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       Florence, New Jersey 08518-2323 
       September 24, 2019 
 
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 7:34 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: 
Mildred Hamilton-Wood  Bruce Garganio 
Ray Montgomery   Tom McCue     
Mayor Craig Wilkie   Council Representative Ted Lovenduski 
John Pagano    Carl Mattson 
 
ABSENT:     Wayne Morris 
 
ALSO PRESENT: Solicitor David Frank 
   Planner Barbara Fegley 
   Engineer Hugh Dougherty (Excused) 
    
Due to the absence of Mr. Morris, Chairperson Hamilton-Wood appointed Ray Montgomery as 
Acting Secretary for the meeting. 
 
RESOLUTIONS 

A.  Resolution PB-2019-15: Granting Extension of Approval to David Boudwin for Minor 
Subdivision with Bulk Variances for subdivision/lot line change on property located at 32 
& 34 Fountain Blvd., Florence Township. Block 171.02, Lots 16 & 17. 

  
It was the Motion of Vice Chairman Garganio, seconded by Councilman Lovenduski to approve 
Resolution No. PB-2019-15. 
 
Upon roll call, the Board voted as follows: 
YEAS:  Garganio, Lovenduski, McCue, Montgomery, Pagano, Wilkie 
NOES:  None 
ABSTAIN: None               
ABSENT: Morris         Motion carried 

 
MINUTES 

A.  Regular Meeting of August 27, 2019 
 
It was the Motion of Councilman Lovenduski, seconded by Mr. McCue to approve the minutes 
of the Regular Meeting of August 27, 2019 as submitted. Motion unanimously approved by all 
members present.    
 
CORRESPONDENCE 

A. Letter dated 8/23/19 from Burlington County Planning Board regarding Florence 
Turnpike Crossings East 
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B. Letter dated 9/5/19 from Engineer Dougherty regarding Florence Turnpike Crossings 
East 

C. Letter dated 8/28/19 from NJ DEP regarding 2037 Route 130 South 
D. Letter dated 9/9/19 from Engineer Dougherty regarding 899 Oak Street 
E. Letter dated 9/12/19 from Engineer Dougherty regarding 899 Oak Street 
F. Letter dated 9/17/19 from Burlington County Planning Board regarding Florence 

Turnpike Crossings East 
 
It was the Motion of Mr. Pagano, seconded by Mr. Garganio to receive and file correspondence 
A through F.  Motion unanimously approved by all members present. 
 
APPLICATIONS 
There were no applications. 
 
OTHER BUSINESS 
There was no other business discussed. 
 
PUBLIC COMMENT 
It was the Motion of Mr. Montgomery, seconded by Mr. McCue to open the meeting for public 
comment. Motion unanimously approved by all members present. 
 
Seeing no one wishing to be heard, it was the Motion of Councilman Lovenduski, seconded by 
Mr. Montgomery to close public comment.  Motion unanimously approved by all members 
present. 
 
MASTER PLAN DISCUSSION 
A.  Proposed Schedule 
 
Planner Fegley reviewed the anticipated time frame for the new Master Plan to be completed by 
December 2020.  She stated the Board should be able to complete an element, and at times two 
elements, each month.  She mentioned that the Board will not need to review the Housing 
Element as that was completed last year.  She also explained that Assistant Administrator, Tom 
Sahol will be providing information on several of the elements; such as, economic, recycling, 
and circulation.  It was also mentioned that if there is a need, discussion on an element can be 
carried to the next month’s meeting. 
 
The proposed schedule has the draft Master Plan to be ready for the October 2020 meeting, 
public hearing at the November 2020 meeting and adoption at the December 2020 meeting. 
 
Mayor Wilkie stated that all of the elements are in place and just need to be updated and current.  
He mentioned some of the elements will be pretty easy to complete because the information is 
available, it just needs to be compiled into the element.  He believes the new Master Plan will be 
able to be completed within the scheduled time-frame. 
 
Mayor Wilkie then mentioned that Kampack has withdrawn their interest in developing in 
Florence Township.  The principal owner sold to an international company and that company 
does not plan to pursue developing a manufacturing plant in Florence Township at the former 
Roebling Steel Mill site.  Because of this, the Board will have more time to focus on the new 
Master Plan.  He stated he would like to have the rezoning of the mill site that was discussed at 
last month’s meeting in place by the end of 2019. 
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B.  Statement of Objectives 
 
Planner Fegley stated our Master Plan was originally done in 1976 and updated through 1999 
with reexaminations done as required by the Municipal Land Use Law.  The Master Plan has 
sections, such as Circulation, that are very sparse. She requested that tonight the Board review 
the Statement of Objectives, Policies and Standards in our Master Plan and stated that once we 
have a new Statement of Objectives, this will form a basis of the new Master Plan.  She had 
compiled a list of 37 statements from our current Master Plan that was provided to all the Board 
members. 
 
Chairperson Hamilton-Wood commented that there is a need to have a balance between 
residential and commercial and noted that the residents of the township do not want any more 
warehouses.  Planner Fegley agreed; however, she stated that at one time, there was a concern 
there was too much residential.   
 
Mr. Pagano stated the applications we see in our township are the same as in other municipalities 
and it’s all due to the demand in the market.  Our township is at a turnpike interchange, which 
drives the warehouse demand.   
 
Chairperson Hamilton-Wood pointed out that we have to be aware of what our infrastructure can 
handle. 
 
All 37 statements were then reviewed with some being kept as is, some deleted, some combined 
into one, and some revised. 
 
Mayor Wilkie commented that the Board should maybe look at changing wording in the SM 
(Special Manufacturing); for instance, distribution centers are permitted in the GM (General 
Manufacturing) and SM zone.  Warehouses store items, have few employees, and little traffic; 
whereas, distribution centers have many employees and a lot of traffic.  Solicitor Frank stated 
you can have a more refined distinction between warehouses and distribution centers explained 
in the specific zones.  A couple ideas mentioned were to base the distinction on the number of 
employees or to take “distribution centers” out of the SM zone and only allow them in the GM 
zone. 
 
In finishing up with the discussion, Solicitor Frank stated one thing to consider is to promote 
certain uses to preserve the heritage of buildings, for example the buildings at DC Fabricators, 
should the need arise.  Planner Fegley added that we should also look to use the waterfront to its 
full potential, such as possibly including water recreation uses.  Vice Chairman Garganio stated 
we should also be looking to save the character of our community and get more specific in our 
zoning.  
 
ADJOURNMENT 
It was the Motion of Councilman Lovenduski, seconded by Mr. Montgomery to adjourn the 
meeting at 9:12 p.m.  Motion unanimously approved by all members present. 
   
 
 
             
       Wayne Morris, Secretary 
/kf 


