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       Florence, New Jersey 08518-2323 
       September 24, 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. 
 
Mr. Carl Mattson 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: 
 
Fred Gabriele     John Pagano 
Bob Johnson     Kecia Taylor (virtual) 
Mayor Kristan Marter    Carl Mattson         
   
 
ABSENT: Engineer Dougherty (excused) 
  Planner Michelle Taylor (Excused) 
  Newell Kehr 
  Bernard Isaacson 
  Councilman John Fratinardo 
 
 
ALSO PRESENT: Solicitor David Frank 
    
 
RESOLUTIONS 
 

A. Resolution PB-2024-09: Finding Township Ordinance 2024-12 Amending Chapter 91 
Land Development to Incorporate Stormwater Control Measures Required by the NJDEP 
Consistent with the Master Plan 

 
It was the Motion of Mr. Mattson, seconded by Mr. Gabriele to approve Resolution PB-2024-09. 
Upon roll call, the Board voted as follows: 
YEAS:  Gabriele, Mattson, Marter, Pagano, Taylor, Johnson 
NOES:  None 
 
MINUTES 
It was the Motion of Mayor Marter seconded by Mr. Gabriele to adopt the minutes of the regular 
meeting held on August 27, 2024. Motion unanimously approved by all members present.  

 
 
CORRESPONDENCE 
There was no correspondence 
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APPLICATIONS 
There were no applications 
 
 
 
OTHER BUSINESS 

A. Courtesy Review Site Development Plans for Solar Project located at Florence Township 
Memorial High School 1050 Cedar Lane Block 160.01, Lot 17 

 
Rob Simon, of Herald Law in Warren New Jersey represents the Florence Township Board of 
Education. HESP Solar responded to an RFP from the BOE and was the successful bidder. They 
are in the process of permitting and building the solar arrays. A part of the responsibility is to 
provide an overview of the project to the Planning Board.  
 
Mr. Robert Moschello of Gladstone Design in Gladstone, NJ was sworn in by Solicitor Frank. Mr. 
Moschello is a licensed professional engineer in the state of NJ. He has expertise in the field of 
Civil Engineering and has worked on about 50 solar projects in the state of New Jersey ranging 
from ground mounts to car ports for schools, landfills and other various uses. Chairman Pagano 
accepted Mr. Moschello as an expert witness.  
 
Mr. Moschello presented exhibit A1 which is an aerial photo of the area dated September 24, 
2024. There are 650 kilowatts of power being proposed based on about 700 solar panels, in a 
portrait orientation. It is a ground mount system with square piles which are 20-25 feet along the 
structure. The height of the panels is 8-9feet at about a 20-degree tilt angle and the rows are spaced 
12 feet apart. There are two 7-foot-tall fences surrounding the installation, there is a 10-foot-wide 
access path between the panels to access the ball fields behind the school. The ground cover will 
remain as grass. There will be a connection point inside the building as well as a series of inverters 
that will be connected to the racking system for switching the power from DC to AC.  
 
Mayor Marter asked what the plan is to capture the overproduction of electricity because the grid 
is locked out in that area. She said without any use of batteries, how is the savings being captured 
during summer and on weekends when the energy is not being used.  
 
Mr. Moschello said that the way it’s designed is to produce as much power as the building can 
take. If the school isn’t using any power, it can be shut off.  
 
Solicitor Frank asked if there is any plan to install energy storage in the future so it becomes more 
cost-effective. At this time, Solicitor Frank swore in Ms. Susan Brody, the COO of HESP Solar. 
Ms. Brody said they spent a lot of time finding the sweet spot between providing energy to the 
school and limiting the curtailment so that there isn’t loss. There will be some lost revenue 
possibly up to 10%, and will not exceed 10% of the overall system size. If money allows and the 
state incentives allow, then a battery can be installed which could help the BOE with the captured 
energy. The savings to the BOE, including the curtailment, will be around $45,000 per year.  
 
Mr. Mattson asked who is responsible for the solar panels at the end of their lives and how can 
they be recycled. Mayor Marter also asked how long the lease is for and what is the buy-out at the 
end.  Ms. Brody said the PPA contract is for 15 years and it allows for three options that the BOE 
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will have at the end of the term.  One is to renew the contract for an additional five years in five 
year increments, up to 25 years. The second is to buy out the system at fair market value and get 
100% of the benefits without a PPA payment. The third would be to remove the system at the cost 
of the solar company. Regarding recycling, Ms. Brody said that the panels and materials would be 
recycled at the end of the contract if the BOE opted to end the contract.  
 
Chairman Pagano asked if there is a fence design that would discourage students from climbing 
the fence. Mr. Moschello said the fence is 7 feet tall and it is a fence that is commonly used for all 
the solar projects. In the event that a foul ball was hit from the baseball field and broke a panel, the 
company would come out to replace it. There will not be any lighting.  
 
Solicitor Frank said this is a little different than a capital project as it doesn’t involve parking or 
traffic or site design. Mr. Moschello said that this project takes the savings generated from the new 
solar through the PPA and use the funds to allow other improvements for the BOE. In this case, the 
benefit is the cost savings from the solar energy, and the school district is able to make 
improvements to Roebling Elementary School’s HVAC.  
 
A Motion was made by Mr. Mattson, seconded by Mr. Gabriele to open the review to public 
comment. Motion unanimously approved by all members present. Seeing no one wishing to 
comment, a Motion was made by Mr. Mattson and seconded by Mayor Marter to close public 
comment. Motion unanimously approved by all members present. 
 
A Motion was made by Mayor Marter, seconded by Mr. Mattson to find this project consistent 
with the Master Plan.  
Upon roll call, the Board voted as follows: 
YEAS:  Marter, Mattson, Gabriele, Taylor, Johnson, Chairman Pagano 
NOES:  None 
 
Ms. Taylor asked a final question of Solicitor Frank which is why a review was requested from the 
Planning Board. Solicitor Frank said that in Municipal Land Use Law requires that any 
government entity that operates in Florence that is undertaking a capital project to construct 
something new, other than the Federal or State Government, to appear before the Planning Board 
for a review or recommendation.  The Board has to decide if it is consistent with the Master Plan 
or make any recommendations. Because the Planning Board’s professionals and members see site 
design often, sometimes there are good recommendations made to help the project.  
 
Another function of the Planning Board review is communicative. It is helpful to the Planning 
Board to be aware of what other governmental agencies are working on and what will be going on 
in the future. The Planning Board is not able to deny a capital project, only review and make 
recommendations.  
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ADJOURNMENT 
Motion made by Mr. Mattson and seconded by Mr. Gabriele to adjourn the meeting at 8:08PM, 
which was unanimously approved by all members present. 
    
 
 
             
       John Fratinardo, Secretary 
 
JF/amh  


