
 

 

MINUTES OF THE PLANNING BOARD FROM Oct 29th, 2015 

                              ( Bancroft /RCA Redevelopment Hearing) 

 

The meeting was called to order by the Chairman, John Laprocido.  Mr. Laprocido stated 

the meeting was being held in accordance with the Sunshine Laws of the State of New 

Jersey, Chapter 145, by Mayor and Council and the Planning Board for Official Notices. 

Notice of this meeting was posted on the Borough bulletin board for that purpose. 

 

 

Present: John Laprocido, Doug Mc Collister , John Stokes, John Moscatelli, Eugene 

Haag, Joyce Howell , Stuart Harting , Mark Sobel, Bill Polise 

 

Absent:  Rafael Haciski , Shawn Mc Caney 

 

Also Present: Don Ryan, Solicitor, Stephanie Heim, Zoning Officer/Board Secretary, 

Todd Day Borough Engineer,  

 

Business:                       RCA/Bancroft Redevelopment  

 John Lapaocido: Propose of this hearing for redevelopment of the application. 

Testimony is restricted to redevelopment only. 

 

Don Ryan:  

Spoke about the nature of the hearing as a redevelopment hearing for the property known 

as Bancroft. The area is a total of 18.7 acres that is in need for re development 

consideration.  The determination will be recommended by the Planners findings and the 

planning board will submit their recommendations. In 2005 a similar application was 

filed and a public hearing was called in 2006. The planning board will be presented with 

the planners findings of the 2015 application for redevelopment and will submit their 

recommendations after investigations have been completed. This is not a final decision. 

The purpose of the board tonight is for recommendation only. The next step will be the 

plan of development.  

 

 

 

Sworn In: Mayor Jeff Kasko (Mayor), Phil Caton ( Planner),  

 

Mayor Kasko: Stated the area in question is in need of redevelopment. Phil Caton ( 

Planner), Ed Mc Manoman (Redevelopment attorney) and Todd Day (Borough Engineer) 

will provide support for the recommendation of redevelopment. 

 

Phil Caton: Prepared a study in order to meet criteria to see if the site is in need of 

redevelopment. Bancroft is a special needs facility and is in need of redevelopment.  Prior 

reports have been submitted for redevelopment. The study area includes :  

 



Parking: 

 A study which indicated that there is insufficient and haphazard parking conditions. 

Recommendations have been made to increase the number of parking spaces. There is 

insufficient off street parking to accommodate employees and visitors.  

 

Traffic Circulation:  

Remington & Vernick( Michael Angelastro) has reviewed the 2002 Omland Engineering 

Report and provided assessment of the effectiveness of traffic circulation on Hopkins 

Lane to Sharon McCullough on Sept.9, 2015. Mr. Angelastro noted that the Level of 

Service of Hopkins La as it approaches Kings Hwy operates at LOS “E”(A being the 

highest and F the lowest) in the AM, Mid day, and PM hours. And this translates to an 

unstable flow with inevitable roadway congestion.” The Omland Report pointed out a 

serious flaw in the onsite circulation of the north side of Hopkins Lane. There is no 

connection between the buildings to keep traffic flow contained within the site. There 

was an earlier (2003) Zoning application submitted to accommodate this but then the 

application was withdrawn. 

 

Stormwater Management: 

Water runoff should be properly managed in accordance with applicable state law and 

NJDEP regulations. In Todd Day’s memorandum to Sharon Mc Cullough  on 

Sept.29,2015, the stormwater management systems in this study area is seriously flawed 

and obsolete. The current regulations if it were built today would require to hold atleast 

58,000 cu.ft  of stormwater runoff to ensure  a zero increase. The site can only hold 13% 

of the storm water runoff required under current rules. Compared to the Mount Laurel 

campus the deficiencies in the Haddonfiled site are even more evident. 

 

Impervious Surface Coverage: 

The site is currently at 50% impervious coverage whereas the R-2 residential zone they 

are currently in allows 25% impervious coverage. 

 

Condition of Buildings & Grounds: 

The buildings are poorly designed and surrounding grounds are inadequately maintained. 

The area is suffering from years of poor maintenance and neglected repairs. 

 

Conclusion: 

This site qualifies and is in need of redevelopment under criteria “d” of the 

Redevelopment Law. 

Insufficient and poorly designed off street parking and inadequate for vehicular 

circulation. 

Obsolete improvements for managing stormwater runoff resulting in conditions that are a 

concern for the health and welfare to the community. 

Overcrowding and poor layout of buildings, parking and other site conditions. 

Deteriation of buildings and insufficient maintenance of surrounding grounds which 

contribute to the safety and welfare of the community. 

 

 



Board Comments: 

Doug Mc Collister: Have you reviewed any other environmental conditions especially the 

report from the school board  

Phil Caton: Just became aware of the study and will be looking at them in the near future. 

 

John Stokes: The planning board understands why the property is in need of 

redevelopment. The residents may not understand why and what are the long term 

implications. 

Phil Caton: recommendation of redevelopment and condemnation. Improve options for 

opportunity for developers and usage control. 

 

Joyce Howell: Aspects of other criteria in the statute that would apply. 

Phil Caton : There is other criteria but the most appropriate is criteria “D” 

 

Eugene Haag: How did you arrive at the $20.00 sq ft.? 

Phil Caton : Simple math provided by the tax assessor. (tax assessment divided Sq ft) 

 

Stuart Harding: Are there other historic buildings on the property other than Lullworth 

Hall ? 

Phil Caton : The Carriage House and the stone building (Craft House) are historic. 

 

 

 

 

Public Comment: 

 Jeffery Baron (attorney representing a group of residents) Commended the choice of Mr 

Caton for the study findings of re development.Bancroft is in much need of 

redevelopment as well as in prior years. Mr. Caton proposes for redevelopment includes 

Parking, Stormwater , Traffic, Impervious Coverage and Building & Ground 

Maintenance. The study should be put on record and the recommendations should be 

followed. There were previous studies submitted and all have come to the same 

conclusion. The area is in dire need of redevelopment and the proposal should be 

adopted.  

 

Brian Kelly: In favor of the redevelopment of Bancroft Site. If the Borough is to purchase 

the site the tax payers should not be burdened. Thanked Board for their consideration of 

the redevelopment proposal. 

 

Joe Harrow: Concerned about an impact on Camden Park that surrounds Bancroft. Hopes 

that there will not be a burden on residents in the HPC district. Bancroft is in the Historic 

district. Concerned about the use of the land and the economics of the land. No property 

taxes were paid to the town by Bancroft. 

 

Katherine Freeman: Did Bancroft get notice to this meeting and if so is there someone 

here to represent them? Will the redevelopment plan affect Bancroft now or when they 

move out. 



Don Ryan: They did receive notice but can’t comment on that. The process is that is the 

land in need of redevelopment. We don’t know who at this point who it will affect. Not a 

part of the hearing tonight. The hearing is for redevelopment determination. 

 

 

 

Kim Epp: Will voting be done this evening? 

What is the next step? Timing? 

John Lapricido: After all testimony is heard there will be a vote by the board to 

recommend the area in need of redevelopment. The commissioners will meet and put 

together a master plan for the Bancroft redevelopment. The timing falls on the 

commissioners. 

 

Bert Cossaboon: The conclusion Mr. Caton presented is sound for re development. 

Would recommend to de-emphasize 2 aspects 1. Impervious coverage -not in need in 

redevelopment about 100% in coverage. 2. Parking – Comparison with Mt. Laurel 

location. Quantity of parking is served with public transit. 

 

Mr. Harrow: Procsess to determine fair market value? 

 

Don Ryan: Condemnation or eminent domain there would need to be an appraisal from a 

certified appraiser. 

 

Opposing Comments: 

 Sworn In: Jack Plackert: (attorney Fox & Rothschild for RCA) 

Consideration of all testimony. Received all documentation . The engineer is not 

available this evening.  

Request for a continuation in order to have all testimony heard.  

 

John Laprocido:  In agreement to continue hearing so all testimony and cross 

examination can be heard. 

 

John Moscatelli: Would give time for evaluation of all environmental reports as well.  

 

Motion for continuation Granted:  approved (9-0) 

 

1
st
 Doug Mc Collister  

2
nd

 John Stokes 

 

 

 

Meeting adjourned @  

Respectfully Submitted,  

 

 

Stephanie Heim 


