
 
 
 

Housing Element and Fair Share Plan 
2026 Fourth Round Plan Amendment 

 

Township of Haddon 
Camden County, New Jersey 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
February 8, 2026 

Adopted March 5, 2026 
Endorsed March 12, 2026 

 
 













 

 
Housing Element and Fair Share Plan 
2026 Fourth Round Plan Amendment 

 
 
 

Planning Board 
Township of Haddon 

Camden County, New Jersey 
 
 

 
February 8, 2026 

Adopted March 5, 2026 
Endorsed March 12, 2026 

 
 
 
 

Prepared by: 
 
 
 
 

_____________________________ 
Mary Beth Lonergan, PP, AICP 
New Jersey Professional Planner License 4288 

 
 
 
 

_____________________________ 
Tristan Harrison, PP, AICP 

New Jersey Professional Planner License No. 6528 

 
 
 

CLARKE CATON HINTZ, PC 
100 Barrack Street 

Trenton, New Jersey 08608 
(609) 883-8383 

 
A signed and sealed original is on file with the Township Clerk. 



 

Mayor and Board of Commissioners  
 

Randall W. Teague, Mayor  

Ryan Linhart, Commissioner 

James Mulroy, Commissioner  

 

 
Stuart Platt, Esq., Township Attorney 

Greg Fusco, PE, Township Engineer 

Dawn M. Pennock, Township Clerk 
 
 

Township Planning and Zoning Board 
 

Richard Rotz, Chair, Class IV 
Greg Wells, Vice Chair, Class IV 

Frank Ryan, Mayor’s Designee, Class I 
James Mulroy, Commissioner, Class III  

James Stevenson, Municipal Employee, Class II  
Marguerite Downham, Environmental Liaison, Class IV 

Joe Buono, Class IV 
John Foley, Class IV  

Renee Bergmann, Class IV  
 Mary Rita D’Alessandro, Alternate #1 

Meredith Kirschner, Alternate #2  
Chris Jandoli, Alternate #3 

 Vacant, Alternate #4 
 

M. Lou Garty, Esq., Board Solicitor 
Gregory Fusco, PE, Board Engineer 

Lee Palo, Zoning Officer 

Kimberly Schemeley, Board Secretary



Township of Haddon 
2026 Fourth Round HEFSP Amendment Adopted March 5, 2026 
 
 

 

  PAGE 1 

Table of Contents (Amended Sections) 
 
 

Executive Summary (pp.3-4 of 2025 HEFSP) ..................................................................... 1 

Haddon’s Affordable Housing History ............................................................................... 1 

Haddon Township’s Third Round (1999-2025) (p.10 of 2025 HEFSP) .......................... 1 

Haddon Township’s Fourth Round (2025-2035) (p.11 of 2025 HEFSP) ........................ 2 

Consideration of Land for Affordable Housing (p.35 of 2025 HEFSP) .............................. 3 

Fair Share Plan ................................................................................................................... 4 

Addressing Third Round Prospective Need (p.42 of 2025 HEFSP) .............................. 6 

Addressing Fourth Round Unmet Need (p.53 of 2025 HEFSP) ................................... 11 

Very Low-Income Units (p.56 of 2025 HEFSP) ................................................................. 14 

Affordable Housing Ordinances and Affirmative Marketing (p.60 of 2025 HEFSP) ...... 15 

  
APPENDICES 

Appendix A – January 2026 Fourth Round FSHC Consent Order 

Appendix B  – Cuthbert Boulevard Inclusionary Overlay Zone Ordinance 

Appendix C  – Affordable Housing Ordinance, Development Fee Ordinance, and 
Township-Wide Mandatory Set-Aside Ordinance 



 

  PAGE 1 

 

 
Section headers of this 2026 HEFSP Amendment refer to page numbers in the 2025 
adopted/endorsed HEFSP. 

 
 

EXECUTIVE SUMMARY (pp.3-4 of 2025 HEFSP) 

This 2026 Fourth Round Housing Element and Fair Share Plan Amendment (“HEFSP 
Amendment”) has been prepared for the Township of Haddon (“Township”), Camden 
County, in accordance with the New Jersey Fair Housing Act (“FHA”) at N.J.S.A. 
52:27D-310 as amended by P.L. 2024, c.2, Administrative Directive #14-24, the 
Township’s Fourth Round Consent Order with Fair Share Housing Center (“FSHC”), 
approved by the Superior Court on January 15, 2026, the rules of the New Jersey 
Council on Affordable Housing (“COAH”) contained at N.J.A.C. 5:93 et seq., as upheld 
by the NJ Supreme Court, the new DCA rules contained at N.J.A.C. 5:99 et seq., and 
the 2025 Uniform Housing Affordability Controls (“UHAC”) contained at N.J.A.C. 
5:80-26.1 et seq. This plan is an amendment to the Township’s 2025 Fourth Round 
HEFSP, adopted June 4, 2025, and endorsed June 17, 2025. The adopted/endorsed 
2025 Fourth Round HEFSP was submitted to the Superior Court of New Jersey and 
the Affordable Housing Dispute Resolution Program (“Program”) by the statutory 
deadline. This cumulative 2026 Fourth Round HEFSP Amendment will serve as the 
foundation for the Township’s additional submissions to the Superior Court. 
 
… 
 
For its Fourth Round Prospective Need, the Township has proposed a vacant land 
adjustment which will adjust the Prospective Need of 69 to a realistic development 
potential (“RDP”) of 5 and an Unmet Need of 64. The Township plans to address the 
RDP through an existing affordable senior rental unit at Coles Landing, a three-unit 
proposed market-to-affordable program, and one (1) Fourth Round bonus. The 
Township proposes a multitude of mechanisms for future opportunities to address the 
Township’s Fourth Round Unmet Need as well as the balance of the Third Round fair 
share, including a proposed Mandatory Affordable Housing Set-Aside Ordinance for 
both formal and informal redevelopment activity and the proposed Cuthbert Boulevard 
Inclusionary Overlay Zone. 
 
 
HADDON’S AFFORDABLE HOUSING HISTORY 

… 

Haddon Township’s Third Round (1999-2025) (p.10 of 2025 HEFSP) 

On January 22, 2009, the Township voluntarily filed a Third Round Declaratory 
Judgment (“DJ”) action, seeking a Judgment of Compliance and Repose (“JOR”) for its 
Third Round HEFSP. In its 2009 HEFSP, the Township relied on continued 
participation in the Camden County Home Improvement Program to address its Third 
Round Present Need of 42, fully addressed its Prior Round Prospective Need of 35, and 
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relied upon Prior Round surplus credits to address its Third Round growth share 
obligation of 40. 

In or around June 2009, FSHC, Rose Hill Estates LLC and Albertson Urban Renewal 
LLC, (collectively “Rose Hill”) moved to intervene in the Township’s DJ action, as 
described in further detail below. The Court filed an Order permitting both FSHC and 
Rose Hill to intervene. Around the same time, FSHC also filed an action in lieu of 
prerogative writs, challenging the Planning Board’s approval of a mixed residential and 
commercial redevelopment without an on-site affordable housing set-aside at the 
location of the former Dy-Dee Diaper facility. The Township entered into settlement 
agreements in both matters. Both inclusionary family rental developments are now 
built and occupied, and both include affordable units. 

On July 7, 2015, the Township filed a DJ action in accordance with Mount Laurel IV. 
Through the DJ process, the Township and FSHC agreed to settle as memorialized in 
a Settlement Agreement dated July 30, 2020, and signed August 20, 2020. The Court 
Order approving the Settlement Agreement was issued on October 28, 2020. The 
court-approved 2020 FSHC Settlement established the Township’s Third Round 
affordable housing obligations including the Prior Round Prospective Need of 35, per 
COAH, and the Third Round Gap/Prospective Need of 198. 
 

An Amended Third Round Settlement Agreement with FSHC was executed on May 
27, 2025 (Appendix A of the 2025 HEFSP) and Court-approved by fairness order dated 
June 17, 2025, following a fairness hearing. The 2025 Amended Third Round 
Settlement contains changes to the Township’s Third Round compliance mechanisms. 
These changes included replacing a prior undetermined Site Downtown with an 
inclusionary redevelopment site (“Wells Fargo/600 Cuthbert redevelopment”) to 
produce between 27 and 36 family affordable rental units, four (4) additional family 
affordable rental units at the Old Thriftway redevelopment site, and a balance of 
between 23 and 32 affordable units to be addressed in the 2025 Fourth Round HEFSP. 
However, additional changes to the Third Round compliance mechanisms are reflected 
in the Township’s January 2026 Fourth Round FSHC Consent Order (Appendix A of 
this 2026 HEFSP Amendment). 

Haddon Township’s Fourth Round (2025-2035) (p.11 of 2025 HEFSP) 

The 2025 Fourth Round HEFSP addresses Haddon Township’s cumulative fair share 
obligations including the Township’s Fourth Round affordable housing obligations 
pursuant to the FHA as amended in March 2024 (P.L. 2024, c.2). The 2025 HEFSP 
was prepared in accordance with the new law and Administrative Directive #14-24, 
issued by the Administrative Office of the Courts on December 13, 2024. On January 
28, 2025, the Haddon Township Board of Commissioners adopted Resolution #2025-
17 accepting the determination of the Township’s Fourth Round Present Need of 35, 
based on the 2020 census and Fourth Round Prospective Need of 69 by DCA pursuant 
to its October 2024 Fourth Round Methodology Report. On January 29, 2025, the 
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Township filed its Fourth Round DJ action with the Program/Superior Court, pursuant 
to the requirements of the amended FHA and the Administrative Directive #14-24. The 
Township subsequently received a Court order on March 28, 2025, approving the 
Township’s Fourth Round obligations. The Township’s Fourth Round DJ Action, 
binding resolution, and Court Order affirming the Township’s Fourth Round 
obligations are contained in Appendix B of the 2025 HEFSP. 
 
As noted above, the Planning Board adopted the 2025 Fourth Round HEFSP on June 
4, 2025, and the Township Board of Commissioners endorsed it on June 17, 2025. The 
adopted HEFSP and resolutions were filed with the Program and Court within 48 
hours of adoption as required by the amended Fair Housing Act.  
 
As permitted under the amended Fair Housing Act, FSHC filed a challenge on August 
25, 2025, to the Township’s adopted 2025 Fourth Round HEFSP, requesting additional 
compliance mechanisms to address the Township’s Fourth Round Unmet Need and 
requesting that the Township provide additional documentation.  
 
On October 16, 2025, a Case Management Order was issued by the Honorable Scherri 
L. Schweitzer, P.J.Ch. On October 29, 2025, the Township filed a letter addressed to 
Judge Schweitzer that contained responses to the FSHC challenge letter dated August 
25, 2025, and included a timeline for the submission of documents that were not 
available, including documents delayed by the adoption of the new rules from DCA 
and HMFA that were published in the New Jersey Register on December 15, 2025. 
 
A Fourth Round Consent Order with FSHC was filed on December 17, 2025, and 
granted by the Court on January 15, 2026. A Case Management Conference was held 
before Judge Schweitzer on February 3, 2026. 
 
Pursuant to the amended Fair Housing Act and the Fourth Round FSHC Consent 
Order, and as committed to in the 2025 Fourth Round HEFSP, the Township will adopt 
all ordinances and resolutions implementing the HEFSP, as amended by this 2026 
Fourth Round HEFSP Amendment, by the March 15, 2026, deadline. 
 
CONSIDERATION OF LAND FOR AFFORDABLE HOUSING (P.35 OF 2025 HEFSP) 

Pursuant to the FHA at N.J.S.A. 52:27D-310.f, a HEFSP shall contain “a consideration 
of lands of developers who have expressed a commitment to provide low- and 
moderate-income housing.” As reflected in the June 17, 2025, Amended Third Round 
Settlement Agreement between the Township and FSHC, there are two (2) significant 
inclusionary residential redevelopment sites that will come to fruition in the Fourth 
Round (although technically addressing the Township’s Third Round fair share 
obligations). In order to more quickly react to additional potential redevelopment 
opportunities, the Township shall adopt a Mandatory Affordable Housing Set-aside 
Ordinance. At this point in time, the Township is virtually fully developed and 
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additional opportunities for affordable housing production will come from both formal 
and informal redevelopment activity. As discussed further below, between the 
enactment of the Mandatory Affordable Housing Set-aside Ordinance, the adoption of 
the Haddon Avenue Inclusionary Overlay Ordinance, the proposed Cuthbert 
Boulevard Inclusionary Overlay Ordinance, the Township’s existing affordable 
housing development fee ordinance, the Township’s existing rent control ordinance, 
and these important additional redevelopment sites, the Township is poised to capture 
all suitable opportunities for affordable housing production throughout the Fourth 
Round and beyond to address the balance of its Third Round fair share as well as future 
affordable housing obligations. As part of the 2025 HEFSP, the Township prepared an 
analysis of its vacant and developable land (known as a “vacant land analysis” or 
“VLA”), based on the procedures set forth at N.J.A.C. 5:93-4.2, as upheld by the 
Amended FHA, P.L. 2024, c.2, to determine its realistic development potential 
(“RDP”) for the Fourth Round (Appendix C of the 2025 HEFSP). Sites that were 
determined to generate a Fourth Round RDP are summarized in Table 25. 

… 

FAIR SHARE PLAN 

… 

[Amended Affordable Housing Sites map (p. 38 of 2025 HEFSP)] 

… 
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…  

Addressing Third Round Prospective Need (p.42 of 2025 HEFSP) 

The Township has a Third Round Prospective Need of 198, as established through the 
Court-approved 2020 Third Round FSHC Settlement Agreement and reaffirmed by 
the June 17, 2025 Amended Third Round FSHC Settlement Agreement. Pursuant to 
the January 15, 2026 Fourth Round Consent Order with FSHC, the Township will 
address this Third Round obligation through a combination of an existing 100% 
affordable development, the balance of existing affordable units at Haddon Towne 
Center (formerly Fieldstone), proposed inclusionary redevelopment of the Old 
Thriftway/Crystal Lake site, proposed inclusionary redevelopment of the Wells 
Fargo/600 Cuthbert site, permissible Third Round bonuses, and 41 units via other 
mechanisms as described in this Fourth Round HEFSP Amendment.  

Formulas Applicable to the Third Round 

In addition to satisfying its Third Round Prospective Need, the Township must adhere 
to Third Round requirements for a minimum rental obligation, a maximum number 
of senior units, and a maximum number of bonuses in the Third Round (based on 
N.J.A.C. 5:93). In addition, the Township must adhere to a minimum number of very 
low-income units pursuant to the 2008 amended FHA, as well as a minimum number 
of family units, a minimum number of family rental units, and a minimum number 
of family very low-income units pursuant to the terms of the Amended Third Round 
FSHC Settlement Agreement and January 15, 2026, Fourth Round FSHC Consent 
Order. Units addressing the Township’s Third Round Prospective Need must adhere 
to the following formulas:  

Minimum Rental Unit Obligation = 50 
=0.25 (Third Round Prospective Need) = 0.25 (198)  = 49.5, rounded up 

 
Maximum Rental Bonus = 50 

= No more than the minimum rental obligation = 50 units 

With respect to rental bonuses, the housing plan adheres to the following 
limitations from N.J.A.C. 5:93, a rental unit available to the general public 
receives one rental bonus.  

Minimum Family Rental Unit Obligation = 25  
= 0.50 (Third Round Min. Rental Unit Obligation) = 0.50 (50) = 25 units 

Minimum Family Unit Obligation = 54 
= 0.50 (Third Round Units) = 0.50 (107) = 53.5 round up 
 

Maximum Senior Unit Cap = 49 
= 0.25 (Third Round Prospective Need) =0.25 (198) = 49.5, round down 
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Minimum Low-Income Unit Obligation = 54 

= 0.50 (Third Round Units) = 0.50 (107)  = 53.5 round up  

Third Round Compliance Summary (pp.43-44 of 2025 HEFSP) 

As summarized in Amended Table 30, the Township will address its Third Round 
obligation of 198 with 49 of 57 affordable senior units at Coles Landing (senior cap); 
15 bal. of 25 affordable family rental units at Haddon Towne Center and 15 associated 
rental bonuses; 25 affordable family rental units through inclusionary redevelopment 
of the Old Thriftway/Crystal Lake site, 18 affordable family rental units through 
proposed inclusionary redevelopment of the Wells Fargo/600 Cuthbert site,  with 41 
units via other mechanisms as described in this 2026 HEFSP Amendment, and Third 
Round bonuses. 

Haddon Township will address its Third Round minimum rental unit obligation of 50 
with a total of 107 rental units, of which 64 are completed and 43 are proposed. The 
Township will address both its Third Round minimum family unit obligation of 54 and 
minimum family rental obligation of 25 with at least 58 family rental units, of which 
15 are completed, 43 are proposed and the balance will be addressed through Fourth 
Round mechanisms. The Township’s Third Round minimum low-income unit 
obligation of 54 will be addressed with a total of 79 low-income units including 49 low-
income senior rentals credited at Coles Landing, eight (8) low-income units at Haddon 
Towne Center, 13 low-income units at the Old Thriftway/Crystal Lake site, and 9 low-
income units at the Wells Fargo/600 Cuthbert site. The Township has not exceeded 
its Third Round maximum senior unit cap of 49 with 49 senior units from the existing 
57-unit Coles Landing project. 
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Amended Table 30. Third Round Credit Summary (1999-2025) 

 
Haddon Township Third Round 

Compliance Mechanisms (Prospective Need = 198) 
 

Credits Bonuses Total 

Rohrer Towers II – 45 senior rentals, pre-1986 prior cycle credits 
(not counted for Third Round FSHC settlement purposes) 

- - - 

100% Affordable Site (Completed) 

Coles Landing – 57 affordable senior rentals 49, cap - 49 

Inclusionary Development (Completed) 

Fieldstone (Haddon Towne Center) – 25 affordable family 
rentals (15 of 25, bal.) 

15 15 30 

Inclusionary Redevelopment (Proposed) 

Old Thriftway/Crystal Lake mixed-use Redevelopment – 161 
total units w/ 15% set-aside = 25 affordable family rentals 

25 25 50 

Wells Fargo/600 Cuthbert Redevelopment – 120 total units 
w/ 15% set-aside = 18 affordable family rentals 

18 10, cap 28 

Total 107 50 157 

Balance of 41 to be satisfied via other mechanisms as described in this Fourth Round HEFSP 
Amendment and Term #9 of the January 15, 2026, Fourth Round FSHC Consent Order. 

 
 
… 

 

Wells Fargo/600 Cuthbert Redevelopment (Proposed) (p.48 of 2025 HEFSP) 

The Wells Fargo/600 Cuthbert redevelopment site consists of approximately 2.75 
developed acres located at 600 W Cuthbert Boulevard (Block 13.03, Lots 3 and 4) on 
the corner of MacArthur Boulevard.  The site contains a six-story commercial office 
building and parking lot. The site is currently zoned C-2 Shopping Center Commercial, 
which prohibits residential uses.  

Pursuant to the terms of the June 17, 2025 Amended Third Round Settlement 
Agreement with FSHC, the Township will designate the site as an area in need of 
redevelopment (“AINR”) and adopt a redevelopment plan pursuant to the 
redevelopment process established by the NJ Local Redevelopment and Housing Law 
(“LRHL”) at N.J.S.A. 40A:12A-1 et seq. The redevelopment plan will permit inclusionary 
development containing a total of 120 housing units with a 15% set-aside for 18 
affordable family rental units. 

The site meets the suitability criteria found in N.J.A.C. 5:93-5.3(b) as follows: 
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 Available – The site is owned by a redeveloper (600 Cuthbert, LLC) who intends 

to redevelop the site. The owner has provided a commitment letter indicating 
the intent to develop the site in accordance with the terms of the 2025 Amended 
Settlement Agreement (Appendix I of the 2025 HEFSP).  
 

 Suitable – The site has frontage on both Cuthbert Boulevard (County Route 
636) and MacArthur Boulevard. The site is currently developed with a six-story 
building and an estimated lot coverage of over 90%. The site is adjacent to a 
variety of commercial retail uses in the Westmont Plaza shopping center to the 
south, adjacent to the Camden County Branch Library to the north, and across 
the street from the 12-story, 3-building Haddonview Apartments complex. Two 
(2) existing NJ Transit bus stops are located on opposite sides of the property 
on Cuthbert Boulevard and MacArthur Boulevard. The site is also located within 
one (1) mile of the Westmont PATCO station, which provides rail service 
between Lindenwold and Philadelphia and other major transit connections. Per 
the State Development and Redevelopment Plan, the site is located in the 
Metropolitan Planning Area (Planning Area 1), where redevelopment is 
encouraged and affordable housing is preferred.  
 

 Developable – The property is within the Township’s sanitary sewer service 
area, and currently has both water and sewer service. The Township Engineer 
has provided a letter dated May 19, 2025, indicating there is sufficient water 
supply and conveyance capacity to serve the proposed units, and sufficient 
conveyance capacity for the anticipated sewer flows.  

 
 Approvable – According to the latest data from NJDEP and FEMA, no wetlands, 

flood hazard areas, Category One streams or riparian zones are present on the 
site. The site is not on the NJDEP Known Contaminated Sites List. The 
developer will need all customary approvals from outside agencies, including 
Camden County approval of stormwater management and access from West 
Cuthbert Boulevard (County Route 636). 

 
 Administrative Entity – The Township’s experienced Administrative Agent, 

Triad, will work with the developer of the site to ensure that the affordable units 
are affirmatively marketed and meet other UHAC regulations pertaining to the 
affordable units.  
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Addressing Fourth Round Unmet Need (p.53 of 2025 HEFSP) 

For potential opportunities to address the Township’s Fourth Round Unmet Need of 
64, the Township has followed the court-upheld COAH regulations regarding VLAs. 
Per N.J.A.C. 5:93-4.2(h), COAH “may require at least any combination of the following 
in an effort to address Unmet Need: 
 
 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, the 
Council [Program/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.”  

 
The Township will utilize several compliance measures to assist in addressing its 
Fourth Round Unmet Need obligation, including the adopted Haddon Avenue 
Inclusionary Overlay Zone, the proposed Cuthbert Boulevard Inclusionary Overlay 
Zone, the proposed Mandatory Affordable Housing Set-Aside Ordinance, and the 
Township’s adopted Development Fee Ordinance.  
 
Pursuant to the amended FHA at N.J.S.A. 52:27D-310.1, the Township must identify 
land that is likely to redevelop during the Fourth Round to address at least 25% of the 
Fourth Round Unmet Need of 64 through realistic zoning or demonstrate why it is 
unable to do so. This Fourth Round Unmet Need calculation would require 16 potential 
affordable units that may redevelop over time in the Township [64 Fourth Round 
Unmet Need x 25% overlay zoning requirement = 16].   
 
The Township will address the 25% minimum Fourth Round Unmet Need obligation 
through the proposed Cuthbert Boulevard Inclusionary Overlay Zone that will provide 
the opportunity for up to 99 affordable units through redevelopment as calculated 
below.  
 
To more quickly react to additional potential redevelopment opportunities, the 
Township shall adopt a Mandatory Township-wide Affordable Housing Set-aside 
Ordinance. Due to the Township’s limited availability of undeveloped land, additional 
opportunities for affordable housing production will come from both formal and 
informal redevelopment activity. As discussed below, the proposed Mandatory 
Affordable Housing Set-Aside Ordinance, proposed Cuthbert Boulevard Inclusionary 
Overlay Zone Ordinance, adopted Haddon Avenue Inclusionary Overlay Zone 
Ordinance, adopted Development Fee Ordinance, and future redevelopment sites will 
create opportunities to produce affordable housing through the Fourth Round and 



Township of Haddon 
2026 Fourth Round HEFSP Amendment Adopted March 5, 2026 
 
 

 

  PAGE 12 

beyond to address the balance of the Township’s Third Round fair share, Fourth Round 
Unmet Need, and future affordable housing obligations. 
 

Cuthbert Boulevard Inclusionary Affordable Housing Overlay Zone (Proposed) 

To address its Fourth Round Unmet Need, Haddon Township will create opportunities 
for potential future development of affordable housing through the adoption of mixed-
use inclusionary overlay zoning for two commercial shopping centers located on 
Cuthbert Boulevard – Westmont Plaza and Haddon Commons – as shown in the 
following map. A draft ordinance establishing the Haddon Commons Overlay Sub-
Zone (“AHO-4”) and Westmont Plaza Overlay Sub-Zone (“AHO-5”) is included in 
Appendix B of this 2026 HEFSP Amendment. 
 
The proposed Haddon Commons Overlay Sub-Zone (“AHO-4”) consists of 8.2 acres 
south of Cuthbert Boulevard and north of MacArthur Boulevard and approximately 
0.43 miles from the Collingswood PATCO station. The zone encompasses Block 11.01, 
Lots 1, 1.01, 2, and 3 (400 W Cuthbert Boulevard). At a maximum density of 15 dwelling 
units per acre and a set-aside of 20%, the zone permits up to 25 affordable units (8.2 
acres x 15 du/ac = 123 total units x 20% = 25 affordable units). 
 
The proposed Westmont Plaza Overlay Sub-Zone (“AHO-5”) consists of 18.6 acres 
south of Cuthbert Boulevard and south of MacArthur Boulevard and approximately 
0.76 miles from the Collingswood PATCO station. The zone encompasses Block 13.03, 
Lot 1 (650-690 W Cutbert Boulevard). At a maximum density of 20 dwelling units per 
acre and a set-aside of 20%, the zone permits up to 74 affordable units (18.6 acres x 20 
du/ac = 372 total units x 20% = 74 affordable units). 
 
Existing uses within the proposed overlay zone include commercial shopping centers 
with surface parking lots in the underlying C-2 Shopping Center Commercial district. 
The proposed overlay zone requires commercial uses on the first floor and permits 
residential uses on the second floor and above. Any new residential development will 
be required to provide a 20% set-aside for affordable housing, whether rental or for-
sale housing. Fractional affordable units are required to round up to provide the 
affordable housing unit(s) generated by the set-aside requirement. 
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VERY LOW-INCOME UNITS (p.56 of 2025 HEFSP) 

Pursuant to the amended FHA (P.L. 2008, c.46), municipalities must ensure that at 
least 13% of affordable housing units approved and constructed (or to be constructed) 
after July 17, 2008, are available to very low-income households. As shown in Amended 
Table 35, a total of 120 affordable units that were approved, constructed or will be 
constructed, generate a very low-income requirement of 15.6, rounded up to 16 units. 
The Township has addressed and/or will address the 16-unit very low-income 
requirement with 18 very low-income units, which comprises 15.0% of all affordable 
units approved/constructed/to be constructed after July 17, 2008.  
 
The 18 very low-income units that will satisfy the 13% minimum very low-income unit 
requirement include: one (1) existing very low-income rental unit at Albertson Village, 
three (3) existing very low-income rental units at Haddon Towne Center, four (4) 
proposed very low-income family rental units at the Old Thriftway/Crystal Lake site, 
one (1) very low-income family rental unit to be created through the proposed market 
to affordable program, and a proposed total of nine (9) very low-income family rental 
units consisting of three (3) very low-income units at the Wells Fargo/600 Cuthbert 
site and six (6) very low-income units to be created through non-RDP Fourth Round 
compliance mechanisms including, but not limited to, the adopted Haddon Avenue 
Inclusionary Overlay Zone, proposed Cuthbert Boulevard Overlay Zone, and proposed 
Township-wide Mandatory Affordable Housing Set-Aside Ordinance.   
 

Amended Table 35. Very Low-Income Units Approved/Constructed/To Be Constructed 
 After July 17, 2008 (Cumulative)  

Compliance Mechanism 
Total Aff. 

Units 
VLI Units 

Proposed Constructed 

Albertson Village (Rose Hill) 8 - 1 

Haddon Towne Center (Fieldstone) 25 - 3 

Old Thriftway/Crystal Lake 25 4 - 

Wells Fargo/600 Cuthbert 18 3 - 
Inclusionary Overlay Zoning, 
Mandatory Set-aside Ord, etc. first 
towards Third Round 41-unit balance 

41 6 - 

Market to Affordable Program 3 1 - 

Total Affordable Units and  
VLI Units Approved/Constructed/To 
Be Constructed 

120 18 (15.0%) 

VLI Unit Requirement 13% of 120 = 15.6, rounded up  = 16 
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Per the more recently amended FHA (P.L. 2024, c.2) at N.J.S.A. 52:27D-329.1, at least 
half of very low-income units addressing a Fourth Round RDP must be “available for 
families with children.” As shown in the calculation below, Haddon is required to 
provide one (1) very low-income unit for the Fourth Round, which must be available to 
families with children.  
 
Minimum Fourth Round Very Low-Income Units for Families With Children = 1 
 0.13(Fourth Round RDP Units) 0.50 = (0.13)(4)(0.5) = 0.26, rounded up = 1 
 
The one (1) very low-income, two-bedroom unit for families with children will be 
provided through the Township’s proposed market to affordable program addressing 
Fourth Round RDP.  
 
 
AFFORDABLE HOUSING ORDINANCES AND AFFIRMATIVE MARKETING (p.60 of 
2025 HEFSP) 

Haddon Township has adopted ordinance requirements for Affordable Housing and 
Affirmative Marketing in accordance with N.J.A.C. 5:80-26-1 et seq. The Township’s 
affordable housing regulations are found in §142-49 of its Land Use and Development 
Ordinance (Appendix O of the 2025 HEFSP). While it governs the creation, 
administration, and occupancy of affordable units, and the required low- and 
moderate-income set-asides, and outlines eligibility requirements and occupancy 
standards, the Township has prepared a draft ordinance  (Appendix C of this 2026 
HEFSP Amendment) to repeal and replace §142-49 in order to update its regulations 
to comply with the 2024 FHA amendment and associated rule changes to the DCA 
rules at N.J.A.C. 5:99 and UHAC at N.J.A.C. 5:80-26.1 et seq. 
 
…



 

 

 
APPENDIX A – JANUARY 2026 FOURTH ROUND FSHC CONSENT ORDER 
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APPENDIX B – CUTHBERT BOULEVARD INCLUSIONARY OVERLAY ZONE 
ORDINANCE  

















 

 

APPENDIX C – AFFORDABLE HOUSING ORDINANCE, DEVELOPMENT FEE 
ORDINANCE, AND TOWNSHIP-WIDE MANDATORY SET-ASIDE ORDINANCE 


































































