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INTRODUCTION 

1. This is a class action for money damages and/or restitution, filed under New 

Jersey law, on behalf of a proposed class of persons and entities who were charged and paid, or 

who reimbursed, unlawful “vacant” or “abandoned” property registration fees of $500 semi-

annually as part of five pre-2022 Vacant Properties Registration Programs  (“VPR Programs”) run 

by Defendants Borough of Runnemede, New Jersey (“Runnemede”), Gloucester Township, New 

Jersey (“Gloucester”), Voorhees Township, New Jersey (“Voorhees”), Borough of Barrington  

(“Barrington”), and Borough of Bellmawr, New Jersey (“Bellmawr’) (collectively “Defendants”) 
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between 2016 and January 18, 2022. 

2. As described in greater detail herein, the ordinances authorizing the creation and 

administration of the unlawful five pre-2022 VPR Programs at issue – and the Programs 

themselves – which ran approximately from 2016 through to 2022 – were unconstitutional, ultra 

vires, and contrary to New Jersey law, in that:  

a. They utilized an overbroad definition of registrable property, such that a fully 
occupied property was considered to be vacant or abandoned and subject to the 
registration and fee requirement so long as it was, e.g., in default on a mortgage or 
subject to a foreclosure action or lis pendens; 
  

b. The mandatory registration fees charged to class members under these VPR 
Programs greatly exceeded the actual costs incurred in operating the VPR 
Programs; thus, the VPR Programs were not a proper exercise of police  
powers and instead was an unlawful revenue-raising measure of a type barred by  
New Jersey law and which Defendants was not legally empowered to enact prior 
to January 18, 2022;  

 
c. The delegation by Defendants to a private, for-profit company, Community 

Champions Corporation (hereafter “Pro Champs”), of full managerial power and 
control over what was supposed to be municipal programs, including the 
registration of properties and collection of municipal funds under the VPR 
Programs, in the absence of any delegation legislation which would enable this 
private entity to exercise such governmental functions, was in violation of 
established New Jersey law; and 
 

d. Defendants’ policy of allowing Pro Champs to treat any unpaid registration fees 
mandated by the pre-2022 VPR Programs as liens on real property, and requiring 
that such fees be paid before good title to the property could be conveyed, violated 
New Jersey law as it existed prior to 2022. 

 
3. Indeed, in an opinion dated August 16, 2021 in McCormick 106 LLC v. 

Champions Corporation d/b/a Pro Champs; Township of Galloway; and Township of Hamilton, 

et al., Superior Court of New Jersey, Atlantic County, Docket No. ATL-L-2311-18 (Attachment 

A hereto), Atlantic County Assignment Judge Julio L. Mendez struck down three virtually 

identical vacant and abandoned property registration programs operated by Pro Champs in 

Galloway Township, Hamilton Township, and Egg Harbor Township, New Jersey, holding that 
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the four aspects of these programs outlined above violated the New Jersey Constitution and other 

New Jersey law; with all three of these programs sharing the same features present in the pre-

2022 VPR Programs at issues in the case at bar, which also was operated by Pro Champs.    

4. On January 18, 2022, New Jersey enacted a statute which, for the first time, 

permitted municipalities to establish registration programs for vacant, abandoned, and foreclosed 

properties, and to charge a registration fee of up to $500 annually per property in connection 

with such programs.  See N.J. Stat. §§ 40:48-2.12s1- s3.  That 2022 statute, however, was not 

retroactive and its effective date on January 18, 2022 did nothing to legalize unlawful 

registration programs previously run by municipalities and counties, such as the pre-2022 

Runnemede VPR Programs.  

5. Defendants have since amended the five VPR Programs at issue and their 

enabling ordinances,  ostensibly to comply with New Jersey law as set forth in McCormick and 

N.J. Stat. §§ 40:48-2.12s1- s3.  However, this does not change the fact that the five pre-2022 

VPR Programs at issue operated by Defendants were unconstitutional, ultra vires, and unlawful, 

at minimum, from 2016 through January 18, 2022, including when Defendants required 

Plaintiffs’ properties to be registered with these Programs and charged unlawful fees and 

expenses for those properties.   

6. Defendants have never refunded any of the monies they collected relating to  

properties as part of the five pre-2022 VPR Programs at issue, during which time those Programs 

were unconstitutional, ultra vires, and unlawful.   

7. This lawsuit seeks money damages and restitution under various legal and 

equitable theories to obtain refunds of the unlawful registration fees which were assessed and 

paid to Defendants by Plaintiffs and the class under the five unlawful pre-2022 VPR Programs at 
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issue in this case.  This lawsuit does not seek a prerogative writ or a writ of mandamus since the 

ordinances which created the unlawful pre-2022 VPR Programs, and the pre-2022 Programs 

itself, have already been repealed and replaced. Nor does this lawsuit challenge or seek  

any refunds or damages relating to any current VPR Programs operated by Defendants after 

January 18, 2022. 

THE PARTIES 

8. Plaintiff Mary Peek resides at and owns a home located at 17 W. 7th Avenue, 

Runnemede, New Jersey. Defendant Runnemede required that Plaintiff Peeks’s property be 

registered with the pre-2022 Runnemede VPR Program during the class period and charged fees 

for that property under the pre-2022 Runnemede VPR Program. Specifically, during the class 

period, Plaintiff’s property had a foreclosure petition filed against it and, even though Plaintiff’s 

property was never at any point “vacant” or “abandoned”, the pre-2022 Runnemede VPR 

Program required that Plaintiff Peeks’s property be registered and Defendant Runnemede 

charged at least two $500 semi-annual VPR fees for that property in 2020. Plaintiff Peek either 

paid, or was forced to reimburse, those VPR fees. Specifically, Plaintiff Peek paid at least one 

$500 semi-annual VPR fee and also reimbursed her mortgagee for another $500 semi-annual 

VPR fee which had been initially advanced by her mortgagee and which Plaintiff Peek was 

required to reimburse under the terms of her mortgage contract.1 Ms. Peek’s bankruptcy proof of 

claim filed by Plaintiff Peek’s mortgagee indicating, inter alia, that Plaintiff Peek was required to 

reimburse her mortgagee “$500.00” for a “VACANT PROPERTY PRESERVATION FEE” 

 
1 As outlined in greater detail herein, Defendants were aware at all times that every mortgage contract 
required the mortgagor to reimburse the mortgagee for any fees, including VPR fees, advanced by the 
mortgagee. Thus, Defendants were well aware that no matter whether the property owner paid the VPR 
fees directly to Defendants or the VPR fees were initially advanced by the mortgagee, the property owner 
would ultimately be required to pay that unlawful fee. 
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advanced by the mortgagee. This was also confirmed in a letter from a bankruptcy trustee 

confirming that Plaintiff Peek paid off all amounts listed in the proofs of claims submitted as of 

her bankruptcy, including reimbursement of the VPR fee advanced by her mortgagee. 

9. Plaintiff Belinda Blanding is a New Jersey citizen residing in Blackwood, 

Gloucester Township, Camden County, New Jersey, who was assessed and paid a nonrefundable 

“registration fee” of at least $300.00 as part of the Gloucester Township VPR Program 

implemented and operated by Defendant Gloucester Township.  Specifically, Plaintiff Blanding 

was charged and paid multiple semi-annual Program registration fees, including registration fees 

and/or related expenses of $575.00 on or about May 20, 2017, $500.00 on or about April 9, 

2018, and $50.00 on or about July 25, 2019 

10. Plaintiff Thomas Deferro is a New Jersey citizen who resided in Voorhees 

Township, Camden County, New Jersey, who was assessed and paid a nonrefundable 

“registration fee” of between $500 and $2,500 as part of the Voorhees Township VPR Program  

implemented and operated by Defendant Voorhees Township.  Specifically, Plaintiff Deferro 

was charged by and paid multiple Program registration fees and/or related expenses totaling at 

least $2,296.49 in June 2017 ($471.60), June 2018 ($75.00 and $514.89), July 2018 ($75.00), 

March 2019 ($10.00), May 2019 ($75.00 and $500.00), and December 2019 ($500.00 and 

$75.00). 

11. Plaintiff Donald Alexander was a New Jersey citizen during the relevant class 

period who resided in the Borough of Barrington, Camden County, New Jersey, who was 

assessed and paid a nonrefundable “registration fee” of between $500 and $2,000 per year, plus 

expenses, as part of the Borough of Barrington VPR Program implemented and operated by 

Defendant Borough of Barrington.  Specifically, Plaintiff Alexander was required to register his 
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defaulted property with the Voorhees VPR Program and was charged an annual Program 

registration fee and related expenses totaling $570.00 on or about June 2, 2021, and paid such 

fees and expenses. 

12. Plaintiff Darlene M. Hughes is a New Jersey citizen residing in the Borough of 

Bellmawr, Camden County, New Jersey, who was assessed and paid nonrefundable registration 

fees and other charges of between $500.00 and $3,000.00 per year as part of the Borough of 

Bellmawr VPR Program implemented and operated by Defendants Borough of Bellmawr.  

Specifically, Plaintiff Huges was required to register her foreclosed property with the Bellmawr 

VPR Program and was charged multiple registration fees, and paid such fees, including 

registration fees and related expenses and late fees of $640.00 on or about September 21, 2021; 

$540.00 on or about March 28, 2022; and $500.00 on or about March 1, 2023. 

13. Defendant Borough of Runnemede is organized as a municipality under the 

constitution and laws of the State of New Jersey, and is a citizen of New Jersey.  

14. Defendant Gloucester Township is located in Camden County, New Jersey, and  

is organized as a municipality under the constitution and laws of the State of New Jersey, and is 

a citizen of New Jersey.  

15. Defendant Voorhees Township is located in Camden County, New Jersey, and  

is organized as a municipality under the constitution and laws of the State of New Jersey, and is 

a citizen of New Jersey. 

16. Defendant Borough of Barrington is located in Camden County, New Jersey, and  

is organized as a municipality under the constitution and laws of the State of New Jersey, and is 

a citizen of New Jersey. 

17. Defendant Borough of Bellmawr is located in Camden County, New Jersey, is 
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organized as a municipality under the constitution and laws of the State of New Jersey, and is a 

citizen of New Jersey.  

18. At all times relevant to this Complaint, Defendants – acting in concert with their 

agent Pro Champs – created, implemented, and performed the policies, conduct, and actions 

complained of herein.  Moreover, Defendants received money from their unlawful conduct 

complained of herein; namely, the charging and collection of registration fees for properties 

owned by Plaintiffs and the proposed Class pursuant to the five unlawful and unconstitutional 

pre-2022 VPR Programs and ordinances at issue in this case. 

JURISDICTION AND VENUE 

19. Jurisdiction and venue over this matter is proper in New Jersey Superior Court,  

Camden County, in that all actions complained of herein occurred in Camden County, New 

Jersey. Moreover, Plaintiffs and Defendants are located in Camden County, New Jersey.  

20. There is no federal jurisdiction over this matter, in that the complaint raises New 

Jersey state law claims exclusively, no federal claims are pleaded, no questions of federal law are 

raised, and the amount in controversy is less than $5 million.  

THE CONDUCT WHICH GIVES RISE TO THE CLASS CLAIMS 

21. In or around 2015, Camden County established a County-Wide Registration 

Program for Abandoned Properties within Camden County, and retained third-party agent Pro 

Champs to administer the Program. Camden County then extended an invitation to the various 

municipalities within Camden County to participate in the Program via a Shared Services 

Agreement. 

22. Over the next eighteen months, many municipalities within Camden County – 

including Defendants herein – entered into the Shared Services Agreement with Camden County, 
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allowing Pro Champs to operate VPR Programs in, inter alia, the five municipalities at issue in 

this case via its contract with Camden County.  

23. Under the Professional Services Contract, each municipality shared the 

registration fees that were charged and paid for  properties required to be registered and listed as 

part of the pre-2022 Runnemede VPR Programs at issue. 

24. Specifically, for each registration fee collected on “vacant” or “abandoned” 

properties under each of the five VPR Programs at issue in this case, the first $100 went to Pro 

Champs, the second $100 went to Camden County, the third $100 went to the Defendant 

municipality, and any amount in excess of $300 went to the Defendant municipality. Thus, the 

vast majority of all VPR fees collected went to the Defendant municipality. 

25. This complaint does not challenge the proposition that municipalities and counties 

have general police powers to enact ordinances to protect the health and well-being of their 

citizenry and property. 

26. Nor does this complaint challenge that municipalities and counties have a 

legitimate interest in resolving issues relating to vacant, abandoned, and foreclosed properties 

within their borders.  

27. What the complaint does challenge are the specific actions taken by Defendants in 

the creation, implementation, and operation of the five pre-2022 VPR Programs at issue from 

2016 until at least January 18, 2022 

28. Specifically, Plaintiffs’ complaint alleges that both the ordinances creating the 

five pre-2022 VPR Programs at issue, and the pre-2022 VPR Programs themselves, were ultra 

vires, invalid, and in violation of the New Jersey Constitution and other New Jersey law for the 

reasons set forth in detail herein.  Consequently, Plaintiffs and every other class member who 
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was damaged by this illegal and unconstitutional conduct, including those who either paid or 

who reimbursed registration fees paid under the five pre-2022 VPR Programs between 2016 and 

January 18, 2022 are entitled to refunds of any such illegal fees they paid and/or money damages 

for any such illegal fees they were forced to reimburse. 

29. Under each of the five pre-2022 VPR Programs, VAP fees were to be paid by 

either the home owner or the mortgagee or both, with all such ordinances stating  “All 

registration fees must be paid directly from the Mortgagee, Trustee, Servicer, or Owner.”   

30. Defendants were each fully aware at all relevant times that every mortgage 

contract required a home owner to reimburse the mortgagee for any fees advanced by the 

mortgagee relating to their property, including VPR fees.  

31. Thus, Defendants knew that, regardless of whether a VPR fee was paid directly 

by the homeowner, or a VAP fee was initially advanced by the mortgagee, Defendants’ 

collection of unlawful VPR fees under the unconstitutional ordinances would damage all 

homeowners whose homes were listed on one of the five pre-2022 Runnemede VPR Programs  

by requiring the homeowner to either pay these fees directly to Defendants’ agent Pro Champs or 

to reimburse VPR fees initially advanced by their mortgage company.  

32. Specifically, Defendants knew that every home owner whose property was listed 

on one of the five VPR Programs was faced with the same threat:  to either pay the illegal and 

unconstitutional VPR fees directly to Pro Champs or to reimburse their mortgagee for any such 

VPR fees initially advanced by the mortgagee. Defendants knew that the failure to do one or the 

other would result in the loss of the homeowner’s property and/or a threat by Pro Champs to 

impose a lien on their property.  

33. Consequently, Defendants knew that Plaintiffs and every other class member who 
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paid registration fees to Pro Champs  pursuant to the five pre-2022 VPR Programs at issue 

directly, as well as every class member who was forced to reimburse their mortgagee for VPR 

fees initially advanced by the mortgagee during this period, would be damaged and were 

damaged by the same unlawful and unconstitutional ordinances and pre-2022 VPR Programs at 

issue. Thus, all should be entitled to full refunds of the unlawful VPR fees they paid directly to  

Defendants via their agent Pro Champs or money damages for those illegal fees which they were 

forced to reimburse to their mortgagee. 

A. The Five Pre-2022 VPR Programs Were Unlawful Because They Utilized an 
Overbroad Definition of Vacant and Abandoned Property.   

34. The stated purpose of the five pre-2022 VPR Programs at issue, as described in 

their enabling ordinances, was to prevent vacant and abandoned properties in the relevant 

municipality. 

35. Yet, each of the five pre-2022 VPR Programs at issue required that every property 

that was subject to an ongoing foreclosure action must register with the Program and pay the 

associated annual registration fees, even if said property was fully occupied and was not vacant 

or abandoned.   

36. This overbroad requirement that defaulted and foreclosed properties must register 

and pay a fee, even if legally occupied, violated both the New Jersey constitution and New 

Jersey law. 

37. As held by Judge Mendez in McCormick 106 LLC v. Champions Corporation 

d/b/a Pro Champs; Township of Galloway, et al., an overly broad definition of a vacant and 

abandoned property such as that set forth in the Runnemede ordinance renders said municipal 

ordinance – and the abandoned property registration Program it created – in violation of the New 

Jersey Constitution and invalid under New Jersey law.  See Attachment A hereto, 08/16/21 
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Opinion in McCormick 106 LLC v. Champions Corporation d/b/a Pro Champs, et al., No. ATL-

L-2311-18 (N.J. Super. Ct., Atlantic Cnty.), at Page 25-26: 

“[T]he Court holds that the challenged ordinances are arbitrary, 
capricious, and unreasonable in that they potentially seek to regulate 
homes that are not actually vacant and abandoned. The overly broad 
definition of VAP [Vacant Abandoned Property], in the Court’s view, is 
directed at increasing revenue rather than solving issues related to 
vacant and abandoned homes. Even worse in the Court’s opinion, the 
ordinances may have the effect of punishing homeowners with 
unreasonably high fees, irrespective of the fact that these property 
owners are still maintaining their property, paying off their mortgage, 
and these ordinances pose an additional undue hardship for no rational 
basis… The Court holds that the ordinances, which define a vacant and 
abandoned property based off whether a homeowner defaulted on their 
mortgage, is arbitrary, capricious, and unreasonable. In the Court’s 
view, the ordinances, as enacted, define VAPs in an overly broad 
fashion, which allows municipalities to collect fees from properties that 
were never abandoned, never blighted, and never vacant.” (emphasis 
added) 
 

38. Each of the five pre-2022 VPR Programs at issue was similarly overbroad, in that 

they  charged VPR fees for properties which were in default or subject to foreclosure but were 

not actually vacant or abandoned. For the same reasons found by Judge Mendez in McCormick, 

these VAP fees were unconstitutional, ultra vires, and unlawful. 

39. Specifically, each of the five pre-2022 VPR Programs at issue forced a home 

owner whose property was not actually vacant – and was instead fully occupied – to have their 

property listed on what was supposed to be a “vacant and abandoned” properties registry, which 

charged mandatory fees simply because the homeowner had missed one or more mortgage 

payments and was facing a foreclosure procedure against the home, even if they were still living 

in their home.   

40. The fundamental unfairness of this situation is graphically illustrated by what 

happened to Plaintiff Peek.  
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41. Plaintiff Peek’s home was required to be listed on the pre-2022 Runnemede VPR 

Program while Plaintiff was still living in her home, merely because she had fallen behind on her 

mortgage payments and was facing a foreclosure petition which had been filed but had not yet 

been perfected.  

42. Thus, Plaintiff Peek’s home was not “vacant” or “abandoned” at any point during 

the time her home remained listed with the pre-2022 Runnemede VPR Program. Despite this,  

Peek was charged at least $1,000 in VPR fees for her home in 2020, in the form of two semi-

annual fees of $500 each, at a time when Plaintiff Peek was valiantly trying to stave off 

foreclosure, get current on her mortgage arrearage and remain in her home. 

43. Put simply, instead of using what little money she had to pay down her mortgage 

and get her property out of foreclosure, Plaintiff Peek was forced to pay an additional $1,000 in 

VPR fees to Pro Champs, and/or to reimburse her mortgagee for VPR fees initially advanced by 

her mortgagee, rather than use that money to catch up on her mortgage arrears. 

44. Indeed, it is darkly ironic that what Defendants billed as municipal programs  

designed to prevent properties form becoming “vacant and abandoned” actually made it more 

likely for fully occupied properties to become vacant, by forcing people who were already 

behind on their mortgages to pay and/or reimburse large VPR fees at a time when they needed all 

their money to pay down their mortgage arrearage so they could keep living in their homes.   

45. Based on these same types of practices, Judge Mendez correctly held in 

McCormick that a pre-2022 VPR Program which operated in this manner was overbroad. For the 

same reasons set forth in McCormick, the requirement of the five pre-2022 VPR Program at 

issue that a fully occupied property which was merely subject to an ongoing foreclosure 

procedure had to participate and pay fees was overbroad, and thus was unconstitutional, ultra 
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vires, and unlawful. 

B. The Programs Were an Unlawful Revenue-Raising Measure Which Defendants 
Were Not Empowered to Enact Prior to 2022. 

 
46. During the time the five pre-2022 VPR Programs at issue operated unlawfully, the 

New Jersey Legislature had not enacted any statute which empowered a municipality to raise 

revenue using fees charged as part of any program relating to the registration of vacant or 

abandoned properties in the municipality.  

47. Without such a statute, the sole possible legal authority for charging mandatory 

fees under the Program was N.J.S.A. § 40:48-1(4), which authorizes a municipality to “fix the 

fees of any officer or employee of the municipality for any service rendered in connection 

with his office or position, for which no specific fee or compensation is provided.”  

48. It is black letter law in New Jersey, however, that the police power of a  

municipality to charge mandatory fees is strictly limited to fees which defray the actual costs of 

municipal services provided, and that this power cannot be used to raise revenue or generate a 

profit.  See, e.g., Fielders v. N. Jersey St. Ry. Co., 68 N.J.L. 343, 357 (1902) (the New Jersey 

Supreme Court held that the police power of a municipality includes “the power to exact 

reasonable fees, not for the purpose of revenue, but only as incidental to the power of 

regulation.”); Moyant v. Borough of Paramus, 30 N.J. 528, 546-47 (1959) (“[t]he power to 

regulate includes the right to charge a fee designed to defray the costs thereof, but such 

must not ‘exceed the bounds of reason considered in connection with the service granted’”).  

49. The five pre-2022 VPR Programs created and operated by Defendants charged 

fees which far exceeded the actual cost of any services which were provided by the Programs, 

and thus was an unlawful revenue-raising measure which generated a profit for Defendants.  

50. Indeed, Pro Champs – Defendants’ agent which administered the complained-of 
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Program – expressly admitted this on its website, where it advertised its services in operating 

vacant property registration programs to municipalities as being “revenue positive”.  See 

Attachment B, Pro Champs webpage entitled “What PROCHAMPS Does,” where Pro Champs 

says it “Holds responsible parties accountable to register property, with multiple points of 

contact and with real people” and states plainly “Zero costs to the community with shared 

registration fees (revenue positive).” (emphasis added). 

51. The phrase “Zero costs to the community” meant that the neither the 

municipality nor the county paid Pro Champs any money to operate the VPR Program. 

52. Moreover, the phrases “shared registration fees” and “revenue positive” meant 

exactly what they sound like:  the municipality, county, and Pro Champs each earned a profit on 

the registration fees collected, and they split that profit among themselves. 

53. In keeping with that purpose, many of the pre-2022 VPR Programs operated by 

Defendants charged a semi-annual VPR fee (i.e., twice a year) which began at $300 to $500 for 

the initial registration and then increased to several thousand dollars a year for subsequent years.  

54. It should be noted that these registration fees were for VPR Programs that did 

nothing more than compile a list of purportedly vacant properties and keep track of the current 

owners thereof.  

55. It is specifically alleged that no services provided under the pre-2022 VPR 

Programs by Defendants cost anywhere close to amount of VPR fees charged per year.   

56. In fact, the cost of placing a property on one of the five pre-2022 VPR Program  

registries and updating that property’s ownership information every year – which is all the VPR 

Programs at issue did – was less than $100 a year.  

57. Indeed, the creation and maintenance of the five 2022 VPR Programs at issue cost 
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Defendants nothing whatsoever, as the creation and maintenance of the registry itself was wholly 

delegated by Defendants to their agent, Pro Champs.   

58. As noted previously, Pro Champs specifically advertised to municipalities and 

counties that its operation of the registration program would involve “Zero costs to the 

community”.  See Attachment B, Pro Champs webpage entitled “What PROCHAMPS Does”.  

59. Thus, the simple truth is that the type of vacant and abandoned property  

registration programs run by Pro Champs, including the five pre-2022 VPR Programs at issue, 

did not cost the participating municipalities or counties anything at all.  This fact was specifically 

noted by Judge Mendez in his decision holding the programs administered by Pro Champs in 

Galloway, Hamilton, and Egg Harbor Townships unconstitutional.  See Attachment A, 08/16/21 

Opinion in McCormick 106 LLC v. Champions Corporation d/b/a Pro Champs, et al., No. ATL-

L-2311-18 (N.J. Super. Ct., Atlantic Cnty.), at 30:  

“[T]he costs incurred by Defendant Pro Champs in their code 
enforcement are not the costs incurred by Township Defendants 
regarding the property registration program. The Court will explain in 
greater detail below why the costs incurred by a private third party in 
rendering a service is not the same as the costs incurred by the actual 
municipality. Indeed, based on the evidence presented, it costs 
Township Defendants nothing to administer the VAP [Vacant 
Abandoned Property] ordinances.” (emphasis added) 
 

60. Rather, Pro Champs specifically marketed itself to municipalities such as  

Defendants as offering “turn-key” vacant property registration programs operated solely by Pro 

Champs, at no cost to the municipality or county.  

61. Pro Champs told municipalities and counties that if they were to “hire” Pro  

Champs – without pay – to administer a vacant property registration program, both Pro Champs 

and the municipality (as well as the county) would actually make a profit sharing the registration 

fees that vacant property owners were charged annually.  See Attachment B, Pro Champs 
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webpage entitled “What PROCHAMPS Does,” where Pro Champs tells municipalities there 

will be “Zero costs to the community with shared registration fees (revenue positive).” 

(emphasis added). 

62. It is for this very reason that Defendants hired Pro Champs as their agent to 

administer the five pre-2022 VPR Programs at issue. 

63. Neither Defendants nor their agent Pro Champs provided any services in 

exchange for the mandatory, nonrefundable semi-annual VPR fees, beyond the creation and 

maintenance of the Program registry itself (which was paid for via additional expenses and 

“processing” fees charged and collected by Defendants and their agent Pro Champs). 

64. Listing a vacant property on a registry and keeping track of the name and contact  

information of the property owner actually costs less than $100 per year, per property, to compile 

and maintain such a list. Yet the VPR Programs at issue charged an initial fee of between $300 

and $500 for the initial registration and then raised those fees dramatically – in some cases to 

over $2000 – in subsequent years. 

65. Any additional services that were performed by or at the behest of Defendants, or 

their agent Pro Champs, relating to vacant properties were not paid for out of the VPR fees.  

Rather, they were paid for separately out of other fees imposed and collected for violations 

issued to property owners for such things as failing to cut the grass or otherwise maintain the 

property, or out of various expenses and additional fees (such as “processing fees”) charged and 

collected by Defendants and Pro Champs in connection with the registration fees.  

66. Indeed, many of VPR fees charged by the five pre-2022 VPR Programs at issue 

were was actually higher than the vacant property registration fees which Atlantic County 

Assignment Judge Mendez held to be unlawfully and unconstitutionally high when he declared 

                                                                                                                                                                                               CAM-L-002419-24   06/30/2026 12:02:03 PM   Pg 16 of 75   Trans ID: LCV20261726910 



 

17 

the three municipal vacant property registration programs managed by Pro Champs in Atlantic 

County to be unconstitutional in McCormick 106 LLC v. Champions Corporation d/b/a Pro 

Champs, et al., No. ATL-L-2311-18 (N.J. Super. Ct. Atlantic Cnty., Aug. 16, 2021) (Attachment 

A hereto) at 29-31, where the Court stated as to registration fees of $300 to $1,000 per year: 

“The Court holds that the registration fees charged in connection with 
the VAP [Vacant and Abandoned Property] Registry are not 
reasonably related to the costs incurred by Township Defendants or 
Defendant ACIA in administering the registry ordinance. The Court is 
alarmed by the excessive fee structure incorporated in the ordinance, 
which has no connection with the actual costs of compiling the registry 
and has accumulated a total of over two million dollars for Defendants.  
Each ordinance imposing registration fees ranging from $300.00 per 
year to $1,000.00 per year… 
 

*       *       * 
The revenue scheme created by the ordinances has no reasonable 
connection to constitutionally enacted regulations, nor does it seek to 
defray the costs of constitutionally enacted regulation. It is only that, a 
revenue scheme, which the Court can find no practical connection to 
the actual regulation of VAPs which was the purpose for enacting the 
ordinances. In conclusion, the Court holds that the fee structure as 
designed is arbitrary and capricious and holds that the ordinances are 
unconstitutional.”  (emphasis added). 
 

67. These words apply equally the VPR fees charged by the five pre-2022 VPR 

Programs at issue, which were equal or even higher than the amounts at issue in McCormick.   

68. The costs associated with listing a property on a VPR Program registry, and 

updating that information every year, was less than $100 per year.     

69. Moreover, the cost of maintaining a property on the registry actually decreased 

after the initial listing, as the only thing required thereafter was to compare a submitted form 

with the registry to ensure that the listed ownership information contained in the registry 

remained current.  

70. None of this cost Defendants anywhere near the pre-2022 VPR fees charged by 
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Defendants per property, which ranged from between $300 to $500 for the first year and then 

grew to over a $1,000 per year, per property. 

71. There was only one possible explanation for the amount of those registration fees: 

the true intent of the exorbitant fee structure for these Programs was not to defray the actual costs 

incurred in creating and running a vacant property registry program, but rather to generate 

revenue for the Defendants.  See Attachment A, 08/16/21 Opinion in McCormick 106 LLC v. 

Champions Corporation d/b/a Pro Champs, et al., No. ATL-L-2311-18 (N.J. Super. Ct., Atlantic 

Cnty.), where the Court held that registration fees of $300 to $1,000 “seem wholly punitive in 

nature to the property owner and based on the evidence are not incidental to the 

municipalities’ use of their police power, as there has been no evidence presented that the 

municipalities provide any services whatsoever aside from the list itself.” 

72. Based on the foregoing, the pre-2022 VPR Programs at issue charged excessive 

fees from at least 2016 through January 18, 2022. A significant portion of these fees were not for 

reimbursement of any expense incurred by Defendants but rather were an illegal, for-profit, 

revenue-raising measure which neither the Defendants, nor their agent Pro Champs was legally 

empowered to authorize or carry out.  

C. Defendants Improperly Delegated Municipal Functions and Authority to a 
Private, For-Profit Company. 

 
73. In New Jersey, municipalities may not delegate to private parties functions that 

traditionally comprise core government operations without statutory authorization.  See Essex 

County Corr. Officers PBA Local No. 382 v. County of Essex, 439 N.J. Super. 107, 126 (App. 

Div. 2014); see also 33 Route 22 Readington Realty Holdings, LLC v. Twp. of Readington, 221 

N.J. 318, 346 (2015) (New Jersey Supreme Court found it unconstitutional when a municipality 

adopted a resolution that “effectively delegated its land-use authority to private entities,” 
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notwithstanding that the Municipal Land Use Law permitted it to do so); Arabia v. Zisman, 143 

N.J. Super. 168, 175 (Ch. Div. 1976) (an ordinance permitting private owners of beachfront 

property to forbid people to place beach chairs directly on that property was an “illegal 

delegation of the municipality’s authority to private individuals” over public property).  

74. With respect to the five pre-2022 VPR Programs at issue, Defendants illegally 

delegated to an agent – Pro Champs, a private, for-profit company – purely municipal functions 

in the absence of any enabling legislation.   

75. Pro Champs did not merely exercise “ministerial” actions under these Programs.  

76. Rather, at Defendants’ behest, Pro Champs improperly exercised municipal  

powers by managing what was supposed to be municipal Programs, collecting municipal funds 

in the absence of any delegation legislation enabling it to do so. 

77. Put simply, Pro Champs marketed itself to municipalities as a “turn-key” 

operation, promising that if the municipality would simply authorize Pro Champs to run a vacant 

property registration program in the town’s name, Pro Champs would do virtually all of the work 

and Pro Champs, the municipality, and the county would split the profits generated from 

program registration fees, with little or no oversight from the municipality or county. 

78. Here, Defendants hired Pro Champs to exercise broad discretion over the 

administration and management of the five pre-2022 VPR Programs at issue, including: 

a. making determinations about which properties were “registerable” under the  
VPR Programs; 

 
b. inputting all data into the Program registry; 
 
c. identifying the responsible parties and property owners; 
 
d. informing owners of the registration requirement; 

 
e. collecting the registration fees; and 
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f. remitting portions of these fees to Defendants after taking out Pro Champs’ 

portion of said fees.   
 

79. Pro Champs also played an intricate role in helping determine the specific amount 

of the fees that Defendants ultimately would charge under the five pre-2022 VPR Programs at 

issue. 

80. Additionally, Pro Champs was the point of contact for title companies and others 

who inquired about a property’s title. When someone spoke to Pro Champs about possible liens 

on the property, Pro Champs would inform then that any unpaid registration fees owed under the 

Program were municipal liens on the property which must be satisfied to convey good title.  

81. Based on these same facts, Judge Mendez had no trouble holding that Galloway,  

Hamilton, and Egg Harbor Townships had each illegally delegated municipal powers to Pro 

Champs in operating their vacant property registries.  See Attachment A, 08/16/21 Opinion in 

McCormick 106 LLC v. Champions Corporation d/b/a Pro Champs, et al., No. ATL-L-2311-18 

(N.J. Super. Ct., Atlantic Cnty.), at 34: 

“In the Court’ s opinion, and as evidenced by the record, Defendant 
Pro Champs are essentially functioning as a ‘collection agency’ for 
municipal funds, although no statute exists which would permit them to 
do so… In the Court’s view, Defendant Pro Champs is managing and 
handling municipal funds without any statutory authority to do so. The 
Court holds that the control retained by Defendant Pro Champs far 
exceeds the realm of ministerial functions which is permissible under 
New Jersey law, and Defendant Pro Champs is performing municipal 
functions in their enforcement of the ordinances at issue.” (emphasis 
added). 

 
82. Based on the foregoing, the five pre-2022 VPR Programs at issue were also  

unconstitutional and unlawful because Defendants unlawfully delegated municipal functions to 

private party Pro Champs from approximately 2016 through January 18, 2022. 
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D. Defendants Allowed pro Chapms to Unlawfully Report to Closing Agents, Title 
Companies, and Others that Unpaid Program Registration Fees Were Liens on 
Real Property. 

 
83. Defendants also pursued a policy of allowing Pro Champs to treat unpaid 

registration fees and associated expenses and late fees assessed through the pre-2022 VPR 

Programs at issue as municipal liens on real property, and advising title companies, closing 

agents, and others that unpaid VPR fees were liens on real property which must be paid off in 

order to convey marketable title. 

84. Specifically, Defendants designated their agent Pro Champs as the “point of 

contact” for speaking to inquiring parties about the five pre-2022 VPR Programs at issue 

generally, and to those performing title searches relating to properties on the VPR Program 

registries. 

85. Under the five pre-2022 VPR Programs at issue, Defendants knowingly allowed 

their agent Pro Champs to implement a uniform policy of advising inquiring parties that unpaid 

VPR fees were liens on the subject properties which must be paid off at closing in order to 

convey marketable title. 

86. Such a policy was unlawful.  Unpaid VAP fees under the five pre-2022 VPR 

Programs at issue were not liens on real property under New Jersey law.  Nor was there any legal 

obligation that they be paid off at closing in order to convey marketable title.  

87. Nor could Pro Champs use the power improperly delegated by Defendants to 

exercise municipal authority over the VPR Programs to force anyone to treat unpaid VPR fees as 

municipal liens.   

88. Indeed, in his opinion striking down the three municipal vacant property 

registration programs run by Pro Champs in Atlantic County, Judge Mendez correctly held in 
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McCormick that unpaid VPR Program fees are not liens under New Jersey law. Indeed, Judge 

Mendez specifically required Pro Champs and the municipal defendants to expressly advise 

inquiring parties that unpaid VAP fees were not liens and did not have to be paid off to convey 

valid title.  See Attachment A, 08/16/21 Opinion in McCormick 106 LLC v. Champions 

Corporation d/b/a Pro Champs, et al., No. ATL-L-2311-18 (N.J. Super. Ct., Atlantic Cnty.), at 

36: 

“[T]he Court hereby holds that unpaid registration fees, and/or any 
fines connected to violations thereof, are not liens on real property. In 
reaching this determination, the Court grants Plaintiff request for 
declaratory judgment and the associated relief requesting Defendants 
be enjoined from referring title companies/searchers to Defendant Pro 
Champs to ascertain the existence and amount of unpaid registration 
fees on a given property, as in the Court’s opinion this is a purely 
municipal function. Additionally, the Court orders that Defendants are 
hereby compelled to inform the inquiring title companies/searchers 
that any unpaid fees are not liens, and do not interfere with a 
property’s title.” (emphasis added). 
 

89. Based on the foregoing, Defendants’ policy of treating unpaid fees imposed under 

the pre-2022 VPR Programs at issue as liens on real property, and/or advising inquiring parties 

that such unpaid VPR fees were municipal liens, was yet another reason why the five pre-2022 

VPR Programs at issue were unconstitutional, ultra vires, and unlawful. 

THE FACTS NEEDED TO RECOGNIZE THE UNLAWFUL NATURE 
OF THE FEES BEING CHARGED WERE HIDDEN BY DEFENDANTS 

FROM PLAINTIFFS AND THE CLASS 
 

90. The unlawful nature of the excessive fees being charged under the five pre-2022  

VPR Programs was hidden by Defendants from citizens and was not discoverable through the 

exercise of reasonable diligence and intelligence.  

91. Indeed, Plaintiffs do not contend that vacant and abandoned property registration 

programs are or were per se unlawful in New Jersey, or that all such programs are or were 
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unlawful and/or unconstitutional. 

92. Rather, Plaintiffs’ claims are that the specific facts set forth in detail herein 

rendered the fees charged by Defendant under the specific VPR Programs at issue rendered each 

such program unlawful and/or unconstitutional.  

93. Without knowledge of those specific facts, a citizen exercising reasonable 

diligence and intelligence would have no way of knowing that the pre-2022 VPR Programs fees 

were unlawful and unconstitutional until those facts were revealed and known.  

94. First, as correctly found by Judge Mendez in McCormick, fees charged under an 

ordinance passed under the police power of a municipality or county are generally lawful and 

only become unlawful, excessive and unconstitutional when those fees exceed the cost of the 

services performed by the municipality or county in exchange for those fees, thereby generating 

an unlawful profit for the municipality or county.  

95. Thus, in order to appreciate the unlawful nature of the pre-2022 VPR Programs at 

issue and the fees they imposed, a citizen first had to be aware that the fees charged under the 

Program exceeded the costs incurred in operating the Program.    

96. Neither Plaintiffs nor the class had knowledge that the fees charged by 

Defendants under the Programs at issue exceeded the costs of any services performed by 

Defendants under the Program. Nor did Plaintiffs or the class have any way of discovering that 

such VPR fees were being used as an unlawful revenue raising measure for the municipality.   

97. Defendants never informed Plaintiffs, the class, their citizens, or the general 

public that the fees charged by Defendants under the pre-2022 VPR Programs at issue greatly 

exceeded the costs incurred by Defendants in operating these Programs. 

98. Nor was this fact discoverable by Plaintiffs through the exercise of reasonable 
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diligence and intelligence.  

99. To the contrary, at all relevant times, Defendants described the purpose of the fees 

charged under the five pre-2022 VPR Programs at issue to be solely to reimburse Defendants for 

the costs actually incurred in operating the Programs.  

100. Second, as correctly found by Judge Mendez in McCormick, it is not unlawful per 

se for a private entity – such as Pro Champs – to be hired by a municipality or county to perform 

ministerial services relating to a municipal or county program.  Such action only becomes 

unlawful when the municipality or county wholly delegates governmental functions to such a 

private entity without statutory authorization.  

101. In the case at bar, Defendants never disclosed to Plaintiffs, the class, their 

citizens, or the general public that Pro Champs’ role in the pre-2022 VPR Programs at issue went 

well beyond performing merely ministerial functions, or that Defendants had improperly and 

unlawfully delegated full and total control over every aspect of the Programs to Pro Champs, or 

that Pro Champs was exercising full municipal and county power over the Programs.    

102. To the contrary, at all relevant times, Defendants publicly described the five pre-

2022 VPR Programs at issue as being operated by the municipality.  

103. Unbeknownst to Plaintiffs and the class, the involvement of Defendants in the 

five pre-2022 VPR Programs at issue was limited largely to receiving their share of VPR fees 

collected by Pro Champs, with virtually every other aspect of the Program controlled entirely by 

Pro Champs, with little or no municipal supervision or oversight.   

104. The level of control which private entity Pro Champs exercised over the five pre-

2022 VPR Programs at issue was not discoverable by an ordinary citizen using reasonable 

diligence and intelligence.  
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105. Third, as outlined herein, Defendants and their agent Pro Champs treated unpaid 

fees charged under the five pre-2022 VPR Programs at issue as “municipal liens,” and 

represented to inquiring parties that unpaid fees charged by the Program were “municipal liens,” 

when in fact such fees were not municipal liens at all. 

106. The facts needed to determine that such unpaid VPR fees were not eligible to be 

considered municipal liens are complex and were beyond the ability of Plaintiffs and the class to 

uncover using ordinary diligence and intelligence.  

107. Indeed, it took a full evidentiary hearing to enable Judge Mendez to determine in 

McCormick that the claim by those defendants that unpaid vacant property registry programs 

were municipal liens was false and unlawful.  

108. Plaintiffs and the class lacked the benefit of any such evidentiary hearing and had 

no reason to doubt Defendants’ claims as to the status of unpaid VPR Programs fees as 

municipal liens here. 

CLASS ACTION ALLEGATIONS 

109. Plaintiffs bring this action as a class action pursuant to N.J. Ct. Rule 4:32, on 

behalf of a class defined as:   

All Persons or Entities who, between January 1, 2018 and January 18, 
2022, either paid and/or were caused to reimburse monies  as 
registration fees for the Vacant Properties Registration Program in any 
of the following municipalities: Borough of Runnemede, Borough of 
Bellmawr, Borough of Barrington, Gloucester Township or Voorhees 
Township. The class excludes Persons or Entities who paid registration 
fees, but were subsequently reimbursed.  
 
   

110. The class for whose benefit this action is brought is so numerous that joinder of 

all members is impracticable.  

111. The exact number and identities of the persons who fit within the proposed class 
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are contained in Defendants’ records and can be easily ascertained from those records.  

112. The proposed class is composed of at least one thousand persons or entities. 

113. The claims in this action arise exclusively from Defendant’s uniform policies as 

alleged herein. 

114. There are common questions of law and fact affecting the rights of the class 

members, including, inter alia, the following: 

a. Whether the five pre-2022 VPR Programs at issue violated the New Jersey 
Constitution or was otherwise in violation of New Jersey law; 
 

b. Whether Defendants made a profit on the fees charged and collected under the 
five pre-2022 VPR Programs at issue; 

 
c. Whether the registration fees charged under the five pre-2022 VPR Programs at 

issue` exceeded the costs incurred in operating the Programs; 
 

d. Whether the registration fees charged under the five pre-2022 VPR Programs 
exceeded the cost of the services offered under the Programs; 

 
e. Whether the definition of properties subject to the five pre-2022 VPR Programs at 

issue was overbroad under the New Jersey Constitution and New Jersey law; 
 

f. Whether the charging and collection of registration fees under the five pre-2022 
VPR Programs at issue violated New Jersey law;  

 
g. Whether Defendants unlawfully retained the private, for-profit company Pro 

Champs to exercise municipal functions in operating the five pre-2022 VPR 
Programs at issue; 

 
h. Whether unpaid registration fees charged under the five pre-2022 VPR Programs 

at issue were liens required be paid off in order to convey valid title to real 
property; 

 
i. Whether law and/or equity permits Defendants to retain fees unlawfully collected 

under the five pre-2022 VPR Programs at issue; 
 

j. Whether law and/or equity requires Defendants to disgorge/divest themselves of 
fees unlawfully collected under the five pre-2022 VPR Programs at issue; 

 
k. Whether Defendants have been unjustly enriched by registration fees collected 

under the five pre-2022 VPR Programs at issue;   
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l. Whether a constructive trust has been created under which Plaintiffs and the class 
remain the equitable and/or legal owners of fees collected under the five pre-2022 
VPR Programs at issue; and  

 
m. Whether Defendants are liable under any other legal or equitable theory requiring 

the refund of fees collected under, or payment of damages caused by, the five pre-
2022 VPR Programs at issue. 
    

115. Plaintiffs each are members of the class they seeks to represent. 

116. The claims of Plaintiffs are not only typical of all class members, they are 

identical in that they arise from Defendants’ uniform policies and conduct, and are based on the 

same legal theories as all class members.  

117. Plaintiffs have no interest antagonistic to, or in conflict with, the class. 

118. Plaintiffs will thoroughly and adequately protect the interests of the class, having 

retained qualified and competent legal counsel to represent themselves and the class. 

119. Defendants have acted and refused to act on grounds generally applicable to the  

class, thereby making appropriate injunctive and declaratory relief for the class as a whole. 

120. The prosecution of separate actions by individual class members would create a 

risk of inconsistent or varying adjudications. 

121. A class action is superior to other available methods for the fair and efficient  

adjudication of the controversy because, inter alia, the amount of damages suffered by each class 

member is too small to make individual lawsuits to recover the registration fees economically 

feasible. 

122. Common questions will predominate, and there will be no unusual manageability  

issues. 
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COUNT I 

Declaratory Judgment as to the Legal Validity of the Pre-2022 VPR Programs at Issue  

123. For the reasons set forth herein, the five pre-2022 VPR Programs at issue, and the  

ordinances establishing those Programs, each violated the New Jersey Constitution and were 

unlawful, invalid, ultra vires, and contrary to other New Jersey law. 

124. Plaintiffs and the class seek a class-wide declaratory judgment declaring that the   

five pre-2022 VPR Programs at issue and their establishing ordinances were unlawful and/or 

unconstitutional prior to January 18, 2022, based on the unlawful and/or unconstitutional aspects 

of these Programs and ordinances outlined previously in this complaint. 

125. The purpose of this declaratory judgment is to establish, on a class-wide basis, 

that the five pre-2022 VPR Programs at issue and/or their establishing ordinances were unlawful 

and/or unconstitutional prior to January 18, 2022. 

126. Plaintiffs and all class members were damaged by the operation of these pre-2022  

VPR Programs and their establishing ordinances and need and are entitled to a declaratory 

judgment that each such Program was unconstitutional and/or unlawful prior to January 18, 

2022, and that all fees collected under each such Program were unlawfully collected. 

                                               COUNT II 

                     New Jersey Civil Rights Act, N.J.S.A. § 10:6-2 

127. Plaintiffs incorporate all preceding paragraphs as though fully set forth herein. 

128. By the acts alleged herein, Defendants deprived Plaintiffs and the class of 

substantive due process or equal protection rights, privileges, or immunities secured by the New 

Jersey Constitution and/or the laws of New Jersey by, inter alia, an unlawful taking of property 

without just compensation and interfering with property rights by claiming unlawful liens on said 
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property and other conduct outlined herein. 

129. These violations were committed directly by Defendants, as well as through  

Defendants’ agent Pro Champs, in that Defendants improperly delegated governmental authority 

and functions to Pro Champs, and Pro Champs held itself out as acting in the name of 

Defendants, when the violations were committed. 

130. Plaintiffs and the class suffered damages as a result of these violations,  

specifically including all monies paid to Defendants under the five unlawful pre-2022 VPR 

Programs at issue. 

                                              COUNT III 

                   Unjust Enrichment/Disgorgement/Restitution 

131. Plaintiffs incorporate all preceding paragraphs as though fully set forth herein. 

132. By the acts alleged herein, Defendants have received a benefit from Plaintiffs and  

the class in the form of unlawful registration fees paid to Defendants under the pre-2022 VPR 

Programs at issue prior to January 18, 2022.  

133. The retention of that benefit by Defendants would be unjust and inequitable in  

that these fees were unlawful when collected, yet Defendants compelled payment of same by 

threatening the imposition of additional penalties for non-payment and by threats that title to the 

properties in question could not be conveyed without payment of said fees.  

134. Defendants have not refunded these unlawfully collected fees. 

135. Equity demands that Defendants disgorge and divest themselves of all monies  

they unlawfully collected as fees prior to January 18, 2022 under the unlawful and/or 

unconstitutional pre-2022  VPR Programs at issue and that Defendants not be permitted to 

continue to retain such unlawfully collected fees. 
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136. Moreover, the fees unlawfully collected by Defendants as fees prior to January  

18, 2022 under the unlawful and/or unconstitutional pre-2022 VPR Programs at issue were a 

benefit which law and/or equity demands be returned to Plaintiffs and the class in the form of 

restitution, money damages and/or refunds. 

                                                    COUNT IV 

                                             Constructive Trust 

137. Plaintiffs incorporate all preceding paragraphs as though fully set forth herein. 

138. By the acts alleged herein, a wrongful act has occurred which resulted in the  

transfer of money from Plaintiffs and the class to Defendants under circumstances that give rise 

to a constructive trust. 

139. As a matter of law and equity, the monies which Plaintiffs and the class were  

charged and forced to pay as pre-2022 VPR Program fees remain the legal and equitable 

property of Plaintiffs and the class. 

140. By operation of law and general equity, a constructive trust has been established  

with the unlawfully collected fees comprising the corpus of the trust, Defendants acting as 

fiduciaries, and Plaintiffs and the class acting as beneficiaries of said trust. 

COUNT V 

Refund of Overpayment to Government Under 
In re N.J. State Bd. of Dentistry, 84 N.J. 582 (1980) 

 
141. Plaintiffs incorporate all preceding paragraphs as though fully set forth herein. 

142. New Jersey law requires that any government unit or agency which collects an  

overpayment or unlawful fee must refund such payment when (a) there was fraud, duress, 

extortion, or mistake of fact; (b) payment was imposed by an invalid law which was believed to 

be valid; or (c) the basis for payment was thereafter set aside by judicial decision. See In re N.J. 
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State Bd. of Dentistry, 84 N.J. 582, 587 (1980) (“A long line of decisions in this State 

establishes the principle that when a tax already collected is set aside by judicial decision, 

‘the law raises an assumption to refund the money which can no longer be honestly 

retained.’”). 

143. Under the facts alleged herein, all of the above factors are present. The  

registration fees charged and paid under the five pre-2022 VPR Programs at issue were charged 

and paid based on fraud, duress, extortion, and mistake of fact, as Defendants and their agent 

falsely claimed, inter alia, that the fees were owed and that the failure to pay such fees by 

Plaintiffs and the class would create a lien on their properties.  

144. Moreover, the fees were imposed based on an invalid law which Plaintiffs and the  

class believed to be valid, and which thereafter was amended by Defendants ostensibly to 

comply with the judicial decision by Judge Mendez in McCormick, setting aside similar 

registration programs and ordinances. 

145. Consequently, as held by the New Jersey Supreme Court, Defendants have “not a  

particle of right to the money in question, … [and] according to the principles of common 

honesty” all monies collected by Defendants under the five unlawful pre-2022 VPR Programs 

and ordinances at issue must be refunded to Plaintiffs and the class. See In re N.J. State Bd. of 

Dentistry, 84 N.J. 582, 587 (1980). 

COUNT VI 

Protection From Fundamentally Unfair Government Action Under 
Doe v. Poritz, 142 N.J. 1 (1995) 

 
146. Plaintiffs incorporate all preceding paragraphs as though fully set forth herein. 

147. This claim is pled in the alternative to Plaintiffs’ other causes of action. 

148. Under the doctrine of fundamental fairness, a New Jersey citizen, as a matter of  
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law, is entitled to protection, including reimbursement, from a governmental body which 

subjected the citizen to unfair treatment, and there is no explicit statutory or constitutional 

protection to be invoked. See Doe v. Poritz, 142 N.J. 1, 108  (1995) (“New Jersey’s doctrine of 

fundamental fairness ‘serves to protect citizens generally against unjust and arbitrary 

governmental action, and specifically against governmental procedures that tend to operate 

arbitrarily. [It] serves, depending on the context, as an augmentation of existing 

constitutional protections or as an independent source of protection against state action.”). 

149. Under the facts alleged herein, Plaintiffs and the class have been treated unjustly,  

unfairly, and arbitrarily by Defendants, in that they were charged and paid registration fees to 

Defendant under the five unlawful and unconstitutional pre-2022 VPR Programs at issue 

described herein. Consequently, Plaintiffs and the class are entitled to reimbursement of such 

fees. 

PRAYER FOR RELIEF 
 

WHEREFORE, Plaintiffs ask this court to: 

a. Certify the class action pursuant to N.J. Ct. Rule 4:32; 

b. Enter a declaratory judgment as requested herein; 

c. Enter judgment in favor of Plaintiffs and each class member for damages suffered 

as a result of Defendants’ conduct alleged herein, to include interest and pre-

judgment interest; 

d. Award Plaintiffs and the class reasonable attorneys’ fees and costs; and 

e. Grant such other and further legal and equitable relief as the court deems just and 

equitable. 
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JURY DEMAND 

Plaintiffs hereby demand a trial by jury as to all issues so triable. 

DeNITTIS OSEFCHEN PRINCE, P.C. 

Dated:  June 15, 2026       By:     
      Stephen P. DeNittis, Esq. (031981997) 

      Joseph A. Osefchen, Esq. (024751992) 
Shane T. Prince, Esq. (022412002) 
525 Route 73 North, Suite 410  
Marlton, NJ 08053  
Telephone: (856) 797-9951  
Fax: (856) 797-9978  
sdenittis@denittislaw.com 
 
and 
 
Michael A. Galpern, Esquire 
Zachary M. Green, Esquire 
JAVERBAUM, WURGAFT, HICKS, 

  KAHN, WIKSTROM & SININS, P.C. 
1000 Haddonfield-Berlin Road, Ste. 203 
Voorhees, NJ 08043 
Telephone:  (856) 596-4100 
Fax:  (856) 702-6640 
mgalpern@lawjw.com 

 
Counsel for Plaintiffs and the Proposed Class 
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CERTIFICATION PURSUANT TO R. 4:5-1 

To the best of Plaintiffs’ knowledge, the matter in controversy is not related to any  

pending action. No arbitration proceeding is pending or contemplated. There are no other  

parties known to Plaintiffs at this time who should be joined in this action. 

DESIGNATION OF TRIAL COUNSEL 

Pursuant to R. 4:25-4, Stephen P. DeNittis is designated as trial counsel. 

DeNITTIS OSEFCHEN PRINCE, P.C. 

Dated:  June 15, 2026   By:    
      Stephen P. DeNittis, Esq. 
      Joseph A. Osefchen, Esq. 
                                        Shane T. Prince, Esq. 

      525 Route 73 North, Suite 410 
      Marlton, NJ 08053 
      Tel.:  (856) 797-9951 
      Fax:  (856) 797-9978 
      sdenittis@denittislaw.com  
      josefchen@denittislaw.com 

      sprince@denittislaw.com 
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June 30, 2026 
 

Via ECourts Only 
Clerk, Camden County 
Superior Court of New Jersey 
Camden County Hall of Justice 
101 South Fifth Street 
Camden, NJ 08103 
 
 Re: Peek vs. Borough of Runnemede, New Jersey, et al. 
  Docket No. CAM-L-2419-24 
 
Dear Sir/Madam: 
 
 Attached is the Third Amended Complaint which I would request that you file pursuant 
to Judge Joyce’s Order of June 26, 2026 which is attached.   This Amended Complaint has been 
previously filed prior to the Order being granted so we are refiling to err on the side of caution. 
 
 Thank you for your attention in this matter. 
 
      Very truly yours, 
 
      DeNITTIS OSEFCHEN PRINCE, P.C. 

       
      STEPHEN P. DeNITTIS 
SPD:dmc 
Encl. 
cc: John C. Gillespie, Esquire (via eCourts & email) 
 Michael Galpern, Esquire (via email) 
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