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EXECUTIVE SUMMARY 

This amended Third Round Housing Element and Fair Share Plan has been prepared for Haddonfield 

Borough, Camden County, in accordance with the New Jersey Fair Housing Act and the rules of the 

New Jersey Council on Affordable Housing (COAH) at N.J.A.C. 5:93 et seq. The plan was prepared in 

order to address the Court-approved Settlement Agreement (FSHC Agreement) between Haddonfield 

Borough and Fair Share Housing Center (FSHC), executed April 2, 2019. This plan replaces the prior 

Third Round plan adopted by the Planning Board and endorsed by the Borough Commissioners on 

December 9, 2008. The Borough’s 2008 plan was certified by COAH in 2010. This 2019 Amended 

Plan will serve as the foundation for the Borough’s submission to the Honorable Nan S. Famular, 

P.J.Ch., for a Third Round Judgment of Compliance and Repose to July 1, 2025.  

There are three components to a municipality’s affordable housing 

obligation: the Rehabilitation share, or Present Need, the Prior 

Round obligation, and the Third Round obligation. The Court-

approved FSHC Agreement established the Borough’s 11-unit 

Rehabilitation share/Present Need obligation, a 192-unit Prior 

Round obligation for the years 1987 to 1999, and a 320-unit Third 

Round fair share obligation for the years 1999 to 2025 (including 

the “gap period”). As the Borough has limited vacant or developable 

land, the Court also approved the Borough’s vacant land adjustment 

(VLA), resulting in a combined Prior Round and Third Round 

Realistic Development Potential (RDP) of 83 and a combined Unmet 

Need of 429 (192 Prior Round + 320 Third Round – 83 RDP = 429 

Unmet Need). 

The Borough will address its 11-unit Rehabilitation share through continued participation in the 

Camden County Housing Rehabilitation Program and is prepared to offer a municipal rental housing 

rehabilitation program if the need arises. 

The Borough has addressed its combined 83-unit Prior Round and Third Round RDP with projects 

including completed and proposed inclusionary developments, completed and proposed 100% 

affordable municipally sponsored construction, and rental bonuses. 

To address its Unmet Need, the Borough has identified 12 sites, including the area around its PATCO 

station and nearby it, where it will adopt overlay zoning to create a realistic opportunity for the 

construction of affordable housing. The Borough will also adopt an updated Affordable Housing 

Ordinance, including a provision that, for any new residential construction of five or more units 

anywhere in the Borough, will require 20% of those units be set aside as affordable. 

  

Haddonfield’s Affordable 

Housing Obligation: 

 Rehabilitation                   

Share: 11 units 

 Prior Round 

Obligation: 192 units 

 Third Round 

Obligation: 320 units 
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INTRODUCTION 

Haddonfield Borough, a fully developed, primarily residential community of 11,428 people with a land 

area of 2.824 square miles and a vibrant downtown, is located in the northwestern part of Camden 

County. The Borough adjoins Haddon Township to the northwest; Cherry Hill Township to the north 

and east; Tavistock Borough, Lawnside Borough, and Barrington Borough to the south; and Haddon 

Heights Borough and Audubon Borough to the west.  

The Borough constitutes approximately 1.3 percent of the land in Camden County. Haddonfield 

Borough is approximately seven miles from Philadelphia and located within the Metropolitan Planning 

Area (PA-1) category as designated by The State Development and Redevelopment Plan (SDRP) of New 

Jersey. It is easily accessible from much of the region; Interstate 295 and the New Jersey Turnpike run 

through the southern tip of the Borough. The Borough is served by NJ Transit bus routes 455 and 457, 

providing access to Camden, Cherry Hill, Woodbury, Paulsboro, and other destinations throughout the 

region. The Borough is also served by a Port Authority Transit Corporation (PATCO) rail line with 

service to Camden and Philadelphia. 

Haddonfield Borough’s Master Plan portrays a community that has developed as a primarily residential 

municipality with a mixed-use downtown and virtually no vacant, developable land. The Master Plan 

identifies stable population and traffic levels. Due to the lack of vacant, developable land, any 

development in the Borough will generally necessitate redevelopment and repurposing of existing uses 

rather than greenfield construction. 

 

JUDICIAL, LEGISLATIVE, AND REGULATORY AFFORDABLE 
HOUSING BACKGROUND 

In its landmark 1975 decision now referred to as Mount Laurel I, the New Jersey Supreme Court ruled 

that developing municipalities have a constitutional obligation to provide a realistic opportunity for the 

construction of a variety and choice of housing types that would be affordable to low- and moderate-

income households. In its 1983 Mount Laurel II decision, the Supreme Court extended the 

constitutional obligation to all municipalities and determined that each municipality would have to 

establish its fair share obligation and provide, through its zoning, affirmative measures that would 

create a realistic opportunity for satisfying that obligation. Subject to certain criteria, Mount Laurel II 

also gave developers who successfully challenged the constitutionality of a municipality’s zoning and 

who were ready, willing, and able to provide a substantial amount of affordable housing the opportunity 

to secure a “builder’s remedy.”1 The Supreme Court intended a builder's remedy to be a mechanism to 

force municipal compliance with affordable housing fair share obligations in instances in which a 

municipality has failed to do so voluntarily. Under a builder's remedy lawsuit, if a developer/plaintiff 

is successful in demonstrating that a municipality has failed to provide a realistic opportunity for the 

construction of its fair share of its region’s need for low- and moderate-income housing, that 

developer/plaintiff may be granted a builder's remedy if the developer's site is suitable for inclusionary 

                                                      
1 Southern Burlington NAACP v. Twp. of Mount Laurel, 92 NJ 158 (1983) 
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development, and if the developer is willing to set aside a substantial number of units to be affordable 

to low- and moderate-income households. A developer would typically be permitted to build a higher 

density multi-family residential project on land not zoned to permit this use and/or at densities higher 

than permitted at the time of the lawsuit, reserving a “substantial” percentage (typically 20%) of the 

units for occupancy by and affordable to low- and moderate-income households. 

In 1985, the Legislature enacted the Fair Housing Act in response to Mount Laurel II. The Fair Housing 

Act created the Council on Affordable Housing, or COAH, as the administrative alternative to 

compliance in a court proceeding. The Legislature conferred primary jurisdiction on COAH and 

charged COAH with promulgating regulations (i) to establish housing regions; (ii) to estimate low- and 

moderate-income housing needs; (iii) to set criteria and guidelines for municipalities to determine and 

address their fair share numbers, and (iv) to create a process for the review and approval of appropriate 

housing elements and fair share plans. As will be discussed further, in March 2015, the New Jersey 

Supreme Court declared COAH a moribund agency and reactivated a judicial process for the review 

and approval of affordable housing plans. 

In Haddonfield Borough's case, the Borough has already achieved a settlement with FSHC that has 

been approved by the Superior Court, which details the extent of the Borough’s Prior Round and Third 

Round affordable housing obligations. Consequently, this Housing Element and Fair Share Plan has 

been prepared for adoption by the Planning Board and endorsement by the governing body to be 

submitted to the Superior Court in fulfillment of the requirements for a final Third Round Judgment 

of Compliance and Repose covering the period from 1999 to July 1, 2025. The Judgment of Repose will 

provide the Borough protection from exclusionary zoning (builder’s remedy) lawsuits during the time 

it is in effect.  

 
COAH’s First and Second Round  

COAH determined municipal affordable housing obligations,2  or number of affordable dwellings 

required, and created the criteria and guidelines for municipalities to address their respective fair share 

obligations. COAH originally established municipal affordable housing obligations for the six-year 

period between 1987 and 1993 (N.J.A.C. 5:92-1 et seq.), which became known as the First Round. These 

rules established an existing need where substandard housing was being occupied by low- and 

moderate-income households (variously known as Present Need or Rehabilitation share) and a future 

demand to be satisfied with new construction (prospective need). COAH followed guidelines 

established by the U.S. Dept. of Housing and Urban Development (HUD), which defined affordable 

housing as dwellings that are affordable to and occupied by households earning 80% (or less) of the 

regional median household income by household size. 

The First Round regulations were superseded by COAH’s Second Round regulations, adopted in 1994 

(N.J.A.C. 5:93-1.1 et seq.). The 1994 regulations recalculated the 1987-1993 affordable housing 

obligations for each municipality and projected the additional municipal affordable housing need for 

the next six years (from 1993 to 1999) using 1990 U.S. Census data. The regulations COAH adopted 

in 1994 thus identified a cumulative fair share obligation for the 12-year period encompassing the First 

                                                      
2 A.k.a. a municipality’s “fair share” of affordable housing. 
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and Second Rounds. When COAH adopted its regulations for the Third Round (see below), the 

cumulative 12-year First and Second Round obligations became known simply as the Prior Round 

obligation. This plan will refer to the new construction obligation for the First and Second housing 

cycles as the Prior Round obligation. 

 

COAH’s Third Round and Related Judicial Activity 

On December 20, 2004, COAH’s first version of the Third Round rules (N.J.A.C. 5:94-1 and 5:95-

1,known as Round 3.1) became effective, some five years after the end of the Second Round in 1999. 

While the first two rounds covered periods of six years each, the FHA had been amended by the 

Legislature in 2001 to extend to 10 years the period covered by a Substantive Certification. The Third 

Round was defined as the time period from 1999 to 2014 but the fair share obligation was intended to 

be addressed during a delivery period from January 1, 2004, through January 1, 2014. In other words, 

15 years of affordable housing activity was to take place in 10 years.  

The Third Round rules marked a significant departure from the methods utilized in COAH’s Prior 

Round. Previously, COAH assigned affordable housing obligations as an absolute number allocated to 

each municipality. The Third Round rules implemented a “growth share” approach that linked the 

requirement to produce affordable housing to new residential and non-residential development within 

a municipality. Each municipality was required to project the amount of residential and non-residential 

growth that would occur during the period from 2004 through 2014. Municipalities were then required 

to provide the opportunity of one affordable unit for every eight market-rate housing units developed 

and one affordable unit for every 25 jobs created. Jobs were not counted directly, but rather by using 

non-residential building square footage as a substitute for employment. In 2005, the Borough prepared 

and adopted its initial Third Round housing element and fair share plan based on these rules. 

On January 25, 2007, the 2004 set of rules was partially invalidated when the New Jersey Appellate 

Court invalidated key elements of the first version of the Third Round rules, including the growth share 

approach, In re Adoption of N.J.A.C. 5:94 and 5:95, 390 N.J. Super. 1. The Court ordered COAH to 

propose and adopt amendments to its rules within six months to address the deficiencies identified by 

the Court. COAH missed this deadline but did issue revised rules effective on June 2, 2008 (as well as 

a further rule revision effective on October 20, 2008). COAH retained the growth share approach but 

implemented several changes intended to create compliance with the 2007 Appellate Court decision. 

Additionally, the time period covered by the Third Round was expanded to 2018. This meant that 19 

years of affordable housing activity (1999-2018) would need to take place during a 10-year delivery 

period (2008-2018). Again in 2008, the Borough prepared and adopted an amended Third Round plan 

and petitioned COAH for Substantive Certification. 

Just as various parties challenged COAH’s initial Third Round regulations, parties challenged COAH’s 

2008 revised Third Round rules. On October 8, 2010, the Appellate Division issued its decision, In re 

Adoption of N.J.A.C. 5:96 and 5:97, 416 N.J. Super. 462, in response to the challenges to the second 

iteration of COAH’s Third Round rules. The Appellate Division validated the portions of the rules 

pertaining to the Rehabilitation share and the Prior Round obligations assigned to each municipality, 

but invalidated the growth share methodology for calculating Third Round obligations. Instead COAH 
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was directed to use similar methods to those that were used in the First and Second Rounds. The Court 

gave COAH five months to change its method for calculating Third Round obligations and to provide 

revised regulations regarding certain aspects of municipal compliance. Other highlights of the 

Appellate Court’s 2010 decision: 

 To be credited, municipally sponsored or 100% affordable housing sites must show site 

control, site suitability, and a proposed source of funding.  

 COAH’s rules did not provide sufficient incentive for the private construction of 

inclusionary developments (market-rate and affordable units). Clearly defined 

percentages supported by economic data must be provided. The Court noted that a 20% 

affordable housing set-aside was typical. 

 The Court invalidated crediting of Prior Round rental bonuses for developments that 

were not built within a reasonable timeframe.  

 Bonuses for smart-growth and redevelopment activities were upheld; however, the Court 

invalidated Third Round compliance bonuses. 

 The Court upheld its prior ruling on COAH's formula that eliminated the reallocation of 

the excess present need obligation from urban aid-eligible municipalities to other 

municipalities in the region. The Court also questioned whether or not urban aid 

municipalities should be assigned an allocation for future growth. 

Judicial Activity from 2011 to the Present 

COAH sought a stay from the New Jersey Supreme Court of the March 8, 2011, deadline for the agency 

to issue new Third Round housing rules that the Appellate Division had imposed in its October 2010 

decision. The Supreme Court granted COAH’s application for a stay and granted petitions and cross-

petitions to all of the various challenges to the Appellate Division’s 2010 decision. The Supreme Court 

heard oral argument on the various petitions and cross petitions on November 14, 2012.  

The New Jersey Supreme Court decided on the appeal by the executive branch of the Appellate Court’s 

decision of March 8, 2012, that disallowed the dissolution of COAH under Governor Christie’s 

Reorganization Plan No. 001-2011. The Supreme Court upheld the lower court’s ruling, finding that 

the governor did not have unilateral power to reorganize COAH out of existence. The judges found that 

such an action required the passage of new legislation. 

On September 26, 2013, the New Jersey Supreme Court upheld the 2010 Appellate Court decision in 

In re Adoption of N.J.A.C. 5:96 and 5:97 by New Jersey Council On Affordable Housing, 215 N.J. 578 

(2013), and ordered COAH to prepare the necessary rule revisions. Subsequent delays in COAH’s rule 

preparation and ensuing litigation led to the New Jersey Supreme Court, on March 14, 2014, setting 

forth a schedule for adoption.  

Although ordered by the New Jersey Supreme Court to adopt revised new rules on or before October 

22, 2014, COAH deadlocked 3-3 at its October 20, 2014, meeting and failed to adopt the draft rules it 
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had issued on April 30, 2014. In response, FSHC filed with the New Jersey Supreme Court a motion 

in aid of litigant’s rights, and oral argument on that motion was heard on January 6, 2015.  

On March 10, 2015, the Supreme Court issued a ruling on the motion in aid of litigant’s rights (In re 

Adoption of N.J.A.C. 5:96 & 5:97, 221 NJ 1, known as Mount Laurel IV). This long-awaited decision 

provides a new direction for how New Jersey municipalities are to comply with the constitutional 

requirement to provide their fair share of affordable housing. The Court transferred responsibility to 

review and approve housing elements and fair share plans from COAH to designated Mount Laurel 

trial judges in each vicinage. The implication of this was that municipalities could no longer wait for 

COAH to adopt Third Round rules before preparing new Third Round housing plans, and 

municipalities must now apply to the Court, instead of COAH, if they wished to be protected from 

exclusionary zoning lawsuits. These trial judges, with the assistance of a Court-appointed Special 

Master in each case, were directed to review municipal plans in much the same manner as COAH. 

Towns whose plans were approved by the Court would receive a Judgment of Compliance and Repose, 

the judicial equivalent of Substantive Certification. 

While the New Jersey Supreme Court’s decision set a process in motion for towns to address their Third 

Round obligation, it did not calculate or prepare a methodology to determine municipal fair share 

obligations. This responsibility fell, instead, to the individual trial courts. The Supreme Court stated 

that municipalities should rely on COAH’s first and Second Round rules (N.J.A.C. 5:93) and those 

components of COAH’s 2008 regulations that were not specifically invalidated, as well as the Fair 

Housing Act (N.J.S.A. 52:27D – 301 et seq.), in their preparation of Third Round housing elements and 

fair share plans. This Housing Element and Fair Share Plan is prepared in response to and in 

compliance with the March 10, 2015, New Jersey Supreme Court decision. 

On January 17, 2017, the New Jersey Supreme Court issued a decision, In Re Declaratory Judgment 

Actions Filed By Various Municipalities, 227 N.J. 508 (2017), that found that the gap period during 

which municipalities awaited new COAH regulations, defined as 1999-2015, generated an affordable 

housing obligation. This obligation requires an expanded definition of the municipal Present Need to 

include new housing for low- and moderate-income households formed during that period. 

Accordingly, the municipal affordable housing obligation is composed of the following four parts: 

Present Need (Rehabilitation), Prior Round (1987-1999, new construction), Gap Period Present Need 

(1999-2015, new construction), and Prospective Need (2015 to 2025, new construction). The structure 

of the obligation established through the Borough’s Court-approved Settlement Agreement with FSHC 

complies with the findings of this recent Supreme Court decision, as the Borough’s Third Round 

obligation (1999-2025) includes the 1999-2015 gap period.  

Other Legislative Activity 

In addition to the COAH regulatory process and judicial decisions, the New Jersey Legislature has 

amended the Fair Housing Act in recent years. On July 17, 2008, Governor Corzine signed P.L.2008, 

c.46 (referred to as the Roberts Bill, or A500), which amended the Fair Housing Act in a number of 

ways. Key provisions of the legislation included the following: 
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 It established a mandatory statewide 2.5% nonresidential development fee instead of requiring 

nonresidential developers to provide affordable housing; 

 

 It eliminated regional contribution agreements (RCAs), whereby a municipality was permitted to 

transfer up to 50% of its fair share to a so-called “receiving” municipality, as a compliance 

technique available to municipalities; 

 

 It added a requirement that 13% of all future affordable housing units and 13% of all similar units 

funded by the state’s Balanced Housing Program and its Affordable Housing Trust Fund must be 

restricted to very low-income households (earning 30% or less of the regional median household 

income by household size); and 

 

 It added a requirement that municipalities had to commit to spend development fees within four 

years of the date of collection after its enactment, which commitment obligation deadline was 

initially the four-year anniversary of the law (July 17, 20123). 

These amendments to the FHA were never promulgated in any valid COAH regulations.  

On July 27, 2009, Governor Corzine signed the New Jersey Economic Stimulus Act of 2009,4 which 

instituted a moratorium on the collection of nonresidential affordable housing development fees 

through July 2010. This moratorium was later extended until July 1, 2013 (P.L. 2011, c. 122). Since the 

moratorium has now expired, municipalities are obligated to collect the fee of 2.5% of the equalized 

assessed value of a nonresidential development. Municipalities were always permitted to impose and 

collect the residential development fees approved by COAH following a 1990 New Jersey Supreme 

Court decision5.  

  

                                                      
3 - The four-year period of fund commitment will start when the Court approves the municipal fair share plan and 
spending plan, per the subsequent Appellate Division decision on trust fund expenditures. 
4 - P.L. 2009, c.90. 
5 - Holmdel Builders Assn. v. Tp. of Holmdel, 121 N.J. 550, 583 A.2d 277 (1990). 
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AFFORDABILITY REQUIREMENTS  

Affordable housing is defined under New Jersey’s Fair 

Housing Act as a dwelling, either for sale or rent, that is 

within the financial means of households of low- or 

moderate-income, as is measured within each housing 

region. Haddonfield Borough is in COAH’s Region 5, 

which includes Burlington, Camden and Gloucester 

counties. Moderate-income households are those earning 

between 50% and 80% of the regional median income. 

Low-income households are those with annual incomes 

that are between 30% and 50% of the regional median 

income. Very low-income households must also be accounted for. These households, which are a subset 

of low-income households, are defined as households earning 30% or less of the regional median 

income. 

The Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-26.3(d) and (e) require that the 

maximum rent for a qualified unit be affordable to households that earn 60% or less of the median 

income for the region. The average rent must be affordable to households earning no more than 52% 

of the median income. The maximum sale price for a qualified unit must be affordable to households 

that earn 70% or less of the median income. The average sale price must be affordable to a household 

that earns 55% or less of the median income.  

In the spring of each year, HUD releases updated regional income limits, which COAH has historically 

reallocated to its regions. It is from these income limits that the rents and sale prices for affordable 

units are derived. COAH last published regional income limits in 2014. The Affordable Housing 

Professionals of New Jersey and FSHC released income limits for 2019, which are shown for Housing 

Region 5 in Tables 1 through 3. The Borough included a process to update income limits on an annual 

basis in its agreement with FSHC, which was approved by the Superior Court on July 1, 2019.6 The 

sample rents and sale prices below are gross figures and do not account for the specified utility 

allowance.  

  

                                                      
6 Future annual income limits will be developed by the Borough or another entity with relevant jurisdiction, such as the 
Affordable Housing Professionals of New Jersey (AHPNJ), which developed the Borough’s Court-approved income 
limits attached to the FSHC Agreement. 

Income Categories 

Moderate = 50% to 80% of regional 
median income  

Low = 30% to 50% of regional 
median income 

Very Low = less than 30% of regional 
median income. 

 

 



    
 

  
2019 Amended Third Round Housing Element and Fair Share Plan 

Haddonfield Borough, Camden County, N.J. 
Page 9 

TABLE 1. 2019 INCOME LIMITS FOR REGION 5 

 
Household Size 

 Income Levels 
1 Person 

Household 
2 Person 

Household 
3 Person 

Household 
4 Person 

Household 
5 Person 

Household 
Moderate $50,456 $57,664 $64,872 $72,080 $77,846 
Low $31,535 $36,040 $40,545 $45,050 $48,654 

Very Low $18,921 $21,624 $24,327 $27,030 $29,192 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019 

 

TABLE 2. ILLUSTRATIVE 2019 AFFORDABLE RENTS FOR REGION 5 

 

Household Income Levels 
1 Bedroom Unit 

Rent 
2 Bedroom 
Unit Rent 

3 Bedroom 
Unit Rent 

Moderate (60% of median) $1,014 $1,216 $1,406 

Low (50% of median) $845 $1,014 $1,171 

Very Low (30% of median) $507 $608 $703 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019; Maximum rent 

increases per the Court-approved 2019 income limits table. 
 

 

TABLE 3. ILLUSTRATIVE 2019 AFFORDABLE SALES PRICES FOR REGION 5 

 

Household Income Levels 
1 Bedroom 
Unit Price 

2 Bedroom 
Unit Price 

3 Bedroom 
Unit Price 

Moderate (70% of median) $136,354 $168,590 $198,676 

Low (50% of median) $90,303 $113,328 $134,819 

Very Low (30% of median) $44,251 $58,067 $70,961 
Source: Affordable Housing Professionals of New Jersey Affordable Housing Regional Income Limits, May 2019; Maximum 
sales increases per the Court-approved 2019 income limits table. 
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HOUSING ELEMENT/FAIR SHARE PLAN REQUIREMENTS 

In accordance with the Municipal Land Use Law (N.J.S.A. 40:55D-1, et seq.), a municipal Master Plan 

must include a housing element as the foundation for the municipal zoning ordinance. Pursuant to the 

FHA, a municipality’s housing element must be designed to provide access to affordable housing to 

meet present and prospective housing needs, with particular attention to low- and moderate-income 

housing. The housing element must contain at least the following, as per the FHA at N.J.S.A. 52:27D-

310: 

 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 (refer to 

the Housing, Demographic, and Employment Analysis section);  

 A projection of the municipality’s housing stock, including the probable future construction of 

low- and moderate-income housing, for the next 10 years, taking into account, but not 

necessarily limited to, construction permits issued, approvals of applications for development, 

and probable residential development trends (refer to the Consideration of Lands Appropriate 

for Affordable Housing sub-section); 

 An analysis of the municipality’s demographic characteristics, including, but not necessarily 

limited to, household size, income level, and age; 

 An analysis of the existing and probable future employment characteristics of the municipality 

and its residents; 

 A determination of the municipality’s present and prospective fair share of low- and moderate-

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share of low- and moderate-income housing (refer to the Affordable Housing 

Obligation sub-section); and 

 A consideration of the lands most appropriate for construction of low- and moderate-income 

housing and of the existing structures most appropriate for conversion to, or rehabilitation for, 

low- and moderate-income housing, including a consideration of lands of developers who have 

expressed a commitment to provide low- and moderate-income housing (refer to the 

Consideration of Lands Appropriate for Affordable Housing sub-section). 
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HOUSING, DEMOGRAPHIC AND EMPLOYMENT ANALYSIS 

HOUSING CHARACTERISTICS 

The 2013-2017 American Community Survey (ACS) 7  indicates that Haddonfield Borough has 

approximately 4,360 housing units, with 165, or 3.8%, vacant. The Borough’s housing stock consists 

predominantly of single-family detached units (77.7%). The Borough’s percentage of single-family 

detached units is higher than that of the state (50.2%) and Camden County (55.3%). Of all occupied 

units, approximately 14.8% are renter-occupied, with 85.2% owner-occupied. The percent of renter-

occupied units in the Borough is lower than the county (33.2%) and the state (35.9%).  See Table 4, 

Housing Units by Number of Units in Structure.  

TABLE 4. HADDONFIELD HOUSING UNITS BY 

NUMBER OF UNITS IN STRUCTURE, 2017 

Number of 
units 

Total 
Units 

% Total 
Owner 

Occupied 
% Owner 
Occupied 

Rentals Vacant 

    1, detached  3,387  77.7%  3,207  73.6%  111   69  
    1, attached  320  7.3%  272  6.2%  26   22  
    2  169  3.9%  15  0.3%  140   14  
    3 or 4  134  3.1%  10  0.2%  89   35  
    5 to 9  41  0.9%  -    0.0%  41   -    
    10 to 19  39  0.9%  -    0.0%  39   -    
    20 or more  270  6.2%  72  1.7%  173   25  
    Mobile home  -    0.0%  -    0.0%  -     -    

Boat, RV, van, 
etc. 

 -    0.0%  -    0.0%  -     -    

Total 4,360  100.0%  3,576  82.0%  619   165  
Source: 2013-2017 American Community Survey 5-Year Estimate (B25032, DP04). 
*The margins of error for these values exceed the estimated counts. As such, the estimates may be unreliable.  

 

  

                                                      
7 The American Community Survey replaced the long-form Census as the source for much of the housing data necessary to complete 
this section. The Census is a one-time count of the population while this ACS is an estimate taken over five years through sampling. 
For this reason, data in the ACS is subject to a margin of error. 
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Table 5, Housing Units by Year Built, illustrates the decades during which the Borough’s housing units 

were built. Approximately 77.6% of Haddonfield Borough’s housing stock was built prior to 1960. The 

median year homes in the Borough were built (1939) makes the Borough’s homes older than those of 

both the county (median year built = 1960) and the state (median year built = 1967). 

TABLE 5. HADONFIELD HOUSING UNITS BY YEAR BUILT, 2017 

Year Built Total Units Percent Owner Renter 

2014 or later  55* 1.3%  20*   35*  

2010 to 2013  30  0.7%  30   -    

2000 to 2009  124  3.0%  72   52  

1990 to 1999  81  1.9%  69   12* 

1980 to 1989  109  2.6%  79   30  

1970 to 1979  263  6.3%  195   68  

1960 to 1969  276  6.6%  251   25  

1950 to 1959  769  18.3%  746   23  

1940 to 1949  296  7.1%  259   37  

1939 or earlier  2,192  52.3%  1,855   337  

Totals  4,195  100.0%  3,576   619  

Median year built: 1939  1939 1939 

Source: 2013-2017 American Community Survey 5-Year Estimate (B25036, B25037) 
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Table 6, Housing Units by Number of Rooms, 2017 and Table 7, Number of Bedrooms per Housing 

Unit, 2017 show that housing in Haddonfield Borough is generally larger than housing across the 

county and the state, as evidenced by the number of bedrooms and rooms overall per housing unit. 

Housing units with three or more bedrooms comprise 79.4% of all housing units in Haddonfield 

Borough, compared to 63.4% and 57.4% in Camden County and New Jersey, respectively. 

TABLE 6. HADDONFIELD HOUSING UNITS BY 

NUMBER OF ROOMS, 2017 

Rooms Number of Units Percentage of Total 

1  49  1.1% 

2  60  1.4% 

3  169  3.9% 

4  257  5.9% 

5  326  7.5% 

6  501  11.5% 

7  626  14.4% 

8  869  19.9% 

9+  1,503  34.5% 

Total  4,360  100.0% 
Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 

 

TABLE 7. HADDONFIELD NUMBER OF BEDROOMS 

PER HOUSING UNIT, 2017 

Bedrooms Number of Units Percent of Total 

Efficiency  53  1.2% 

1  393  9.0% 

2  453  10.4% 

3  1,482  34.0% 

4  1,260  28.9% 

5+  719  16.5% 

Total  4,360  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 
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Table 8, Housing Values, shows that the median housing value in Haddonfield Borough increased 

122.7% between 2000 and 2017, a greater percentage increase than values across Camden County 

overall (75.6%). Haddonfield Borough had dramatically higher median home values compared to the 

county in 2000 ($221,100 vs. $110,200) and in 2017 ($492,500 vs. $193,500).  

TABLE 8. HADDONFIELD HOUSING VALUES, 2017 AND 2000 

Housing Unit Value 2017 Units Percent 2000 Units Percent 

Less than $10,000  50  1.4%  -    0.0% 

$10,000 to $99,999  20  0.6%  89  2.5% 

$100,000 to $249,999  288* 8.1%  1,907  54.0% 

$250,000 to $299,999  249  7.0%  501  14.2% 

$300,000 to $399,999  589  16.5%  508  14.4% 

$400,000 to $499,999  640  17.9%  256  7.3% 

$500,000 to $749,999  1,121  31.3%  190  5.4% 

$750,000 to $999,999  396  11.1%  47  1.3% 

$1,000,000 or more  223  6.2%  31  0.9% 

Total  3,576  100.0%  3,529  100.0% 

Median home value  $492,500  $221,100 

Sources: 2000 Census (H074, H085), 2013-2017 American Community Survey 5-Year Estimate (DP04, B25075) 
*The margins of error for this information exceed the estimated counts, thus the estimates may be unreliable. 
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The median rent in Haddonfield Borough in 2017 was $1,274, compared to $1,018 across Camden 

County. Based on 2019 illustrative rents, seven units are affordable to very low-income renters (based 

on a one-bedroom unit). Approximately 28 units (4.5% of rental units) may be affordable to low-income 

renters (exclusive of rental units affordable to very low-income renters) and approximately 91 units 

(14.7% of rental units) may be affordable to moderate-income renters (exclusive of those units 

affordable to lower income groups). In total, approximately 126 rental units, or 20.4% of all renter-

occupied housing units, may be affordable to low- and moderate-income households. See Table 9, 

Comparison of Haddonfield Borough and Camden County, Gross Rent. 

TABLE 9. HADDONFIELD BOROUGH AND CAMDEN COUNTY  

GROSS RENTS, 2017 

 
 Haddonfield Borough Camden County 
Gross Rent Units Percent Units Percent 

Less than $100  -    0.0%  270  0.4% 

$100 to $149  -    0.0%  376  0.6% 

$150 to $199  -    0.0%  525  0.8% 

$200 to $249  -    0.0%  1,804  2.9% 

$250 to $299  -    0.0%  1,109  1.8% 

$300 to $349  -    0.0%  1,029  1.7% 

$350 to $399  -    0.0%  686  1.1% 

$400 to $449  -    0.0%  645  1.0% 

$450 to $499  -    0.0%  990  1.6% 

$500 to $549  7* 1.1%  831  1.3% 

$550 to $599  -    0.0%  663  1.1% 

$600 to $649  -    0.0%  1,163  1.9% 

$650 to $699  13*  2.1%  1,122  1.8% 

$700 to $749  15  2.4%  1,904  3.1% 

$750 to $799  11  1.8%  2,609  4.2% 

$800 to $899  18  2.9%  6,616  10.7% 

$900 to $999  62  10.0%  6,665  10.7% 

$1,000 to $1,249  165  26.7%  13,048  21.0% 

$1,250 to $1,499  103  16.6%  8,428  13.6% 

$1,500 to $1,999  121  19.5%  6,634  10.7% 

$2,000 or more  87* 14.1%  2,777  4.5% 

No cash rent  17  2.7%  2,110  3.4% 

Total  619  100.0% 62,004 100.0% 

Median rent  $ 1,274  $1,018 
Source: 2013-2017 American Community Survey 5-Year Estimate (DP04, B25063) 
*The margin of error for this information exceeds the estimated counts, thus the estimates may be unreliable. 

Housing is generally considered to be affordable if the costs of rents, mortgages, and other essential 

costs consume 28% or less of an owner-household’s income or 30% or less of a renter-household’s 

income. Homeowner rates are lower to account for the additional home maintenance costs associated 
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with ownership. In Haddonfield Borough, 29.8% of homeowner households and 47.9% of renter 

households (an average of 32.3% of all households in the Borough) pay 30% or more of their monthly 

income toward housing costs. See Table 10, Housing Affordability.  

 

Though the definition of deteriorated housing has evolved over several iterations of the state’s 

affordable housing regulations, the currently accepted criteria for determining whether a housing unit 

is deficient are as follows: (1) the unit is overcrowded (contains more than 1 person per room) and is 

more than 50 years old; (2) the unit has inadequate plumbing; or (3) the unit has inadequate kitchen 

facilities. While Table 11, Indicators of Deficiency, 2013-2017, demonstrates the number of units 

meeting each criterion, it should not be interpreted as reflecting the Borough’s Rehabilitation 

obligation, as it does not account for double-counting units containing more than one indicator of 

deficiency. Due to constraints in available data tables, it shows overcrowding in units built prior to 1950 

instead of 1965.  

TABLE 11. HADDONFIELD INDICATORS OF HOUSING DEFICIENCY, 2013-2017 

Indicator Incomplete 
Plumbing 

Incomplete 
Kitchen 

Crowded or Overcrowded, 
and Built Pre-1950 

Number of Units 16 49 12* 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP04, B25050) 
*The margin of error for this information exceeds the estimated counts, thus the estimates may be unreliable 

 

  

TABLE 10. HADDONFIELD HOUSING AFFORDABILITY, 2017 
 

Monthly Housing 
Cost as % of Income 

Owner-
Occupied 

% of 
Total 

Renter % of 
Total 

All 
Occupied 

% of 
Total 

Less than 20 Percent  1,619  45.3%  184  31.8%  1,803  43.4% 

20 to 29 Percent  889  24.9%  117  20.2%  1,006  24.2% 

30 Percent or More  1,064  29.8%  277  47.9%  1,341  32.3% 

Total 3,572 100.0% 578 100.0% 4,150 100.0% 
Source: 2013-2017 American Community Survey 5-Year Estimate (DP04) 

*Difference in number due to margin of error 
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GENERAL POPULATION CHARACTERISTICS  

The Borough has seen its population shrink slightly, by 0.7%, since the 2000 census, while New Jersey 

has grown by 4.5% and Camden County has grown slightly, by 0.9%, in the same period. See Table 12, 

Population Growth. 

TABLE 12. HADDONFIELD AND CAMDEN COUNTY POPULATION GROWTH 

 1990 2000 % Change 2010 % Change 

Haddonfield 
Borough 

 11,628   11,669  0.4%  11,593  -0.7% 

Camden County  502,824   508,932  1.2%  513,657  0.9% 

New Jersey  7,730,188  8,414,350  8.9%  8,791,894  4.5% 

Sources: 1990, 2000, and 2010 US Census 

 

 

Haddonfield Borough has seen its 25- to 34-year-old population shrink by 22.5% and its under-5 

population shrink by 7.0%, which suggests a decrease in the number of young families in the Borough. 

The population in the Borough aged 55 to 64 increased by 39.6%, more than any other age group. This 

suggests that more empty-nesters, those whose children have recently moved out, are calling 

Haddonfield home. 

 

While the population of empty-nesters grew substantially, the population over 65 contracted by 6.1%. 

The median age of Borough residents experienced a modest increase from 41.3 to 42.9. See Table 13, 

Age Distribution, 2000-2010. 

 

TABLE 13. HADDONFIELD AGE DISTRIBUTION, 2000 – 2010 

Age Group 2000 Percent 2010 Percent Percent Change 

Under 5  743  6.4%  691  6.0% -7.0% 

5-14  1,848  15.9%  1,918  16.5% 3.8% 

15-24  1,006  8.6%  1,216  10.5% 20.9% 

25-34  1,042  8.9%  808  7.0% -22.5% 

35-44  1,918  16.5%  1,556  13.4% -18.9% 

45-54  2,048  17.6%  1,986  17.1% -3.0% 

55-64  1,204  10.3%  1,681  14.5% 39.6% 

65-74  900  7.7%  840  7.2% -6.7% 

75+  950  8.1%  897  7.7% -5.6% 

Total  11,659  100%  11,593  100% -0.6% 

Median Age: 41.3 42.9 3.9% 

Sources: 2000 and 2010 US Census 
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Household Characteristics 

The U.S. Census Bureau defines a household as people who occupy a single room or group of rooms 

constituting a housing unit, whether or not they are related. As a subset of households, a family is a 

group of people including a householder and one or more people related by blood, marriage or adoption, 

all living in the same household. In 2010, there were 4,436 households in the Borough, with an average 

of 2.61 people per household and an average of 3.17 people per family. Approximately 61.7% of the 

households are married couples, with or without children. Approximately 28.3% of the Borough’s 

households are non-family households, which include individuals living alone. See Table 14, 

Household Composition, 2010. 

 

TABLE 14. HADDONFIELD HOUSEHOLD COMPOSITION, 2010 

Household Type Number of Households Percent 

Family households  3,179  71.7% 

 Married-couple family  2,737  61.7% 

 With Children  1,371  30.9% 

 Male householder, no spouse present  95  2.1% 

 With Own Children Under 18  42  0.9% 

 Female householder, no spouse present  347  7.8% 

 With Own Children Under 18  182  4.1% 

Nonfamily households  1,257  28.3% 

 Householder living alone  1,103  24.9% 

Total Households  4,436  100% 

Source: 2010 US Census 
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INCOME CHARACTERISTICS 

Households and families in Haddonfield Borough have on average much higher incomes than in 

Camden County as a whole. Median income in 2017 in Haddonfield Borough was $138,920 for 

households and $174,375 for families. Comparable figures for the county were $65,037 for households 

and $82,375 for families. Table 15, Household Income by Income Brackets, 2017, illustrates this 

disparity in more detail by noting the number of households in each of the income categories. The 

Borough’s poverty rates for individuals and families (2.9% and 2.2%, respectively) are much lower than 

the county’s individual and family poverty rates (13.1% and 10.1%, respectively). See Table 16, Individual 

and Family Poverty Rates, 2017, for the comparison.  

TABLE 15. HADDONFIELD HOUSEHOLD INCOME BY INCOME BRACKET, 2017 

 Households Percent 

Less than $10,000  83  2.0% 

$10,000-$14,999  18  0.4% 

$15,000-$24,999  155  3.7% 

$25,000-$34,999  205  4.9% 

$35,000-$49,000  227  5.4% 

$50,000-$74,999  466  11.1% 

$75,000-$99,999  401  9.6% 

$100,000-$149,999  721  17.2% 

$150,000-$199,999  506  12.1% 

$200,000 +  1,413  33.7% 

Total  4,195  100% 

Median Income: $138,920  

Source: 20013-2017 American Community Survey 5-Year Estimate (DP03) 

 

TABLE 16. HADDONFIELD INDIVIDUAL AND FAMILY POVERTY RATES, 2017 

Location Individuals Families 

Haddonfield Borough 2.9% 2.2% 

Camden County 13.1% 10.1% 

New Jersey 10.7% 7.9% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP03)  
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EMPLOYMENT CHARACTERISTICS 

Table 17, Distribution of Employment by Industry, Haddonfield Borough Residents, 2017, shows the 

distribution of employment by industry for employed Haddonfield Borough residents. The four 

industries that capture the largest segments of the population are the education, health and social 

services industry at 31.9%; professional, scientific, management, administrative and waste 

management services industry at 18.1%; financing, insurance, real estate, renting, and leasing industry 

at 14.4%; and manufacturing industry at 7.0%. 

TABLE 17. DISTRIBUTION OF EMPLOYMENT BY INDUSTRY, 

HADDONFIELD BOROUGH RESIDENTS, 2017 
Sector Jobs Number Percent 

Agriculture, Forestry, Fishing and Hunting, and Mining  -    0.0% 

Construction  161  2.9% 

Manufacturing  383  7.0% 

Wholesale Trade  147  2.7% 

Retail Trade  344  6.3% 

Transportation, Warehousing, and Utilities  71  1.3% 

Information  202  3.7% 

Financing, Insurance, Real Estate, Renting, and Leasing  785  14.4% 

Professional, Scientific, Management, Administrative, and 
Waste Management Services 

 991  18.1% 

Educational, Health and Social Services  1,740  31.9% 

Arts, Entertainment, Recreation, Accommodation and Food 
Services 

 330  6.0% 

Other  130  2.4% 

Public Administration  178  3.3% 

Total  5,462  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP03) 
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Table 18, Employment by Occupation, Haddonfield Borough, 2017, identifies the occupations of 

employed residents. While Haddonfield Borough residents work in a variety of industries, 72.9% of 

employed residents work in management, professional, and related occupations, while sales and office 

occupations employ 16.5% of residents.  

TABLE 18. EMPLOYMENT BY OCCUPATION, HADDONFIELD BOROUGH, 2017 

Sector Jobs Number Percent 

Management, Business, Science, Arts  3,981  72.9% 

Service  361  6.6% 

Sales and Office  900  16.5% 

Natural Resources, Construction, Maintenance  146  2.7% 

Production, Transportation, Material Moving  74  1.4% 

Total  5,462  100.0% 

Source: 2013-2017 American Community Survey 5-Year Estimate (DP03) 

 

Since 2010, the size of the Haddonfield Borough labor force has fluctuated while unemployment has 

fallen. The Borough’s unemployment rate fell from 5.6% in 2010 to 2.5% in 2018. In 2017, the labor 

force in Haddonfield Borough comprised 5,651 residents; the 2017 ACS indicates that in 2017 there 

were 8,584 residents ages 16 and older, indicating that approximately 2,933 working-age residents have 

not entered the labor force or are not looking for employment. Table 19, Change in Employment Since 

2010, illustrates these trends. 

TABLE 19: HADDONFIELD RESIDENTS CHANGE IN EMPLOYMENT SINCE 2010 

Year Labor Force Employment Unemployment Unemployment Rate (%) 

2010  5,400   5,098   302  5.6% 

2011  5,508   5,237   271  4.9% 

2012  5,732   5,403   329  5.7% 

2015  5,670   5,375   295  5.2% 

2014  5,536   5,317   219  4.0% 

2015  5,612   5,405   207  3.7% 

2016  5,626   5,470   156  2.8% 

2017  5,651   5,504   147  2.6% 

2018  5,598   5,458   140  2.5% 

Source: New Jersey Department of Labor and Workforce Development 
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The New Jersey Department of Labor tracks covered employment throughout the state. Covered 

employment data includes only those jobs for which unemployment compensation is paid. By 

definition, it does not cover the self-employed, unpaid family workers, most part-time or temporary 

employees, and certain agricultural and in-home domestic workers. See Table 20, Covered 

Employment Estimates, for the number of jobs in Haddonfield Borough and in Camden County. 

TABLE 20. HADDONFIELD COVERED EMPLOYMENT ESTIMATES 

Year Haddonfield Borough Camden County 

2017 4,837 203,757 

Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic 
Analysis, New Jersey Covered Employment Trends.  

 

Professional/technical and health/social trades were the largest sectors of in-town private-sector 

occupations, with 976 and 675 jobs, respectively. Amongst the public sector, local government 

employment captured the largest number of jobs for an average of 447. Although limited data was 

available, Table 21, Covered Employment by Sector, 2017 provides additional employment information.  

TABLE 21. HADDONFIELD COVERED EMPLOYMENT BY SECTOR, 2017 

  Employment Wages 

March June Sept. Dec. Average Annual Weekly 

Private Sector 
Municipality Total 

 4,040   4,193   4,034   4,084   4,058  $58,856 $1,132 

Construction  102   81   77   92   87  $58,421 $1,123 

Manufacturing  44   40   36   39   38  $29,273 $563 

Wholesale Trade  43   42   41   40   42  $86,025 $1,654 

Retail Trade  296   280   258   258   274  $23,361 $449 

Finance/Insurance  205   202   202   210   205  $73,649 $1,416 

Real Estate  40   40   40   39   40  $87,398 $1,681 

Professional/Technical  976   1,014   1,009   998   993  $105,115 $2,021 

Health/Social  675   683   608   630   644  $42,576 $819 

Arts/Entertainment  43   79   51   41   53  $45,828 $881 

Accommodations/Food  355   368   379   414   370  $16,599 $319 

Other Services  259   264   263   274   262  $31,620 $608 

Unclassified  34   38   50   38   36  $26,932 $518 

Federal Government 
Municipality Total 

 4   5   5   5   5  $55,498 $1,067 

Local Government 
Municipality Total 

 499   516   464   500   447  $58,508 $1,125 

Local Government Education 
Total 

 375   389   354   374   327  $65,643 $1,262 

Total Covered Employment  4,918   5,103   4,857   4,963   4,837  $59,626 $1,147 
Source:  New Jersey Department of Labor, Division of Planning and Research, Office of Demographic and Economic Analysis, New Jersey Covered 
Employment Trends.  
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As Table 22, Journey to Work, 2013-2017 below shows, workers from Haddonfield Borough are 

approximately as likely to drive to work (74.1%) as are workers across the county or state (76.8% and 

71.5%, respectively) and less likely to carpool (4.3% vs. 9.2% and 8.0%). Borough workers are more 

likely to take mass transit (11.1%) than workers in the county (7.4%) and approximately as likely as those 

in the state (11.5%). Among employed residents, 6.9% of workers work from home, and 2.2% walk to 

work.  

TABLE 22. HADDONFIELD AND CAMDEN COUNTY 

JOURNEY TO WORK, 2013-2017 

 

Mode Haddonfield Borough Camden County New Jersey 

Drive Alone 74.1% 76.8% 71.5% 

Carpool 4.3% 9.2% 8.0% 

Transit 11.1% 7.4% 11.5% 

Walk 2.2% 2.0% 3.0% 

Work at Home 6.9% 3.4% 4.2% 

Other 1.3% 1.3% 1.8% 
Source: 2013-2017 American Community Survey: Selected Economic Characteristics (DP03) 

 

About 71% of the Borough’s households own two or more personal vehicles, and 3.5% of households 

in Haddonfield Borough own no vehicle, perhaps an indicator of lower-income households, or perhaps 

an indicator of good transit options. See Table 23, Available Vehicles by Household, 2013-2017.    

TABLE 23. HADDONFIELD AVAILABLE VEHICLES 

BY HOUSEHOLD, 2013-2017 

Vehicles Count Percent 

None  146  3.5% 

One  1,065  25.4% 

Two  2,179  51.9% 

Three +  805  19.2% 

Total  4,195  100.0% 

Source: 2013-2017 American Community Survey: Selected Housing Characteristics (DP04) 
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As shown in Table 24, Top 10 Commuting Destinations for Haddonfield Borough Residents below, 

Haddonfield Borough is the most common place of employment for employed residents of 

Haddonfield Borough, with 367 (7.9%) workers remaining in their home town for their primary jobs. 

Philadelphia is the second most common destination, with 251 (5.4%) residents traveling there for their 

primary jobs. The remaining eight of the top 10 municipalities employ 12.1% of the Borough’s 

employed residents, and 74.6% of Borough residents work elsewhere.  

TABLE 24. TOP 10 COMMUTING DESTINATIONS FOR 

HADDONFIELD RESIDENTS, 2015 

 

Destination Jobs Percent 

Haddonfield  367  7.9% 

Philadelphia  251  5.4% 

Camden  92  2.0% 

Collingswood  75  1.6% 

Haddon Heights  75  1.6% 

Ashland  73  1.6% 

Audubon  67  1.4% 

Moorestown-Lenola  62  1.3% 

Springdale  60  1.3% 

Cherry Hill Mall  58  1.2% 

All Other Locations  3,462  74.6% 

Source: US Census and Center for Economic Studies. Longitudinal Employer-Household Dynamics, 2015 

 

POPULATION PROJECTIONS 

The Delaware Valley Regional Planning Commission (DVRPC), the Metropolitan Planning 

Organization (MPO) that addresses Haddonfield Borough as well as the remainder of Camden County, 

published population and employment projections for the year 2040. The DVRPC projects that the 

Borough’s population and employment will both increase by 1.4% from 2010 to 2040. As Table 25, 

Population, Household, and Employment Projections, 2010 to 2040 shows, the Borough’s projected 

population and employment growth rates are lower than those of the county.  

TABLE 25. POPULATION AND EMPLOYMENT PROJECTIONS, 2010 to 2040 
 

Haddonfield Borough  Camden County 

2010 2040 % Change 2010 2040 % Change 

Population 11,593 11,753 1.4% 513,657 528,303 2.9% 

Employment 6,686 6,778 1.4% 263,406 274,124 2.1% 
Sources: DVRPC Regional, County, and Municipal Population Forecasts, 2010-2040. ADR 18-A, March 2013;  
DVRPC Regional, County, and Municipal Employment Forecasts, 2010-2040. ADR 19, January 2013 
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The Fair Housing Act requires that housing plans include a 10-year projection of new housing units 

based on the number of building permits, development applications approved, and probable 

developments, as well as other indicators deemed appropriate (N.J.S.A. 52:27D-310.b). Building permit 

issuance for residential new construction in Haddonfield Borough during the years 2000 through 2018 

averaged approximately seven units per year. Given the lack of buildable land in the Borough, many of 

these were for replacement of houses torn down and rebuilt. When demolition permits are included in 

the calculations, the average number of net new units constructed drops to less than one per year. 

If this rate were to remain constant, Haddonfield Borough would see approximately five net new 

dwelling units by July of 2025, and eight net new dwellings by July 2029. However, during the Third 

Round, the Borough anticipates residential development activity planned for the Bancroft site as well 

as, on a smaller scale, at the Borough-owned site off of Snowden Avenue, behind Borough Hall. In 

addition, the Borough will adopt Third Round overlay zoning to address its Unmet Need, which may 

also trigger some new residential development. Factors such as economic cycles, environmental 

constraints, and physical obstacles to development may result in a lower or higher actual number. Table 

26, Housing Projections, provides an estimate of anticipated residential growth based on the 

extrapolation of prior housing activity and anticipated redevelopment.  

  



 

 
2019 Amended Third Round Housing Element and Fair Share Plan 
Haddonfield Borough, Camden County, N.J. 
Page 26 

TABLE 26. HADDONFIELD HOUSING PROJECTIONS TO 2029 
 

Year 
Demolition Permits 

Issued 
Building Permits 

Issued 
Net New Housing 

Units 

2000 4  7  3 

2001 0  10  10 

2002 0  3  3 

2003 1  18  17 

2004 0  15  15 

2005 7  32  25 

2006 8  14  6 

2007 7  7  0 

2008 5  6  1 

2009 3  5  2 

2010 3  4  1 

2011 11  7  -4 

2012 7  8  1 

2013 10  7  -3 

2014 12  13  1 

2015 9  11  2 

2016 13  13  0 

2017 14  15  1 

2018 11 17 6 

Total 2000 to 2018 113 127  14 

19-year average 5.95 round up to 6 6.68 round up to 7  o.74 

10-year projection of 
background growth 
(July 2019 to July 2029) 

59.5 round up to 60 66.8 round up to 67  7.4 round up to 8 

10-year projection – 
growth and 
redevelopment 

 

+/-100 (Bancroft) + 28 
(Snowden Avenue) + 
units from overlay 
zones 

136 

Source: NJDCA Construction Reporter, Building Permits, Yearly Summary Data, Housing Units Authorized by Building Permit for 
New Construction. 
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HADDONFIELD BOROUGH AFFORDABLE HOUSING HISTORY 

On June 26, 1989, Haddonfield received First Round Substantive Certification from COAH for a plan 

that addressed a Rehabilitation share of 13 (based on the 1980 census) through the Camden County 

Home Improvement Program, and a new construction component of 271 which was reduced to a 

realistic development potential (RDP) of zero (0) after a COAH-approved vacant land adjustment.  

In 1994, COAH adopted Second Round rules (N.J.A.C. 5:93) for the years 1987 to 1999, and assigned 

the Borough a new construction obligation of 192 units. Again COAH recognized the Borough’s limited 

vacant land and reaffirmed the Borough’s RDP of zero (0), resulting in a 192-unit Prior Round Unmet 

Need. COAH also assigned the Borough a Rehabilitation share of 63 units, based on the 1990 census. 

On July 7, 1999, the Borough received Second Round Substantive Certification for a plan addressing 

its Rehabilitation share of 63 units as its new construction component of 192 units was reduced to zero 

(0) by COAH’s continued approval of the prior vacant land adjustment. 

To address Unmet Need in its Second Round, Haddonfield supported the affordable housing 

constructed as part of Tarditi Commons (formerly known as Lincoln Commons), a 48-unit senior 

affordable housing complex completed in 2002 and occupied in 2003, through both the adoption of a 

Resolution of Need on January 12, 1999 and the approval of a payment in-lieu of taxes (PILOT) on 

September 11, 2001. In addition, the Borough continued to utilize the Camden County Home 

Improvement Program to address its Second Round Rehabilitation obligation.  

In 2004, there was new interest in the redevelopment of several previously developed commercial 

properties in and around the Borough’s Central Business District. This redevelopment interest was not 

anticipated at the time COAH granted Second Round Substantive Certification to the Borough in 1999. 

In fact, the COAH staff report that preceded the grant of Substantive Certification specifically noted 

that “a site visit indicated no immediate area that may redevelop within six years.” FSHC filed a motion 

with COAH to require the Borough to amend its housing element and fair share plan to address these 

“changed circumstances.”  FSHC also filed a lawsuit against the Borough and various redevelopers. 

Subsequently, COAH ordered Haddonfield to amend its housing plan “so as to capture affordable 

housing opportunities to help meet the [192-unit] Unmet Need as redevelopment occurs.” On 

November 22, 2004, COAH issued an opinion restraining development approvals until COAH acted 

on Haddonfield’s amended Second Round plan.  In the ensuing years, the Borough amended its 

Second Round certified plan to address COAH’s concerns and subsequently petitioned with a Third 

Round plan in December 2005. COAH had not acted on the Borough’s 2005 Third Round plan prior 

to the Appellate Court’s January 2007 decision invalidating COAH’s first “growth share” regulations. 

Prior to this date, COAH had only certified approximately six municipalities statewide.   

On December 9, 2008, Haddonfield adopted an amended Third Round housing element and fair share 

plan addressing the COAH-revised 37-unit RDP and its 155-unit Unmet Need, as well as a 29-unit 

Rehabilitation obligation (based on the 2000 census) and an anticipated 20-unit growth share 

obligation. On December 31, 2008, the Borough petitioned COAH for Substantive Certification for the 

plan, pursuant to N.J.A.C. 5:96 and 5:97.  
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To address its 29-unit Rehabilitation share, the Borough’s 2008 amended Third Round plan relied 

upon its continued participation in the Camden County Home Improvement Program. For the Prior 

Round fair share obligation (First and Second Rounds combined), the 2008 plan addressed the COAH-

required 37-unit RDP (emanating from the fully-developed Bancroft School site) through completed 

and proposed Third Round affordable housing credits, reductions, and rental bonuses, and addressed 

its 155-unit Unmet Need through COAH-certified compliance mechanisms. To address a possible Third 

Round growth share obligation, the Borough relied upon built affordable units and a proposed 

municipally sponsored site on Snowden Avenue. The Borough was granted Third Round Substantive 

Certification by COAH on March 10, 2010. 

The Borough’s 2008 Third Round certified plan addressed its 37-unit RDP through existing family 

affordable sales units, proposed family affordable units generated from the Bancroft site 

redevelopment, existing senior affordable rental units, group home credits, proposed family affordable 

rentals on a municipally owned site, and rental bonuses.  The plan addressed the Borough’s 155-unit 

Unmet Need through multiple compliance mechanisms, including excess existing senior affordable 

rental units, surplus RDP affordable units, a 2005 COAH-approved development fee ordinance, and a 

2006 COAH-approved Borough-wide overlay zone (Ordinance 2006-02) that requires a 20% 

affordable housing set-aside on residential developments of five units or more with a specific focus on 

the 2008 Borough-adopted Downtown Zoning Districts.  

On June 22, 2010, Haddonfield Borough adopted a minor revision (Ordinance 2010-07) to its 2009 

fair share ordinance to include an enforcement section, and amended its 2006 Borough-wide 

affordable housing overlay zoning to increase from 20% to 25% the required affordable housing set-

aside on the Port Authority Transit Corporation (PATCO) site and to require that a certain percentage 

of development on that site be residential. Haddonfield Borough is required to maintain all of the 

COAH-certified compliance mechanisms towards Unmet Need until such time as the entire Unmet 

Need is addressed.  

After the Appellate Division’s October 8, 2010 decision invalidating the second iteration of COAH’s 

Third Round rules, the Borough’s 2008 Third Round certified plan remained under COAH’s 

jurisdiction by virtue of the Borough’s Third Round Substantive Certification and a COAH resolution 

adopted on December 8, 2010, in response to a series of motions filed. In pertinent part, the COAH 

Board determined that: 

“WHEREAS, in light of the Appellate Division decision, COAH is refraining from further 

review of the Third Round prospective growth share obligations of any municipal Third Round 

plans because there are no standards to guide COAH due to the Court’s invalidation of the 

growth share portion of the Third Round regulations; and … 

“BE IT FURTHER RESOLVED that going forward municipalities are not required to seek a 

stay from COAH proceedings concerning Third Round prospective growth share obligation; 

and ... 
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“BE IT FURTHER RESOLVED that municipalities that have received Third Round 

Substantive Certification or have petitioned COAH pursuant to N.J.A.C. 5:96 and 5:97 

continue to be under the jurisdiction of COAH.” 

To comply with the State Supreme Court’s March 10, 2015 decision regarding municipalities deemed 

to be certified, the Borough filed a Motion for a Declaratory Judgment with the Superior Court on July 

6, 2015. On August 25, 2015, the Superior Court issued a Case Management Order granting the 

Borough initial immunity from builder’s-remedy lawsuits and requiring the Borough to submit a full 

Third Round plan by January 11, 2016. The Court requirement for a full plan was subsequently 

amended to permit the Borough to submit a plan summary, which the Borough timely filed.8 Since 

then, the Borough’s immunity from exclusionary zoning lawsuits has been extended numerous times 

and remains in place through October 22, 2019. 

On September 1, 2016, Judge Famular appointed Frank Banisch, PP AICP, as Special Master to assist 

the Court with plan review and mediation in the hopes the Borough would settle with FSHC on its 

three-part fair share obligation. 

Through numerous mediation sessions during 2017, 2018, and 2019 among the Borough, Mr. Banisch, 

and FSHC, on February 26, 2019, a final Settlement Agreement between the Borough and FSHC was 

reached, and fully executed by the Borough on April 2, 2019 (see Appendix B). The Settlement 

Agreement established the Borough’s three-part fair share obligation, which included a Rehabilitation 

share of 11 units, a Prior Round obligation of 192 units, and a Third Round obligation of 320 units. The 

combined Prior Round and Third Round obligations were reduced to an RDP of 83 units and an Unmet 

Need of 429 units (192+320=512; 512-83=429). The Settlement Agreement also set forth the Borough’s 

preliminary RDP compliance mechanisms and Unmet Need mechanisms. The Borough’s Settlement 

Agreement was approved by Judge Famular at a fairness hearing on May 8, 2019, as reflected in an 

order dated July 1, 2019 (Appendix B). The Court’s approval established the Borough’s fair share of 11 

Rehabilitation units and 192 Prior Round Units and 320 Third Round units, reduced to an RDP of 83 

units and an Unmet Need of 429 units, and provided preliminary approval of the Borough’s 

Rehabilitation, RDP, and Unmet Need compliance measures. This 2019 Amended Third Round Plan 

includes updated information to address the terms of the Court-approved Settlement Agreement. 

Availability of Existing and Planned Infrastructure  

Haddonfield Borough started receiving sewer and water service entirely from New Jersey American 

Water in the spring of 2015. According to New Jersey American Water, the Borough of Haddonfield 

has adequate water and sewer capacity to satisfy its RDP of 83 units and its Unmet Need, and any 

limited nonresidential redevelopment that may occur. According to Camden County’s Municipal 

Utilities Authority, the County’s sewage treatment system has adequate capacity to accommodate any 

additional flow generated by new development. (See Appendix C for documentation of capacity to 

serve.) 

                                                      
8 Virtually all Mount Laurel trial judges across the state, including in Camden County, elected to have municipalities file plan 

summaries instead of full housing plans prior to a Court-determined Third Round fair share obligation. 
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Anticipated Land Use Patterns 

Anticipated land use patterns in the Borough continue to range from single-family residential infill 

units in existing residential neighborhoods to upper-story apartments with an affordable-housing set-

aside in the downtown. The Borough has adopted a redevelopment plan for the Bancroft School site 

that provides for an inclusionary residential development. The Borough has significantly expanded its 

overlay zoning sites to include not only the PATCO train station site, the Acme grocery store site, and 

the PNC Bank site, but also other sites that may redevelop, including several groups of lots along both 

sides of North Haddon Avenue north of the PATCO site, as well as a small group of lots in the Grove 

Street commercial district. In addition, Haddonfield has adopted and will amend Borough-wide zoning 

mechanisms to capture affordable housing opportunities. While the Borough does not project 

significant nonresidential growth or redevelopment, it will continue to preserve its commercial zoning 

districts, highlighted by its Downtown Zoning Code, in accordance with its economic development 

policies. 

Constraints on Development 

The Borough is located entirely in the Metropolitan Planning Area, PA 1, and not within the jurisdiction 

of the Meadowlands, Highlands, Pinelands or CAFRA. There are no known federal regulations that 

would hinder the development projected as part of the Borough’s amended 2019 Third Round Housing 

Element and Fair Share Plan. 

Haddonfield has no vacant developable land; new development will require the redevelopment of 

existing structures. This may be complicated by the land ownership patterns in the Borough: The 

municipality is densely settled with small lots, so new residential and commercial development will 

require developers to assemble a number of small parcels from different owners, which may be costly 

and time-consuming.  

The Borough’s waterways are not designated as Category 1 waterways and associated buffers. While the 

New Jersey Department of Environmental Protection (NJDEP) wetlands layer shows areas in 

Haddonfield that are affected by wetlands, the areas in question do not limit the proposed 

redevelopment to address the RDP and the possibility of redevelopment of significant overlay zones to 

assist in addressing the Borough’s Unmet Need. Although according to NJDEP mapping the Borough 

has some contaminated sites such as gas stations that require remediation, none of these sites affects 

the Borough’s affordable housing compliance efforts. 

Consideration of Lands Appropriate for Affordable Housing 

As part of this housing element, the Borough has considered land that is appropriate for the 

construction of low- and moderate-income housing in existing residential neighborhoods (infill sites) 

and as part of future redevelopment efforts for inclusion in the plan to address Prior Round RDP or 

potential future redevelopment towards Unmet Need. The housing element describes the Borough’s 

continued reliance on a municipally owned site for 100% affordable family rental housing and the on-

site affordable housing production on the projected residential redevelopment of the Bancroft site to 

address the 83-unit RDP. The Borough’s analyses are discussed in the sections entitled Satisfaction of 

the Prior Round Obligation and Satisfaction of the Third Round Obligation. 
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HADDONFIELD BOROUGH’S AFFORDABLE HOUSING 
OBLIGATION 

Rehabilitation Obligation 

The Rehabilitation obligation can be defined as an estimate of the number of deteriorated housing units 

existing in Haddonfield Borough that are occupied by low- and moderate-income households. The 

Court-approved agreement with FSHC established the Borough’s Third Round Rehabilitation 

obligation as 11 units. The basis for this obligation is FSHC’s May 2016 calculations, which used the 

most recent decennial census year, 2010, as the point in time in determining the number of 

deteriorated housing units. 

Prior Round Obligation 

The Prior Round obligation can be defined as the cumulative 1987 through 1999 new construction 

affordable housing obligation. This time period corresponds to the First and Second Rounds of 

affordable housing. The Court approved usage of COAH’s Prior Round obligation of 192 units per 

N.J.A.C. 5:93 as reflected in the Borough’s agreement with FSHC. 

Third Round Obligation 

The estimated demand for affordable housing includes the gap portion of the Third Round that has 

already passed by (1999-2015), as well as a projection 10 years into the future starting in July 2015 (2015-

2025). The 10-year period is derived from the Fair Housing Act that, when amended in 2001, set the 

projection for this length of time (N.J.S.A. 52:27D-310).  

As established by the Borough’s Court-approved 2019 FSHC Settlement Agreement, Haddonfield 

Borough’s Third Round obligation (1999-2025) was agreed upon at 320 units.9 

 

  

                                                      
9  The 320-unit Third Round obligation represented a 43% reduction of Dr. David Kinsey’s May 2016/April 2017 
calculation of 565 units. As a term of the Borough’s agreement with FSHC, if the ultimate Third Round obligation for 
the Borough is determined to be reduced by at least 20% by a court of competent jurisdiction, the Borough can petition 
the Superior Court to reduce its Third Round obligation. Notwithstanding any potential reduction, the Borough has 
committed to keeping in place all the compliance mechanisms reflected in the 2019 agreement. 
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HADDONFIELD BOROUGH’S AFFORDABLE HOUSING PLAN 

Satisfaction of the Rehabilitation Obligation 

Haddonfield Borough’s Rehabilitation obligation is 11 units. The Borough proposes to address this 

obligation through continued participation in the Camden County Home Improvement Program. If 

the need arises, the Borough will establish a rental rehabilitation program to supplement the county’s 

housing rehabilitation program. 

Camden County Home Improvement Program 

COAH’s Second Round rules require that the Rehabilitation obligation be satisfied by bringing 

deficient units up to building code standard. Per COAH’s Third Round rules and as adhered to by 

Superior Court judges, a minimum average of $10,000 is to be expended for actual hard costs of 

bringing units up to code and repairing or replacing at least one major system per unit. The Borough 

of Haddonfield has an ongoing contract with the Camden County Home Improvement Program, an 

experienced administrator of an affordable housing rehabilitation program, to satisfy its 11-unit 

rehabilitation obligation. Because the county’s rehabilitation program is open only to owner-occupied 

housing, the Borough will institute a local program open to rental units if necessary, and provide any 

funding necessary from the affordable housing trust fund to supplement the cost to satisfy its 

Rehabilitation obligation. (See Appendix D for the Borough’s Interlocal Services Agreement with 

Camden County and the county’s rehabilitation manual.) 

Haddonfield’s rehabilitation program will adhere to the regulations in N.J.A.C. 5:93-5.2. Specifically, all 

units designated for rehabilitation will comply with the definition of a substandard housing unit in 

N.J.A.C. 5:93-1.3, which describes such a unit as “a housing unit with health and safety code violations 

that require the repair or replacement of a major system.” Major systems include weatherization, 

roofing, plumbing, heating, electricity, sanitary plumbing, lead paint abatement and/or load-bearing 

structural systems. All rehabilitated units will meet the applicable construction code. Additionally, all 

rehabilitated units will be occupied by low- or moderate-income households and upon completion of 

the rehabilitation, at least 10-year affordability controls will be placed on the property in the form of a 

lien or deed restriction. 

Should a shortfall in funding occur, the governing body of Haddonfield Borough will adopt a Resolution 

of Intent to Bond that commits to fund or issue debt for any shortfall in its affordable housing program.  

The Borough will provide annual marketing of the county’s rehabilitation program through Borough 

mailings and will have information on the county program available on the Borough’s website. 

Lastly, the Borough will oversee the completion of the rehabilitation program monitoring reports and 

will submit them in a timely manner in accordance with N.J.A.C. 5:93-5.2 and pursuant to the terms of 

the Borough’s agreement with FSHC.  
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Satisfaction of the Combined Prior Round and Third Round (1987-2025) RDP  

Pursuant to its settlement with FSHC, the Borough’s Prior Round and Third Round (1987-2025) 

combined obligation of 512 units has been adjusted to an RDP of 83 units and Unmet Need of 429 

units. In addition to satisfying the RDP and proposing mechanisms to assist in addressing Unmet 

Need, the Borough must also adhere to a minimum rental obligation, a minimum family rental 

obligation, a maximum number of age-restricted units, a minimum very low-income requirement, and 

a minimum number of family very low-income units. As demonstrated in the summary tables at the 

end of this section, the Borough has addressed these requirements. 

 

  

RDP Maximum Age-Restricted = 20 

units 

   0.25 (RDP obligation)  

   =.25 (83) round down = 20 

RDP Minimum Rental Obligation = 21 

units 

   0.25 (RDP obligation)  

   =.25 (83) round up = 21 

RDP Minimum Family units = 31 units 

   0.50 (RDP obligation - bonuses)  

   = .50 (83-21) = 31 

RDP Family Rental Obligation = 11 units 

   0.5 (RDP rental obligation)  

   =.5 (21) round up = 11 

RDP Minimum Very Low-Income = 5 units 

   0.13 (units approved or created after 

7/17/2008)  

   = .13 (38 from proposed developments)  

   = 4.94 round up = 5 

RDP Minimum Very Low-Income Family = 3 

units 

   .50 (minimum very low-income units) 

   .5 (5) round up = 3 

Rental Bonus Credits 

 A rental unit available to the general 

public receives one rental bonus;  

 An age-restricted unit receives a 0.33 

rental bonus, but no more than 50% of 

the rental obligation shall receive a bonus 

for age-restricted units; and 

 No rental bonus is granted in excess of 

the rental obligation. 
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Pursuant to its settlement with FSHC, the Borough’s Prior Round and Third Round (1987-2025) 

combined obligation of 512 units has been adjusted to an RDP of 83 units and Unmet Need of 429 

units. COAH permits new construction credits/reductions and rental bonuses to be used to address the 

83-unit combined RDP obligation. 

As summarized in Table 27, Summary of Combined Prior and Third Round RDP Compliance 

Mechanisms, the Borough has addressed its 83-unit combined RDP with completed affordable family 

for-sale units, completed affordable senior rental units, and proposed affordable family rental units in 

both a redevelopment project and a municipally sponsored 100% affordable project.  

TABLE 27. HADDONFIELD SUMMARY OF COMBINED PRIOR AND 

THIRD ROUND RDP COMPLIANCE 

Compliance 
Mechanism Type 

Total 
Credits Bonuses Total 

King’s Court  
(B 34, L 10) 

Affordable family for-sale 4 - 4 

Tarditi 
Commons 
(B 41, L 15) 

Affordable senior rental 20 - 20 

Bancroft 
Redevelopment 
(B 14, L 2) 

Affordable family rental 10 10 20 

Snowden 
Avenue 
Municipally 
Sponsored 
(B 33.02, L 1; B 
33, Lot 48; 
portions of B 33, 
L 12, 16.01, 
18.01, 60.01) 

Affordable family rental 28 11 39 

Total 62 21 83 

 

 

Kings Court – Inclusionary Family Affordable Sales 

Kings Court developed 16 market-rate units and four affordable units at 146-148 Kings Highway (Block 

34, Lot 10). The four affordable family for-sale units are completed and had certificates of occupancy 

issued between September 2006 and February 2007, have 30-year affordability controls through deed 

restrictions, and are administered by the New Jersey Housing Affordability Service (HAS), which is part 

of the New Jersey Housing Mortgage and Finance Agency, in accordance with the UHAC at N.J.A.C. 

5:80-26.1 et seq. Two of the units – a one-bedroom unit and a two-bedroom unit – are restricted for low-

income households, and two – again, a one-bedroom unit and a two-bedroom unit – are restricted to 

moderate-income households (see Appendix E for Kings Court crediting documentation). 
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Tarditi Commons (formerly Lincoln Commons) – 100% Affordable Senior Rentals 

The Ingerman Group, an experienced affordable housing provider, developed and administers Tarditi 

Commons Senior Housing (formerly known as Lincoln Commons), 325 Lincoln Ave. (Block 41, Lot 15). 

Tarditi Commons comprises 48 affordable age-restricted rental units. The units received tax-credit 

financing and have 45-year affordability controls. Haddonfield supported the affordable housing 

constructed as part of Lincoln Commons through both the adoption of a Resolution of Need on January 

12, 1999, and the approval of a payment in lieu of taxes (PILOT) on September 11, 2001. The 

development, comprising all low-income, one-bedroom units, was completed in 2002 and occupied in 

2003. Due to the RDP senior cap, 20 units from this development will address the Borough’s RDP and 

the remaining 28 units will address the Unmet Need. (See Appendix F for Tarditi Commons 

documentation.) 

 

Bancroft Inclusionary Redevelopment 

The former Bancroft NeuroHealth, Inc. (Bancroft) school site is an approximately 19.2-acre site (Block 

14, Lot 2 and Block 13, Lot 25) that fronts on Kings Highway, is bisected by Hopkins Lane, and is 

adjacent to the Township of Cherry Hill across the Cooper River. It is surrounded by Haddonfield High 

School to the southeast, Cooper River Park (a county-owned open-space tract in both Haddonfield and 

Cherry Hill) to the east and north, and single-family residences both detached and townhouse-style 

across Kings Highway to the west. The property had historically been home to Bancroft’s nonprofit 

school for severely developmentally disabled children.  

The Borough is in negotiations with Two Hopkins Lane Urban Renewal, LLC (“Redeveloper”), the 

Borough-designated redeveloper for the site, for an inclusionary residential redevelopment of a portion 

of the Bancroft Site (11 acres on the east side of Hopkins Lane). A total of 90 housing units – 80 market-

rate units and 10 affordable family rental units – are proposed for the site. The balance of the site (seven 

acres on the west side of Hopkins Lane) will be utilized for school, open space and other public 

purposes. 

Portions of the site are affected by steep slopes, wetlands and flood plains associated with the Cooper 

River (see aerial maps of site). These constraints do not impinge on any of the land where 

redevelopment will take place. 

In addition to the historic Lullworth Hall, there are three original structures on the eastern portion of 

the site that are under the review process of the State Historic Preservation Office (SHPO). Of those, a 

small structure (three rooms, two floors) was used as a hospital and is proposed to be repurposed as a 

redevelopment community amenity; and the Borough will ask SHPO for permission to remove an 

addition from a small stone building that will remain in place. Also, a small 1920’s shed will be moved 

to a Borough facility such as a public site or Centennial Field. The stone structure that will remain in 

place does not impinge on any of the land where redevelopment will take place. 
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In July 2005, Bancroft issued a Request for Proposals regarding the potential sale and redevelopment 

of the property. In October of that year, Heyer, Gruel & Associates prepared a redevelopment area 

determination report for the site. The Commissioners designated the site as an area in need of 

redevelopment in 2006. Bancroft challenged the Borough’s action in Superior Court. Upon subsequent 

agreement between Bancroft and the Borough, this court action has been stayed. Since then, Bancroft 

representatives and Borough officials have been in negotiations to resolve the litigation.  

In October of 2015, Clarke Caton Hintz conducted a reinvestigation of redevelopment need on the site 

that reaffirmed the 2005 Heyer, Gruel report’s finding that the site is suitable for redevelopment due 

to conditions consistent with criterion “d” of N.J.S.A. 40A:12A – 6: 

d. Areas with buildings or improvements which, by reason of dilapidation, 

obsolescence, overcrowding, faulty arrangement or design, lack of ventilation, light and 

sanitary facilities, excessive land coverage, deleterious land use or obsolete layout, or any 

combination of these or other factors, are detrimental to the safety, health, morals, or 

welfare of the community.  

As the reinvestigation report notes, Bancroft received preliminary site plan approval on March 12, 2015, 

from the Planning Board of Mount Laurel Township for the construction of a new 80-acre campus on 

which it would relocate the operations that existed on its property in Haddonfield. (The Mount Laurel 

Bancroft campus was completed and opened in 2018.) On January 5, 2016, the Borough adopted a 

resolution (see Appendix G) designating the property as an area in need of redevelopment. 

The 10 affordable family rental units to be developed at the Bancroft site are the subject of a 

redevelopment plan adopted April 6, 2018 (see Appendix G).  The development will occur on 7.98 acres 

at a density of 11.3 units per acre, pursuant to a draft developer’s agreement with the Redeveloper. 

Pursuant to N.J.A.C. 5:97-6.6(e), an executed redevelopment agreement is required to be submitted to 

the Court as a condition of the Court’s grant of a Third Round Judgment of Compliance and Repose.  

 

 Site Suitability – The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1.3. A 

one-acre portion at the eastern end of the site is encumbered by a New Jersey Historic Trust 

easement (Lullworth Hall), which does not affect the portion of the site contemplated for 

redevelopment. There are no other encumbrances that would preclude the development of 

affordable housing on the balance of the redevelopment property. The site is adjacent to 

residential land uses as noted above. The site has access to both Kings Highway and Hopkins 

Lane. 

 

Water and sewer infrastructure are currently available at the site and there is sufficient water 

and sewer capacity to meet the needs of the proposed redevelopment. The site can be developed 

consistent with the Residential Site Improvement Standards (RSIS) and all other state 

regulations such as those of the NJDEP.  

A portion of the site is undevelopable due to environmental constraints including wetlands and 

associated buffers, and steep slopes. Any redevelopment activity that occurs on the site must 

prepare a wetlands report on the location and value of the wetlands (thereby establishing the 

resulting wetlands buffer) for submission and approval by the NJDEP. The environmental 
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constraints do not inhibit the redevelopment of the existing Bancroft school buildings as an 

inclusionary residential development. 

Like all of Haddonfield Borough, the site is located in the Metropolitan Planning Area, PA 1, 

pursuant to the 2001 SDRP. A PA 1 site is the preferred location for a municipality to address 

its affordable housing obligation. 

 Administrative Entity – The developer will be required to retain an experienced affordable 

housing administrative entity acceptable to the Borough to administer the affordable units in 

accordance with UHAC at N.J.A.C. 5:80-26.1, including affirmative marketing, at least 30-year 

controls on affordability, bedroom distribution, provision of very low-income housing per the 

FHA (see below), and low-/moderate-income split.  

 

 Affirmative Marketing – The units will be affirmatively marketed in accordance with COAH’s 

rules per UHAC per N.J.A.C. 5:80-26.1. 

 

 The affordable units on the Bancroft site will meet the accessible and adaptable requirements 

pursuant to COAH’s regulations.   

 

 Low/Moderate Income Split – At least five of the 10 affordable units on the site will be 

affordable to low-income households, per UHAC at N.J.A.C. 5:80-26.3. In addition, to address 

the amended Fair Housing Act (Roberts Bill) and the terms of the Settlement Agreement, the 

Borough will ensure that at least two of the newly constructed units will be affordable to very 

low-income households. See Table 29 for the distribution of units by income. 

 

 Bedroom Distribution – In accordance with UHAC at N.J.A.C. 5:80-26.3, no more than two of 

the affordable units will be efficiencies or one-bedroom units; at least two of the affordable 

units will be three-bedroom units; and the balance of six units will be two-bedroom units. See 

Table 28 for the distribution of units by number of bedrooms. 

 

TABLE 28: INCOME AND BEDROOM DISTRIBUTION FOR AFFORDABLE UNITS AT  
BANCROFT REDEVELOPMENT 

 
Income 

Bedrooms 
Very Low-
Income 

Low-Income Moderate 
Income 

Total 

One-bedroom 0 1 1 2 

Two-bedroom 1 2 3 6 
Three-
bedroom 1 0 1 2 

Totals 2 3 5 10 
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Snowden Avenue – Municipally Sponsored 100% Affordable Family Rental 

This approximately 1.05-acre site, comprising Block 33.02 Lot 1; Block 33, Lot 48; and portions of Block 

33, Lots 12, 16.01, 18.01, and 60.01, is behind the Haddonfield Borough Hall and currently is occupied 

by municipally-owned surface parking lots serving municipal business as well as downtown and 

resident parking needs (see aerial map of site). The Borough purchased land adjacent to the municipal 

parking lot and behind properties fronting Kings Highway with the intent of relocating as much of the 

existing parking as possible to the newly acquired area and using the original parking area to develop a 

100% affordable family rental complex. The site has access via two public streets (Snowden Avenue and 

Harding Avenue) out to Haddon Avenue and through the existing municipal parking lot to Kings 

Highway.  

The site will be developed with 28 affordable family rental units. The Court-approved Settlement 

Agreement provides that the planned 28 units may be reduced to 20 units provided that the Borough 

demonstrates within one year of Court approval of the executed Settlement Agreement (or by July 1, 

2020) that 

“… it has adopted zoning that provides a realistic opportunity for eight affordable family rental 

units in accordance with applicable law and through a motion to amend the fairness hearing 

order or judgment in this matter.  If the Borough determines to address eight affordable family 

rental units off-site, the Borough recognizes that its 83-unit RDP may be increased and the 

increased RDP will be satisfied. Under no circumstance shall the option to reduce the number of 

units in the Snowden Avenue development or any delays, whether unanticipated or not, related 

to the ability of the Borough to exercise that option provide a justification for the municipality 

not complying with the deadlines agreed to with regard to this development.  If the Borough has 

not adopted zoning by July 1, 2020, that provides a realistic opportunity for eight affordable 

family rental units, including with a commitment by the owner of the relevant parcel for those 

units to be rentals, it must develop all 28 family rental units on the Snowden Avenue site.” 

Prior to preparing and adopting its 2008 Third Round plan, the Borough issued a Request for 

Qualifications for an experienced affordable housing developer to develop the site. The Borough chose 

Community Investment Strategies (CIS) to develop, own and manage the affordable family rental 

housing. In 2012, the Borough entered into a Memorandum of Understanding with CIS. 

The Borough will donate the property and use trust funds to help subsidize the affordable rental units, 

including very low-income units, at the site. CIS will develop, own and manage the affordable family 

rental housing. In addition to using trust fund monies to finance this project, CIS will seek funding 

from the Camden County HOME program. Pursuant to N.J.A.C. 5:93-5.5(a)4, construction will begin 

within two years of the Court’s issuance of a Judgment of Compliance and Repose. (See Appendix H 

for the draft Developer’s Agreement with CIS and pro forma and construction schedule for the 

Snowden Avenue site.) 
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As set forth in Mr. Banisch’s Special Master’s Report dated May 6, 2019, that was presented and 

testified to at the May 8, 2019 Fairness Hearing, a number of residents objected to the inclusion of the 

Snowden Avenue site in the Settlement Agreement. The Master’s Report addressed the “COAH 

suitability” objections and stated, “Based on my review of site conditions and my involvement in 

mediation, I believe the proposed Snowden Avenue site meets site suitability criteria and will create a 

realistic opportunity for the production of 28 units of affordable housing at an appropriate location to 

address Haddonfield’s Third Round obligation” (Banisch report, p. 5). 

In addition, recognizing the objections raised to this proposed 100% affordable housing development, 

Judge Famular, in approving the terms of the Settlement Agreement, said as part of her decision:  

“ … although I believe that the residents are concerned about the density of this project …  that's 

not the only part of the project I have to be concerned with. And I also believe that significant 

thought and planning was put into the location of the affordable housing and its proximity to 

the main road in town. Its proximity to public transportation. Its proximity to schools, to the 

Haddonfield library, to the municipal building, to shops along Haddon Avenue, and most 

importantly, along Kings Highway, which includes a drug store within walking distance, an 

Acme supermarket within walking distance. These are all things that are important to people 

who would be low- and moderate-income with regard to the location of these particular tracts 

that will … contain the improvements as set forth in the agreement. The developer's site that I 

was looking at is approvable, it's available, it's developable and it's suitable as defined by the 

code.” 

COAH’s Second Round rules at N.J.A.C. 5:93-5.5, “Municipally Sponsored Construction,” are 

addressed as follows: 

 Site Control – The Borough owns the site. The Borough will assist CIS in its funding 

applications and is committed to funding any project funding shortfall with trust fund monies 

or through bonding/appropriation commitments if necessary as required by COAH’s 

regulations for municipally sponsored 100% affordable developments, and as previously 

adopted by the Borough. The Borough will transfer title of the property to CIS once all funding 

and approvals are received, or enter into a long-term lease arrangement with CIS. 

 

 Site Suitability – The site is suitable as defined in COAH’s regulations at N.J.A.C. 5:93-1.3. 

There are no encumbrances that preclude development of affordable housing on the site.  

 

There are no environmental constraints on the site and the site has adequate developable land 

to accommodate the proposed 28 units of affordable housing. The site is free of wetlands. 

 

Like all of Haddonfield Borough, the site is located in PA 1 pursuant to the 2001 SDRP. A PA 

1 site is the preferred location for a municipality to address its affordable housing obligation.  

 

The site is adjacent to a single-family residential neighborhood and is located behind 

businesses fronting both Haddon Avenue and Kings Highway at the center of town. There are 

no historic structures listed on the state or National Historic Registers on the site. The property 

borders the Borough’s historic district and the proposed development will meet local standards. 
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The site is within the Borough’s water and sewerage area, and New Jersey American Water 

confirmed the availability of sufficient sewer and water capacity to serve the site. The site can 

be developed consistent with RSIS and all other regulations of agencies with jurisdiction over 

the site such as those of the NJDEP.  

 

 Administrative Entity – CIS is an experienced affordable housing provider, and will develop 

and administer the affordable units pursuant to COAH’s regulations and UHAC. CIS will 

affirmatively market the units, income-qualify applicants, place minimum 3o-year affordability-

control deed restrictions on the units, and provide long-term administration and management 

of the units in accordance with COAH rules and UHAC per N.J.A.C. 5:80-26.1. 

 

 Low/Moderate Income Split – At least 14 of the 28 affordable units will be affordable to low-

income households, per UHAC at N.J.A.C. 5:80-26.3. In addition, to address the amended Fair 

Housing Act (Roberts Bill) and the terms of the Settlement Agreement, the Borough will 

ensure that at least four of the newly constructed units will be affordable to very low-income 

households at 30% of regional median income, superseding the UHAC very low-income 

requirement at 35% of regional median income. Trust fund monies will be used as affordability 

assistance to make the creation and administration of these units financially feasible. See Table 

30 for the distribution of units by income. 

 

 Affirmative Marketing – The units will be affirmatively marketed in accordance with COAH’s 

rules per UHAC at N.J.A.C. 5:80-26.1. 

 

 Funding – The Borough will assist CIS in funding the creation of these 28 affordable family 

rental units using trust fund monies. Additionally, CIS will pursue funding from Camden 

County’s HOME program. See Appendix H for a full pro forma for this site, including both 

total development costs and sources of funds and documentation of the funding available to 

CIS, and any applications still pending.  In the case where an application for outside funding 

is still pending, the Borough must provide a stable alternative source, such as municipal 

bonding, in the event that the funding request is not approved.  

 

 Construction Schedule – CIS will ensure that construction begins no later than two years from 

the Court’s approval of the Settlement Agreement on July 1, 2019. In accordance with N.J.A.C. 

5:93-5.5, for non-inclusionary developments, a construction or implementation schedule, or 

timetable, must be submitted for each step in the development process,  including preparation 

of a site plan, granting of municipal approvals, applications for state and federal permits, 

selection of a contractor, and construction.  This schedule should provide for site plan approvals 

to be received for the Snowden Avenue site within 16 months of Court approval of the 

Settlement Agreement on July 1, 2019, or by November 1, 2020, and for construction to begin 

within 30 months of that date, or by February 1, 2022. The Borough will indicate the entity 

responsible for undertaking and monitoring the construction and overall development activity. 

(See Appendix H for the Snowden Avenue construction schedule.) 
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 Bedroom Distribution – The units will be required to be developed in accordance with the 

UHAC requirements at N.J.A.C. 5:80-26.3 regarding bedroom distribution. No more than five 

of the units will be efficiencies or one-bedroom units; at least six of the units will be three-

bedroom units; and the balance of 17 units will be two-bedroom units. See Table 30 for the 

distribution of units by number of bedrooms. 10  See Table 29 for proposed bedroom 

distribution. 

 

TABLE 29: INCOME AND BEDROOM DISTRIBUTION FOR UNITS AT  
SNOWDEN AVENUE SITE 

 
Income 

Bedrooms 
Very Low-
Income 

Low-Income Moderate 
Income 

Total 

One-bedroom 1 2 2 5 

Two-bedroom 2 6 9 17 

Three-bedroom 1 2 3 6 

Totals 4 10 14 28 

 

 

Rental Bonuses 

Pursuant to N.J.A.C. 5:93-5.15, Haddonfield is eligible for 21 rental bonuses, the maximum it is allowed, 

as it has a firm commitment to produce affordable family rental units at both the Bancroft inclusionary 

redevelopment site, from which it will claim 10 rental bonuses, and at the Snowden Avenue 100% 

affordable family rental site from which it will claim 11 bonuses. The Borough is claiming no bonuses 

for age-restricted units. 

 

Addressing Prior Round and Third Round Cumulative Unmet Need 

COAH granted Haddonfield Borough Substantive Certification for its 2008 adopted Third Round plan, 

based on consideration of a number of factors including the Borough’s proposed mechanisms for 

addressing its then 155-unit Unmet Need. COAH’s rules at N.J.A.C. 5:93-4.2(h) do not require Unmet 

Need mechanisms to generate a specified number of units equal to the Unmet Need number. Rather, 

the mechanisms must provide a realistic opportunity that affordable housing can be created through 

private redevelopment (i.e., via inclusionary overlay zones) or publicly facilitated projects (i.e., via a 

development fee ordinance). Haddonfield continues to address its Unmet Need with a combination of 

an updated development fee ordinance, expansions to its proposed inclusionary overlay zones on 

specific sites, and an updated Borough-wide inclusionary overlay zoning ordinance that requires any 

development or redevelopment of multi-family housing at a minimum density of six dwelling units per 

acre that results in five or more housing units to include a 20% affordable set-aside. N.J.A.C. 5:93-4.2(h) 

                                                      
10 The funding sources may require 25% of the units to be three-bedroom units; thus a total of seven instead of six three-
bedroom units may be provided, which would reduce the total number of two-bedroom units by one. 
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states that in addressing Unmet Need, COAH “may require at least any combination of the following 

in an effort to address the housing obligation:  

 Zoning amendments that permit apartments or accessory apartments; 

 Overlay zoning requiring inclusionary development or the imposition of a 

development fee consistent with N.J.A.C. 5:93-8. In approving an overlay zone, COAH 

or the Superior Court may allow the existing use to continue and expand as a 

conforming use, but provide that where the prior use on the site is changed, the site 

shall produce low- and moderate-income housing or a development fee; or 

 Zoning amendments that impose a development fee consistent with N.J.A.C. 5:93-8.” 

Haddonfield exceeded these requirements by addressing its Unmet Need with inclusionary zoning and 

a development fee ordinance, and a 2008 COAH-approved Borough-wide overlay zone that requires a 

20% affordable housing set-aside on residential developments of five or more units, with a specific 

focus on the 2008 adopted Downtown Zoning Districts. (The updated Borough-wide inclusionary 

overlay zoning ordinance is also triggered when there is a change of use to residential resulting in five 

or more units.) Haddonfield’s compliance mechanisms for addressing its Unmet Need were greater in 

number and variety than the mechanisms adopted by all of the other municipalities with vacant land 

adjustments that received similar Third Round Substantive Certification from COAH. The proposed 

inclusionary overlay zones are shown on the attached map and described in detail below. (See Appendix 

I for the ordinance to rezone and create the various overlay districts.) 

PATCO Site 

The PATCO Site overlay zone consists of approximately 7.28 acres on Block 118, Lot 14 and Block 134, 

Lot 9. The zone covers the area immediately surrounding the existing PATCO commuter rail station. 

PATCO provides service to Philadelphia and to the Lindenwold train station, which offers NJ Transit 

connections to Camden and Atlantic City. Existing uses in the zone include the commuter rail station 

and parking lots associated with commuter rail. The zone is located west of the Borough’s central 

business district along Kings Highway. The zone is bordered by commercial development to the north, 

east and south, and single-family residential development to the west. The zone provides a desirable 

location for multi-family housing as both the train station and downtown business district are within 

walking distance. 

The Borough will adopt an amended overlay zoning ordinance that permits multi-family residential 

development with a 20% affordable housing set-aside. The zone provides developers with 

compensatory benefit for providing affordable housing by introducing residential as a permitted use at 

a density higher than that of the surrounding residential uses. It accomplishes this while preserving 

the design intent of the Borough’s existing Maximum Height Zone by allowing a maximum height of 

five stories within 100 feet of the PATCO right-of-way (with the exception of Block 134/Lot 9, which 

will have no change in its maximum height limit); a maximum height of four stories for buildings 

between 100 feet and 200 feet of the PATCO right-of-way; and a maximum height of three stories for 

buildings more than 200 feet from the PATCO right-of-way and along Euclid Avenue. 
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Acme Site 

The Acme Site overlay zone consists of approximately 2.28 acres on Block 39, lots 6, 6.01, and 9.01. 

The zone is occupied by the Acme supermarket and associated parking. The zone is located at the 

southeast end of the Borough’s central business district adjacent to the intersection of South Haddon 

Avenue and Ellis Street. The zone is bordered by commercial development to the north and east, and 

single-family residential development to the south and west. 

The Borough has adopted an inclusionary zoning ordinance that extends the existing Downtown 3, or 

D-3, zone to include all lots comprising the Acme site. Prior to the ordinance’s extension of the 

boundaries of the D-3 zone, the D-3 zone did not cover lots 6.01 and 9.01, which instead were covered 

by the D-2 and D-1 zones, respectively. The D-3 zone allows for a mix of uses, including apartment 

buildings and residential over commercial, which would be conducive to an inclusionary 

redevelopment project. The extension of the D-3 zone provides a realistic opportunity for the production 

of affordable housing by standardizing the zoning across the Acme zone and permitting up to a three-

story mixed-use development where one-story commercial exists. 

PNC Bank 

The PNC Bank zone consists of approximately 1.18 acres on Block 11.05, Lot 1. The zone is occupied by 

a PNC bank branch and associated parking. The zone is located along North Haddon Avenue about a 

third of a mile north of the PATCO station. The zone is bordered by commercial development to the 

south and west, and single-family residential development to the north and east. The overlay zone 

preserves a permissible building height of three stories and adds residential as a permitted use.  

Archer-Greiner 

The Archer-Greiner overlay zone consists of approximately three acres on Block 129, Lot 3. The zone is 

occupied by an office building and associated parking just north of the PATCO site. The zone is 

bordered by commercial development to the east, a professional building and residences to the north, 

PATCO parking to the south, and the PATCO rail line and single-family residential development to the 

west. 

The Borough will adopt overlay zoning that permits inclusionary residential development of up to five 

stories along the PATCO high-speed line, stepping down to four stories along Veterans Lane and three 

stories along Redman Avenue and Euclid Avenue. This represents an increase in intensity from the 

site’s former zoning. 

TD Bank 

The TD Bank overlay zone consists of approximately 0.6 acres across Block 130, lots 6 and 9. The site 

is occupied by a TD Bank branch and associated parking. The site is located north of the PATCO station 

and just east of the Archer-Greiner site. The site is surrounded by commercial uses along Euclid Avenue 

and North Haddon Avenue. The Borough will adopt overlay zoning that permits inclusionary 

development up to four stories. This represents an increase in intensity from the site’s former D-3 

zoning, which permitted only three stories.  
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South (West) side of North Haddon from Woodland to Redman 

This overlay zone encompasses every parcel fronting the west side of North Haddon Avenue from 

Woodland Avenue to East Redmond Avenue (Block 131, lots 2, 2.01, 3, 4 and 5, and Block 132, lots 1, 3, 

4, 4.01, 4.02 and 5) and consists of approximately 2.52 acres. The zone is located just north of the 

Archer-Greiner zone. The area contains a mix of uses, including a café, medical offices, and single-

family residential in one- and two-story buildings. The Borough will adopt overlay zoning that increases 

the maximum building width from 100 feet to 150 feet over the existing D-2 and D-3 zones. 

Wells Fargo Bank 

This overlay zone consists of approximately 1.12 acres (Block 11 lot 1). The zone is located across from 

the TD Bank site and adjacent to the North (East) North Haddon Avenue site. The site is occupied by a 

Wells Fargo bank and associated parking. The Borough will adopt overlay zoning that permits 

inclusionary development up to four stories, an increase from the existing D-2 zoning. The Borough 

will perform an analysis of nearby parcels via a methodology prescribed in Section _____ of the Borough 

Zoning Ordinance in order to determine frontage setbacks for this zone. 

North Side of North Haddon Avenue south of Euclid 

This overlay zone encompasses block 11, lots 2, 14 and 24, and consists of slightly more than two acres. 

The zone is located across Euclid Avenue from the Wells Fargo zone. The area contains low-rise 

professional buildings and a funeral home. The Borough will rezone these tracts to a Downtown district 

that permits up to three stories, an increase from the existing R-2(o) zoning. The Borough will 

determine frontage setbacks based on an average of setbacks of the existing buildings. 

Grove Street 

This overlay zone comprises two tracts, one north of Lake Street on the west side of Grove Street (Block 

11, lots 7, 7.01 and 7.02) and the other north of Glover Avenue on the east side of Grove Street (Block 

13, lots 15.02, 16, 17, and 19). It consists of approximately 2.74 acres. Both tracts are zoned Commercial. 

The area contains a range of low-density non-residential uses. The Borough will adopt overlay zoning 

that introduces residential as a permitted use on upper stories. Because of projected capacity issues at 

the nearby elementary school, all residential units (market and affordable) on this site will be limited 

in size. 
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Summary 

Table 31, Summary of Combined Prior and Third Round RDP Compliance, and Table 32, Satisfaction 

of Required Maximums and Minimums, demonstrate compliance with the Court-approved Settlement 

Agreement for maximum and minimum units by income and by type. 

 TABLE 31. HADDONFIELD SUMMARY OF COMBINED PRIOR AND 

THIRD ROUND RDP COMPLIANCE 

Compliance 
Mechanism Type 

Very 
Low-

Income 
Low-

Income 
Moderate- 

Income 
Total 

Credits Bonuses Total 
King’s Court (B 34, L 
10) 

Affordable 
family for-sale 

 2 2 4 - 4 

Tarditi Commons 
(B 41, L 15) 

Affordable 
senior rental 

 20  20 - 20 

Bancroft 
Redevelopment 
(B 14, L 2; B 13, L 25) 

Affordable 
family rental 

2 3 5 10 10 20 

Snowden Avenue 
(B 33.02, L 1; B 33, 
Lot 48; portions of B 
33, L 12, 16.01, 18.01, 
60.01) 

Affordable 
family rental 

4 10 14 28 
11, 

bonus 
cap 

39 

Total 6 35 21 62 21 83 

 

TABLE 32. HADDONFIELD SATISFACTION OF REQUIRED 
MINIMUMS AND MAXIMUMS 

 

Requirement Ratio Rounded Provided 
Net 

Surplus 

Maximum senior 0.25 (RDP) 20 20  

Minimum rental 0.25 (RDP) 21 58 37 

Minimum family rental 
0.50 (minimum 

rental) 11 38 27 

Maximum rental bonus 0.25 (RDP) 21 21  

Minimum family 
0.5 (RDP – 
bonuses) 31 42 11 

Minimum very low-income 

0.13 (all 
affordable units 

approved or 
constructed after 

July 17, 2008) 5 6 1 
Minimum very low-income 
family 

0.50 (very low-
income units) 3 6 3 
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AFFORDABLE HOUSING ADMINISTRATION AND  
AFFIRMATIVE MARKETING 

Haddonfield Borough has prepared an updated Affordable Housing Ordinance in accordance with 

COAH’s substantive rules and UHAC, as well as to address terms of the court-approved FSHC 

agreement (see Appendix J). The Fair Share Ordinance will govern the establishment of affordable units 

in the Borough as well as regulating the occupancy of such units. The Borough’s Fair Share Ordinance 

covers the phasing of affordable units, the low/moderate income split, bedroom distribution, occupancy 

standards, affordability controls, establishing rents and prices, affirmative marketing, income 

qualification, etc., including an exception that the UHAC requirement for 10% of the affordable units 

in rental developments being required to be at 35% of median income be replaced by the statutory 

requirement, N.J.S.A. 52:27D329.1, that 13% of affordable units in such projects shall be required to be 

at 30% of median income.  

Additionally, the Affordable Housing Ordinance will establish a mandatory set-aside requirement of 

20% for any multi-family residential development created through any municipal rezoning; Zoning 

Board use or density variance; redevelopment plan or rehabilitation plan that provides a substantial 

density increase resulting in a minimum density at or above six units per acre (or other compensatory 

benefit). This requirement does not give any developer the right to any such rezoning, variance or other 

relief, or establish any obligation on the part of Haddonfield Borough to grant such rezoning, variance 

or other relief. 

As approved by municipal resolution in 2006, the Borough Administrator has held and will continue 

to hold the position of the Municipal Housing Liaison (see resolution, Appendix K). The Borough 

utilizes a number of existing experienced affordable housing administrative agents, including Housing 

Affordability Services and Piazza & Associates (see Appendix L for the draft agreement with Piazza & 

Associates and sample operating manuals).  

The Borough will adopt an affirmative marketing plan (see Appendix M) for all affordable housing sites. 

The affirmative marketing plan is 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 the affordable units located 

in the Borough. Additionally, the affirmative marketing plan is intended to target those potentially 

eligible persons who are least likely to apply for affordable units and who reside in the Borough’s 

housing region, Region 5, consisting of Burlington, Camden, and Gloucester counties.  

The affirmative marketing plan lays out the random selection and income-qualification procedure of 

the administrative agent, which is consistent with COAH’s rules and N.J.A.C. 5:80-26.1. All newly 

created affordable units will comply with the minimum 30-year affordability control required by UHAC, 

N.J.A.C. 5:80-26.5 and 5:80-26.11. This plan must be adhered to by all private, nonprofit or municipal 

developers of affordable housing units and must cover the period of deed restriction or affordability 

controls on each affordable unit. 

As required by the court-approved FSHC agreement, the affirmative marketing plan lists Fair Share 

Housing Center; the Latino Action Network; Willingboro NAACP; Southern Burlington County 
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NAACP; the Supportive Housing Association; and the New Jersey Housing Resource Center among its 

list of community and regional organizations. The Borough shall, as part of its regional affirmative 

marketing strategies during its implementation of this plan, provide notice to those organizations of all 

available affordable housing units. The Borough also agrees to require any other entities, including 

developers or persons or companies retained to do affirmative marketing, to comply with this 

paragraph. 

AFFORDABLE HOUSING TRUST FUND 

Haddonfield Borough initially adopted a development fee ordinance in 2005. Most recently, the 

Borough adopted an updated development fee ordinance, approved by COAH, in 2009. The updated 

ordinance permits collection of residential development fees equal to 1.5% of the equalized assessed 

value of new residential construction and additions, and mandatory nonresidential development fees 

equal to 2.5% of the equalized assessed value of new nonresidential construction and additions. The 

Borough will update its development fee ordinance again as part of this housing element and fair share 

plan to eliminate references to COAH’s invalidated Third Round regulations, instead citing COAH’s 

Second Round regulations, and to provide references to the Superior Court’s jurisdiction instead of 

COAH’s (see Appendix J).  

A new spending plan has been prepared consistent with this Plan (see Appendix N). The Spending 

Plan, which discusses anticipated revenues, collection of revenues, and the use of revenues, was 

prepared in accordance with COAH’s applicable substantive rules. All collected revenues will be placed 

in the Borough’s Affordable Housing Trust fund and will be dispensed for the use of eligible affordable 

housing activities including, but not limited to:  

 Rehabilitation program; 

 New construction of affordable housing units and related development costs;  

 Extensions or improvements of roads and infrastructure directly serving affordable housing 

development sites;  

 Acquisition and/or improvement of land to be used for affordable housing; 

 Purchase of affordable housing units for the purpose of maintaining or implementing 

affordability controls;  

 Maintenance and repair of affordable housing units; 

 Repayment of municipal bonds issued to finance low- and moderate-income housing activity; 

and 

 Any other activity as specified in the approved spending plan. 

The Borough is required to fund eligible programs in its Court-approved housing element and fair 

share plan, as well as provide statutorily required affordability assistance. 

At least 30% of collected development fees, excluding expenditures made through July 17, 2008, when 

affordability assistance became a statutory requirement in the Fair Housing Act, shall be used to provide 

affordability assistance to very low-, low-, and moderate-income households in affordable units included 

in a municipal fair share plan. At least one-third of the affordability assistance must be expended on 

very-low-income units. The Borough will provide very low-income affordability assistance funds to CIS 
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for the affordable family rental development at Snowden Avenue. In addition, the Borough will develop 

an affordability assistance program that provides residents and small developers subsidies of 

approximately $25,000 per unit for the production of one to two affordable units. (See Appendix O for 

the Borough’s affordability assistance program manual.) 

No more than 20% of the revenues collected from development fees each year will be expended on 

administration, including, but not limited to, salaries and benefits for municipal employees or 

consultant fees necessary to prepare or implement a rehabilitation program, a new construction 

program, a housing element and fair share plan, and/or an affirmative marketing program. 

In accordance with the agreement with FSHC, the expenditures of funds contemplated under the FSHC 

agreement constitute a "commitment" for expenditure pursuant to N.J.S.A. 52:27D-329.2 and -329.3, 

with the four-year time period for expenditure designated pursuant to those provisions beginning to 

run with the entry of a final judgment approving the Settlement Agreement in accordance with the 

provisions of In re Tp. Of Monroe, 442 N.J. Super. 565 (Law Div. 2015) (aff'd 442 N.J. Super. 563). On 

the first anniversary of the April 2, 2019 execution of the FSHC agreement, and on every anniversary 

thereafter through the end of the FSHC agreement, the Borough will provide annual reporting of trust 

fund activity to the New Jersey Department of Community Affairs, COAH, New Jersey Local 

Government Services, or other entity designated by the State of New Jersey, with a copy provided to 

FSHC and posted on the municipal website, using forms developed for this purpose by NJDCA, COAH, 

or NJLGS. The reporting shall include an accounting of all housing trust fund activity, including the 

source and amount of funds collected and the amount and purpose for which any funds have been 

expended. 

 

COST GENERATION  

Haddonfield Borough’s Land Development Ordinance has been reviewed to eliminate unnecessary cost 

generating standards; it provides for expediting the review of development applications containing 

affordable housing. Such expedition may consist of, but is not limited to, scheduling of pre-application 

conferences and special monthly public hearings. Furthermore, development applications containing 

affordable housing shall be reviewed for consistency with the Land Development Ordinance, 

Residential Site Improvement Standards (N.J.A.C. 5:21-1 et seq.) and the mandate of the FHA regarding 

unnecessary cost-generating features. Haddonfield Borough will comply with COAH’s requirements 

for unnecessary cost-generating requirements, N.J.A.C. 5:93-10.1, procedures for development 

applications containing affordable housing, N.J.A.C. 5:93-10.4, and requirements for special studies 

and escrow accounts where an application contains affordable housing, N.J.A.C. 5:93-10.3.  

 

MONITORING  

On the first anniversary of the April 2, 2019 execution of the FSHC agreement, and on every 

anniversary thereafter through the end of the agreement, the Borough agrees to provide annual 

reporting of the status of all affordable housing activity within the municipality through posting on the 
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municipal website with a copy of such posting provided to FSHC, using forms previously developed for 

this purpose by COAH or any other forms endorsed by the special master and FSHC. 

The Fair Housing Act includes two provisions regarding action to be taken by the Borough during the 

period of protection to 2025 acknowledged by the agreement. The Borough agrees to comply with those 

provisions as follows: 

a.  For the midpoint realistic opportunity review due on July 1, 2020, as required pursuant to 

N.J.S.A. 52:27D-313, the Borough will post on its municipal website, with a copy provided to 

FSHC, a status report as to its implementation of its plan and an analysis of whether any unbuilt 

sites or unfulfilled mechanisms continue to present a realistic opportunity and whether any 

mechanisms to meet Unmet Need should be revised or supplemented. Such posting shall invite 

any interested party to submit comments to the municipality, with a copy to FSHC, regarding 

whether any sites no longer present a realistic opportunity and should be replaced and whether 

any mechanisms to meet Unmet Need should be revised or supplemented. Any interested party 

may by motion request a hearing before the Court regarding these issues. 

b. For the review of very low-income housing requirements required by N.J.S.A 52:27D-329.1, 

within 30 days of the third anniversary of the FSHC agreement executed April 2, 2019, and every 

third year thereafter, the Borough will post on its municipal website, with a copy provided to 

FSHC, a status report as to its satisfaction of its very low-income requirements, including the 

family very low-income requirements referenced in the Settlement Agreement. Such posting 

shall invite any interested party to submit comments to the municipality and FSHC on the issue 

of whether the municipality has complied with its very low-income housing obligation under the 

terms of the settlement with FSHC. 

 

SUMMARY 

The Borough of Haddonfield has prepared this Amended Third Round Plan to address its affordable 

housing requirements in accordance with the Fair Housing Act, COAH regulations, and a Settlement 

Agreement with FSHC. At a Fairness Hearing, the Court approved the three-part fair share and 

preliminary compliance plan specified in the Settlement Agreement, including an 11-unit 

Rehabilitation share, an 83-unit RDP, and a 429-unit Unmet Need. The Borough will satisfy its 

combined Prior Round and Third Round RDP requirements with a combination of existing affordable 

family sales and affordable senior rental units, and with proposed affordable family rentals from an 

inclusionary redevelopment project and a 100% affordable municipally sponsored development. In 

addition, the Borough will expand its inclusionary overlay zones and update its Borough-wide 

Affordable Housing Ordinance in an effort to provide a realistic opportunity for development of 

additional affordable housing units to address its Unmet Need. At a future compliance hearing, the 

Borough will seek from the Superior Court a Third Round Judgment of Compliance and Repose 

through July 1, 2025. 
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Resolutions Adopting and Endorsing Amended Third Round Housing Element and Fair Share Plan 
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Borough of Haddonfield/Fair Share Housing Center Executed Settlement Agreement and  

July 1, 2019 Court Approval 

  





FAIR SHARE 
HOUSING CENTER 

Hon. Neal Rochford, 
Mayor 
Borough of Haddonfield 
242 Kings Highway East, 
Haddonfield, NJ 08033 

'February 26, 2019 

Peter J. O'Connor, Esq. 
KeVin D. Walsh, Esq. 

Adam M. Gordon, Esq. 
Laura Smith-Denker, Esq. 

David T. Rammler, Esq. 
Joshua D. Bauers, Esq. 

Re: In the Matter of the Application of Haddonfield Borough, County of 
Camden, Docket No. CAM-L-2596-15 

Dear Mayor Rochford: 

This letter memorializes the terms of an agreement reached between the Borough of 
Haddonfield (the Borough or "Haddonfield"), the declaratory judgment plaintiff, and Fair Share 
Housing Center (FSHC), a Supreme Court-designated interested party in this matter in 
accordance with In re N.J.A.C. 5:96 and 5:97, 221 N.J, 1, 30 (2015) (Mount Laurel IV) and, 
through this settlement, a defendant in this proceeding. 

Background 

Haddonfield filed the above-captioned matter on July 6, 2015 seeking a declaration of its 
compliance with the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 52:27D-301 
et seq. in· accordance with In re N.J.A.C. 5:96 and 5:97, supra. Through the declaratory 
judgment process, and with the assistance of the court-appointed special master, Francis 
Banisch, PP, AICP, the Borough and FSHC agreed to settle the litigation and to present that 
settlement to the trial court with jurisdiction over this matter to review, recognizing that the 
settlement of Mount Laurel litigation is favored because it avoids delays and the expense of trial 
and results more quickly in the construction of homes for lower-income households. 

Settlement terms 

The Borough and FSHC hereby agree to the following terms: 

1. FSHC agrees that the Borough, through the adoption of a Housing Element and Fair 
Share Plan conforming with the terms of this Agreement (hereafter "the Plan") and 
through the implementation of the Plan and this Agreement, satisfies its obligations 
under the Mount Laurel doctrine and Fair Housing Act of 1985, N.J.S.A. 52:27D-301 et 
seq., for the Prior Round ( 1987-1999) and Third Round ( 1999-2025). 

2. At this time and at this particular point in the process resulting from the Supreme 
Court's Mount Laurel IV decision, when Third Round fair share obligations have yet to be 
definitively determined, it is appropriate for the parties to arrive at a settlement regarding 
a municipality's Third Round present and prospective need instead of doing so through 
plenary adjudication of the present and prospective need. 

510 Park Blvd. • Cherry Hill, New Jersey 08002 • 856-665-5444 • fax: 856-663-8182 • www.fairsharehousing.org 
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3. FSHC and the Borough hereby agree that the Borough's affordable housing obligations 
are as follows: 

Rehabilitation Share er Kinse Re ort 11 

Third Round (1999-2025) Prospective Need (r,er 320 
Kinse Re ort, as ad'usted throu h this A reement 

4. For purposes of this Agreement, the Third Round Prospective Need shall be deemed to 
include the Gap Period Present Need, which is a measure of households formed from 
1999-2015 that need affordable housing, that was recognized by the Supreme Court 
in In re Declaratory Judgment Actions Filed By Various Municipalities, 227 N.J. 508 
(2017). 

5. The Borough's efforts to meet its present need include the following: To address the 11-
unit rehabilitation share, Haddonfield Borough will continue its participation in the 
Camden County Rehabilitation Program and will agree to offer a rental rehabilitation 
program if the need arises. During the compliance phase of this matter, the municipality 
will demonstrate that the Camden County Rehabilitation Program complies with the 
applicable rules. This is sufficient to satisfy the Borough's present need obligation of 11 
units. 

6. The Borough has a combined Prior Round and Third Round prospective need of 512 
units (192+320). The parties agree that the Borough is entitled to a vacant land 
adjustment in accordance with N.J.A.C. 5:93-4.2. 

a. The municipality has a realistic development potential (RDP) of 83 units, 
calculated as follows: 

Site - Blocl</Lot Tract/Lot Size Density Total Units Setaside RDP 

Kings Court, 34/10 n/a n/a 20 20% 4.0 

Boxwood, 11/3 0.6 net acres 8 5 20% 1.0 
Bancroft, 14/2 and 13/25 16.5 net acres 18.2 300 20% 60.0 

Snowden (rear), Blocl< 33 1.5 acres 18.2 28 20% 5.6 

Lincoln/Tarditi, 41/15 n/a n/a 48 20% 9.6 

Willets, 76/12.02-12.13 n/a n/a 12 20% 2.4 
413 Total 83 

1 David N. Kinsey, PhD, PP, FAICP, NEW JERSEY LOW AND MODERATE INCOME HOUSING 
OBLIGATIONS FOR 1999-2025 CALCULATED USING THE NJ COAH PRIOR ROUND (1987-1999) 
METHODOLOGY, May 2016. 
2 FSHC's Third Round Obligation for Haddonfield has been reduced 43% off of the May 2016/April 2017 
FSHC projected obligation of 565. 



b. The Borough satisfies the RDP of 83 units as follows: 

Site, Block/Lot Affordable Unit Type 
Kings Court, 34/10 Affordable family sales 
Lincoln/Tarditi, Affordable senior rentals = 48, 
41/15 senior cap of 20 
Bancroft, 14/2 and Affordable family rentals on-site 
13/25 
Snowden (rear) Affordable family rentals, may be 
(Borough), Block reduced to no fewer than 20 with 
33 up to 8 affordable family rentals 

committed elsewhere in the 
Borough within one (1) year 

Rental Bonuses 

Status 
built 
built 

Redevelopment 
Agreement 

Rental 
commitments 

Total 
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Total 
4 

20 

10 

28 

21 

83 

c. The 10 units to be developed at the Bancroft site are the subject of a 
redevelopment plan dated February 13, 2018. The development will occur on 
7.98 acres at a density of 11.3 units per acre. Prior to the fairness hearing in this 
matter, the Borough will provide a redevelopment agreement with Two Hopkins 
Lane Urban Renewal, LLC, the Borough-designated redeveloper for the site. 
The parties recognize that a realistic opportunity exists for this site because the 
affordable housing requirement is included in an adopted redevelopment plan per 
N.J.A.C. 5:97-6.6. 

d. The following terms relate to the 28-unit 100% affordable family rental 
development planned for a site located on Snowden Avenue. 

i. The planned 28-unit family rental development may be reduced to 20 
family rental units provided that the municipality demonstrates within one 
(1) year of court approval of this Agreement following a fairness hearing 
that it has adopted zoning that provides a realistic opportunity for eight (8) 
affordable family rental units in accordance with applicable law and 
through a motion to amend the fairness hearing order or judgment in this 
matter. If the Borough determines to address eight (8) affordable family 
rental units off-site, the Borough recognizes that the 83-unit RDP 
calculated in term 6.a. above may be increased and the increased RDP 
will be satisfied. The parties agree that under no circumstance shall the 
option to reduce the number of units in the Snowden Avenue 
development or any delays, whether unanticipated or not, related to the 
ability of the Borough to exercise that option provide a justification for the 
municipality not complying with the deadlines agreed to with regard to this 
development. If the Borough has not adopted zoning that provides a 
realistic opportunity for eight (8) affordable family rental units within one 
(1) year of court approval of this Agreement following a fairness hearing, 
including with a commitment by the owner of the relevant parcel for those 
units to be rentals, it shall develop all 28 family rental units on the 
Snowden Avenue site. 
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ii. In accordance with N.J.A.C. 5:93-5.5, the Borough recognizes that it must 
provide evidence that the municipality has adequate and stable funding 
for any non-inclusionary affordable housing developments. The 
municipality is required to provide a pro forma of both total development 
costs and sources of funds and documentation of the funding available to 
the municipality and/or project sponsor, and any applications still pending. 
In the case where an application for outside funding Is still pending, the 
municipality shall provide a stable alternative source, such as municipal 
bonding, in the event that the funding request is not approved. The 
Borough shall demonstrate how it satisfies these requirements within 120 
days of the court's approval of this Agreement following a fairness 
hearing. 

iii. In accordance with N.J.A.C. 5:93-5.5, for non-inclusionary developments, 
a construction or implementation schedule, or timetable, shall be 
submitted for each step in the development process: including 
preparation of a site plan, granting of municipal approvals, applications for 
State and Federal permits, selection of a contractor and construction. 
The parties agree that the schedule shall provide for site plan approvals 
to be received for the Snowden Avenue site within sixteen (16) months of 
court approval of this Agreement following a fairness hearing and for 
construction to begin within thirty (30) months of court approval of this 
Agreement following a fairness hearing. The municipality shall indicate 
the entity responsible for undertaking and monitoring the construction and 
overall development activity. The Borough shall demonstrate how it 
satisfies these requirements within 120 days of the court's approval of this 
Agreement following a fairness hearing. 

iv. The Borough agrees to start construction on the Snowden Avenue 100% 
affordable family rental development no later than thirty (30) months of 
court approval of this Agreement following a fairness hearing. 

7. The RDP of 83, subtracted from the combined Prior Round and Third Round prospective 
need of 512 units, results in an unmet need of 429 units, which shall be addressed 
through the following mechanisms, as more fully described in Exh. A to this Agreement, 
which is incorporated herein as if set forth at length. 

8. The Borough agrees to require 13% of all units referenced in this Agreement, excepting 
those units that were constructed or granted preliminary or final site plan approval prior 
to July 1, 2008, to be very low income units, with half of the very low income units being 
available to families. The municipality will comply with those requirements as follows: 

Site, Block/Lot Total Units ~erv low income units 
Bancroft, 14/2 and 13/25 10 2 
Snowden (rear) 28 4 
(Borouoh), Block 33 (whether on same or different sites) 

9. The Borough shall meet its Prior Round and Third Round Prospective Need in 
accordance with the following standards as agreed to by the Parties and reflected in the 
table in paragraph 6b above: 



a. Bonuses will be applied in accordance with N.J.A.C. 5:93-5.15(d). 
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b. At least 50 percent of the units addressing the Prospective Need shall be 
affordable to very-low-income and low-income households with the remainder 
affordable to moderate-income households. 

c. At least twenty-five percent of the Prospective Need shall be met through rental 
units, including at least half in rental units available to families. 

d. At least half of the units addressing the Prospective Need in total must be 
available to families. 

e. The Borough agrees to comply with an age-restricted cap of 25% and to not 
request a waiver of that requirement. This shall be understood to mean that in 
no circumstance may the municipality claim credit toward its fair share obligation 
for age-restricted units that exceed 25% of all units developed or planned to meet 
its cumulative prior round and third round fair share obligation. 

10. The Borough shall add to the list of community and regional organizations in its 
affirmative marketing plan, pursuant to N.J.A.C. 5:80-26.15(f)(5), FSHC, 51 O Park Blvd, 
Cherry Hill, NJ; the Latino Action Network, PO Box 943, Freehold, NJ 07728; Willingboro 
NAACP, Ms. Kyra Price, PO Box 207, Roebling 09854, Southern Burlington County 
NAACP, PO Box 3211, Cinnaminson, NJ 08077; the Supportive Housing Association, 
15 Alden St # 14, Cranford, NJ 07016; and the New Jersey Housing Resource Center, 
and shall, as part of its regional affirmative marketing strategies during its 
implementation of the affirmative marketing plan, provide notice to those organizations of 
all available affordable housing units. The Borough also agrees to require any other 
entities, including developers or persons or companies retained to do affirmative 
marketing, to comply with this paragraph. 

11. All units shall include the required bedroom distribution, be governed by controls on 
affordability and affirmatively marketed in conformance with the Uniform Housing 
Affordability Controls, N.J.A.C. 5:80-26.1 et seq. or any successor regulation, with the 
exception that in lieu of 10 percent of affordable units in rental projects being required to 
be at 35 percent of median income, 13 percent of affordable units in such projects shall 
be required to be at 30 percent of median income, and all other applicable law. The 
Borough as part of its HEFSP shall adopt and/or update appropriate implementing 
ordinances in conformance with standard ordinances and guidelines developed by 
COAH to ensure that this provision is satisfied. Income limits for all units that are part of 
the Plan required by this Agreement and for which income limits are not already 
established through a federal program exempted from the Uniform Housing Affordability 
Controls pursuant to N.J.A.C. 5:80-26.1 shall be updated by the Borough annually within 
30 days of the publication of determinations of median income by HUD as follows: 
a. Regional income limits shall be established for the region that the Borough is 

located within (i.e. Region 5) based on the median income by household size, 
which shall be established by a regional weighted average of the uncapped 
Section 8 income limits published by HUD. To compute this regional income limit, 
the HUD determination of median county income for a family of four is multiplied 
by the estimated households within the county according to the most recent 
decennial Census. The resulting product for each county within the housing 
region is summed. The sum is divided by the estimated total households from the 



/ 

b. 

c. 

d. 
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most recent decennial Census in the Borough's housing region. This quotient 
represents the regional weighted average of median income for a household of 
four. The income limit for a moderate-income unit for a household of four shall 
be 80 percent of the regional weighted average median income for a family of 
four. The income limit for a low-income unit for a household of four shall be 50 
percent of the HUD determination of the regional weighted average median 
income for a family of four. The income limit for a very low income unit for a 
household of four shall be 30 percent of the regional weighted average median 
income for a family of four. These income limits shall be adjusted by household 
size based on multipliers used by HUD to adjust median income by household 
size. In no event shall the income limits be less than those for the previous year. 
The income limits attached hereto as Exhibit B are the result of applying the 
percentages set forth in paragraph (a) above to HUD's determination of median 
income for FY 2018, and shall be utilized until the Borough updates the income 
limits after HUD has published revised determinations of median income for the 
next fiscal year. 
The Regional Asset Limit used in determining an applicant's eligibility for 
affordable housing pursuant to N.J.A.C. 5:80-26.16(b)3 shall be calculated by the 
Borough annually by taking the percentage increase of the income limits 
calculated pursuant to paragraph (a) above over the previous year's income 
limits, and applying the same percentage increase to the Regional Asset Limit 
from the prior year. In no event shall the Regional Asset Limit be less than that 
far the previous year. 
The parties agree to request the Court prior to or at the fairness hearing in this 
matter to enter an order implementing this paragraph of this Agreement. 

12. All new construction units shall be adaptable in conformance with P.L.2005, 
c.350/N.J.S.A. 52:27D-311a and •311b and all other applicable law. 

13. As an essential term of this Agreement, within one-hundred-and-twenty (120) days of 
Court's approval of this Agreement, the Borough shall introduce an ordinance or 
ordinances providing for the amendment of the Borough's Affordable Housing Ordinance 
and Zoning Ordinance to implement the terms of this Agreement and the zoning 
contemplated herein and adopt a Housing Element and Fair Share Plan and Spending 
Plan in conformance with the terms of this Agreement. 

14. The parties agree that if a decision of a court of competent jurisdiction in Camden 
County, or a determination by an administrative agency responsible for implementing the 
Fair Housing Act, or an action by the New Jersey Legislature, would result in a 
calculation of an obligation for the Borough for the period 1999-2025 that would be lower 
by more than twenty (20%) percent than the total prospective Third Round need 
obligation established in this Agreement, and if that calculation is memorialized in an 
unappealable final judgment, the Borough may seek to amend the judgment in this 
matter to reduce its fair share obligation accordingly. Notwithstanding any such 
reduction, the Borough shall be obligated to adopt a Housing Element and Fair Share 
Plan that conforms to the terms of this Agreement and to implement all compliance 
mechanisms included in this Agreement, including by adopting or leaving in place any 
site specific zoning adopted or relied upon in connection with the Plan adopted pursuant 
to this Agreement; taking all steps necessary to support the development of any 100% 
affordable developments referenced herein; maintaining all mechanisms to address 
unmet need; and otherwise fulfilling fully the fair share obligations as established herein. 
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The reduction of the Borough's obligation below that established in this Agreement does 
not provide a basis for seeking leave to amend this Agreement or seeking leave to 
amend an order or judgment pursuant to R. 4:50-1. If the Borough prevails in reducing 
its prospective need for the Third Round, the Borough may carry over any resulting extra 
credits to future rounds in conformance with the then-applicable law. 

15. The Borough shall prepare a Spending Plan within the period referenced above, subject 
to the review of FSHC and approval of the Court, and reserves the right to seek approval 
from the Court that the expenditures of funds contemplated under the Spending Plan 
constitute "commitment" for expenditure pursuant to N.J.S.A. 52:27D-329.2 and -329.3, 
with the four-year time period for expenditure designated pursuant to those provisions 
beginning to run with the entry of a final judgment approving this settlement in 
accordance with the provisions of In re Tp. Of Monroe, 442 N.J. Super. 565 (Law Div. 
2015) (affd 442 N.J. Super. 563). On the first anniversary of the execution of this 
Agreement, which shall be established by the date on which it is executed by a 
representative of the Borough, and on every anniversary of that date thereafter through 
the end of the period of protection from litigation referenced in this Agreement, the 
Borough agrees to provide annual reporting of trust fund activity to the New Jersey 
Department of Community Affairs, Council on Affordable Housing, or Local Government 
Services, or other entity designated by the State of New Jersey, with a copy provided to 
Fair Share Housing Center and posted on the municipal website, using forms developed 
for this purpose by the New Jersey Department of Community Affairs, Council on 
Affordable Housing, or Local Government Services. The reporting shall include an 
accounting of all housing trust fund activity, including the source and amount of funds 
collected and the amount and purpose for which any funds have been expended. 

16. On the first anniversary of the execution of this Agreement, and every anniversary 
thereafter through the end of this Agreement, the Borough agrees to provide annual 
reporting of the status of all afforc:lable housing activity within the municipality through 
posting on the municipal website with a copy of such posting provided to Fair Share 
Housing Center, using forms previously developed for this purpose by the Council on 
Affordable Housing or any other forms endorsed by the Special Master and FSHC. 

17. The Fair Housing Act includes two provisions regarding action to be taken by the 
Borough during the ten-year period of protection provided in this Agreement. The 
Borough agrees to comply with those provisions as follows: 

a. For the midpoint realistic opportunity review due on July 1, 2020, as required 
pursuant to N.J.S.A. 52:27D-313, the Borough will post on its municipal website, 
with a copy provided to Fair Share Housing Center, a status report as to its 
implementation of the Plan and an analysis of whether any unbuilt sites or 
unfulfilled mechanisms continue to present a realistic opportunity and whether 
any mechanisms to meet unmet need should be revised or supplemented. Such 
posting shall invite any interested party to submit comments to the municipality, 
with a copy to Fair Share Housing Center, regarding whether any sites no longer 
present a realistic opportunity and should be replaced and whether any 
mechanisms to meet unmet need should be revised or supplemented. Any 
interested party may by motion request a hearing before the court regarding 
these issues. 

b. For the review of very low income housing requirements required by N.J.S.A. 
52:27D-329.1, within 30 days o( the third anniversary of this Agreement, and 
every third year thereafter, the Borough will post on its municipal website, with a 
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copy provided to Fair Share Housing Center, a status report as to its satisfaction 
of its very low income requirements, including the family very low income 
requirements referenced herein. Such posting shall invite any interested party to 
submit comments to the municipality and Fair Share Housing Center on the issue 
of whether the municipality has complied with its very low income housing 
obligation under the terms of this settlement. 

18. FSHC is hereby deemed to have party status in this matter and to have intervened in 
this matter as a defendant without the need to file a motion to intervene or an answer or 
other pleading. The parties to this Agreement agree to request the Court to enter an 
order declaring FSHC is an intervenor, but the absence of such an order shall not impact 
FSHC's rights. 

19. This Agreement must be approved by the Court following a fairness hearing as required 
by Morris Cty. Fair Haus. Council v. Boonton Twp., 197 N.J. Super. 359, 367-69 (Law 
Div. 1984), affd o.b., 209 N.J. Super. 108 (App. Div. 1986); East/West Venture v. 
Borough of Fort Lee, 286 N.J. Super. 311, 328-29 (App. Div. 1996). The Borough shall 
present its planner as a witness at this hearing. FSHC agrees to support this Agreement 
at the fairness hearing. In the event the Court approves this proposed settlement, the 
parties contemplate the municipality will receive "the judicial equivalent of substantive 
certification and accompanying protection as provided under the FHA," as addressed in 
the Supreme Court's decision in In re N.J.A.C. 5:96 & 5:97, 221 N.J. 1, 36 (2015). The 
"accompanying protection" shall remain in effect through July 1, 2025. If this Agreement 
is rejected by the Court at a fairness hearing it shall be null and void. 

20. The Borough agrees to pay FSHC's attorneys fees and costs in the amount of $10,000 
within ten (10) days of the Court's approval of this Agreement pursuant to a duly-noticed 
fairness hearing. 

21. If this Agreement is approved by the Court at a fairness hearing, FSHC agrees that it 
will, within ten (10) days of the entry of an order approving the Agreement, circulate a 
stipulation of dismissal to counsel for all parties in Fair Share Housing Center v. The 
Borough of Haddonfield, the Planning Board of Haddonfield, and 2 Hopkins Lane, LLC 
Docket No. CAM-L-1945-16, and as soon as practicable FSHC shall file the stipulation of 
dismissal with prejudice in that matter. 

22. If an appeal is filed of the Court's approval or rejection of this Agreement, the Parties 
agree to defend the Agreement on appeal, including in proceedfngs before the Superior 
Court, Appellate Division and New Jersey Supreme Court, and to continue to implement 
the terms of this Agreement if the Agreement is approved before the trial court unless 
and until an appeal of the trial court's approval is successful, at which point the Parties 
reserve their right to rescind any action taken in anticipation of the trfal court's approval. 
All Parties shall have an obligation to fulfill the intent and purpose of this Agreement. 

23. This Agreement may be enforced through a motion to enforce litigant's rights or a 
separate action filed in Superior Court, Camden County. A prevailing movant or plaintiff 
in such a motion or separate action shall be entitled to reasonable attorney's fees. 

24. Unless otherwise specified, it is intended that the provisions of this Agreement are to be 
severable. The validity of any article, section, clause or provision of this Agreement shall 
not affect the validity of the remaining articles, sections, clauses or provisions hereof. If 
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any section of this Agreement shall be adjudged by a court to be invalid, illegal, or 
unenforceable in any respect, such determination shall not affect the remaining sections. 

25. This Agreement shall be governed by and construed by the laws of the State of New 
Jersey. 

26. This Agreement may not be modified, amended or altered in any way except by a writing 
signed by each of the Parties. 

27. This Agreement may be executed in any number of counterparts, each of which shall be 
an original and all of which together shall constitute but one and the same Agreement. 

28. The Parties acknowledge that each has entered into this Agreement on its own volition 
without coercion or duress after consulting with its counsel, that each party is the proper 
person and possess the authority to sign the Agreement, that this Agreement contains 
the entire understanding of the Parties and that there are no representations, warranties, 
covenants or undertakings other than those expressly set forth herein. 

29. Each of the Parties hereto acknowledges that this Agreement was not drafted by any 
one of the Parties, but was drafted, negotiated and reviewed by all Parties and, 
therefore, the presumption of resolving ambiguities against the drafter shall not apply. 
Each of the Parties expressly represents to the other Parties that: (i) it has been 
represented by counsel in connection with negotiating the terms of this Agreement; and 
(ii) it has conferred due authority for execution of this Agreement upon the persons 
executing it. 

30. Any and all Exhibits and Schedules annexed to this Agreement are hereby made a part 
of this Agreement by this reference thereto. Any and all Exhibits and Schedules now 
and/or in the future are hereby made or will be made a part of this Agreement with prior 
written approval of both Parties. 

31. This Agreement constitutes the entire Agreement between the Parties hereto and 
supersedes all prior oral and written agreements between the Parties with respect to the 
subject matter hereof except as otherwise provided herein. 

32. No member, official or employee of the Borough shall have any direct or indirect interest 
in this Agreement, nor participate in any decision relating to the Agreement which is 
prohi~ited by law, absent the need to invoke the rule of necessity. 

33. Anything herein contained to the contrary notwithstanding, the effective date of this 
Agreement shall be the date upon which all of the Parties hereto have executed and 
delivered this Agreement. 

34. All notices required under this Agreement ("Notice[s]") shall be written and shall be 
served upon the respective Parties by -certified mail, return receipt requested, or by a 
recognized overnight or by a personal carrier. In addition, where feasible (for example, 
transmittals of less than fifty pages) shall be served by facsimile or e-mail. All Notices 
shall be deemed received upon the date of delivery. Delivery shall be affected as 
follows, subject to change as to the person(s) to be notified and/or their respective 
addresses upon ten (10) days notice as provided herein: 



TO FSHC: 

TO THE BOROUGH: 

WITH A COPY TO THE 
MUNICIPAL CLERK: 

Kevin D. Walsh, Esq. 
Fair Share Housing Center 
510 Park Boulevard 
Cherry Hill, NJ 08002 
F: 856-663-8182 
kevinwalsh@fairsharehousing.org 

Edwin W. Schmierer, Esq. 
101 Poor Farm Road 
Princeton, New Jersey 08540 
F: 609-683-7978. 
eschmierer@mgplaw.com 

Deanna Bennett 
Borough Hall 
242 Kings Highway East, Room 101 
Haddonfield, NJ 08033 
F: 856-795-1445 
dbennett@haddonfield-nj.gov 

Please sign below if these terms are acceptable. 

S.~, 2 inle , t •. rt,~\q~ . 
Co sel for Fair Share Housing Center 

On behalf of the Borough of Haddonfield, with the authorization 
of the governing body: 
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Clarke Caton Hintz 
Architecture 

Planning 

Landscape Architecture 

••• 

Exhibit A 

Haddonfield Borough- Unmet Need Mechanisms 
February 26, 2019 

r. Existing Borough-wide mandatory overlay for all residential developments of five (5) 
units or more requires 20% affordable housing setaside - Revise Ordinance 

100 Barrack Street 2. Affordable Housing Development Fee Ordinance - Adopted 

Trenton NI 08608 

darkecatonhintz.com 3. Overlay Zoning - see attached CCH aerial map for sites listed below: 

Tel: 609 883 8383 

Fax: 609 883 4044 

Philip Caton, FAICP 

John Hatch, FAIA 

George Hibbs, AIA 

Brian Slaugh, AICP 

Michael Sullivan, AICP 

Emedti 

John Clarke, FAIA 

Carl Hintz, AICP, ASLA 

A. PATCO site (Block n8/Lot 14 and Block 134/Lot 9): 
r. Height-Block n8/Lot 14 only- in the spirit of the design intent and 

specific guidance provided by the Borough's existing Special Maximum 
Height Zone, the character of the streets should remain similar to the 
downtown. Therefore, we recommend adding language similar to the 
existing code - buildings must set back 30' from the centerline of Euclid 
Avenue and Wilkins (or other new e/w) street. 
• Five (5) stories within roo' from the PATCO ROW, see Euclid Avenue 

exception below. 
• Four (4) stories from roo' to 200' from the PATCO ROW, see Euclid 

Avenue exception below. 
• Three (3) stories from 200' and beyond from the PATCO ROW and 

along Euclid Avenue. 
2. Height- Block 134/Lot 9 - no change from three (3) stories. 
3. Parking Requirement- confirmed r.o space per residential unit. 
4. Permitted building types - confirmed that Apartment Buildings (AB) are 

currently permitted. 
5. Affordable housing setaside - 20% 

B. Acme site (Block 39/Lots 6, 6.or & 9.or) 
r. Borough will expand D-3 to include all three (3) lots Block 39/Lots 6, 6.or & 

9.or. 
2. Keep height at three (3) stories. 

C. PNC Bank (Block 11.05/Lot r) - East side of Haddon from Hawthorne to 

Merion) 
r. Keep height at three (3) stories. 



Clarke Caton Hintz 

••• 

D. Archer-Greiner (Block r29/Lot 3) -
I.· Building height- Borough will agree to five (5) stories stepped down to four 

(4) stories along Veteran's Lane and three (3) stories fronting Redman and 

Euclid. 
2. Apartment Building (AB) is either permitted or will be permitted by 

Borough. 

E. TD Bank (Block r30 /Lots 6 and 9) 
I, Building height- Borough will agree to four (4) stories. 

F. South (West) side of Haddon from Woodland to Redman 

I. Keep height three (3) stories. 
2. Minimum building width remains 65' for AB and CO buildings. Maximum 

building width is increased to 150'. 

G. North (East) side of Haddon from Merion to Hopkins -
r. nochange 

H. Wells Fargo Bank (occupant)/ Wachovia (owner) - 99 Haddon Ave. (Eastside of 
Haddon from Hopkins to Euclid) 
r. Borough will agree to four (4) stories in conjunction with an analysis to 

establish frontage setbacks through the comparison of minimum front yard 

setbacks of parcels along Haddon from Hopkins to Windsor (Block 
II.or/Lots I, 2, 2.or, and 2.02 (see below for specific minimum frontage 

analysis language under review by the Borough*). 

I. Grove Street- existing C Commercial Districts north ofLake on west side and 

north of Glover on east side-

r. Borough will allow upper story residential. 

J. North side of Haddon, south ofEuclid (Block n/Lots 2, 14 and 24) 

r. Borough will agree to height of three {3) stories. 

* Minimum front yard as determined by the analysis set forth in Attachment 7 which 

states: 
The following neighborhood context analysis shall be used to determine what 

the front yard setback is for lots in the R2, R3, R4, R5, R5A, R6, R7, R8 and R9 zones. 
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