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Florence, New Jersey 08518-2323 
May 28, 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 
Tom McCue  Mayor Craig Wilkie (arrived 8:40 pm) 
Carl Mattson 

ABSENT:      Ray Montgomery, John Pagano 

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

RESOLUTIONS
A.   Resolution PB-2019-11:  Approving the application of the Estate of Donald Cooper/ 

Donna Hobson Executrix for Minor Subdivision to create 3 lots on property located at 
899 Oak Street, Florence Township. Block 150, Lot 1.01.  

It was the Motion of Vice Chair Garganio, seconded by Mr. McCue to approve Resolution No. 
PB-2019-11. 

Upon roll call, the Board voted as follows: 
YEAS: Garganio, McCue, Morris, Lovenduski 
NOES: None 
ABSTAIN: Hamilton-Wood          Motion carried 

MINUTES 
A.  Regular Meeting of April 23, 2019 

It was the Motion of Councilman Lovenduski, seconded by Mr. Morris to approve the minutes of 
the Regular Meeting of April 23, 2019 as submitted. Motion unanimously approved by all those 
present.  

CORRESPONDENCE 
A. Letter dated 4/24/19 from Burlington County Planning Board regarding Fountain of Life 

Center 
B. Letter dated 4/25/19 from Burlington County Planning Board regarding Effisolar Energy 

Corp 
C. Letter dated 4/30/19 from Burlington County Planning Board regarding Florence 

Turnpike Crossing-East 
D. Soil Erosion & Sediment Control Plan dated 4/30/19 regarding 31 Fountain Blvd. 
E. Soil Erosion & Sediment Control Plan dated 5/1/19 regarding PSE&G Bustleton Station 
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F. Letter dated 5/9/19 from Burlington County Planning Board regarding Florence Turnpike 
Crossing-East 

G. Letter dated 5/16/19 from Burlington County Planning Board regarding Florence 
Turnpike Crossing-East 

It was the Motion of Councilman Lovenduski, seconded by Vice Chair Garganio to receive and 
file correspondence A and G.  Motion unanimously approved by all those present. 

APPLICATIONS 
A.  Application PB#2019-09:  Application of Gary and Joyce Capritti for Minor Subdivision 

to consolidate 2 lots into 1, Lot 12.01 & 16, and to make a lot line adjustment by adding 
1,000 square feet of property from Lot 12.02 to become part of the new consolidated Lot 
16, Area and Bulk Variances are also being requested, on property located at 1016 Cedar 
Lane and 1014 Cedar Lane.  Block 160.01, Lots 12.01 & 16; Block 160.01, Lot 12.02. 

Jonas Singer of Wells & Singer came forward stating he is representing the applicant, Gary and 
Joyce Capritti.  He stated he has one witness, Gary Capritti, who was then sworn in by Solicitor 
Frank. 

Mr. Singer confirmed with Mr. Capritti that he is the owner of Block 160.01, Lots 12.01 and 16 
as shown on the tax map of Florence Township and has made application before the Board to 
consolidate those 2 lots.  Mr. Capritti stated improvements to Lot 12.01 (approximately 1/3 acre 
in size) include his house and garage.  He stated improvements to Lot 16 (approximately 1.75 
acres in size) include a barn, driveway, swimming pool and there is electric run to his barn.  He 
confirmed this application is to consolidate the 2 lots and not to create new lots. 

Mr. Singer confirmed with Mr. Capritti that with permission of the owner of Block 160.01, Lot 
12.02, he is subdividing 1,000 sq. ft. off that lot and attaching it to his proposed combined lots.  
Mr. Capritti explained that shortly after he moved to Cedar Lane in 1975, his original neighbor 
built next door to him.  He had no back yard as it was only 20 feet deep.  His original neighbor 
conceded 1,000 sq. ft. of his property to Mr. Capritti giving him some additional offset and 
extending his back yard.  Mr. Capritti stated he has maintained that 1,000 sq. ft. additional 
property since at least 1980 and that his current neighbor has agreed to deed over that 1,000 sq. 
ft. to Mr. Capritti. 

Mr. Capritti stated that the variances that exist, lot area and the side yard setback for the metal 
shed, are all pre-existing.  He also stated he is not creating any new variances with this 
application.  He stated he would like his property to be consolidated into one lot so that when he 
is no longer here, his children will be able to sell the property with no issues. 

Engineer Dougherty stated that in regard to completeness issues, this application was submitted 
as a minor subdivision and the applicant has asked for waivers for several of the checklist items: 

- environmental impact statement 
- delineation of wetlands 
- delineation of stream encroachment 
- all structures and wooded area within the tract and within 100’ feet of the property 
- existing and proposed utilities & drainage 
- general location of the drainage 
- depiction of flood hazard areas 
- constrained free circles 
- RSIS standards 
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Engineer Dougherty stated that because there is no development proposed and this application is 
to just changing lot lines, he does not have any objections to waiving all these items.  He stated 
there is one item, Item E – streets, easements, watercourses and right-of-way, that the applicant 
has requested a waiver.  There is no need for this waiver because these items are shown on their 
plan. 

Engineer Dougherty stated on the Variance Checklist there is a requirement for a Certificate 
from the Zoning Officer as to the denial of the zoning permit; however, they are requesting a 
waiver for this because there is no violation issued.  He has no objection to this waiver. 

Engineer Dougherty stated with waivers granted for the above, this application can be deemed 
complete and we can then proceed to the hearing of this application. 

It was the Motion of Vice Chair Garganio, seconded by Councilman Lovenduski to deem the 
application complete with waivers mentioned by Engineer Dougherty. 

Upon roll call the Board voted as follows: 
YEAS:  Garganio, Lovenduski, Morris, McCue, Mattson, Hamilton-Wood 
NOES:  None  
ABSTAIN: None  Motion carried 

Chairperson Hamilton-Wood asked what the status was of Mr. Capritti’s neighbor’s property.  
Mr. Capritti stated it has been purchased and is in the process of being renovated. 

Planner Fegley stated there is a lot of pre-existing non-conforming situations; however, 
questioned Mr. Singer’s remark that there are no new variances being created with this 
application.  She stated that this application will be increasing the degree of pre-existing non-
conforming conditions with the minimum lot area for the 2 lots and maximum density of 
coverage of the 2 lots.  Mr. Singer stated Lot 12.02 is undersized right now and will be a little bit 
more undersized by 1,000 sq. ft.  Solicitor Frank stated we can look at the overall tract for this 
because if it’s a density variance, it’s a ‘D’ variance and therefore, beyond the authority of this 
Board.  He believes it is not a ‘D’ variance if you look at the overall tract that includes the 3 
subject lots, because there will not be any additional to the area under discussion; it’s just being 
chopped differently.  So, the Board may not want to consider this a density variance but to be an 
increase on the non-conformity of lot area regarding the lot from which land is being taken by 
about 1,000 sq. ft.  Chairperson Hamilton-Wood asked if that would also go to the distance 
between the in-ground pool because that distance is changing by 20’.  Mr. Capritti stated that the 
pool is no longer there.  Vice Chair Garganio stated the applicant’s really turning 3 non-
conforming lots into 2 non-conforming lots, so the average works out. 

Planner Fegley stated there is one side-yard setback that is inaccurate on the plan, as mentioned 
in her review letter, page 3, #1.  She believes that it would stay as 34’ so asks that it be changed 
on the plans.  Planner Fegley also stated that she is not requiring sidewalks but questioned if 
there is a need to have them.  Solicitor Frank stated the Planner Fegley’s review letter sparked 
his interest into looking into the need for sidewalks, so he had a conversation with the Assistant 
Administrator, Tom Sahol earlier today.  Township ordinance does require the Board to require 
sidewalk whenever there is a development approval granted.  The Board can waive that, and he 
thinks this may be an appropriate application for such a waiver.  He stated that Mr. Sahol advised 
him that it is presently the township’s plan to improve the water infrastructure in front of the 
property before us and in conjunction with that, they would necessarily have to dig up the curb 
line and sidewalk area and put it back together.  Also, the township presently believes that they 
will be able to construct the sidewalk entirely in the county right-of-way. However, he asked if 
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the need to maneuver around trees that are significant trees and are to be kept, the township 
would need to slightly widen the easement in order to accommodate sidewalk.  If that were to 
happen, would the applicant be amenable to consent to granting that easement.  Mr. Capritti 
stated there are no trees in that area, but he does consent to granting additional easement if 
needed. 

Engineer Dougherty stated that along with waiving the requirement for sidewalks, this also 
includes curbing as well, if the Board so considers.  Mr. Singer stated that they are unable to 
speak for the owner of Lot 12.02 regarding granting the easement for the curbing or sidewalk.   

Engineer Dougherty also had a comment on verifying the lot number on the consolidated lot with 
the Tax Assessor.  He believes it should be Lot 12.01 and not Lot 16 because 16 is out of order 
from the remaining lots; but that will be something the Assessor will assign.  Mr. Singer stated if 
this application is approved, it will be recorded by deed and he will check with the Assessor 
before that process is done. 

Seeing there were no more questions or concerns of the Board, it was the Motion of Mr. Morris, 
seconded by Mr. McCue 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 of Councilman Lovenduski, seconded 
by Vice Chair Garganio to close public comment.  Motion unanimously approved by all those 
present. 

It was the Motion of Vice Chair Garganio, seconded by Councilman Lovenduski to approve 
application PB#2019-07 with the waiver for the sidewalk and curb requirement, the condition of 
the consent of the applicant for the right-of-way easement should it be needed, and the usual 
conditions regarding outside agencies and escrow.  

Upon roll call the Board voted as follows: 
YEAS:  Garganio, Lovenduski, Morris, McCue, Mattson, Hamilton-Wood 
NOES:  None  
ABSTAIN: None  Motion carried 

B. 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.  

Richard Hoff of the law firm, Bisgaier Hoff stated he was here of behalf of the applicant, 
Florence Associates, LLC and are here tonight for Preliminary & Final Major Site Plan as well 
as a Minor Subdivision.  He explained this project has been going on for quite some time and is 
the subject of the Weiss Redevelopment Plan dating back to 2017.  This is a mixed-use project 
that will contain a residential component as well as a hotel and retail use.  This project will also 
have significant roadway improvements in the area that will be a vast improvement to the 
conditions today. 

There were several witnesses for the application that were sworn in by Solicitor Frank:  Robert 
Stout, Stout & Caldwell, Professional Engineer and Land Surveyor; Victor Barr, VLBJR, 
President; Matthew Seckler, Stonefield Engineering & Design, Principal and Traffic Engineer; 
and Yoni Nevenansky, Weiss Properties, Vice President. 
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Chairperson Hamilton-Wood qualified Mr. Stout as an expert witness.  Mr. Stout presented 
Exhibit A-1 which was a colored aerial of the area with the site in question outlined in red.  He 
stated this outlined portion consist of 4 lots, which they would like to consolidate into 3 lots, 
which is the reason for the Minor Subdivision.   

Mr. Stout presented Exhibit A-2 which was a colorized rendering of the landscape plan that was 
submitted with the application.  The 3 proposed lots consist of the commercial component and 
the 2 phases of the residential component.  The residential component will be composed of 10 
residential buildings consisting of 24 units each.  This first phase will be the section along Cedar 
Lane building toward the self-storage facility on the adjacent site.  This site is 16.54 acres.  They 
will create an access coming in off Route 130, which will be 200 feet off the existing access.  
This is part on an on-going DOT application and the developer will construct a lot of 
improvements along the DOT right-of-way and Cedar Lane.  Over the past few months, they 
have met with the township, the county and the state DOT several times to come up with what is 
being proposed.  The main bulk of the work is constructing a roundabout on Cedar Lane, very 
similar to what the township has now on Cedar Lane on the other side of Route 130.  Their plan 
is to acquire the corner slip ramp from DOT, and after meeting with everybody have come up 
with a solution that basically will accommodate any issues currently at this intersection.  The 
roundabout will align Hunt Circus Drive and the main access to the proposed development, 
create a 4-way intersection and will allow a fluid flow of travel.  There will be a center median 
that will not allow access into the Wawa from the far lane.  You will have to travel down and 
around the roundabout and back up to Wawa’s entrance.  This is the bulk improvement that the 
township, county and state have been working on for this intersection.   

Mr. Stout stated there are 2 separate parts to this application.  The commercial component 
consists of 3 acres.  Building #14 shown on the exhibit is the largest of the buildings and is 
designated to be a 104-room, 4-story hotel.  It will be a Marriott.  Directly next to the hotel is 
unknown at this time but is anticipated to be a restaurant of some sort.  They have factored in 
both restaurant and retail components to figure out parking needs.  The parking need for the hotel 
is 94 spaces, which have been dedicated along the front of the property.  The restaurant/retail 
component, depending on whether you’re figuring it on seats or square footage, varies from 20 to 
69.  To be conservative, they’ve used the 69 number and have allocated 71 spaces.  One of the 
plusses of this configuration is that both function together, so even though the need is met for all 
parking requirements individually, there is also shared parking.  Even though the ordinance is 
met, they have more parking than what is required and will also meet the ADA requirements. 

Mr. Stout explained the following: 
- The residential component will be done is 2 phases.  The first phase will be off Cedar 

Lane and will consist of Buildings 1 – 5 (residential) and Building 12 & 11.  Building 12 
(clubhouse) will be constructed as the very beginning because it will be used as a sales 
office.  There will be a pool behind the clubhouse.  Building 11 is a 2-story maintenance 
garage.  There will be a full-time on-site manager who will live in the apartment on the 
2nd story.  Also, the recycling/trash center will be in the area of the maintenance garage.  
There will be individual bins for recycling items in a large masonry structure enclosure.  
There will be no gates so it will be easily accessible.  There will also be a trash 
compactor in an enclosed system with steps for a resident to drop their trash.  This will be 
ADA compliant.   Phase 2 will be the construction of Buildings 6 – 10. 

- The grade of the site basically drops from Cedar Lane towards the side of the property 
where the self-storage facility is.  They have addressed all the utilities on the site.  The 
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site will have municipal water and all lines will be looped within each other, so from a 
fire safety perspective measure, water will be able to be obtained from both directions.  
All the storm sewer is connected which is a big help with stormwater management and 
recharge components.  They’ve created a wet retention pond on the south end of the 
property designed per NJDEP regulations and all the township’s requirements.  It will be 
a wet pond that will discharge out into the county system.   

- Signage is proposed and stated that everything he is explaining, and has explained, meets 
the approved redevelopment plan.  There will be 3 monument signs.  One for the 
residential right before the entrance, a 2nd sign centered in front of the restaurant/retail 
component and 1 at the intersection of Hunt Circus Drive near the roundabout.  We do 
not have the design yet because a name for the development hasn’t been established at 
this time, but all signs will be the requirements of the ordinance.  There will also be a 
hotel pylon sign located in the corner of the intersection. 

- Lighting is a little bit different than what is done in a commercial or retail components.  It 
will be lower; 16’ is the height.  Lighting is usually 18’ – 22’, but they will use 16’ high 
to give it more of a residential look and in respect to the residential behind the property, 
there will be no light spillage off the property. 

- All the woods that are currently there, other than some area that must be cleared near the 
clubhouse, will remain.  He explained they have worked with the Board planner 
regarding landscaping to enable the site to have something that looks good and gives 
them the buffering required.  They have focused the landscaping on the residential and a 
large amount of landscaping along the west and north sides of the property.  This will be 
a mix of evergreens, deciduous trees and low-growth shrubs.  There will be inner-
connections walkways with low shrubs and low 4’ lighting to light the walkways.  There 
will be low trees along Route 130 to give visibility but also green scaping along the 
Route 130 corridor. 

- Residential parking spaces also meets the township code; where 462 spaces are required, 
472 are being proposed.  Each building will have an ADA space allocated.   

- In meeting the NJDEP requirements with stormwater management, you must figure out 
how much water will run off the site.  They calculate the rainwater that is collected into 
the streets which is then collected into the inlets.  All the roof water is collected 
underground and tied in.  All this will be collected into the detention basin, which is built 
to allow to store that volume and is the difference of what is on the site today, to the 
proposed design and allowed to discharge into the stream on a pre-developed rate.  They 
are decreasing the amount of water going off the site itself.  The detention basin meets all 
requirements. 

- This proposal conforms to the redevelopment plan approved for this site, as well as 
township ordinances, and that no variances are being requested.    

Mr. Stout presented: 
- Exhibit A-3, an architectural elevation of the clubhouse, prepared by VLBJR Architects, 

which showed the view of the clubhouse you would see as you’re coming through the 
circle.  The clubhouse will look very similar to what the residential buildings will look 
like.   
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- Exhibit A-4, a colored rendering of the exterior of the residential buildings, which shows 
the buildings will be 3 floors each.  Each floor will contain 8 units; 24 units per building.  
They will have 4 secured access points.  Access to each unit will be from the interior of 
the building only.  The building will be a mix of stucco, wood and siding plus balconies 
for the units.  Sidewalks will be installed along the residential buildings.  One of the 
plusses of this development is that they propose sidewalks all along the entire frontage of 
the site, along Route 130 and along Cedar Lane.  There will be full walkability along and 
inside the entire site with crosswalks at all intersections. 

- Exhibit A-5, the view of the proposed hotel, which shows the hotel will be 4 stories and 
will be similar coloring to the residential buildings.  The retail component is not finalized 
at this time but will ask them to conform to a similar look. 

In answer to the Board members questions, Mr. Stout stated the following: 

- The 240 units will be made up of 8 3-bedroom units, 140 2-bedroom units and 92 1-
bedroom units. 

- 15% of the units will be affordable housing units. 
- The streets will be maintained by the developer. 
- There will be 1 on-site manager/maintenance supervisor and there will be a sales 

manager.  Basically, 1 or 2 employees for the residential.  The employee count for the 
hotel and retail component is unknown at this time. 

- Although there is no end user for the retail component at this time, the footprint presented 
tonight will be the footprint.  If there is any significant change to that footprint or its 
square footage, they would have to come back to the board. 

- School age children for this development is figured at being 22 – 26 additional students 
to be added to Florence Township schools.  The applicant has another development in 
Willingboro that has 450 units and they have about 50 school age children. 

- The commercial component will be market driven, but it is anticipated that Phase 1 
(buildings 1-5, 11 & 12) will be built, the commercial component and then Phase 2 
(buildings 6 – 10). 

- The roundabout will be constructed first which is the biggest hold up for this 
development; working through the DOT process and the developer not having the land 
yet.  The developer has an agreement with DOT in place to acquire the land, but it has not 
been completed yet. 

Matthew Seckler, Principal with Stonefield Engineer & Design was qualified as an expert 
witness in traffic engineering.  He stated that one of the key components of this site is to 
eliminate the forward jughandle into the intersection.  As part of the turnpike extension exit 
project, the forward jughandle was created which generally works okay; however, there is now a 
higher volume of traffic.  Anytime you have about 6 cars waiting for the traffic light on Cedar 
Lane, you have a backup on the jughandle.  They have been working with NJDOT for several 
years now to improve this intersection.  As part of that project, they have worked through 
potential solutions for this intersection.  One was to have a dedicated left turn lane (which had 
been there prior to the forward jughandle); but, DOT does not wish to have any more left turn 
lanes on Route 130.  After looking at various solutions, the county and state decided the 
roundabout on Cedar Lane was the best solution.  Vehicles looking to turn left off of Route 130 
or to go to Wawa will travel approximately 500 feet on Cedar Lane to the roundabout, proceed 
the entire way around the roundabout and back up towards Route 130 to either enter Wawa or be 
able to cross over Route 130.  The county has made some modifications and have kind of 
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perfected over the years how a roundabout should be designed, such as to handle the angle of the 
cars, the radii of the roundabout, and to make sure school busses can travel through without 
issues.  DOT has said they cannot give the developer the land it needs until everyone agrees with 
the roundabout down to the tiniest detail.  The developer has bet with the state, county and 
township to ensure all agree. 

Mr. Seckler stated that the roundabout will be an improvement over the existing conditions.  It is 
designed to support the volumes of today and for even more volume.  With putting it 500’ away 
from the intersection, it will accommodate the stacking that will take place. 

In answer to the Board members questions, Mr. Seckler stated: 
- The roundabout is driven partially by the County and there will be a median divider (a 

little higher than a curb height) from north of the Wawa driveway to the entrance of the 
roundabout.  This will keep drivers from turning left into or crossing over Cedar Lane to 
Wawa’s entrance; which will help reduce some speeds and provide more safety. 

- They have run busses, tractor trailers and cars through roundabouts this size at various 
speeds to ensure it can be maneuvered safely. 

- Crosswalks are in exact locations that federal guidelines require, and sidewalks will be 
provided along Cedar Lane to the crosswalk. 

- There will be a 500’ deceleration lane and designated right-hand lane off Route 130 N to 
access Cedar Lane. 

- Because of Mr. Wainwright’s farm vehicles, the developer will work with the county to 
end the median divider on the north side of the roundabout earlier so that Mr. Wainwright 
will be able to turn left out of his driveway onto Cedar Lane.  The roundabout is designed 
to handle the largest tractor trailer so it would be able to handle farm equipment.  They do 
not have the final call on the design of the roundabout, the county does, but they will 
certainly see about lessening the north side of the median divider. 

- The intersection itself does not operate at a low grade because it overvalues the traffic on 
the highway because there is more traffic that travels on Route 130, they have more of 
the green light, and it processes Route 130 traffic well.  Also, when analyzing this 
intersection, it doesn’t consider the delays at the jughandle.  It only looks at jughandle to 
jughandle, so it is eliminating the failure aspect of the jughandles. 

- The roundabout will provide for efficiency by allowing more cars to travel through a 
green light because they will already be lined up in a straight line as opposed to having to 
turn left off the jughandle and then travel through the light. 

- Wawa customers will not be able to turn left onto Cedar lane from their side entrance. 
There will be no left turn in or out of that Wawa driveway.  The county has been insistent 
on this roundabout design. 

- Wawa was noticed regarding this application, but they received no inquiries from them.  
So, they have not been involved in this process. 

Solicitor Frank asked if they had given any thought to a crosswalk to the Wawa entrance from 
the development for the walkers on the developer’s side of Cedar Lane, as well as hotel patrons. 
Discussion took place that it’s human nature to take shortest distance, not what is scientific.  Mr. 
Seckler stated a crosswalk in that location would not meet driver expectation.  The applicant 
stated they understand the Board’s concern and said it is something they can suggest to the 
county, but it is not their call.  Additional landscaping could possibly be put in that may help 
deter people from crossing midway.  
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Engineer Dougherty stated DOT does discourage midblock crosswalks. Chairperson Hamilton-
Wood states she understands, but Route 130 is one of the most dangerous highways because it is 
very hard to get across and people will walk the shortest distance with or without a crosswalk. 
She stated this is not the developer’s problem, but realistically, crosswalks only at the 
roundabout will not be used because people are going to do what they are going to do.  They will 
not walk 300 extra feet to a crosswalk.  It was mentioned that extra lighting or flashers could 
draw attention to a midblock crosswalk, and it will be asked if the county and state are amenable 
to the possibility. 

Councilman Lovenduski suggested they could put a decorative 6’ high fence along Cedar Lane 
to keep pedestrians from crossing midblock.  Mr. Stout stated they will have a lot of landscaping 
along that area and they could possibly do denser landscaping instead.  

Vice Chair Garganio asked how deep the retention basin will be since the area there is so wet and 
if they will be digging down, they will be most likely be hitting water.  Mr. Stout stated the basin 
is about 7’ from the top of the spillway down. DEP regulations are 4’, so there will be 2-3’ down 
and then 4’ of water below that.  There will be 2 aerators, one on each section because it’s a long 
pond.  He stated they will be about 2’ above the bank of the stream. They have done extensive 
soil testing in that area to verify the water elevation.  

Mr. Stout remarked on the review letters from the Environmental Commission, the Fire Marshal 
and the Chief of Police.  The Environment Commission suggested lower lighting.  The standard 
height is 18-22’ and this development will be at 16’ to give it a residential look.  It will be LED 
lighting pointing down so there will be no light leaving the site.  They also questioned the safety 
of the circle, which Mr. Seckler addressed, and that if our number of projected school children 
was correct.  Mr. Stout stated they compared this development to the Avery in Willingboro as 
well as other developments similar to this.  The Rutgers Study is also another way to determine 
the number of additional students, and that basically was the same number we had determined. 

Mayor Wilkie joined the meeting at 8:40 p.m.  He stated that he believes the school district 
already had these numbers figured into their projected amounts for their referendum because this 
project has been thought about for several years. 

Discussion took place that people are always surprised with the low number of additional 
students added to our school system when a new residential development is built.  Chair 
Hamilton-Wood commented that the number of students in today’s graduating class at the High 
School hasn’t changed that much since she graduated. 

Mr. Stout stated the Chief of Police’s review letter is asking for additional signage on Cedar 
Lane and they will work with the traffic engineer to try and comply with his request. 

Mr. Stout stated he had met with Fire Marshal Richardson and reviewed all his comments.  They 
will comply with all his concerns.  Fire Marshal Richardson also wanted to make sure knox 
boxes are installed in specific locations, which they agree to. 

Mr. Stout stated they agree with all comments in the Board Engineer’s and the Board Planner’s 
letters. 

Engineer Dougherty stated that prior to completeness, they had met with the applicant on 3 
occasions to be able to review the application, the stormwater design, as well as being compliant 
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with the redevelopment plan.  They had a complete application in March, and they have met 2 
more times since then to address all the outstanding issues; that is why his latest review letter is 
only a 3-page letter.  They are wholly compliant with the stormwater, they are wholly compliant 
with the redevelopment plan, and they are working with the county for the improvements to the 
intersection and constructing the roundabout.  The only issue was the sidewalk.  The 
redevelopment plan states that the sidewalk is to be constructed along Route 130 and the entire 
length of Cedar Lane.  They will be constructing the sidewalk along Route 130; however, the 
sidewalk along Cedar Lane will only be done up to the wetlands transition area because the 
county had opined that getting the sidewalk along that piece of Cedar Lane is a regulatory 
quagmire and the county is basically shouldering that burden because they have to widen the 
road and make the culvert bigger.  As a result, the applicant is seeking a waiver for that little 
piece of area along the wetlands and transition area, but they are willing to grant an easement 
that would be required on their property to make those improvements.  That is the only waiver 
requested by this applicant for the entire application. 

Planner Fegley stated her letter is very short as well for a project of this magnitude because they 
have met with them so many times and have worked through all the issues.  The only thing left in 
her letter was about the monument sign.  The applicant stated they will comply to the 
redevelopment plan and one that fits in with the architectural nature.  She is fine with that. 

Chair Hamilton-Wood asked Solicitor Frank that if the applicant doesn’t have ownership of the 
piece from the DOT what happens if DOT doesn’t transfer the land.  Mr. Hoff stated that they 
don’t have ownership of any of the parcels; however, there is owner’s consent that was provided 
with their application for them to proceed with the application.  They also have an 
agreement/consent from DOT.  Mr. Hoff stated they won’t get DOT approval unless the 
applicant gets approval from the Planning Board.  Nothing will start on the site until all outside 
agency approvals, including DOT transferring the land, are done.  Yoni Nevenansky stated that 
conveyance of the land will not happen without approvals.  If DOT doesn’t convey the property, 
they will have to come back to the Board with a redesign.   

Vice Chair Garganio asked if we were ahead ourselves.  The Board is being asked to approve an 
application for development on property that isn’t owned by the applicant.  Solicitor Frank stated 
we have a redevelopment plan in place and the redevelopment agreement is still being negotiated 
with the township, but fundamentally you have a proposal that conforms to the redevelopment 
plan except with the minor sidewalk along Cedar Lane.  This is also a plan which is a part of our 
affordable housing obligations.  The Board may want to carefully condition things, but he didn’t 
feel the Board had the latitude just to send the applicant out the door because of being uncertain 
that one component of this might not be constructed.  We are all here to look at the site plan and 
if it is consistent with the standards, we have limited latitude to disapprove.  Mr. Hoff stated they 
are being heard by DOT in connection with this application.  This will not be a surprise to DOT; 
they are before DOT with this same application on their property, and the exchange is the 
applicant will be doing significant roadway improvements to benefit Route 130 and Cedar Lane.  

Chair Hamilton-Wood stated a concern is how long will they have to wait on DOT since we 
know from experience that it could take years.  Mr. Hoff stated that with the Board’s approval, 
they have a 2-year protection on the approval, and they will not sit back and wait.  Solicitor 
Frank stated that we can condition our approval under our standards based on DOT providing the 
real estate and the other improvements they say are part and parcel with that. 
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Mr. Nevenansky stated the first thing going in is the roundabout.  The roundabout is only going 
in if they get that parcel conveyed by DOT.  It is with an agreement with DOT, the county and us 
that they put in that infrastructure.   Regarding the concern of timing, the last meeting they had 
with DOT, they told him 3 months of review from different agencies that must look over the 
application and provide comments, another month to finalize, and from there it would be put into 
effect.  So, from here, he’s anticipating 5-6 months from now having that finalized from DOT.   

Mayor Wilkie stated he was at a meeting last Friday where they were discussing the 
improvements to Route 130 and the Senator said the Commissioner is very familiar with the 
Florence-Columbus/Route 130 intersection. The Senator also shared concerns regarding other 
issues along Route 130 and wants a meeting in June to discuss all the issues.  The County 
Planner shared the improvements to the intersection before us tonight and that the developer will 
burden the cost to make those improvements.  This is something of a priority when looking at the 
improvements to Route 130, so it sounds to him like this is something that needs to move 
forward and not get stuck in the bureaucracy like some of the other projects.  That triangle piece 
was still under the control of the Turnpike Authority 6 months ago and it is now under the 
control of DOT.  Mr. Nevenansky stated they originally came in to put in a left-hand turn on 
Route 130.  The DOT said to do the roundabout instead, so this is DOT’s idea.  It came from 
them that they want to give us this piece of property in order for us to install the roundabout. 

Solicitor Frank stated it is the applicant’s testimony that the first piece of the puzzle is going to 
be the construction of the roundabout and the predicate for the construction of the roundabout is 
approval by all of the transportation agencies of the redesign at Route 130 which would 
necessarily include the deeding back of the property where the hotel would be.  There is that 
keystone there that links those approvals together so that this all falls into place.  It seems 
unlikely in that context that we would be in situation where the reason that the hotel and other 
residential couldn’t be constructed would be that the DOT had not deeded that property. 

Vice Chair Garganio asked if the application is approved tonight, are there any standing rights 
for residential development there or does everything, the whole plan, go away if DOT does not 
convey the land top the applicant.  Mr. Hoff stated this is one approval that conforms with the 
redevelopment plan so if they do not get DOT approval, they would have to come back to this 
Board, and it would be up to the Board to decide. 

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

Anthony Drangula of 2124 Route 130, Florence Township was sworn in by Solicitor Frank.  Mr. 
Drangula questioned whether the lane coming off Route 130 into the development was ingress 
only or ingress/egress.  Mr. Stout stated it would be ingress/egress for those exiting off Route 
130 into the development and those exiting the development able to travel north on Route 130.  
He asked where the parking would be for the residential buildings.  Mr. Stout stated the parking 
will be directly in front of all the buildings.  Mr. Drangula asked how much impervious ground 
coverage they were anticipating with the whole development.  Mr. Stout stated they are 
anticipating approximately 52% impervious and the basin is designed for all the water runoff to 
be filtered in that direction so nothing will go offsite that’s not already considered.  Mr. Drangula 
asked how much ground oil do they anticipate going into the pond and possibly spilling over into 
the stream.  Mr. Stout stated the basin will not overflow in the sense that it fills up and flows 
over into the stream, the water quality is so that the oils, sands, etc. will be  caught up in the 
catch basins and infiltrated into a small forebay, the rest of the water settles into the basin and 
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there is an outlet structure designed and is lower so that clean water is metered out in a rate that 
is less than how it currently leaves the site today.  The imperfections and impurities are kept 
within the basin area.  The water leaving the site will be cleaner than what leaves it today.  Mr. 
Drangula confirmed that the residents will have to physically take their trash and recycling to the 
trash compactor/recycling area.  Mr. Stout stated that is correct.  Mr. Drangula asked if sidewalks 
would continue along Cedar Lane to the high school.  Mr. Stout stated the developer will install 
sidewalk to the wetland area and consent to easement for the county to continue sidewalks the 
rest of the way to the Tall Timber development.  There are already sidewalks in place from Tall 
Timber to the high school.  Mr. Drangula confirmed that crosswalks will be at the roundabout if 
the students from the high school are looking to go to Wawa.  Mr. Stout stated that is correct.  It 
was also mentioned that trucks are not allowed on Cedar Lane ever since the high school was 
constructed. 

Fred Wainwright of 1011 Cedar Lane, Florence Township was sworn in by Solicitor Frank.  Mr. 
Wainwright expressed his disapproval of the roundabout being right in front of his property and 
that cars will be backed up in front of his house.  He asked if he will lose frontage.  Mr. Stout 
stated they will not be taking any of his property.  Mr. Wainwright asked is they will be putting 
up a fence along the woods.  Mr. Stout stated there is only a fence proposed along the woods 
near the detention basin.  Mr. Wainwright stated he was concerned there will be a security issue 
and not keeping kids out of neighboring properties. 

Paula Franta, 18 Tall Timber was sworn in by Solicitor Frank.  Ms. Franta questioned how 
closed the development will be to her property and is concerned about additional water coming 
onto her property.  Mr. Stout stated there is a required buffer of 25’ and the closest point they 
have is 36’ from the parking lot to their property line and 42’ to the nearest building.  He figured 
it would be 260’ from her property to the nearest building. Mr. Stout stated that there will be less 
water leaving their site than there is now. She also stated she believes the roundabout will be a 
nightmare.   

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

Solicitor Frank stated this is an application for a minor subdivision and an application for 
preliminary and final major site plan with no variances requested, but one waiver requested with 
respect to the sidewalk as indicated earlier.   Conditions of approval are: 

- This is a single development approval and any approval this Board might grant involves 
the totality of the applications before us and any material substantial change from that 
would require coming back to the Board.  Any change to the layout of the site would 
need to come back before the Board. 

- Chair Hamilton-Wood added that the applicant has represented that the roundabout will 
be the first thing constructed with site work beginning the same time as the official phase 
1 of 5 residential buildings plus the clubhouse and other amenities such as the driveway 
entrances. 

- The remainder of the phasing will be decided in the redeveloper’s agreement with the 
township. 

- The roundabout is what the county and state is requiring.     
- The applicant will work with the county to move the median divider away from the Mr. 

Wainwright’s driveway as well as ask the county for other areas for potential crosswalks 
for pedestrians.   
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- Any waiver of sidewalks for that limited area of wetlands is conditioned upon the grant 
of the necessary easements to the county.   

- There will be no CO’s granted for any of the residential buildings until the roundabout is 
completed. 

- The applicant does not wish to provide any other fencing than what is included in their 
application as they don’t want to presume a condition that might not exist; but, they will 
agree to address the issue if there are complaints.  They are willing to come back before 
the Board is the need for a fence is required. 

- The applicant will consult with the county for a midblock crosswalk and agrees to install 
a 4’ decorative fence that runs along their property along Cedar Lane to guide pedestrians 
from their site to cross at the roundabout or the Route 130/Cedar Lane intersection and 
the midblock crosswalk if granted by the county.  

It was the Motion of Councilman Lovenduski, seconded by Mr. Mattson to approve application 
PB#2019-07 with the conditions by Solicitor Frank and the representations stated throughout the 
testimony. 

Upon roll call the Board voted as follows: 
YEAS: Lovenduski, Mattson, Garganio, Morris, McCue, Wilkie, Hamilton-Wood 
NOES:  None  
ABSTAIN: None  Motion carried 

The Board took a brief recess at 9:39 p.m. 
The Board was back in session at 9:42 p.m. 

NEW BUSINESS 
A. Review and Recommendation:  Florence Township Council Ordinance No. 2019-14 

Amending Chapter 91 Land Development of The Code of The Township of Florence to 
Establish Requirements for Electronic Pet Containment Fences and Amending Chapter 2 
Fees.  

Solicitor Frank stated that whenever there is an ordinance that impacts a land development code 
with setbacks and restrictions it must come to this Board for a Master Plan consistency review.   

Mayor Wilkie stated the issue is electronic fences are not regulated and that people put them in, 
and some are in the front yard.  Even though the dogs are unable to go past the invisible fence, 
people walking in front of the home do not know this and when the dog comes running toward 
them, they are jumping away and sometimes into the road in front of oncoming traffic.  There 
have been several incidents that people have almost been hit by passing vehicles. The change in 
this ordinance would state that electric fences would not be allowed in front yards with the 
exception of, for example, Potts Mill Road where you have a deeper front setback.  

Councilman Lovenduski stated the ordinance would say it must be even with the front of the 
house, matches our current fence ordinance, or in a situation where you have 200’ frontage, you 
have a 25’ setback which matches a building setback.  Vice Chair Garganio recommends that 
whatever the fence ordinance is now, it should be the same for invisible fences.  This is more 
permissive if you have a deep front yard. 

This would also require proper signage that there is existing pet containment so pedestrians 
would be able to determine that there is an invisible fence.  Mayor Wilkie stated our current code 
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does not allow fences in the front yard, this would now add invisible fences to be included in 
that.  For existing invisible fences already in the front yard, residents would not be required to 
move the fence, but would be require putting up signs identifiable to passersby.  Signs are to be 
7”x10” and no more than 25’ between each sign along the frontage between each point of the 
property.  The code would be enforced by the Code Enforcement Official. 

It was the Motion of Vice Chair Garganio, seconded by Mr. McCue to find Township Council 
Ordinance 2019-14 consistent with the township’s Master Plan.  This was unanimously approved 
by a voice vote of all members present. 

OTHER BUSINESS 
There was no other business. 

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. 

Kenneth Reynolds of 101 Star Drive, Eastampton and current owner of 214/216 Broad Street 
stated the building is currently a mixed-use, 3 residential and 1 commercial.  He is asking what 
he needs to do to convert the commercial unit over to a residential unit.  Solicitor Frank stated 
the Planning Board does not have the authority and that most likely would go before the Zoning 
Board and to contact the municipal office and speak with the Land Use Clerk and/or the Zoning 
Officer as to what the process is to accomplish this. 

Seeing no one else wishing to be heard, it was the Motion of Mr. Mattson, seconded by Mr. 
Morris 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 
10:07 p.m.  Motion unanimously approved by all those present. 

Wayne Morris, Secretary 
/kf 


