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       Florence, New Jersey 08518-2323 

       February 25, 2025 

 

The regular meeting of the Florence Township Planning Board was held in-person and virtually 

via Zoom on the above date at the Municipal Complex, 711 Broad Street, Florence, NJ.  Chairman 

Pagano called the meeting to order at 7:31 p.m. followed by a salute to the flag. 
 

Secretary Fratinardo 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: 
 

Councilman John Fratinardo   Fred Gabriele    

Bernard Isaacson    Carl Mattson (virtual)    

Chairman John Pagano   Kecia Taylor    

 

EXCUSED: Mayor Kristan Marter, Planner Ed Fox  
 

ALSO PRESENT: Solicitor David Frank 

   Engineer Hugh Dougherty 

RESOLUTIONS 

There were no resolutions. 
 

MINUTES 

It was the Motion of Mr. Kehr, seconded by Mr. Gabriele to adopt the minutes of the regular 

meeting held on January 28, 2025. Motion unanimously approved by all members present.  
 

CORRESPONDENCE 

 

A. Invitation to Public Officials Virtual Meeting regarding the Delaware River Bridge Project 

Solicitor Frank said that all members are allowed to attend a meeting that is held by another 

organization without worrying about having a quorum as long as any Planning Board 

matters aren’t discussed. It could be a good idea to have one member participate on behalf 

of the board.  

A Motion was made by Mr. Gabriele, seconded by Mr. Kehr to receive and file the 

correspondence. Motion unanimously approved by all members present. 

 

B. Letter from Ted Lovenduski regarding zoning changed dated February 12, 2025 

 

Mr. Lovenduski is the Zoning Officer for the Township. The letter outlines different 

changes that Mr. Lovenduski is requesting to the Zoning Ordinance and wants to Planning 

Board to weigh in on. We receive frequent applications for bulk variances for impervious 

coverage, and the thought is to expand the allowable coverage.  There are several areas of 

town, in Roebling and downtown Florence where the lot sizes are extremely small and 

undersized. When that happens, even adding a shed would require the resident to apply for 

a bulk variance. These applications have become common where someone is seeking an 

additional 5 or 6% impervious coverage on their property. As far as Mr. Lovenduski can 
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recall, the Zoning Board has never denied one of these applications. There have been some 

conditions imposed but the conditions are not easily enforced.  If the impervious coverage 

is expanded to 35%, then stormwater mitigation would change from being recommended to 

being required by code. Upon final inspection of the project, then the stormwater 

mitigation will also be inspected at that time.  

 

Engineer Dougherty added that regarding the 25% allowable coverage now, anything that 

was built after the 1980s, there is a detention basin designed for the 25% run-off. Currently 

the DEP has expanded the requirements so the basins have to be about 1.5x larger than 

what was required in the 80s, which means the basins are technically undersized. If we are 

going to increase the allowed coverage, then it is a good idea to require residents to 

implement stormwater mitigation. There is also some question about the maintenance of 

the stormwater mitigation, if that would involve a deed restriction.  

 

The change can be that any proposed impervious coverage under 35% would not have to 

come to the board for a variance, but anything over 25% there will need to be stormwater 

mitigation which can be done by ordinance. Engineer Dougherty said that at the Zoning 

Board, stormwater mitigation is encouraged through rain gardens or rain barrels.  But it is 

unclear if it is enforced. There is way to enforce it by making stormwater mitigation a 

condition of the variance approval.  

 

Engineer Dougherty supplied the Board with a sample of code from Princeton Township 

that has a formula for proposed square feet, and how much mitigation would be required. 

Solicitor Frank said that is an easy, straightforward way for a homeowner to create a plan 

for their project. 

 

The next step would be to communicate to Council to recommend the changes and then it 

would be up to Council to make any ordinance changes. The ordinance would then come 

back to the Planning Board for Master Plan consistency review.  

 

Mr. Isaacson asked Engineer Dougherty about the existing basins that will be undersized if 

the allowable impervious cover increases and what responsibility does the municipality 

have to retrofit the basins and existing infrastructure. Mr. Lovenduski said that the basins in 

the newer developments are privately owned which would have been designed for the 25% 

allowable coverage. The basins that the township would have control over would be Morris 

Court, those lots are small and wouldn’t have anything excessive on them. Mallard Creek 

has four basins and one in Potts Mill Acres would be the township’s responsibility. Mr. 

Isaacson mentioned that the issue is more with impervious overage as whole and not as 

much of an issue lot to lot.  His idea is to create a “buy out” option that could be put into a 

maintenance fund for the Township to maintain the basins if a resident does not want to 

create mitigation on their own property.  

 

The second issue that Mr. Lovenduski mentioned was storage containers being used in the 

AGR zone as sheds, especially the farms. The storage containers are not allowed in any 

zone by code currently. Some of the residential properties in the AGR zone are using these 

containers as well.  Those properties are not as large as the farmland areas. Mr. Lovenduski 

is asking the Board to think about if they want to allow these containers in certain areas 
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such as commercial farms, but no other properties in the AGR zone. There also should be a 

discussion about how many storage containers will be allowed and how that number will be 

determined.  

 

Solicitor Frank added that there is a distinction between property in the AGR zone, and a 

commercial farm. The commercial farm would need to be distinguished from a large piece 

of property.  

 

The last point that Mr. Lovenduski brought up was the size of some of the smaller lots in 

town such as downtown Florence and Roebling Avenues. A majority of the properties have 

sheds in the yard, which already puts the property over the allowable impervious coverage. 

A common problem is an existing shed could hold up a CO or a closing because the shed 

most likely pre-dates the zoning laws. Having the shed would require a variance because of 

the extremely small lot sizes. Mr. Lovenduski wants to allow certain zones in town with 

small lots to install a shed up to 100sf without requiring a variance. The property owner 

would only need to obtain a zoning permit through the office. Solicitor Frank said that 

there can be some controls put in place such a minimum separation of the principal 

dwelling which is not in the code now but can be added. The existing setbacks will also 

control the size of the sheds that homeowners will want so install.  

 

A Motion was made by Mr. Kehr and seconded by Councilman Fratinardo to request 

Solicitor Frank to draft a letter to Council to express the Board’s findings. Motion 

unanimously approved by all members present.  

 

C. Letter from State Planning Commission re: State Development & Redevelopment Plan 

Update 

There are public outreach meetings being held by the Office of State Planning Advocacy. 

Solicitor Frank recommends that the members read the plan that was sent. There are no 

changes being proposed to the State Planning map. A Motion was made by Mr, Gabriele 

and seconded by Mr. Isaacson to receive and file  the correspondence. Motion unanimously 

approved by all members present.   
 

APPLICATIONS 

There were no applications. 

 

PUBLIC COMMENTS 

There were no members of the public in attendance. 

 

ADJOURNMENT 

Motion made by Mr. Gabriele, seconded by Mr. Kehr to adjourn the meeting at 8:34PM. Motion 

unanimously approved by all members present. 

    

 

 

             

       John Fratinardo, Secretary 

 

JF/ah  


