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Florence, New Jersey 08518-2323 
August 27, 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.  Vice Chairman Garganio called the 
meeting to order at 7:30 p.m. followed by a salute to the flag. 

Vice Chairman Garganio 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: 
Bruce Garganio Wayne Morris  
Ray Montgomery  Tom McCue  
Mayor Craig Wilkie  Council Representative Ted Lovenduski 
John Pagano 

ABSENT:     Mildred Hamilton-Wood, Carl Mattson 

ALSO PRESENT: Solicitor David Frank  
Planner Barbara Fegley 
Engineer Hugh Dougherty (Excused) 
Tom Sahol, Florence Township Assistant Administrator 

RESOLUTIONS
There were no resolutions. 

MINUTES 
A.  Regular Meeting of June 25, 2019 

It was the Motion of Mr. Montgomery, seconded by Mr. Morris to approve the minutes of the 
Regular Meeting of June 25, 2019 as submitted. Motion unanimously approved by all those 
present.   

CORRESPONDENCE 
A.   Letter dated 7/5/19 from the Burlington County Planning Board regarding Gary & Joyce 

Capritti 
B.   Compliance Review No. 1 dated 7/10/19 from Engineer Dougherty regarding Florence 

Turnpike Crossing-East 
C.   Letter dated 7/11/19 from the Burlington County Planning Board regarding Gary & 

Joyce Capritti 
D.   Letter dated 7/22/19 from the Burlington County Planning Board regarding Florence 

Turnpike Crossing-East 
E.   Notice received 7/31/19 regarding Carson Companies application to the Burlington 

Twp. Planning Board 
F.   Letter of Interpretation and flood hazard area verification dated 8/1/19 regarding B. 

155.51, L.1 
G.   Letter dated 8/5/19 from Burlington County Planning Board regarding Effisolar 
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H.   Burlington County Soil Conservation District letter regarding Delaware River Heritage 
Trail 

I.   Deed Review No. 1 dated 8/21/19 from Engineer Dougherty regarding 899 Oak Street 
J.   Compliance Review No. 1 dated 8/21/19 from Engineer Dougherty regarding 899 Oak   

Street 
K.   Letter dated 8/19/19 from Burlington County Planning Board regarding Effisolar 
L.   Letter dated 8/22/19 from Burlington County Planning Board regarding Liberty Venture 

I, LP 

Mayor Wilkie mentioned that Item J, the Compliance Review letter for 899 Oak Street by 
Engineer Dougherty, stated the street trees are to be between the curb and the sidewalk.  Mayor 
Wilkie stated he remembers commenting at the hearing to make sure the trees are not to between 
the curb and the sidewalk.  The applicant’s engineer, Dan Guzzi, stated he would make sure they 
were not put in that location.  Mayor Wilkie stated that when the trees are between the curb and 
the sidewalk, the tree roots will eventually cause the sidewalk to come up.  He referred this to 
Planner Fegley and asked her to review this to be sure the trees are not placed in that location.  
Planner Fegley stated that she has received revised plans but has not reviewed them in detail but 
believes they are on the property and not between the curb and the sidewalk.  Mayor Wilkie 
stated that we want to make sure they are not placed between the curb and the sidewalk.  

Vice Chairman Garganio asked if we are able to maintain the trees stay on the property and are 
not removed as they are to be considered street trees.  Solicitor Frank stated we can normally 
request that if the trees are required in a buffer, but he believes that the township has no say once 
the street trees are planted and off of the maintenance bond.  Mr. Sahol commented that if the 
trees are on the property themselves and are not listed in a conservation easement or something 
to that effect, then the municipality really does not have the leverage to make sure they remain in 
place.  If the trees are a scheduled improvement, the township does have a section in their code 
about maintaining the trees. He also mentioned it does warrant discussion at some point, because 
of the intent and feel of a neighborhood that tree lined streets give, and the fact that the township 
does not want the maintenance that comes with trees being between the curb and sidewalk. 

Solicitor Frank stated we would want a mechanism that is written into the township’s ordinances 
that would then provide that when street trees are required as improvements, they are required to 
be maintained by the property owner. 

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

APPLICATIONS 
A.  Application PB#2019-10:  Request for Extension of Approval by David Boudwin for 

approval granted May, 2018 for a minor subdivision (lot line adjustment) for property 
located at 32 & 34 Fountain Boulevard, Florence Township.  Block 171.02, Lots 16 & 
17. 

David Boudwin came forward and was sworn in by Solicitor Frank.  Mr. Boudwin stated he is 
here to request an extension of his approval for his minor subdivision.  He stated his application 
was approved last year and he did not realize that he only had 190 days after his approval to have 
the subdivision perfected by deed, which he and his neighbor have not done. 
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Solicitor Frank stated this is a very common error.  He stated the important issue is that there 
have been no substantive changes to the applicable ordinances in the intervening period; and, he 
has reviewed the ordinances and does not believe there have been any that would affect this 
application.  He feels the Board, in its discretion, can take action to extend this approval if it 
chooses to do so.  He added because there are variances involved, it would be appropriate to 
open for public comment before taking action on the extension. 

Vice Chairman Garganio opened the meeting to the public for any questions or comments on this 
application. 

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

It was the Motion of Mr. Pagano, seconded by Mr. Montgomery to approve the request for 
extension of approval with the understanding that all prior conditions remain in effect.  

Upon roll call the Board voted as follows: 
YEAS:  Pagano, Montgomery, Morris, McCue, Lovenduski, Wilkie, Garganio 
NOES:  None  
ABSTAIN: None  Motion carried 

OTHER BUSINESS 
A.   2020 Meeting Schedule for Approval 

Mayor Wilkie pointed out that, as in the past, all meetings fall on the 4th Tuesday of each month, 
with the exception of December’s, which will be on the 3rd Thursday.   

It was the Motion of Mr. McCue, seconded by Mr. Morris to approve the 2020 Meeting 
Schedule.  Motion unanimously approved by all those present. 

PUBLIC COMMENT 
Vice Chairman Garganio opened the meeting to the public for any questions or comments on any 
issue. 

Seeing no one wishing to be heard, Vice Chairman Garganio closed the public comment portion 
of the meeting. 

MASTER PLAN DISCUSSION 
A.   Zoning of the Roebling Steel Plant Location 

Mayor Wilkie stated that he recently met with Solicitor Frank, Planner Fegly, Administrator 
Brook and Assistant Administrator Sahol to the review the Master Plan. Part of the discussion 
focused on the former Roebling Steel Plant location. The current zone is General Manufacturing 
and has been for over 50 years. For the last 30 years there has been discussion that it should be 
rezoned to reflect what the community would like at this location. A small zoning map was 
provided to the board members. 

With the opening of the former slag area into a park, the site needs to be divided to reflect where 
the park is and what future uses would be permitted. In addition, reflecting the Museum site and 
NJ Transit Train Station may require different zones. We also realize that with Kampack, we 
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have a redevelopment plan that is covering that plan which is permitted in the General 
Manufacturing zone.  

With the Township having ownership of the site since the late 1990’s, the necessity to change the 
zone was not a priority. Over the years there have been many different uses discussed with 
different developers. The sense he has is that the community does not want a heavy industry that 
would result in large truck traffic (no distribution or warehouse operations), an industry that 
would have potential environmental impacts (Electrical substations), etc. The site is also 
restricted by the US EPA from residential development. It is being cleaned up to a commercial 
level, and what has been cleaned up to this point has been done by the EPA.  The site currently is 
not capped and future development would be to cap the site as part of that development. 
Kampack, if approved and built, will be capping the site with their building, parking lots, etc., as 
well as soils that will have the same type of cover as the Museum and Rail Station.  

In reviewing the current zones within our community, there is no specific zone that takes this 
into consideration. At our meeting, we discussed that the Neighborhood Commercial Zone may 
be most appropriate but it does not really reflect the location of the property. He stated he would 
like to discuss what the appropriate zone is and uses that we would like to see at this site, and 
that his goal is to have a new Master Plan complete by the end of 2020 as opposed to continually 
revising the Master Plan of 1976. 

Mayor Wilkie stated that during their meeting, they began calling the zone the “Marina District 
Zone”, since it is along the river and wanting to emphasize what is along the river. Other areas 
along the river that are currently in a GM or SM zone, which permit warehouse distribution, 
could also be considered to be changed to this new zone should those areas’ current uses change 
in the future.   

Planner Fegley stated that at their meeting, they did talk about a “Marina District” and she 
looked into exactly what that may be.  The first 2 pages of her handout are about definitions and 
what a marina district is, what a waterfront district is, what a waterfront/marine boat zone is, etc.  
Tonight is about getting ideas from the Board of what kind of uses are envisioned for the former 
Roebling Steel Mill site along the river.  The Master Plan Reexamination that was done in 2018 
did talk about recreation, boat ramp, restaurants, etc.  On pages 3 – 5 of her handout are 
examples of what type of uses might be for each of the districts she mentioned.  She noted that 
because of being close to residential, you may not want some of the uses that are mentioned. 
There are various kinds of commercial that we could have such as food related, entertainment, 
and appropriate parking areas.  The information she provided is just for discussion purposes. 

Solicitor Frank asked the Mayor if they had talked in their meeting about the ability to develop 
residential above commercial in this zone.  Mayor Wilkie stated the cleaning process is not 
taking it to a residential; however, the conversation was to possibly have businesses on the first 
story with residential up above.  Planner Fegley stated a mixed use is what is envisioned.  
Residents feed activity.  She stated that many river towns have marina districts and it is not an 
uncommon designation.   

Mr. Morris stated a marina would drive restaurants.  Vice Chairman Garganio stated he has 
always thought it would be a perfect location for some sort of a boardwalk with shops, 
restaurants and small businesses and keep the historic element of the steel plant and the village of 
Roebling.  With the train station right there, this could be turned into a small destination. 
However, if you put too much next to the river, you lose the river.  We have an opportunity to 
really take advantage of this. 
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Mr. Pagano stated he appreciates that we’re looking at this asset and that we are getting the best 
of both worlds with possibly having an overlay with neighborhood commercial.  Plus, the 
waterfront is accessible by public transportation.  This is very visionary to be looking at these 
assets and try and put a unique designation on it.  If this is successful, it may even have a 
spillover effect to the businesses on Main Street in Roebling and possibly even to Hornberger 
Avenue. 

Mr. Montgomery said he thinks this is a good move with the change of times.  This will generate 
revenue plus enable people to enjoy the area. 

Mayor Wilkie stated tonight is about our vision; this is long-term.  Now is the right time to put 
the right zone in place.  We have put ourselves as a community in a good stable situation and we 
should be looking forward to doing what we think is best, not what we think we have to do.  He 
suggested discussion could continue about the uses more in depth tonight or a committee could 
be organized to help guide us.  The Board members decided it would be best to form a 
committee. 

Solicitor Frank stated there can be no more than 3 board members on the committee and it does 
not have to be constricted to just board members.  Vice Chairman Garganio, Mr. Pagano and 
Mayor Wilkie agreed to be on the committee, along with Planner Fegley.  Mayor Wilkie asked 
that the committee meet within the next month and have this new zone decided by January 2020.  
Planner Fegley stated they will hopefully have this sooner. 

ADJOURNMENT 
It was the Motion of Mr. Montgomery, seconded by Councilman Lovenduski to adjourn the 
meeting at 8:17 p.m.  Motion unanimously approved by all those present. 

Ray Montgomery, Acting Secretary 
/kf 


