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       Florence, New Jersey 08518-2323 

       October 22, 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 7:30 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: 
 

Fred Gabriele     John Pagano 

Bob Johnson     Kecia Taylor (virtual) 

Newell Kehr     Bernard Isaacson 

Mayor Kristan Marter    Carl Mattson (virtual)    

Councilman John Fratinardo     

   
 

ABSENT: None   

 
 

ALSO PRESENT: Solicitor David Frank 

   Engineer Hugh Dougherty 

   Planner Michelle Taylor 

    
 

RESOLUTIONS 

 

A. Resolution PB-2024-08: Resolution of Memorialization Application of Whitesell 

Construction Company, Inc. Block 158, Lot 7 Amended Preliminary Major Site Plan 

Approval 

 

It was the Motion of Mr. Johnson, seconded by Mr. Fratinardo to approve Resolution PB-2024-08. 

Upon roll call, the Board voted as follows: 

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

NOES:  None 

 

B. Resolution PB-2024-10: Resolution of Memorialization Application of Everlasting 

Strength Ministries for Block 162, Lot 5 Minor Site Plan Approval (signage) 

 

It was the Motion of Mr. Isaacson, seconded by Mr. Kehr to approve Resolution PB-2024-10. 

Upon roll call, the Board voted as follows: 

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

NOES:  None 
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MINUTES 

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

meeting held on September 24, 2024. Motion unanimously approved by all members present.  

 

 

CORRESPONDENCE 

A. Letter from Richard Alaimo Engineering re: Burlington County Resource Recovery 

Complex Landfill No. 3 dated October 3, 2024 

 

It was the Motion of Mayor Marter, seconded by Mr. Gabriele to receive and file the 

correspondence. Motion unanimously approved by all members present. 

 

B. Memo from Environmental Commission re: Application PB#2024-02 1200 John Galt Way 

 

It was the Motion of Mr. Gabriele, seconded by Mayor Marter to receive and file the 

correspondence. Motion unanimously approved by all members present. 

 

 

APPLICATIONS 

A. Application PB#2024-04 from B&H Foto and Electronics for Minor Site Plan Approval to 

add fencing to property located at 290 Daniels Way Block 158 Lot 1.02 

 

Mr. Kevin Sheehan of Parker McCay is representing the applicant and he is sworn in by Solicitor 

Frank. The application is for an 8ft fence around the rear of the property. There are no variances 

requested. Also Mr. Darren Martel, Senior Manager of Facilities for B&H Foto is sworn in by 

Solicitor Frank.  

 

Mr. Martel explained that the fence will connect to the rear of the building at the end of the 30 foot 

drive aisle off of Daniels Way and connect to the building off of John Galt Way. The fence is 8 

feet tall and will have two gates, one on each driveway. The gates are needed for security since the 

facility holds high end electronics which will secure the lot and the building. Mr. Martel said the 

trucks will enter on the west side of the building and it is one way traffic. The trucks will depart on 

the east side of the building.  The gates are electric and will have remote access. Mr. Martel said 

the lockbox will be shared with the Police Department as requested by the chief. The Fire 

Marshal’s report also recommended a 20-foot-wide gate to accommodate firetrucks and Mr. 

Martel said they will comply with that. The finished side of the fence will be facing out.  

 

Engineer Dougherty said that the application can be deemed complete. This is a non-residential 

fence and it subject to site plan approval. The front yard setback is being met and the fence is not 

higher than 8 feet which follows the ordinance.  

 

A Motion was made by Mr. Kehr, seconded by Mr. Gabriele to deem the application complete and 

grant the submission waivers. Motion unanimously approved by all members present.  

 

A Motion was made by Mr. Isaacson, seconded by Mr. Gabriele to open the application to public 

comment. Motion approved by all members present.  
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Seeing no one wishing to comment in person or on Zoom, a motion was made by Mr. Fratinardo, 

seconded by Mr. Kehr to close public comment. Motion approved by all members present. 

 

A Motion was made by Mayor Marter, seconded by Mr. Gabriele to approve application PB#2024-

04. Upon Roll Call, the Board voted as follows: 

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

NO: None 

ABSTAIN: None 

 

B. Application PB#2024-05 from HD Supply for Minor Site Plan Approval for Parking Lot 

Expansion located at 1100 John Galt Way, Block 158, Lot 3.01 

 

 

Mr. Matt Zabel represents the applicant. Also present is the engineer, Mr. Joseph Gray. Mr. 

Michael Billek is present on behalf of HD Supply. All were sworn in by Solicitor Frank.  

 

Mr. Gray is a professional engineer for about 12 years. He has appeared in front of Boards as well 

as been a member of boards for many municipalities in NJ. Chairman Pagano accepted him as an 

expert witness.  

 

Mr. Gray said this site contains two warehouses which received preliminary and final site plan 

approval in 2004 for the construction of the buildings and parking lots.  At the time, the number of 

parking spaces was not adequate. The application did bank parking spaces that would allow them 

to fulfill the total number of spaces that was required which was 280 spaces. The applicant agreed 

to construct about half of the parking spaces, 124 spaces and bank 192 spaces. One of the locations 

that was banked for parking is on the right side of the existing parking lot. A parking lot was built 

closer to the building.  There are currently 246 parking spaces throughout the site. There are 131 

spaces in the existing main parking lot. There is another smaller parking lot that holds 25 parking 

spaces. There is also another lot that holds 51 parking spaces, 6 of which are handicap spaces. 

There is another small lot that has 12 spaces, and 28 in another lot. 

 

The applicant is proposing to eliminate 2 parking spaces from the drive aisle, install a drive aisle 

and install 72 parking spaces which is an increase of 70 parking spaces. That would total 317 

parking spaces. There will also be two 30-foot light poles to provide lighting and a parking barrier.  

 

Engineer Dougherty said the applicant had a number of submission items that were not applicable 

because it is an extension of an existing application. The previous resolutions were not submitted 

with the application. Engineer Dougherty was able to obtain the previous resolution so he could 

write the review letter. The submission items that would be part of a site plan if this was a new 

application for site plan, they would be a condition of approval and shown on the plan.  Some of 

these items would be shown on the initial application. The applicant’s engineer provided the clear 

statement of the proposed use and clarified if the parking was previously approved.  There also 

needs to be a signature block on the plan, which would be a condition of approval. The zoning 

districts also need to be shown to show any changes since the 2004 approval. If this were a new 

application and not part of an application, there would also be stormwater calculations required. 

Engineer Doughtery would like to hear testimony from the applicant’s engineer to hear if this 

impervious coverage was contemplated in the original application.  
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With those conditions of approval, the application can be declared complete. Solicitor Frank asked 

Mr. Gray if he is confident that the parking spaces are the ones in the area that were intended to be 

banked.  Mr. Gray was not able to find a complete site plan from 2004 but was able to put the 

pieces together to the best of his ability. Mr. Gray is not aware if there was or was not additional 

approved parking, but the applicant will be meeting the 317 parking space requirement.  

 

When asked, Mr. Billek, the facilities manager stated that both buildings are 584,000 sf.  

 

Mr. Gray said in the resolution from 2004, item #5 says any and all ordinance provisions that are 

based on number of parking spaces, area of parking or impervious coverage shall be calculated in 

the total number of parking spaces at a maximum build out. Based on Mr. Gray’s understanding, 

the stormwater calculations should have included all of the banked parking.  

 

Mayor Marter asked if the new stormwater regulations or the new lighting ordinance would apply 

to this application. Solicitor Frank said that this is a pre-existing approval that is not being built out 

so it would be exempt from the new standards. Planner Taylor added that the applicant is asking 

for waivers for the lighting ordinance. Solicitor Frank added that the whole Whitesell industrial 

park has been developed with the same theme. There are consistent provisions for lighting and 

signage…etc. The existing lighting is at 30ft, and that is what is proposed as well.  

 

Mr. Mattson asked about the resolution being from 2004, how is this still applicable in 2024? 

Solicitor Frank said that site plans do not expire. But when there are changes to ordinance 

standards, then after specific statutory periods site plan approvals lose their protection from the 

changes. This is a different situation because the site plan that was approved in 2004, was 

implemented. The component of that site plan that wasn’t implemented was banked parking. There 

was a specific contemplation that this parking would eventually be installed pursuant to the 

original approval. Solicitor Frank asked the applicant’s engineer why they banked 192 parking 

spaces but now there is room to add 70 today.  

 

Mr. Gray said he was not a part of the initial application and he doesn’t know where the banked 

parking was scheduled to be as part of the previous approval. Mayor Marter asked what is the total 

of    impervious coverage of the property now and what is the new parking going to add to it. 

There are also new stormwater regulations that have been put into place since this was approved. 

Mr. Gray said the lot is significantly developed, there are two very large warehouses with 

pavement around both. Stormwater management is directed into basins located at the bottom of the 

site. Mayor Marter said that Bustleton Creek is at the bottom of the site. The Zoom Moderator 

pulled up an aerial view on the projector for everyone to view.  

 

Solicitor Frank suggested that we propose to the applicant that they reach out to Whitesell for 

copies of the original site plan approvals and stormwater calculations. The Board Clerk will also 

look for the original files so we can compare. Planner Taylor said that there is an island in the 

drive aisle.  The demolition plan shows two parking spaces located underneath the island, which 

shows it was anticipated to be a drive aisle. This is why Planner Taylor assumed there was a prior 

approval. In her report she wrote there may be a variance because the new spots are closer to 

where the original spots were.  
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Solicitor Frank said it would be valuable to the Board to see what was approved previously. If the 

DEP were to audit our performance under their stormwater regulations, we would need to respect 

the previous approvals and that it went through all the steps. If there is other information that we 

need from the applicant, then we need to express that to the applicant. Even though we have the 

original resolution, it is also important to see the actual plans that were approved previously before 

making a decision.  

 

Mr Gray said that the property does extend beyond the road and there are basins there. The inlets 

in the parking lot connect to the inlets at the mouth and go across the street. Based on that it seems 

like that is a stormwater management basin. Mr. Gray believes that Bustleton Creek is not a part of 

this property. Solicitor Frank said that once the original files are located, we will be able to view 

the stormwater management plan to see what was initially submitted and approved. Mr. Isaacson 

asked if the board would be able to recommend something different for the stormwater 

management. Solicitor Frank said that it depends on what is in the original approvals.  

 

Chairman Pagano asked Mr. Gray if these are items that can be addressed at the next meeting. Mr. 

Gray said that he will be able to provide the missing information. 

 

Solicitor Frank said we will adjourn the public hearing on this application to the November 26, 

2024 Planning Board meeting.  

 

A Motion was made by Mr. Gabriele and seconded by Mr. Kehr to adjourn the application to the 

November 26, 2024 meeting. The applicant will not have to notice again.  Motion unanimously 

approved by all members present.  

 

 

OTHER BUSINESS 

Mayor Marter asked about the timing of the Environmental Commission meetings as related to the 

Planning Board meetings. Because the Environmental Commission meets at the beginning of the 

month, they don’t always get to see the Planning Board applications prior to the Planning Board 

meetings and they do not have any input one the hearings take place. The Environmental 

Commission worked hard on the recent lighting ordinance, but the Planning Board approved an 

application involving lighting without the Environmental Commission’s input. Solicitor Frank said 

this is something that would need to be arranged with the Clerk of the Commission and the 

Chairman of the Planning Board to update the agenda accordingly. 

 

 

ADJOURNMENT 

Motion made by Mr. Kehr and seconded by Mayor Marter to adjourn the meeting at 8:33PM, 

which was unanimously approved by all members present. 

    

 

 

             

       John Fratinardo, Secretary 

 

JF/amh  


