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       Florence, New Jersey 08518-2323 
       April 22, 2014 
 
The regular meeting of the Florence Township Planning Board was held on the above 
date at the Municipal Complex, 711 Broad Street, Florence, NJ.  Chairperson Hamilton-
Wood called the meeting to order at 7:30 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 and posted in the main hall of 
the Municipal Complex.” 
 
Upon roll call the following members were found to be present: 
 
Chairperson Hamilton-Wood   Tim Lutz 
James Molimock    Wayne Morris 
Mayor Craig Wilkie    Thomas McCue 
William Federico (7:54) 
 
ALSO PRESENT: Solicitor David Frank 
   Engineer Doug Szabo 
   Planner Barbara Fegley 
 
ABSENT:  Councilman Ted Lovenduski 
   Ray Montgomery 
 
RESOLUTIONS 
 
 
MINUTES 
 
It was Motion of Lutz, seconded by Molimock to approve as submitted the minutes of the 
Regular Meetings of February 25, 2014 and March 25, 2014.  All ayes.   
 
CORRESPONDENCE 
 
A. Compliance review for MEND at Duffy School from Planner Fegley dated March 27, 
     2014. 
 
B.  Review Letter from Pennoni Associates dated April 7, 2014 regarding 1000 John Galt 
      Way revision to lighting plan. 
  
It was the Motion of Lutz, seconded by Molimock to receive and file correspondence A 
and B.  All ayes.   
  
APPLICATIONS 
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Chairperson Hamilton-Wood called for Application PB#2014-02 for G & B Business 
Associates, Inc.  Applicant is requesting Preliminary and Final Major Site Plan approval 
with bulk variances to permit demolition of existing fuel station and construction of a 
gasoline canopy, diesel canopy and convenience store along with parking, landscaping 
and other improvements on property located at 2012 U.S. Highway Route 130 North, 
Florence Township, Block 160.01, Lot 1.02. 
 
Kevin J. Moore, Esquire, of Sills Cummins & Gross, PC approached to represent the 
applicant.  He said the property is 1.84 acres in the Highway Commercial zoning district.  
The application seeks to demolish the existing service station on the property and 
construct a new gasoline station with 12 fueling positions and a 3,648 square ft. canopy.  
There will also be a diesel fueling station with three positions and a 1,968 square ft. 
canopy.  There will be a 1,000 gallon propane tank that will be used solely for filling 
existing propane canisters.  There will be a 4,350 sq. ft. “7-11” brand convenience store 
with parking, landscaping and other site improvements.  There were five witnesses for 
the applicant.    
 
They were Charles D. Olivo with Stonefield Engineering and Design, LLC, David 
Barger, with David L. Barger Architects, Roger Greenway with RTP Environmental 
Associates, Keenan Hughes, the project planner and Norman Dotti, the project’s 
acoustical engineer.  The witnesses and Board Professionals were sworn in by Solicitor 
Frank.   
 
Solicitor Moore called Mr. Olivo to testify.  Mr. Olivo said he holds a Bachelor of 
Science in the field of civil engineering from the University of Notre Dame, he is a 
licensed professional engineer in the State of New Jersey and holds licensure throughout 
the east coast.  He has been involved in the preparation of over 100 sites for various types 
of projects throughout the east coast and many were in New Jersey.  A number of the 
projects were similar to what is being proposed.  He has been qualified before numerous 
boards as an expert in site civil engineering.  In addition, in regard to traffic engineering 
he has been qualified as an expert in over 70 municipalities in the tri-state area.  He is a 
certified professional traffic operations engineer and has served as a consultant to the 
New Jersey Department of Transportation as well as for various municipalities in that 
capacity.  He was accepted as a witness. 
 
Mr. Olivo presented Exhibit A-1, an aerial view of the site.  The date it was prepared was 
April 16, 2014.  The site is located on the north bound side of Route 130.  He noted the 
red line around the subject property.  He described what is on the site currently.  It is 
located in the Highway Commercial Zone.  The proposal is to present to the Board an 
integrated and modernized convenience store with gas filing facilities for trucks and 
passenger cars.  The goal is to bring the site into compliance with more modern standards 
for convenience store and gasoline fueling services.  The applicant hopes to do this with 
the architecture and the layout of the site.   
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This section of Route 130 has about 25,000 vehicle trips on a daily basis.  It is a very 
important artery for traffic throughout the region.  The existing access to the sight is the 
left turn access and right turn ingress.  There is also a right turn only exit that is on the 
northerly section of the site.  There will be some slight modification of the entrances and 
exits. 
 
Generally there are industrial and commercial uses throughout the area. In terms of other 
uses that are along the stretch of roadway, the application is very consistent with what is 
in the area.  The current use generates traffic from the existing flow of vehicles along 
Route 130.  It would continue to do so.  It is not a virgin piece of property; there is an 
existing gasoline fueling facility as well as a small office and storage area.  It is not a 
truck stop, it is a fuel stop.   
 
He entered into evidence Exhibit A-2, dated April 22, 2014.  It is a color version of the 
site plan.  It shows areas of permeable layers, landscaping, as well as the various 
structures and pavement on the site.  The proposal is to maintain the left turn and right 
turn ingress along Route 130 but to do so with a modified curb cut. The application is 
seeking approval from the NJDOT for an access permit to allow for construction of new 
access points along the site.  Mr. Olivo said he worked closely with the Board 
Professionals and had two meetings prior to this hearing to look at the driveways and the 
ingress and egress to be sure they would provide safe and effective access.   
 
The existing site essentially stops behind the area of the proposed gas canopy.  There is 
approximately 250 feet of frontage along Route 130.  Under existing conditions the depth 
of the site is 100 feet.  What is being proposed to make the site better and safer from a 
traffic circulation perspective is to be about 350 feet deep off of Route 130.  That changes 
the nature of circulation through the site.  After entering from Route 130, patrons will be 
met by a gasoline fueling canopy for passenger vehicles that will provide twelve fueling 
positions.  Under the existing conditions there are six fueling positions.  There will be an 
immediate increase to the capacity for fueling on the site.  At the rear of the property 
there would be a fuel canopy area for trucks with three designated areas for truck fueling, 
and a bypass area located to the interior.  It is a very different condition than what is there 
today. The goal with this type of design is to segregate and separate passenger car fueling 
and the trucks fueling at the diesel area.   
 
One of the new portions of the site is a 4,350 square ft. convenience store.  It will be a 
modern store providing all kinds of different foods, as well as coffee, drinks and a full 
cooler area.  It will be what is typically seen in more modern convenience stores.  This 
will bring the site to the standard that seen at integrated fueling and convenience stores.  
It will be Valero gas and a 7-11 convenience store.  They are two very recognizable 
brands.  There will be 22 parking stalls provided.  They will be along the northerly edge 
of the site and there will also a number of stalls at the back portion of the site.  The spots 
meet all parking requirements.   
 
The entire perimeter will have very lush landscaping with a mix of trees, shrubs, different 
types of native grasses and perennials to provide an enhanced buffer.  Regarding 
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stormwater management, there is an area of surface infiltration toward the back of the 
property and also underneath the front section of the area of high pollutant loading.  
There is underground retention that is conveyed through various systems and a water 
quality unit.  It connects to the NJDOT system.  In terms of stormwater management and 
the design of the site, it meets all Township NJDEP requirements for quantity reduction, 
recharge and water quality.   
 
With regard to some of the other amenities on the site, the area to the south of the 
passenger fueling area, there will be five brand new 12,000 gallon petroleum tanks in an 
underground storage unit.  The tanks that are there currently will be removed in 
accordance with all requirements and the new tanks will either meet or exceed state and 
federal requirements.  They are double walled, fiberglass tanks with double walled 
product piping.   
 
He said the lighting will be  modern fixtures flush mounted under the canopy as well as 
lights throughout the parking field to achieve safe lighting levels.  Mr. Moore asked Mr. 
Olivo to explain the type of lights.  Mr. Olivo said it will be LED lighting.  The type of 
light that is emitted is pleasing from an aesthetic perspective.  The light is directed 
downward more so than the light spillage is reduced.  There are a number of beneficial 
reasons why these lights were chosen for the sight. 
 
In addition, there is an area that is provided for propane loading.  It is near the area where 
the trucks would be exiting.  There will be parking stalls provided for passenger cars in 
that area.  He previously discussed the location with the Board’s Engineer as well as with 
the other professionals and this was considered the optimal location.  The clearance 
requirements around a tank of this size were reviewed and it meets the requirement of ten 
feet.   
 
He discussed some of the variances and waivers that are required for the site.  He noted 
the requirements of sidewalks being installed along Route 130.  The applicant would be 
willing to install the sidewalk rather than making a payment to the Sidewalk Trust Fund.  
That variance would not be required.  As for some of the structures, in terms of the 
minimum side yard setback a variance is required for the canopy location.  It is 12.3’ 
where 25’ is required.  The applicant is seeking a variance for the minimum front yard 
setback of the canopy where 75’ is required but 57.3’ is proposed.  In terms of the 
accessory building setback for the propane tank, the applicant is seeking a side yard 
setback.  Applicant is requesting 9.6’ where 25’ is required.  For the trash enclosure, a 
variance is requested where 20’ is required but 5’ would be provided.  There are a 
number of non-conformities currently on the site that are being significantly made better 
as part of the application. 
 
Mr. Moore explained that the applicant tried to acquire a new propane tank and add more 
but there is a deed restriction on the property.   
 
Mr. Olivo said he worked closely with the Board Professionals to create the end result 
design.  From a safety perspective and a circulation perspective all of the variances are 
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justified and supported by the design that was presented.  In terms of conformance, there 
are a number of areas where this project makes the property conform to Township 
requirements.  Minimum lot area, minimum lot frontage, minimum lot width, minimum 
lot depth, and a number of setbacks are conforming.  The store itself is in keeping with 
the requirements of the setbacks.   
 
In addition, he said, there are 22 parking stalls on site.  This meets the requirements.  In 
terms of parking location, the applicant is seeking a variance for five parking stalls in the 
front yard area, closest to Route 130.  They are likely to be some on the least utilized 
stalls.  Based on the design of the egress point and the area of circulation there are no 
concerns for safety in that area so it justifies the variance. Regarding the dimensions of 
the parking stalls, the application is compliant.  With regard to minimum aisle width, the 
application is compliant.  For the minimum driveway offset, the applicant is seeking a 
variance from the requirement of clearance from the ingress driveway to the nearest 
property line.  There will be a slight widening along Route 130.  The driveways 
themselves have been designed in such a fashion as to allow for truck vehicles to turn 
into the site without having to swing in or swing out into another lane of traffic.  The left 
hand turn in is an existing condition and based on the percentage of vehicles entering the 
site from that turn, there are no concerns with maintaining it.  The opening was brought 
closer to the median opening to make it more effective for a left turn.  The applicant will 
be seeking a major access permit from the NJDOT.   
 
Mr. Moore asked him to describe the loading and unloading at the site.  Mr. Olivo said 
there are number of service vehicles that will be entering the property.  There might be 
two to three box trucks a day and smaller delivery trucks also.  Those vehicles would 
park in any number of the parking stalls located toward the convenience store area.  In 
addition to that there would be delivery vehicles for fuel.  That is about once a day or as 
needed.  It could be slightly higher depending on how much fuel is pumped in a day.  The 
fuel delivery truck will unload in the area of the underground gas tank storage.  Member 
Morris asked how the truck will be parked when it delivers.  Mr. Olivo said it will come 
in a park directly over the tank field.  The fill ports will be located in such a way that the 
driver would then be able to unload the fuel.  They would be away from the area where 
the vehicles will be entering.  Member Morris asked if they will be blocking some of the 
truck filling stations.  Mr. Olivo said truck turning templates were run to show if a 
vehicle is stored in that area there is sufficient space for maneuvering.  Member Morris 
asked about stacking capabilities.  Mr. Olivo said there would be nothing blocking the 
convenience store.  That was a very important concern that was considered during the 
design period.  This is much bigger and better than the existing is terms of the ability to 
stack vehicles on the site by nature of the circulation being proposed.  The fuel truck 
operator would come once a day and typically the operator can be brought in during 
certain hours and refrain from delivering during peak hours.  This is an established 
location and it currently has trucks delivering so there is a pattern of operation there that 
will be continued.  The deliveries for the store would be once a week.  That truck will 
utilize one of the fueling positions.  It will be cordoned off and will be unloaded in about 
twenty minutes.  Another important site improvement is that there is a bypass in the area 
where the trucks pull out.  The area that circles around the building is wide enough to 
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accommodate two trucks side by side.  It is not anticipated that this will happen very 
often, but if there was a breakdown or some kind of emergency situation, this is a very 
nice relief valve to have for that area of the site.  The garbage would be collected once or 
twice a week on an as needed basis.  The site has been designed for the anticipated 
passenger loading, service vehicles and ultimately the safety of the site.  Mr. Moore 
asked how often the propane tank would be filled.  Mr. Olivo said his understanding was 
that it would be infrequent, about once a month or so. 
 
Mr. Moore asked about the hours of operation.  Mr. Olivo said it is open twenty four 
hours, seven days a week.  The maximum number of employees at peak time is five; 
three for the service station and two for the convenience store.   
 
Mr. Moore asked Mr. Olivo to describe the construction phasing of the project.  Mr. 
Olivo noted on the rendering the existing canopy near Route 130.  That area of the site 
will remain in operation during phase I of construction.  Phase I of construction is the 
4,350 sq. ft. convenience store and the new truck diesel fueling area.  By virtue of what is 
changing on the site and how much deeper it is becoming there is the ability to construct 
the convenience store and the truck diesel fueling area behind the existing operation.  It 
makes it a lot easier and financially feasible for the applicant.  The existing building at 
the northerly side would remain.  In Phase II the fuel pump canopy for the passenger cars 
would be constructed and the underground basin would be constructed.  The fuel tank 
would be done during Phase I, along with the infiltration basin.   
 
Mr. Moore asked that Mr. Olivo explained the traffic patterns.  Mr. Olivo referred back to 
the colorized site plan rendering.  The site is along Route 130.  Much of the traffic that 
comes to and from the site is generated by the fact that there is so much volume travelling 
along Route 130.  It is pass by traffic coming to the site.  There is a strong northerly flow 
in the morning peak period and it reverses in the evening peak period.  The accounts were 
conducted on a typical weekday from 7:00am to 9:00am along Route 130 at the median 
opening and at the site driveways.  In the evening they were conducted from 4:00pm to 
7:00pm to get a snapshot of the typical rush period during the course of the day.  The trip 
generation of the site was under existing conditions and the volume that would be 
associated with the project in its redeveloped state.  That would be the addition of the 
convenience store, the modernizing use making it more attractive for patrons to come to.  
As a result it is expected there would be an increase in trip generation.  Those vehicles 
were added to and from the site driveways.  The capacity of the driveways to 
accommodate the volume of traffic that will be coming in and out was studied.  It was 
determined the site would continue to operate at an acceptable level of service with the 
project redevelopment plan in place.  In addition, he worked closely with the Township 
professionals regarding any large scale development that is not in the roadway today that 
is coming soon.  Burlington Coat Factory is one of them among others.  That volume was 
added to the Route 130 network to see if it changed the levels of service of the site.  It 
was determined that the driveways would continue to operate safely and effectively.   
 
This site will not have a dramatic impact on the traffic on Route 130.  In fact, the project 
will improve the ingress and egress.  Regarding on site circulation, there are significant 
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enhancements with regard to truck and passenger car fueling.  Today the trucks pull in 
and are parallel to Route 130 and then travel out of the site.  It makes the queuing 
capacity very limited.  What is being proposed is almost tripling the depth of the site and 
the area where the truck comes into the fueling positions is deeper than where it is 
currently.  The stacking depth is being increased as part of the new design.  It provides 
the extra factor of safety for trucks to be fueling and potentially another truck to be 
stacked behind it.  The same occurs with passenger cars.  The capacity will be doubled at 
the pumps.  This is an amenity to the driver that is coming on the site.  They will rarely, if 
ever, have to wait behind another driver that is fueling.  Regarding parking, there is 
sufficient parking on site.  The trucks circulate around the back of the building to exit and 
the parking for passenger vehicles is in an area that is very visible.  Chairperson 
Hamilton-Wood inquired about oversized passenger vehicles, such as landscaping 
vehicles and RV’s.  Mr. Olivo said there is adequate area and capacity under the 
passenger fueling canopy.  There could be one landscaping vehicle stack without 
obstructing the flow of traffic.  Chairperson Hamilton-Wood inquired about parking for 
these vehicles if they use the store.  Mr. Olivo said they could either leave the vehicle at 
the fueling location or go through the bypass and use the paved area in the back, run into 
the store and then run out and continue.  Chairperson Hamilton-Wood was concerned the 
area in the back will become crowded with large vehicles and even trucks stopping to use 
the store.  Mr. Olivo said this concern was raised at one of the first meetings with the 
Township Professionals.  He explained that if stalls are provided for the large vehicles it 
encourages them to dwell longer.  If they are not provided and the operation is meant to 
move the vehicles along those lingering customers would not frequent the establishment.  
Chairperson Hamilton-Wood did not agree and is concerned the back area will clog 
things up.   
 
Mr. Barger said there are going to be No Parking signs in the back area to discourage the 
trucks from staying.  Mr. Moore explained that 7-11 does not prepare items to order; 
everything is pre-made so it cuts down on the amount of time people will spend in the 
store.  Mr. Olivo said this establishment is not very welcoming to the kind of patron that 
will linger.  Chairperson Hamilton-Wood asked what would be done if this did become a 
problem.  Mr. Olivo said operators at the establishment would come out and move the 
trucks along and in time they would realize it was not a hospitable place for patrons to 
linger.  Mayor Wilkie said the police requested in writing the authority to enforce the No 
Parking on the site.  Mr. Barger said there was a request for No Parking signs along 
Route 130 because the police were concerned with trucks parking there and in addition, 
for emergency vehicle access the rear will be signed with No Parking as well.  Mr. Moore 
said the applicant would be agreeable to Title 39 enforcement by the Police Department.   
 
Solicitor Frank asked about passenger cars that use diesel fuel.  The owner/operator Amar 
S. Gill was sworn in by Solicitor Frank.  He said there will be one fueling position at the 
diesel canopy with the smaller nozzle used for passenger cars.  The attendants will direct 
the patrons to that fueling spot.  He said there will also be a sign posted indicating the 
difference.   
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He said the landscapers usually use diesel.  He thinks the patrons will park at the fueling 
stations at the diesel canopy and leave the vehicle there to go into the store.   
 
Mr. Olivo said the site is in the Highway/Commercial zone and this is a permitted use for 
that zone.  With regard to impact, this use is contemplated; it will not have a significant 
impact on the general roadway in this area.  In terms of the safety of the driveways, that 
is one of the most important of the proofs with regard to traffic coming to and from the 
site.   
 
He said the larger tractor trailers have room to maneuver to any positions at the canopy 
and there shouldn’t be any real stacking because there is room for trucks to use other 
lanes to go around each other.  He said the site is hospitable and safe for both passenger 
vehicles and large trucks.  Mr. Moore inquired about emergency vehicle access.  Mr. 
Olivo showed the fire truck access on the plan. 
 
Mr. Gill said the fuel delivery truck driver knows ahead of time how much fuel they will 
need so he fills the tanks more efficiently.  Member Federico asked if there were any 
studies done to see if there will be stacking at the diesel pumps.  Mr. Olivo said the 
existing conditions were looked at because currently everything is under the T-shaped 
canopy.  The heavy vehicle traffic was looked at throughout the site and analyzed,   
including the queuing and based on the new design the site will be able to accommodate 
all of the diesel traffic.   
 
Mr. Moore asked if either of the two existing driveways would be closed during the first 
phase of construction.  Mr. Gill said the construction will start in the back.  Once 
construction begins on the front there may be times when the driveways need to be 
closed.  The site will close temporarily when construction progresses to the front.   
 
Mr. Moore called David L. Barger, the architect for the project.  He said he is President 
of David Barger Architects, Inc.  It was started in 1996.  He has been licensed for over 25 
years.  He practices in New Jersey and Pennsylvania.  He has testified before many 
boards similar to this one.  He is a member of American Institute of Architects.  He has a 
degree in architecture from Carnegie Mellon University.  He was accepted as a 
professional expert.  He presented Exhibit A-3, a view of the entire site from the 
southwest.  It depicts the full build out of the site.  It also represents the nature of the 
landscaping that is being proposed.     
 
There will be three primary structures on the site, two fueling canopies and the 
approximately 5000 sq. ft. convenience store with a utility room component.  It is flexible 
in nature.  This shows the uses of the building.  It is a standard convenience store offering 
the same services that other 7-11 stores offer.  The nature of food preparation will not 
include made to order; it is really all pre-packaged food.  There will also be drinks and 
coffee.  The building is L-shaped.  There is a recessed area in the back where all of the 
refrigeration and mechanical condensing equipment will be located.  It will be hidden 
from view and the sound is obstructed but it is still easily accessible for maintenance.  
The floor plan shows the rectangular shape of the convenience store, the sales area and 
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the utility room.  The layout is subject to revision but this is generally the way these 
buildings will lay out, in terms of bathrooms, merchandizing area, refrigerated cases and 
stock, utility and office area.   
 
The design is different than what is out there right now.  On older sites, the fueling 
canopies tend to dominate the sites, visually and aesthetically.  The convenience store is 
diminished in its aesthetic appeal.  This plan has elevated and increased the scale of the 
convenience store to something much more pleasant and aesthetically harmonious with 
the fueling canopies to create a balanced scheme.  To give an idea of the scale of the 
building, it is similar to some of the more recent developments in town, such as the Rite 
Aid facility and the Harkins Lane shopping center.  It is a little bit bigger than what 
people are used to.  It is meant to create a harmonious and coordinated aesthetic that is 
starting to develop along Route 130.   
 
The materials being used are purposely simplified in their usage.  It is basically red 
brown brick piers at the corners of the building, inset tan or buff stucco for the infill 
panels, white cast stone or brick accent pieces and a gray metal roof in a hip roof style 
that is meant to evoke both contemporary commercial use as well as a little reference to 
residential uses.  The clear story on the front will actually function as a lighting element, 
allowing daylight to come into the interior of the space.  It is done in a modern, 
sophisticated way.  The design is to create a very elegant, almost understated appearance 
to the building because there is enough action visually. 
 
Regarding signage, it is being optimized for the marketability and visibility but 
minimizing it as well to just one 36 sq. ft. 7-11 sign on the front gable and one 36 sq. ft. 
7-11 sign on each of the side panels below the overhang.  It is purposely meant to be very 
understated but recognizable.  That is carried with the signage of the monument sign as 
well.  Signage will be optimized on the fuel canopy structures.  For the diesel canopy 
there will only be signage on the west facing façade.  The auto fueling canopy will have 
signage on each side of the size and character described in the documents and on the site 
plans.   
 
The monument sign is purposely kept low to create a more elegant view.  It is 12’ 8” to 
the top above grade.  It is a matching brick veneer.  It will have the Valero name and 
logo, as well as LED pricing for the grades of gasoline.  The sign area is about 85.4 sq. ft.  
The overall aesthetic is one that is modern, fresh, commercial.  It is much better than 
what is there currently.  Hopefully it harmonizes with some of the current development 
along Route 130 and can also serve as a precedent for additional development.    
 
Mr. Moore noted that in the Professionals’ report there was indication of a truck product 
storage area.  He asked for it to be explained.  Mr. Barger said there is sometimes a need 
for truckers who are fueling to pick up ancillary items for their vehicles such as 
lubricants, oil and the like.  Those materials are available for purchase.  They can go to 
the kiosk at the fuel canopy or can go to the store where there will be a small area 
displaying the products.  None of the products will be in large amounts and will not 
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exceed the construction code requirements for hazardous material storage.  It is not a 
truck stop type approach, there is no long-term storage, no lockers, and no shower rooms.   
                                
Mr. Moore asked about a fire suppression system.  Mr. Berger said they are not 
anticipating providing fire suppression systems at this time.  The building and its 
canopies, as a mercantile use, do not require fire suppression. 
 
Chairperson Hamilton-Wood asked how many entrances the building has.  Mr. Barger 
said there is one primary entrance for customers to the convenience store.   
 
Mr. Moore called Rodger Greenway.  Mr. Greenway said he is a principal of RTP 
Environmental Associates in Greenbrook, New Jersey.  He has been a principal there for 
almost 20 years.  He has a Bachelor’s and Master’s degree from Rutgers in physics, 
meteorology, and environmental science.  He has an MBA from Farleigh Dickinson.  He 
is a certified consulting meteorologist and a qualified environmental professional.  He is 
the administrator for the QEP program for the New York/ New Jersey Metropolitan area.  
He was accepted as an expert witness for air quality.  Mr. Moore asked him to explain 
what he did to determine the air quality at the site.  Mr. Greenway said he looked at the 
current operation and the proposed operation and looked at the potential sources of air 
pollutant emissions from fueling stations such as this.  There are basically two types of 
emissions that can occur.  The first is from the vehicles that come to the site and may be 
idling for a few minutes.  The second is from the underground fuel storage tanks and the 
fueling of the vehicles as they come in to the station to take on fuel.  For the circulation 
of vehicles on the site, there will be an increase in traffic from the existing operation.  
There will be slightly more volume.  The emissions will increase by about 50% from the 
existing, from about 1.6 to about 3 grams per second for carbon monoxide.  This will not 
create an adverse impact to the surrounding area from the circulation of vehicles on the 
site.  As far as the fueling tanks, these are covered by DEP and US EPA air regulations 
for vapor recovery.  Years ago, before there was vapor recovery there were significant 
emissions from fueling operations because the vapors in the tanks, when the tanks were 
filled with fuel, were displaced right into the atmosphere.  Now there is vapor recovery, 
which contains most of the emissions.  Most of them are also contained while filling the 
vehicles.  Emissions are very minimal at modern filling stations such as this.  There will 
be more volume on this site than from the existing operation but it will be in complete 
compliance with DEP and federal air quality regulations.  He concluded that the impact 
to air quality will be acceptable and meet all regulations.   
 
At this time Mr. Moore called Norman Dotti.  Mr. Dotti explained that he is the 
consulting acoustical engineer.  He has been in this profession for 43 years.  He is a 
licensed professional engineer in New Jersey.  He received his bachelor’s degree from 
Stevens Institute of Technology and master’s from the New Jersey Institute of 
Technology.  He has spoken before many boards regarding noise levels for many 
different kinds of projects.  He has testified at this board previously also.  He was 
accepted as an expert witness.  Mr. Moore asked him to explain the acoustical impact of 
the project.  Mr. Dotti explained that to his knowledge there are no real questions about 
the noise and just a statement that the site would need to comply with applicable noise 
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regulations.  He referred to the aerial view of the property.  Usually the sound concerns 
are for noise levels the neighbors will experience.  The sources of sound on this site are 
the refrigeration and air conditioning compressors.  They will be located in the notch at 
the north east corner of the site.  The two closest residential uses are further south down 
Route 130.  The night time noise standard of 50 DBA applies.  The standard is based on 
overall sound level measured by something called DBA.  The day time limit is 65 and is 
roughly equivalent to two people carrying on a face to face conversation.  The night time 
limit is predicated on sleep disturbance.  He considered the type of compressors and 
condensers that are used in these types of establishments and extrapolated them off to the 
distance the sound level is at around 40.  That is without taking into consideration the 
building they are behind.  It is well under the limit.  The traffic on Route 130 is going to 
be at a minimum 50, but more typically 70DBA.  The site easily complies with the 
standard and the people won’t hear it. 
 
Mr. Moore called Keenan Hughes, a professional planner who will testify about the 
variances required for the project.  Mr. Hughes said he is a principal with Phillips Preiss 
Grygiel, a planning firm out of Hoboken, New Jersey.  His firm advises both 
governmental and private clients.  He has a master’s degree from the planning program at 
Pratt Institute and is a certified licensed professional planner in the state of New Jersey.  
He is a member of the American Institute of Certified Planners and he has been accepted 
as an expert by about 30 municipal boards across the state of New Jersey.  He was 
accepted as a qualified expert.  He said from a planning standpoint, this is significant to 
the property in terms of on-site circulation as well as the overall appearance.  It is 
important to reiterate that a number of existing non-confirming conditions on the site will 
be eliminated with this application.  All of the variances being requested are C Class 
variances and the benefits outweigh the detriments.  Also, related to the area, yard and 
setback requirements, there is a hardship aspect in accordance with the C-1 standard.  As 
was mentioned earlier, the applicant did seek to acquire additional property from adjacent 
land owners.  He did acquire approximately 1.28 acres from Burlington Coat Factory.  
Additionally in the rear of the property there is a deed restriction for landscaping as part 
of the agreement with Burlington Coat Factory.  The applicant is somewhat limited with 
the amount of area available to work with to accommodate the site circulation so it is 
adequate for diesel and gas users as we as convenience store customers.  With that in 
mind, he wanted to briefly address each of the variances.  There are a pair of setback 
variances, one for the front yard and one for the side yard.  The key point here is that it is 
a significant improvement over existing conditions.  The existing canopy as well as the 
building both nearly abut the front, rear and side property lines.  The building will be 
substantially set back from the street and only the canopies will be non-compliant. Given 
the circumstances in the circulation plan, it is not possible to pull the canopies any farther 
back from the respective property lines.  He referred to Exhibit A-2 that shows there is 
substantial landscaping provided along all of the property lines.  The variances requested 
for the buffer areas relate to the setback variances in that under current conditions there 
are really no substantial buffers on the site.  The variances required are for front and side 
yard buffer areas as well as the parking spaces within the front yard.  The parking is the 
drive aisles are very much integral to accommodating this use on the site.  The 
application does this in a very safe and logical manner.  The applicant has provided 
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landscaping and grassed areas throughout the site, including ten feet along most of the 
side yard lines.  That reduces impacts on adjacent properties but also represents a 
significant aesthetic improvement of the property.  That is also apparent in the colorized 
rendering.  The only area that does not meet the 10’ side yard standard is in the rear of the 
property where there is employee parking.  It will be substantially screened from the 
adjacent property with fencing.  With respect to the buffers, it is a major improvement 
from existing conditions.  With respect the propane tank, there is a variance requested for 
side yard setback and there is a variance required for outdoor storage for the tank facility 
itself.  The tank will be shielded by bollards and a chain link fence enclosure.  Within that 
area there is a fence located on the property line which will substantially screen that use 
from adjacent properties.  It is necessary to locate the propane tank a substantial distance 
from the building.  The location is logical and there are really no detrimental impacts on 
the adjacent property.  Regarding the storage issue, he hopes the Board would agree the 
propane tank is not storage as the ordinance might intend it.  There is a variance 
requested for the separation of the trash enclosure from the building.  The proposed 
location is the rear of the building and is very logical and appropriate for the trash 
facility.  It will not be visible from Route 130 and is completely shielded from adjacent 
properties by the fencing that is provided within the rear yard.  In terms of the driveway 
locations and on-site circulation there are variances requested for the locations from 
adjacent property lines.  A variance is requested for the loading area.  There is a clear, 
detailed and logical plan in place for loading for each of the potential service vehicles at 
all of the proposed times.  The proposal meets the requirements and can be 
accommodated on the site without a specified loading facility in a safe and logical 
manner.  With respect to signage there are a number of sign variances proposed.  Rather 
than list each of those he emphasized that there is a very clear purpose and functional 
intent with respect to all of the signage as proposed.  The ordinance requirements may not 
be applicable to this type of development where there is both a service station and 
convenience store use on the site.  The signage that is proposed is both to identify and to 
communicate the branding of each of those users.  It is done in a tasteful manner which is 
probably less than typical from some other similar combined uses.  The propane 
identification signage is tasteful and necessary as a matter of health and safety.   
 
All of those variances taken together clearly advance several purposes of the Land Use 
Law; purpose A, in that the applicant is significantly improving the site conditions and 
also is addressing and essentially curing a number of existing non-conformities in 
advancement of the public health, safety and welfare.  Purpose G is advanced because the 
application is consolidating gasoline, diesel and convenience retail usage in a single 
location located on a major state highway near an access point to the interstate and also 
the New Jersey Turnpike in a location that already provides fuel service.  Also Purpose I 
because clearly there are a number of significant aesthetic and visual enhancements to the 
property in accordance with Purpose I of the Municipal Land Use Law.  On the negative 
criteria, testimony was given from a civil engineer, an acoustics expert, and an architect.  
He feels the applicant has addressed all the potential detrimental impacts that would 
result from the granting of these variances.  He does not see any substantial detrimental 
impacts.  He said in reference to the Township’s Master Plan, this proposal is very 
consistent with the objective of the 1999 Land Use Plan which is to promote commercial 
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development in appropriate areas of the Township.  That point was reiterated and slightly 
refined in 2007 to encourage innovative solutions to develop or redevelop portions of the 
Township suitable for commercial development.  That continues to be a high policy 
priority.  This proposal is very consistent and it advances that objective.  With all of that 
said it is clear that the benefits of the granting of the variance outweigh the detriments in 
accordance with C2 justification, especially in light of some of the practical difficulties 
the applicant is facing given the shape and some of the constraints on site.  He believes 
the variances, at least with respect to the area buffer and set back concerns can be 
addressed also in accordance with the C1 justification.  The applicant can certainly 
address the positive and negative criteria.   
 
Mr. Moore said the applicant has worked extensively with the Board professionals.  At 
this point all of the items in the professional’s reports were addressed.  He said the 
professionals have been great to work with and have been very helpful.  He noted that the 
applicant agrees to comply with the conditions in the professional’s reports.  Mr. Moore 
said the applicant also agrees to adhere to the items noted in a memo provided by 
Township Administrator Richard Brook.  The applicant also agrees to allow Chapter 39 
enforcement if the Board were to grant approval.        
 
Engineer Szabo stated that the testimony that was provided addressed all comments that 
were in the Engineer’s Report. 
 
Planner Fegley inquired about the water and sewer plans.  Mr. Moore said the applicant is 
requesting a waiver because they have to get the capacity and the preliminary and final is 
being done at once.  It would be a condition of approval.   
 
Member Morris said he noticed there was going to be a tin roof on the building, but he 
didn’t see any detail for snow brakes.  The applicant said the roof will have them.   
 
It was the Motion of Lutz, seconded by Federico to open the meeting to the public 
regarding the application.  Seeing no one wishing to be heard, it was the Motion of Lutz, 
seconded by Federico to close the public hearing.  All ayes. 
 
Mayor Wilkie noted that the applicant did say at the hearing they plan to install 
sidewalks. 
 
It was the Motion of Lutz, seconded by Federico to approve Application PB#2014-02.                       
  
Upon roll call the Board voted as follows: 
 
YEAS:  Federico, Hamilton-Wood, Lutz, Molimock, Morris, Wilkie, McCue 
NOES:  None 
ABSENT: Lovenduski, Morris 
 
OTHER BUSINESS 
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PUBLIC COMMENTS 
 
It was the Motion of Lutz, seconded by Federico, to open the meeting to the public.  
Seeing no one, it was the Motion of Lutz, seconded by Federico to close the public 
comments.  All ayes. 
 
Motion of Lutz, seconded by Morris to adjourn at 9:15 p.m. 
 
            
       Wayne Morris, Secretary 
 
WM/ak 


