
 

 

COMMISSIONER WORK SESSION OF DECEMBER 5, 2016 

 

The Work Session of December 5, 2016 was called to order at 6:34 p.m. and the open 

public notice announcement was read by the Borough Administrator.  In attendance 

were Mayor Kasko, Commissioner Moscatelli and Commissioner Rochford, the Borough 

Administrator, Borough Solicitor and Borough Clerk. 

 

The Administrator opened the public comment portion of the meeting. 

 

Brad Ashfield, Maple Avenue, Haddon Township, stated that he was attending the 

meeting to talk about the construction at the end of Wood Lane and Maple Avenue.  He 

expressed his concerns about three (3) new homes being built at this intersection in 

Haddon Township, which will impact residents of Haddonfield.  With the inclusion of these 

new homes there will be five (5) driveways within 150 feet of this intersection.  The 

County’s guidelines indicated that for homes that close to an intersection there should 

be turn-a-rounds on the properties that enter a County road.  The County Engineer has 

indicated to him that the contractor for the homes will put up a fight to have to install the 

turn-a-rounds.  Per Mr. Ashfield Haddon Township’s Mayor agrees with these complaints 

within their R2 Zoning District.  He further noted that Wood Lane is a “collector” road, 

meaning it is highly travelled.  His employment history in police vehicular traffic leads him 

to believe this will be an issue.  He is asking for support from the Board of Commissioners 

in Haddonfield in requesting that the County’s guidelines be implemented.  Photographs 

were provided to the Commissioners for their review, as well as the Haddon Township 

zoning ordinance and the County’s guidelines.  He finished by stating that Haddon 

Township’s Zoning Board had not reviewed the application yet.  The Borough Solicitor 

stated that for years the Commissioners have stayed out of these types of disputes, and 

noted that this did not mean it had to stay that way.  Mayor Kasko asked if Haddon 

Township’s Zoning Board (ZB) was combined with their Planning Board (PB), to which Mr. 

Ashfield replied that these boards are combined.  After a brief discussion Mayor Kasko 

indicated that due to the potential for safety concerns for our residents he felt that the 

Board of Commissioners should think about possible action on this issue.  Mr. Ashfield and 

the residents attending the meeting with him left at 6:55 p.m. 

 

John Stokes, Doug McCollister and Steve Walko joined the meeting at 6:56 p.m. to review 

the Land Use Committee findings.  Specifically discussed were the following topics: 

 

1. Parking for restaurants – the committee recommends that the requirements be 

taken out of ordinance.  Commissioner Moscatelli stated that he has been asked 

why we don't offer this same exemption for other downtown businesses and asked 

the Land Use Committee members if they had any strenuous objections if it was 

offered to others?  Mayor Kasko indicated that we should talk to the Partnership 

for Haddonfield, LLC (PfH) about this.  The Administrator noted that for pre-existing 

buildings offering the parking exemption would be one thing, but new buildings 

should be different.  Mr. McCollister asked if the Acme property was part of the 

Borough’s Fair Share plan.  The Administrator replied affirmatively. 

2. Stormwater management for new homes – the discussion centered around 

possibly increasing impervious coverage and what the requirements would be.  It 

was noted that there is a November 4th document that has more up to date 



 

 

clarifications.  Commissioner Moscatelli suggested that the committee should pull 

a few applications from the last few years and apply the requirements they are 

suggesting to see what the affects would be.   

3. Variances vs. design waivers – this was briefly reviewed. 

4. Non-conforming structures and non-conforming lots – Mr. Stokes reviewed the 

current issues.  Commissioner Moscatelli noted that this will force complete tear 

downs and building of conforming homes, rather than keeping existing non-

conforming designation but building bigger home as is done now.  Mayor Kasko 

expressed concerns about the definition being clear enough.  The Borough 

Solicitor expressed his concerns about who determines the percentage being 

applied; there is case law to apply in these instances.  Discussions were then held 

on the legal application.  The Solicitor stressed the legal rights of a home owner.  

Mr. Stokes noted that these changes to the ordinance are only being put in to 

govern this problem.  It was agreed that The Solicitor would look into this specific 

portion again and discuss his findings with the Commissioners.  Mayor Kasko asked 

that the wording for this section be made clearer. 

  

Mr. McCollister left at 7:16 p.m. 

 

The Administrator stated that since more information is needed on the conditional use 

section that portion will be held.  She then commented on the height information 

provided.  The suggested change there would take the ordinance back to what the 

height regulations were before the 2008 changes.  The Commissioners agreed to the 

changes. 

 

Mr. Stokes then review the mass and scale portion of their report, which he noted was 

very preliminary at this time.  The basic question and/or concern expressed is whether or 

not changes to our ordinance should be considered regarding the cases where huge 

homes are being built next to modest ones.  It was noted that some charges are probably 

warranted, but to what degree?  He stated that he wouldn’t want to stop development 

of homes, but there is a point where it seems to become too much.  He would like to look 

at the current height requirements (35 feet) and see about taking that to 32 feet.  The 

Borough Solicitor pointed out that the Borough looked at lowering the height a number 

of years ago and there was a big objection to that by the residents.  Discussions were 

then held on various floor heights, the use of ½ stories and their effects on construction, 

as well as basements and how high they are and/or should be above grade.  It was 

stated that there were two other things to look at more closely - daylight planning 

standards (closer to the next structure the lower the height), and side setback standards 

- the closer you are structure building your to your neighbor – the lower the height would 

need to be.  Neighborhood context could also be used for any features in the homes. 

This would require that a defined area around building site was looked at to determine 

what the main features are of those homes.  Advantage is that it is very neighborhood 

specific (Phil Caton helped develop something similar in another town in NJ).  Lastly, 

discussions were held regarding sub-divisions throughout town.  It was noted that the real 

concern on sub-divisions is the possibility of creating non-conforming lots.  Mr. Stokes 

stated that a recent article in the “NJ Planning Officials” newsletter, dealing with homes 

out of character in a neighborhood, is worth reading.  The Administrator expressed 

concerns about height being dependent upon setbacks and that Variances would be 



 

 

harder to give for that type of situation.  Mr. Stokes stated that he would like to come up 

with a formula for height based on light, air, privacy, etc.  This lead to further discussions 

regarding the height of homes.  The Administrator finished by stating that these 

amendments to the ordinance would be done together rather than piecemeal. 

 

Mr. Stokes and Mr. Walko left the meeting at 7:49 p.m. 

 

The Borough Administrator then reviewed information on potentially formalizing the Site 

Plan Review Committee in the ordinance to give them more distinct role.  It was agreed 

that this could affect the conditional use portion of the proposed ordinance changes. 

 

The Commissioners then returned to the discussion regarding the construction at the end 

of Wood Lane and Maple Avenue in Haddon Township.  Mayor Kasko stated that he did 

not have a problem with doing something to maximize safety for our residents in the area.  

Commissioner Rochford suggested that someone should write the appropriate letter for 

the Commissioners to sign and asked if this would open the Borough up to any liability in 

the future.  The Borough Solicitor replied that it would not.  It was agreed that Mayor Kasko 

would write a draft letter.  He will also reach out to Haddon Township’s Mayor to discuss 

the issue. 

 

An updated request from the Fire House regarding the parking lot behind their building 

was reviewed.  The Administrator reminded the Commissioners that they had previously 

discussed such a request, but that there are now some changes.  The Fire Department 

would like the fence to stay where it is and a certain number of the parking spaces inside 

the fenced area should be changed to permit spots.  This would change 8 metered spots 

to be 4 metered and 3 permits.  Currently the 8 spaces are 12 hour metered spots.  

Commissioner Moscatelli suggested trying the previous plan first.  The Administrator stated 

that she would be meeting with the Fire Chief again on this subject.  Mayor Kasko 

requested that no change be made to the permit spots at this time.  The Commissioners 

agreed. 

 

It was noted that the agreement with Audubon for the Shared Court Services was due to 

be renewed for the second time.  The Administrator stated that Audubon was requesting 

a 2% increase on the annual fees.  The Borough Administrator has already reviewed the 

draft agreement and is recommending that the language regarding night court be 

removed.  The Commissioners agreed to the recommendation and the increase. 

 

A public statement on the Boxwood Hall property, written by Commissioner Moscatelli, 

was reviewed.  It was noted that it has previously been requested that a statement such 

as this be put out by the Board of Commissioners.  The Commissioners were questions if 

they would prefer to hold off putting this statement out until after the end of the year.  

Mayor Kasko provided a few edits on the statement, which were agreed to by all.  It was 

agreed to put the statement out without any fanfare at this time.  

 

The Commissioners agreed to add recommend wording from the Administrator to the 

Puppy Mill ban ordinance and include it on the December 13th agenda. 

 



 

 

Recent information from the State regarding the registration of all Boards of Health was 

reviewed by the Borough Administrator.  Possible future requirements concerning 

education and training as board members was reviewed.  Whether or not the Borough 

could name Camden County as the Borough’s Board of Health was discussed.  It was 

agreed that the Solicitor would look into whether or not that would be allowed. 

 

Recommendations for the State Aid applications were reviewed by the Administrator.  

The current recommendation are for Reillywood Avenue, as well as a portion of E. Atlantic 

Avenue.  She also explained that it was decided to not put in an application for Centre 

Street again because more points are awarded for projects that are on the route to 

school and/or recreation areas.  The second application is from the Upland Way curve 

to the pavilion in Crows Woods.  The Commissioners agreed to submit these applications 

with Reillywood being the first choice.  The appropriate resolutions will be added to the 

December 13th agenda. 

 

The 2017 meeting schedule was reviewed.  It was noted that the only major change is 

that the Historic Preservation Commission meetings have been moved from Wednesdays 

to Thursdays at the request of their members.  The Commissioners did not make any 

further changes to the schedule. 

 

The Commissioners then reviewed the December 13th agenda.  They specifically 

discussed the abandoned property registration agreement.  The ordinance portion of 

that agreement still needs changes, but in the meantime the County is asking that we 

adopt the shared services agreement.  The Solicitor reviewed the shared services 

agreement and stated that the indemnification clause has issues that need to be 

addressed.  It was agreed that as long as this is changed before the meeting then will 

leave on the agenda.   

 

Regarding current Partnership for Haddonfield, LLC issues, Mayor Kasko stated that the 

recent food truck was a success.  Additionally, the candlelight shopping program is going 

well.  The Borough Solicitor questioned what PfH has planned should issues arise from our 

retail shops because of increased internet purchasing.  Mayor Kasko stated that the 

board members are aware of the impact of online purchasing and are doing a great job 

of marketing our town and the stores.  He finished by noting that online purchasing misses 

out on the personal services provided by our retailers.  

 

At 8:53 p.m. Commissioner Moscatelli made a motion to go into closed session to discuss 

Bancroft redevelopment.  Commissioner Rochford seconded the motion, which was then 

approved unanimously. 

 

The Commissioners returned from closed session at 9:10 p.m. where they had also 

approved adjourning the meeting. 

 

Sincerely submitted, 

 

 

Deanna Bennett 

Borough Clerk 


