
  

 

                                                                                                              Page 59 

12/9/08  

Amended Housing Element and Fair Share Plan                                                  
Borough of Haddonfield       

 

Satisfaction of the Third Round Obligation 

 Haddonfield’s third round obligation, pursuant to COAH’s housing and job 

projections and as reduced through eligible exclusions, is zero.  In accordance with 

NJAC 5:97-2.2(e), the provision of affordable housing shall be based on the issuance of 

permanent certificates of occupancy for new residential units and new nonresidential 

building square footage.  Thus, although the Borough’s COAH-assigned projected 

growth share obligation was reduced to zero due to projected exclusions, the Borough 

has prepared this amended third round plan to address the requirements of NJAC 5:96-

10 which states “Documentation for mechanisms to address the prior round obligation, 

the rehabilitation share, and the growth share obligation up to the first plan review 

pursuant to NJAC 5:96-10 shall be submitted at the time of petition.” 

 

 With this regulation in mind, COAH’s third round requirements for minimum 

number of affordable rentals, maximum number of affordable seniors and maximum 

number of bonuses are based on the Borough’s potential actual growth share through 

the year 2012.  In addition, the Borough must also adhere to a minimum number of 

total family units, minimum number of family rental units and minimum number of 

very low income units.  Due to the recent amendments to the Fair Housing Act, P.L. 

2008, c.46, the Borough is no longer eligible to enter into a regional contribution 

agreement (RCA) for the third round obligation.  

 

Third Round Projected Growth Share = 0; Plan for Potential Actual Growth = 20 

 

 Minimum Third Round Family Obligation = 8 units 
.50 (potential actual growth – proposed bonuses) = .50(20-5) = 8, must round up 

 
 Minimum Third Round Rental Obligation = 5 units 

.25 (potential actual growth) = .25 (20) = 5  
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 Minimum Third Round Family Rental Obligation = 3 units 
.50 (potential actual growth minimum rental obligation) = .5(5) = 3 
 

 Maximum Third Round Age-restricted Units = 5 units 
.25 (potential actual growth) = .25 (20) = 5   
 

 Maximum Third Round Bonuses = 5 bonuses 
.25 (potential actual growth) = .25 (20) = 5  
 

 Minimum Third Round Very Low Income Units = 2 units 
.13 (potential actual growth – proposed bonuses) = .13(20 - 5) = 2, rounded up 
*P.L. 2008, c.46 amended the Fair Housing Act to require 13% of all third round 
units be reserved for very low income households. 
 

 
Although the Borough has a zero-unit third round growth share, Haddonfield 

will address its potential third round actual growth share that may be triggered at the 

first plan evaluation by 2011 or 2012 (depending on when COAH grants substantive 

certification of the Borough’s amended third round plan) as summarized in Table 24, 

Proposed Third Round Compliance Mechanisms.  The Borough proposes to address a 

potential 20-unit third round actual growth share obligation with a combination of 

existing excess senior affordable rental units and affordable family rental units on the 

Borough/CIS site as well as eligible third round rental bonuses. 

 
Table 24. Proposed Third Round Compliance Mechanisms 

 

 
Compliance Mechanisms 

2011 Potential  
Growth = 20 

Affordable Senior Rentals  
Lincoln Commons – excess senior rentals 5 

Redeveloper/Municipal Partnership -  
Family rentals (Borough/CIS site) 18 

2 for 1 rental bonuses for family rentals 5 
TOTAL 28 

Surplus 8 
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 In addition to the developer-funded prior round (RDP) construction of 10 family 

rental units on the Borough/CIS site, Haddonfield Borough will also address a portion 

of its 20-unit potential third round actual growth share through municipally sponsored 

100% affordable housing construction on the Borough/CIS site.  

 

 Table 25, Prior Round and Third Round Units on the Borough/CIS Site, 

outlines the planned development on the 1.5-acre site.  The programming on the 

Borough/CIS site is described below and the applicable COAH third round rules are 

addressed. 

 
Table 25. Prior Round and Third Round Units on the Borough/CIS Site 

 

Borough/CIS Site – Planned Units Family Rentals 
 

Prior Round Units  
Bancroft – off-site family rental units 

          (units funded by Bancroft) 10 
Third Round Units  

Family Rental Units 18 

TOTAL UNITS ON SITE 28 

 

100% Affordable Housing 

Borough/CIS Site 

 This approximately 1.5 acre site (portion of Block 33.02, Lot 1; portion of Block 

33, Lots 12, 14 and 15) is behind the Haddonfield Borough Hall (see site aerial map) and 

currently is occupied by municipally-owned surface parking lots serving municipal 

business as well as downtown and resident parking needs.  The Borough recently 
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purchased land adjacent to the municipal parking lot from land owners fronting Kings 

Highway.  The Borough’s plan is to relocate as much of the existing parking to the newly 

acquired area and use the back parking area to site a small-scale, 100% affordable family 

rental complex.  Although a concept plan for the site has not been formalized, it is 

anticipated that the site will accommodate at least 28 family rental units and the rental 

units will be medium intensity multi-family apartment flats.  The site would have access 

via two public streets (Snowden and Harding Avenues) out to Haddon Avenue and 

through the existing municipal parking lot to Kings Highway.    

 

 The Borough issued a Request for Qualifications for an experienced affordable 

housing developer to develop the site.  The Borough has chosen Community Investment 

Strategies (“CIS”) to develop, own and manage the affordable family rental housing.   

 

 COAH’s Third Round rules at NJAC 5:97-6.7 “Municipally Sponsored and 100 

Percent Affordable Developments” are addressed as follows: 

 

Site Control – The Borough owns the site.  Once CIS acquires the necessary 

funding from outside funding sources, the Borough will either transfer title of the 

property or enter into a long-term (99-year) lease arrangement with CIS.     

 

Site Suitability – The site is suitable as defined in COAH’s regulations at NJAC 

5:97-3.13 “Suitable Site.”  There are no encumbrances that preclude development of 

affordable housing on the site.  

 

There are no environmental constraints on the site (presently paved over with a 

surface parking lot) and the site has adequate developable land to accommodate the 

proposed 28 units of affordable housing.  The site is free of wetlands. 
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Like all of Haddonfield Borough, the site is located in the Metropolitan Planning 

Area, PA 1, pursuant to the 2001 Policy Map of the State Development and 

Redevelopment Plan (hereinafter “2001 State Plan Map”).  Pursuant to NJAC 5:97-

3.13(b)1, the PA 1 State Plan designation of the site provides a presumption of validity 

regarding consistency with the State Development and Redevelopment Plan.   

According to COAH’s regulations, 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 development and is located behind 

businesses fronting both Haddon Avenue and Kings Highway at the center of town.  

Additionally, the density proposed for the site is comparable to existing residential 

development that is located nearby.  There are no historic structures listed on the 

State or National Historic Registers on the site.  The property is within Borough’s 

historic district and the proposed development will meet local standards. 

 

The site is within the Borough’s water and sewerage area, and the Borough’s 

Director of Utilities confirmed the availability of sufficient sewer and water capacity 

to service the site.  Also, the site can be developed consistent with the Residential 

Site Improvement Standards (“RSIS”) and all other regulations of agencies with 

jurisdiction over the site, i.e. DEP.  

 

Administrative Entity – CIS is an experienced affordable housing provider and will 

develop and administer the affordable units pursuant to COAH’s regulations and 

the 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 rental units in accordance with 

COAH rules at NJAC 5:97 et seq. and the UHAC per NJAC 5:80-26. 

 

Low/Moderate Income Split – At least half of the units on the Borough/CIS site 

will be affordable to low income households.  If an odd number of affordable units 
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occurs, the low/moderate income split will always be in favor of the low income unit 

per NJAC 5:97-3.3 and the UHAC at NJAC 5:80-26.  In addition, to address the 

amended Fair Housing Act (Roberts bill), the Borough will ensure that at least 2 of 

the third round units will be affordable to very low income households.   

 

Affirmative Marketing – The units will be affirmatively marketed in accordance 

with COAH’s rules at NJAC 5:97-9 and the UHAC per NJAC 5:80-26. 

 

Controls on Affordability – The Borough’s agreement with CIS will require a 

minimum of 30-year affordability control deed restrictions on the units in 

accordance with NJAC 5:97 et seq. and NJAC 5:80-26. 

 

Bedroom Distribution – The units will be required to be developed in accordance 

with the UHAC requirements regarding bedroom distribution in accordance with 

NJAC 5:80-26. 

 

Funding – The Borough expects that the 28 family rentals will be funded through 

the redevelopment of the Bancroft site (10 units) and through outside funding 

sources including, but not limited to, Low Income Housing Tax Credits, NJ 

Department of Community Affairs (DCA’s) Balanced Housing Funds, Federal 

Home Loan Bank funds, and County HOME funds.  Haddonfield anticipates that 

CIS will apply to any and all such funds as listed in COAH’s "A Guide to Affordable 

Housing Funding Sources," dated October 2008, posted on COAH's website. 

 

Construction Schedule – The Borough has developed a construction schedule for 

developing the Borough/CIS site and anticipates that the site will begin construction 

in 2010 or 2011 depending on success with funding applications.  The Project 

Schedule notes each step in the development process including preparation of a site 

plan, granting of municipal approvals, applications for funding, applications for 
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State and Federal permits, and beginning construction.  CIS will be responsible for 

monitoring the construction and overall development activity. 

 

Very Low Income Units 

Pursuant to the recent amendments to the Fair Housing Act, P.L. 2008, c.46, 

municipalities must provide very low income units equal to 13% of the future units 

satisfying the third round obligation.  Haddonfield will satisfy its third round 2-unit very 

low income requirement with two family rental units on the Borough/CIS site. 

 

Affordable Units Meeting the Third Round Obligation 

Although Haddonfield has a zero-unit third round COAH-projected obligation 

after eligible prior round (RDP and unmet need) exclusions, the Borough plans to 

address its potential actual growth and, thus, proposed a 20-unit third round plan.  The 

Borough’s plan addresses its potential future obligation with existing excess senior 

affordable rental units and municipally sponsored construction on the Borough-

owned/CIS site that includes 18 third round family rental units and corresponding third 

round rental bonuses. 

 

 The eight-unit family obligation has been satisfied with 8 of the 18 family rentals on 

the Borough/CIS site.  

 The five-unit rental obligation has been satisfied with 2 senior affordable credits 

from Lincoln Commons and 3 of the 18 family rentals on the Borough/CIS site.  

 The three-unit family rental obligation has been satisfied with 3 of the 18 family 

rental units on the Borough/CIS site.  

 The Borough has included five rental bonuses which does not exceed the third 

round bonus cap.  
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 The Borough has met the third round two unit very low income requirement with 2 

family rental units on the Borough/CIS site.  

 

Table 26. Affordable Units Addressing Potential Third Round Growth 

 
Compliance Mechanisms 

2011 Potential  
Growth = 20 

Affordable Senior Rentals  
Lincoln Commons – excess senior rentals 5 

Redeveloper/Municipal Partnership -  
Family rentals (Borough/CIS site) 18 

2 for 1 rental bonuses for family rentals 5 
TOTAL 28 

Surplus 8 
 
 

SUMMARY AND IMPLEMENTATION SCHEDULE 

The rehabilitation program, to be administered by Camden County will satisfy 

the Borough’s 29-unit rehabilitation obligation.  The Borough addressed its 37-unit RDP 

with existing family affordable sale units, existing affordable senior rental units, an 

existing group home, proposed affordable family units on the Bancroft redevelopment 

site, Bancroft-funded off-site affordable family rental units on the Borough/CIS site and 

prior round rental bonuses.  The Borough’s unmet need compliance efforts include 

existing excess senior affordable rental units, adopted overlay zoning on the three 

potential redevelopment sites, surplus from addressing the RDP (once constructed), an 

adopted development fee ordinance and Borough-wide overlay zoning to capture 

affordable housing opportunities.  Haddonfield will address it potential future actual 

growth share obligation with family and senior rentals and eligible third round rental 

bonuses. 
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The Borough will participate in Camden County’s rehabilitation program 

beginning in the year which COAH certifies the Borough (at the earliest in 2009) to 

satisfy the 29-unit rehabilitation obligation.  As discussed, and pursuant to NJAC 5:97-

6.2(b)3., Haddonfield Borough will supplement to County’s HOME or CDBG program 

funds, if needed, to fund no less than half (15) of the municipal rehabilitation 

component by the middle of substantive certification, 2014.  

 

The Borough has made substantial progress in addressing its prior round RDP 

obligation.  The units at Lincoln Commons and Kings Court are constructed and are 

appropriately deed restricted.  Additionally, Haddonfield has adopted a resolution 

designating the Bancroft School site an area in need of redevelopment and negotiations 

between the parties are underway which will result in the construction of on-site 

affordable units and payments in lieu to fund units at the Borough-owned site which will 

be developed by CIS an experienced state-wide affordable housing provider.  

Additionally, overlay inclusionary zoning exists to capture affordable housing 

opportunities from redevelopment in the Borough to address unmet need.  

Furthermore, the Borough is working to address its potential third round actual growth 

share obligation with municipal construction at the Borough/CIS site.  As outlined in 

the project schedule for the site, CIS will apply for funding in 2009 and construction 

should begin in 2010 or possibly 2011.   
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Table 27, Implementation Schedule, outlines the Borough’s timeline for 

meeting its rehabilitation share and potential third round actual fair share obligation.  As 

shown on Table 27, the Borough anticipates that it will provide approximately 28 

affordable units and bonuses by 2011 (earliest initial growth share evaluation) through 

existing excess senior rental units from Lincoln Commons and the development of 

affordable rentals on the Borough/CIS site and resulting third round rental bonuses.  

 

Table 27. Implementation Schedule 

 

Program/Bonus 
Existing 
Units/ 

Bonuses 20
0

9 

20
10

 

20
11

 

20
12

 

20
13

 

20
14

 

20
15

 

20
16

 

20
17

 

20
18

 

Total 
Units 

Rehabilitation Program 
(Camden County)  3 3 3 3 3 3 3 3 3 2 29 

Lincoln Commons  
(9 excess senior rentals) 5           5 

Borough/CIS  
(family rentals)    18        18 

Borough/CIS  
(rental bonuses)    5        5 

Total Units/Bonuses 5 3 3 26 3 3 3 3 3 3 2 57 
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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 (NJAC 5:21-1 et seq.) and the mandate of the Fair Housing 

Act regarding unnecessary cost generating features.  Haddonfield Borough shall comply 

with COAH’s requirements for unnecessary cost generating requirements, NJAC 5:97-

10,2, procedures for development applications containing affordable housing, NJAC 

5:97-10.3, and requirements for special studies and escrow accounts where an 

application contains affordable housing, NJAC 5:97-10.4.  

 

MONITORING  

In accordance with NJAC 5:96-11, Haddonfield Borough shall complete the 

annual monitoring reports of the Affordable Housing Trust Fund and of the affordable 

housing units and programs.  Furthermore, the Borough will assist COAH with the 

biennial plan evaluation, pursuant to NJAC 5:96-10, where the actual growth of housing 

units and jobs is compared to the provision of affordable housing beginning two years 

after COAH’s grant of substantive certification.  If upon any biennial review the 

difference between the number of affordable units constructed or provided in the 

Borough and the number of units required pursuant to NJAC 5:97-2.4 results in a pro-

rated production shortage of 10 percent or greater, the Borough is not adhering to its 

implementation schedule pursuant to NJAC 5:97- 3.2(a)4, or the mechanisms 

addressing the projected growth share obligation no longer present a realistic 
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opportunity for the creation of affordable housing, the Borough may be required by 

COAH to amend  its plan in conformance with NJAC 5:96-14 to address the affordable 

housing obligation set forth in NJAC 5:97-2.5. 

 
 

FAIR SHARE ORDINANCES AND AFFIRMATIVE MARKETING  

The Borough of Haddonfield has prepared an Affirmative Marketing and Fair 

Share Ordinance in accordance with COAH’s substantive rules, NJAC 5:97-9, and the 

UHAC at NJAC 5:80-26.  The Borough’s Fair Share Ordinance will govern the 

establishment of affordable units in the Borough as well as regulating the occupancy of 

such units.  The 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.  

 

To conduct affirmative marketing and monitoring of affordable units, the 

Borough has contracted with experienced affordable housing administrators for the 

administration of affordable housing units – Lincoln Commons is the Ingerman Group, 

Kings Court is HAS, the Borough/CIS site is CIS and the group home is Bancroft 

NeuroHealth, Inc. 

 

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 Housing Region #5, 

consisting of Burlington, Camden and Gloucester  counties.  
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The affirmative marketing plan includes regulations for qualification of income 

eligibility, price and rent restrictions, bedroom distribution, affordability control periods, 

and unit marketing in accordance to NJAC 5:80-26.  All newly created affordable units 

will comply with the thirty-year affordability control required by UHAC, NJAC 5:80-26-5 

and 5:80-26-11.  This plan must be adhered to by all private, non-profit or municipal 

developers of affordable housing units and must cover the period of deed restriction or 

affordability controls on each affordable unit.  The costs of implementing the affirmative 

marketing plan (i.e., the costs of advertising the affordable units, etc.) are the 

responsibilities of the developers of the affordable units.  This requirement is included 

in the Borough’s fair share ordinance and shall be a condition of any municipal 

development approval.  

 

 

AFFORDABLE HOUSING TRUST FUND 

The Borough has collected development fees since December 2005, when 

COAH approved the Borough’s first development fee ordinance.  As of July 17, 2008 

with the passage of amendments to the Fair Housing Act (P.L.2008, c.46), the Borough 

must collect nonresidential development fees equal to 2.5% of the equalized assessed 

value of new nonresidential construction and in accordance with particular conditions 

and exemptions of the Act.  In order to comply with these amendments to the Fair 

Housing Act, the Borough is requesting approval of an amended development fee 

ordinance that will increase the nonresidential development fee to 2.5%.  Additionally, 

the revised development fee ordinance will increase the residential development fee to 

1.5% pursuant to NJAC 5:97-8.3. 

 

The Borough’s spending plan, which discusses anticipated revenues, collection 

of revenues, and the use of revenues, was prepared per NJAC 5:97-8.10.  All collected 

revenues will be placed in the Borough’s Affordable Housing Trust fund and will be 

dispensed for the use of affordable housing activities.  Pursuant to the Borough’s plan, 
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Haddonfield Borough may use the funds in the trust fund for any of the below listed 

items, pursuant to NJAC 5:97-8.7(a): 

 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 existing market rate or affordable housing for the purpose of 

maintaining or implementing affordability controls, such as in the event of  

foreclosure; 

 Green building strategies designed to be cost-saving for low- and moderate income 

households, either for new construction that is not funded by other sources, or as 

part of necessary maintenance or repair of existing units; 

 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. 

 Affordability assistance. 

 

At least 30% of collected development fees shall be used to provide affordability 

assistance to low- and moderate-income households in affordable units included in a 

municipal Fair Share Plan.   Additionally, no more than 20% of the revenues collected 

from development fees each year shall be expended on administration, including, but 

not limited to, salaries and benefits for municipal employees or consultant fees 

necessary to develop or implement a rehabilitation program, a new construction 

program, a housing element and fair share plan, and/or an affirmative marketing 

program. 
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Haddonfield Borough intends to spend development fee revenues pursuant to 

NJAC 5:97-8.7 and in conjunction with the housing programs outlined in this 

document.  The Borough currently has approximately $195,000 in the housing trust 

fund and anticipates an additional $1,200,000 in revenues (mainly as an in-lieu 

payment from Bancroft) before the expiration of substantive certification, for a total of 

almost $1.4 million.  The municipality will dedicate all of its current and projected 

development fee revenue and in-lieu payments to cover the costs of its affordable 

housing programs.  In addition to Borough-collected development fees and in-lieu 

payments, the Borough anticipates receiving funding from outside funding sources to 

cover the cost of its rehabilitation and 100% affordable housing program.  Any shortfall 

of funds may be offset by revenue or bonding. 
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