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Florence, New Jersey 08518-2323
March 26, 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 7:30 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 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
Wayne Morris Council Representative Ted Lovenduski
Mayor Craig Wilkie John Pagano

Carl Mattson
ABSENT: Ray Montgomery, Tom McCue

ALSO PRESENT:  Solicitor David Frank
Engineer Hugh Dougherty
Planner Barbara Fegley

RESOLUTIONS
A. Resolution PB-2019-07: Granting approval to IPT Acquisitions, LLC for Amended
Preliminary & Final Major Subdivision, adjustment of lot lines, on property located on
W. Front Street, Florence. Block 156.01, Lot 90.

It was the Motion of Mr. Pagano, seconded by Mr. Morris to approve Resolution No. PB-2019-
07.

Upon roll call, the Board voted as follows:

YEAS: Pagano, Morris, Garganio, Lovenduski, Hamilton-Wood
NOES: None
ABSTAIN:  Wilkie Motion carried

B. Resolution PB-2019-08: Granting approval to AID Electric Corporation for application
for Minor Site Plan and Side Yard Setback variance to install outside backup generators
for manufacturing use on property located at 700 Railroad Avenue (ReadyPac property).
Block 147.01, Lot 3.11

Solicitor Frank stated he and the applicant’s attorney had some correspondence regarding the
hours of operation limitations that are imposed on the gas generators by their NJDEP permit.
Testimony at their hearing was that it would be no more than 200 hours per month in non-
emergency situations, or 2,400 hours per year. Their NJDEP permit will limit them to 2,000 per
year, which is actually less than testified to. He asked for the Board’s permission to alter the
draft before them from 200 hours per month to 2,000 hours per year because the applicant is
requesting the resolution’s amount of hours match the DEP permit.
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It was the Motion of Councilman Lovenduski, seconded by Vice Chair Garganio to approve
Resolution No. PB-2019-08 with the change mentioned by Solicitor Frank.

Upon roll call, the Board voted as follows:

YEAS: Lovenduski, Garganio, Morris, Pagano, Hamilton-Wood
NOES: None
ABSTAIN:  Wilkie Motion carried

C. Resolution PB-2019-09: Granting approval to Burlington Coat Factory for their
application for Preliminary & Final Major Site Plan to construct additional corporate
offices, parking and interconnection between Florence Township & Burlington Township
on property located at 1830 Route 130, Florence Township. Block 160.01, Lots 1.01,
1.03 & 1.04.

It was the Motion of Vice Chair Garganio, seconded by Mr. Morris to approve Resolution No.
PB-2019-09.

Upon roll call, the Board voted as follows:

YEAS: Garganio, Morris, Lovenduski, Pagano, Hamilton-Wood

NOES: None

ABSTAIN:  Wilkie Motion carried
MINUTES

A. Regular Meeting of February 26, 2019

It was the Motion of Councilman Lovenduski, seconded by Vice Chair Garganio to approve the
minutes of the Regular Meeting of January 22, 2019. Motion unanimously approved by
remaining members present.

CORRESPONDENCE
A. Letter to and ‘Thank you’ from Samaritan Hospice for the contribution in memory of
Gary T. Wilkie.
B. Soil Erosion and Sediment Control Plan for Burlington Stores, Block 160.01, Lots 1.01,
1.03 & 1.04

It was the Motion of Councilman Lovenduski, seconded by Mr. Pagano to receive and file
correspondence A and B. Motion unanimously approved by all those present.

APPLICATIONS
A. Application PB#2019-07: Florence Associates, LLC, c/o Weiss Properties, for
Preliminary & Final Major Site Plan with a Minor Subdivision to construct an apartment
complex, hotel and restaurant on property located at 2054 Route 130, Florence Township,
Block 160.01, Lots 4, 11.01, 11.02 & 24.

Chairperson Hamilton-Wood mentioned that this application was being heard for completeness
only and the Board would not be hearing the substantive matter of the application.

Solicitor Frank stated for the record that he has reviewed the notice of hearing that was published
by the applicant and it is sufficient to give the Board jurisdiction to hear and decide this
application. At the conclusion of the completeness review, if the application is found to be
complete, we will be adjourning the application to the May 28, 2019 meeting.
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Richard Hoff of the law firm of Bisgaier Hoff appeared on behalf of the applicant Florence
Associates LLC. Robert Stout of Stout & Caldwell was also present as the applicant’s engineer.
Mr. Hoff confirmed that they are here tonight for completeness only. He stated Engineer
Dougherty prepared a review letter dated March 19, 2019 identifying the waivers they are
seeking with respect to completeness.

Engineer Dougherty advised the Board that they have met with the applicant on several
occasions; January 10, 2019, February 6, 2019 and March 6, 2019. He explained the applicant
has worked with them to provide a really thorough and complete application. He reviewed his
letter of March 19, 2019 and stated there are not many items remaining that haven’t been
discussed with the applicant, and in some cases, the applicant is basically deferring these items
as a condition of approval. These items are listed on page 3 of his letter and are as follows:

1) Free-Standing Sign is Required: Engineer Dougherty’s understanding is there are no
variances anticipated at this time, but the applicant has not finalized their signage so they
are asking this as a condition of approval. He stated this could be deferred to the hearing.

2) Architectural Elevations: The applicant is requesting a waiver. They did supply
architectural elevations of the type of units they are proposing; however, there is a
commercial building and a clubhouse that they will provide architecturals either at the
time of submission or as a condition of approval. He stated he has no problem waiving
this at this time.

3) Written Descriptions on the Proposed Use of the Operations of the Buildings: The
applicant is requesting a waiver because the commercial building is an unknown tenant at
this time. They would like to have some flexibility with regard to that commercial
structure. He has no problem with waiving this at this time and stated that as the process
goes along, this will be a condition of approval or they would potentially come back to
the Board if that commercial building changes to a great extent.

4) Street Names to be Provided: In the layouts, there are some private streets shown. That
would be something deferred as a condition of approval because the street names have to
be coordinated with 9-1-1 to make sure of no duplications. He has no problem at this
time deferring this as a condition of approval.

5) Executed Water and Sewer Agreement: This would be an outside agency approval so
this would also be a deferral as a condition of approval.

Engineer Dougherty stated that the applicant has supplied everything else on the checklist and
with the above 5 items either being deferred or waived, the Board could deem this application
complete.

Chairperson Hamilton-Wood asked Solicitor Frank if the meeting needed to be opened for public
comment. He stated no. Chairperson Hamilton-Wood asked if any member of the Board had
any questions. Planner Fegley stated that on the freestanding sign detail that she does have a
concept of the hotel sign, but not for the other 2 commercial uses. She is okay for this being
deferred because the applicant has stated to her that they will conform to the Redevelopment
Plan.

Chairperson Hamilton-Wood asked for a motion to deem the application complete and granting
the waivers and deferrals mentioned by Engineer Dougherty and Planner Fegley. She stated that
this is with the understanding that if deemed complete this evening, the Board is not giving up its
right to receive and/or require these times at any time during the process. Solicitor Frank stated
that in addition, items #1, #4 and #5 are items that would ultimately become potential conditions
of any approval of the Board.
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It was the Motion of Mr. Pagano, seconded by Vice Chair Garganio to deem application
PB#2019-07 complete with the waivers/conditions for the 5 items listed in Engineer Dougherty’s
letter of March 19™".

Upon roll call the Board voted as follows:

YEAS: Pagano, Garganio, Morris, Mattson, Lovenduski, Wilkie, Hamilton-Wood
NOES: None
ABSTAIN: None Motion carried

B. Application PB#2019-06: Fountain of Life, c/o Burlington Assembly of God, for
Preliminary & Final Major Site Plan for proposed site development for stormwater
management, additional parking, concrete walkways, playground and fire pit on
property located at 2035 Columbus Road, Florence Township, Block 170, Lot 6.01.

Niall O’Brien of Archer & Greiner appeared on behalf of the applicant, Fountain of Life Center.
He stated this application is for preliminary & final site plan approval for the continued
development of a large property that is 106 acres in size. He stated there are actually two facets
to this application. This is a campus-style property for a religious organization with educational
facilities and gymnasium where folks congregate for all kinds of reasons, including recreation.
The applicant discovered during this process that there were some improvements installed and
already in use on the property for which the applicant has not requested approval from this Board
before doing these improvements. With the new improvements proposed, they are also
presenting the improvements that are in place and in use for which the applicant did not
previously get approval.

Engineer Dougherty stated the site for this application already exists with buildings and paving.
They are appending it to add additional paving and as Mr. O’Brien had mentioned, they are
seeking an approval after-the-fact for the things that have been built without coming back to this
Board for approval. He stated he did issue a letter dated March 18, 2019. On page 2 of his
review letter, the proposed 35 parking spaces, 5,000 sg. ft. playground, 7 additional parking
spaces, 15-foot fire pit and new stormwater management basins are mentioned. The previously
non-permitted items are a playground and 27 parking spaces that were constructed.

Engineer Dougherty stated that in regard to completeness, there are some items that because it is
an existing campus-style site, there are items that are non-applicable. He agrees to the items they
have marked N/A on the checklist. There are some items they have requested waivers, and he
would like some additional information of some of these items:

1) Environmental Impact Statement (EIS): There are some monitoring wells depicted in the
vicinity of the playground. He is looking for testimony on this so this could be deferred
to the site plan stage to hear the testimony.

2) Preliminary Wetlands Delineation: He has no objection to a waiver as this is a previously
disturbed site. They are not impacting any additional wetlands at all.

3) Preliminary Delineation of Stream Encroachment: He has no objection to this waiver for
the same reason as the wetlands delineation.

4) All Structures/Wooded Areas Within the Tract (trees > 6” in diameter): He has no
objection to this waiver for the same reason as the previous two waivers.

5) Indication of Drainage Conditions and Direction of Flow: As there are no activities
proposed on the adjacent roadways and they are all internal to the campus, he has no
objection to this waiver.
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6) Location of All Easements: He would like to have testimony that there are no easements
in this campus-style site. There are none shown on the plan and they are asking a waiver
for this. He is assuming that there are no easements because it is internal to the site, but
would like testimony to this. This would be a waiver as well.

7) Cross Section of Water Courses: Again, limited to previous areas of disturbance, he has
no objection to a waiver for this.

Engineer Dougherty stated that the above 7 items, except for #1 could be waived and the Board
could determine this application complete. We could then move right into the hearing stage
because this is an existing site with some minor modifications.

Chairperson Hamilton-Wood asked Mr. O’Brien if he could provide testimony to item #1. Mr.
O’Brien stated that it’s the applicant’s understanding that the monitoring well is associated with
the sub-surface septic system. Because this is a large facility, the monitoring well is actually
monitoring the levels of groundwater with respect to the discharge from the septic system. If
there is an issue reported from the monitoring well, the septic system would then have to be
addressed. He stated he assumed Engineer Dougherty’s concern is that it is related to some sort
of prior contamination of the property. Engineer Dougherty stated that is correct and that the
septic system itself in addition to the DEP permitting, its generally overseen by the county. He
stated this testimony is acceptable to him and that at this point, the Board could deem the
application complete with the above-mentioned waivers for items #2 - #7.

It was the Motion of Councilman Lovenduski, seconded by Mr. Morris to deem the application
complete with waivers granted for items #2 through items #7, expecting testimony for these
items during the hearing.

Upon roll call the Board voted as follows:

YEAS: Lovenduski, Morris, Pagano, Garganio, Mattson, Wilkie, Hamilton-Wood
NOES: None
ABSTAIN: None Motion carried

Mr. O’Brien stated he has 2 witnesses with him this evening. Robert J. Miller, Chief Operations
Officer who handles everything below a pastoral level and Jeffery Richter, a licensed
professional engineer of Banc3 Engineering were sworn in by Solicitor Frank. Solicitor Frank
stated Mr. Richter has appeared in numerous hearings throughout the county and is most
certainly an expert in the field of site and civil engineering.

Mr. Richter presented Exhibit A-1, a fairly recent aerial view of the site that was obtained from
Google Earth. The site is approximately 106 acres. He pointed out the sanctuary building, the
offices, the school portion and the gymnasium. He stated this shows what is on-site today.

Exhibit A-2 is the overall site plan that was submitted with the application. The colored portions
of this exhibit are the proposed area of improvement. The dark gray parking area is an existing
improvement as well as the pink area for the playground. Both of these areas were built without
approvals. He also pointed out another bank of parking spaces and sidewalk up to the
gymnasium that were done without approvals. He then pointed out what is being proposed as
new improvements: new parking lot with 35 spaces, new playground, paving of existing stone
driveway to the rear, construction of new stormwater management due to the proposed
impervious coverage (there is an existing piping system that flows along the rear of the building
that they will be intercepting and treating the output in the new area), fire pit and some sidewalk
along the front of the gymnasium to connect to the buildings. They are also looking to
reconstruct the existing entrance of the gymnasium in the current footprint with larger planters
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that a vehicle cannot drive through. This is being done for security purposes. In the back, there
will be removable bollards; again, for security purposes.

Mr. Richter presented Exhibit A-3, the grading plan. He stated that basically these are the
improvements they are proposing. They are limited to the back portion of the site. There are
some questions as to what the 35-space parking lot will be used for. He stated there are some
athletic fields in the area and people currently park along Old York Road for the ball games and
the intent is to have them park in the proposed parking lot. He stated is will also be used for the
proposed playground.

Mr. O’Brien mentioned there are a couple of design waivers being requested in association with
the proposed parking lot. Mr. Richter stated they are requesting a waiver from doing the
curbing. He stated that pretty much the entire site is curbed until you get to the back portion.
They would like to keep it in theme with what is done in that area. He stated they will put the
parking bumper blocks for each space and the spaces will be striped. Mr. O’Brien stated they are
also not proposing to connect that parking lot to the sidewalk that runs in front of the
gymnasium.

Vice Chair Garganio asked that without curbing for the parking lot, he asked how the runoff
would fit into their system. Mr. Richter stated they would put an inlet in the area and will be
putting in some extra drainage to address one of the comments on Engineer Dougherty’s letter
regarding stormwater management. He stated they are requesting a waiver for a sidewalk, and
commented that the exiting parking actually goes to other basin, so they’re requesting a waiver to
offset that. What they will do is collect an equal amount of runoff and bring it back around so
there’s no additional impact to the existing basin.

Mr. Morris asked if there would be lighting in the new parking lot. Mr. Richter stated that they
do propose lights to illuminate the parking lot. He stated Planner Fegley suggested some
landscaping items for the parking lot that they will be doing as well.

Mr. Mattson asked that while they are proposing the parking lot for the existing ball fields, are
they proposing anything to not allow parking along Old York Road. Mr. Miller stated they are
not proposing anything at this point; however, that is in their long-term plans.

Mr. Miller stated their main business obviously is the church. In the past, they have gotten away
from that and into real estate and other things; however, in the past 2 years with a new pastor,
they are getting back to being a church. He stated they had to clean up their mess and that is why
they are her tonight. Their hours of operations for services are on Sundays at 9 AM and 11 AM.
They have just hired the Florence Township Police Department to help them with security on
Sunday mornings for those times. Their office hours are Monday through Thursday, 9 AM - 4
PM and Friday, 9 AM — 1 PM. They have 102 employees. Mr. Miller stated the fire pit came as
a recommendation of Fire Marshal Richardson because of the 6 or 7 fires they have throughout
the summer, and they currently use the sandbox. He mentioned that they do agree with all of the
conditions in Fire Marshal Richardson’s review letter, as well as Planner Fegley’s review letter.

Mr. O’Brien asked Mr. Miller why the need for the additional parking. Mr. Miller stated they
really want to keep the people from parking along Old York Road, and with soccer and baseball
season starting, this is a real priority. They also believe the new playground will bring people
onto their campus and this will provide parking for the playground. The parking is not just for
quantity, it is for convenience of location.
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Mr. O’Brien confirmed that he and Mr. Miller have conversed regarding the improvements
installed without approval. Mr. Miller stated he fully understands that they need to come before
the Board every time they propose additional improvements.

Chairperson Hamilton-Wood asked what the need was for the other parking installed without
approval. Mr. Miller stated that was installed before he came into this position and is not aware
of why it was done. It is used by the teachers so he believes it was put in as a convenience for
them, but can’t say for sure.

Mr. Pagano wanted to confirm that the approved areas on site are curbed; however, the areas
installed without approval are not curbed. Mr. Richter stated that is correct. He also stated that
the driveways in the rear are not curbed, as well and that the proposed parking lot is in between 2
non-curbed areas and they would like it to blend in with what’s existing. Mr. Pagano stated that
he was making sure the non-curbing was done with the non-approved parking and that a
precedent had not been set with a prior approval. Mr. Richter stated that is correct.

Chairperson Hamilton-Wood asked if the existing parking spots have the parking bumpers. Mr.
Miller stated he does not believe they do. Solicitor Frank asked if they were amenable to
installing the bumpers to those spots. Mr. Miller stated they are.

Mr. Morris asked if the new parking lot would be ADA compliant. Mr. Richter stated they can
add a spot to make it compliant. However, it is a distance to walk over the terrain to get to the
ball fields and not easily navigated by someone requiring assistance. Engineer Dougherty stated
that based on the number of parking spaces you have, there is a certain percentage that has to be
ADA compliant. In this case, you can treat the whole site and say they meet the ADA
requirement, or you look at the proposed parking lot and it would require 1 space. Mr. Miller
stated that their current parking is adequate for their current use. The new parking would be for
the ball fields and the playground.

Chairperson Hamilton-Wood asked Engineer Dougherty to explain the curbing because as she
understands curbing is typically done to control water flow, but without that, will there still be
proper flow? Engineer Dougherty stated that with the stormwater aspect, there is sidewalk in
front of the gym that basically flows to the existing detention basin, along with some of that
parking. Stormwater management kicks in because it is greater than 1 acre of disturbance so
therefore, they have to manage the stormwater. Essentially, the Board could waive the
requirements as a de minimis increase in runoff to that front basin and then you are also losing
some ability for the soil to infiltrate the rainwater because you’re putting in paving and sidewalk.
Because of this, the applicant’s engineer has offered to mitigate that instead of it being collected
by curbing. He’s directing it by sheet flow down to an inlet and then using bio-retention swales
in the back to get additional water quality.

Mr. Richter stated that to compensate for the impervious sidewalk area and parking spaces that
were both constructed prior to approvals, they will take an equal amount of impervious area and
direct it to the basin. Solicitor Frank confirmed that to make it balance and not having any net
increase of flows to the existing basin, they will pick up an equivalent amount of the increase
from those parking and sidewalk areas and direct that to the new basin. Mr. Richter stated that is
correct. Chairperson Hamilton-Wood confirmed that this can all be done without the use of
curbs. Engineer Dougherty stated that is correct. He stated a concern he had was that without
curbing, you would need to have the bumper stops to keep people from driving into the grass.
Chairperson Hamilton-Wood stated that it would be a concern being near the playground and not
having curbing or bumper stops. One of them is needed. Engineer Dougherty stated that the



37

proposed way of grading lends itself to not having curbs. In other words, the sheet flows in
through the parking lot and then it’s collected along the paved surfaces and goes into the inlet.

Discussion took place regarding having a handicapped spot in the proposed new parking lot and
if so, there should be an accessible way to get to the ball field instead of a dirt path. Engineer
Dougherty stated there is something called accommodation where the terrain is too rough, it
would be up to the church to offer an accommodation to get someone out to the ball fields. Mr.
Miller stated that it has never come up but they will take a look at it, such as getting someone to
the fields by golf cart. The access off of Old York Road is only accessible to the baseball fields,
not the soccer field. Vice Chair Garganio stated if a person in not able to get to the ball fields
from the proposed parking lot, why have an ADA spot in the new parking lot? Engineer
Dougherty stated we could look at the site as a whole and then the applicant is ADA compliant.
He stated that the applicant would have to defend this if they were challenged. If there was an
ADA space in the parking lot, there would have to be some accommodation made to get that
person to the ball field other than an accessible route. He stated he is okay with looking at the
entire site for ADA compliance.

Discussion took place regarding the proposed fire pit. Chairperson Hamilton-Wood asked what
it would be used for. Mr. Miller stated the Assembly of God Royal Rangers (similar to boy
scouts and girl scouts) like to toast marshmallows and sing songs. The Fire Marshal requested
them to construct a fire pit and stop using the sandbox. There will be no proposed seating and
the kids will just sit on the grass. Mr. Miller stated that there is an accessible hose on the back
corner of the nearest building and there will be 2 fire extinguishers on hand anytime the fire pit is
in use.

Mr. Mattson asked if they will be getting rid of their existing playground once the proposed one
is built. Mr. Miller stated the existing playground is directly tied to the preschool and its age
group and will remain. The new playground will be geared to older children.

Mr. Pagano stated that any improvements done to this site will draw more traffic to the Old York
Road and Columbus Road intersection, which is already a dangerous intersection. Mayor Wilkie
commented that the County has done a study and they say it does not warrant a 4-way stop or
traffic light at this time. The County does plan to do some improvements by way of larger signs
and vegetation removal.

Solicitor Frank confirmed with Mr. O’Brien and Mr. Richter that the applicant is amendable to
complying with the plan detail and design comments in Engineer Dougherty’s and Planner
Fegley’s letters. Mr. Richter stated they talked about mitigating the drainage for the parking
stalls and sidewalk and are in agreement to everything else in Engineer Dougherty’s letter. In
Planner Fegley’s letter, they are requesting the waiver for the curbing and are in agreement with
all other comments. He did mention that they will have all sidewalks ADA compliant. Solicitor
Frank confirmed that do not plan to do a sidewalk to connect the new parking to the gymnasium
and also not parallel up to the roadway. Mr. Richter stated that is correct.

It was the Motion of Councilman Lovenduski, seconded by Vice Chair Gargano to open the
meeting for public comment. Motion unanimously approved by all those present.

Seeing no one else wishing to be heard, it was the Motion Councilman Lovenduski, seconded by
Vice Chair Garganio to close public comment. Motion unanimously approved by all those
present.
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Solicitor Frank stated that the motion to approve this application would be with the conditions of
approval for providing bumper blocks in lieu of curbing; the balancing of the water runoff;
compliance with the plan detail and design comments of the Board Planner and Engineer except
for references to providing sidewalks and curbing (specifically not providing a sidewalk
connecting the new parking lot to the gym area or parallel to the roadway along the new
playground); to not require an ADA space in the new parking lot, relying instead on the overall
sites parking provisions to satisfy the applicant’s ADA requirements and the Board’s usual
conditions of approval.

It was the Motion of Vice Chair Garganio, seconded by Mr. Pagano to approve application
PB#2019-06 with the conditions noted by Solicitor Frank.

Upon roll call the Board voted as follows:

YEAS: Garganio, Pagano, Morris, Mattson, Lovenduski, Wilkie, Hamilton-Wood
NOES: None
ABSTAIN: None Motion carried

OTHER BUSINESS

Solicitor Frank mentioned that earlier when the Board found the application with regard to
Florence Associates LLC to be complete, a motion should also have been made to adjourn that
hearing to the Board’s May 28" meeting without requiring further mailed or published notice.

It was the Motion of Mr. Pagano, seconded by Mr. Morris to carry the application of Florence
Associates, LLC to the May 28, 2019 meeting for public hearing without requiring further
mailed of published notice.

Upon roll call the Board voted as follows:

YEAS: Pagano, Morris, Garganio, Mattson, Lovenduski, Wilkie, Hamilton-Wood
NOES: None
ABSTAIN:  None Motion carried

PUBLIC COMMENT
It was the Motion of Councilman Lovenduski, seconded by Vice Chair Gargano to open the
meeting for public comment. Motion unanimously approved by all those present.

Seeing no one else wishing to be heard, it was the Motion Councilman Lovenduski, seconded by
Mr. Mattson to close public comment. Motion unanimously approved by all those present.

MASTER PLAN DISCUSSION
No Master Plan discussion took place.

ADJOURNMENT
It was the Motion of Councilman Lovenduski, seconded by Mr. Morris to adjourn the meeting at
8:31 p.m. Motion unanimously approved by all those present.

Wayne Morris, Secretary
Ikf



