
 
 PLANNING BOARD OF  

HADDONFIELD, NEW JERSEY 
 RESOLUTION # SUB-2016-01 

GRANTING MINOR SUBDIVISION AND SITE PLAN APPROVAL 
TO PJW SERVICES, LLC FOR THE PREMISES  
311 WINDSOR AVENUE, HADDONFIELD, NJ  

              

 At a duly noticed meeting of the Haddonfield Planning Board held on October 4, 

2016 at 7:30 P.M., the following members were present and voting: 

BOARD MEMBERS PRESENT 
AND VOTING:   John Laprocido, Chairman 
     Doug McCollister, Vice Chairman 
     John Stokes 
     John Moscatelli 
     Eugene Haag 
     Stuart Harting 
     Joyce Howell 
     William Police 
             
ALSO PRESENT:   Francis X. Ryan, Acting HPB Solicitor 
     Steve Walko, Acting HPB Secretary 

Todd Day, HPB Engineer 
Mark Rusc, HPC Representative 

     Lisa Soderberg, HPC Consultant     
    

          
SUBJECT: 

 
 The Board considered the application of PJW Services, LLC, which is the owner of 

311 Windsor Avenue, Haddonfield, New Jersey.  The Applicant seeks a minor subdivision 

of existing Block 8, Lot 8, consisting of 14,448.7 square feet, into two lots. 

 The Applicant seeks to demolish an existing residence and to construct two single 

family residential dwellings on the subject lots.  The property is located in the R-7 

Residential Zoning District.  It is not in the Historic District.   

 The application is made pursuant to the New Jersey Municipal Land Use Law 

N.J.S.A. 40:55D-47 and 50(b) and the Haddonfield Land Development Ordinance, 

Sections 135-72 et seq and Section 135-68C.  
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 The Applicant was represented by Matthew Madden, Esquire. 

 The following exhibits were included in the record: 

 A copy of the tax map identifying lots with similar lot lines 

 Color rendering of the subject proposal 

 Application for subdivision dated 7/1/16 

 Minor Subdivision Plan, consisting of seven sheets and prepared by 

Engineering & Land Plan Associates, Inc. (“E&LP”), and Wayne Ingram, P.E. of 

Engineering & Land Plan Associates dated 6/13/16, revised 8/1/16 

 Stormwater Management Maintenance Plan prepared by Wayne Ingram, 

P.E. of Engineering & Land Plan Associates, Inc. dated 6/23/16 

 Architectural Drawings of proposed houses 

 Notice of Hearing 

 Affidavit of Service 

 Affidavit of Publication 

 Proof of Taxes paid 

 Review Letter of Todd Day dated 9/6/16 

 Shade Tree Commission Resolution 2016-1 dated 9/20/16 

During the public portion of the hearing, the following individual witnesses were 

sworn and testified with respect to the application: 

1. Ann Kram, 322 Windsor Avenue, objected to the front facing garage and was 

concerned about the duration of construction 

2. Steve Dorse, 318 Windsor, objected to the project based upon the inclusion of 

a two-car garage and loss of a large tree on corner of property.  
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3. Robin Potter, 563 Warwick Road and Chairperson, Haddonfield Shade Tree 

Commission, testified to explain the Shade Tree Commission’s report and to 

address certain concerns about individual trees.   

4. Chris Baglieri, 321 Windsor, raised concerns about irregularities in the 

delivery of notices.  He indicated that he received his, but had heard that 

other neighbors had not.  

FINDINGS OF FACT: 
 

 The Planning Board, having determined that the application, Notice to Property 

Owners, Notice of Publication and affidavits were in proper form and having examined 

the exhibits and considered the testimony, finds as follows: 

 1. The Applicant, PJW Services, LLC, is the owner of the premises known as 

311 Windsor Avenue, Haddonfield, New Jersey.  The property is also known as Block 8, 

Lot 8 on the Haddonfield Tax Map. 

 2. The property is located on the north side of Windsor Avenue.  The lot is 

irregularly shaped and has a total square footage of 14,448.7 square feet.  There is 

frontage along Windsor Avenue of 132.68 feet.  

  3. The property is located in the R-7 Residential Zoning District under the 

Haddonfield Land Development Ordinance.  The property is not located in the Historic 

District. 

 4. There is currently constructed on the subject lot a two-story frame house 

which fronts on Windsor and has a driveway leading from Windsor Avenue to a detached 

garage. 

 5. The Applicant proposes to subdivide the tract into two lots and to build two 

new single family dwellings on each lot.  The proposed lots, which will front on Windsor 
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Avenue, will have frontage of 82.68 feet and 50 feet, respectively. The lot sizes will be 

7,880.2 square feet and 6,558 square feet.   

 6. The lots meet all of the bulk zoning requirements of the R-7 zone and 

therefore no variances are necessary.   

 7. The Planning Board determined that the application was complete. 

 8. The Applicant and the Board members, as well as the Planning Board 

Engineer, Todd Day, reviewed the comments of the Planning Board Engineer, set forth in 

his Review Letter of September 6, 2016 letter.  The Applicant agreed to comply with the 

recommendations of the Planning Board Engineer as a condition of approval.   

 9. As the project does not meet the definition of “major development” this 

residential application is governed by the Haddonfield Borough Ordinance with respect 

to Storm Water Management Systems, rather than the State Residential Site 

Improvement Standards (NJAC 5:21). 

 10. In accordance with Section 135-92A(3)(c) the Applicant must meet the 

requirements of the Borough Storm Water Ordinance as new house construction is 

proposed.  The Applicant proposes to address the storm water runoff from the 

development by means of underground drywell systems on each of the proposed lots, 

capturing the roof runoffs from the proposed dwellings.  The information submitted was 

verified by the Planning Board Engineer.   

 11. In terms of impervious coverage, the proposed subdivision and site plan 

comply with all limitations on impervious coverage. 

 12. The Applicant has submitted a maintenance plan for the individual dry 

wells which must be included in deed restrictions to property owners, which must be 

approved by the Planning Board Engineer and the Planning Board Solicitor.   
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 13. The Applicant has agreed to comply with the recommendations of the 

Shade Tree Commission with respect to the subject development. 

CONCLUSIONS: 

 14. The Planning Board concludes that no variances are required with respect 

to this application for a minor subdivision and site plan approval. 

 15. The Planning Board concludes that the Applicant has complied with the 

design requirements of the Subdivision Ordinance of the Borough of Haddonfield. 

 16. The Planning Board engineer noted that there is currently in force an 

NJDEP moratorium on connection permits to the Borough’s water system.  Accordingly, 

in the event there is no existing connections for the property, no development will be 

permitted until this condition is corrected and the moratorium lifted by the NJDEP and 

that obtaining such connections is a condition to any approval of the application. 

 

ROLL CALL VOTE: 

 On the motion of Doug McCollister, seconded by Eugene Haag, the Planning 

Board voted 6-2 to grant the minor subdivision and to approve the site plan as submitted 

subject to the following conditions: 

 The Applicant will comply with the recommendations of the Haddonfield 

Shade Tree Commission. 

 The Applicant will comply with the recommendations of the Planning Board 

Planner and Engineer, Todd Day, as set forth in his letter dated 9/6/16. 

 The Applicant will obtain approval from the following outside agencies and 

evidence of these approvals must be submitted to the Haddonfield Borough 
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Planning Department and the Office of the Planning Board Engineer prior 

to the final signature of plans: 

• Haddonfield Shade Tree Commission 

• Camden County Planning Board 

• Camden County Soil Conservation District 

• Camden County Municipal Utilities Authority 

• New Jersey American Water Company 

• Any others as may be necessary 

 The Applicant’s professional must make all revisions to the plan as 

outlined by the Planning Board engineer and in his testimony and in his 

letter which conditions are incorporated herein including but not limited 

to: number of revised plans to be submitted for review and approval; 

establishment of an inspection escrow and performance bond which must 

be posted prior to the issuance of any building permit; satisfaction of any 

outstanding review escrow accounts prior to the issuance of building 

permits and no work to commence until a pre-construction conference is 

held, such conference to be scheduled with the Borough Engineer’s office a 

minimum of three working days prior to the start of work. 

 The Board members voted as follows: 

   John Laprocido  Yes 
   Doug McCollister  Yes 
   John Stokes   No 
   John Moscatelli  Yes 
   Eugene Haag   Yes 
   Stuart Harting  Yes 
   Joyce Howell   No 
   William Polise  Yes 
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 The foregoing is a true copy of the Resolution adopted by the Planning Board of 

the Borough of Haddonfield at a duly noticed meeting on November 8, 2016, 

memorializing the action of the Board taken at its meeting on October 4, 2016. 

             
     ____________________________________  
     Stephanie Heim, Secretary 
 
Dated:  _________________, 2016 


