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       Florence, New Jersey 08518-2323 

       August 27, 2024 

 

The regular meeting of the Florence Township Planning Board was held in-person and virtually 

via Zoom on the above date at the Municipal Complex, 711 Broad Street, Florence, NJ.  Chairman 

Pagano called the meeting to order at 7:35 p.m. followed by a salute to the flag. 
 

Secretary Fratinardo 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 John Fratinardo   Fred Gabriele    

Bernard Isaacson    Bob Johnson  

Mayor Kristan Marter    Carl Mattson (virtual) 

Newell Kehr     John Pagano 

Kecia Taylor 

   
 

ABSENT: None 

 
 

ALSO PRESENT: Solicitor David Frank, Engineer Hugh Dougherty, Planner Steve Lennon  

    
 

MINUTES 

It was the Motion of Mayor Marter, seconded by Mr. Kehr to adopt the minutes of the regular 

meeting held on July 23, 2024. Motion unanimously approved by all members present.  

 

CORRESPONDENCE 

A. Plan Review Report from Taylor Design Group re: PB#2023-03 Florence Associates 2054 

Route 130 South, Block 160.01, Lot 4.03 

 

A Motion was made by Mayor Marter, seconded by Mr. Gabriele to receive and file this 

correspondence. Motion unanimously approved by all members present. 
 

APPLICATIONS 

A. PB#2024-03 Application from Everlasting Strength Ministries for Minor Site Plan approval 

to add signage to property located at 2071 Route 130, Block 162, Lot 5 

 

Mr. Richard Hoff of Bisgaier Hoff represents the applicant on this application. The applicant is 

looking to replace the existing sign with a digital sign on their property.  

 

Mr. Mike Sonlin, of Effective Sign Works in Burlington, NJ appeared as an expert witness to 

speak about the digital sign.  Solicitor Frank swore in Mr. Sonlin. Mr. Sonlin said he has worked in 

the industry for 22 years and has appeared at about 150 board meetings. The photo that Mr. Hoff 

brought shows the existing sign as well as the proposed sign. The existing sign is about 20 feet to 
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the top of the gabled roof.  The dimensions of the proposed digital sign are 14 feet in height and 

the top where the Church’s logo is illuminated which lights up only through the lettering and the 

logo. Below is a digital reader board. Mr. Sonlin said the sign can be set to change displays as 

quickly as the owner would like.  The Federal Highway Commission recommends 8-10 seconds 

between messages on the digital board. The Planner’s review letter recommends 30 seconds and 

that would be acceptable to the applicant. This board and the messages on it will not be sold to any 

third parties. The messages will be only about the church such as their worship schedule and 

church events, time and temperature…etc.   

 

Mr. Sonlin stated that the sign will automatically dim through GPS coordinates at night. It will not 

be brighter than 500 nits during the day and 250 nits at night.  

 

Engineer Doughtery took a moment to explain that he did not prepare a review letter for this 

application, but there was a check list submitted with some requested waivers. The waivers can be 

granted and the application can be deemed complete.  

 

A Motion was made by Mr. Isaacson and seconded by Mr. Kehr to accept the application as 

complete with the waivers. Motion unanimously approved by all members present.  

 

Mr. Hoff said the sign is located about 1 foot from the property line and there was some concern 

about the foot candles in Planner Taylor’s review letter. It is also in violation of the setback of the 

property. The proposed sign will use the same footprint as the existing sign. The existing sign is an 

existing non-conforming structure. If the sign were to be moved back any further it would create a 

circulation issue in the parking lot as well as creates a sight line issue on Route 130. Planner 

Taylor’s letter mentioned 0 footcandles at the property line but because the sign is so close to the 

property, it is not likely. Mr.  Sonlin said that the light is a direct light, the sign isn’t shining to the 

roadway, it is meant to be seen by oncoming traffic. The sign would be turned off at 10:00pm and 

it will be visible from both north and south on Route 130.  

 

The existing sign has a “roof” which overhangs slightly so it appears closer to the road. The new 

sign will not have that overhang, it eliminates about 3 feet of width.   

 

Mayor Marter asked Solicitor Frank for clarification about the ordinance which prohibits digital 

billboards. Solicitor Frank said, by definition, billboards are advertising something on another 

property. There would not be more than 3 lines of copy on the sign at one time and there is no 

animation on the sign.  

 

The applicant agrees to the message changing every 30 seconds as well as turning the sign off at 

10pm.  

 

The variance needed is for the front yard setback and for the 0 footcandles at the property line 

which cannot be met.  

 

Mr. Isaacson asked if there has ever been sight line issue with the existing sign. Engineer 

Doughtery looked at the sight distance and he noticed that the sign  is located at the entrance so it 

doesn’t affect anyone leaving the property.  
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A Motion by Mr. Isaacson, seconded by Mayor Marter was made to open the application to the 

public.  Motion unanimously approved by all members present.  

 

Seeing no one wishing to comment, a Motion by Mayor Marter, seconded by Mr. Gabriele was 

made to close public comment. Motion unanimously approved by all members present. 

 

It was the Motion of Mr. Gabriele, seconded by Ms. Taylor to approve Application PB#2024-03 

with two variances for the set back and for the animation on the sign and the design exception for 

0 footcandles at the property line 

 

Upon roll call, the Board voted as follows: 

YEAS:  Gabriele, Taylor, Fratinardo, Isaacson, Kehr, Marter, Mattson, Pagano 

NOES:  None 

 

             Motion Carried 

 

B. PB#2024-02 Application from Whitesell Construction for Amended Preliminary Major 

Site Plan approval for Phase 2 on property located at 1200 John Galt Way Block 158, Lot 7 

 

Ms. Lynn Blessing-McDougall is representing Whitesell on the application. Also present is 

Terrance Huettl who is the Executive Vice President/Engineer of Whitsell, engineer Ryan Havey 

of Taylor, Wiseman and Taylor, Traffic Engineer Dave Horner of Horner & Canter.  Solicitor 

Frank swore in all the experts. 

 

Mr. Havey was asked to present is credentials to be accepted as an expert. He has been a 

professional engineer with Taylor, Wiseman and Taylor for about 5 years and he is licensed in the 

state of New Jersey. He graduated TCNJ with a Bachelor of Science in Civil Engineering and has 

appeared in front of numerous boards and has been accepted as a witness across NJ. Chairman 

Pagano accepted Mr. Havey’s credentials 

 

Mr. Huettl stated that this property at 1200 John Galt way is the last undeveloped industrial 

property without full approvals.  

 

Engineer Dougherty stated there is one minor issue with the completeness of the application where 

a waiver has been requested for plans that show any wooded areas or structures in adjacent tracts. 

The Redevelopment Plan does not require the location of trees with a diameter of 6” or greater. 

The waiver can be granted and the application can be declared complete.  

 

Mr. Huettl stated that the only tree clearing that is proposed is along the northern driveway. There 

is a 20-foot tree line along the northern border of the property near the railroad tracks. There is a 

driveway that comes into the site that parallels the property line. They are proposing to remove .17 

acres of trees which represents about 3% of all the trees on the property. Some of the 14 trees to be 

removed are not healthy.  

 

Solicitor Frank said this area has a Redevelopment Plan that has specific requirements for 

landscaping and trees. In the absence of a provision in the Redevelopment Plan that says you may 
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not tear down trees or limit the number of trees removed, the applicant has the right to remove 

trees. The applicant would be required to vegetate in accordance with the Redevelopment Plan. 

Unless there is a specific ordinance that would require the replacement of the trees, that would be 

applicable. The general tree ordinance would not be applicable since this is in a Redevelopment 

Area.  

 

Mr. Huettl agreed to revise the plans and include which trees are to be removed.  

 

Mayor Marter asked if the trees are near the right of way of the Turnpike. Mr. Huettle said the 

property doesn’t touch the Turnpike’s property. The tree line is located next to the Conrail spur 

which is between the Whitesell property and the Turnpike. There is a 40-foot-wide section 

between the property and the railroad tracks that has trees as well as trash, old dead trees and 

vines. About half of the 40-foot tree line is on Mr. Huettl’s property and half is on Conrail’s 

property. Mr. Huettl is proposing to take out 10 feet of the tree line on his property for grading 

purposes. There is another wider tree line on the far side of the railroad tracks, between the 

railroad tracks and the Turnpike. That tree line has much larger, healthier trees.  

 

There is a page on the site plan which indicates which sections of trees will be removed.  

 

A Motion was made by Mr. Isaacson, seconded by Mr. Kehr to grant the waivers and declare the 

application complete.  Motion unanimously approved by all members present. 

 

Mr. Huettl continued with his application. 1200 John Galt Way is part of an industrial park that 

Whitesell started in 1999. The Florence portion is formed by the Burlington-Florence Township 

line and the NJ Turnpike and Route 130. The building next to it was sold to Christmas Tree Shops 

in the past. That triangle is accessed from 130 by John Galt Way, which is a dead-end road. The 

property is located in the General Manufacturing zone and it is 58 acres. To the east and north is 

the Conrail property and the NJ Turnpike and to the west are Whitesell industrial buildings—1500 

John Galt Way, which is International Paper, and 290 Daniels Way which is B&H Photo, and 1100 

John Galt Way which is Home Depot, 1000 John Galt Way which was Destination Maternity and 

now is Cart.com.  

 

The proposed building is 728,000sf and has loading docks on both sides. There is a car parking lot 

to the north side of the property. There is a trailer parking area on the east side. Throughout the site 

there are 9 stormwater management basins. The stormwater from the site goes through the system 

and into the basin which goes to Bustleton Creek and into the Delaware River.  

 

In 2010, the Board approved a preliminary site plan application for a single building on the site 

that included the site to the south. It was a single project with one 1,250,000sf building. Then in 

2013, the township approved a Redevelopment Plan for the two lots together as a single 

development. In 2014, Florence granted the final approvals for the first phase of this project which 

became 1000 John Galt Way. The project was always a two-phase project. Today the application is 

for an amended preliminary approval for phase 2.  

 

Mr. Huettl said they are requesting three waivers—a partial waiver of the stormwater management 

regulations. When redesigning the site in 2024, the stormwater management was upgraded from 

what was approved in 2010 with one exception which is the waiver that is requested.  
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The second waiver is for item 9187.1C5 which is to permit light in excess of .25 footcandles at the 

property line. There is an ordinance in place that restricts how much light that can leave the site. 

The two side yards where the property is adjacent to Conrail and adjacent to 1000 John Galt Way 

there are driveways along the property lines which would need to be illuminated for safety and 

security. The need for that will exceed the .25 footcandles. That limit is not exceeded along the 

other property lines. The ordinance does allow to exceed that limit along driveway intersections.  

 

Mayor Marter asked if the lighting would affect the Turnpike roadway. Mr. Huettl said that the 

light diminishes quickly. Even though there are 10 feet of trees being removed there is still another 

30 feet of tree line. There is also a longer and wider tree line along the railroad tracks and the 

Turnpike which would also block the light from reaching the Turnpike.  

 

It is a possibility that the other property can remove more trees but the proposed lights are all 

directed downward.  

 

The third waiver is for item 9187.1C4 which requests the light poles to be 30 feet tall. The height 

is efficient for this kind of property. All of the other Whitesell properties have the 30-foot-tall light 

fixtures.   

 

The building is designed as a single user building. The user will likely be a warehouse operator or 

light manufacturing company which is consistent with the other Whitesell buildings. There is no 

specific user at this time. There would be one primary daytime shift and one or two secondary 

shifts, usually skeleton shifts which would be fewer than 50 people. Each shift would be 5 days a 

week.  

 

There are two different parking requirements based on the ordinance. One is for 203 parking spots 

according to the Redevelopment Plan. The other parking requirement is for the General 

Manufacturing zone which is much higher at just under 800 parking spots. The building is not 

being designed for that type of user. There are 362 proposed parking spots—1 parking stall for 

every 2000sf of building.  Mr. Huettl feels that this number of parking keeps the intensity of the 

use down.  

 

Chairman Pagano asked about clarification of the intensity and if that includes passenger vehicles 

coming in and out or the tenant operations. Mr. Huettl stated that there are different types of 

intensity. Some warehouses have large conveyor systems making it an intense use. But this 

area/project cannot accommodate an intense use like an Amazon.  

 

Mr. Kehr asked how we can know that a more intense use won’t come in in the future and what 

would the town be able to do about it.  Mr. Huettl said the town would be getting complaints about 

heavy traffic and more people around. Ms. McDougall-Blessing said if the Board approves this 

number of parking and the use ends up as non-compliant, then there would be a problem.  

 

Solicitor Frank added that Whitesell owns the rest of the industrial park, and the other tenants 

won’t want parking in front of their buildings. Whitesell has to submit their plans to the county. 

The county has a post-operation assessment and if that reveals that the traffic impacts are out of 

line with what was represented to the County, the County would have to impose additional 

requirements to the developer.  
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Mr. Huettl explained that traffic management plans are new to Whitesell having only done two 

others and they are projects that haven’t been built yet. Whitesell has been building in Burlington 

and Florence since 1975 and there has never been an issue where there is more traffic than the site 

can accommodate.  

 

Mayor Marter said since Whitesell sometimes sells these properties they are no longer in their 

control. Mr. Huettl said that both buildings that were sold were sold to the user who was pre-

selected. There are approvals for a building on Richards Run for a 249,000sf building that 

Whitesell is looking to sell.  In that case, Whitesell wouldn’t have to know who the tenant is 

because the property would be built by the buyer. The properties are being sold with the approvals 

so it would be difficult for the buyer to change the use to something more intense without coming 

in front of the Planning Board and having another review. 

 

Chairman Pagano asked about the designer waiver request for the dock doors 13ft as opposed to 

15ft would allow for more doors. Mr. Huettl said they are requesting a design waiver to permit 13 

foot spacing for the docks where 15 is required.  The Redevelopment Plan permits less than 13ft, 

so the proposed 13 ft does not require a waiver. Chairman Pagano said then that would allow more 

docks, which intensifies the use. Mr. Huettl said that trucking is much different than it was in the 

past. The tractors are very expensive as well as employing the operator, so companies don’t want 

the tractor and the operator to sit around while the trailers are loaded. The shipping companies 

want more docks so they can drop the trailer and leave, without the driver waiting. Mr. Huettl said 

there is base spacing that is more structurally efficient than other base spacing. The spacing for 

four 13foot bays ends up being more economical than three 15-foot bays and having extra space. 

The users want as many dock doors as possible for logistics purposes and flexibility in their 

operation.  When a traffic engineer is conducting a traffic study, it is not based on the number of 

dock doors, it is based on the square footage of the building.  

 

Chairman Pagano said that he understands the logistics but he asked how there isn’t a correlation 

between the number of bay doors and the number of truck trips coming in and out of the site. 

Chairman Pagano said his stance on traffic studies is that Whitesell doesn’t know who the intended 

user will be, but we received a traffic study with absolutes, which is Chairman Pagano’s issue with 

traffic studies. 

 

Mr. Huettl said that Whitesell is making assumptions based on the size of the building. Whitesell 

used traffic generation standards for the traffic report. These are the standards that are used across 

the country for estimating traffic generation. The number of dock doors does not factor into that 

equation. Chairman Pagano added that if the traffic were as accurate as stated, then there wouldn’t 

be a need for the County to come back and assess it afterwards.  

 

Solicitor Frank said that the number of docks proposed is consistent with the Redevelopment Plan. 

Mayor Marter asked about the age of the Redevelopment Plan. This Redevelopment Plan was 

approved 10 years go and some ordinances have changed since. Is the developer obligated to abide 

by any new ordinances or is it grandfathered in?  

 

Solicitor Frank said that Stormwater requirements, for example, are imposed by NJDEP and 

developers are required to abide by them. Engineer Dougherty added that it would be required by 
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the DEP to apply the regulations. Where there is a Redevelopment Plan for a Phased Plan, they can 

get an exception because it is grandfathered from the new regulations. Mayor Marter asked if there 

is a time limit to the regulations.  Solicitor Frank said the way the DEP regulation was written was 

that if there was an existing approval or an application that was complete and pending before a 

board up as of the date the DEP passed the new regulations, then the regulations are grandfathered. 

If the application is new, then it is subject to the new regulations.  

 

The other ordinances like trees & lighting are ordinances from the town, whereas the DEP 

regulations come from the state. In the Redevelopment Agreement between Whitesell and 

Florence Twp, it changes to a contractual agreement and the contract would discuss all the 

regulations. It would say in that document how long the standards are good for and other 

information about the requirements for the property.  

 

Engineer Dougherty said that according to his review letter where they specify the 13-foot loading 

docks does not need a variance since the Redevelopment Plan specifies a 12-foot minimum. The 

Redevelopment Plan includes a lot of bulk standards that supersede the ordinance. Also, the 

application exceeds the minimum requirement for parking spaces as well as loading spaces.  

 

Solicitor Frank asked Mr. Huettl about the visitor parking requirements being 10’x20’ stalls, 

whereas the other spaces are 9’x18. Mr. Huettl said that they are not proposing any visitor parking 

stalls. The tenants have very few visitors, and if they do, they park in the lot. There are no 

proposed visitor parking stalls on the site plan.  

 

There is an exception regarding Stormwater regulation since this is a partially grandfathered 

application. This is phase 2 of the project and Phase 1 complied at the time, and now there are new 

stormwater regulations. There is the specific exception for a Redevelopment Plan that has been 

partially implemented. The applicant has met the 2024 water quantity requirements with exception 

of the amount of water running off. All of the other requirements for green infrastructure have 

been met.  

 

Mr. Isaacson asked if it is the DEP that grants the exemptions. Engineer Dougherty said he has 

been certified by the DEP to make these determinations. All of the projects in the pipeline gets 

feedback from the DEP, engineers, developers and they determine the final regulations. The DEP 

allows the exemptions for redevelopment plans. The Board grants the exemption and that 

information is recorded in the resolution of approval.  

 

Solicitor Frank clarified that Whitesell doesn’t meet the quantity reduction for this Phase, but the 

site as a whole meets the requirement. Engineer Dougherty confirmed that this is the case.  

 

Mr. Isaacson said that he brought the landscaping plans to the Shade Tree Commission for their 

opinions and asked if it would be helpful if the Commission submitted a letter regarding some of 

the species of plants. Solicitor Frank said that there are two things that can be done. If there are 

recommendations for species, a letter in response is helpful.  It may not be able to be imposed but 

it can be discussed with the applicant. The other thing there is a change in approach with our tree 

ordinances going forward which is a more general recommendation.  
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Chairman Pagano also serves as the Planning Board representative on the Environmental 

Commission and the Environmental Commission did a review on these plans for environmental 

matters. The Environmental Commission also had some general comments. Solicitor Frank 

suggested the Environmental Commission and Shade Tree Commission come together with a letter 

about this application to present one thought to the developer. Mr. Huettl mentioned that they will 

have to come back to the Planning Board for final approval so that would be an opportunity to talk 

about those issues.  Solicitor Frank said the landscape species selection will be for the Final 

Approval.  

 

The development of both Phases will result in a 1% increase in impervious surface and a 2.2% 

increase in motor vehicle surfaces. These increases will be offset by the increase in recharge and 

water quality which complies with the 2024 stormwater regulations.  

 

Engineer Dougherty spoke with the traffic engineer and there was some discrepancy with the 

reports from September 2023 and August 2021. Engineer Doughtery asked that the traffic engineer 

provide the updated information.  Engineer Dougherty also requested the traffic engineer to 

provide documentation to support the trip calculations for each of the adjacent developments. He 

stated that the applicant’s traffic engineer applied an inaccurate applied growth rate at 1%. John 

Galt Way, Richards Run and Daniels Way are local roadways and they are subject to a 1.25% 

growth rate. Engineer Dougherty requested a report with the updated growth rate. Engineer 

Dougherty spoke with the traffic engineer about the trip distribution in their report which shows 

70% to/from the North, and 30% to/from the South.  What was provided seems closer to a 50-50% 

count. The report may have been done on 130 and not John Galt Way. Engineer Dougherty also 

wanted to see the data on trucks verses cars traveling through the area. According to what the 

traffic engineer submitted; it was general “vehicles” rather than trucks specifically. Engineer 

Dougherty said that the lighting plan is acceptable after hearing the testimony. 

 

Mr. Huettl said that this site does have circulation around the whole building. The driveway 

continues around the building and back out.  

 

Mayor Marter asked Mr. Huettl when doing the traffic study at John Galt Way & Daniels Way, if 

the County’s plan for the bypass and roundabout taken was into consideration. Mr. Huettl said that 

the plan was not taken into consideration since it is not a final plan. Mayor Marter said that the 

County was at an April 2024 Florence Township council meeting and a July 2024 Burlington 

Township council meeting to present their plan. She is wondering how the plan will fit into 

Whitesell’s plans because the new roundabout will take some of the property away.   Mayor 

Marter also pointed out that the new roundabout is not taken into consideration regarding the truck 

counts going in and out of the property. Mayor Marter is concerned about the traffic coming out on 

Route 130 from this new property and coming from River Road. She also mentioned that a few 

months ago the Planning Board approved an extension of approvals for a Whitesell property at 900 

Richards Run, due to the high cost of construction at this time, so it is confusing that the Planning 

Board received an application for a new building knowing that the County is planning on adding a 

roundabout and bypass. The warehouse plans also state that construction will begin in Fall 2024.  

 

Mr. Huettl said that the traffic circle has no effect on the traffic counts. Mayor Marter asked Mr. 

Horner to clarify the traffic counts based on the current intersection and adding the traffic circle. 

He said that there are two different county projects – one is the Daniels Way extension and one is 
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the roundabout proposed at the current intersection. The roundabout is a method of traffic control, 

which Mr. Horner feels is not a necessary method of traffic control. There are less intrusive 

methods of traffic control that can be used in this area. The Daniels Way extension, which is 

diverting traffic from River Road and Dulty’s Lane to John Galt Way, wasn’t factored into the 

traffic numbers. At this point in time, there is no definitive answer if that is happening. It would 

not be accurate to the report to assume something is changing.  

 

Mayor Marter asked if it would make sense to make another plan based on the traffic circle being 

there. Mr. Horner said that the property owner would have to work with the County. Mr. Huettl 

also mentioned that Whitesell has made numerous OPRA requests to the county to see the traffic 

plans and he has not been able to access it. It was the July Burlington Township Council Meeting 

where they first heard about the traffic plan which was after Whitesell had finished their plan for 

the building and submitted them.  

 

Solicitor Frank said the Planning Board’s job is to hear and decide applications under the 

township’s ordinances. Whitesell is free to come before the Board to propose a site plan which 

meets the standards. The status of the proposed roundabout or other solutions is not really the job 

of the Planning Board.  

 

Mayor Marter said the traffic counts won’t be accurate if the bypass/traffic circle as the increase in 

traffic could be significant. The circle or bypass should have been in the traffic study.  

 

Solicitor Frank said that the role of traffic in the Planning Board’s assessment of a site plan is 

limited. The Board needs to be sure the site can be safely accessed. The case law says that the 

overall larger impact of traffic needs to be addressed at the time of zoning, not before the board 

during the site plan approval process. The board isn’t deciding if they will allow the project; they 

are deciding if there are any improvements that would be required as a consequence of this 

development. If Whitesell has proposed a building in a place where the County wants a road 

improvement, that would be worked out as a business matter. If the County does decide to move 

forward with their plans, then Whitesell would have to come back to the board for an amended site 

plan.  

 

Chairman Pagano stated that he has seen other Whitesell applications in the past and this 

application didn’t feel like a Whitesell application. Chairman Pagano felt like there were a lot of 

omissions and loose ends. The Planner’s report is very extensive with concerns and requests for 

clarification on many items. Planner Lennon said that Planner Taylor has spoken with the 

applicant and many of the issues were worked out already.  

 

Planner Lennon requested that the applicant provide the dimension of the loading docks and Mr. 

Huettl agreed to that. Regarding the front yard set back variance requirement for the monument 

sign to be 5 feet, Planner Lennon said that was based off an earlier version of the redevelopment 

plan, so there is no variance required.  

 

Planner Lennon requested testimony on the timing, route of travel, and frequency of deliveries and 

refuse pickups and truck parking. Mr. Huettl said that the access to the building is from Route 130 

to John Galt Way. There are two entrances to the site-one for trucks and one for cars and trucks 

and it creates a circular traffic pattern. The tenant will pick one side for incoming and the other 
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side would be for outgoing. There are 4 solid waste containers and recycling containers with lids 

that are screened from the street which will be specific to the tenant. There is some flexibility 

needed depending on the tenant, but all containers are located in the back of the site. There will be 

a note included on the plan for the tenant to arrange recycling with the township. Mr. Huettl said 

that they can provide documents to show that firetrucks and emergency vehicles can access the 

site.  

 

Mr. Huettl said the stormwater from this site goes to one of the nine basins and then goes into the 

storm pipe system in the road which goes to an offsite basin and goes into the creek. It is 

Whitesell’s responsibility to maintain the basin. The site doesn’t share the basin with another 

building. It shares the basin with the road which  is consistent with the original design and there is 

a small amount of retention. Whitesell has in-house property managers and checklists so the basins 

are routinely inspected. The Township has to get an annual report from any developer who owns a 

basin to be sure they are being maintained. Engineer Dougherty said the DEP requires one 

inspection per year of all the basins. The Township is also keeping track that the basins are 

maintained.  

 

Planner Lennon is also requesting the details for the proposed freestanding sign. Mr. Huettl said 

they will revise the plans to include the details, which are the same as all the other signs that 

Whitesell uses. There are no directional signs proposed but they will add one as requested. The 

road is designed as a two-way road but most of the tenants operate them as a one-way road.  

 

The street address sign also needs to be corrected. Mr. Huettl said the number sign proposed on the 

building on the west facing sign was an error.  

 

Mr. Huettl said they will also revise the plans to include curb elevations along the proposed ADA 

parking stalls as well as add concrete wheel stops where necessary.  

 

The proposed office space accounts for approximately 2% of the total GFA.  The Redevelopment 

Plan says that office spaces which occupy less than 20% of the building GFA do not require an 

additional minimum parking requirement for the use. Mr. Huettl said he was unable to find the 

specifications for the minimum parking required for office spaces. One space per 2,000sf of 

building is the rule of thumb which accommodates the majority of users.  

 

Planner Lennon recommended a discussion regarding the implementation of a fence or guardrail 

along the trailer parking at the eastern edge of the improved area of the site to reduce the 

likelihood that trucks or trailers are stored in the unimproved area. Mr. Huettl stated that this area 

is currently being farmed and will continue to be. There is a curb and a hill that separates the area. 

That area is about 10 acres and they have a contract with farmers. There will be about an acre of 

ground to farm and there is other land that is farmed in the adjacent building.  

 

The parking stalls will be EV ready with conduit in the ground so charging stations can be 

installed but Whitesell is not installing them.  

 

Planner Lennon also requested details on whether there will be outdoor storage. Mr. Huettl said 

there is no proposed storage.  
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Planner Lennon requested details about the proposed solid waste containers as well as the 

recycling containers. Mr. Huettl said they will add a note to the plan indicating that the tenant will 

report all the recycle activities to the Township’s Recycling Coordinator. The containers are 

dumpsters with lids. Planner Lennon said the Redevelopment Plan talks about recycling but not 

trash enclosure.  But the ordinance doesn’t talk about recycling, it talks about trash. Mr. Huettl said 

the trash enclosures are screened from the road by the building, which is what the ordinance says.  

 

Planner Lennon also asked about the proposed patio area shown on the site plans, as well as any 

proposed amenities. Mr. Huettl said there is a 35x30 feet patio proposed which is intended to be 

used by the employees of the tenant. Whitesell is not providing furniture or trash receptacles.  

 

Planner Lennon requested that the building elevations should be revised to include all proposed 

colors, materials and dimensions. Mr. Huettl said they will revise the plans to include that, but the 

plans are currently in color, as the building will be white. The building will be the same color as all 

the existing Whitesell buildings.  

 

Mr. Huettl said the floor plans that were provided are fully dimensioned for the warehouse itself. 

There is an office depicted to show where the office will be. The details of the office will be 

dictated by the user. Once there is a tenant, they will submit detailed floor plans and specs for 

inside the building. Right now, Mr. Huettl doesn’t know how big the office will be.  

 

All HVAC units will be mounted on the roof and there will be a note added that they will not be 

closer than 20 feet from the edge of the building to reduce the visibility.  

 

An average of 1 footcandle is permitted, but the plans show an average of 1.56 footcandles. Mr. 

Huettl said they will provide the compliance information to show that the ordinance requirements 

are met. A waiver is required from the maximum .25 footcandles at the property lines. In the 

testimony earlier, Mr. Huettl said that is only on the side yards.  

 

Mr. Isaacson asked what the reasoning is for the 24ft pole mounted light fixtures. Chairman 

Pagano said that it was to reduce the light in the night sky. Mr. Huettl said it’s more of an issue in 

densely populated areas and near residential areas. The taller light poles allow them to use fewer 

lights which results in less overall illumination. When Whitesell comes back for final approval, 

hopefully there will be a letter from the NJ Turnpike that the lighting is compliant. The plans for 

the lighting come directly from the Township’s lighting ordinance.  

 

The applicant proposes 5,000 degrees Kelvin CCT LED lights which emit a cooler, more bluish 

light. Planner Lennon encourages LED lighting within the range of 3,000-3,500 degrees Kelvin. 

Mr. Huettl said they are willing to use 4,000 degrees Kelvin. The tenants like the cooler light 

colors because images on security cameras show up more clearly. Mr. Huettl said he would like 

the same lighting temperature for the whole site including the employee parking lot.  

 

Planner Lennon recommended adequate landscape screening and fencing along John Galt Way 

between the proposed parking areas and loading area and the street, as required by the 

Redevelopment Plan. Mr. Huettl said they will provide landscaping that is consistent with the 

ordinance in the Redevelopment Plan. Currently, the plan along the road frontage has trees to 

screen the loading docks. The loading docks are about 200 feet from the roadway, and there are 
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trees along the road and the basin that screen the view. Whitesell is proposing 1.7 trees per every 

trailer that could be parked there. The ordinance requirement for parking lots is 1 tree per 5 cars 

parked. Mr. Huettl said that Whitesell will work with the Board Planner to determine the adequate 

needs.  

 

Planner Lennon said there should be tree protection and silt fencing shown on the site and grading 

plans/clearing adjacent to all vegetation to remain. Mr Huettl said they will add a note stating the 

fence location will be staked in the field and approved prior to any clearing. 

 

There are trees proposed directly above storm pipe/sewer pipe.  Mr. Huettl said that any necessary 

adjustments will be made to the tree locations based on the location of the underground utilities. 

Where only 5-10 feet of separation can be achieved, a root barrier should be utilized for at least 15 

feet along the utility to be protected, adjacent to the root ball. 

 

Mr. Huettl will provide better plans for the planting bed lines and the ground treatment of all 

landscaped areas will be labeled.  Mr. Huettl also agreed to taking recommendations for another 

species of more durable evergreen to provide more effective long-term buffering.  The Chairman 

of the Environmental Commission, at their previous meeting, recommended against using 

Japanese Evergreen. Solicitor Frank suggested that the Shade Tree Commission and 

Environmental Commission filter their comments to Mr. Huettl and the Board Planner, Michelle 

Taylor.  

 

The plans propose 4” of top soil where 6” is recommended by the Planner. Mr. Huettl said that 4” 

is an industry standard, even though it is less than what would naturally be there. He said they have 

used 4” and it has been effective.  

 

Mr. Huettl agreed to include the buffer landscaping in the bond. In place of sod, Whitesell uses a 

grass seed that is recommended by the Burlington County Soil Survey.  

 

Planner Lennon recommends an automatic water conserving, irrigation system. Mr. Huettl said all 

Whitesell properties have an irrigation system but it is hard to encourage the tenants to use it 

because of the cost. Whitesell also uses more native species that require less water and less 

maintenance.  

 

A Motion was made by Mr. Isaacson, seconded by Mayor Marter to open the application up to 

public comment. Motion unanimously approved by all members present. Seeing no one wishing to 

comment, a Motion as made by Mr. Fratinardo, seconded by Mr. Gabriele to close public 

comment. Motion unanimously approved by all members present. 

 

Solicitor Frank stated that there are three design exceptions with this application. There has also 

been discussions about a lot of approval conditions. There are also conditions are outside agency 

approvals which include Burlington County Soil Conservation and Burlington County Planning 

Board, Florence Township Fire Marshal and Water and Sewer. Solicitor Frank will detail all the 

exceptions and agreements in a draft resolution which will also be sent to the applicant’s attorney. 

The draft resolution will also be sent to the Board for review.  
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A Motion was made by Ms. Taylor, and seconded my Mr. Kehr to approve application PB#2024-

02. 

 

Upon roll call, the Board voted as follows: 

YEAS:  Taylor, Kehr, Fratinardo, Gabriele, Isaacson, Mattson, Chairman Pagano 

NOES:  None 

 

 

NEW BUSINESS 

A. Master Plan Consistency Review: Township Ordinance 2024-12 Amending Chapter 91 

Land Development to Incorporate Stormwater Control Measures Required by the DEP 

 

A Motion was made by Mr. Isaacson, seconded by Mr. Fratinardo to find Ordinance 2024-12 

consistent with the Master Plan and authorizing Solicitor Frank to write a letter to Council. Motion 

unanimously approved by all members present. 

 

 

OTHER BUSINESS 

A. 2025 Planning Board Meeting Dates 

 

 

 

ADJOURNMENT 

Motion made by Mr. Gabriele and seconded by Ms. Taylor to adjourn the meeting at 11:01PM, 

which was unanimously approved by all members present. 

    

 

 

             

       John Fratinardo, Secretary 

 

JF/amh  


