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April 14, 2022 

 

Jane Davis, Planning Board Secretary  

Hightstown Planning Board 

Borough of Hightstown  

156 Bank Street  

Hightstown, New Jersey 08520 

 

Re: 220 Wilson Avenue Minor Subdivision   

 Applicant: Michael Sheenan 

 Development: 220/220A Wilson Ave. 

 Block 3, Lots 7.01 and 8.01  

 Borough of Hightstown, Mercer County, New Jersey  

 Our File No.: HPB202203 

 

Dear Ms. Davis: 

 

The Applicant is requesting Preliminary and Final Minor Subdivision Approval with checklist waivers to 

adjust the common lot line between Block 3, Lots 7.01 and 8.01.  The Applicant proposes to move the 

rear lot line of Lot 8.01 along the common lot line between Lots 7.01 and 8.01 and increase the lot 

size of Lot 7.01. 

 

These lots were originally subdivided in 2008 as part of a 3-lot subdivision to rearrange existing lot 

lines to create three conforming lots and allow the construction of one new single-family dwelling on 

Lot 7.01.  This prior application required no variances and was approved by the Planning Board per 

Resolution No. 2008-12. 

 

The following documents have been utilized in our review:  

 

1. Copy of the completed Planning Board Application for Preliminary and Final Minor Subdivision 

Approval with requested checklist waivers, including a completed Minor Subdivision checklist, 

dated March 21, 2022. 

 

2. A set of plans entitled, “Preliminary & Final Minor Re-subdivision prepared for 220A/220 

Wilson Avenue, Block 3, Lots 7.01, 8.01 Borough of Hightstown, Mercer County, New Jersey,” 

consisting of two (2) sheets, prepared by Witczak Engineering, Inc., dated February 14, 2022. 

 

We offer the following comments and recommendations for the Planning Board’s consideration:  

 

I. ZONING 

 

1. This property is located in the R-3 Residential District.  

 

2. The bulk requirements, setbacks, buffers, and other zoning issues will be reviewed and 

discussed within the Borough Planner’s Report.  

 

II. VARIANCES 

 

1. The Applicant has requested no variances. 
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III. CHECKLIST WAIVERS 

 

The Applicant is requesting waivers from the Minor Subdivision Checklist for the following 

items:  

 

1. Item No. 18  

 

Provisions for collecting and discharging storm water runoff. A composite grading 

and drainage plan of the entire development shall accompany each submission. This 

plan shall identify finished floor elevations, all high and low points and breaks in 

grade and tentative elevation at the corners of house location on each lot.  

 

2. Item No. 19 

 

All existing and proposed utility service lines and laterals on-site and along the 

frontage of the site. This shall include storm drainage, water mains, sanitary mains, 

connections and underground electric and phone service.  

 

I have no objection to the waivers as outlined above because there are no site improvements 

being proposed by the Applicant. 

 

IV. COMPLETENESS 

 

I recommend that this application be deemed incomplete until the Applicant satisfies Minor 

Subdivision Checklist Item Numbers 10 and 14. Please see below.  

 

V. COMMENTS 

 

1. Minor Subdivision Checklist 

 

a. Item No. 10 

 

A boundary survey of the total tract signed and sealed by the preparing N.J. Licensed 

Land Surveyor in accordance with N.J.A.C. 13:40-5 

 

The Applicant shall provide a boundary survey of the total tract signed and sealed by 

a licensed N.J. Professional Land Surveyor. The applicant has provided plans signed 

and sealed by a Professional Engineer.  

 

Only a licensed N.J. Professional Land Surveyor can change property lines, a 

Professional Engineer cannot. The Applicant shall provide metes and bounds 

descriptions for both lots and a revised Minor Subdivision Plan, signed and sealed by 

a Professional Land Surveyor 

 

b. Item No. 14 

 

Location and general specific classification of all existing on-site tree masses. 

. 

2. Lot 7.01 will be increased in area from 15,000 SF to 18,600 SF, and Lot 8.01 will be 

reduced from 15,000 SF to 11,400 SF. Both lots remain fully compliant with all zoning 

standards.  
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3. If this plan is to be filed at the Mercer County Clerk’s Office, then this plan must adhere to

all the requirements of the “Map Filing Law, i.e., Property Corners Set. If this Subdivision

is to be filed by deed, legal descriptions must be submitted to this office for review.

VI. FEES

Description Application Fees Escrow Fees 

Minor Subdivision $500.00 $600/Lot x 2 = $1,200.00 

Totals   $1,700.00 

Should you have questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, P.E., C.M.E. 

Borough Engineer 

cc: Scott Micco, Esq., Parker McCay P.A, Planning Board Attorney  

Brian Slaugh, PP, AICP, Clark, Caton, Hintz, Planning Board Planner  

Charles J. Witczak III, P.E., P.P., Applicant’s Engineer 

Stephen E. Slaven, Esq., Turp, Coates, Driggers & White, P.C., Applicant’s Attorney 
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July 22, 2022 

 

Jane Davis, Planning Board Secretary  

Hightstown Planning Board 

Borough of Hightstown  

156 Bank Street  

Hightstown, New Jersey 08520 

 

Re: Review No. 2 

220 Wilson Avenue Minor Subdivision   

 Applicant: Michael Sheenan 

 Development: 220/220A Wilson Ave. 

 Block 3, Lots 7.01 and 8.01  

 Borough of Hightstown, Mercer County, New Jersey  

 Our File No.: HPB202203 

 

Dear Ms. Davis: 

 

The Applicant is requesting Preliminary and Final Minor Subdivision Approval with checklist waivers to 

adjust the common lot line between Block 3, Lots 7.01 and 8.01.  The Applicant proposes to move the 

rear lot line of Lot 8.01 along the common lot line between Lots 7.01 and 8.01 and increase the lot 

size of Lot 7.01. 

 

These lots were originally subdivided in 2008 as part of a 3-lot subdivision to rearrange existing lot 

lines to create three conforming lots and allow the construction of one new single-family dwelling on 

Lot 7.01.  This prior application required no variances and was approved by the Planning Board per 

Resolution No. 2008-12. 

 

The following documents have been utilized in our review:  

 

1. Copy of the completed Planning Board Application for Preliminary and Final Minor Subdivision 

Approval with requested checklist waivers, including a completed Minor Subdivision checklist, 

dated March 21, 2022. 

 

2. A set of plans entitled, “Preliminary & Final Minor Re-subdivision prepared for 220A/220 

Wilson Avenue, Block 3, Lots 7.01, 8.01 Borough of Hightstown, Mercer County, New Jersey,” 

consisting of two (2) sheets, prepared by Witczak Engineering, Inc., dated February 14, 2022, 

revised June 20, 2022. 

 

3. Copy of a plan entitled, “Existing Conditions Survey, Block 3 Lots 7.01 & 8.01, 220 & 220A 

Wilson Avenue, The Borough of Hightstown, Mercer County NJ”, consisting of one sheet, 

prepared by Patterson Surveying & Engineering, LLC, dated February 1, 2022. 

 

4. Copy of a response letter to Jane Davis, Borough of Hightstown Planning Board Secretary, 

from Charles J. Witczak IV, PE, dated July 5, 2022. 

 

We offer the following comments and recommendations for the Planning Board’s consideration:  

 

I. ZONING 

 

1. This property is located in the R-3 Residential District.  
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2. The bulk requirements, setbacks, buffers, and other zoning issues will be reviewed and 

discussed within the Borough Planner’s Report.  

 

II. VARIANCES 

 

1. The Applicant has requested no variances. 

 

III. CHECKLIST WAIVERS 

 

The Applicant is requesting waivers from the Minor Subdivision Checklist for the following 

items:  

 

1. Item No. 14 

 

Location and general classification of all existing on-site tree masses. 

 

2. Item No. 18  

 

Provisions for collecting and discharging storm water runoff. A composite grading 

and drainage plan of the entire development shall accompany each submission. This 

plan shall identify finished floor elevations, all high and low points and breaks in 

grade and tentative elevation at the corners of house location on each lot.  

 

3. Item No. 19 

 

All existing and proposed utility service lines and laterals on-site and along the 

frontage of the site. This shall include storm drainage, water mains, sanitary mains, 

connections and underground electric and phone service.  

 

I have no objection to the waivers as outlined above because there are no site improvements 

being proposed by the Applicant. 

 

IV. COMPLETENESS 

 

I recommend this application be deemed complete.  

 

V. COMMENTS 

 

1. Lot 7.01 will be increased in area from 15,000 SF to 18,600 SF, and Lot 8.01 will be 

reduced from 15,000 SF to 11,400 SF. Both lots remain fully compliant with all zoning 

standards.  

  

2. The Applicant will comply with the requirements of the “Map Filing Law, including the 

setting of Property Corners. This Subdivision will be filed by deed and legal descriptions 

must be submitted to this office for review. 
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VI. FEES

Description Application Fees Escrow Fees 

Minor Subdivision $500.00 $600/Lot x 2 = $1,200.00 

Totals   $1,700.00 

Should you have questions, please do not hesitate to contact me. 

Very truly yours, 

Carmela Roberts, P.E., C.M.E. 

Borough Engineer 

cc: Scott Micco, Esq., Parker McCay P.A, Planning Board Attorney  

Brian Slaugh, PP, AICP, Clark, Caton, Hintz, Planning Board Planner  

Charles J. Witczak III, P.E., P.P., Applicant’s Engineer 

Stephen E. Slaven, Esq., Turp, Coates, Driggers & White, P.C., Applicant’s Attorney 



 

 
 

MEMORANDUM 

Clarke Caton Hintz
Architecture

Planning

Landscape Architecture

100 Barrack Street

Trenton NJ 08608

clarkecatonhintz.com

Tel: 609 883 8383

Fax: 609 883 4044

John Hatch, FAIA

George Hibbs, AIA

Brian Slaugh, AICP

Michael Sullivan, AICP

Michael Hanrahan, AIA

Mary Beth Lonergan, AICP

 
To:  Hightstown Planning Board 
 
From:  Brian Slaugh, PP, AICP 
   
Re: Michael Sheehan 
 Lot Line Adjustment Minor Subdivision 

 Application No. 2022-03 
 Block 3, Lots 7.01 and 8.01 
 220 and 220A Wilson Avenue 
 R-3 Residential Zoning District 
 
Date:  July 27, 2022 

 

1. Materials Reviewed 

The following materials were reviewed in the preparation of this report: 

 Application No. PB2-22-03, dated March 21, 2022. 

 Existing Conditions Survey, prepared by Daniel J. Patterson, PLS, of Patterson 
Surveying and Engineering, LLC, dated February 1, 2022, consisting of one 
sheet. 

 Preliminary and Final [sic] Minor Resubdivision, Daniel J. Patterson, PLS, of 
Patterson Surveying and Engineering, LLC, and Charles J. Witczak, III, PP, 
of Witczak Engineers, Inc., dated February 14, 2022, revised to June 20, 2022, 
consisting of two sheets. 

 Review Reports, Borough Engineer, dated April 14, 2022 and July 22, 2022. 

 Response Letter, prepared by Charles Witczak, IV, PE of Witczak Engineers, 
Inc., dated July 5, 2022. 

The minor subdivision plan is set up with both the signatures and seals of Mr. 
Patterson and Mr. Witczak.  It is not clear on the plan set who prepared what 
portion of the drawings.  Mr. Patterson should confirm that he prepared both the 
existing conditions and proposed conditions plans on the drawing set as a 
professional land surveyor.   

The site was also investigated for existing conditions. 
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2. Application Description 

2.1 Applicant’s Proposal.  The applicant proposes a lot line adjustment to turn two 
rectangular lots into one rectangular lot and one “L”-shaped lot.  The subdivision 
would remove 3,600 sf. from Lot 8.01 and add it to Lot 7.01.  Consequently, Lot 
8.01 would decrease in size from 15,000 sf. to 11,400 sf. and Lot 7.01 would 
increase in size from 15,000 sf. to 18.600 sf. in area.  As noted in the Borough 
Engineer’s reviews, this property was the subject of a prior minor subdivision in 
2008 when the two lots in this application were subdivided.  In 2008, three lots 
were created altogether.  Since no new lot is being created, but merely a lot line 
adjustment, there is no “creeping subdivision”1 issue produced with this 
application. 

Recent Aerial of 
Subject Property 
with Approximate 
Lot Lines and 
Proposed 
Subdivision Line   

                                                        
1 - A “creeping subdivision” is where the same property is the subject of more than one 
minor subdivision that has the effect of a major subdivision without the level of development 
and Board scrutiny that a major subdivision requires. 
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2.2 Property Description.  Both lots are used for residential purposes and contain 
single family residential dwellings, as do all of the other nearby lots. See preceding 
photograph.  The apparent purpose of the subdivision is to subdivide the property 
that contains an outbuilding and make it part of Lot 7.01.  See photograph below: 

 

Outbuilding in the Rear of Lot 8.01 to be Consolidated with Lot 7.01 

3. Variances and Exceptions 

3.1 Accessory Building Aggregate Side Yard Variance.  The car canopy on the survey 
and just visible in the photograph above on the extreme right meets the definition 
of a building in the zoning ordinance.  The car canopy is approximately 8 feet 
from the side yard and the closet shed on the opposite side of the property is about 
10 feet.  Under Section 28-3-7b.6, the aggregate side yard for accessory buildings 
is 25 feet, thereby necessitating a variance.   

3.2 Side Lot Line Exception.  Section 27-5-5.b requires side lot lines to be at right 
angles to straight streets.  This is a common requirement in subdivision design 
regulations and is interpreted to mean that the line leading back from its 
intersection with the street right-of-way line is to be straight.  Here, Lot 7.01 will 
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have a 90° turn to the east and then a second 90° turn to the north that creates 
the “L” shape of the lot. 

4. Application Comments 

4.1 Car Canopy.  Car canopies are typically frame structures with fabric or plastic 
panels to create shelter for vehicles.  As such, they are easily dismantled.  We 
recommend that the car canopy be removed and the variance eliminated. 

4.2 Subdivision Side Yard Exception.  We do not foresee any negative consequences 
to the creation of a non-linear side yard since the effect of the non-conformity 
rests with Lot 7.01, the owner of which presumably desires this outcome.  

We would be pleased to answer any questions concerning this review. 

Cc. Jane Davis, PB Secretary 
 Scott Miccio, Esq., PB Attorney 

Carmela Roberts, PE, Borough Engineer 
George Chin, Zoning Officer 
Michael Sheehan, Applicant, MJSmech@gmail.com  
Stephen Slaven, Esq., Applicant’s Attorney, sslaven@turpcoateslaw.com  
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