance is not required.  He stated that this final site plan is 
consistent with the preliminary site plan and that there are no 
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substantial changes and that the changes improved the site.  He stated 
that the height of the building has been slightly reduced, that the 
residential buffers remain the same and that the variance for the number 
of parking spaces has been improved upon so that there are now 97 parking 
spaces provided where 115 parking spaces are required.  He also stated 
that the previously approved design waivers have all been eliminated with 
the exception of the one waiver for the slopes of the basins.   

WHEREAS, Mr. Jacob Richman, PP, AICP, testified that he is 
satisfied that the Applicant has complied with the conditions of approval 
from the preliminary site plan, that the final site plan is substantially 
similar to the preliminary site plan and that the Applicant has agreed to 
comply with all of the comments and conditions contained in the Community 
Development review letter of March 31, 2025.  He also noted that the 
Applicant has mitigated the previous bulk variances by providing 
additional parking spaces, that the height of the building has been 
reduced by a small amount, that the tree Ordinance will be complied with 
and that the lighting requirements will be complied with.

WHEREAS,  Mr. Jeremy Noll, PE, testified that he also is satisfied 
with the Applicant’s representations with regard to the comments and 
conditions contained in his review letter, that the Applicant will 
continue to work with his office regarding landscaping and other issues 
at the site and that he does not object to the waivers granted to the 
Applicant.

WHEREAS, numerous members of the public testified with regard to 
this application and some voiced their concerns over items which included 
the dust and vibrations created from the construction, concerns over the 
potential tenants including whether the tenants will be properly vetted, 
whether Section 8 vouchers will be accepted, whether the 100 ft. 
perpetual landscape buffer in the rear is sufficient, whether the 
environmental, lighting, and tree removal requirements are being met, and 
whether the noise levels during construction will adversely impact the 
use of the adjoining neighborhood Wexford Leas swim club.  Numerous 
residents also requested that the height of the fence adjoining the swim 
club be increased to 8 ft. from the proposed 6 ft. as noted on the plans.
As well, one member of the public praised the development and described 
why there is a substantial need for this type of facility in Cherry Hill. 

WHEREAS, the Applicant’s witnesses, including Mr. McCabe and Mr. 
Folger, as well as Mr. Davis responded to the public’s concerns as stated 
on the record.  For example, Mr. McCabe and Mr. Folger again addressed 
the environmental issues and stated that the Phase II environmental 
assessment will be completed, that the lighting concerns are addressed 
with light shields included on the lights including adjacent to the 
residential homes, that the Applicant will comply with the Camden County 
Soil Conservation district requirements regarding dust monitoring, that 
the noise Ordinance will be complied with, that the tree removal 
Ordinance will be complied with and that sufficient landscaping and 
buffering will be included on the site as required by the Zoning Board 
professionals.  Mr. McCabe further confirmed that construction will 
likely start after the current swim club season ends in September and he 
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expects that, if all approvals are timely received, that the outdoor 
construction will be completed before the 2026 swim season begins.  Mr. 
McCabe also represented that the Applicant is agreeable to increase the 
height of the fence to 8 ft. tall along the western and southern borders 
of the property as requested by the residents.  He noted, as represented 
by Mr. Richman that this will require a new bulk variance for the height 
of the fence from 6 ft., which is permitted, to 8 ft.  Mr. McCabe was 
instructed by the Zoning Board that the Zoning Board would not condition 
any approval granted on an increase to the height of the fence and, as 
confirmed by Mr. Zeller the Zoning Board Attorney, that the Board has 
jurisdiction to consider the requested new variance for the height of the 
fence without the need to re-notice since the existing notice 
specifically requested any and all other variances as determined to be 
required.

WHEREAS, Mr. Davis, the attorney for the Applicant then requested 
that an additional bulk variance be granted pursuant to N.J.S.A. 40:55D-
70(c)(2) and from Section 506.A.1.a of the Zoning Ordinance to permit an 
8 ft. high board on board fence along the western and southern border of 
the property where a maximum of 6 ft. is allowed. 

WHEREAS, Mr. Dan Levin, the Applicant’s Professional Planner 
testified that the increase in the height of the fence is not 
substantial, that it would not create any substantial detriment to the 
Zoning Ordinance or Zone Plan, that the 8 ft. high fence would not create 
any negative impacts to the site and that the positive factors of 
increasing the height substantially outweigh any negative detriments. 

WHEREAS, the development plans have been reviewed by the Department 
of Community Development and Environmental Resolutions, Inc. (whose 
findings and reports are incorporated herein and made a part hereof).
Said reports states those areas of the plans that have been found to be 
in compliance with the Development Control Regulations of the Township 
and those areas which are not in compliance with the Development Control 
Regulations.  The Community Development report is dated November 28, 2023 
and the Environmental Resolutions, Inc. report is dated November 29, 
2023.  Both reports are marked into evidence as part of the record 
herein.

WHEREAS, from the submissions made by the Applicant, the testimony 
and evidence presented by the Applicant and its professionals, the 
testimony and evidence presented by the Zoning Board Professionals, the 
testimony of all interested parties and based upon the entire record, the 
following further findings of facts and conclusions of law were made: 

1. All of the initial findings of facts as set forth in Paragraphs 1 - 
16 of this Resolution are hereby incorporated by reference herein as 
further findings of facts. 

2. All of the foregoing “WHEREAS” paragraphs contained on pages 3 
through 8 are hereby incorporated by reference herein as further findings 
of facts made by the Zoning Board and the Zoning Board has given 
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appropriate weight to said testimony of the professionals and the 
interested parties in making its findings of facts. 

4. The Zoning Board finds and accepts as credible the testimony of the 
Zoning Board Planner, Zoning Board Engineer, as well as the Applicant’s 
witnesses and professionals as testified herein. 

5. The Zoning Board has reviewed and considered the relevant portions 
of the Zoning Ordinance, Municipal Land Use Law, exhibits and testimony 
and other pertinent documents and authorities submitted in this matter 
and has considered the requested site plans, variances and waivers as 
well as the positive and negative criteria as set forth in the Municipal 
Land Use Law and in the relevant court decisions as related to the bulk 
variances requested.

6. Individual members of the Zoning Board have set forth their 
specific reasons on the record as to the basis for granting the 
application and variances which include that the purpose of the Municipal 
Land Use Law would be advanced by a deviation from the zoning ordinance 
and that the positive factors substantially outweigh any detriments.

7. The Applicant has satisfied its burden of proof to affirmatively 
prove, produce and introduce testimony and evidence sufficient to sustain 
its burden that the variances can be granted without substantial 
detriment to the public good.  In addition, the Applicant has 
affirmatively satisfied its burden that the impact of the proposed 
application on the Township, the adjacent properties and the surrounding 
area will not substantially impair the intent and purpose of the zone 
plan and zoning ordinance.

NOW, THEREFORE, based upon the foregoing findings of facts and 
conclusions of law, including all of the testimony presented at the 
hearing, BE IT RESOLVED by the Zoning Board of Adjustment of the Township 
of Cherry Hill, New Jersey that application #19-Z-0021 (PBC 9993) by 
VOADV Property, Inc. d/b/a Lilly’s Place, L.P. for Final Major Site Plan 
approval with bulk variances and waivers is hereby granted by a vote of 
six (6) in favor and none opposed for the reasons set forth on the record 
in this matter and subject to the following terms and conditions:

1. The bulk variances requested from N.J.S.A.40:55D-70c(2) as follows, 
are granted: 

a. From Section 415.f and 404.b to permit a building height of 
36.7 ft. where a maximum building height of 35 ft. is allowed, 
is granted. This constitutes a reduction from the previous 
variance granted allowing for a height of 37.67’. 

b. From Section 508.f.3 to permit a residential buffer less than 
25 ft. where a minimum buffer of 25 ft. is required along the 
eastern boundary is recognized as a pre-existing variance 
previously granted. The applicant clarified that this buffer 
setback dimension is 13.34’ as measured to from the drive 
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aisle to the rear parking lot of the First Korean United 
Methodist Church which is zoned Residential (R1).  

c. From Section 511.b.2 to permit 97 parking spaces where a 
minimum of 115 parking spaces is required, is granted. This is 
a mitigation from the previous variance granted allowing for a 
total of 87 parking spaces. 

d. From Section 506.A.1.a to permit an 8 ft. tall fence along the 
western and southern border of the property where a maximum of 
6 ft. is allowed, is granted. 

2. The Applicant has been granted a waiver for the following relief: 

a. From Section 516.h.6.b.iii to permit stormwater basin side 
slopes of 4:1 where 3:1 is the maximum allowed. 

3. The following waivers previously granted have been withdrawn by 
Applicant:

a. From Section 508 to permit less than strict adherence to the 
landscaping requirements for street trees along Route 70. 

b. From checklist item #54 regarding tree location and checklist 
item #60 regarding list boring and percolation rates. 

4. All of the conditions and comments contained in the Department of 
Community Development review letter of March 31, 2025 and the 
Environmental Resolution, Inc. review letter of April 7, 2025 are 
hereby incorporated herein as conditions of approval and must be 
fully satisfied by the Applicant in accordance with their terms 
except as otherwise specifically noted on the record. 

5. All other agreements, conditions and/or representations made by the 
Applicant or imposed upon the Applicant as set forth in this matter 
as contained in the “WHEREAS” recital paragraphs of this Resolution 
as well as in the preliminary site plan Resolution approved 
September 5, 2019, shall be fully satisfied by the Applicant in 
accordance with their terms, except as otherwise changed or noted 
on the record. 

6. The Applicant shall be bound by all agreements and/or 
representations made by or on behalf of the Applicant as set forth 
at the hearing in this matter as well as in the preliminary site 
plan matter and the Applicant shall be bound by all exhibits 
introduced, all representations made and all testimony given on its 
behalf before the Zoning Board in both public hearings, except as 
otherwise noted on the record. 

7. The Applicant has agreed to work with the Zoning Board 
Professionals with regard to all issues noted on the record 
including issues relating to the site plan, parking, lighting, 
signs, landscaping and tree removal.
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8. All easements, deed restrictions and covenants agreed to or imposed 
upon the Applicant, including the legal description shall be 
submitted to the Zoning Board Engineer, Planner and Attorney for 
their advance review and approval, including, without limitation, 
the 100 ft. perpetual landscape buffer easement in the rear yard. 

9. The Applicant shall submit a stormwater facilities management 
agreement and maintenance plan acceptable to the Township to 
provide for the ownership, perpetual maintenance and repair of the 
stormwater management facility to the Zoning Board Engineer, 
Planner and Attorney for their advance review and approval.  Said 
agreement and plan shall contain a provision that in the event the 
Applicant or its successors in interest shall fail to maintain the 
facility or in the event of an emergency or situation involving the 
health and safety of the public, the Township shall be permitted to 
enter upon the property in order to make appropriate repairs 
necessary to correct the problem and/or address the emergency.  All 
costs for such maintenance and repair shall be borne by the 
Applicant or its successors in interest. 

10. The Applicant shall revise the plans to reflect that cutoff lenses 
and light shields will be installed to prevent light spillage and 
the Applicant shall comply with the Cherry Hill light Ordinance 
(Section 509) in this regard. 

11. The Applicant shall revise the plans to reflect that depressed 
curbs will be installed at the entrances to both sides of the 
building as well as the front of the building. 

12. The plans will be revised to include a note that the drop off area 
will be located by the loading zone and shall contain appropriate 
signage.

13. The plans shall be revised to include a note that decorative 
bollards shall be installed in the front of the building with the 
exact location determined once PSE&G advises the Applicant of the 
location for the gas lines and/or utility lines. 

14. The plans shall be revised to provide plan notes and construction 
details reflecting that an 8 ft. tall board on board fence will be 
installed along the western and southern property lines. 

15. The plans shall be revised to include a note that the Phase II 
environmental report will be submitted to the Zoning Board Engineer 
and Planner. 

16. The plans shall be revised to include a note that the septic field 
located at the site will be properly capped consistent with NJDEP 
requirements.

17. The plans shall be revised to include a note that outside light 
shields will be provided along the residential perimeter. 
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18. The plans shall be revised to include a note that the monument sign 
along Route 70 shall be turned off between the hours of 10:00 p.m. 
to 7:00 a.m. consistent with the Township Ordinances. 

19. The plans shall be revised to include a note that of the 97 parking 
spaces on site, two (2) of the ADA spaces will be van accessible, 
that one of the EV spaces will be ADA accessible and that there 
will be a total of 14 EV spaces provided on site. 

20. The plans shall be revised to state that the facility is an 
independent living facility and that food or meal service is not 
included by VOA as part of the leasing program for the residents. 

21. The plans shall be revised to include that a split rail fence will 
be constructed around both retention basins. 

22. The Applicant shall revise the plans to include a note that it will 
comply with the requirements of the Cherry Hill Township tree 
removal Ordinance including that the Applicant will attempt to 
preserve all healthy and mature trees at the site and that a total 
of 117 replacement trees will be planted on site. 

23. The Applicant shall revise the plans to include a note that it will 
maintain the 100 ft. perpetual landscape buffer and provide the 
required maintenance guarantees. 

24. The Applicant will revise the plans to include a note that food 
deliveries will be made at the location of the loading area in the 
front of the building. 

25. The Applicant will revise the plans to include a note that the 
Applicant will provide supplemental plantings in accordance with 
the Zoning Board Engineer’s landscape architect as to the plantings 
in the 100 ft. rear perpetual landscape buffer. 

26. The Applicant shall comply with the provisions of the Settlement 
Agreement entered into regarding this application dated September 
23, 2024 as approved by the Superior Court of New Jersey. 

27. The applicant shall comply with all relevant conditions of the 
Preliminary Major Site Plan approval (#19-Z-0021).

28. The Applicant is hereby notified that prior to the issuance of any 
Zoning and/or building permits: 

 a.  All taxes and assessments shall be paid on the property for 
  which this application is made. The Applicant shall submit  
  proof that no taxes or assessments for local improvements are  
  due or delinquent on the property for which the application is  
  made.  
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 b. Any and all conditions made a part of this approval, including 
  those noted by reference in any reports of any consultants to  
  the Zoning Board or as set forth on the record at the Zoning  
  Board hearing must be satisfied. 

 c. The Applicant shall pay all required escrows, costs and 
  professional fees associated with the application to the 
  Department of Community Development within fourteen (14) 
  days of receipt of a written request for payment of escrow  
  funds. The failure to pay the required escrow funds within the  
  fourteen (14) day period after receipt of written notice may 
  result in the voiding of this approval. Negative escrow  
  account balances shall incur interest at the rate of 1½% per  
  month. 

d. The plans are subject to review and approval of all outside 
agencies as required. 

e. Zoning approval and permits must be obtained from the 
Department of Community Development. 

f. Any required sign permits must be obtained from the Department 
of Community Development. 

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

DATED: May 15, 2025     ZONING BOARD OF THE  
       TOWNSHIP OF CHERRY HILL  

                                   By: _______________________
       JACOB RICHMAN, PP, AICP  
       Zoning Board Secretary  

CERTIFICATION

 This Resolution of Memorialization being adopted by action of the 
Zoning Board on this 15th day of May, 2025, is a true copy of the action 
taken by the Board at its meeting held on May 15, 2025.

DATED: May 15, 2025     ZONING BOARD OF THE  
       TOWNSHIP OF CHERRY HILL  

                                  By: _______________________  
       JACOB RICHMAN, PP, AICP 

    Zoning Board Secretary 

_______________________ _______________
COCOCOCOOOCOCOOCOOOOOCOCOCOOOOCOOOOOOCOCOCOOCOCOCOOCOOOCOOOOOCOCOCOCOOOCOOOOOCOCOCOOOOCOOCOOCOOCOCCCOOOC B RICHMAN, PP, AI
i

___________________ _______________
COOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOOBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBBB RICHMAN, PP, AI
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Executive Summary  
This Operating Manual, prepared for Township of Cherry Hill hereafter referred to as 
“Municipality”, (1) sets forth the policies and procedures for placing eligible individuals 
and families into the Municipality’s affordable units and (2) provides instructions for 
working with developers, owners and landlords as new affordable units become available. 
This document is designed to ensure compliance with the State’s Uniform Housing 
Affordability Controls (“UHAC”) (N.J.A.C. 5:80-26.1 et seq.) and with the Municipality’s 
Affordable Housing Ordinance, its Affirmative Marketing Plan if applicable, and other 
local laws and requirements.  In addition to being a valuable tool for the Municipality’s 
Administrative Agent and Municipal Housing Liaison as we implement Affordable 
Housing in the Municipality, it will also be a resource for other Affordable Housing 
professionals and interested members of the public to understand the intricacies of 
implementing a program such as this. 

This manual details the tasks involved in the day-to-day administration of Affordable 
Housing units under the direct control and oversight of the Municipality.  This document 
covers how new units are created and priced and how units are marketed to prospective 
applicants. Other information includes the following: waiting list and random selection 
procedures; required and permitted preferences; procedures for determining income 
eligibility; resale by income-eligible owners of affordable property to other eligible buyers; 
process for property managers to fill affordable rental vacancies; refinancing and 
mortgage modification procedures; waivers of program requirements.  The 
administrative steps outlined in this manual are the thread that holds the fabric of the 
entire program together, setting out the fundamental obligations and responsibilities of 
the program administrators.    

The Glossary at the end of this Operating Manual provides definitions of terms, 
abbreviations and acronyms used throughout the Operating Manual. 
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I. INTRODUCTION 
The purpose of this manual is to describe the policies and procedures used to create 
Affordable Housing units in the Municipality and fill them with income-eligible families.  

The policies outlined in this manual are derived from UHAC (N.J.A.C. 5:80-26.1 et seq.)  
This manual does not include all provisions of UHAC, and UHAC is a companion 
document to this manual. Instead, this manual highlights instances where additional 
guidance is provided by the New Jersey Department of Community Affairs’ staff or by 
local ordinance.  The manual also provides additional clarification and direction on items 
that are not in UHAC in order to ensure fairness to applicants, owners, and renters.  

A. What is Affordable Housing? 
Affordable Housing, unlike market-rate housing, has affordability controls establishing 
initial set prices and rents, and then controlling annual increases for many years. For 
example, new units that fall under these controls will be restricted for at least 30 years. 
The New Jersey Affordable Housing rules consider housing to be “affordable” if the 
household1 expends approximately 28% or less of the household’s gross income on 
housing costs. See footnote below and Glossary for definition of “Household.” 
Affordable Housing is priced to be affordable to households earning up to 80% of the 
area median income for the region in which the Affordable Housing is located.  

An Affordable Housing unit for the purposes of this manual can be specifically defined 
herein as “a housing unit proposed or created pursuant to the [Fair Housing] Act, 
credited pursuant to N.J.A.C. 5:97-4, and/or funded through an affordable trust fund.” 
(“Affordable Unit”).  

The Affordable Units referenced in this manual are not the same as public housing units 
that are funded largely by governmental programs such as those administered by the 
U.S. Department of Housing and Urban Development (“HUD”) programs and that are 
owned, operated and managed by a public housing authority (“PHA”). As defined by 
HUD, “public housing was established to provide decent and safe rental housing for 

 

 

1 In accordance with US Department of Housing and Urban Development (“HUD”) definitions and UHAC 
practice, “household” references the number of persons in the unit and not the size of the unit.  See for 
example, HUD’s definition of household as “[o]ne or more persons occupying a housing unit” -- in other 
words, the number of persons in the home. HUD website accessed June 13, 2016. 
http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/library/glossary/, HUD 
accessed June 13, 2016.  See also, UHAC regulation N.J.A.C. 5:80-26.4, “In determining the initial rents 
and initial sales prices for compliance with the Affordability Average requirements for restricted units … 
the following standards shall be used: 1. A studio shall be affordable to a one-person household.”
(Emphasis added). 
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eligible low-income families, the elderly, and persons with disabilities. Public housing 
comes in all sizes and types, from scattered single-family houses to high rise apartments 
for elderly families. There are approximately 1.2 million households [in the US] living in 
public housing units[.]”2 Some municipalities create their own PHAs which operate and 
manage public housing within the municipality.  

B. Who Qualifies for Affordable Housing? 
To be eligible for Affordable Housing in New Jersey, a household’s income must be 
below the established income limit for the region in which the Affordable Housing is 
located.  There are three eligibility levels: very low, low, and moderate.  A moderate-
income household is classified as earning less than 80 percent of the area median 
income. A low-income household is classified as earning less than 50 percent of area 
median income, and a very low-income household is classified as earning less than 30 
percent of median income. See Glossary for definitions of “Low- Income 
Household” and “Very Low-Income Household”.  There are different median 
incomes in each of the six Affordable Housing regions shown in Figure 1 below, with 
the Township of Cherry Hill located in Region 5.  The income limits are adjusted 
annually.  

Figure 1: Affordable Housing Regions 

Regions Counties 
1 Bergen, Hudson, Passaic, Sussex 
2 Essex, Morris, Union, Warren 
3 Hunterdon, Middlesex, Somerset 

4 Mercer, Monmouth, Ocean 

5 Burlington, Camden, Gloucester 
6 Atlantic, Cape May, Cumberland, Salem 

C. Equal Housing Opportunity 
Title VIII of the Civil Rights Act of 1968 (the “Fair Housing Act”), as amended, 
prohibits discrimination in the sale, rental, and financing of dwellings, and in other 
housing-related transactions, based on race, color, national origin, religion, sex, familial 
status (including children under the age of 18 living with parents or legal custodians, 

 

 

2 http://portal.hud.gov/hudportal/HUD?src=/program_offices/public_indian_housing/programs/ph,  
US HUD Website, accessed June 7, 2016. 
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pregnant women, and people securing custody of children under the age of 18), and 
disability.  

The New Jersey Law Against Discrimination (“LAD”) prohibits discrimination when 
selling or renting property. The law covers owners, agents, employees and brokers and 
makes it unlawful to refuse to rent, show or sell property based on a person's race, creed, 
color, national origin, nationality, ancestry, marital status, domestic partnership or civil 
union status, familial status, affectional or sexual orientation, gender identity or 
expression, sex, or mental and physical disability, including AIDS and HIV-related 
illness. In addition, the LAD prohibits discrimination in the housing context based on 
one's source of lawful income or rent subsidy. 

II. CREATION OF NEW UNITS 
This manual applies to UHAC eligible units whether for rent or for purchase, 100 
percent affordable developments, market-to-affordable projects, gut-rehab projects, and 
other innovative Affordable Housing mechanisms.  It does not apply to projects exempt 
from UHAC including low income housing tax credit projects and group homes.  (See 
UHAC for a full list of exempt programs.)   

A. Review Project Requirements  
When a new project is planned, the administrative agent designated by the Municipality 
for the administration of Affordable Units (the “Administrative Agent”) will gather 
the information outlined in Figure 2.  The first step is to review development approvals 
and/or developer agreements, the Housing Element and Fair Share Plan, and the 
municipal Affordable Housing Ordinance including its Affirmative Marketing 
Requirements if applicable.    

B. New Purchase Units  

1. Initial Pricing and Bedroom Distribution of Purchase Units 
The Administrative Agent will determine the initial pricing stratification in compliance 
with UHAC3.  The pricing calculation will take into consideration costs that exist at that 
time including such factors as the mortgage rate, tax rate, equalization ratio, 
condominium/homeowner association fee, and Private Mortgage Insurance (“PMI”).   
PMI must be included in the pricing calculation even if a new development will provide 

 

 

3  Under UHAC, the maximum sales price of restricted ownership units within each affordable 
development “shall be affordable to households earning no more than 70 percent of median income” 
(hereafter “Maximum Restricted Sales Price”). 
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financing that will not require PMI.  This will ensure that the price is affordable at future 
sales when PMI will be required. The maximum restricted sales price (“MRSP”) will be 
affected by mortgage interest rates when an affordable Unit is initially priced. At resale, 
the prevailing mortgage interest rate will be used to determine the affordability of that 
particular unit to the applicant household.  
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Figure 2: New Development Checklist
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2. Upgrades from Builder
The builder may offer buyers of new Affordable Units the opportunity to purchase upgrades such 
as granite countertops or hardwood flooring at additional cost.  If upgrades are offered, the 
following guidelines apply: 

a. These upgrades must be optional.  The buyer must be able to choose NOT to purchase 
the upgrades and be able to buy the base home at or below the MRSP. 

b. The sale price of the home will be at or below the MRSP without the cost of the 
upgrades. 

c. All future sales will be based on the sale price without the upgrades.  In other words, 
the buyer will not be able to recoup the cost of the upgrades at the next sale.  

d. The buyer cannot finance more than the MRSP.  As a result, the buyer will not be able 
to finance the cost of the upgrades. 

3. Deed Restriction 
Affordable Units created under this program will be deed restricted as affordable for a period of 
at least 30 years and thereafter until the municipality takes action to release the affordability 
controls. All legal instruments to secure the affordability will be modeled after the applicable 
instruments published in the UHAC Appendices.  When there is a Master Deed, one restrictive 
covenant will be filed for all Affordable Units but the affordability control period start date for 
each unit begins with the date that each particular unit is initially occupied.  This should be filed 
in advance of the initial Affordable Housing closing for each project or unit.   

A market-rate appraisal will be required to calculate the repayment amount on the affordable 
Recapture Mortgage Note.  (This amount is the difference between the market appraisal and the 
affordable sale price and is due at the first non-exempt sale at the end of the control period.)   
The developer is responsible for providing the market rate appraisal.   One appraisal can be used 
for similar unit types (all one bedrooms that are the same models, for example) if the appraisal 
is less than six months old.  If the buyer’s mortgage company completes a market-rate appraisal, 
that appraisal can be used instead.  (See additional discussion in Section V.) 

4. Earnest Money (Deposit) for Ownership Properties 
The Affordable Housing rules do not specify a minimum or a maximum amount that a buyer 
must put down on a property when the Purchase Agreement and/or Contract of Sale is executed.  
However, while not required, a down payment is recommended because banks will almost never 
lend without a 5% minimum contribution.  

C. New Rental Units 

1. Initial Pricing and Bedroom Distribution of Rental Units 
Rents will be set according to the pricing guidelines outlined in UHAC.  In order to comply with 
2008 amendments to the Fair Housing Act, 13 percent of all affordable rental units in a project 
will be priced at 30 percent of median income (N.J.S.A. 52:27D-329.1.)  (This requirement is 
more stringent than the UHAC guidelines which stipulate that at least 10 percent of all 
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Affordable Units in the development be affordable to households earning no more than 35 
percent of median.) In all cases, the more stringent of the two requirements will prevail.  

2. Mandatory and Optional fees 
If the landlord charges a MANDATORY fee for rental units such as an amenity fee or association 
fee, this fee will be subtracted from the permitted maximum rent.  At no time should the rent 
plus required fees exceed the maximum rent allowed. (Utility allowances are factored into the 
initial pricing and are not considered mandatory or optional fee. See above.) 

The developer may require that all renters purchase rental insurance.  The rental insurance cost 
is not considered a mandatory fee and will not be included in the initial rental calculation or part 
of the minimum income calculation.   

The landlord may charge optional fees to tenants.  However, the landlord is not permitted to 
charge affordable tenants these fees and waive them for market units.  For example, if parking 
is included in the rent for market units, the landlord cannot charge affordable tenants for 
parking.  Example of optional fees include: 

Optional parking fee 
Optional amenity fee 
Optional pet fee 
Optional month-to-month fee 

The Administrative Agent will review and approve all leases to determine that the rent plus 
required fees do not exceed the maximum rent allowed.  

3. Deed Restriction 
Affordable Units created under this program will be deed restricted as affordable for a period of 
at least 30 years and thereafter until the Township takes action to release the affordability 
controls.  All legal instruments to secure the affordability will be modeled after the applicable 
instruments published in UHAC.  

The rental deed restriction will list the income level designation as well as the bedroom size of 
each Affordable Unit.  The units cannot be “swapped” during the control period.  For example, 
after the deed restriction is filed, the affordable designation of the unit cannot be changed from 
a Low-Income to a Moderate-Income unit. Moreover, it is important to note that the prevailing 
regulations (UHAC) do not require annual recertification, and therefore while the unit remains 
as a Low/Moderate-Income unit during the term of the deed restriction, the income of the 
current tenant is no longer relevant following initial eligibility. The same rules relating to initial 
eligibility certification and no annual recertifications will continue to apply to each subsequent 
tenant throughout the duration of the deed restriction. 

4. Application Fees 
Affordable units are “private” market units (as opposed to public housing units) where rents are 
set (and deed restricted as to time) to be affordable to very low, low, and moderate income 
persons. Although deed restricted, the units still are under the “control” of the private 
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owner/landlord, with oversight by the Administrative Agent. Accordingly, other than the set 
rent and deed restriction requirement, the landlord may establish its own non-discriminatory 
legal criteria for tenant selection. Such tenant selection criteria must be the same in renting 
Affordable Units as for leasing market rate units. With respect to the landlord’s tenant selection 
criteria, the Administrative Agent’s responsibility is to ensure that (1) the criteria for the 
Affordable Units is consistent with the market-rate criteria, and (2) the application fee is 
deemed to be reasonable.  

The landlord may choose to collect an application fee from households interested in applying for 
Affordable Housing.  UHAC rules limit the application fee to 5 percent of the monthly rent of the 
applicable rental unit.   

After the household passes the landlord’s tenant selection criteria, the landlord may choose to 
collect an additional fee from the applicant to process the Affordable Housing application.  
Landlords may choose to implement this optional fee so only serious applicants move through 
the income certification process.   If this optional fee is collected, the following rules apply:  

The fee cannot be higher than one month’s rent. 
If the applicant is income-certified and rents the unit, the fee will be applied to the first 
month rent and/or down payment.   
If the applicant is income certified and they choose not to rent the unit, the landlord is 
not required to return the fee.   
If the applicant is determined to not be income eligible, the landlord must return the fee.   

5. Security Deposit 
Security deposits for Affordable Units are governed by New Jersey Landlord-Tenant regulations. 
The requirements are the same for Affordable Units as they are for market-rate units. 

6. Tenant Selection Criteria 
As explained in Section 4 above, the landlord is permitted to set tenant selection criteria and 
screen applicants on criteria such as credit score and criminal history, subject to approval by the 
Administrative Agent.  All tenant selection criteria must comply with all New Jersey landlord 
tenant laws and the landlord is required to provide the Administrative Agent with a written copy 
of its tenant selection criteria.  The tenant selection criteria must be applied uniformly to all 
applicants, and the landlord cannot impose stricter criteria on affordable tenants than market-
rate tenants.   

D. Project Monitoring 
All new unit information will be compiled and maintained by the Administrative Agent, and 
filed with Fair Share Housing Center.
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III. Marketing of Units, Waiting List, and Matching Households to 
Available Units 
The following section describes the steps that will be taken to identify very low, low, and 
moderate income families that may be interested in renting and purchasing Affordable Units 
created by the Municipality. All marketing initiatives must comply with the Affirmative 
Marketing rules established by UHAC, as presently set out in NJAC 5:80-26.15 and in 
accordance with any additional Affirmative Marketing Plan developed by the Municipality.   

Development-specific Affirmative Marketing Plans would outline required marketing, including 
paid advertising that must be conducted before a random selection is completed.  (See Random 
Selection and Waiting List Priority in Section B, below.)  

While the waiting list is open, Affirmative Marketing will continue in the form of listing of units 
on NJHRC.gov, affordablehomesnewjersey.com, and/or quarterly mailings to community 
groups, major employers, and government agencies in the New Jersey Affordable Housing 
region where the Municipality is located.  If the waiting list is ever closed because of the long 
length of the list, paid advertising as outlined in the Affirmative Marketing Plan will be required 
to reopen the waiting list.  

A. Preliminary Application 
All households that wish to be considered for Affordable Housing must submit a preliminary 
application.  Households will be encouraged to submit their preliminary application online.  For 
those applicants who do not have internet access, the Administrative Agent will work with 
interested applicants by phone and mail.  The preliminary application will include questions 
about household income and its composition in order to determine preliminary eligibility.   
Please note that preliminary eligibility is based solely on self-reported information by the 
applicant and is in no way a guarantee of eligibility.   

If the applicant indicates that their total household income is below the moderate income limit 
for their family size, they will be eligible for placement in the applicant pool.  The Administrative 
Agent will also set a minimum income that is required to be added to the waiting list.  (See 
Minimum Income Requirements in this Chapter.)  Applicants will be required to provide written 
documentation of their income at the time of the full income certification as discussed in 
Chapter IV. 

B. Random Selection and Waiting List Priority 
For new projects and when random selection is utilized, the Administrative Agent will assign 
random numbers to each applicant through a computerized random number generator thereby 
creating a waiting list.  

After the list of applications submitted during the initial lottery period is exhausted, the priority 
of preliminary applications is established by the date that the household submits their 
preliminary application (“Interest Date”).   
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A separate waiting list will be kept for ownership versus rental units, resulting in a total of two 
waiting lists for the Municipality.  Households waiting for age-restricted and family rental units 
will be part of the same waiting list.  Likewise, households waiting for age-restricted and family 
ownership units will be part of the same waiting list.  In filling an age-restricted property, 
households that do not meet the age requirements will be skipped.  

When brand new Affordable Units become available for rent or sale in a new development, a 
lottery will be conducted UNLESS there are households on the existing waiting list with lottery 
numbers that have not been contacted.  In these cases: 

Those applicants with lottery numbers will be contacted first.    
Households that submitted a preliminary application after the last lottery (and do not have 
lottery numbers) will be included in the next lottery if it is required to fill the units.   
Affirmative Marketing will be required before this lottery is held since these are new 
Affordable Units and the public must be made aware of the new Affordable Housing 
opportunity.  

As an example, if a new housing opportunity arises that will create 150 new Affordable Units and 
the existing waiting list has only 50 applicants on it (who hold numbers 1 to 50), a new lottery 
will be held with Affirmative Marketing. If an additional 50 applications are submitted as a 
result of this marketing effort, then these “new” applications will be assigned numbers 51 to 100 
on the waiting list.  

The household with the highest lottery number (or oldest Interest Date) may not always be the 
next person contacted for a specific available unit because of factors impacting waiting list 
priority.  In addition to age-restricted requirements already discussed, these factors include the 
number of persons in the household, household income level, households with a person with 
physical disabilities, veterans preference and regional preference as may be established in the 
Municipal Affordable Housing Ordinance. The Township of Cherry Hill has selected not to use 
a regional preference and not to use a veterans preference.   Each of these six waiting list 
priority factors are further described in Figure 3.   

C. Property Questionnaire 
When an applicant becomes eligible to be offered an Affordable Unit, they will be asked to 
complete a Property Questionnaire.  The Property Questionnaire will assess whether they 
continue to meet the income requirements and whether they remain interested in purchasing or 
renting a specific unit or unit type.   

In order to match households to available units as quickly as possible, the Administrative Agent 
will choose whether to limit the outreach to the next group of applicants on the waiting list 
(private outreach) or outreach to all eligible households (public outreach), as discussed in the 
following section.  
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1. Private Outreach 
When there is a long waiting list, the Administrative Agent will only outreach to a limited group 
of applicants who are next on the waiting list.  This approach is typically taken with rental 
projects and new ownership units.  

The Administrative Agent will invite approximately five to 10 households that meet the 
eligibility requirements to complete a Property Questionnaire for each available unit.  Waiting 
list priority will be established by the factors outlined in Figure 3.   

Households will have 24 hours to request to visit the unit at some future, mutually agreed upon 
time.  If they request to visit, they will then be prompted to update a simple Property 
Questionnaire.  If they do not want to pursue the unit or even if they do not respond at all, they 
will not be removed from the waiting list and will be notified of the next available vacancy.   

The interested household will be referred to the landlord/developer to view the unit(s) and pay 
the application fee, if required.  New ownership developments may require a mortgage 
preapproval be submitted prior to viewing the home.  If more than one household qualifies and 
is interested, the household with the highest priority (lottery number or Interest Date) will be 
offered the unit. 
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Figure 3: Additional Factors Impacting Waiting List Priority 

1. Age-Restricted  Only households that meet the age-restricted requirements will be 
offered age-restricted units. See Glossary for definition of “Age- 
Restricted Units.” 

2. Regional 
Preference 

Municipalities may choose to give preference to households that live or 
work in the local Affordable Housing region.  Should the municipality 
choose to give preference to households that live or work in the local 
Affordable Housing region, such regional preference shall be 
established by ordinance. In such instance, applicants who indicate 
that they live or work in the Affordable Housing region will be 
contacted before those outside the region.  Once those applicants are 
exhausted, applicants outside the region will be contacted.  See 
Glossary for definition of “Regional Preference.” 

3. Household 
Size (Number 
of Members) 

Whenever possible, there will be at least one person for each bedroom.  
If the waiting list is exhausted and there are no households with a 
person for each bedroom, units will be offered to smaller sized 
households that do not have a person for each bedroom.  An applicant 
household cannot be required to take an Affordable Unit with a greater 
number of bedrooms as long as overcrowding is not a factor.  (A 
maximum of two people are permitted per bedroom.)  A household 
can be eligible for more than one unit category.  An applicant may 
request a reasonable accommodation for an extra bedroom to 
accommodate large medical equipment.  Applicants must provide 
Doctor’s note at time of income certification. 

4. Maximum 
Income Limit 
and Minimum 
Income 

Only households that are under the income limit of the Affordable 
Unit AND meet the minimum income requirements will qualify to 
apply for the next Affordable Unit.  See Figure 5 for a full discussion of 
minimum income requirements.  

5. Fully
Accessible 
Units 

A household with a person with physical disabilities will get preference 
on the waiting list for accessible units because of the very limited 
number of handicapped accessible units. Applicants must provide a 
letter from their doctor stating what kind of accommodation they 
require as a result of their disability. 

6. Veterans 
Preference 

The Municipality and developer may enter into an agreement to 
provide preference to very low, low, and moderate income veterans 
who served in time of war or other emergency, as defined in section 1 
of P.L.1963, c. 171 (C.54:4-8.10), of up to 50 percent of the affordable 
units in that particular project.   If applicable, veterans who apply 
within 90 days of the initial marketing period shall receive preference 
for the rental of the agreed-upon percentage of affordable units. After 
the first 90 days of the initial 120-day marketing period, if any of those 
units subject to the preference remain available, then applicants from 
the general public shall be considered for occupancy.    See Glossary 
for definition of “Veterans Preference.”
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2. Public Outreach 
The Administrative Agent will contact all eligible households for a specific unit when the waiting 
list is short or when there are several properties available.  Public outreach is typically 
conducted for the resale of existing units.  It allows the Administrative Agent to move through 
the waiting list as quickly as possible.    

When the Administrative Agent is notified of a pending rental vacancy or the intent of the owner 
of a single-family unit to sell, the Administrative Agent then will set a deadline by which all 
applicants that have indicated an interest in this development or in the Municipality must 
return a Property Questionnaire.  Waiting list priority will be established by the factors outlined 
in Figure 3.  Interested households will be provided the contact information of the owner/seller 
to be provided an opportunity to view the home.  If more than one household qualifies and is 
interested, the household with the highest priority number will be offered the unit first.   

If the unit is still available after this initial outreach, the Administrative Agent will contact 
households not previously contacted in the first outreach such as smaller-sized households and 
out-of-region households (if applicable.) If the home still does not have a buyer, the 
Administrative Agent will open the listing up to all household sizes. 

Households will not be removed from the waiting list if they do not choose to purchase a unit 
they are offered during public outreach.  

D. Determining Preliminary Eligibility 
The Administrative Agent will review the Property Questionnaire to determine whether the 
applicant meets or continues to meet the requirements to rent or purchase the unit.  All 
information will be verified during the full application process.  The following sections describe 
the factors that will be reviewed to determine preliminary eligibility as well as final eligibility 
during the full income certification process.  

1.  Regional Preference 

Should a municipality determine that households that live or work within the Municipality’s 
Affordable Housing Region are to be given Regional Preference in being contacted, such 
Regional Preference shall be set out in the municipality’s Affordable Housing Ordinance.  Upon 
the adoption of such an ordinance, the Administrative Agent will confirm that the household 
either lives or works within the region.  If they no longer live or work within the region, they 
will remain on the waiting list for consideration after all in-region applicants have been 
considered.  The Township of Cherry Hill does not have a regional preference. 
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2. Determining Household Composition 
The household is composed of all permanent members of the household, and the composition 
will determine both the size of the unit needed by the household and the maximum income limit 
of that household.  Some household members may be considered in the bedroom calculation 
who are not counted in the maximum income calculation as show in Figure 4.   If applicant’s 
divorce decree states that both parents share legal and residential custody but the former spouse 
has primary custody for school purposes, the child may be included in the applicant’s household 
when determining household size during the income certification process.   

Figure 4: Determining Household Size (Number of Members) 

Maximum Household 
Income Limit 

Bedroom Size 
Calculation 

Foster Children Do not count in household 
(do not include foster care 
income either) 

Count  

Live in Health Aid or Nanny (This must 
be a paid position and proof of contract 
with caregiver is required)

Do not count (Must provide 
proof that person is hired) 

Count  

Child Whose Primary Residence is 
Not the Applicant Household 

Do not count unless custody 
is 50/50 (see narrative) 

Count  

Unborn Child Count (Cannot ask for 
documentation because of 
privacy) 

Count 

Child Being adopted Count Count 
Full time college student not living at 
home (Full time student is a member of the 
household reported to the IRS as a 
dependent who is enrolled in a degree 
seeking program for 12 or more credit 
hours per semester)

Count (Do not count any 
part time income earned 
where part time is any 
income earned on less than a 
35 hour work week) 

Count 

3. Maximum Income Limits 
The Administrative Agent will confirm that the household’s income reported on the Property 
Questionnaire falls under state mandated maximum income limit for the unit for which they are 
applying.  Maximum income limits are provided annually by the State for each of the six 
Affordable Housing regions.  See Appendix A for updated maximum income limits. 

4. Minimum Income Requirements 
Unlike maximum income limits, the State does not set minimum income limits.  Instead, the 
State provides different income-to-housing expense ratios for rental and purchase units and 
different standards for age-restricted homes.  The purpose of these ratios is to provide 
guidelines so applicants will be able to sustain their monthly housing expenses in the Affordable 
Units.   

Evaluating minimum income requirements is complicated because the permitted ratio of 
monthly income that can be spent on housing expenses varies for different unit types and 
waivers are permitted.  Figure 5 details the minimum income ratios that will be utilized at each 
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stage of the outreach process as well as during the full income certification.  Since waivers from 
UHAC are allowed (see below), outreach is extended to households that do not quite meet the 
minimum income requirements.  For example, UHAC stipulates that households must not pay 
more than 33 percent of their monthly income for housing expenses if they are purchasing a 
home unless they meet a waiver requirement.  When a specific home is for sale, outreach is 
expanded to all households whose housing expenses are under 35 percent instead of 33 
percent.  At the time of income certification, the exact percentage and whether they meet a 
waiver requirement is confirmed. 

Precise waiver requirement standards are not stipulated in UHAC, and Figure 5 provides 
guidance when evaluating waiver requests.  The State permits the Administrative Agent to give 
waivers to households to purchase a unit when their existing monthly housing expenses exceed 
33 percent of their monthly income under the following conditions: 

The household can provide evidence that they have completed a HUD-certified home 
budgeting course; and 
The household obtains a firm mortgage loan commitment at the higher housing expense 
percentage of income level from a licensed financial institution.   

Likewise, rental waivers may be given under the circumstances described below, and the 
household must receive a budgeting counseling class.   

The household can document that the housing expense of the Affordable Unit is less than 
the housing expenses of their current housing; or 
The household currently pays more in rent and the proposed rent will reduce the 
household’s housing costs; or 
The household has consistently paid more than 35 percent (40 percent for households 
eligible for Age-Restricted Units) of eligible monthly income for rent in the past and has 
proven its ability to pay; or 
The household is currently in substandard or overcrowded living conditions;  
The household documents the existence of assets, with which the household proposes to 
supplement the rent payments; or  
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.  (This includes applicants with a Section 8 Voucher.) 

When reviewing a waiver request, the Administrative Agent may take into consideration 
whether the applicant is receiving other assistance such as SNAP Benefits (Food Stamps).   

5. Minimum Down Payment (Ownership Only) 
For all purchase units, the Administrative Agent will review how much the applicant self-reports 
as having available for a down payment.  If the down payment is less than 5% of the purchase 
price, the applicant will be advised that they may not be able to obtain a mortgage to purchase 
the home because most banks require at least a 5% down payment.     
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6. Regional Asset Limit 
If an applicant owns a home without a mortgage, the value of the home must be less than the 
Regional Asset Limit set by the State annually.  See Appendix A for updated regional asset limit. 
An appraisal or listing with real estate agent is required to verify value.   

This Regional Asset Limit test does not apply to: 
Properties with a mortgage even if the applicant’s equity exceeds the asset limit;   
Cash or other assets; and  
Applicants whose property taxes and fees on the property are more than 38 percent of 
the household’s income.   
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Figure 5: Minimum Income Calculations 1

RENTALS  
Monthly Housing Expense Calculation is rent + utilities not included in rent – monthly rental Assistance 
(if accepted by landlord) 

Family Units Age-Restricted Units 
To Submit Preliminary 
Application 

Any household with income over 
$8,000/year 

Any household with income over 
$8,000/year 

To Be Invited To Submit 
Property Questionnaire 

37% of income toward housing 
expenses 

45% of income toward housing 
expenses with rental waiver2 

42% of income toward housing 
expenses 

45% of income toward housing 
expenses with rental waiver2 

To Be Invited To Submit 
Full Application 

37% of income toward housing 
expenses 

45% of income toward housing 
expenses with rental waiver2 

42% of income toward housing 
expenses 

45% of income toward housing 
expenses with rental waiver2 

To Be Income Certified 
To Rent Unit 

35% of income toward housing 
expenses  

45% of income toward housing 
expenses with rental waiver2 

If applicant meets minimum 
income requirement with rent only, 
case manager will review utility 
allowance 3 

40% of income toward housing 
expenses  

45% of income toward housing 
expenses with rental waiver2 

If applicant meets minimum 
income requirement with rent 
only, case manager will review 
utility allowance3 

UHAC Requirement 
(Without Waiver) 

35% of income toward Housing 
Expenses 

40% of income toward housing 
expenses 

OWNERSHIP 
Monthly Housing Expense Calculation is monthly mortgage cost +HOA fee + property tax + insurance 
 Family and Age-Restricted Units 
To Submit Preliminary 
Application 

Any household with income over $8,000/year.   

No minimum down payment required. 

To Be Invited To Submit 
Property Questionnaire 

35% of income toward housing expenses 

No minimum down payment required 

To Be Invited To Submit 
Full Application 

35% of income toward housing expenses 

5% minimum down payment required (no loans or grants) 

To Be Income Certified 
To Purchase Unit 

33% of income toward housing expenses   

35% of income toward housing expenses with ownership waiver2 

UHAC Requirement 
(Without Waiver) 

33% of income toward housing expenses 

1 Minimum income and percentages may be adjusted as needed to administer the program.  Minimum income should not restrict 
eligible applicants and is designed to prevent applicants who do not have enough income from being added to the waiting list.    All 
minimum income requirements will be clearly posted on the Administrative Agent’s website.   
2Rental and Purchase waiver requirements are explained in the Minimum Income Section of this Chapter (see Section 4).   
3The utility allowance review will determine whether the applicant will be able to afford the monthly expenses.  This is sometimes 
required because the new utility allowance greatly exceeds the original utility pricing or their household’s actual utility costs may be 
less because of energy improvements.   
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7. Minimum Credit Score 
For all purchase units, the Administrative Agent will review the self-reported credit score of the 
applicants when determining preliminary eligibility.  The Administrative Agent will determine 
the minimum determined credit score (such as 600) based on the current credit requirements of 
banks, and the same standard will be applied to all applicants.   

There will be no minimum credit score for applicants paying cash for their homes since they do 
not need to qualify for a mortgage.   

Applicants for rental units will be advised of the minimum credit score required by the landlord. 
As stated above, Affordable Units are “private” market units where rents are set, and while deed 
restricted as to time, they are still under the “control” of the private owner/landlord, with 
oversight by the Administrative Agent.  Accordingly, other than the set rent and deed restriction 
requirement, the landlord may establish its own non-discriminatory legal criteria for tenant 
selection. Such tenant selection criteria must be the same as (and not more stringent than) the 
selection criteria for leasing market rate units.  

8. Separated Applicants 
Separated applicants who have not finalized their divorce settlement agreement cannot 
purchase an affordable home until the spouse signs a form stating that they are releasing any 
claim right or interest in the affordable home being purchased.  If the spouse refuses to sign the 
release, the applicant can request a judge to require the spouse to sign the form.   

In order to calculate the household income of separated applicants at the time of the full income 
certification for both rental and sale properties, the applicant will need to provide a settlement 
agreement, divorce decree, or a division of assets signed by both parties.  

E. Annual Updates 
In order to keep the waiting list current, households will be asked to update their contact and 
other qualifying information on the waiting list annually.  Households that do not update their 
information will be removed from the waiting list.   

F. Full Application 
Households will be invited to submit a full application to purchase or rent an affordable unit in 
order for the Administrative Agent to determine the income eligibility of the household.  
Applicants will have seven (7) days to submit the income application and seven (7) day 
extensions are permitted for a total of two weeks (14 days).  Once the full application is received, 
the Administrative Agent will complete a determination of the household’s eligibility within 
seven days. 
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G. Removal from the Waiting List 
Applicants on the waiting list for Affordable Housing can be removed from the list for any of the 
following reasons: 

1. The applicant’s income exceeds the income guidelines; 
2. The applicant does not have the minimum income to purchase or rent any units in the 

portfolio; 
3. The applicant owns an asset that exceeds the Regional Asset limit;   
4. The applicant requests to be removed; 
5. The applicant submits fraudulent information during the income certification process; 
6. The applicant fails to submit the complete application on time (this includes failure to 

provide documentation needed to verify income and other required documents); 
7. The applicant fails to respond to an inquiry in a timely manner; 
8. The applicant does not cooperate or is abusive with staff, property managers, or the 

sellers of Affordable Units; 
9. The applicant does not meet the credit requirements or other tenant selection criteria 

required by the landlord; 
10. The applicant is unable to secure a mortgage; 
11. The applicant does not attend a budgeting/home buyer counseling class if such is 

required (e.g., for a waiver); 
12. The applicant does not respond to requests to purchase or rent a unit; 
13. The applicant does not submit an annual update; or 
14. The applicant has been approved to rent or purchase a unit in the Municipality.   

Applicants who are removed from the waiting list may reapply. If approved to rent or purchase a 
unit in the Municipality, they may reapply for other opportunities in the Municipality.     

H. Income Certified Applicants on the Waiting List 
Under certain circumstances, an applicant may be fully income certified but they do not proceed 
with the purchase or renting of the unit.   In this case, the applicant will resume their original 
position on the waiting list.  They will be contacted in the same priority outlined in this Chapter.  
In other words, being fully income certified will not result in any priority on the waiting list over 
other applicants.   If the applicant does not sign a contract or lease within six months of the 
income certifications, the certification will expire. 
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IV. Determining Income Eligibility 
To be eligible for consideration for an Affordable Unit, a household must be determined to be 
income eligible.  This income eligibility is modeled after the US Department of Housing and 
Urban Development’s process known as Part 5.  This system for determining eligibility is to sum 
the gross amount of income of all adult household members that is anticipated to be received 
during the coming 12-month period.  

A. What is Considered Income 
Figures 6 and 7 detail what sources of income are included in the income calculation and what 
sources of income are excluded as a source of income.  

Figure 6: Income Sources Counted in Income Eligibility 

Sources 
Considered Income Description of Income Source 

1. Income from wages, 
salaries, tips, etc.  

The full amount, before any payroll deductions, of wages and salaries, overtime pay, 
commissions, fees, tips, and bonuses and other compensation for personal services.  

2. Business Income  The net income from the operation of a business or profession.  

3. Interest & Dividend 
Income  

Interest, dividends, and other net income of any kind from real or personal property. Assets 
not earning a verifiable income shall have an annual imputed interest income using a 
current, average annual savings interest rate.  (Use average daily balance of bank accounts 
for the calculations).  

4. Retirement & Insurance 
Income  

The full amount of periodic amounts received from Social Security, annuities, insurance 
policies, retirement funds, pensions, disability or death benefits, and other similar types of 
periodic receipts, including a lump-sum amount or prospective monthly amounts for the 
delayed start of a periodic amount (except as provided in #14 of Income Exclusions).  

5. Unemployment & 
Disability Income  

Payments in lieu of earnings, such as unemployment and disability compensation, worker's 
compensation, and severance pay (except as provided in #3 of Income Exclusions).  

6. Welfare Assistance  Welfare assistance payments made under the Temporary Assistance for Needy Families 
(TANF) program. 

7. Alimony, Child Support, 
& Gift Income  

Periodic and determinable allowances, such as alimony and child support payments, and 
regular contributions or gifts received from organizations or from persons not residing in 
the dwelling.  (Child support is not counted as income if it is not being paid even though 
there is a court order.) 

8. Armed Forces Income  All regular pay, special day and allowances of a member of the Armed Forces (except Armed 
Forces Hostile Fire Pay as stipulated in the Sources Not Considered Income Exclusions).  

9. Rental Income From 
Real Estate 

Rental income from real estate.  Only the mortgage interest payment, insurance, taxes, and 
management expenses can be a deductible expense.   (Mortgage principal payments cannot 
be deducted.)  If the applicant owns real estate and does not receive rental income, the 
Administrative Agent may determine the fair market rent of the property to determine the 
potential rental income for the purposes of the application.  If actual rent is less than fair 
market rent, the Administrative Agent shall impute a fair market rent unless rent control 
applies. 

10.  Imputed Interest from 
non-income producing 
assets such as real estate 

Imputed interest is calculated on the equity of the asset. This applies to the equity of all non-
income producing assets.  

11.  Property or Money 
Given Away in last 2 yrs 

A percentage of the value of such assets based on the current passbook savings rate, as 
determined by HUD.  Value of property will be based on tax assessment records using the 
following ratio: (land + improvements )/ equalization ratio.   
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Only child support and alimony paid to another household by the applicant can be deducted 
from a household’s income.  Court ordered payments which are paid for alimony or child 
support to another household, whether or not it is being paid regularly, shall be excluded from 
income for purposes of determining income eligibility. 

Figure 7: Income Sources NOT Counted in Income Eligibility (Per HUD Regulations)  

Sources Not 
Considered Income Description of Income Exclusions 

1. Income of Children  Income from employment of children (including foster children) under 18 years.  

2. Foster Care Payments  Payments received for the care of foster children or foster adults (usually persons with 
disabilities, unrelated to the tenant family, who are unable to live alone).  

3. Inheritance and 
Insurance Income  

Lump-sum additions to family assets, such as inheritances, insurance payments (including 
payments under health and accident insurance and worker's compensation), capital gains, 
and settlement for personal or property.  

4. Medical Expense 
Reimbursements  

Amounts received by the family that are specifically for, or in reimbursement of, the cost of 
medical expenses for any family member.  

5. Income of Live-in 
Aides  Income of a live-in aide (as defined in 24 CFR 5.403).  

6. Disabled Persons  
Certain increases in income of a disabled member of qualified families residing in HUD 
funded HOME-assisted housing or receiving HOME tenant-based rental assistance (24 CFR 
5.671(a)). 4 

7. Student Financial Aid  The full amount of student financial assistance paid directly to the student or to the 
educational institution.  

8. Armed Forces Hostile 
Fire Pay  

The special pay to a family member serving in the Armed Forces who is exposed to hostile 
fire.  

9. Self-Sufficiency 
Program Income  

Amounts received under training programs funded by HUD. 
Amounts received by a person with a disability that are disregarded for a limited time for 
purposes of Supplemental Security Income eligibility and benefits because they are set 
aside for use under a Plan to Attain Self-Sufficiency (PASS). 
Amounts received by a participant in other publicly assisted programs that are specifically 
for, or in reimbursement of, out-of-pocket expenses incurred (special equipment, clothing, 
transportation, childcare, etc.) and which are made solely to allow participation in a 
specific program. 
Amounts received under a resident service stipend. A resident service stipend is a modest 
amount (not to exceed $200 per month) received by a resident for performing a service for 
a public housing authority (“PHA”) or owner, on a part-time basis, that enhances the 
quality of life in the development. Such services may include, but are not limited to, fire 
patrol, hall monitoring, lawn maintenance, resident initiatives coordination, and serving 

 

 

4 The HUD funded HOME Investment Partnerships Program (“HOME”) provides formula 
grants to States and localities that communities use - often in partnership with local nonprofit 
groups - to fund a wide range of activities including building, buying, and/or rehabilitating 
Affordable Housing for rent or homeownership or providing direct rental assistance to low-
income people. HOME is the largest Federal block grant to state and local governments 
designed exclusively to create Affordable Housing for Low-Income Households. 
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Sources Not 
Considered Income Description of Income Exclusions 

as a member of the PHA's governing board. No resident may receive more than one such 
stipend during the same period of time. 
Incremental earnings and benefits inuring to any family member from participation in 
qualifying state or local employment training programs (including training not affiliated 
with a local government) and training of a family member as resident management staff. 
Amounts excluded by this provision must be received under employment training 
programs with clearly defined goals and objectives, and any such amounts are excluded 
only for the period during which the family member participates in the employment 
training program. 

10. Gifts Temporary, nonrecurring, or sporadic income (including gifts). 

11. Reparations Reparation payments paid by a foreign government pursuant to claims filed under the laws 
of that government by persons who were persecuted during the Nazi era. 

12. Income from Full-
time Students 

Part time income of non-head of household persons enrolled as full time student.  
HOWEVER, all income from the head of household will be included even if he/she is a full 
time student.

13. Adoption Assistance 
Payments Adoption assistance payments in excess of $480 per adopted child. 

14. Social Security & SSI 
Income 

Deferred periodic amounts from SSI and Social Security benefits that are received in a lump 
sum amount or in prospective monthly amounts. 

15. Property Tax Refunds Amounts received by the family in the form of refunds or rebates under state or local law for 
property taxes paid on the dwelling unit. 

16. Home Care 
Assistance 

Amounts paid by a state agency to a family with a member who has a developmental 
disability and is living at home to offset the cost of services and equipment needed to keep 
this developmentally disabled family member at home. 

17. Other Federal 
Exclusions  

Amounts specifically excluded by any other federal statute from consideration as income for 
purposes of determining eligibility or benefits under a category of assistance programs that 
includes assistance under any program to which the exclusions of 24 CFR 5.609(c) apply, 
including:  

The value of the allotment made under the Food Stamp Act of 1977; 
Payments received under the Domestic Volunteer Service Act of 1973 (employment 
through VISTA, Retired Senior Volunteer Program, Foster Grandparents Program, 
youthful offender incarceration alternatives, senior companions);  
Payments or allowances made under the Department of Health and Human Services' Low-
Income Home Energy Assistance Program; 
Amounts of scholarships funded under Title IV of the Higher Education Act of 1965, 
including awards under the Federal work study program or under the Bureau of Indian 
Affairs student assistance programs; 
Payments received from programs funded under Title V of the Older Americans Act of 
1985 (Green Thumb, Senior Aides, Older American Community Service Employment 
Program); 
Earned income tax credit refund payments received, including advanced earned income 
credit payments; 
The value of any child care provided or arranged (or any amount received as payment for 
such care or reimbursement for costs incurred for such care) under the Child Care and 
Development Block Grant Act of 1990; 
Payments received under programs funded in whole or in part under the Job Training 
Partnership Act (employment and training programs for Native Americans and migrant 
and seasonal farm workers, Job Corps, veterans employment programs, state job training 
programs and career intern programs, AmeriCorps); 
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Sources Not 
Considered Income Description of Income Exclusions 

Allowances, earnings, and payments to AmeriCorps participants under the National and 
Community Service Act of 1990; 
Any amount of crime victim compensation (under the Victims of Crime Act) received 
through crime victim assistance (or payment or reimbursement of the cost of such 
assistance) as determined under the Victims of Crime Act because of the commission of a 
crime against the applicant under the Victims of Crime Act; and 
Allowances, earnings, and payments to individuals participating in programs under the 
Workforce Investment Act of 1998. 

18. Rental Assistance / 
Gifts For Housing 
Expenses 

Sporadic or reoccurring gifts for housing expenses from family, friends, or community 
groups.  

19.  Repayment of Loan Sporadic or reoccurring payments that are repayment of a loan from to the household.   

B. Proof of Income and Other Supporting Documents 
Extensive supporting documents are required to document the household’s income and other 
qualifying criteria.  The full list of required supporting documentation is provided in Figure 8.  

During the course of the income certification, applicants may be required to submit additional 
documentation to establish the household composition and income.  While it is impossible to 
list all examples of additional documentation, some examples of additional documentation are 
described below.  The Administrative Agent may require that documentation is notarized.   

Private mortgage documentation (bank statement of party lending the money, letter with 
terms of private mortgage); 
Proof of gift for down payment (bank statement of party gifting the money, letter with 
terms of private mortgage); 
Proof of rental assistance from family, friend, or community group; 
Death Certificate of spouse when applicant is a recent widow or widower; 
Notarized letter from employer explaining overtime that will be offered to employee;  
Itemized explanation of deposits in bank accounts; 
If there are other household members that appear to be living in the household now but 
are not part of the household as it was when applying for housing, the applicant will have 
to provide a notarized letter explaining the current and existing household composition; 
If there is someone listed on the applicant’s bank statement that is not included in their 
household applying for Affordable Housing, the applicant will be required to show proof 
that the person does not reside with the applicant; and 

Notarized letter regarding withdrawal from 401K accounts or pensions (For example, if funds 
were withdrawn last year, will the applicant be making a withdrawal this year?) 
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Figure 8: Required Supporting Documents 

Identification 
 Personal photo identification: Driver’s License, passport, or State ID 

Income Related Documents – Provide All That Apply 
 Employment Income: 4 most recent consecutive pay stubs for all employed household members 
 Social Security: Most recent award letter 
 Temporary Assistance for Needy Families (TANF): Voucher or other verification 
 Pension: Letter from pension fund setting forth outlays and benefits received 
 Child Support: Current statement from NJ child support website, court order or notarized letter re: 

child support status 
 Alimony:  Current statement from NJ website or notarized letter regarding alimony support status 
 Military Pay: Verification of military pay 
 Workers' Compensation: Statement showing benefits 
 Unemployment Benefits: Statement showing benefits 
 Self Employed or Own Business: Year to date profit & loss statement (not required if submitting K-1 

with taxes) 
 1099 for Independent Contractors (Profit and loss statements are not permitted) 

Bank Statements & Other Accounts (Including JOINT ACCOUNTS) 
 Checking Account:  All pages of statements for the last 6 consecutive months 
 Savings Account Statements Including CD's:  All pages of statements for the last 6 consecutive 

months 
 Other Account Statements: Most recent statement for other assets such as retirement accounts, 

401k’s, stocks, bonds, & trusts 
Tax Returns 

 Federal Tax Return: All pages of 1040 Federal Tax Return for the past 3 consecutive years (copies of 
signed returns to validate the copy) 

 State Tax Return: All pages for the past 3 consecutive years 
 Notarized tax waiver letter if unable to provide taxes 

If Applicant Owns A Home, Condo, And/ Or Rental Property, The Following Is Required 
 Current mortgage statement 
 Investment property lease agreement (if applicable) 
 Current year tax assessment record 
 Real estate listing if this property is for sale 
 Contract with the realtor listing property if property is for sale 
 Foreclosure notice (LIS PENDENS, etc.) if the property is in foreclosure 

Other 
 Divorce Decree: All pages of divorce decree & settlement agreement 
 Full Time Student Over 18: School schedule to document full time status 
 Section 8: Voucher (RENTAL ONLY) 
 Mortgage Preapproval (OWNERSHIP ONLY)  

C. Final Eligibility Determinations 
After the household’s annual income and composition is determined and verified, the 
Administrative Agent will make the final eligibility determination.  Requirements related to 
household composition, Regional Asset Limit, down payments, etc. outlined in Chapter III will 
also be verified. 

Households determined to be eligible will receive an eligibility letter notifying them of their 
eligibility determination, in writing.  When a household is determined ineligible, an internal 
peer review of the income certification will be completed by the Administrative Agent.  If the 
peer review confirms the ineligibility determination, the household will be notified in writing 
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and advised that it may submit additional proof and request that the decision be reconsidered by 
the Administrative Agent.  Such request for reconsideration shall be made by the applicant 
within five (5) business days of receipt of notice of denial of ineligibility.  If an applicant for 
affordable housing is again determined to be ineligible by the Administrative Agent, then the 
Municipal Housing Liaison (see Chapter 7) will attempt to mediate the decision or policy to the 
satisfaction of all parties.  Any situation that the Municipal Housing Liaison is unable to resolve 
will be forwarded to the New Jersey Mortgage and Finance Agency (“Agency”) (or its successor) 
for further appeal and review.   The determination of the Agency (or its successor) shall be a 
final administrative action (i.e., decision) subject to review of the courts. 

D. Misrepresentation of Information in Application 
When the applicant submits their full application, the applicant certifies that all information 
provided in the application is complete and true as to the entire household.   If the applicant 
makes false statements or provides fraudulent documentation, the applicant will be determined 
ineligible immediately.  They may reapply for Affordable Housing but they will lose their 
position on the waiting list.  

E.  Changes to Income and/or Household Composition after Submittal 
Prior to the certification process and a determination of eligibility, a household may supplement 
its application. Once the full application has been submitted with the applicant certifying that all 
information is complete and true, the applicant enters the Eligibility Period. During this one to 
two-week timeframe during which the household’s eligibility is being reviewed, the applicant is 
not permitted to change the employment status of any household member in order to become 
eligible for Affordable Housing nor change the household composition from what is listed on the 
application.  For example, the applicant cannot add a member to their household, subtract a 
member, quit a job, or get a new job, or a raise during the Eligibility Period.  See Glossary for 
definition of “Eligibility Period”. If the applicant does make changes during this Eligibility 
Period, the household will be determined ineligible and lose their position on the waiting list.  
However, the applicant may reapply with their new income and/or household composition and 
will be assigned a new position on the waiting list.   
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V. Ownership Program 
At each purchase, Affordable Housing documents are executed that restrict units as Affordable 
Units.  The process of finding a buyer is explained in depth in Chapter III.  In addition, the 
buyer must be income certified as outlined in Chapter IV and information about establishing 
new ownership projects is also included in Chapter II. 

The following outlines the process of selling and purchasing an affordable home.  

A. Selling an Affordable Home  

1. Request an Intent to Sell Package 
When an owner wants to sell its affordable home, the first step is to request an Intent-To-Sell 
package.  The owner, as “Seller”, cannot start the process of selling its home until it makes this 
request and receives the package from the Administrative Agent. 

2. Calculate the MRSP (Maximum Restricted Sales Price) 
The Administrative Agent will calculate the MRSP of the affordable home based on the last sale 
price and the last sale date.  The annual increase issued is applied for each year the owner has 
owned the home.   See Appendix A for updated maximum restricted sales price annual increase.  
However, there is no increase if the owner has owned the home for less than a year.  For 
example, if an owner purchased an affordable home in March 2015 and requested to sell the 
home in January 2016, the MRSP is the price the owner paid for the home.  

In addition, if the owner requests to sell their home and the state has not released the annual 
increase for that year yet, no annual increase for the current year will be applied.  For example, 
if an owner requests to sell their home in February 2015, and the 2015 increase has not been 
released, the MRSP will not include an increase for 2015.    

The Administrative Agent will prepare the Intent to Sell Package and send it to the Seller. This 
package will include: 

Form for the owner to sign and return, formally requesting to sell home; 
The MRSP of the unit; 
An overview of the process of selling an affordable home in this program; 
Blank Purchase Agreement;  
Summary of fees charged by the Administrative Agent/Municipality related to selling of 
the affordable home; 
Request for digital photographs to be utilized in the marketing of the home; and 
Request for additional information about the home to be utilized in marketing the home 
such as recent renovations and unit amenities. 

3. Start Affirmative Marketing Process 
When the Administrative Agent receives the signed Intent to Sell Form back, it will begin the 
process of looking for a buyer for the unit.  This process is outlined in Chapter III of this 
manual.  The Administrative Agent will refer interested buyers directly to the Seller.  The Seller 
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will be responsible for showing the home to interested buyers.  These buyers will be pre-
screened by the Administrative Agent.  However, since they will not be income certified, the 
Seller CANNOT enter into a contract with the buyer until the buyer is income certified by the 
Administrative Agent.  When a household decides to purchase the affordable home, the buyer 
will be sent a full income certification application.   (See the Purchase Agreements and 
Contracts later in this Chapter.) 

B. Buying an Affordable Home 

Preliminary Application and Prescreen
In order to be considered to purchase an affordable home, interested buyers must submit a 
preliminary application.  The process outlined in Chapter III will be followed even if the Seller 
has found a buyer interested in purchasing the property.  The unit must be affirmatively 
marketed to other eligible households on the waiting list first.  

2. Income Certification 
When a household would like to purchase the home, it will notify the Administrative Agent, and 
if it is next on the waiting list, it will be invited to submit a full application.  The income 
certification process is described in detail in Chapter IV.  A mortgage pre-approval must be 
submitted with the application as well as proof that the buyer has the recommended minimum 
down payment if required by the bank or provided at buyer’s option.  Buyers will be advised that 
they will also be responsible for closing costs, but they will not be required to show proof of 
funds at the time of the income certification.   Closing costs cannot be added to their mortgage 
principal because the buyer can only finance 95 percent of the MRSP of the home.   

3. Mortgage Provider  
The Administrative Agent will provide prospective buyers with a list of mortgage companies that 
have financed deed restricted Affordable Units recently.  If the prospective buyer chooses to 
utilize a different lender, the Administrative Agent will provide the lender copies of the 
Affordable Housing documents for their review after the buyer is income certified. 

A buyer may borrow money to purchase the home from a friend or family member (sometimes 
referred to as a “Private Mortgage”.)  To proceed with the application, the Administrative Agent 
will require proof that the lending party has the funds (bank statement of the party who is 
lending the money, for example) and a notarized letter signed by both parties with the terms of 
the loan (monthly payment, interest, etc.).  If the money is a gift, this should be noted in the 
letter.  The lending party in a Private Mortgage situation MAY NOT be on the deed to the 
Affordable Unit.   

4. Down Payment 
In order to encourage homeowner investment and a sense of direct involvement in the 
homeownership process, it is strongly recommended that the buyer provide 5 percent of the 
purchase price as down payment. In addition, as a practical matter, applicants are highly 
unlikely to receive a mortgage without at least a 5% down payment. The funds may be provided 
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as a gift (e.g., from a family member or friend) if the funds do not have to be repaid, and proof of 
the gift must be provided at the time of income certification (see above).  

Some municipalities offer a down payment assistance grant program. In such cases, the 
minimum down payment requirement is governed by specific program requirements. The 
Administrative Agent will maintain a list of down payment assistance programs that may 
become available and provide program information to buyers. 

5. Separated Spouses 
Separated applicants who have not finalized their divorce settlement agreement cannot 
purchase an affordable home until the spouse signs a form stating that they are releasing any 
claim right or interest in the affordable home being purchased.  If the spouse refuses to sign the 
release, the applicant can request a judge to require the spouse to sign the from.   

6. Cosigners on Deeds and/or Mortgages Are Not Permitted 
If a buyer for Affordable Housing cannot obtain a mortgage, a family member or friend 
CANNOT obtain a mortgage and allow the affordable buyer to reside in the home.  Anyone on 
the deed and/or mortgage is considered part of the buyer’s household and must be included in 
the income certification and must reside in the home as its primary residence.   

However, not all household members are required to be on the mortgage and/or deed.  For 
example, if a household is composed of the buyer and its roommate, both the buyer and the 
roommate will be included in the income certification. The roommate is not required to be on 
the deed or the mortgage.  

C. Purchase Agreement and Contracts For Sale 
As the buyer and seller enter into negotiations, the purchase agreement is an “internal”, not 
legally binding, COAH generated document between them to establish and ensure that the unit 
will be affordable to the buyer.  It stipulates such terms as the MRSP of the unit, the agreed 
upon purchase price, the amount of good faith deposit, and the items to be included in the sale 
price of the unit (“Purchase Agreement”).  All these terms are then set out in the contract for 
sale. Typically, the Purchase Agreement is signed after the buyer has been income certified, 
however under certain circumstances the Purchase Agreement may be amended and signed 
after the income certification process (see Section 4 below).  

The contract for sale is a legal contract between the buyer and seller, finalizing the negotiations 
between buyer and seller and setting out all material terms of the transaction (“Contract for 
Sale”). The Contract for Sale can only be executed after the household is income certified. 

Copies of both the Purchase Agreement and Contract for Sale should be sent to the 
Administrative Agent immediately upon execution. 

1. MRSP and “Extras” 
The Purchase Agreement includes a section for the Seller to list items that may be sold 
separately at a price agreed upon by the buyer and seller.  The price to be paid for items of 
personal property shall not be used as a mechanism to avoid or circumvent the limitations on 
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the resale price of the unit itself.  The personal property for sale cannot become a contingency of 
the house sale.  If this separate transaction occurs, it cannot be incorporated into the Mortgage 
or Contract of Sale.  

These “extras” do not include items of property that are permanently affixed to the unit such as 
countertops and flooring or were part of the original sale.  These permanently affixed items are 
to be included in the MRSP and no additional compensation is permitted to the owner.   As 
stated in UHAC, N.J.A.C. 5:80-26.9: “Upon the resale of a restricted unit, all items of property 
that are permanently affixed to the unit or were included when the unit was initially restricted 
(for example, refrigerator, range, washer, dryer, dishwasher, wall-to-wall carpeting) shall be 
included in the maximum allowable resale price.”  

2. Accepting and Rejecting Offers 
The Seller of the home must accept offers from the next buyer on the waiting list whose income 
is certified and who offers to purchase the home for the MRSP.  The Seller cannot reject an offer 
at the MRSP from the first eligible person on the waiting list for any reason such as the buyer 
not making a cash purchase. In the contract, the Seller can include a requirement that the buyer 
be able to close in a reasonable amount of time, such as two months.   

Buyers may make offers at less than the MRSP.  The seller may choose to accept such an offer 
but is not required to accept such lower offers.   

3. Good Faith Deposit/Earnest Money 
It is not required, but the seller may choose to collect a good faith deposit or earnest money at 
the time the Purchase Agreement is signed.   

4. Purchase Agreement and Income Certification 
The Purchase Agreement is typically signed only after the household is income certified. (See
Figure 9 below.)  Under this process, the Purchase Agreement clearly states that only an income 
certified household may sign a purchase agreement.  See Glossary for definition of “Certified 
Household”. This process will be utilized for most resales, and it is the most effective process 
for selling homes if there is not a high demand for the home.   
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Figure 9: Purchase Agreement Signed After Income Certification 

 

However, under certain circumstances, the Administrative Agent may amend the Purchase 
Agreement to permit a buyer who is not yet income certified to sign the Purchase Agreement. 
These circumstances include new developments where demand is very high for the units.  Under 
this approach, as shown Figure 10, the Purchase Agreement will clearly state that the Purchase 
Agreement is contingent on the income certification by the Administrative Agent of the buyer as 
a Low or Moderate-Income household and, in the event that the household is determined not to 
be income eligible or does not submit a complete application, then the Purchase Agreement is 
invalid.   

Figure 10: Purchase Agreement with Non-Income Certified Buyer 

 

D. Attorneys 
New Jersey does not require that attorneys participate in real estate transactions.  However, 
while not a requirement, it is recommended that both the buyer and seller hire an attorney to 
draft the contract and represent them during the transaction.   
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E. Realtors 
A realtor is not required for the sale of the affordable home because the Administrative Agent 
will refer interested buyers from the waiting list.  However, some Sellers may choose to hire a 
realtor to conduct additional marketing and show the home.  This is permitted under the 
following circumstances: 

The Seller provides the realtor’s contact information to the Administrative Agent so that 
the Administrative Agent can inform the realtor of the MRSP, preliminary application, 
income certification process, and other Affordable Housing requirements;  
All interested buyers referred by the realtor, must submit a preliminary application and 
will be contacted following the process outlined in Chapter III; and 
Any realtor fee is subtracted from the MRSP. In no circumstances will the price of the 
home exceed the MRSP. 

F. Coordination of Closing 
After the home goes under contract, the Administrative Agent will maintain regular contact with 
the buyer, seller, and/or their attorneys as well as the mortgage provider.  The Administrative 
Agent will answer questions about the Affordable Housing documents and assist to resolve any 
issues that arise before closing.  

1. Required Legal Documents 
The Administrative Agent will prepare the Affordable Housing documents summarized in 
Figure 11.  If 95/5 is currently being used, we will continue to use 95/5 for resales. However, in 
all other cases, we will use Round III deed restrictions. 

2. Resale of Affordable Units: Requirement for a Market Rate Appraisal  
A market rate appraisal will be required to calculate the repayment amount on the affordable 
Recapture Mortgage Note.  (This amount is the difference between the market appraisal and the 
affordable sale price and is due at the first non-exempt sale at the end of the control period.  The 
repayment amount is paid to the Municipality.)    

For new units, the developer is responsible for providing the market rate appraisal.   If the 
buyer’s mortgage company completes a market-rate appraisal, that appraisal can be used 
instead.   

For resales, the buyer must provide the market rate appraisal.  If the buyer’s mortgage company 
will not be completing a market rate appraisal or it is a cash deal, the buyer must pay for a 
market rate appraisal.  This buyer will be notified of this requirement as soon as the Purchase 
Agreement is signed because the unit cannot close without the market appraisal. 
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Figure 11: Legal Documents for Ownership Units 

 No Master Deed Master Deed 

Not a 
95/5 Unit

Deed “A” 
Certification “J” 
Recapture Note “L” (DCA), “N” 
(Municipality), or “P” (Agency)  
Recapture Mortgage “M” (DCA),  
“O” (Municipality), or “Q” (Agency) 

Deed “D” 
Restrictive Covenant “C-1” 
Certification “J” 
Recapture Note “L” (DCA), “N” 
(Municipality), “P” (Agency)  
Recapture Mortgage “M” (DCA), 
“O” (Municipality), or “Q” (Agency) 

95/5 Unit

Deed “B” 
Certification “J” 
Recapture Note “G” 
Recapture Mortgage “H” 

Deed “D” 
Restrictive Covenant “C-2” 
Certification “J” 
Recapture Note “G” 
Recapture Mortgage “H” 

Must be filed with Administrative Agent / Municipality 
Must be recorded with County 

95/5 Unit: Existing projects (generally completed before 2004) are considered 95/5 units and the 
Legal Instruments for 95/5 units will be utilized.    

3. Closing Fees 
If applicable, required closing fees paid by the Seller are due at the time of closing and must be 
included on the Settlement Statement.  The fee cannot be waived.    

The only exception is if the unit is bank owned as the result of a foreclosure action and the 
lenders (such as FHA, Fannie Mae, or Freddie Mac) are statutorily prevented from paying 
closing fees.  

4. Closing Checklist 
At the closing, the Administrative Agent will review the Affordable Housing rules with buyer 
including the following:  

When the unit is sold in the future, the owner must contact the Administrative Agent.  
The unit cannot be sold for more than the MRSP, and it must be sold to an income 
Certified Household;   
All refinancing, including lines of credits, secured by the Affordable Unit, must be 
approved in advance and in writing by the Administrative Agent.  The total amount of all 
debt may not exceed 95 percent of the MRSP of the home;  
The Affordable Unit must be the owner’s primary residence; 
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No renting of this unit is permitted except on a short-term hardship basis as approved in 
advance and in writing by the Administrative Agent (see Waiver section for more 
information); and 

Improvements made to the unit will not increase the MRSP. However, as permitted under 
UHAC (N.J.A.C. 5:80-26.9), an owner “may apply to the Administrative Agent to increase MRSP 
for the unit on the basis of capital improvements made since the purchase of the unit. Eligible 
capital improvements shall be those that render the unit suitable for a larger household or that 
add an additional bathroom [additional bedroom, cost of central air conditioning … see N.J.S.A. 
5:80-26.9]. In no event shall the MRSP for an improved housing unit exceed the limits of 
affordability for the larger household.”  

Prior to closing, the Administrative Agent will obtain a copy of the Closing Disclosure for the 
Affordable Housing file that is executed at closing between the buyer and seller to confirm that: 

The sale price listed on the Closing Disclosure does not exceed the MRSP; and 
The buyer has not financed more than 95 percent of the sale price and that the buyer is 
not receiving cash back at closing. 

 
Following closing, the Administrative Agent will obtain one original set of documents and 
distribute the copies as follows: 

Original of Mortgage, deed, discharges and Restrictive Covenant (if applicable) to the 
attorney or title company that handled the closing for recording.   
Copy of all documents is provided to the buyer. 
Original of Mortgage Note and copies of all other documents are kept by the 
Administrative Agent for the Affordable Housing file. 

G. Refinance Requests 
Affordable home owners are permitted to refinance their mortgages or incur some form of 
additional debt on their home, such as a home equity loan.  The owner must notify the 
Administrative Agent who will review the request to confirm that the total debt is not more than 
95 percent of the current MRSP.  If the total debt exceeds 95 percent of the MRSP, the request 
will be denied.  If the request is under 95 percent, the request will be approved.     

Reverse mortgages are not prohibited by UHAC. However, lenders have historically not 
approved reverse mortgages on deed restricted affordable properties because of the refinance 
limits.  Any requests for reverse mortgages should be carefully reviewed to ensure that there is 
no way the loan amount will exceed 95 percent of the MRSP. 

If there is a fee to review the refinance request, the refinance review will not be started until the 
fee is submitted via certified check or money order.  

As clearly stated in the Restrictive Covenant, the owner is forbidden from refinancing or taking 
an equity loan, a secured letter of credit, or any other mortgage obligation or other debt without 
advanced, written approval from the Administrative Agent.  
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H. Annual Mailing 
The Administrative Agent will send a mailing to each of the affordable owners annually.  This 
newsletter will provide the owner with information about how to get in touch with the 
Administrative Agent if they want to sell their home or refinance their mortgage.  It will also 
remind them of other important Affordable Housing requirements.  

The envelope will be marked “do not forward”, and if it is returned by the post office, the 
Administrative Agent will follow-up with the owner to determine if the owner is no longer living 
in the home.   

I. Report that Owner is Not Living in the Unit and/or Renting Unit 
When the Administrative Agent obtains indications that an owner is not living in the unit, the 
Administrative Agent will investigate the allegation.  The Administrative Agent will gather as 
many details as possible such as how long the owner has not been living in the unit; if anyone 
else is living there (i.e. renters); and if there is anyone else that will corroborate the allegations. 

The Administrative Agent will also contact the Municipal Division of Tax Collection to 
determine where the tax bills are being sent.  If they are sent to a different address than the 
property address on file with the Administrative Agent, then this is an indication that the owner 
is leasing the Affordable Unit.  

The Administrative Agent will send a letter to the owner asking that it call the Administrative 
Agent within seven days.  If the letter is returned, this will also suggest that the owner is not 
living in the unit.  If the owner receives the letter and calls the Administrative Agent, the 
Administrative Agent will ask the owner about the allegations and request that they provide 
proof of residency, including copies of their driver’s license and utility bills.  The Administrative 
Agent may also determine it is necessary to do an address search on the owner.  

If it is determined that the owner is not living in the home, the enforcement provisions outlined 
in Chapter VIII will apply.   

J. Non-payment of Condominium/Homeowner Association Dues, Taxes, 
Mortgages, and Foreclosure  

When the Administrative Agent receives a report that the owner is falling behind in home owner 
association dues, taxes, and/or mortgage payments, it will immediately reach out to the owner. 
The purpose of this outreach is to:  

Educate the owner on the risks of not paying their condominium or homeowner 
association dues, taxes, and/or mortgage payments; 
Determine whether the owner has experienced a temporary or permanent loss of 
income; 
Recommend that they contact their condominium/homeowner association and/or 
mortgage company to see if they can set-up a repayment plan; 
Refer them to foreclosure prevention resources; and 
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Advise them of the MRSP of their home if they are interested in selling the home before 
they become further behind.  

The Administrative Agent will track the status of the unit and coordinate closely with the 
Municipality through its Tax Collection and/or Assessor’s Office, as well as its Corporation 
Counsel, in order to be updated as to any water and sewer fees that are in arrears and any 
foreclosures on Affordable Units. Additionally, the Administrative Agent will notify the 
Municipal Corporation Counsel if it becomes aware that the home is in foreclosure or a lien has 
been placed on the unit by the condominium/homeowner association.    

All deed restrictions must clearly specify that the affordability controls remain in effect despite 
the entry and enforcement of any judgment of foreclosure.   

K. Waivers  
The Administrative Agent has authority to grant waivers from some of the Affordable Housing 
rules.  The Administrative Agent will complete a waiver request form for each request it receives 
outlining the details of the request and its decision to approve or deny the request.  

1. Request to Rent Affordable Unit 
Requests to rent a unit will only be approved on a temporary basis if the owner will be required 
to leave the area for a temporary period of time, such as military deployment.  Each request will 
be reviewed by the Administrative Agent (as permitted by UHAC) based on the specific 
circumstances of the request.  Another example of where a request for waiver possibly would 
be approved is where the owner needs to go to another area to care for a sick relative for a 
short period (such as three months or less).  A request for a waiver in order to move to another 
city to “try out” a new job for six months most likely would not be a basis for an approval.  

The Administrative Agent will determine the maximum rent based on the initial affordability 
pricing of the unit, and will select the tenant through Affirmative Marketing and random 
selection.   

Other requests to rent units will be denied.  These include requests from owners who would like 
to rent their home because they are unable to sell the unit for the full MRSP. 

2. Request to Sell to a Higher Income Household 
After an Affordable Unit has been affirmatively marketed for over 120 days and if there is no 
interested income-eligible purchaser for the Affordable Unit after 120 days, the owner may 
request an income waiver, that is, that the Affordable Unit be affirmatively marketed and sold to 
someone in a higher income level (a very-low-income unit to be sold to a low-income household; 
a low-income unit to be sold to a moderate-income household; and a moderate-income unit to 
be sold to a non-income eligible household).  The following conditions will apply: 

If granted, this waiver will only apply to this sale, and the original income restriction will 
remain for future sales.    
Waivers may only be granted for the resale of existing deed restricted homes.  In other 
words, initial sales are not eligible for a waiver to sell the home at a higher income level. 
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At no time will the sale price of the home exceed the MRSP which is based on the income 
level that the unit is controlled for.  In other words, granting a waiver will not increase 
the MRSP and the owner will not receive a higher sale amount as a result of the waiver. 
At least 30 days before any waiver is granted to permit a moderate-income unit to be 
sold to a non-income eligible household, the Administrative Agent will notify the Fair 
Share Housing Center in writing.  The notification will include a description of the efforts 
to market and sell the unit to income-eligible households. 

The first factor the Administrative Agent will consider in reviewing these requests is how long it 
takes to sell a similar Affordable Unit in the current housing market.  It is not unusual for an 
Affordable Unit to be offered for sale for six months or more before a qualified buyer is found.  
The waiver request will not be considered until the Affordable Unit has exceeded the “typical” 
time period it takes to sell a home under current market conditions. 

Next, the Administrative Agent will review the sale price of the Affordable Unit.  The inability to 
sell a unit for the MRSP shall not, in and of itself, be considered an appropriate reason for 
granting a waiver.  The Administrative Agent will review the sale price of recent, comparable 
affordable homes and determine if the owner should consider lowering the price.  The condition 
of the unit and whether the Seller has consented to show the Affordable Unit to interested 
applicants will be factored into this analysis.   

If the Affordable Unit has been affirmatively marketed for at least 120 days, the unit has been 
for sale longer than other Affordable Units typically take to sell with the sale price comparable to 
other sales, the owner has shown the Affordable Unit to interested buyers, and there is no 
interested income-eligible buyer, the waiver may be approved subject to the conditions listed 
above.   

L. Requests for Improvements  
The Administrative Agent will review requests to increase the MRSP of the Affordable Unit on 
the basis of capital improvements.  Eligible capital improvements shall be an increase in the 
number of bedrooms only. 

Owners may make other improvements to their Affordable Units, and they are not required to 
request approval from the Administrative Agent.  This includes improvements such as new 
countertops or flooring that do not increase the MRSP.   

M. Transfer of Ownership to Non-Income Certified Owner 
Under the following circumstances, ownership of an Affordable Unit can be transferred to 
another owner without the new owner being income certified.  These circumstances include: 

Transfer of ownership between husband and wife; 
The transfer of ownership between former spouses ordered as a result of a judicial decree 
of divorce or judicial separation, but not including sales to third parties; or 
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The transfer of ownership through an executor’s deed to a Class A beneficiary (father, 
mother, grandparents, descendants, spouses, and, generally, civil union partners, or 
domestic partners).  

This waiver will only apply to this sale, and the original income restriction will remain for 
future sales. 

N. Enforcement 
The guidelines for the enforcement of the affordable rules are outlined in Chapter VIII.   
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VI. Rental Program 
The following is an overview of the process of filling a rental vacancy.  See New Rental Units in 
Chapter II for a discussion of allowable fees and landlord-tenant selection criteria and Chapter 
III for a full discussion of management of the waiting list.   

A. Filling Affordable Rental Vacancy 

1. Landlord Notifies of Vacancy 
Landlords will notify the Administrative Agent when there will be a vacancy.  Because of the 
Affirmative Marketing and income certification requirements, landlords will be advised that it 
may take up to two months to find a qualified tenant and longer if there is not high demand for a 
unit.  

2. Calculating the Maximum Rent at Vacancy 
The Administrative Agent will determine the Maximum Rent that can be charged to the new 
tenant.  This will be based on initial rent when the first tenant occupied the unit and the annual 
increases permitted by the State.  See Appendix A for updated maximum annual rent increase.  
(Annual rental increases will be calculated even if the landlord did not take all permitted annual 
increases for the previous tenant.)  At the landlord’s discretion, the landlord can choose to rent 
the unit for less than the Maximum Rent determined by the Administrative Agent.  

3. Referring Applicants to Landlord 
The Affirmative Marketing process is outlined in Chapter III of this manual.  After the next 
household on the waiting list passes the Administrative Agent’s preliminary screen, the 
applicant is referred to the landlord to see the unit. If the applicant wants to rent the unit, they 
will complete the landlord’s application and pay any required landlord fees.  (See New Rental 
Units in Chapter II for discussion of fees and landlord-tenant selection criteria.)  

If the landlord approves the applicant, the landlord will notify the Administrative Agent and the 
Administrative Agent will invite the applicant to submit a full application (Figure 12).   

Figure 12: Rental Income Certification Process 

 

Step 1

•Applicant Visits 
Rental Unit

•Landlord's 
Credit/ 
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4. Income Certification and Signing the Lease 
After the applicant is fully income certified, the landlord will be notified that they may execute a 
lease with a tenant.  Co-signers are permitted if allowed by landlord.  Applicants who are 
separated and do not have settlement agreements are permitted to rent an Affordable Unit.  
However, in order to calculate the household income at the time of the full income certification, 
the applicant will need to provide a division of assets signed by both parties.  

 A copy of the executed lease must be sent to Administrative Agent.  

B. Lease Renewals 
The Administrative Agent will calculate the allowable maximum rent each year (please see 
Appendix A entitled “Methodology for Calculating Regional Income Limits and Rental 
Increases”).  The Administrative Agent will advise the landlord what the maximum amount of 
rent is and request the copy of the executed lease for the file.  And, unlike some forms of Public 
Housing, the tenant’s right to tenancy at the allowable rent does not vary with any increases or 
decreases in the tenant’s income.  

If the landlord chooses not to take the annual increase, the landlord may not take a larger 
increase the following year.  For example, if the landlord does not take the 2015 increase in 
2015, they may not take the 2015 and 2016 increase the following year if the current tenant 
does not move out.   

Month-to-month leases are permitted.  Additional fees for month-to-month leases are 
considered “optional fees.”  See discussion of optional fees in Chapter II.  

Income certification of tenants is NOT required at the time of lease renewal. Upon leasing an 
Affordable Unit to a new tenant, the landlord will be permitted to lease at the allowable rent 
level permitted at that time.  

C. Adding Additional Household Members to the Lease 
The household composition of the rental household may change over time.  The Affordable 
Housing rules do not prohibit the tenant from changing the number of household members on 
the lease following occupancy.  However, all changes to the lease must be approved by the 
landlord.     

However, an applicant cannot change their household composition after they submit the full 
application or immediately after they are income certified.  The household members on the new 
tenant’s lease must match the household members listed on the income certification.  This is to 
prevent applicants from changing their household composition in order to qualify for an 
Affordable Unit.   

D. Income Designation of Units Are Fixed 
The income designation and pricing tier of units are fixed and cannot be changed during the 
affordability period for any reason.  For example, if Unit 301 is a 3 bedroom Low-Income Unit 
and unit 201 is a 3 bedroom Moderate-Income unit, the landlord CANNOT change Unit 201 
into the Low- Income unit and unit 301 into the Moderate-Income unit.  
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E. Evictions 
If the affordable tenant fails to pay rent or violates the terms of the lease, the landlord may take 
action as permitted by New Jersey Landlord Tenant laws. 

F. Enforcement 
The guidelines for the enforcement of the rental rules are outlined in Chapter VIII.  
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VII. Appeals 
If an applicant for affordable housing is determined to be ineligible by the Administrative Agent, 
the applicant may submit additional proof and request reconsideration.  Such request for 
reconsideration shall be made by the applicant within five (5) business days of receipt of notice 
of denial of ineligibility. 

If a policy or decision regarding this program is appealed by an outside party, the Municipal 
Housing Liaison (a position established by Municipal Ordinance) will attempt to mediate the 
decision or policy to the satisfaction of all parties.  Any situations that the Municipal Housing 
Liaison is unable to resolve will be forwarded to the Executive Director of the Agency (or its 
successor) for review or to the Superior Court of New Jersey, Camden County.   
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VIII. Enforcement 
The Municipality’s Affordable Housing Ordinance provides specific guidelines in the event of 
breach of any of the guidelines governing the Affordable Units by an owner, developer, or 
tenant.  Please refer to Municipality's Ordinance for the complete list of enforcement activities 
upon the occurrence of a breach of any of the regulations governing the affordable unit by an 
owner, developer or tenant. Some of these remedies may include, but are 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 violation of the regulations; 
Injunctive relief to prevent further violation of the regulations; and 
Entry on the premises. 

A. Written Notice 
In accordance with the Municipality’s Affordable Housing Ordinance, the Municipality will 
provide written notice of a violation to a household, developer or tenant of an Affordable Unit 
advising them of the violation and the related penalty for the violation.  If the violation is not 
corrected within sixty (60) days after the written notice, the Municipality may take the actions 
outlined in this Chapter. 

B. Penalties 
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 Unit.  If the owner, developer, or tenant is 
found by the court to have violated any provision of the regulations governing Affordable Units, 
the owner, developer, or tenant shall be subject to one or more of the following penalties, at the 
discretion of the court: 

A fine of not more than $1,000.00 or imprisonment for a period not to exceed 90 days, 
or both.  Each day that the violation continues or exists shall be considered a separate 
and specific violation of these provisions and not as a continuing offense; 
In the case of an owner who has rented his or her very low, low, or moderate income unit 
in violation of the regulations governing Affordable Units, payment into the 
Municipality’s Affordable Housing Trust Fund of the gross amount of rent illegally 
collected; and 
In the case of an owner who has rented his or her very low, low, or moderate income unit 
in violation of the regulations governing Affordable Units, payment of an innocent 
tenant's reasonable relocation costs, as determined by the court. 

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 Affordable Unit, in the 
nature of a mortgage foreclosure.  Any judgment shall be enforceable as if the same were a 
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judgment of default of the first purchase money mortgage and shall constitute a lien against the 
low- and moderate-income unit.   

C. Sheriff Sale 
Such judgment shall be enforceable, at the option of the Municipality, by means of an execution 
sale by the Sheriff, at which time the very low, low, or moderate income unit of the violating 
owner shall be sold at a sale price which is not less than the amount necessary to satisfy and pay 
off any first purchase money mortgage and prior liens and the costs of the enforcement 
proceedings incurred by the Municipality fully, including attorneys' fees.  The violating owner 
shall have the right to possession terminated as well as the title conveyed pursuant to the 
Sheriff's sale. 

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 very low, low, or moderate income unit.  The excess, 
if any, shall be applied to reimburse the Municipality for any and all costs and expenses incurred 
in connection with either the court action resulting in the judgment of violation or the Sheriff's 
sale.  In the event that the proceeds from the Sheriff's sale are insufficient to reimburse the 
Municipality in full as aforesaid, the violating owner shall be personally responsible for 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 Affordable Housing Trust as established by 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. 

Foreclosure by the municipality due to violation of the regulations governing Affordable Units 
shall not extinguish the restrictions of the regulations governing Affordable Units as the same 
apply to the very low, low, or 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 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. 

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 very low, 
low, or moderate income unit by satisfying the first purchase money mortgage and any prior 
liens and crediting the violating owner with an amount equal to the difference between the first 
purchase money mortgage and any prior liens and costs of the enforcement proceedings, 
including legal fees and the MRSP for which the very low, low, or moderate income unit could 
have been sold under the terms of the regulations governing Affordable Units.  This excess shall 
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be treated in the same manner as the excess which would have been realized from an actual sale 
as previously described. 

Failure of the very low, low, or moderate income unit to be either sold at the Sheriff's sale or 
acquired by the municipality shall obligate the owner to accept an offer to purchase from any 
qualified purchaser which may be referred to the owner by the municipality, with such offer to 
purchase being equal to the MRSP of the very low, low, or moderate income unit as permitted by 
the regulations governing Affordable Units. 

The owner shall remain fully obligated, responsible, and liable for complying with the terms and 
restrictions governing Affordable Units until such time as title is conveyed from the owner. 

In the event that any provision in this Manual differs from the terms or penalties identified in 
the most current Affordable Housing Ordinance, then the Affordable Housing Ordinance (as 
may be from time to time modified, amended and/or revised by relevant New Jersey State laws 
and/or regulations) shall prevail. The invalidity or nonenforceability of any provision of 
this Manual in any respect shall not affect the validity or enforceability of any other 
provision of this Manual in any other respect. 
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GLOSSARY  
“Administrative Agent” means the entity responsible for the administration of Affordable 
Units in accordance with the Municipality’s Affordable Housing Ordinance and as defined and 
with the responsibilities specified at N.J.A.C. 5:96, N.J.A.C. 5:97 and N.J.A.C. 5:80-26.1 et seq., 
as may be amended and supplemented. 

“Affirmative marketing” means a regional marketing strategy designed to attract buyers 
and/or renters of Affordable Units pursuant to N.J.A.C. 5:80-26.15.  

“Affordable” means a sales price or rent within the means of a very low, low- or moderate-
income household as defined in N.J.A.C. 5:97-9; in the case of an ownership unit, that the sales 
price for the unit conforms to the standards set forth in N.J.A.C. 5:80-26.6, as may be amended 
and supplemented, and in the case of a rental unit, that the rent for the unit conforms to the 
standards set forth in N.J.A.C. 5:80-26.12, as may be amended and supplemented.   

“Affordable housing” means housing units restricted to income-eligible very-low, low and 
moderate income households.”  

“Affordable Housing Development” means a development included in the Housing 
Element and Fair Share Plan, and includes but is not limited to, an inclusionary development, a 
municipal construction project or a one-hundred-percent Affordable Housing development.  

“Affordable Housing Unit” for the purposes of this manual means a housing unit proposed 
or created pursuant to the Fair Housing Act, for which credits are obtained pursuant to COAH 
regulations, and/or funded through an affordable housing trust fund.   

“Affordability Average” means the average percentage of median income at which new 
restricted units in an Affordable Housing development are affordable to very low, low- and 
moderate-income households.  

“Agency” means the New Jersey Housing and Mortgage Finance Agency established by P.L. 
1983, c. 530 (N.J.S.A. 55:14K-1, et seq.).  

“Age-Restricted Unit” means a housing unit designed to meet the needs of, and exclusively 
for, the residents of an age-restricted segment of the population such that:  1) all the residents of 
the development wherein the unit is situated are 62 years of age or older; or 2) at least 80 
percent of the units are occupied by one person who is 55 years of age or older; or 3) the 
development has been designated by the Secretary of the U.S. Department of Housing and 
Urban Development as “housing for older persons” as defined in Section 807(b)(2) of the Fair 
Housing Act, 42 U.S.C. § 3607.  

“Application” means both the Preliminary Application and the Full Application submitted by 
an interested renter or potential homeowner for Affordable Units in the Municipality.  

“Preliminary Application” means the initial application submitted by all households 
that wish to express their interest in and be considered for Affordable Housing.   This 
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Preliminary Application includes information about household income and composition 
in order to determine preliminary eligibility. 
 
“Full Application” means once an Affordable Unit appropriate for the Household 
(either to rent or buy) has been identified and the Household is nearing or next on the 
waiting list, the Household will be asked to submit a full application which requires that 
the income and household composition be updated and verified. The Administrative 
Agent will make a determination of the Household’s eligibility.  

“Certified Household” means a Household that has been certified by an Administrative 
Agent as A Very Low, Low-Income or Moderate-Income Household.  

“Closing Disclosure Form” means the form which in October 2015 replaced the commonly 
used HUD-1 Settlement Statement for residential real estate closings.  The Closing Disclosure 
Form provides details about the mortgage loan selected by the buyer which includes the loan 
terms, projected monthly payments, and how much the buyer will pay in fees and other costs to 
obtain the mortgage (“closing costs”).  

The lender is required to provide the Closing Disclosure Form to the buyer at least three 
business days before the closing on the mortgage loan. The Administrative Agent will review the 
Closing Disclosure Form to confirm that the sale price does not exceed the MRSP and that the 
buyer is not receiving cash back at closing.  

“COAH” means the Council on Affordable Housing, or successor agency, which is in, but not of 
the Department of Community Affairs of the State of New Jersey, that was established under the 
New Jersey Fair Housing Act “to have primary jurisdiction for the administration of housing 
obligations in accordance with sound regional planning considerations in this State” N.J.S.A. 
52:27D-304 (a).  

“Contract for Sale” means a legally binding agreement between a buyer and seller for the sale 
or transfer of real estate.  See also, “Purchase Agreement”.  

“CTM” means the online COAH Tracking and Monitoring system to which new units are added 
after initial sale or initial rental. 

“DCA” means the State of New Jersey Department of Community Affairs.  

“Developer” means any person, partnership, association, company or corporation that is the 
legal or beneficial owner or owners of a lot or any land proposed to be included in a proposed 
development, including the holder of an option to contract to purchase, or other person having 
an enforceable proprietary interest in such land.  

“Development” means the division of a parcel of land into two or more parcels, the 
construction, reconstruction, conversion, structural alteration, relocation, or enlargement of any 
use or change in the use of any building or other structure, or of any mining, excavation or 
landfill, and any use or change in the use of any building or other structure, or land or extension 
of use of land, for which permission may be required pursuant to N.J.S.A. 40:55D-1, et seq.  



Administration of Affordable Units   Township of Cherry Hill 

 

OCTOBER 2024  Page - 48 

“Eligibility Period” means once the Full Application for an Affordable Unit has been 
submitted with the applicant certifying that all information is complete and true, the applicant 
enters the Eligibility Period. During this one to two-week time frame, as the Household’s 
eligibility is being reviewed, the applicant is not permitted to change the employment status of 
any Household member in order to become eligible for Affordable Housing nor change the 
Household composition from what is listed on the Full Application.  For example, the applicant 
cannot add a member to their Household, subtract a member, quit a job, or get a new job, or a 
raise during the Eligibility Period.  If the applicant does make changes during this Eligibility 
Period, the Household will be determined ineligible and lose their position on the waiting list.  
However, the applicant may reapply with their new income and/or Household composition and 
will be assigned a new position on the waiting list. 

“Fair Housing Act” means the Fair Housing Act of 1985, P.L. 1985, c. 222 (N.J.S.A. 52:27D-
301 et seq.)  

“Full Application” (see “Application”). 

“Housing Authority” means the Public Housing Agency which manages and operates publicly 
assisted units in the Municipality.  

“Affordable Housing Ordinance” means that chapter or section of the municipal ordinance 
(the rules, regulations and codes enacted by a local government) addressing local affordable 
housing programs and procedures, as may be amended and supplemented. 

“HOME Program” means the HUD funded HOME Investment Partnerships Program that 
provides formula grants to States and localities that communities use - often in partnership with 
local nonprofit groups - to fund a wide range of activities including building, buying, and/or 
rehabilitating Affordable Housing for rent or homeownership or providing direct rental 
assistance to low-income people. HOME is the largest Federal block grant to state and local 
governments designed exclusively to create Affordable Housing for Low-Income Households. 

“Household” means, in accordance with HUD definitions and UHAC practice, the number of 
persons in the Affordable unit and not the size of the Affordable unit.  See for example, HUD’s 
definition of household as “[o]ne or more persons occupying a housing unit” -- in other words, 
the number of persons in the home. HUD website accessed 6/13/2016. 
http://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/library/glossar
y/See also UHAC regulation N.J.A.C. 5:80-26.4, “In determining the initial rents and initial 
sales prices for compliance with the affordability average requirements for restricted units … the 
following standards shall be used: 1. A studio shall be affordable to a one-person household.”  

“Housing Region” means a geographic area, determined by COAH, of no less than two and no 
more than four contiguous, whole counties, which exhibits significant social, economic, and 
income similarities and which constitutes, to the greatest extent practicable, a Primary 
Metropolitan Statistical Area (PMSA), as last defined by the United States Census Bureau. 
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“HUD” means the US Department of Housing and Urban Development. “Interest Date” 
means the date on which a Household submits its Preliminary Application thereby establishing 
its place on the priority list for consideration of Affordable Units. 

“LAD” means the New Jersey Law Against Discrimination, N.J.S.A.  10:5-1 et seq., prohibits, 
among other discriminatory actions, discrimination when selling or renting property. 

“Low-income Household” means a household with a total gross annual household income 
equal to 50 percent or less of the median household income for the housing region.   

“Low-income unit” means a restricted unit that is affordable to a low-income household.  

“Market-rate units” means housing not restricted to very low, low- and moderate-income 
households that may sell or rent at any price.  

“Maximum Restricted Sales Price” or “MSRP” means the maximum sales price of 
restricted ownership units within each affordable development upon resale of the Affordable 
Unit in accordance with N.J.A.C. 5:80-26.3(e) which states that such units “shall be affordable 
to households earning no more than 70 percent of median income. Each affordable development 
must achieve an affordability average of 55 percent for restricted ownership units.  See Glossary 
for definition of “Affordability Average.”  In achieving this Affordability Average, 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 example, a two-bedroom moderate income unit originally sold for 
$85,000 and another exactly similar unit originally sold for $105,000. There always will be a 
disparate MSRP for resales of these two units. Both moderate income units are priced 
differently to reach different income levels of moderate income households.  

“Median income” means the median income by household size for the applicable housing 
region as adopted annually by COAH or a successor entity approved by the Court.  

“Moderate-income household” means a household with a total gross annual household 
income in excess of 50 percent but less than 80 percent of the median household income for the 
housing region.  

“Moderate-income unit” means a restricted unit that is affordable to a moderate-income 
household.  

“Municipal Housing Liaison” means a position established by ordinance of the Municipality 
where the individual as a part time or full time employee of the Municipality is responsible for 
the oversight and administration of the Affordable Housing program for the Municipality 

“PHA” means Public Housing Authority. See below for definition.  

“PMI” means private mortgage insurance. PMI is a type of mortgage insurance used with 
conventional loans.  Like other kinds of mortgage insurance, PMI protects the lender (not the 
homebuyer) if the homebuyer stops making payments on the loan. PMI is arranged by the 
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lender and provided by private insurance companies. PMI is usually required when the 
homebuyer has a conventional loan and makes a down payment of less than 20 percent of the 
home’s purchase price. PMI also is usually required when a homeowner is refinancing with a 
conventional loan and the owner’s equity is less than 20 percent of the value of the home. 
http://www.consumerfinance.gov/, US Consumer Financial Protection Bureau, accessed August 
10, 2016. 

“Preliminary Application” (see “Application”). 

“Public Housing” “Public Housing Authority” means those public housing units which are 
funded largely by governmental programs such as those administered by HUD programs which 
are owned, operated and managed by a public housing authority (“PHA”).  As defined by HUD, 
“public housing was established to provide decent and safe rental housing for eligible low-
income families, the elderly, and persons with disabilities. Public housing comes in all sizes and 
types, from scattered single family houses to high rise apartments for elderly families. There are 
approximately 1.2 million households [in the US] living in public housing units [.]” 
http://portal.hud.gov/hudportal/HUD?src=/program_offices/public_indian_housing/progra
ms/ph, HUD Website, accessed June 7, 2016.  

“Purchase Agreement” means a not legally binding, “internal” generated document between 
a buyer and seller of residential real estate to establish and ensure that the Affordable Unit will 
be affordable to the buyer.  It stipulates such terms as the Maximum Restricted Sale Price (or 
Maximum Permitted Resale Price) of the unit, the agreed upon purchase price, the amount of 
good faith deposit, and the items to be included in the sale price of the unit. (See “Contract of 
Sale”).  

“Random selection process” means a process by which currently income-eligible households 
are selected for placement in Affordable Units such that no preference is given to one applicant 
over another except for purposes of matching household income and size with an appropriately 
priced and sized Affordable Unit (e.g., by lottery).   

“Redevelopment Plan” means a plan adopted by the Municipality for the redevelopment or 
rehabilitation of all or any part of a redevelopment area, or area in need of rehabilitation, 
pursuant to the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq.  

“Regional Asset Limit” means the maximum housing value in each housing region affordable 
to a four-person household with an income at 80 percent of the regional median as defined by 
duly adopted Regional Income Limits published annually by COAH or a successor entity.  

If a Household (seeking to be certified for an Affordable Unit) owns a primary residence (with 
no mortgage on the property) valued at or above the regional asset limit as published annually 
by COAH, a Certificate of Eligibility will be denied unless the Applicant’s existing monthly 
housing costs (including principal, interest, taxes homeowner and private mortgage insurance, 
and condominium and homeowner association fees as applicable) exceed 38 percent of the 
household’s eligible monthly income. N.J.A.C. 5:80-26.16(b)(3).   
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“Regional Preference” means that in accordance with UHAC, municipalities may wish to give 
preference to applicant households that live or work in their COAH housing region. If so, the 
municipality must state this preference as part of its affordable housing ordinance. This 
preference cannot be limited to families that live or work in the host municipality – if preference 
is given, it must be given to all households that live or work in their COAH housing region. 
COAH divides New Jersey’s 21 counties into six housing regions as outlined on COAH’s Annual 
Regional Income Limits Chart.  

“Rent” means the gross monthly cost of a rental unit to the tenant, including the rent paid to 
the landlord, as well as an allowance for tenant-paid utilities computed in accordance with 
allowances published by DCA for its Section 8 program.  In assisted living residences, rent does 
not include charges for food and services.  

“Restricted Unit” means a dwelling unit, whether a rental unit or an ownership unit, that is 
subject to the affordability controls of N.J.A.C. 5:80-26.1, as amended and supplemented, but 
does not include a market-rate unit financed under the Urban Homeownership Recovery 
Program (“UHORP”) or the Market Oriented Neighborhood Investment program (“MONI”) of 
the Agency.  

“UHAC” means the Uniform Housing Affordability Controls adopted by the State of New Jersey 
and set forth in N.J.A.C. 5:80-26.1, et seq.  

“Very Low-Income Household” means a household with a total gross annual household 
income equal to 30 percent or less of the median household income for the applicable housing 
region.  

“Very Low-Income Unit” means a restricted unit that is affordable to a very low-income 
household.  

“Veterans Preference” means the municipality and Developer or residential development 
owner may enter into an agreement to provide a preference for affordable housing to very low, 
low and moderate income veterans who served in time of war or other emergency, as defined in 
section 1 of P.L.1963, c. 171 (C.54:4-8.10), of up to 50 percent of the affordable units in that 
particular project.  This provision is in accordance with N.J.S.A. 52:27D-311 (j). This preference 
shall be established in the applicant selection process for available affordable units so that 
applicants who are veterans who served in time of war or other emergency, as referenced in this 
subsection, and who apply within 90 days of the initial marketing period shall receive preference 
for the rental of the agreed-upon percentage of affordable units. After the first 90 days of the 
initial 120-day marketing period, if any of those units subject to the preference remain available, 
then applicants from the general public shall be considered for occupancy.  After the 120 –day 
marketing period, veterans will continue to get preference over non-veterans, as the units 
become available, whenever the percentage of preference-occupied units falls below the agreed 
upon percentage.  
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Appendix A: Annual Information Update 
 

The following information is subject to change annually: 

Regional Maximum Income Limits 
Regional Asset Limits 
Annual Maximum Restricted Sale Price Increase 
Annual Maximum Rental Increase Amount 

In order to keep this manual current, Appendix A will be revised annually with updated 
numbers upon their general availability.  See next page for the most recent information. 
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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 moderate-

income 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 moderate-
income 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 ADDRESS 

Burlington County College 601 Pemberton-Browns Mills Road, Pemberton, NJ 08068-1536 
Our Lady of Lourdes Medical Center 218 Sunset Road, Willingboro, NJ 08046-1110 
Masonic Home of New Jersey 902 Jacksonville Road, Burlington, NJ 08016-3814 
Medford Leas Continuing Care 1 Medford Leas, Medford, NJ 08055 
Virtua Geriatric Care Management 523 Fellowship Road, Mount Laurel, NJ 08054 
Virtua West Jersey Hospital 90 Brick Road Marlton, NJ 08053-2177 
Campbell Soup Company Campbell Place, Camden, NJ 08103-1701 
Lockheed Martin 1 Federal Street, Camden, NJ 08102 
Bancroft Neurohealth 1000 Atlantic Avenue, Camden, NJ 08102 
Cooper Health System One Cooper Plaza, Camden, NJ 08102 
L-3 Communications Systems 1 Federal Street, Camden, NJ, 08103 
Towers Perrin 101 Woodcrest Road, Cherry Hill, NJ 08003 
Arch Manufacturing & Sales Co. 1213 S 6th Street, Camden, NJ 08104 
Cherry Hill Board of Education 45 Ranaldo Terrace, Cherry Hill, NJ 08034 
TD Bank  1713 Route 70 East, Cherry Hill, NJ 08003 
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Melitta Coffee 1401 Berlin Road, Cherry Hill, NJ  08003 
Kennedy Memorial Health Center 2201 Chapel Avenue West, Cherry Hill, NJ  08002 
Camden County College 1889 Route 70 East, Cherry Hill, NJ  08003 
Underwood Memorial Hospital 509 North Broad Street, Woodbury, NJ 08096 
Rowan University 201 Mullica Hill Road, Glassboro, NJ 08028 
Kennedy Memorial Hospital 435 Hurffville-Cross Keys Road, Turnersville, NJ 08012 
U.S. Food Services 2255 High Hill Road, Swedesboro, NJ 08085 
Direct Group 100 Berkeley Dr., Swedesboro, NJ & 800 Arlington Blvd., Swedesboro, NJ 
CompuCom Systems, Inc.  1225 Forest Parkway #500, Paulsboro, NJ 08066 

Missa Bay, LLC 101 Arlington Boulevard, Swedesboro, NJ; 2339 Center Square Road, 
Swedesboro, NJ; and 730 Veterans Drive, Swedesboro, NJ 

Sony Music 400 North Woodbury Road, Pitman, NJ 08071 
Delaware Valley Wholesale Florists 520 North Mantua Boulevard, Sewell, NJ 08080  
Valero Refining Co. 800 Billingsport Road, Paulsboro, NJ 08066 
Electric Mobility 591 Mantua Boulevard, Sewell, NJ 08080 
Sunoco-Eagle Point Oil Refinery  US Highway 130 S & Highway 295, Westville, NJ 08093 
Heritage's Dairy Stores 376 Jessup Road, Thorofare, NJ 08086  
Cornell & Company 224 Cornell Lane, Westville, NJ 08093 
Exxon Mobil Research & Engineering Co. 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, 
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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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Cherry Hill Affordability Assistance 
Policies and Procedures Manual
Polices & Procedures Manual 

Introduction
The purpose of this Manual is to describe the policies and procedures of the Affordability Assistance 
Program for Cherry Hill Township (hereafter the “Program”).  This Manual describes the basic 
content and operation of the various affordable assistance program components.  It has been 
prepared with a flexible format allowing for periodic updates of its sections, when required, due to 
revisions in regulations, terms, and/or procedures.   

Where it is found that a new procedure may be more effective or can eliminate a recurring problem, 
that procedure may be incorporated into the program operation by amending this Manual.  In 
addition, this Manual may be periodically revised to reflect changes in local, state, and federal 
policies and regulations relative to implementation of the affordsable housing programs described 
herein.  Minor changes (such as changes to program procedures) do not require Township Council 
approval.  However, substantial changes (such as adding or removing assistance programs) require 
amendment by Township Council Resolution.  

Types of Affordability Assistance 
There are three (3) types of affordability assistance listed below.  The specifics of each type are 
summarized in Exhibit 1.  No ongoing or monthly assistance options are currently available.  

New Tenant Rental Assistance – The Program will pay for two months of rent for households 
moving into deed restricted affordable units. This rental assistance is a grant and there is no 
repayment agreement.  Due to likely timing issues related to when assistance is requested and when 
the check can be issued by the Township to the landlord, the tenant will likely need to pay the first 
month’s rent and security deposit and the funding assistance will be applied to the tenant’s future 
rental payments.  

Emergency Rental Assistance– The Program will pay for one month of rent for households 
currently occupying deed restricted affordable rental units who need emergency assistance to 
prevent eviction for non-payment. This emergency rental assistance is a grant and there is no 
repayment agreement. This is not an ongoing assistance grant and will only be granted to a 
household on a one- time basis.  Very low-income households are given priority on the waiting list. 

Down Payment and/or Closing Cost Assistance – Affordability Assistance funds for down 
payment and/or closing costs will help low- and moderate-income households achieve the goal of 
homeownership.  The goal of the program is to provide financial assistance to income-qualified 
homebuyers moving into deed-restricted affordable housing in Cherry Hill. Awards will be a 
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maximum of $15,000 per unit. It is a 0% loan that converts to a grant.  There will be a mortgage and 
note in favor of the municipality executed by the property owner that states the following: 

During years one through five, if the applicant sells the unit, the full amount of the loan is to be repaid 
upon transfer of the property to the next homeowner. During years six through ten, the loan will be 
forgiven at the rate of 20% per year. After 10 years, the loan is fully forgiven upon request for a 
discharge or at the next resale.  

Cherry Hill Township Budget 
The budget for each of the programs and percentage spent on each type of assistance is summarized 
in Exhibit 1.

Eligibility
Applications submitted for affordability assistance will be provided on a first come-first-served basis 
according to the following criteria: 

1. There are available affordability assistance funds in the applicable program budget. 

2. The applicant currently rents or is purchasing a deed restricted affordable unit in the 
Township as their primary residence.  

3. The applicant has not received more than one affordability assistance grant per category in 
the past. For example, a household may apply for new tenant rental assistance and 
emergency rental assistance, however that household may only receive one award for each 
program for the term of program (2035).  This requirement can be waived under special 
circumstances.

4. The applicant is income certified.  Applicants applying for new tenant rental assistance and 
down payment/closing cost assistance will have already been income certified. Applicants 
applying for emergency rental assistance will require income certification at the time of 
application.  

Maximum Amount
The maximum amount of assistance that may be provided is in Exhibit 1.  

Administration Procedures 
The Administrative Agent will be responsible for administering the Affordability Assistance Programs.  
Questions about these programs should be directed to the Administrative Agent. All forms are included in 
the appendices and the process for disbursing funds is outlined in the Exhibits. Contact information for the 
current Administrative Agent is listed directly below: 

CGP&H LLC     Phone: 609-664-2769
1249 S. River Rd, Suite 301   Fax: 609-664-2786 
Cranbury, NJ 08512    Email: homes@cgph.net

Website: www.affordablehomesnewjersey.com 
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New Tenant Rental Assistance Program 
1. Applicant submits application. 

2. CGP&H reviews and processes application. 

3. CGP&H provides approved payment request with supporting documentation to Township.  

4. Township prepares purchase order awarding funds. 

5. Township sends assistance directly to landlord upon receipt of signed purchase order. 

6. CGP&H records assistance on master reporting spreadsheet. 

Emergency Rental Assistance Program 
1. Applicant submits application. 

2. CGP&H reviews and processes application, including income certifying applicant. 

3. CGP&H provides approved payment request with supporting documentation to Township.  

4. Township prepares purchase order awarding funds. 

5. Township sends assistance directly to landlord upon receipt of signed purchase order. 

6. CGP&H records assistance on master reporting spreadsheet. 

Down Payment and/or Closing Cost Assistance Program 
1. Applicant submits application. 

2. CGP&H reviews and processes application. 

3. CGP&H provides approved payment request with supporting documentation to Township.  

4. Township prepares purchase order awarding funds. 

5. Township disperses funds directly to escrow account for closing or provides check to 

CGP&H to bring to closing upon receipt of signed purchase order. 

6. The Repayment Agreement, Mortgage and Promissory Note will be executed at closing.   

7. Title Company will record the Mortgage as part of the closing documents.  

8. The original executed documents shall be forwarded to the Township.  Copies shall be 

retained by the Program Administrator and kept in the unit file.   



Exhibit 1: Summary of Cherry Hill Affordability Assistance Terms

 New Tenant 
Rental Assistance 

Emergency Rental 
Assistance  

Down Payment 
and/or Closing Cost 
Assistance 

Purpose Assist renters of deed 
restricted affordable 
units by paying two 
months of rent. 

Assist renters of deed 
restricted affordable 
units with emergency 
rental payment to 
prevent eviction for 
non-payment.

Assist homebuyers of 
deed restricted 
affordable homes with 
down payment and 
closing costs.  

Maximum
Amount:

Up to the equivalent  
of two months of 
rent.

Up to the equivalent  
of one month of rent. 

Up to $15,000 

Deed
Restriction
and Term 

Assistance is a grant 
and does not need to 
be returned. 

Assistance is a grant 
and does not need to 
be returned. 

0% interest loan, 
forgiven at 0% for years 
1-5 and 20% per year for 
years 6-10, fully forgiven 
after 10 years. 
Secured by a second 
mortgage and note.

Monthly
Budget
Required

No No No 

Justification
Required

No No  

Additional 
Criteria

Priority to Very Low 
Income Households. 

Must be income 
qualified, cannot be 
used for first month’s 
rent or security 
deposit/last month’s 
rent.

Applicants must have a 
minimum of 5% of their 
own funds towards the 
purchase of the home.

Assistance To Landlord Landlord Home Purchaser 

Advertising Landlord & 
Administrative Agent 
will inform applicants 
at the time they apply 
for an affordable unit.

Must be posted with 
annual rental increase 
notices by landlords in 
public areas. Program 
flyer posted on 
municipal website. 

Administrative Agent 
will inform applicants at 
the time they apply to 
purchase an affordable 
unit.

Total Budget 
from Current 
Spending 
Plan:

$30,000 $25,000 $45,000 





This application must be fully completed so that it can be accepted and processed. This application 
is not transferable.  If you require assistance, please call CGP&H at 609-664-2769 ext. 5. If your 
application is complete and you are approved to receive affordability assistance, you will be 
certified by CGP&H and notified by mail.   

Applications submitted for affordability assistance will be provided on a first come-first-served 
basis according to the following criteria: 

1. There are available affordability assistance funds in the applicable program budget. 

2. The applicant currently rents, or will rent or will own a deed restricted affordable unit as 
their primary residence in Cherry Hill Township. 

3. The applicant has not received more than one affordability assistance grant per category 
in the past. For example, a household may apply for two months rental assistance and 
emergency rental assistance, however may only receive one award for each for the term of 
program (2025). This requirement can be waived under special circumstances.   

4. The applicant is income certified. Applicants applying for new tenant rental assistance will 
have already been income certified. Applicants applying for emergency rental assistance 
will require income certification at the time of application.   

Exhibit 2:  Application for Assistance 



Name: __________________________________ Date: _____________ 

1. Please indicate what type of assistance you are applying for (Choose one): 

Mark with 
X

Program Details

New Tenant Rental 
Assistance

Up to the equivalent of two months rent  

Emergency Rental 
Assistance  

Up to one month rent to be used to prevent eviction 
for non-payment. 
Complete income eligibility form (attached) 

Down Payment/Closing 
Cost Assistance

Up to $15,000  
0% interest loan, forgiven at 0% for years 1-5 and 
20% per year for years 6-10, fully forgiven after 10 
years.
Secured by a second mortgage and note.  
Applicants must have a minimum of 5% of their own 
funds towards the purchase of the home 

2. $ Amount of Request (Please see above for maximum amounts): ________________ 

CERTIFICATION 

I hereby certify that all information concerning my family size, actual gross income as well as all 
other information contained in my application is true and accurate to the best of my knowledge. 
I further understand that CGP&H and Cherry Hill Township are relying upon this information 
in order to determine whether I qualify for affordability assistance. I further certify that the 
copies of the documents attached to this application are true and accurate copies of the originals 
of such documents.  I further certify that I intend to personally occupy the unit as my primary 
residence except for reasonable periods of vacations and illnesses. I understand that I cannot 
sublet or re-rent the unit. 

I authorize CGP&H, Cherry Hill Township, or their agents to check for accuracy on any and all 
statements and representations made in this application.  This may include calls to employers to 
verify income, contact with banks, etc. 

Applicant: _____________________ Co-Applicant: ______________________ 

Date: _________     Date: _________ 



Application for Subsidy Assistance

Cherry Hill Township 

Please complete and submit with required documents to: 
CGP&H, 1249 S. River Rd, Suite 301, Cranbury, NJ 08512 or by email at homes@cgph.net 
Call 609-664-2769 ext. 5 or email homes@cgph.net if you have any questions. Please use 

“Cherry Hill Affordability Assistance” as the subject line. 

Make sure to include the required documents listed on page 9 of this application. Section 8 
applicants do not qualify for this assistance.  

Development Name: __________________  Address: _______________________ 

1.  APPLICANT INFORMATION: 
Provide details for the Primary Applicant below. The Primary Applicant will be the main contact for this 
affordable housing. If there is another household member that will be a co-borrower or co-owner, please 
include their information under Co-applicant. 

Primary Applicant 



Co-Applicant (If Applicable) 



2. HOUSEHOLD INFORMATION 
Please provide information on any other members of your household, such as children, grandparents, or 
other members. 

Additional Household Member #1 (If Applicable) 
First Name Middle Last Name Suffix DOB

      
Gender Ethnicity Is this person a dependent of the Applicant and/or 

Co-Applicant?
 Yes  No

 Male 
 Female 
Transgender
 Other 

 Hispanic 
 Not Hispanic 
 Choose Not 
to Respond 

Does this person live in the house more than 50% of 
the time?

 Yes  No

Relationship to the applicant? 

 Spouse  Boyfriend/Girlfriend/ 
Fiancée

 Child  Other 

Race

 American Indian or Alaska 
Native

 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American AND 

White

 American Indian AND 
Black

 Other multiple race 
 Choose Not to Respond 

Employment Status 
 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking work 

 Retired 
 Minor/child 

Additional Household Member #2 (If Applicable)
First Name Middle Last Name Suffix DOB

      
Gender Ethnicity Is this person a dependent of the Applicant and/or 

Co-Applicant?
 Yes  No

 Male 
 Female 
Transgender
 Other 

 Hispanic 
 Not Hispanic 
 Choose Not 
to Respond 

Does this person live in the house more than 50% of 
the time? 

 Yes  No

Relationship to the applicant? 

 Spouse  Boyfriend/Girlfriend/ 
Fiancée

 Child  Other 

Race
 American Indian or Alaska 

Native
 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American AND 

White

 American Indian AND 
Black

 Other multiple race 
 Choose Not to Respond 

Employment Status 
 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking work 

 Retired 
 Minor/child 



Additional Household Member #3 (If Applicable)
First Name Middle Last Name Suffix DOB

      
Gender Ethnicity Is this person a dependent of the Applicant and/or 

Co-Applicant?
 Yes  No

 Male 
 Female 
Transgender
 Other 

 Hispanic 
 Not Hispanic 
 Choose Not 
to Respond 

Does this person live in the house more than 50% of 
the time?

 Yes  No

Relationship to the applicant? 

 Spouse  Boyfriend/Girlfriend/ 
Fiancée

 Child  Other 

Race
 American Indian or Alaska 

Native
 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American AND 

White

 American Indian AND 
Black

 Other multiple race 
 Choose Not to Respond 

Employment Status 

 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking work 

 Retired 
 Minor/child 

Additional Household Member #4 (If Applicable) 
First Name Middle Last Name Suffix DOB

      
Gender Ethnicity Is this person a dependent of the Applicant and/or 

Co-Applicant?
 Yes  No

 Male 
 Female 
Transgender
 Other 

 Hispanic 
 Not Hispanic 
 Choose Not 
to Respond 

Does this person live in the house more than 50% of 
the time?

 Yes  No

Relationship to the applicant? 

 Spouse  Boyfriend/Girlfriend/ 
Fiancée

 Child  Other 

Race
 American Indian or Alaska 

Native
 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American AND 

White

 American Indian AND 
Black

 Other multiple race 
 Choose Not to Respond 

Employment Status 
 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking work 

 Retired 
 Minor/child 



Additional Household Member #5 (If Applicable) 
First Name Middle Name Last Name Suffi

x
Date of 
Birth

      
Gender Ethnicity Is this person a dependent of the Applicant 

and/or Co-Applicant? Yes 
 No 

 Male 
 Female 

Transgender 
 Other 

 Hispanic 
 Not Hispanic 
 Choose Not to 
Respond

Does this person live in the house more than 
50% of the time? Yes

 No 

Relationship to the applicant?

 Spouse  Boyfriend / Girlfriend / 
Fiancée

 Child  Other 

Race
 American Indian or Alaska 

Native
 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American 

AND White 

 American Indian AND Black 
 Other multiple race 
 Choose Not to Respond 

Employment Status 
 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking 

work

 Retired 
 Minor/child 

Additional Household Member #6 (If Applicable) 
First Name Middle Name Last Name Suffi

x
Date of 
Birth 

      
Gender Ethnicity Is this person a dependent of the Applicant 

and/or Co-Applicant? Yes
 No 

 Male 
 Female 

Transgend
er

 Other 

 Hispanic 
 Not Hispanic 
 Choose Not to 
Respond

Does this person live in the house more than 
50% of the time? Yes 

 No 

Relationship to the applicant?

 Spouse  Boyfriend / Girlfriend / 
Fiancée

 Child  Other 

Race
 American Indian or Alaska 

Native
 Asian 
 Black or African American 
 Native Hawaiian or Pacific 

Islander

 White 
 American Indian AND White 
 Asian AND White 
 Black or African American 

AND White 

 American Indian AND Black 
 Other multiple race 
 Choose Not to Respond 

Employment Status 
 Self-employed 
 Work full-time for employer 
 Work part-time for employer 
 Homemaker 

 Full-time student 
 Permanently unable to work 
 Unemployed and seeking work 
 Unemployed and not seeking 

work

 Retired 
 Minor/child 



3.  INCOME
The income information you provide on this page goes into determining your eligibility for affordable housing. 

Income Source #1 
Income
Earner Applicant

 Co-
Applicant

 Other Household 
Member

Gross Annual 
Income

$
Is this income earner a full-time student?

Yes 
 No 

Income Type
 Full-time Employment 
 Part-time Employment 
 Self-Employment

 Spousal 
Support/Alimony

 Child Support 
 TANF/Public Assistance

 Investment 
Income 

 Pension/Annuity 
 Social Security

 SSI/SSDI 
 Unemployment 
 Other

Date of Hire / 
Expected 

Occupation 
Description

Income Source #2 
Income
Earner Applicant

 Co-
Applicant

 Other Household 
Member

Gross Annual 
Income

$
Is this income earner a full-time student?

Yes 
 No 

Income Type 
 Full-time Employment 
 Part-time Employment 
 Self-Employment

 Spousal 
Support/Alimony

 Child Support 
 TANF/Public Assistance

 Investment 
Income 

 Pension/Annuity 
 Social Security

 SSI/SSDI 
 Unemployment 
 Other

Date of Hire / 
Expected 

Occupation 
Description

Income Source #3 
Income
Earner Applicant

 Co-
Applicant

 Other Household 
Member

Gross Annual 
Income

$
Is this income earner a full-time student?

Yes 
 No 

Income Type 
 Full-time Employment 
 Part-time Employment 
 Self-Employment

 Spousal 
Support/Alimony

 Child Support 
 TANF/Public Assistance

 Investment 
Income 

 Pension/Annuity 
 Social Security

 SSI/SSDI 
 Unemployment 
 Other

Date of Hire / 
Expected 

Occupation 
Description

Income Source #4 
Income
Earner Applicant

 Co-
Applicant

 Other Household 
Member 

Gross Annual 
Income

$
Is this income earner a full-time student?

Yes 
 No 

Income Type
 Full-time Employment 
 Part-time Employment 
 Self-Employment

 Spousal 
Support/Alimony

 Child Support 
 TANF/Public Assistance

 Investment 
Income 

 Pension/Annuity 
 Social Security

 SSI/SSDI 
 Unemployment 
 Other

Date of Hire / 
Expected 

Occupation 
Description



Income Source #5 
Income
Earner Applicant

 Co-
Applicant

 Other Household 
Member

Gross Annual 
Income

$
Is this income earner a full-time student?

Yes 
 No 

Income Type 
 Full-time Employment 
 Part-time Employment 
 Self-Employment

 Spousal 
Support/Alimony

 Child Support 
 TANF/Public Assistance

 Investment 
Income 

 Pension/Annuity 
 Social Security

 SSI/SSDI 
 Unemployment 
 Other

Date of Hire / 
Expected 

Occupation 
Description

Additional Income Information 
Does any member of your household who does not have job, expect to 
seek full or part time employment in the next year? 

 Yes  No

Does any member of your household work for an employer that pays in 
cash?

 Yes  No

Is any member of your household expecting to take a leave of absence 
from work due to lay-off, medical, maternity or military leave? 

 Yes  No

Is any member of your household entitled to child support that he/she is 
not now receiving? 

 Yes  No

Does any member of your household now receive or expect to receive 
regular contributions from organizations or from individuals not living 
in the unit? 

 Yes  No

Is any member of your household responsible for paying child support or 
alimony? 
This amount will be deducted from your total annual income. 

 Yes  No

If yes, monthly amount paid: $



4. ASSETS
Checking/Savings Bank Account Information 
Please supply information for each of the household member's checking/savings accounts.  Include ALL 
joint accounts. 

Account Owner Account Type Bank Name Current
Balance 

Last 4 
Digits of 
Account
#

Other Assets Information 
Please list other assets such as Certificate of Deposits (CDs), retirement accounts, pensions, 401k’s, stocks, 
bonds, and trusts.

Account Owner Account Type Bank/Asset 
Name

Current
Balance 

Last 4 
Digits of 
Account
#



Additional Asset Information 
Does any member of your household own real estate?     Yes  No

Is there a mortgage on the property?  Yes  No

Is there rental income?  Yes  No

Are you planning on selling the real estate?  Yes  No

Has any member of your household sold or given away real property or 
other assets (including cash) in the past two years? 

 Yes  No

Please list the asset or assets sold or given away in the last two years including the value:

5. Current Living Situation: 
Current living situation information is not a criteria in the approval process but it provides a clearer picture 
of the types of families who might benefit from affordable housing opportunities. 

How many bedrooms are in your current home?
 0 (Studio)  1  2  3  4  5  6

Current Monthly Rent 
(If Applicable) 

$ Do you have a Section 8 
Voucher?

 Yes  No

Monthly Utilities (Gas, Water, 
Electricity, Etc.) 

$    



6. Bank Accounts Deposits Description
Please note: You must explain all deposits on your bank accounts that do not show where the money came 
from, for example: if you received a direct deposit, it will show the Company Name on the deposit line. 
Those deposits do not need to be included on this explanation. (See below for an example of a deposit you 
would have to include):  

Please fill out the below. This page does not need to be typed, but the descriptions must be clear and legible. 

Date of 
Deposit 

Amount 
of

Deposit

Description (Where the Money Came From) 
Account Number (Please Enter) 

01/01/2017 
(Example) 

$500.00 
(Example) 

Family gift 
(Example)………………………………………………………………………………………

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

Please print more pages in order to include all of the deposits made on your accounts for 
the past 6 months. Each account should be on a separate page.  



Please list your estimated monthly expenses:   

If your total monthly expenses exceed your monthly income, how will you pay your household expenses in 
the future: 



7. Supporting Documents 
You must also submit the supporting documents on the following check list for all household members 18 
years old or older. Please start gathering this information immediately as it may take several 
days to locate all of the documents.

Identification 
 Personal photo identification: Driver’s License, passport, or State ID 

Income Related Documents – Provide All That Apply 
 Employment Income: 4 most recent consecutive pay stubs for all employed household members 
 Social Security: Most recent award letter 
 Temporary Assistance for Needy Families (TANF): Voucher or other verification 
 Pension: Letter from pension fund 
 Child Support: Current statement from NJ child support website, court order or notarized letter re: 

your child support status 
 Alimony:  Current statement from NJ website or notarized letter regarding your alimony support 

status 
 Military Pay: Verification of military pay 
 Workers' Compensation: Statement showing benefits 
 Unemployment Benefits: Statement showing benefits 
 Self Employed or Own Business: Year to date profit & loss statement (not required if submitting K-1 

with taxes) 

Bank Statements & Other Accounts (Include All Joint Accounts) 
 Checking Account:  All pages of statements for the last 6 consecutive months 
 Savings Account Statements Including CDs:  All pages of statements for the last 6 consecutive 

months 
 Other Account Statements: Most recent statement for other assets such as retirement accounts, 

401ks, stocks, bonds, & trusts 

Tax Returns
 Federal Tax Return: All pages of 1040 Federal Tax Return for the past 3 consecutive years 
 Sign the 2nd page of each Federal Tax Return (1040 form) to validate the copy 
 State Tax Return: All pages for the past 3 consecutive years 

If You Own an Investment Property or Rental Property, Please Also Provide The 
Following 

 Current mortgage statement 
 Investment property lease agreement (if applicable) 
 Current year tax assessment record 
 Real estate listing if this property is for sale 
 Contract with the realtor listing property if property is for sale 
 Foreclosure notice (LIS PENS, etc.) if the property is in foreclosure 

Other
 Divorce Decree: All pages of divorce decree & settlement agreement 
 Full Time Student Over 18: School schedule to document full time status 
 Copy of your current lease agreement 
 Copy of your affordable housing certification



Applicant Certification: 
I/we certify that if selected to receive assistance, the unit I/we occupy will be my/our only residence.  I/we 
understand that the above information is being collected to determine my/our eligibility.  I/we authorize 
the employer/owner/manager to verify all information provided on this application and to contact previous 
or current Landlords or other sources of credit and verification information which may be released to 
appropriate Federal, State, or local agencies. I/we certify that the statements made in this application are 
true and complete to the best of my/our knowledge and belief.  I/we understand that false statements or 
information are punishable under Federal Law. 

Signature of Head of Household  (Date) 

   

Signature of Spouse/Co-Head Household  (Date) 

We Do Business in Accordance with the Federal Fair Housing Law (The Fair Housing Amendments 
Act of 1988). It is Illegal to Discriminate Against Any Person Because of Race, Color, Religion, Sex, 
Handicap, Familial Status, or National Origin. 



Exhibit 3:  Proposed Resolution 

RESOLUTION 2025- 
RESOLUTION ADOPTING AFFORDABILITY ASSISTANCE  

POLICIES AND PROCEDURES MANUAL AND AUTHORIZING  
IMPLEMENTATION OF PROGRAM 

WHEREAS, the Township of Cherry Hill (the Township) is seeking a certification of 4th Round 
compliance with the Amended Fair Housing Act; and 

WHEREAS, the Township collects residential and non-residential development fees pursuant 
to the Township’s Development Fee Ordinance and the Statewide non-residential 
development fee Act (NJSA:40:55D-8.) and deposits same into its Affordable Housing Trust 
Fund (AHTF); and 

WHEREAS, pursuant to NJAC 5:99-2.5, the Township is required to set aside a portion of all 
development fees collected and interest earned for the purpose of providing affordability 
assistance to low-and-moderate income household in affordable units included in the 
Township’s fair share plan; and 

WHEREAS, affordability assistance means the use of funds to render housing units more 
affordable to low-and moderate-income households and includes, but is not limited to, down 
payment/closing cost assistance, security deposit assistance, emergency rental assistance, 
pursuant to NJAC 5:99-2.5; and  

WHEREAS, the Township has adopted an Affordable Housing Trust Fund Spending Plan 
allocating $100,000 for this purpose; and 

WHEREAS, the Township is currently under contract with CGP&H as its Administrative Agent, 
which includes initiation of an affordability assistance program; and

NOW, THEREFORE, BE IT RESOLVED: 

1.   That Council has reviewed and approved the attached Affordability Assistance 
Policies and Procedures Manual (attached hereto as Exhibit "A"), and  

2.   That Council authorizes $100,000 of AHTF monies to be utilized for Affordability 
Assistance programs for deed-restricted affordable housing units; and

3. That Council authorizes the Department of Community Development to cause the 
Affordability Assistance Program to be implemented by the Township’s 
Administrative Agent; and  



BE IT FURTHER RESOLVED, that the Mayor or his or her designee is hereby authorized to take 
any all steps necessary to effectuate the purpose of this Resolution. 

ADOPTED:   

       ___________________________________ 
        COUNCIL PRESIDENT   
ATTEST: 

_______________________________________  
PATTI CHACKER, RMC 
MUNICIPAL CLERK 


