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       Florence, New Jersey  08518-2323 
       October 18,2004 
 
The Regular Meeting of the Florence Township Planning Board was held on the above 
date at the Municipal Complex, 711 Broad Street, Florence, New Jersey.  Chairperson 
Mildred Hamilton-Wood called the meeting to order at 7:32 P.M. followed by a salute to 
the flag. 
 
Chairperson Hamilton-Wood then read the following statement:  “I would like to 
announce that this meeting is being held in accordance with the provisions of the Open 
Public Meetings Act.  Adequate notice has been provided to the official newspapers and 
posted in the main hall of the Municipal Complex.” 
 
 Upon roll call the following members were found to be present: 
 
 John Fratinardo   Mildred Hamilton-Wood 
 Michael J. Muchowski  Gene A. DeAngelis, Alternate #2 
 Thomas Napolitan 
 Philip F. Stockhaus III 
  
ALSO PRESENT: Nancy T. Abbott, Board Solicitor  
   Martin Sander, Board Engineer   
   Carl Hintz, Board Planner    
 
ABSENT:  Dennis A. O’Hara 
   John T. Smith 
   Robert R. Semptimphelter, Alternate #1 
 
Solicitor Abbott stated that there was a quorum present and all members would be voting 
including Mr. DeAngelis. 
 
INFORMAL PRESENTATIONS 
 
Chairperson Hamilton-Wood called for the informal presentation by Boston Properties 
for a proposed cul-de-sac development on property located at 837 Railroad Avenue, 
Florence.  Block 147.01, Lot 3.03. 
 
Chuck Wells, 823 Robbinsville-Allentown Road, Robbinsville, NJ, who is a principle 
with Boston Properties, stated that they would like to split the property into six single-
family residences.  The lot sizes are all over 10,000 square feet.  There is public water 
and sewer on Railroad Avenue so they would like to extend it to service the six new 
houses.  There is an existing house on the property that they would be removing.  The  
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project was designed to have all the houses fronting on the cul-de-sac because they had 
heard that the town was sensitive about Railroad Avenue being an industrial road. 
 
Mr. Wells pointed out on the tax map exactly where the property was located.  Mayor 
Muchowski stated that there had been some interest in this property by some small 
businesses and that started the conversation about what is the appropriate use for Railroad 
Avenue.  Is it appropriate to continue to promote residential type uses knowing the 
changes that are going to take place with the Ready-Pac expansion, the introduction of 
Light Rail, and the fact that this is a truck route?  
 
The lot is currently zoned residential.  Chairperson Hamilton-Wood asked what abutted 
proposed lot C.  Mr. Wells stated that there was a paper street behind Lot C and that he 
thought another residential development would back up to the cul-de-sac.  Mayor 
Muchowski stated that the cul-de-sac would abut the Ready-Pac property.  The zoning on 
the parcel directly behind the proposed cul-de-sac had been changed to Special 
Manufacturing to accommodate the Ready-Pac expansion.  Chairperson Hamilton-Wood 
stated that buffering was always a big concern of the Board. 
 
Mr. Wells stated that they would probably construct 2,000 square foot, two story houses 
with basements and garages.  Engineer Sander stated that the layout of the street meets 
with the Residential Site Improvement Standards, but the lot frontages don’t comply.  Mr. 
Wells stated that they made the frontages all 75 feet.  He said that they thought that for a 
cul-de-sac the code required 75% of the frontage.   
 
Mayor Muchowski stated that this plan would create more residential properties in an 
area that the town is trying to transition.  The area currently has a large-scale industrial 
site and a handful of houses mixed in with welding and machine shops.  It is a designated 
truck route.  Mayor Muchowski stated that he didn’t know if the town would want to 
expand the residential properties in this area by putting in a new roadway. 
 
Mr. Wells replied that when they were initially looking at this property the Zoning 
Officer had told them that they would be allowed to have three building lots.  The fact 
that is was an industrial area and that it was a truck route had been brought up.  He stated 
that they thought they were doing a good thing by creating a cul-de-sac and pulling the 
frontages of off Railroad Avenue. 
 
Chairperson Hamilton-Wood stated that the Town had been concerned with this area for 
a long time and this proposal is not exactly what they had in mind for this property.  Mr. 
Wells stated that they started with this proposal because this lot was zoned residential.  If 
they decided to do anything else with this property they would have to apply for a 
variance. 
 
Mr. Wells asked for some direction from the Board as to what they would like to see.  
Mayor Muchowski that due to problems in this area including odors, noise, train horns  
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among others he would not feel comfortable expanding the residential use.  Mr. Wells 
stated that they would go back to the drawing board and bring a revised proposal to the 
Board. 
 
Chairperson Hamilton-Wood called for the Informal Presentation for Mario & Frank’s 
Pizza, owned by Joe Gallina.  
 
Jon Singer, attorney for Mr. Gallina, stated that the property in question was Block 110, 
Lot 8.01, located on Route 130 South.  This property was formerly Michael’s Clam 
Basket for many years.  It is presently a vacant one-story building with an apartment 
upstairs. 
 
Attorney Singer introduced Eric Evers, engineer for Mr. Gallina.  Mr. Evers had drawn 
up the concept plan.  Mr. Evers stated that the original plan had called for Mario & 
Frank’s Pizza to relocate from their current location to this new location.  Mr. Gallina has 
decided that rather than relocate they want to convert the building to full retail and then 
some time in the future add 1,500 square feet to the building. 
 
On the new plan they show a reduction to 34 parking spaces.  There is an existing sign.  
They are proposing a detention basin in the right front corner of the property.  The 
property is in a Neighborhood Commercial Zone with residential on the left side and to 
the rear.  Part of the zoning ordinance calls for a 30-foot buffer between commercial and 
residential.  However the applicant wants to revamp the apartments on the second floor.  
There are four parking spaces at the rear of the building for the tenants.  Due to the 
location of the existing building and the requirement to have the tenant parking at the rear 
the proposed curbing is within five feet of the property line.  They are proposing a six-
foot wooden stockade fence along the rear and left side adjacent to the existent dwelling.  
Mr. Evers asked the Boards opinion on the additional parking, paving and concrete 
curbing at the rear.  Presently there is an easement at the back for water and sanitary 
sewer.  They would have to request a waiver for the buffer to be five feet from the curb 
line going into the easement.  Mr. Gallina is aware that if any work were required for the 
utilities he would have to replace any paving that was disturbed.  Engineer Sander asked 
if they couldn’t eliminate the problem by dropping the apartment from the plan. 
 
Currently there is one apartment.  They would like to break the space into two smaller 
apartments.  Chairperson Hamilton-Wood asked if they could move the tenant parking.  
Mr. Evers stated that they could move the parking, but the current location would be 
more convenient to tenants. 
 
Planner Hintz stated that they are putting the parking in the back, but they are putting the 
dumpster right next to it.  Mr. Evers said they could eliminate the parking, but the loading 
zone is also in the back, so they would still require the 30-foot buffer.  
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They are planning to keep the existing structure and add to it.  The addition would line up 
with the back of the existing building.  Chairperson Hamilton-Wood asked what type of 
retail business were they planning on.  Mr. Evers stated that the retail use would be one 
of the uses allowed by the ordinance for the NC zone.  Mayor Muchowski asked what the 
existing square footage of the building was.  Mr. Ever stated that is was 3,000 square feet.  
This would allow for three retail spaces.  They are trying to keep the existing entrance to 
the property and widen it.  Mayor Muchowski stated that the NJDOT would probably 
have some input into the entrance to the site. 
 
Mayor Muchowski said that the residents in the area would probably question what kind 
of buffering would be provided to shield them from the retail sites.  The Board would like 
to work with Mr. Gallina, but buffering is going to be a great concern. 
 
Mayor Muchowski asked if the turning radiuses would work for delivery vehicles.  Mr. 
Evers said it would be fine for a 20-foot van.  Mayor Muchowski asked how you could 
restrict delivery vehicles to a 20-foot van?   
 
Mr. Evers said they would look at eliminating the parking in the rear and pull the curbing 
down as far as possible.  They would probably still require a variance but would try to 
keep as minimal as possible.  They will revise the parking spaces to meet the ordinance 
for retail and apartments.  Retail requires 5 spaces for 1,000 square feet.  Mayor 
Muchowski wanted to make sure that Mr. Gallina understood that he would have no 
chance of putting a restaurant in this location because they will not have the required 
parking.  Once a site plan is approved, you are bound by the approval. 
 
RESOLUTIONS 
 

Resolution PB#2004-37 
Memorializing the granting of minor site plan approval with bulk variances to John 

E. Drager for construction of a garage and a house addition on Block 165.01, Lot 
11.01, located in a HC Highway Commercial District. 

 
Motion of Napolitan, seconded by DeAngelis to approve Resolution PB#2004-37. 
 
Upon roll call the Board voted as follows: 
 
YEAS:  Fratinardo, Muchowski, Napolitan, Stockhaus, Hamilton-Wood 
NOES:  None 
ABSENT: O’Hara, Smith, Semptimphelter 
 

Resolution PB#2004-38 
Memorializing denying the application of Maryann Forman for minor subdivision 

approval with numerous bulk variances for Block 109, Lots 8 & 9, located in an RA 
Residential District. 
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Motion of Fratinardo, seconded by Stockhaus to approve resolution PB#2004-38. 
 
Upon roll call the Board voted as follows: 
 
YEAS:  Fratinardo, Muchowski, Napolitan, Hamilton-Wood, DeAngelis 
NOES:  None 
ABSENT: O’Hara, Smith, Semptimphelter 
 

Resolution PB#2004-39 
Memorializing dismissing without prejudice the application of Maimon, Bleznak 

Abramson Investments for preliminary major subdivision approval to permit 
construction of an industrial park on Block 168, Lots 6, 8, & 11, located in a SM 

Special Manufacturing District. 
 

Motion by Napolitan, seconded by Fratinardo to approve Resolution PB#2004-39. 
 
Mayor Muchowski had a question about the health condition of the applicant.  He wanted 
to know if the application was going to be re-opened.  Solicitor Abbott stated that she 
would call the applicant’s attorney to see where the application stood. 
 
Upon roll call the Board voted as follows: 
 
YEAS:  Fratinardo, Muchowski, Napolitan, Stockhaus, Hamilton-Wood 
NOES:  None 
ABSENT: O’Hara, Smith, Semptimphelter 
 

Resolution PB#2004-40 
Memorializing the granting of preliminary and final major site plan approval to 

Atlantic Coast Companies for conversion of a trailer manufacturing plant to a truck 
fleet management facility and construction of a gasoline storage and dispensing 

facility on Block 159, Lot 1.01, located in a HC Highway Commercial (SM Special 
Manufacturing Overlay) District. 

 
Motion by Napolitan, seconded by Stockhaus to approve PB#2004-40. 
 
Mayor Muchowski had questions on the motion.  There were several conditions that 
needed to be added to the resolution including: 
 

• the parking spaces that were eliminated on the left hand side of the building were 
to be relocated to the front section of the building and will only be used for 
private passenger vehicles, 

• the applicant agreed to limit the spaces that were on the right of the property line, 
• power units will be parked on paved areas at all times, 
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• the existing pavement will be remilled and recompacted on site and two inches of 
FABC topcoat will be added to the asphalt, 

• trailer spaces may be rented to current customer base only, not to anyone looking 
for a place to park. 

 
The Board agreed to table Resolution PB#2004-40 in order for Solicitor Abbott to re-
draft it and submit it for approval at the November 15th meeting. 
 

Resolution PB#2004-41 
Memorializing deemimg complete and continuing the application of Craft Stewart, 
LLC for preliminary and final major subdivision approval for Block 156.01, Lot 2, 

located in a RA Low Density Residential and Special Manufacturing Districts. 
 

Motion by Fratinardo, seconded by Stockhaus to approve resolution PB#2004-41. 
 
Upon roll call the Board voted as follows: 
 
YEAS:  Fratinardo, Muchowski, Napolitan, Stockhaus, Hamilton-Wood 
NOES:  None 
ABSENT: O’Hara, Smith, Semptimphelter 
 
Minutes 
 
Motion by Fratinardo, seconded by Napolitan to approve the minutes of the Special 
Meeting of September 27, 2004 as submitted. 
 
Motion unanimously approved by all members present. 
 
CORRESPONDENCE 
 
Motion of Muchowski to receive and filed correspondence C & D and to hold A, A1 and 
B, B2 for further discussion, seconded by Stockhaus. 
 
Motion unanimously approved by all members present. 
 
Chairperson Hamilton-Wood stated that the Board should discuss Correspondence A and 
A1 regarding letters from Russ Minuto, PRM Associates and the Florence Industrial 
Center. 
 
Russ Minuto, a principle in PRM Associates stated that his business had been located at 
Cathy Lane in the Florence Industrial Center for years.  The on-going problems that had 
hindered the development of the property had been resolved and they would like to be 
able to move forward in developing the property.  It is currently zoned Special 
Manufacturing.  There are approximately 13 tenants on the property.  Many of the tenants  



           148. 
 
are small businesses and there are a few truck businesses.  They would like to change the 
use of that piece of property because they back up to Birch Hollow.  They would like to 
see if there are plans to do a Highway Commercial Overlay on the property.  They want 
to move this property towards the development of office condos.  They are hoping to 
move this from special manufacturing to a professional type place.  They think there is a 
market for small office use.   
 
They wanted to get a feel from the Board if they thought that this type of set-up would 
work before they put any money into the project.  Mayor Muchowski stated that he didn’t 
know if an overlay would work.  This might be an all or nothing situation.  Mr. Minuto 
said he didn’t want to get totally away from small manufacturing because there may be 
manufacturing businesses that are a good fit. 
 
Mayor Muchowski stated that Mr. Minuto might need to submit a site plan before the 
Board and designate area for certain different businesses.  Chairperson Hamilton-Wood 
stated that they could put small manufacturing on one side of the street and the condo 
modules on the other side of the street. 
 
Solicitor Abbott suggested that Mr. Minuto look at article 36 in the Land Development 
code.  Mayor Muchowski stated that Mr. Minuto request a TRC meeting with a one page 
site plan.  Mr. Minuto was informed that escrow would be required for a TRC. 
 
The Board moved on to discussion of Correspondence B and B2 regarding the letter from 
John Hiros in reference to his drainage concerns on the Whitesell property.  Engineer 
Sander stated that he had read through the minutes from the November 19, 2001 meeting 
of the Board and said it is apparent from the minutes that Whitesell had agreed to remove 
the road and the culvert.  However, Whitesell was very specific and stated that they did 
not intend to re-grade the whole creek.  This would require extensive environmental 
permitting and was not an easy thing to do.  Engineer Sander visited the site and he stated 
that he was waiting for elevation shots of the property that were to be done after the 
vegetation subsided in the fall.  He said that without having the elevations he thinks the 
problem is that the culvert that was put in by New Jersey Transit under the railroad tracks 
is too low.  This could be corrected but this is a very expensive and lengthy procedure.  
Mayor Muchowski asked if the Township should contact New Jersey Transit about this.  
Engineer Sander he preferred to get the elevations because this was all speculation and 
then if his speculation is correct the Township should contact New Jersey Transit. 
 
Mayor Muchowski said that what Mr. Hiros asked about was the culvert and the road.  
Whitesell only did the improvements to the culvert because it was an emergency 
situation.  Mr. Hiros had also asked about the road.  Engineer Sander stated that the road 
across the stream had been removed, but the road leading up was still there.  He said that 
the start of the road is by the parking for the New Jersey Transit and goes down to the 
stream.  The road doesn’t serve a purpose at this time.  Engineer Sander stated that 
removing the road would not benefit Mr. Hiros in any way.  Chairperson Hamilton-Wood  
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asked if the letter from Mr. Hiros and the minutes from the November 19, 2001 meeting 
be put on the agenda for the next meeting. 
 
OLD BUSINESS 
 
Chairperson Hamilton-Wood called for application PB#2004-09 for Craft Stewart, LLC.  
Applicant is requesting Preliminary Major Subdivision approval to create 100 building 
lots and 4 open space lots on Block 156.01, Lot 2. 
 
Edward Penberthy, attorney for the applicant, stated that he had several witnesses in 
attendance.  Chairperson Hamilton-Wood said that it was her understanding that the only 
issue due to be discussed was the question of re-zoning part of the parcel.  Attorney 
Penberthy stated that they would also like to begin the public hearing and discuss the 
railroad crossings and some other issues.  He stated that they had sent out the notices and 
advertised.  Chairperson Hamilton-Wood asked if they could deal with the issue of re-
zoning first. 
 
Solicitor Abbott referenced her memo dated October 4, 2004 that she had written directly 
after the meeting with the applicant’s representative.  She stated that in her mind and in 
talking to Engineer Sander and Planner Hintz that it was very clear that the applicants 
intention was to come to the October meeting only to discuss the re-zoning.  She stated 
that she had spoken to Mr. Penberthy earlier in the day and had advised him that the 
Board and the Professionals were only expecting a discussion of the re-zoning and were 
not prepared for a full hearing on all issues.  She stated that she did not feel that 
substantive issues should be discussed.  Chairperson Hamilton-Wood said that she was 
unprepared to discuss all the issues and agreed that the discussion should be limited to the 
re-zoning issue only. 
 
Edward Brady, Taylor, Wiseman, and Taylor, engineer for the applicant was sworn in by 
Solicitor Abbott.  Mr. Brady pointed out the property on a powerpoint presentation of the 
site.  He said that the total area of the site is 150 acres.  The site exists in two zones, RA 
Low Density Residential and SM Special Manufacturing.  They would like to take 62 
acres of the property, which includes a small portion of the Special Manufacturing area 
and developing a total of 100 residential lots and 4 open space lots.  They are proposing 
two access spots one of off Fifth Street and a second entrance for Winter Street. 
 
Mr. Penberthy pointed out the two areas of the site that they would like to switch the 
zoning on.  The area where the basin is on the right hand side of the spot would be 
changed from RA to SM and the area that is SM at the immediate rear of the property 
would be changed to RA.  That would allow the applicant to take the wooded area and 
make it passive recreation and take the residential units that are currently there and move 
them to the area presently called out as passive recreation.  37 acres would change to 
Special Manufacturing and 7.5 acres would change to Residential.   
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Attorney Penberthy stated that he had submitted case law showing that passive recreation 
would be allowed in the SM zone in conjunction with properly zoned residential 
property.  Solicitor Abbott stated that she had checked this and concurred with the case 
law. 
 
Mayor Muchowski asked for an explanation of using Special Manufacturing for open 
space.  Engineer Sander stated that the property had to be one lot with the split zone line 
running through it.  Mayor Muchowski said that if this was true a developer could build 
houses along Route 130 and use the Highway Commercially Zoned area adjacent to 
Route 130 as the open space.  Solicitor Abbott stated that this is what case law had 
determined, but as with all case law it depends on the individual case.  Engineer Sander 
stated that zoning should be done by property line to avoid this problem. 
 
Solicitor Abbott said that the case stated by Attorney Penberthy said that the land was 
unique.  The parcel of land involved wetlands and was not easily accessible.  Mayor 
Muchowski asked how that would apply in this case.  Solicitor Abbott stated that the 
parcel was not wetlands and she was not sure about the accessibility.  Mayor Muchowski 
said there was full-uninterrupted access from West Front Street and from Summer Street.  
Attorney Penberthy stated that did not have access to the part in the rear of the lot.  
Engineer Sander showed on the map where the access was.  Mayor Muchowski suggested 
that the Board return to the application. 
 
Mr. Brady said that they would like to rezone the wooded area and use this as open space. 
Planner Hintz stated that if the developer were to remove this wooded parcel and build 
homes there these homes would back up to the public works building and the turnpike.  It 
also doesn’t make any sense to keep this little tail area of the lot as SM.  He agrees that it 
would be better to re-zone this part to RA, keep it wooded and use it for open space. 
 
Chairperson Hamilton-Wood asked if this wooded area would fulfill all of the open space 
requirements.  Planner Hintz said that they would still have to provide the additional open 
space.  Mr. Brady stated they have a recreational area planned in the center of the 
development, which would include a playground and a hockey or basketball court 
depending on the Townships preference.  Mayor Muchowski asked why they wouldn’t 
put the recreation area by the wooded area at the edge of the site. 
 
James Stewart, principal of Craft-Stewart was sworn in by Solicitor Abbott.  He said that 
a lot of thought had been put into this development.  He felt that putting the recreation 
area in the center of the community was a nice addition to the community.  They thought 
they would have a gazebo and a gathering area.  This would give a much more open feel 
to the community.   
 
Mayor Muchowski stated that Summer Street was the access to the Township’s recreation 
area.  If the recreation area was located off of Summer Street the whole town would have  
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access to it.  There may be a Homeowners Association for this community, if this is 
established the recreation area would be exclusively for the residents of the development. 
 
Mayor Muchowski said that the Township had some very serious concerns about putting 
additional railroad crossings on Fifth Street.  He asked what concerns the applicant had 
about utilizing Summer Street for access.  Engineer Sander stated that they might want to 
make one of the cul-de-sacs a through street to Summer Street.   
 
Mr. Stewart stated that they felt that the Boulevard was the best choice for access.  The 
Boulevard is a wide street with the grass islands in the center.  This is a very nice 
entrance coming from the park and feeds very nicely into the site.  Mayor Muchowski 
said that part of the appeal of the Boulevard to the current residents is that it is not a 
through street.  Why not come down Broad Street to Sixth Street and enter the site from 
there? 
 
Andrew Feranda, Shropshire Associates, licensed professional engineer, graduate of 
Drexel University was sworn in by Solicitor Abbott.  He has 15 years experience as a 
traffic engineer. 
 
Mr. Feranda said that they had done an extensive traffic study in the area including 
intersections at Eyre, Boulevard, Church , Broad, Fifth and Sixth Streets.  Church and 
Eyre have existing crossings but there are stop signs at each cross street from Front to 
Fifth.  Boulevard has no stop signs.  The Boulevard has a 23 feet wide cartway in both 
directions divided by a 22 feet wide median.  A crossing at Fifth Street would allow an 
appropriate match for a divided entrance to the site. 
 
Church Street is not appropriate for two way traffic.  Eyre Street is similar to Church 
Street.  Summer Street is wider that Church or Eyre, but it is stop controlled at the cross 
streets.  If there were no crossing at Boulevard vehicles would have to cross at Church. 
 
Mayor Muchowski asked why they were proposing Winter Street as a secondary access.  
There is no crossing, but this would allow access to Sixth Street and then to Broad Street. 
Mayor Muchowski asked why if there were several streets that could be used for access 
are you asking one area bear the brunt of increased traffic.  Mr. Feranda stated that the 
reason you would want the Boulevard to bear the brunt of traffic is because the traffic 
would appropriately travel north or southbound in a cartway that was designed to handle 
more volume than it is currently seeing.  Presently vehicles heading south on Boulevard 
either have to cross at Eyre or U-turn and go back north.  All the levels of service for 
Eyre and Fifth, Church and Fifth and Boulevard and Fifth operate at level of service A.  
This means less than 10 seconds of delay and this is not expected to change in a build 
scenario.  The stop controlled movements at Broad Street move at level of service B due 
to more volume.  They experience a delay between 10 and 15 seconds during peak hours. 
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Mr. Stewart stated that if the Board thinks that there is an advantage to having another 
access point from Summer Street they would not be against it.  Mr. Penberthy asked for 
an indication as to where the Board would like the access streets to be.  Chairperson 
Hamilton-Wood said the Board was not prepared to give an indication as to access streets 
because they did not expect a discussion on traffic at this meeting.  She asked why Sixth 
Street was not considered as an access.  It is a wider road; it doesn’t have as much 
residential.  Mr. Feranda said that Sixth Street is an access from Winter Street.  
Chairperson Hamilton-Wood said that she personally felt that Summer Street should also 
be used as an access.  Mr. Feranda stated that from a traffic standpoint you might not 
want to mix the larger public works vehicles with the residential vehicles. 
 
Mr. Stewart asked the Board why they are against having the Boulevard as the main 
access road.  Chairperson Hamilton-Wood stated that the Township doesn’t want to add 
any more railroad crossings.  Mayor Muchowski stated that Griffin Pipe had just told the 
Township that they wanted to shut down six of the crossings and now six months later 
this application is asking to add another crossing.  Mr. Penberthy stated that aesthetically 
alone the Boulevard would provide the nicest access to the site.  Mr. Stewart stated that 
they would make sure the crossing was of the same quality as the Broad Street crossing.  
Chairperson Hamilton-Wood asked about the freight train.  Mr. Feranda said there was 
one freight train per week.  Members of the Board stated that there was one freight train 
per night.  
 
Mr. Feranda stated that the crossing at Church Street should be closed.  The Boulevard 
would be a much better area for delivery trucks to be crossing. 
 
Motion by Fratinardo, seconded by Napolitan to open the meeting to the public.  Motion 
unanimously approved by all members present. 
 
Al Glebocki, 401 Boulevard, Florence, was sworn in by Solicitor Abbott.  Mr. Glebocki 
stated that just because the Boulevard is a wider street doesn’t mean that it was designed 
to be the access road to this development.  He agrees that the other streets are narrower.  
He thinks that the Sixth Street access should be investigated. 
 
Mr. Glebocki stated that the larger homes on the Boulevard were built for the 
management of the pipe foundry.  He asked about the R.D. Wood ball field.  Mayor 
Muchowski stated that this field is used for High School junior varsity and for field 
hockey.  Mr. Stewart stated that the ball field was not in the portion of the lot that they 
are buying.  There will be 37 acres in the residentially zoned area that will be left over.  
Solicitor Abbott asked Mr. Stewart if he had authorization from the owner of the property 
to request the re-zoning.  Mr. Stewart said he had spoken to Griffin Pipe and they were 
agreeable to the re-zoning. 
 
Chairperson Hamilton-Wood asked that if Craft Stewart was not buying the whole lot 
would this take away the uniqueness of the property that they are basing the case law on.   
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Solicitor Abbott stated that this could be considered a self created hardship.  Craft 
Stewart is applying for the subdivision with Griffin’s approval. 
 
Mayor Muchowski asked the Board about the desired uses for that parcel.  If the 
Township is going to do a re-zoning why would we re-zone it to a use that we have 
questions about.  The SM zone had some uses that are acceptable and some that are less 
desirable for a residential area.  Three years ago when they Re-examination report was 
done there had been talk of creating a new zone (the REO zone) but it was never 
formalized.  The REO zone would be for research and office space. 
 
Mr. Glebocki stated that using the Boulevard as the access to this community would also 
give access to the remainder of the parcel.  If an office complex were built on the 
remainder of the parcel, the Boulevard could be used as the access to there also 
increasing the traffic even more. 
 
Attorney Penberthy said they were looking for an answer from the Board about switching 
the RA to SM.  Chairperson Hamilton-Wood stated that if the zone is changed to RA this 
would make the whole lot RA and then it wouldn’t matter about the case law.  Solicitor 
Abbott stated doing the swap makes sense because you are making a straight zone.  This 
is good planning. 
 
Mayor Muchowski asked about having the R. D. Wood field dedicated as open space to 
the Township.  Mr. Stewart didn’t think they could do this, because they were not buying 
that part of the parcel from Griffin. 
 
Mayor Muchowski said that at this point the Planning Board should make a 
recommendation to Council to re-zone the parcel in question.  He explained that this 
process could take several months.  Attorney Penberthy said that they would like to get 
the preliminary approval that would meet the current zoning and when the new zoning 
was approved they could put in the final revised plan.  Chairperson Hamilton-Wood 
stated that she would be more comfortable with approving the exact plan that they want 
to use. 
 
Mayor Muchowski said that he did not agree that the legal case supported this situation.  
Mayor Muchowski and Chairperson Hamilton-Wood stated that they both think it is 
better for the applicant to go to Council and get the re-zoning and then come back to the 
Board with the real plan. 
 
Mr. Stewart stated that they would like to have the wooded area dedicated as open space, 
but he thinks they have a plan that meets the current requirements.  Mayor Muchowski 
stated that he did not think that the current plan met requirements.  Mr. Stewart said that 
they are trying to accommodate a planning issue to preserve open space.  This allows 
them to take the section that is the swap and make that a section and commit to changing 
the plan.  This would allow them to go forward with their project.  They have made  
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adjustments to the plan.  They are trying to work with the Board.  Chairperson Hamilton-
Wood stated that the Board would work with them, but they want to look at he real plan.  
Mr. Penberthy agreed to leave a revised plan with Mayor Muchowski to take to the 
Council meeting.  Mr. Penberthy agreed that the access to the development from the 
Boulevard be restricted and not to allow access to the remainder of the Griffin Pipe 
parcel.  Mr. Penberthy stated that he would get a letter from Griffin Pipe regarding this. 
 
Motion of Fratinardo, seconded by Stockhaus tomake recommendation to Council for 
zoning change as set forth by the applicant.  Swap the RA and SM zones with the 
understanding that the SM as well as surrounding SM be reconsidered at a later date to be 
consistent with the previous Re-examination of the Master Plan performed by the 
Planning Board in 2000. 
 
 
Upon roll call the Board voted as follows: 
 
YEAS:  Fratinardo, Muchowski, Napolitan, Stockhaus, Hamilton-Wood,  

DeAngelis 
NOES:  None 
ABSENT: O’Hara, Smith, Semptimphelter 
 
Mr. Penberthy requested a continuance until the December 20th meeting of the Board and 
agreed to extend the time requirement. 
 
Motion of Fratinardo, seconded by Napolitan to grant a continuance until December 20, 
2004, without requiring additional notice. 
 
Motion unanimously approved by all members present. 
 
Chairperson Hamilton-Wood called for application PB#2004-11.  Applicant is requesting 
Preliminary and Final Major Site Plan Approval to construct new parking lot at Route 
130 and Cedar Lane.  Block 163.02, Lots 13, 13.01, 13.04. 
 
A letter was received from Tim Prime, attorney for the applicant requesting a continuance 
until the November 15th meeting.  Solicitor Abbott stated that this application is still 
incomplete.  Wawa needed a waiver for the Environmental Impact Statement.  They will 
present a partial environmental impact statement.  They will also update their traffic 
impact study.  She stated that what Wawa is proposing is to put an addition on the 
existing Wawa to enlarge the restrooms and to provide a storage area. 
 
Wawa does have the subdivision, but it has not been perfected yet.  Mayor Muchowski 
stated that the Board couldn’t hear them because they don’t own the property yet.  No 
action is required on Wawa at this time.  The application remains incomplete.  The Board 
would like to have a completeness only hearing at the first meeting they attend. 
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OTHER BUSINESS 
 
Classification of the Lounsberry property.  The Lounsberry’s had been turned down for 
farmland preservation twice.  The County initially said that they wanted to preserve this 
property.  The property was changed from GM to SM.  The Maimon property adjoins the 
Lounsberry property and the Lounsberry’s are asking again for a clarification of their 
property.  If Maimon loses his Letter of Interpretation he will not be able to get another 
one because the laws have changed.  They would lose the use of the land and it would be 
classified as wetlands. 
 
Mayor Muchowski stated that he would bring this matter up at the Council meeting also. 
 
Solicitor Abbott stated that she would call Mr. Maimon’s attorney to find out where that 
project was going. 
 
PUBLIC COMMENTS 
 
Al Glebocki, 401 Boulevard spoke about the differences between the public portion of 
the Zoning Board and the Planning Board’s meetings.   
 
Motion of Stockhaus, seconded by Napolitan to close the public portion of the meeting. 
Motion unanimously approved by all members present. 
 
Engineer Sander stated that this would be his last meeting because he was changing his 
employment.  He did not know who would be replacing him as the Planning Board 
engineer.  His last day at Alaimo will be November 12, 2004. 
 
Motion of Stockhaus, seconded by DeAngelis to adjourn.  Meeting adjourned at 10:51 
P.M. 
 
 
 
             
        John T. Smith, Secretary 
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