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Florence, New Jersey 08518-2323
December 17,2020

The regular meeting of the Florence Township Planning Board was held remotely on the above date
via Zoom. Chairman Montgomery called the meeting to order at 7:30 p.m. followed by a salute to

the flag.

Chairman Montgomery 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:

Councilman Bruce Garganio Carl Mattson
Ray Montgomery Wayne Morris
John Pagano Mayor Craig Wilkie

Jon Swanson
ABSENT: Bridget Wiese

ALSO PRESENT:  Solicitor David Frank
Planner Fegley
Engineer Biegen

RESOLUTIONS
There were no resolutions.

MINUTES
It was the Motion of Councilman Garganio, seconded by Mr. Morris to approve the minutes of the
October 27, 2020 Regular meeting as submitted. Motion unanimously approved by all members

present.

CORRESPONDENCE

A. 10/26/20: Soil Erosion & Sediment Control for 899 Oak Street, Block 150, Lot 1.01
B. 11/10/20: Soil Erosion & Sediment Control for Hurtado, Block 149, Lot 1.01

C. 11/10/20: Soil Erosion & Sediment Control for Saunders, Block 171.01, Lot 6.06
D. 11/20/20: Notice of Reexamination of the Master Plan — Springfield Township
E
F

12/04/20: PSE&G’s application for extension of Freshwater Wetlands General Permit #1
12/04/20: Email from Member Morris regarding resignation effective 12/31/20

[t was the Motion of Vice Chair Pagano, seconded by Mr. Mattson to receive and file
correspondence A - F. Motion unanimously approved by all members present.

Chairman Montgomery read Correspondence F and thanked Mr. Morris for his 13 years of service to
the Board and stated he will surely be missed.

APPLICATIONS

A. Application PB#2020-07: Application by Prologis-Exchange 270 Daniels Way LLC for
Amended Preliminary & Final Major Site Plan to construct previously approved expansion, PB-
2006-44 on property located at 270 Daniels Way, Florence Township, Block 158, Lot 2.

Solicitor Frank stated that the Board had received correspondence from the applicant’s counsel dated
December 15, 2020 asking to postpone their hearing to the January 26, 2021 meeting due to an issue
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with their public notice for their hearing. He stated that since it is listed on this agenda, he feels it is
appropriate to have a motion to do so. He stated that we have not taken jurisdiction in regard to the
matter and that our adjournment would be subject to the applicant’s consent to the extension of time
for the decision on the application.

It was the Motion of Vice Chair Pagano, seconded by Mr. Mattson to postpone application
PB#2020-07 to the January 26, 2021 meeting. Motion unanimously approved by all members
present.

B. Application PB#2020-08: Application by Florence Associates, LLC for Amended Final Site
Plan to change to prior approved bedroom distribution within the residential portion of the
development on property located at 2054 Route 130 South, Florence Township, Block 160.01,
Lots 4, 11.01, 11.02 and 24.

Richard Hoff of Bisgaier Hoff appeared on behalf of the applicant, Florence Associates LLC for an
amended final site plan. This project was approved for a mixed-use in 2019. Since that time, they
have been involved in resolution compliance as well as other outside agency issues and approvals
associated with the application. They have been refining the plan and with the marketing aspect of
the plan, they realized that the bedroom distribution that was approved was not as marketable as they
originally thought. They opted to amend some of the bedroom distributions and did not believe it
required any further type of approval because, it’s important to note, they are not changing anything
on the site plan; everything on the site plan itself remains the same. The only lines that are changing
are within the buildings themselves. When finalizing some of the redevelopment aspects, the pilot
agreement and the redevelopment agreement, the bedroom count did not match the bedroom count
that was listed in the resolution of approval. To make sure everything is clean, they are back here
before the Board to seek an amended final for clarification that the bedrooms that were depicted as
being set forth in the 2019 resolution are amended.

Mr. Hoff submitted a cover letter dated 11/19/20 that included a chart of what the original bedroom
counts were and what the amended bedroom count is that they are proposing. The bedroom counts
are: 1-bedroom, 92 original, 67 proposed; 2-bedrooms, 140 original, 154 proposed; and 3-bedrooms,
8 original, 19 proposed. He stated one of the things that came up in their discussions with the
professionals is “does this have any implication as to parking or anything else associated with the
application?” He added it turns out that it does not. The redevelopment plan provides for that
parking to be counted on a unit basis irrespective of the bedrooms within that unit, so they remain
compliant with the number of required parking spaces. But, even if they were to apply the RSIS,
they are still in excess of what would be required under the RSIS. There are no variance changes, no
change to the buildings, no change to the parking; they are only here to change the bedroom mix.

With Mr. Hoff were Mark Trimbath, Project Architect, Mark Malinowski, Project Engineer, and
Yoni Nevenansky, Developer. All were sworn in by Solicitor Frank. Chairman Montgomery
declared them as expert witnesses after reviewing their qualifications.

Engineer Biegen stated his letter, dated 12/3/20, has 4 items of concern. He did check on the amount
of parking spaces required under the RSIS and the approved site plan will have more parking spaces
than is required for the number of bedrooms. From an engineering standpoint, he does not have any
further comment. However, he stated that with the bedroom count changing, it should be confirmed
that this will still meet the required number of affordable units. Chairman Montgomery stated the
review letter from Mary Beth Lonergan states that they will still be in compliance with their number
of affordable units, which is a total of 36 units: 7 1-bedroom, 21 2-bedroom, and 8 3-bedroom.
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Engineer Biegen added that all previous conditions shall remain in effect. Mr. Hoff stated he is in
agreement. Engineer Biegen also stated that there shall be no additional engineering changes. Mr.
Malinowski stated that the NJDOT approvals have made some changes to their plan, but they have
been working with the outside agencies regarding those changes. He stated none of those changes
have affected the site plan.

Planner Fegley’s review letter is dated 12/9/20. She would like to confirm that the number of very
low, low and moderate units were going to remain unchanged as to what is in the redevelopment
plan. Mr. Hoff stated their will be a total of 19 units that will be very low or low and a total of 17
moderate units. Planner Fegley mentioned municipal services were projected on the original
application as to certain water and sewer requirements and is asking if those numbers will change
due to the increase in bedrooms. She also asked if the estimated 20 school age children with the
original application will increase. Mr. Malinowsky stated that the original water and sewer
requirements were just an estimate which is based on bedroom count, so the flows will increase
slightly. They are in contact at this time to see what changes will be needed to handle any increase
in flow. Mr. Hoff stated that the school age children were estimated at 22 — 26 and they believe that
the numbers will still fall within that margin with the increased bedrooms. They have based their
numbers on another development built in the area. He stated they can provide numbers by either
method of calculating them; the way they have or by the Rutgers Study. Solicitor Frank stated that
information would be useful to the community as it does assist the school in projecting future totals.
Mr. Hoff stated that is a fair request and will provide the calculations using the Rutgers Study.
Mayor Wilkie stated legally you cannot have children in a 1-bedroom unit, and this is drastically
lowering the number of 1-bedroom units, and as he has stated before, he would like to see a sidewalk
along Cedar Lane to the high school. With the potential of more children and not having a sidewalk,
this is a concern to him. This change is a 9% increase in bedrooms.

Councilman Garganio asked if the number of bedrooms is factored into the number of COAH units
required. Mr. Hoff stated that is dictated by the Affordable Housing Act and is what guides the
number of bedrooms; 20% are to be 3-bedrooms, 30% 2-bedrooms, 20% 1-bedroom and the rest at
the discretion of the developer. The percentage of affordable units is set by statute and controls on
market rate units. Discussions are based on the number of units and not number of bedrooms other
than to comply with the state law. Councilman Garganio stated the concern is to the impact on the
community. Mayor Wilkie added that 36 units counts as 72 units towards the required affordable
units for the township. There is nothing that says the developer cannot provide more affordable
housing. Mr. Hoff stated they are not proposing more, but anything is possible. Chairman
Montgomery stated that is something to consider.

It was the Motion of Mr. Mattson, seconded by Councilman Garganio to open the meeting for public
comment on this application. Motion unanimously approved by all members present.

Hearing no one wishing to speak, it was the Motion of Mr. Morris, seconded by Mr. Mattson to close
public comment. Motion unanimously approved by all members present.

Solicitor Frank stated this is an application for amended final site plan for approval of the bedroom
allocation count. Conditions discussed were that all previous conditions will continue in full force
and effect, the appropriate NJDEP water and sewer approvals are amended, and it was discussed that
the applicant provide the revised calculations for school age children. He also noted to let the record
reflect that the agreed bedroom counts will be intact and remain unchanged from this approval.

Chairman Montgomery asked if any members had any questions regarding Fire Official
Richardson’s review letter. Mayor Wilkie asked is Mr. Hoff was willing to accept and comply with
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his letter. Mr. Hoff stated they will comply with the applicable parking standard and the mentioned
sprinkler system.

Councilman Garganio asked what other approvals were needed for the negotiations to be completed.
Mr. Nevenansky stated they are still working with NJDOT on a weekly, if not daily, level on turn
around to constructing the roundabout. They have received a letter from DOT that they have agreed
to the design. He is waiting for the title to the land from DOT and along with that comes the county
approvals. On the township end, the redevelopment agreement and pilot agreement have been
postponed because of the change to the bedroom count.

Councilman Garganio asked if with the pending township negotiations and outside agency
approvals, can the Board adjourn this application to next month’s meeting before a decision is made?
Solicitor Frank stated that Mr. Hoff is correct that the Board’s approval does not hinge on the
number of school children and that is just information we gather to aid the school. The
Redevelopment Agreement and Pilot Agreement stand on their own and are external to the Board’s
site plan review. He stated that the county and state are outside approvals and change to the site plan
would have to come back to the Board for approval. He does not feel that the Board can postpone
indefinitely but the clock has not run out on deciding on this matter. Mr. Hoff stated that with
respect to the negotiations with the township they were told to get approval from the Board before
the negotiations can be completed. Councilman Garganio stated he would like more time before
voting on this application.

Chairman Montgomery asked the Board how they would like to proceed. Mr. Hoff asked what else
the applicant can provide before the next meeting that has not been presented tonight; there may be
an update from NJDOT but there is no more testimony to be provided. Councilman Garganio asked
for an update from NJDOT and the report on the amount of additional school age children. Mr. Hoff
stated he feels they could have that information before the resolution of approval would be
memorialized, and if not, the memorialization of the resolution could be delayed if the information
wasn’t available; however, he does not see why there should be a delay of 30 days to approve this
amended application. Solicitor Frank stated the determination as to when to make the decision on
this application is the discretion of the Board and he cannot advise the Board what to do.

It was the Motion of Councilman Garganio, seconded by Vice Chair Pagano, under the premise of
Fire Official Richardson’s letter having such implicit language regarding the additional bedrooms
and the impact on additional lifesaving measures and organized parking, to adjourn application
PB#2020-08 to the January 26, 2021 meeting.

Upon roll call, the Board voted as follows:

YEAS: Garganio, Pagano, Mattson, Morris, Swanson, Wilkie, Montgomery
NOES: None
ABSTAIN: None Motion carried

It was requested that the applicant’s professionals have a conversation with Fire Official Richardson
to be sure all are in agreement. Mr. Hoff state he will make sure that is done. He again stated, just
to be clear, they are not changing any aspect of the site plan.

OTHER BUSINESS
No other business was discussed.

PUBLIC COMMENT
Motion was made, seconded by Vice Chair Pagano, to open the meeting for public comment on any
matter. Motion unanimously approved by all members present.
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Information regarding how to virtually attend this meeting had been provided on the township
website. It was announced that members of the public were not muted by us and if they wish to
speak, to unmute themselves and state their name and address.

Terrance Huetll stated he joined the meeting late and apologized for missing the status on
Application PB#2020-07. Solicitor Frank informed him that the Board had received a letter from the
applicant’s counsel requesting a postponement to the January 26, 2021 meeting due to an issue with
their public notification.

Hearing no one further wishing to speak, it was the Motion of Councilman Garganio, seconded by
Mr. Morris to close public comment. Motion unanimously approved by all members present.

MASTER PLAN DISCUSSION

Mayor Wilkie explained that Planner Fegley submitted her memo regarding the Master Plan at his
request. He stated he has a meeting scheduled with Planner Fegley for Monday, 12/21/20 to
establish a game plan and timeline to complete the new Master Plan. He stated they may decide to
ask for a subcommittee to help complete the final elements for presentation to the Board.

Planner Fegley stated that her memo basically explains the status of the Master Plan and what
information she has and what is needed. The meeting on Monday is to see where we are and if there
are better contacts to use to help get the information on what is still needed.

CLOSED SESSION
Mayor Wilkie stated typically the Board enters into Closed Session at the end of each year to discuss
certain personnel matters regarding any concerns with the Board’s professionals.

It was agreed by all members present to enter into closed session to discuss personnel matters
(Resolution PB-2020-11).

It was the Motion of Vice Chair Pagano, and then seconded, to enter into Closed Session at 8:29
p.m. The Board’s professionals and all members of the public left the meeting. Solicitor Frank
stated he is available by cell phone should the Board need him for anything.

The meeting was back in Open Session at 8:38 p.m.

ADJOURNMENT
It was the Motion of Vice Chair Pagano, seconded by Mr. Morris to adjourn the meeting at 8:39 p.m.

Motion unanimously approved by all members present.

Carl Mattson, Secretary
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