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Zoning Board Chairperson pro tem, Mr. Weil called the meeting to order and stated it was being held in 
compliance with the “Open Public Meeting Act” and had been duly noticed and published as required by law. 
 
ROLL CALL 
Present: Mr. Cohen, Mr. Leoncio, Mr. Phillips, Mrs. Stewart, Mr. Jhaveri and Mr. Weil 
Absent: Mr. Hundal, Mr. Willard and Mr. Cupersmith 
Also, present:    Mr. Stuart Platt, Esq, Board Solicitor, Mr. Mike Roberts, Board Engineer, Mr. Chris Dochney, Board  
Planner,  and Mrs. Jennifer Gaffney, Board Secretary 
 
Mr. Platt, Esq. swore in the board’s professionals.  
 
NEW BUSINESS 
TUDOR DEVELOPMENT, LLC   MB   Case #ZC2025-009 
116 Route 73 | Block: 252/255, Lots: 10, 11, 12, 13, 14, 15, 16, 17 & 18/ 1, 2, 3 & 4 
 
Mr. Mintz, Esq. summarized the application for the board as follows, applicant is seeking major subdivision approval 
for 47 senior adult age-restricted homes and 3 open space/storm drainage lots, with continuation of all prior 
approvals, together with any improvements within the public right-of-way (if applicable), and such other and further 
variances or waivers as the Board may deem necessary and warranted.  
 
Mr. Platt swore in the following professionals to provide testimony on behalf of the applicant: 
Mr. Rodman Ritchie, applicant’s engineer, Dynamic Engineering Consultants, PC – Five Greentree Centre, Suite 406, 
Marlton, NJ 08053. 
Mr. Dave Horner, applicant’s traffic engineer, Horner & Canter Associates 105 Atsion Road, Suite F, Medford, NJ 
Mr. James Miller, AICP, PP, applicant’s planner, 222 Nicholson Drive, Moorestown, NJ 08057. 

 
Mr. Mintz, Esq. indicated that in the previous hearing the Use variance and Bulk variances were granted. He continued to 
give the history of the prior application that was approved and memorialized.  
 
He indicated that initially they would have liked to have moved the project down to create a bigger buffer between 
Sturbridge Lakes, however there is a major sewer line that connects to the office condominiums on the other side of the 
road, therefore they are unable to do that.  
 
He stated that there are 6-8 homes in Sturbridge that will be affected by this project and the buffer they will be providing 
them with is fencing. Mr. Mintz, Esq. indicated that they have made private restrictions with Sturbridge Lakes association 
that will be recorded in the property title. Mr. Platt, Esq. stated that such private restrictions are not binding on this or 
any other land use board in the state of NJ, and that he would like to know how they impact the site approval. Mr. Mintz, 
Esq. stated the agreement is to maintain a buffer and fencing between the developments.  
 
Mr. Mintz, Esq. called upon Mr. Ritchie to testify. Mr. Mintz, Esq. qualified his professional credentials and qualifications, 
he is recognized as a professional by the Board.  
 
Mr. Mintz, Esq asked if Mr. Ritchie had any exhibits to hand out. Packets were handed out to the Board. Mr. Platt, Esq. 
titled the packet A-1.  
 
Mr. Ritchie referred to A-1; Aerial Map and described the site’s current state in full detail, as well as the plans of the 
project. He stated that there will be 47 single family homes and 5 basin lots. Each lot is at least 5,000 square foot in size, 
most of them larger.  
 
He noted the following differences/corrections from the Use Variance. 9 units are 39’ wide and 63’ deep. The resolution 
stated that there were 21 units that are 39’ wide and 63’ deep. Also, there are 38 units that are 39’ wide and 65’ deep, as 
opposed to the resolution that states 28 units.  
 
All units are two bedrooms with the ability to have a third bedroom. But for the purpose of their calculations for sewer 
and parking, it was assumed that all units have three bedrooms.  
 
Mr. Platt, Esq. asked how many parking spaces are being allotted for each housing lot. Mr. Ritchie stated that 4 spaces can 
be accommodated per lot, 2 for the garage and 2 for the driveway. But the calculations for RSIS are 2 total per lot, with 94 
spaces total for the project, which they exceed.  
 
Mr. Ritchie asked the Board to turn to page 2 for A-2: Overall Site Plan Color Rendering so that he could refer to that plan 
and point out the parking spaces. He highlighted access to the site, subject to pending application approval from NJ DOT.  
 
 



 
Mr. Ritchie described the site design for the Board.  
 
Trash receptible will be placed curbside by owners on designated trash day. Trash vehicles are able to get through the 
roadway even if cars are parked in the street.  
 
They are proposing a robust landscaping plan with a total of 187 trees, including a mix of shade, ornamental trees, shrubs, 
etc. This does comply with the Route 73 Landscaping Standards. This includes a 35’ buffer that lines up Sturbridge Lakes, 
including a 900’ long 6’ high solid privacy fence.  
 
There will also be another 35’ buffer along Whispering Pines which includes a 10’ existing vegetation preservation strip 
and additional buffer plantings along the entire length of Whispering Pines Lane. After having a discussion with some 
Whispering Pine property owners this evening, the applicant has agreed to plant all evergreens. The plan proposed was 
evergreens and native trees, but the property owners would like a solid dense buffer, so a variety of evergreens can be 
done in that area.  
 
Water is public water provided by NJ American Water. Applicant is proposing a new looped system and is pending 
approval from NJ American Water.  
 
Sanitary sewer is public sewer, and they are working through that with the township and NJDEP.  Mr. Platt, Esq. asked if 
they received the review letter from Churchill. Mr. Ritchie stated that he did, and they will make all changes requested.  
 
Mr. Ritchie reiterated that there will be 5 stormwater management basins. The stormwater management design meets all 
the requirements of the NJ code & Voorhees requirements for quality, quantity and resource control. Board Engineer 
requested more information and revisions. The applicant has agreed to provide and take no issue with any revisions.  
 
Also prepared was an Operations Manual for the basins, which the HOA will maintain.  
 
Mr. Ritchie noted that they received the Fire Marshal’s review. They are proposing 3 fire hydrants throughout the site in 
specific locations as requested by the Fire Marshal. There are no vehicle connections between the proposed development 
and Whispering Pines.  There is no interconnection between their existing roadway and the proposed roadway. They have 
included in their application a fire truck circulation plan that demonstrates that a fire truck has the ability to navigate and 
circulate through the site.  
 
Mr. Mintz, Esq. stated that one of the fire hydrants is located close to Whispering Pines Lane, and those residents will 
benefit from close proximity. While there is no vehicular access to Whispering Pines Lane, there is water access for fire 
fighting purposes.  
 
There was a clarifying conversation about how fire hoses can be run through from the community to Whispering Pines 
Lane if need be. Mr. Roberts asked if the fire marshal asked if the Fire Marshal asked for any sort of temporary access or 
grass paver system to allow their vehicles to access that area more freely. Mr. Ritchie stated that he may have asked for 
it, but it’s not feasible. Mr. Roberts noted that the slope differential is quite significant. Mr. Ritchie reiterated to the board 
that they are unable to provide that access.  
 
Mr. Mintz, Esq. stated that the road is a dead end. Mr. Ritchie stated that they have proposed a vehicle turn around area 
that’s paved and stabilized that will allow for larger vehicles that access Whispering Pine Lane to make a “k” turn to turn 
around. Mr. Ritchie stated that the proposed turnaround is not on the plans currently but will be shown in the revised 
plans.  
 
Mr. Platt, Esq. asked if the area of the turnaround is on the PIQ. Mr. Mintz, Esq. and Mr. Ritchie confirmed that it is.  
 
Mr. Ritchie continued to discuss how the turnaround would be beneficial for those on Whispering Pine Lane for snow 
plowing purposes.  
 
Mr. Platt, Esq. asked Ms. Gaffney if the Board had a copy of the Fire Marshal’s report. Ms. Gaffney showed Mr. Platt 
where the report was located in their packet. Mr. Platt, Esq. goes over the report and asks if there is anything that the 
applicant is not agreeing to with regard to the 6 requests. Mr. Mintz, Esq. stated that they agree with all, however they 
are unable to meet with the additional request of opening up the roadway due to the grading.  
 
Mr. Platt, Esq. stated that it was stated at the previous hearing that the residents on Whispering Pine Lane voiced that 
they would not like there to be access to their street. Mr. Mintz, Esq. confirmed that to be correct.  
 
Mr. Roberts asked if they hydrant on road “A” could be extended to further down so that Whispering Pine Lane could 
access it in an emergency situation. Mr. Mintz, Esq. stated that it may be at the point that it is no longer on their property. 
Mr. Ritchie agreed to do further research to see if there was an alternative location that would benefit both communities 
that are within their scope and will work from an engineering perspective.  



Moving on, Mr. Ritchie stated that there will be a cluster mailbox area on the north side of the site, along the main access 
drive, most likely to the left of the first unit.  
 
Mr. Mintz, Esq. asked Mr. Ritchie to review the tree compensation plan. Mr. Ritchie stated that the engineers gave some 
feedback in their report, and they will make the necessary adjustments and revise the plan.  
 
Mr. Ritchie stated that each unit has a covered patio included as part of the base model. 18 of the lots would not have the 
ability to extend that patio because of the setbacks.  
 
Mr. Mintz, Esq. asked Mr. Ritchie to review the sign designs with the Board. Mr. Ritchie indicated that the sign will be 
located on the south side of the entrance location and will be located 3’ off of the property line. The approximate size is 6’ 
tall x 4-5’ in length. The area of the sign would meet the requirements of a maximum of 32 square feet. Mr. Platt, Esq. 
asked if the sign would be lit. Mr. Mintz, Esq. proposed that sign be up lit.  
 
Mr. Mintz, Esq. referred to the environmental impact reports and stated that there are no environmental issues.  
 
Mr. Jhaveri asked Mr. Ritchie to confirm where the buffer areas would be located and if they would be in the rear yard of 
the lots. Mr. Ritchie stated that the buffer area would be located in an easement, and the HOA would have to maintain 
that area.  
 
Mr. Platt, Esq. asked Mr. Ritchie if the 35’ buffers are measured solely on the subject property or is it on anyone else’s 
property. Mr. Ritchie confirmed that it is solely on the subject property. Mr. Platt, Esq. asked if it would include the 
private lots of residents, or a separate lot.  
 
Mr. Ritchie confirmed that it would be private lots, once the new lots are created. He indicated that there would be a 
buffer easement of some kind, in favor of the HOA, with restrictions. The individual lot owner will not be permitted to 
remove them; the HOA would be required to maintain them. Mr. Platt, Esq. stated that there should be a point-of-sale 
disclosure with a deed restriction, as well as in the HOA documents.  
 
Mr. Jhaveri asked Mr. Ritchie to elaborate on how they are expanding to accommodate the turnaround for the k-turn. 
Mr. Ritchie explained how they will change the grade to create the turnaround area. Mr. Ritchie stated that there is 50’ 
that will be reserved for the turnaround, there will also be a 20’ basin access area (not paved) that would accommodate a 
dumping ground for snow removal.  
 
Mr. Mintz, Esq. called Mr. Horner to testify. Mr. Horner gave a brief summary of the project indicating that it generates 23 
trips in the morning peak and 25 trips at the afternoon peak. Primary access is a right turn in, right turn out only. The least 
intrusive access you can have on a highway is right turn in, right turn out. There is a median in the center of Route 73, so 
there is no issue of installing a median to prevent left turns. Mr. Horner anticipates the NJDOT in favor of this plan.  Mr. 
Phillips asked if there was any concern for Route 73 getting backed up where the left turn onto Terrace is. Mr. Horner 
stated that there were no concerns based on their report.  
 
Mr. Miller, applicant’s planner, was reminded that he was still under oath from the previous hearing. He stated that he 
did not have much testimony to provide other than the previous witnesses. He discussed the signage with the Board. Mr. 
Dochney stated that there was a design waiver on the southernmost stormwater basin that encroaches on the buffer. 
The ordinance states that you are not supposed to encroach on any buffer. Mr. Miller stated that he believes that the 
waiver was previously granted under the use variance. Mr. Dochney tried to locate the waiver in the resolution but asked 
the applicant if the waiver was not granted during the other hearing if they would request that waiver at this time. Mr. 
Mintz, Esq. indicated that they would.  
 
Mr. Platt, Esq. asked Mr. Mintz, Esq. if there was anything addressed in the review letter from CME that the applicant 
does not agree to. Mr. Mintz, Esq. and Mr. Ritchie stated that they agree to all requests.  
 
Mr. Roberts asked who would be responsible for the maintenance and repairs of the roadways. Mr. Mintz, Esq. stated 
that during the Use Variance hearing that was discussed, it will be the township’s responsibility.  
 
Mr. Dochney asked about the architectural drawings vs. the testimony provided by Mr. Ritchie. Mr. Ritchie stated that he 
was being conservative, stating that if they only had a 1 car garage and 1 car driveway they would more than meet the 
requirements.  
 
Mr. Weil opened up the meeting to the public for comments and questions.  
 
Mr. Ed Ferrugia of 4 Harwood Drive was sworn in by Mr. Platt, Esq. Mr. Ferrugia stated that he is testifying on behalf of 
SLA. Earlier in the day SLA and the applicant signed agreements with regards to the buffer/conservation/restricted area. 
Mr. Ferrugia indicated that he had 3 copies of the agreement. Mr. Platt, Esq. marked it Exhibit P1. The Board passed 
around copies to review. The Board Engineer and Planner reviewed as well.  
 



Mr. Ferrugia discussed the fence choices, that the applicant will maintain the fence and that they will keep as much 
vegetation, etc.  
 
Mr. Platt, Esq. asked Mr. Mintz, Esq. when he expects this agreement to be recorded. Mr. Mintz, Esq. stated he expects it 
to be recorded prior to the first owner. Mr. Platt, Esq. stated that his role is to make sure that there is no difference from 
the site plan that they are requesting approval and the agreement.  
 
Mr. Platt, Esq. asked Mr. Dochney if this agreement is something that should be part of a condition of approval or 
compliance review. Mr. Dochney said that at first glance he is not certain that there is an issue. He indicated that the 
landscape plan states native shrubs and trees, that’s the only mention that may require further review.  
 
Mr. Platt, Esq. stated that while they are sure that the provisions benefit the town and the residents, however if in the 
review by the Board’s professionals there is a concern, the applicant will need to come back before the Board.  
 
Mr. Ferrugia stated that it’s a 6’ cedar stockade fence that is pressure-treated.  
 
Mr. Raju Bhambhani of 22 Whispering Pine Lane was sworn in by Mr. Platt, Esq. Mr. Bhambhani indicated that with the 
old turning point being taken out the new turning point that is being created will be in front of his house. He expressed 
concern about there being enough room for k-turns for large vehicles. Also expressed concern for the snowplows 
dumping the snow in front of his house. He asked if a guard rail could be installed in front of his house to protect his 
property from being driven on. There was a discussion about using a large decorative boulder instead.  
 
Next, Mr. Bhambhani discussed the rainwater that does not drain properly on his property with the way that the 
turnaround is set up currently. He expressed concern about drainage issues due to the higher elevation of the new 
development.  
 
Mr. Ritchie explained to Mr. Bhambhani that they are required by state statutes to reduce the amount of runoff that 
leaves the property that they are developing. Mr. Platt asked Mr. Ritchie to confirm that because they are putting up 47 
homes it’s going to create less of a water problem for Mr. Bhambhani. Mr. Ritchie confirmed. Mr. Bhambhani said he 
requested someone from the township to make sure. Mr. Platt stated that this has already been reviewed by the Board’s 
Engineer, Mr. Roberts stated that he has reviewed, the applicant meets all standards set forth by the state. Mr. Roberts 
stated that the basins that will be created will be where the runoff will flow, thus decreasing the runoff onto Mr. 
Bhambhani’s property.  
 
Mr. Bhambhani asked for confirmation on what would happen in the 35’ buffer. Mr. Dochney stated that 10’ of trees will 
be removed, and whatever is removed will be replaced with different plantings.  
 
Mrs. Karen Williams, 14 Whispering Pine Lane was sworn in by Mr. Platt. Stated as original owners on the street, there is 
an existing turnaround already that is being utilized by buses and trash trucks. She doesn’t understand what will happen 
in that space that they are eliminating on Paul Street. Mr. Ritchie stated that once Paul Street is vacated, the turnaround 
will then be on the applicant’s property. Mrs. Williams continues to state her confusion, Mr. Ritchie explains how the 
property line will then extend past Paul Street. She asked what will happen to what is there now, and he explained it will 
be removed and replaced with a 35’ buffer. She claimed that the “new” turnaround space does not look to be sufficient 
size for larger vehicles. She also expressed concern for fire hydrants. Mr. Ritchie showed on the plan where the hydrants 
will be located. 
 
Ms. Williams asked for an additional sign to be placed on the roadway, so that there is no additional traffic from the 
public coming into their neighborhood because they don’t know how to access the new neighborhood.  
 
The applicant made a request to the Board to approve an additional sign to minimize any confusion for the public.  
 
Ms. Williams asked for assurance or confirmation on the evergreen plantings. Mr. Platt explained that everything is 
subject to approval of the Board’s professionals.  
 
Mr. Mark Dewland, of 12 Whispering Pine Lane, was sworn in by Mr. Platt. Mr. Dewland asked the engineer to point out 
where the turnaround will be located. Mr. Ritchie showed Mr. Dewland on the map where the new turnaround area is 
located.  
 
With no further public comment, Mr. Weil closed the public portion of the meeting and opened it back up to the Board.  
 
Mr. Platt summarized the motion for the Board. Mr. Phillips made a motion to approve the application as summarized, 
seconded by Mr. Cohen. A roll call vote followed:  
 
 
 
 



Aye: Mr. Cohen, Mr. Weil, Mr. Leoncio, Mr. Phillips, Ms. Stewart, Mr. Jhaveri 
Nay: None 
Abstain: None 
 
Mr. Weil opened the meeting to the public for general comment. There was no public present. 
 
Mr. Phillips made a motion to adjourn the meeting, Mr. Cohen second the motion. All were in favor. 
Meeting adjourned. 
 
 
Jennifer L. Gaffney, Zoning Board Secretary 
Voorhees Township 
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