24,

Florence, New Jersey 08518-2323
August 5, 2024

The Regular meeting of the Florence Township Board of Adjustment was held on the above
date at the Municipal Complex, 711 Broad Street, Florence, NJ. Chairman Puccio called the
meeting to order at 7:30 p.m. followed by a salute to the flag.

Chairman Puccio 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:

Brett Buddenbaum James Fevola

Kevin Minton Anant Patel

Dennis Puccio Lou Sovak

Daniel Studzinksi Gina Sullivan (virtual)
Charles Wible

Absent: Planner Edward Fox (Excused)
Also Present: Solicitor David Frank

Engineer Hugh Dougherty

MINUTES
It was the Motion of Mr. Wible, seconded by Mr. Sovak to adopt the minutes from the regular
meeting that was held on July 8, 2024. Motion unanimously approved by all members present.

It was the Motion of Mr. Wible, seconded by Mr. Buddenbaum to adopt the minutes from the
Closed Session on July 8, 2024. Motion was unanimously approved by all members present.

CORRESPONDENCE
There was no correspondence

RESOLUTIONS

A. Resolution ZB-2024-15: Application of Driving Academy for a Use Variance Dismissal
without Prejudice

It was the Motion of Mr. Buddenbaum, seconded by Mr. Studzinski to approve Resolution ZB-
2024-15.
Upon roll call, the Board voted as follows:
YEAS: Buddenbaum, Studzinski, Patel, Sovak, Sullivan, Wible, Fevola, Chairman
Puccio
NOES: None
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B. Resolution ZB-2024-16: Memorialization of Application of Sheila Braun Block 145.086,
Lot 5 for Bulk Variance for Impervious Coverage
It was the Motion of Mr. Wible, seconded by Mr. Sovak to approve Resolution ZB-2024-16.

Upon roll call, the Board voted as follows:
YEAS: Wible, Sovak, Buddenbaum, Patel, Studzinski, Sullivan, Puccio
NOES: None

APPLICATIONS
A. ZB#2024-02: Application from Blue Stone Cathy Lane, 61 Cathy Lane Block 163.01,
Lots 3.01 & 3.07 for a Use Variance for truck parking continued from May 6, 2024,
postponed from July 8, postponed to Sept 5

Correspondence: Letter from Parker McCay dated July 30, 2024
There was a letter received from the applicant’s attorney on July 30 regarding postponing the application.
There was a conversation with the May or and other Township Officials about a possible redevelopment
program. In the meantime, the applicant’s attorney requested that this application be adjourned until the
next Zoning Board meeting on September 5.

Solicitor Frank explained that in the course of the Use Variance application, the applicant and other
township officials think this is possibly an area of redevelopment. This conversation is ongoing with
the town and in order to keep the Use Variance active, they requested to adjourn the application. They
understand that they will have to publish and mail a new notice if they do come back in September.

Mr. Studzinski asked if the applicant can “go around” the Zoning Board and get an approval through the
Mayor’s Office. Solicitor Frank said yes and no. The Zoning Board is the only body that is authorized
under Municipal Land Use Law to grant D variances, Use Variance being one of those. The applicant
cannot get an approval from the Governing Body. But they can go to the Governing Body and request a
plan and ordinance for a redevelopment plan to be permitted to do what they propose. When we give an
approval for a variance, we are saying it is ok for various reasons. At the Governing Body level because
of the redevelopment plan, it is specific rules for that specific area. It is a different path of achieving
what they are proposing for that area.

Mr. Studzinski’s concern is the residents in that area who are speaking out against the application.
Solicitor Frank said that if the Governing Body were to decide that they want to approve something like
this application, any member of the public can appear at a public hearing of the Governing Body of the
adoption of a redevelopment plan ordinance. That notice would be the same since the interested parties
are adjoining land owners of the property in question. The notice provisions of the redevelopment law
are extensive. This is not a path to avoid public comment on a proposal on development. Once the
ordinance is adopted, it doesn’t mean they have permission. They would still have to be heard at the
Planning Board with a site plan application.

Solicitor Frank said that under redevelopment, the developer will typically seek that path as opposed to
a Use Variance because it allows the developer to have more certainty about the outcome. This is
because the applicant can sit down with Township Officials to agree on the permitted uses and the design
standards. Coming to the Zoning Board, is not as certain for a developer. Mr. Gillespie and Solicitor
Frank both think this is useful as a redevelopment because the developer and municipality can
contractually agree that the developer is going to handle certain things that might not be imposed under
Municipal Land Use Law. It would be difficult for the Zoning board to impose on a developer to build
a barrier blocking left turns onto Route 130. We can ask them to ask NJDOT for permission but it is
hard for the Zoning Board to impose that. Under a redevelopment plan, it is easier to impose something
like that, as well as the cost.
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A Motion was made by Mr. Patel and seconded by Mr. Wible to adjourn ZB#2024-02 to September 5,
2024 as well as re-notice the public. Motion unanimously approved by all members present.

B. ZB#2024-09: Application from Erik & Laura Bellish 2101 Old York Rd Block 164.01,
Lot 8 for bulk variance for impervious coverage, side and rear yard setbacks to construct
a garage & front porch addition

Mr. and Mrs. Bellish were sworn in by Solicitor Frank. Mr. Bellish explained that they
purchased the home in 2019 and have been doing work to it since. They are looking to expand
the kitchen area and adding a front porch. The current front steps are concrete and are settling
into the ground and need to be repaired. They would like to add a full front porch. The left side
of the garage is over the setbacks now, and they would like to add an 30x50 addition to the right
side of the garage leaving the 24x24 existing garage. All of this falls within the setbacks.

Engineer Doughtery is going over his review letter with the Bellishes. It is an existing non-
conforming lot. The front and side yards are non-conforming. The Bellishes have confirmed
that there have been no lot line changes. The existing gazebo can be moved if needed, the shed
on the survey is more of a carport which has light gravel under it. Mr. Bellish keeps some tractor
implements and firewood under it currently. Those items will be moved into the proposed
garage if it gets approved.

Mr. Bellish explained that the garage is a pole building. The height will be 16’ which is
permitted. The garage will match the house. There will be two overhead doors in the front and
one in the back for the tractor.

The Zoning Officer indicated that the impervious coverage is over however it didn’t account
for the gazebo. Based on the architect’s drawing without the gazebo, it’s below 15%, where
20% would be allowed. Engineer Dougherty said there is no need for an impervious coverage
variance. The variances that will be required are front yard setback because there is an existing,
non-conforming set back of 34 feet. The porch will make it closer to the street at 25 feet. The
addition on the side would require a side yard setback variance.

Solicitor Frank said we have an existing development that pre-dates the zoning laws. Engineer
Doughtery added that the lot is pre-existing, non-conforming at 1.3 acres as opposed to 3 acres
which is required in the zone and it is an irregular shape. The property has well and septic and
that is staying the same. Mr. Bellish said the proposed changes are consistent with the features
in the neighborhood.

Mr. Sovak asked where the entrance to the garage is. Mr. Bellish said the entrance is on the left
side of the garage. The proposed garage will be built as an addition to the existing garage. There
will be two overhead doors facing the street and a man door on the side. Mr. Bellish would also
like to add another overhead door on the back of the garage. There will be gravel in front of the
garage.

There will be electric and water in the proposed garage, and there is existing electric and water
in the garage now.



217.

The rain water will be directed out the back of the structure into the backyard which is not near
the neighbors.

A Motion was made by Mr. Patel, seconded by Mr. Buddenbaum to open the application up to
public comment. Motion was unanimously approved by all members present.

Mr. Tim Sadar, 2103 Old York Road came up to the microphone and was sworn in by Solicitor
Frank. He said he is the Bellish’s neighbor on the east side and has been a resident for 40+
years. He said he is impressed with the improvements they have made to the property. Mr. Sadar
said it will enhance the property as well as enhance the value of the homes in the area. He
encourages the board to approve their application.

A Motion was made by Mr. Studzinski, seconded by Mr. Fevola to close Public Comment on
this application. Motion unanimously approved by all members present

Solicitor Frank said this is a classic C1 variance. There is existing, lawful development that is
in a non-conforming location and an existing undersized lot. The request is for a front yard
setback variance for an esthetic, functional amenity that is consistent with the neighborhood.

It was the Motion of Mr. Buddenbaum, seconded by Mr. Wible to approve Application
ZB#2024-09.

Upon roll call, the Board voted as follows:
YEAS: Buddenbaum, Wible, Patel, Sovak, Studzinski, Sullivan, Puccio
NOES: None

OTHER BUSINESS
A. 2025 Meeting Dates

A Motion was made by Mr. Wible and seconded by Mr. Patel to approve the 2025 Meeting
dates. Motion unanimously approved by all members present

PUBLIC COMMENT
There was no one from the public attending in person and the Zoom moderator confirmed that
no one was being muted by us.

ADJOURNMENT
It was the Motion of Vice Chairman Buddenbaum, seconded by Mr. Wible to adjourn the
meeting at 8:26PM. Motion unanimously approved by all members present.

Gina Sullivan, Secretary
GS/amh



