
WORK SESSION OF AUGUST 22, 2017 

 

The Work Session of August 22, 2017 was called to order at 3:10 p.m. in Room 201 and the 

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

attendance were Mayor Rochford, Commissioner Kasko, and Commissioner Moscatelli, 

the Administrator, the Borough Solicitor and the Borough Clerk. 

 

The Administrator opened the public comment portion of the meeting.   

 

Stuart Harting, Chairperson of Haddonfield Outdoor Sculpture Trust (HOST) addressed the 

Commissioners and stated that he is requesting a Letter of Understanding (LOU) from the 

Commissioners so that he can move forward with a sculpture in residence program at 

the carriage house on the Bancroft property for noted sculptors.  He noted that he has 

discussed the possible program with the Board of Education (BOE), as well as the Principal 

at the high school.  Both groups expressed their enthusiasm for such a program, which 

would be an after school program for hands on work with noted sculptors, who would be 

graduates from Rutgers and the Pennsylvania Institute of Fine Arts.  Rutgers is interested 

in the program and discussions have been had over whether or not there could be 

college credits for this program.  Mr. Harting indicated that Rutgers is already working on 

a syllabus for the program.  The Administrator asked if the program would be offered to 

only Haddonfield students, to which Mr. Harting replied affirmatively.  Mr. Harting then 

stated that this program is a recent development, which came to HOST in late July.  He 

indicated HOST would pay the utilities for the building, which he understands would likely 

be a couple $1,000 annually.  Additionally, they are prepared to pay for the initial 

purchase of tools and equipment of roughly $10,000.  The Administrator asked for 

confirmation that for the first year of the program there would be art studios only and the 

sculptors would not be living on premise until the second year.  Mr. Harting again replied 

affirmatively.  In answer to Mayor Rochford’s inquiry as to whether or not the second floor 

was livable, Mr. Harting replied that it is not at this time.  Commissioner Moscatelli noted 

that Mr. Harting had stated that HOST would pay for the utilities initially, and asked who 

would cover the expenses on an ongoing basis.  Mr. Harting replied that HOST would do 

so and clarified that they are only asking for the use of the building.  Commissioner Kasko 

stated that he believed this would be the same for the use of 110 Rhoads Avenue by the 

65 Club.  Mr. Harting indicated that eventually some of the cost would be covered by 

sales of some of the sculpture work, and opening building to public on occasion.  This 

would be done to offset some of the costs, i.e. utilities and equipment.  Commissioner 

Kasko stated that there would need to be some type of agreement.  The Solicitor inquired 

as to what would happen if the Borough or the School Board needed to use the property 

for something else.  Mr. Harting indicated that he would have to think about that aspect.  

Commissioner Moscatelli stated that if this proposal is agreed to, then that possibility 

would need to be dealt with before the apartments would be put in for the sculptors 

upstairs.  Mayor Rochford asked how many students would be in the program at one 

time.  Mr. Harting replied that they were thinking four (4) students at a time, but that he 

was in the process of talking with the one sculptor, Mr. Gionotti, to see if there could be 

more.  The Administrator expressed concerns about the possibly of the program opening 

this up to tuition students through the college.  Discussions then moved to what would be 

required in the building for a sculptor’s studio.  Mr. Harting indicated that he is looking into 

the fire suppression requirements.  The Administrator asked the Commissioners if they were 



interested in the Solicitor drafting an agreement for the use of this building for this 

program.  The Commissioners indicated that they were.  Mr. Harting stated that he would 

like to get into the building right away to get started since Bancroft is moving out in 

January 2018. 

 

For discussions in reference to a possible Irresponsible Dog Owner Ordinance the Borough 

Administrator indicated that she has spoken with the Mayor in Audubon, where there is 

an ordinance limiting the number of dogs.  She noted that she was told that this 

ordinance has not been enforced in Audubon.  Additionally, the Police Chief is reaching 

out to the Voorhees Police Department to see if their ordinance limiting the number of 

pets is enforced or not.  The Borough Solicitor asked the Commissioner what they would 

like to see in such an ordinance; do they want to limit the number of dogs per household; 

how did they want to address this situation.  Commissioner Kasko stated that it was 

important to him that such an ordinance be considered, but that he did not believe that 

the number of dogs is the issue.  It is the owner who has not socialized their dog(s) 

properly.  The Solicitor commented that he was not sure what the Borough could require 

the pet owner to do if there is an issue.  The State of New Jersey has focused their laws 

on the dogs, not the owners.  Mayor Rochford asked if the ordinance could be written so 

that it would limit the number of dogs allowed in homes where there was a biting issue.  

The Commissioners agreed that this would be hard to regulate.  It was also believed that 

there would be large opposition to anything limiting the number of dogs residents could 

have.  Commissioner Kasko stated that he was willing to push the envelope with this 

ordinance because he feels there is a legitimate need for something to be done.  The 

Administrator asked if the Solicitor should continue to reach out to his contacts to obtain 

information.  The Commissioners agreed and suggested that information be obtained 

about type of dog obedience classes, levels of training, etc.  Commissioner Moscatelli 

asked how the courts may react to the Borough stating that someone cannot own a dog 

because of certain circumstances.  The Solicitor replied that the Court would have to be 

asked.  Commissioner Moscatelli further stated that a set of guidelines would need to be 

created and feels there is merit to pursuing this course of action, to which the Solicitor 

replied that this is a difficult area to regulate.  Commissioner Kasko pointed out that there 

are more than just one bite issue in town.  The Solicitor indicated that he would like to 

have this ordinance be something that is positive. 

 

At 4:00 p.m. the Commissioners moved the meeting to Room 102 for discussions with the 

Land Use Committee’s Mass and Scale Sub-Committee.  John Stokes, Doug McCollister, 

Sherry Gallagher, Stuart Harting, Steve Walko, Stan Slachetka and Mark Keener from T&M 

Associates, and Robin Potter joined the meeting at this time to discuss the research and 

work done on a memo recently provided to the Commissioners.  Mr. Stokes provided a 

recap of the issues with construction since 2015.  He noted that one of the foremost 

concerns has been the incompatibility of some homes within the area that they were 

located.  He pointed out that this group was formed to deal with that issue.  They have 

researched proven techniques to address these issues that have work elsewhere.  After 

meetings with real estate agents, architects, the Borough Construction Code Official, 

and others they put together suggestions on ways to protect our neighborhoods.  The 

concerns that they heard about in 2015 have only increased since then.  Mr. Stokes then 

stated that through research they have found a town that has been able to deal with 

these same types of issues, Westfield New Jersey.  Since finding this location the sub-



committee is reviewing their recommendations and making changes.  Mr. Stokes then 

moved to the topic of the Borough hiring a planner.  He stated that he was surprised and 

disappointed with the scope of work for T&M Associates, who are to review the 

preliminary recommendations.  He asked the Commissioners to allow the Land Use 

Committee to meet with the Planner to review their background in the residential zoning; 

i.e. compatibility, and if they have the necessary expertise then they would like to 

continue working them.  If they do not have that, then T&M Associates could work on 

other projects.  Once a final set of recommendations has been presented to the 

Commissioners, then a course would need to be determined for how to proceed.  He 

noted that the public, as well as the Planning Board (PB) would need to be included to 

debate the pros and cons of the recommendations.  T&M Associates could critique said 

recommendations and then we could move to the next step in the process.  He then 

asked the Commissioners for permission to meet with T&M Associates as soon as possible.  

Commissioner Moscatelli replied affirmatively and the other Commissioners agreed.  

Commissioner Rochford asked for a timeline on the work to be done.  Mr. McCollister 

stated that since new development, as well as incompatible development is going on, 

they need to move forward quickly.  Mr. Stokes indicated that they were hoping to wrap 

everything up in early fall, but it may take a little longer now.  Commissioner Moscatelli 

noted that we want to make sure what occurs is good for our town.  Mr. Stokes reviewed 

the current recommendation about height and how it could be changed and stated 

that they are convinced that significant improvements can be made to our zoning 

requirements without stifling development.  Mayor Rochford asked that the committee 

reach out to the developers to get their input as well.  Mr. Stokes replied that they have, 

but they had not been able to work out any meetings as yet.  He went on to note that it 

is a misnomer to say that we have to accept what is being done; we can have 

compatible and new construction.   Commissioner Kasko stated that he liked the 

preliminary recommendations and asked what is driving the need to make changes.  Mr. 

Stokes stated that the architects are making suggestions, and some changes are coming 

from our continued research.  He suggested that the committee could sit down with the 

Commissioners individually to review the recommendations for any additional thoughts.  

Commissioner Kasko asked when they expected to have everything finished.  Mr. Stokes 

replied that with T&M now he would shoot for October.  Commissioner Moscatelli 

expressed his concerns about requiring the garage at the back of the property, and 

noted that he is not willing to give free impervious coverage to get that.  Mr. Stokes noted 

that in some areas the character is for rear garages or even no garages.  Additionally, 

with stormwater management issues being addressed elsewhere in the recommendation 

he thought that a moderate increase in impervious coverage could be done.  

Stormwater issues were then reviewed briefly.  Commissioner Moscatelli, in relation to the 

hiring of T&M Associates, confirmed that there was never an intent to subvert the 

committee’s work, nor do the Commissioners negate the work you are doing.  He further 

noted that the Borough needs professional help on other projects – breweries, Boxwood 

Hall, etc.  Mr. Stokes confirmed that he would contact Mr. Stachetka to set up a meeting.  

Commissioner Moscatelli again stated that T&M Associates was not hired to take over the 

committee’s work.  Mr. McCollister asked the Commissioner if they believe that the 

committee is moving in a good direction.  All three Commissioners replied affirmatively.  

Mayor Rochford reminded the committee of the outcry years ago when there had been 

a push to limit the height of homes in the Fargo section, to which Mr. Stokes admitted 

there will be some objectors.  Commissioner Moscatelli stated that he is not concerned 



about what developers are against or want.  The Administrator pointed out that 

homeowners may object to restrictions because of how it could affect the value of their 

property.  Mr. Stokes stated that he is confident that the final recommendations with be 

very workable and practical.  The Administrator then brought up issues with the last 

change in the Land Development Ordinance with regards to if just portion of a home is 

destroyed.  The Borough Solicitor reviewed the specific issues and the intent of the 

ordinance, which was not to limit a homeowners ability utilize their private property.  

Attached versus detached out buildings and non-conforming issues, etc. were reviewed.  

The Construction Code Official reviewed the changes in the ordinance and how his 

office needed to handle this type of issue moving forward.  The Solicitor stated that our 

ordinance is redundant of the State law.  Commissioner Kasko brought up the sub-

committee looking at the floor area ratios of homes, which was then discussed generally 

and briefly.  Mr. Stokes noted that this topic is very intricate.  Commissioner Kasko also 

mentioned front yard analysis and stated that he feels that this should continue to be 

looked at.  This group left the meeting at 5:05 p.m. and the Commissioners returned to 

Room 201 for the rest of the meeting. 

 

The Administrator provided an update on a recent meeting held between residents of 

Centre Street, Mayor Rochford, and the Police Chief.  The residents are asking for traffic 

calming in their area, although, none of the data indicates excessive speeding.  

Additionally, they would like to have the four spaces on the right heading away from 

Kings Court be removed.  The biggest issue they have, with regards to safety, is the 

entrance to the Mini Mall Parking Lot across from the entrance to the Acme parking lot, 

which has become a cut through for people.  They are asking that the entrance to the 

Mini Mall there be made an entrance only.  The Commissioners also discussed the curve 

behind Kings Court as well.  The proposed cross walks at the curve were reviewed.  It was 

noted that coming out of the Acme parking lot onto Centre Street is dangerous.  Mayor 

Rochford stated that once the striping is done after the road work is complete we should 

see if these issues are mitigated to some degree.  After some discussion the Commissioner 

agreed that the Stop signs and stop bars will be moved forward at the Acme and Mini 

Mall parking lot access.   

 

The proposed Vacant Property Rehabilitation ordinance was reviewed by the Borough 

Solicitor.  He stated that he would have a draft of the ordinance for review prior to the 

September 12th Commissioner Meeting.   This draft will be modified from Collingswood’s 

ordinance.  Commissioner Moscatelli suggested sending copies of this ordinance, once 

adopted, to all the vacant property owners letting them know that we will be starting this 

process. 

 

Changes to the use policy for the Mabel Kay Senior Center were reviewed.  The 

Commissioners agreed to inclusion of the following language with the asterisk being 

placed after Church Groups in Section D: 

 

* Charitable organizations ARE permitted to use the facility even if connected with or have 

a nexus with a church or religious organization.  The charitable organization need not be 

based in Haddonfield provided it has a connection or nexus with a National Charitable 

organization.  The rental fee for such charitable organization is $10 for each three (3) hour 

use of the facility. 



 

The Administrator reviewed the current status of the Strategic Plan being put together.  

Additional information will be provided to the Commissioners within the next two weeks 

as she would like to get the surveys out to the public in September.   

 

The August 22, 2017 Commissioner Meeting agenda was reviewed.  Specifically 

mentioned were the resolutions for the Police Department’s participation in the Federal 

1033 program, the various appointments, as well as the Corrective Action Plan.  As for the 

resolution adopting the Shade Tree Commission’s Construction Fencing to Protect 

Borough-Owned Trees was reviewed.  It was pointed out that if the ordinance itself does 

not reference such fencing then this would not enforceable through the Construction 

office.  The Temporary Parking Permit program around the high school was discussed.  

Commissioner Moscatelli confirmed with the Administrator that everything was ready to 

move forward with this program and that information would be sent out on Friday.  The 

permits will be available for pick up starting September 4th.  It was pointed out that this is 

solely to ensure the students are not fighting with teachers for the closest parking spots.  

Next, the September 12, 2017 Commissioner Meeting agenda was reviewed as there is 

no scheduled work session between now and then. 

 

Commissioner Kasko reported that there were no new items to report from the Partnership 

for Haddonfield, LLC (PfH) as there had not been a July meeting.  Additionally, the August 

meeting was scheduled for the 23rd, tomorrow.  Commissioner Moscatelli announced 

that Villa Rosa is not moving closer to downtown. 

 

Commissioner Moscatelli made a motion at 6:04 p.m. to go into closed session to discuss 

the status of the Bancroft negotiations, as well as a potential personnel litigation issue. 

 

The Commissioners returned from closed session at 6:26 p.m. where they had also agreed 

to adjourn the meeting. 

 

Respectfully submitted, 

 

 

 

Deanna Bennett, RMC 

Borough Clerk 


