
Monroe Townshio Planning Board Meeting
7ll3l20l7 at 7:00 pm

Pledge of Allegiance

Call to Order

Proper notice of this meeting was given as required in the Open Public Meetings Act on January
6, 2017 and a copy was posted on the first floor bulletin board and a copy was given to the

Township Clerk.

"Be advised, no new business or item ofdiscussion will be started after 10:30 pm and the

meeting shall terminate no later than 1 1:00 pm".

Roll Call:

Members:
Mr. Agnesino - Present

Mr. Cooper- Present

Vice Chairman, Mr. Crane - Excused

Ms. Flaherty- Present

Councilman Heffner - Present @ 7:05pm
Mr. Masterson - Present

Chairman, O'Brien - Present

Mr. Scardino - Present

Mayor Teefo - Present

Alt.1, Ms. Hui - Excused

Alt. 2, Mr. Cotton - Present

Professionals:

Mr. Rocco, Attorney - Present

Mr. Jordan, Engineer - Present

Mr. Keman, Planner - Present

Acting Secretary - Rosemary Flaherty - Present

Acting Transcriber - Tara Park - Present



Memorialization of Resolutions:
Mr. O'Brien announced that all ofthe resolutions will be grouped together to be voted on:

Resolution #55-17. Application #WSP-34-2017 (Denied). Doan Pham on behalf of
Love Nails
322 Sicklerville Road, Block 1903 Lot l8
The applicant Love Nails rvas dcnied approval for a nail salon at this location. The

applicant will need a more detailed outline of the changes proposed to parking,

elevations, signage, ingress and egress.

Resolution #56-17. Aoolication #WSP-35-2017. Verizon Wireless (Aooroved)

2636 S. Black Horse Pike. Block 5501 Lot 4.01

The applicant was approved for the replacement of(6) antennas and (3) new radio heads

on the existing monopole.

Resolution #57-17. Application #WSP-37-2017. Venture Escape Room {Approved)
1034 North Main Street. Block 1301 Lot 20

The applicant was approved for an enterlainment business use at this location called
"Escape Room" whereas patrons go though an inside building maze and figure out how
to escape the building.

Motion to approve:

1": Mr. Agnesino
2nd: Mr. Cooper

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Ms. Flaherty - Yes

Councilman Hefftrer - Absent
Mr- Masterson - Yes

Mr. Scardino - Yes

Mayor Tee! - Yes

Alt. 2, Mr. Cotton - Yes

Chairman, O'Brien - Yes

Application #1734. HRTJ. LLC. Extension Reouest

The applicant was approved in 2005 for a major subdivision approval #1734, the

applicant appeared before the Planning Board in 2016 and was granted a one-year

extension under PB-33-16. The applicant is requcsting an additional one-year extension.



Motion to approve:

1": Mayor Teefo

2d: Mr. Masterson

Roll Call:

Mr. Agnesino - Yes

Mr. Cooper - Yes

Ms. Flaherty - Yes

Councilman Heftrer - Abstain since he missed part of the proceeding.

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Tee! - Yes

Alt. 2, Mr. Cotton - Yes

Chairman, O'Brien - Yes

Site Plan Waivers:

Annlication WSP-32-2017. Angela Beckett on behalf of Our Village Our Kids
1809 North Black Horse Pike. Block 701 Lot 30

The applicant is proposing a summer day care center at this location. The previous use at

this unit was daycare services.

The Chairman announced that this application will be put on hold and asked for a motion

to approve.

Motion to postpone application:

l": Mr. Cooper

2d: Mayor Teefy

All were in favor, none were opposed and the application is postponed until further
notice-

Application #WSP-36-2017. Dung Tran on behalf of Joseohine Nails
1708 S. Black Horse Pike. Block 3801 Lot 27

The applicant is proposing a change of ownership of this existing nail salon. The services

will be nails service, pedicures and manicures. No new signage is proposed.

Mr. Rocco, Esq. swore Dung Tran of 1708 South Black Horse Pike for the record.

Zoninp Officers Reoort:

There were no questions from the Board members, but the Mayor did recommend sitting
with the Zoning Officer to see what could be done to help speed up his process.



Please be advised that I have reviewed Application WSP-36-17, Josephine Nails, 1708 S

BHB Block 3801 Lot 27 ,I have the following comments and recommendations:

1. The property is located in the RC-C Zone, Regional Gro*th Commercial Zone.
2. The property is located in the Pinelands but since this is a change ofownership only and
new additional services, no new filing is required.
3. The applicant should provide testimony about the entire business and services provided.
The applicant stated it is a nail salon only.
4. The applicant should understand that this use does not include massage use at this
location.
The applicant stated that thete in massages al this location.
5. The applicant should provide testimony on how many employees will be at this location
including full time and pan time.
The applicant stated that lhere are four full time employees.
6. The applicant should provide testimony on parking and whether the applicant has enough
parking and if there is at least one handicap parking space that complies with ADA
requirements.
The applicant provided a diagram for parking currently and said there will be no changes as it
complies with all regulations.
7. The applicant should provide testimony on whether any new signage is proposed. It
should be noted for the record that temporary lawn signs and neon signs are not permitted
in the township.
There is no new signage proposed, the name is not changing.
8. The applicant should provide the hours and days ofoperation for the record.
The hours of operation are in the applicalion.
9. A copy of all cosmetology licenses issued by the State ofNJ be submitted at the time of
zoning permit.
The applicant said that she will submit these to the Zoning Ol/icer.
6. All permits including, zoning, construction and board of health approvals are required as

a condition of approval.
The applicant agreed to do so.

Summary: This is a great use for the shopping center and when operated properly are a great
amenity to our residents. I recommend the approval ofthis site plan waiver.

Motion to approve:

1'r: Mayor Teefu

2"d: Mr Masterson

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Hefftrer - Yes

Mr. Masterson - Yes



Mr. Scardino - Yes

Mayor Teefr - Yes

Alt.l, Ms. Hui - Yes

Alt. 2, Mr. Cotton - Yes

Chairman, O'Brieo - Yes

Aoolication #WSP-38-17. Velocitel. 1041 Glassboro Road. Block 13901 Lot 28.02

The applicant is proposing to swap (5) antennas, remove (1) TMA, add (1) RRU and (2)

6' x 12'hybrid and (1) standoffmount, upgrade BTS breakers to 100A and is requesting

a site plan waiver.

Zoning Officers Renort:
Please be advised that I have reviewed Application WSP-38-17, Velocitel on behalf of
T-Mobile, 1041 Glassboro Road, Block 13901, Lot 28.02, I have the following comments

and recommendations:

l. The property is located in BP Zone Business Park.

2. The property is not located in the Pinelands.

3. The proposed use of the replacement of 5 antennas and remove 1 TMA, ADD I RRU, 2
6' x 12' hybrid and 1 Stand-off Mount, Upgrade the BTS breaker to 100,4.. Testimony

regarding each one ofthese proposed changes should be provided for the record.

4. Testimony regarding any added height to the structure should be noted on the record.

There is no added height, and in fact 38 less lbs.

5. Testimony regarding any additional cabinets, equipment, concrete pad or driveway

configurations or any changes to the property should be noted for the record.

No changes are to be made to these irems.

6. Any signage proposed should be noted for the record.

No signage is proposed.

7. Testimony regarding the maintenance of the property and who is responsible with an

emergency contact number should be a condition of approval.

Sean Nottage of SBA I-215-E34-5876
6. All permits including, zoning, construction and state and county approvals are required as

a condition of approval.

The applicant approved.

Summary: This is more of an administrative change and the sole purpose for this

approval is to have a file that matches the site and to ensure we have all the changes proposed

included in the resolution ofapproval. I recommend the approval of this site plan waiver.

Mr. Rocco swore in Bill Leonard of Velocitel.



Mr. Cooper wanted to know if the amperage change is safe, and the applicant said it is

Motion to open this application to the public:
1". Mr. Cooper

2d. Mr. Cotton
Motion to close this application to the public:

1". Mr. Cooper

2d. Mr. Scardino

Motion to approve:

1": Mr. Ag-nesino

2'd:Mr. Scardino

Roll Call:
Roll Call:

Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Aoolication #WSP-.19-17. Sandv Cannon on behalf of Geets Diner. Block 1509 Lot I
The applicant is proposing to re-open Geets Diner restaurant at this location and signage.

The applicant wars not present for lhe meeting but since it was solely for the change of
ownership, the Board proceeded with the application, and approvaUdeniaL

Zonins Officers Reoort:
Please be advised that I have reviewed Application WSP- 39-17, Sandy Cannon on behalfof
Geets Diner, l4 North BHP, Block 1509 Lot 1, I have the following comments and

recommendations:

1. The property is located in the C Zone, Commercial.

2. The property is not located in the Pinelands.

3. The property is currently serviced by public water and sewer.

4. The applicant has applied to reopen the restaurant and lounge area.

5. The hours of operation should be noted for the record.

This information is on the application.

6. The amount of employee's full time and part time should be noted for the record.

This inlormation is on the application.



7. The applicant should know that subleasing is not permitted as a condition ofapproval.
8. The applicant should testi! as to whether or not he has a dumpster for trash and where it

is located for the record and if the dumpster is enclosed.

The pad has been replaced and the new enclosure is being installed in the existing
place.

9. The applicant should testi! as to any signage proposed, fieestanding and fagade, no

temporary lawn signs are permitted for the record.

The applicant has expressed interest in having the GEETS sign spin again, which is
the only change she is proposing.

10. Currently there is no sidewalk on the roadways fionting this property and it's the boards

discretion to waive the same.

I L The applicant should provide testimony on any changes proposed as part oftheir
application.

12. The applicant should testifu as to any parties, events or banquets held at this location for
the record.

13. All permits including, zoning, construction and board ofhealth not limited to any state or

county approvals are required as a condition of approval.

Summary: This is a great use for the residents of the community and this property is known to

be a landmark in this town. It is such a geat honor to have it reopen for the entire community

and I recommend the site plan waiver approval.

The Board members requested Mrs. Cannon remove the shrubs around the roundabout as

well as the three parking spots under lhe signage prior to opening. The Mayor said that she

responded to his request for a tentative opening date of September 2017. He also announced

thal if anyone has pictures of Geets lhroughout the years to please get them to Mrs. Cannon as

she would like them.

Motion to open this application to the public:

I't. Mr. HeIfrrer

2'd. Mr. Scardino

Motion to close this application to the public:

1". Mayor Teefy

2"d. Mr. Agnesino

Motion to approve sidewalk waiver:
l"': Mayor Teefy

2"d: Mr. Hefftrer



Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - No
Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heflirer - Yes

Mr Masterson - Yes

Mr Scardino - Yes

Mayor Teefo - Yes

Motion to approve Site Plan Walver

I": Mr. Agnesino
2'd: Mrs. Flaherty

Roll Call:

Mr. Agnesino - Yes

Mr. Cooper - Yes

Mcc Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffirer - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Public Hearing:

Minor Subdivision: Aoolication #1848. Minor Subdivision. Anthony F. DiMauro
1946 Herbert Boulevard, Block 401 Lot 56

The applicant is proposing to subdivide his existing lot into two lots.

Mr. Rocco swore in Anthony DiMauro for the record, and his attomey Wayne Streitz

introduced himself and spoke to the board briefly about Mr. DiMauro's application.

Mr. Kernan said that he has received revised plans since his original review that

presented updated plans and at this time the only item left for the variance is item b. Mr.

Keman then deemed the Minor Subdivision application complete.



Planner's Renort:
Minor Subdivision (l'' Review)
Plate 4, Block 401, Lot 56
470 Prosser Avenue
Zone: P.-2, Suburban Residential Option District
Applicant: Anthony DMauro
Application J',/! 1848
MC Ns MMP-035

The above referenced application is a request lor minor subdivision approval.

1.0 ProjectDescription

1.1 Applicant'sProposal
The applicant is proposing to subdivide one ( I ) lot into two (2) lots. The two new

lots to be created will measure .721+ acres (3 1,420 square feet) for proposed lot
56 and i.00Gt acres (43,560 square feet) for proposed lot 56.01. A 1.5 story
single-family frame dwelling with driveway already exists on Iot 56 and a new

single-family dwelling is proposed to be constructed on proposed lot 56.01.

1.2 ExistingConditions
The subject property consists of approximately 74,980 square feet (1 .721 acres)

fronting on Prosser Avenue and Herbert Boulevard. The property contains a 1.5

story single-family frame dwelling with bituminous drive fronting Prosser

Avenue. The property is served by on-site sewerage disposal. The balance ofthe
property is wooded. The parcel is zoned R-2, Subwban Residential Option
District

1.3 Sunounding Land Uses

The area is residential in character. The Township of Winslow is approximately 1,000

feet to the north on Herbe( Boulevard.

2.0 Materials Reviewed

We have reviewed the referenced submission, encoded by the Planning Board as 1848,
received on May 23,201'7, consisting of the following:

Sheet Date

May 5,2017

July 28,2005

July 28, 2005

July 14,2008

Title
Minor Subdivision Checklist

Application

Deed

Title lnsurance Commitment

Description of Property, Block 401, Lot 56



Description of Property, Block 401, Proposed

Lot 56
July 14,2008

Description of Property, Block 401, Proposed

Lot 56.01
July 14.2008

The plan is signed and sealed by Keith M. Ludwig, PLS of Taylor Wiseman & Taylor. The
proposed property descriptions were also prepared and signed by Keith M. Ludwig.

3.0 SubmissionRequirements

3.1 In accordance with $ 175-67, submission ofthe following information is required

as Darl ofan annlication lor minor subdivision nlan aonroval- Based unon our

review of the submitted items. we have determined that this minor subdivision
anolication is incomolete unless the following checklist item(s) are granted a

waivcr for comolcteness or deferrcd bv thc Plannins Board to hc nrovidcd as a

condition of annroval:

B. All existing structures and wooded lands within the area to be subdivided and
within {Q fggl thereof, and the shortest distance from any existing structure
to any proposed and existing lot [ine.

C. The name of the owner and all adjoining property owners as disclosed by the
most recent municipal tax records.

Note: The list on the plan is dated April 26, 2007.

The Tax Map, block and lot numbers and the subdivision application number.

All existing and proposed streets within 200 feet of the area to be subdivided
for minor subdivisions with rights-of-way and namcs indicated.
Note: The plan conforms but the edge ofpaving line should be turned on.

D
E.

4.0

4.1

Zoning Requirements

Use

In accordance with $ 175-1628, single-family detached dwellings are a principal
permitted use in the R-2, Suburban Residential Option District.
Bulk Requirements

l. Lot Area: The minimum required lot area is I acre. The p!44 does not
conform to this reouirement. Pronosed lol 56 measures 0.721 acres. As

@
2. Front Yard Setback: Thc minimum requircd front yard,/building sctback

is 60 feet. All setbacks shall be measured from the proposed right-of-way
width for any public street as shown on the last adopted State, County or
Township Master Plan and/or Offrcial Map. the phn does not conform !q

4.2

I of I Plan of Survey & Minor Subdivision Plan
Revised to May 22,

2013



this reouirement. havine g front yAEl 9[43.4 feet for oroposed lot 56. This
renresents a ore-existing. nonconlorming condition.

3. Side Yard Setback: The minimum required side yard setback is 20 feet
with the exception of a comer lot which is 30 feet. The plan conforms to
this requirement.

4. Rear Yard Setback: The minimum required rear yard setback is 75 feet.
The plan conforms to this requirement.

5. Lot Frontage: The minimum required lot fiontage is 120 feet. The plan
conforms to this requirement.

6. Lot Width: The minimum required lot width is 150 feet. The plan
conforms to this requirement.

7. Lot Coverage: The maximum permitted lot coverage is 20 percent. The
plan conforms to this requirement.

5.1

Design, Performance and Evaluation Standards

Sidewalks
l. In accordance with $ 175-133, unless specially waived by the Planning

Board or Zoning Board, sidewalks shall be installed in all types of
development and shall be installed along all streets and wherever pedestrian
traffic is expected. The proposed development is located within Sidewalk
Area 2. Sidewalk Area 2 consists of all lands located within two miles of a
public or private elementary or middle school or 2 ll2 miles of a high
school, except properties located within the AG, BB FD-10, FD40, RD-A,
RG-PR and RG-20 Districts, and all properties located on the Black Horse
Pike east of Malaga Road. Sidewalk Area 2 generally includes those
portions of the Township located just beyond the more heavily developed
Sidewalk Area l. Because of the proximity to schools and future pedestrian
ramc generators, the need for sidewalks in these areas is high. The plea
does not conform to this reouirement. gg p sidewalk exists or is pggrygl
S eilhg Prosser Avenue AI tlg@ Boulevard. As p19p5ggL g waiver 15

required.
2. In addition, $ 175-133C requires that where the construction of sidewalks

has been waived by the Planning Board, a ten-foot-wide graded area shall be
provided, partly to provide for pedestrian safery and partly to provide area
for future sidewalk construction if the need arises. The composition ofthe
graded area shall be at the discretion of the Plarming Board.

6.0 Master PIan Consistency
The proposed minor subdivision will not have an impact on the goals and objectives of
the Master Plan.

7.0 Fees, Contributions, and Obligations



7.1 Deed Review

The plan indicates that the proposed subdivision is to be filed by deed. I have
reviewed the legal descriptions submitted and find them acceptable as submitted,

1.,

fourth course for the descriptions ofexisting lot 56 and proposed lot 56 should

read a distance of202.08 feet.

Lot Numbers

Lot numbers must be aDDroved bv the Tax Assessor's Office.

7.3 COAH

The aoolicant is reouired to satisfo its affordable housing oroduction obligation.
which reouires Da\rment of a develonment fee of one and one-half t I .57n) nercent

ofthe eoualized assessed value ofthe residential construction into a Housing

uil n the tof roxl

calculated and Daid at the time ofthe request for a certificate ofoccupancv

7.4 Lot Grading

In accordance with $ 175-117.l. prior to applying for a building permit. the

aonlicant must first obtain sradinq olan anoroval lor the construction of a new
sinole-familv dwellinq on nronosed lot 56 0l

7.5 Escrow

The apolicant must contact the Township's Finance Office to settle any

outstandins review escrow accounts orior to the deeds beins sisned.

8.0 Outside Agency Approval

This minor subdivision is subject to the review and approval of all outside agencies with
jurisdiction, if not already received, including but not limited to the following. Evidence of these

approvals must be submitted to the Planning Board.

- Gloucester Countv Planning Board:

- Gloucester Countv Soil Conservation District:

Monroe Township Fire Official: and

Any others as may be required.

ir



9.0

9.1

Waivers and Varirnces

As proposed, the following variances are required:

L From 0175-162 to allow 4 lot area g.f 0.721 for plgpp5ggl lot56where]acre is

required.
Following the Planners review, the applicant said that he agrees with all of the comments and
will comply with health departmenl requirements for well and septic during the constraction
of a single family dwelling on the newly sabdivided lot

Motion to open this application to the public:

1". Mr. Heftrer
2od. Mr. Cooper

Motion to close this application to the public:

I "'. Mr. Cooper

2"d. Mr. Scardino

Motion to approve:

l": Mr. Agnesino
2'd: Mayor Teefr
Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - No
Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Tccf, - Ycs

Corresnondences/Discussion:

The Director of Community Development has reached out to the County in order to

arrange a meeting to discuss the Daycare at St. Matt's. After review of the file and

conesponding with the Township Engineer, Kathryn Cornforth, it has been decided that

the applicant will need to appear before the board for the changes proposed and a new

notice should be provided to the residents within 200 feet ofthe project property known
as Block 15l0l Lot 14.

The Board members discussed possible changes and Mrs, Flaher4t said she has

contacted residents who attended previous meelings to make them aware as well



Annroval of Minutes:
61812017 - Planning Board Minutes

Motion to approve:

I": Mr. Agnesino
2d:Mr. Scardino

Roll Call:

Mr. Aglesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heftrer - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Aoolication PB #1850 and #SP-472. Cross Keys Monroe LLC. Minor Subdivision
and Sitc Plan, Preliminarv and Final Aporoval
The applicant is proposing a minor subdivision consisting ofa lot line adjustment of lots

3.06 and 3.07. Existing lot 3.06 containing 1.976 acres will be reduced to 1.884 acres,

excluding the road easement. Lot 3.07 containing 1.836 acres will be increased to 1.920

acres. Lot 3.06, the proposed site of a new restaurant will front Berlin-Cross Keys Road,

a county highway known as CR 689 and Falcon Way Boulevard, a private roadway for
the Barclay Glen Apartment Complex. Lot3.0'7, the proposed site of a daycare center

contains frontage on Falcon Way Boulevard.

Mr. Rocco swore in Anthony Guzzo for the record, and Mr. Paul Witthohn, Engineer, for
the record.

Mr. Roben Mintz, Attomey for the applicant and Mr. Paul Witthohn, Engineer for the

applicant presented Board Members with information about the proposed applications in
front ofthe Board as well as exhibits showing colored rendering ofthe site, and future

buildings elevations and footprints, and a shared responsibility exhibit. Mr. Minz also

spoke about the possible cut through ola street to an adjacent property if the owners of
that lot and Mr. Guzzo come to an agreement to provide access to Falcon Way from the

adjacent property.



Planner's Reoort:
This application will need to be deemed complete first with the following waivers:
Architectural Plans and Elevations with names ofneighboring property owners in order
to proceed.

)Iotion to aDDrove for comDleteness:

1": Mayor Teefy

2'd: Mr. Cooper

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

1.0

1.1

Project Description
Proposal

The applicant proposes the construction ofa 10,000 square foot restaurant (7,500

s.f. indoor area and 2,500 s.f. seasonal patio) on lot 3.06 and a 10,000 square foot
day care center on lot 3.07. Both sites propose parking, landscaping and other site

amenities in addition to signage. The applicant also proposes to adjust the
property lines ofthese lots, resulting in a decrease in size for lot 3.06 from 1.976

acres to 1.891 acres and an increase in size for lot 3.07 from 1.836 acres to 1.920

acres. The properties are served by public water and sewer.

The applicant was granted preliminary & final major site plan and subdivision
approval by the Zoning Board on April 15, 2014 to construct 72 residential
apartments on 5.55+ acres (new lot 3.08) and create lots 3.06 and 3.07 for future
commercial development, which are the subject of this application.

1.2 ExistingConditions

Lot 3.06 fronts on the easterly side ofCross Keys-Berlin Road (CR #689), which
is the Township line between Monroe Township and Washington Township to the
north and lot 3.07 sits to the east oflot 3.06 and has its frontage along the

boulevard access drive easement known as "Falcon Way Boulevard." The parcels

consist ofvacant farm fields, some wooded areas and are zoned BP, Business Park
di strict.



1.3 Surrounding Land Uses

The area, previously of rural character, has moved towards commercial and
multi-family developments. Abutting uses are predominately vacant or farm uses

on the Monroe Township side. To the southwest, Iot 3 was previously approved

for and has since been constructed with townhouse style residential development

as part of a proposed mixed-use development. Directly across Cross Keys-Berlin
Road within Washington Township is an existing residential development of
single- family detached homes. To the northeast and southeast are agricultural
uses, which are also zoned BB Business Park.

2.0 Materials Reviewed

We have reviewed the referenced submission, encoded by the Planning Board as 472-SP
and 1850, received on June 5,2017, consisting ofthe following:

Sheet Title Date

Major Site Plan Application May 18,2017

Minor Subdivision Application May 31,201,7

Stormwater Management Report May 2017

1 of 14 Cover Sheet ll{ay 22,2O17

2 of 14 Existing Conditions and Demolition PIan May 22,2017

3 of 14 Surrounding Site Features May 22, 2017

4 of 14 Site Plan May 22,2011

5 of 14 Grading and Drainage Plan lrl{ay 22,2017

6 of 14 Utility Plan May 22,2017

7 of 14 Landscape Plan N4ay 22,2017

8 of 14 Lighting Plan May 22,2017

9 of 14 Landscape and Lighting Notes and Details L{ay 22,2017

l0of 14 Construction Details & Profiles L{ay 22,2017

11 of 14 Construction Details May 22,2017

12 of 14 Storm Sewer Details May 22,2017

13 of 14 Soil Erosion and Sediment Control Plan N{.ay 22,2017



14 of 14
Soil Erosion and Sediment Control Notes &

Details

Plan of Survey and Minor Subdivision

May 22,2017

I of I May 22,2017

The plans and stormwater management report are signed and sealed by Paul A.
Whitthohn, P.E. ofConsulting Engineer Services (CES) and the plan of survey and

subdivision is signed and sealed by Adam R. Grant, PLS, also ofCES.

3,0 SubmissionRequirements

3.1 In accordance with $ 175-67, submission ofthe following information is required

as part of an application for minor subdivision plan approval. Based uoon our

review of the submitted items. we have determined that this minor subdivision

application is incomolete unless the following checklist item(s) are granted a

waiver for completeness or deferred by the Planning Board to be orovided as a

condition of annroval:

B. All existing structures and wooded lands within the area to be subdivided gpg[

feet thereof. and thc shortcst distance from any existing structurc
to any proposed and existing lot line.

C. The name of the owner and all adjoinine plepe4y owrers as disclosed by the

most recent municipal tax records.

Zoning Requirements

Use

In accordance with $ 175-1638, community commercial is a permitted use in the

BP, Business Park zoning district. The proposed restaurant and day care facility
are defined as "community commercial."

Bulk Requirements
BP, Business Park - Community Commercial ($ f 75-f 63D(2)(a))

The Board has previously applied the BP zone community commercial bulk
standards to the overall proposed Cross Keys Pavilion development plans.

within 200

4.0

4.1

4.2

l. Lot Area: The minimum required lot size is 20,000 s.f. The plan conforms
to this requirement.

2. Front Yard/Building Setback: The minimum required front yard/building
setback is 40 feet. The plan conforms to this requirement.

3. Lot FrontageA idth: The minimum required lot frontage/lot width is 100

feet. The plan conforms to this requirement.
4. Side Yard Setback: The minimum required side yard setback is 20 feet.

The plan conforms to this rcquircmcnt.
5. Rear Yard Setback: The minimum required rear yard setback is 35 feet.

The plan conforms to this requirement.



6. Lot Coverage: The maximum permitted lot coverage is 75%. The p[g
does not conform to this reouirement. nrooosing coverage 9.f 78.6% on lot
3.06. As nronosed- a variance is reouested.

7. Buffer: The minimum required buffer width is 25 feet along all exterior
tract boundaries, except street right-of-ways for all non-residential projects,
subject to the requirements of$ 175-93, Buffers. Ihe plan does q9! conform
to lLiS reouirement. orooosing a minimum buffer width orf 12.0 &9I for q
nonion of lol 3-06. As orooosed- a variance is reouired.

8. Building Height: The maximum permitted building height is 35 feet,
subject to the requirements of $ 175-09. The plan conforms to this
requirement.

9. Off-Street Parking: Subject to the requirements of $ 175-123, off-street
parking and loading. Refer to Section 5.2 for comments.

5.0

5.1

Design, Performrnce and Evaluation Standards

Sidewalk

1. The frontage of the subject property is located within Sidewalk Area 4.

Sidewalk Area 4 generally includes the most rural portions of the Township
where low pedestrian traffic is anticipated. However, due to the nature ofthe
proposed development and its proximity to the more developed Sidewalk Area
1, the need for sidewalk is high. The plan conforms as sidewalk has been
provided along the property frontage of existing lot 3.06; and sidewalk is
proposed along the entire frontage of proposed lot 3.07 along the future
Boulevard connection.

I In accordance with Sections 175-133I, the sidewalk shall be located at least
four feet back liom the curbline. The applicant has requested 4 waiver lo
allow the interior sidewalk to abut the curb line in certain locations. in lieu of
the (4) feet minimum as required. As proposed. a waiver is resuirod.

5.2 Off-Street Parking and Loading

In accordance with $ 175-123E(l), off-street parking spaces shall be 10 feet
wide by a minimum of 20 feet long. The plan does 4q1 conform p thit
requirement. The plan proppses a combination gf9 &e! wide by l8 feet long.
9'x20' and l0'x20' spaces. As nronosed a waiver is reouired
Note: A waiver for 9'x 18' vs. I0'x20' was previously granted for the

adjacent commercial pad site construction on lots 3.01 thru 3.04 of this

mixed-use development project known as "Cross Keys Pavilion."

a In accordance with $ 175-1231(5), 1 parking space per 50 s.f. of gross floor
area is required for restaurant use. Accordingly, 200 spaces are required
(7,500 s.f. inside + 2,500 s.f. outside : 10,000 s.f./50 s.f. : 200). In
accordance with $ 175-123J(28), 1 parking space per 500 s.f. of gross floor
area is required for daycare use. AccordinglS 20 spaces are required (10,000



s.f./500 s.f. : 20). The plan proposes the parking facilities to be shared
between the two (2) lot uses. The total required number of parking spaces for
both uses is 220 spaces. The plag does not conform to this reouirement.
pronosinq 172 soaces. (107 soaces on lot 1.06 and 54 snaces on lot 3.07 and
I I existins on street sDaces). As orooosed. a variance is reouired.

I In accordance with $ 175-123K(2), no parking spaces shall be located in any
required buffer area. ftg p!4q does not conform to this requiremenl.
orooosing oarking 12 feet adjacent to block 101. lot Z where 25 fggj is
reouired. As oronosed. a waiver is required.

5.3 Buffers and Landscape

l. In accordance with S 175-93A, buffer areas are required along all exterior
tract boundaries excluding street rights-of-way for all non-residential projects.
Buffer areas shall be developed in an aesthetic manner for the primary
purposes of screening views and reducing noise perception beyond the lot.
Buffer widths shall be as specified in the zoning standards and shall be
measured horizontally and perpendicularly to lot and street lines. No
stnrcture. aclivity. storage Of materials. p4lkE€i or driving oIvehicles shall @
pqlqtE9d in 4 buffer area. The buffer shall be designed, planted. graded,
landscaped and developed with the general guideline that tlre closer a use or
activity is to a property line or the more intense the use, the more effective the
buffer area must be in obscuring light and vision and reducing noise beyond
the lot. The phq does le1 conform le these requirements. ag IEIkiEg spaces

are nrooosed within a nortion ofthe reouired buffer As nronosed^ a waiver is
reouired-

2. In accordance with $ 175-938, notwithstanding the above, a minimum of %

but in no case less than l0 feet of the horizontal width of any buffer required
along a periphery shall have an area which shall be designed, planted, graded

landscaped and developed to obscure the activities ofthe site fiom view. The
plan conforms to this requirement.

3. In accordance with $ 175-147F(2), all trees with a diameter of five inches or
greater shall be indicated on the site plan and grading sheets of development
plans. The species and condition of the trees shall be indicated. 1!9 p]@

J. Pockets of additional landscapino should be orovided along the southwest
nerimeter qf the stormwater management hasins. alone its fiontage with
Falcon Wa e applicant is in agreement.

5. Conflicts between shade trees and lighting standards should be eliminated.

Signage

1. In accordance with g 175-135C(4), in lieu of a freestanding sign, one
monument sign may be erected, provided that it is not situated within a sight

5.4



triangle, and further provided that said monument sign does not exceed an

area of 50 square feet nor exceed a height above grade of eight feet. One ( I )
monument sign is proposed lbr each lot. The daycare sign is 35 s.f. and 3'-2"
high, which conforms to these requirements. However. the area gf the
restaurant monument Sig has not been plgg.@ As such. its conformance
could EE! b9 confirmed. Also l[9 word "tenant" iS listed twice on that sign. Il
should be confirmed jf this sign will advenise only g!9 restaurant or will it
also advertise $g Clay care? The signage will onlv be for the restaurant, not
the daycare, and the plan will be revised.

2. In accordance with $ 175-135C(5), each principal use shall be entitled to one
facade sign for every frontage of the lot on a public right-of-way. For the
purpose of this subsection, each leased module ofa larger development may
be considered a separate use. The size of each sign shall not exceed 1070 of
the facade area. The p.lgn does ng! conform 1q these requirements. Waivers

AIg required !o allow $/a (a fagade signs 4E[ fronting a pgb]lg right-of-way
on lot 3.06 and three (3) facade signs on one fagade and one l!) facade sign on

another fagade all not frontins 4 pg!fu risht-of-way on lot 3.07. where ggly
one / I ) is nermitfed if fronfins a nrrhlic rioht-of-wav

5.5 Basin Ownership and Maintenance

l. In accordance with 6175-140F(2xa). the desisn enpineer shall nrenare an

insoection- maintenance 4g! renair p!4 fg lbg stormwater management
measures. including both structural and non-structural measures incorporated
into the design of a major development.

2. IhE applicant should @ geoa1ggllq discuss ou..nershio and maintenance gf $g
common basin and shared resoonsibilities between the overall develooment
tmcts. We defer !q the Board Engineer g !!9 review 9,f $9 Stormwater
Management Ooerations & Maintenance Plan.

6.0

6.t

General Comments/Recommendations

The nronosed surlace treatment lor the narkinp areas and the nlavsround should

be labeled on the nlans.

6.2 Architectural nlans and elevation views have not been orovided. Additional
foundation nlantinos alonp the buildinps mav be u arranted.

Site nlan related inlormation. other than lot area. lrontage and vard reouirements

should be eliminated from the minor subdivision olan (i.e. oarking calculations.

site nlan variances and waivers requesled. etc. ).

6.3



Fees, Contributions and Obligations

COAH

In accordance with the Statewide Nonresidential Development Fee Act (N.J.S.A.

40:55D-8.1-8.7). the applicant is required to make payment ofa develooment fee

of 2.50lo ofthe eoualized assessed value ofthe non-residential construction inro a

Housins Trusl Fund established hv Monroe Townshio Council. A condition of
of this th

balance being calculated and oaid at the time of the reqest for a cenificate of
occunancv-

7 .2 Deed Review

The aoplicant has indicated that the subdivision will be filed bv deed. Copies of
the deed and legal description for each lot must be submitted for review and

annroval nrior to the deeds beins sisned and filed-

Escrow

Thc aoolicant must contact thc Townshin's Financc Oflicc to scnlc anv

outstandins review escrow accounts orior to the nlans beins sisned.

9.0

9.1

Outside Agency Approval

This site plan is subject to the review and approval of all outside agencies with
jurisdiction, if not already received, including but not limited to the following.
Evidence ofthese approvals must be submitted to the Planning Board.

- Gloucester Countv Soil Conservation District:

- Gloucester Counw Plannins Board:

- Cloucester Countv [Jtilities Authoriw:

- Monroe Townshio Fire Official:

- Monroe Township MUA: and

3 An], others as may be required.

Summary of Required Variances & Waivers

Variances

l. Variance from the reouirements Lf$ 175-93A and $ 175-1638 to allow 12.0
feet of buffer where a minimum of 25 f'eet is required.

2. Variance from the reouirements gf! 175-163 to allow 4lot coverage gf78.60lo
where only 75% is nermitted.

3. Variance fiom thc rcquircmcnts 9f$ 175-123J(5) and $ 175-123J(28). which
reouire 220 narkins snaces combined- where 172 narkins snaces are nronosed-

ti

8.0

7.0

7.1

7.3



9.2 Waivers

1. A waiver from $ 175-67 to exclude lhe addition o:f existing structures and
wooded lands within 200 feet ofthe area to be subdividcd.

2. A waiver from ! 175-67 to exclude 4 list of all adjoining propertv owners on
the olan.

4. A waiver from $ 175-1238(l) to allow 9'x l8' and 9' x 20' spaces where 4
minimum of l0' x 20' snaces are reouired.

5. A waiver from 6 175-123K{2t to allowparking soaces in a buffer area.

7. A waiver llom the reouirements of ! 175-135C(5) to allow two (2) facade

signs not fronting 4 pgbfu right-of-wav on lot 3.06 and three (J.] fagade siqns
on one facade and one ( l) facade sisn on another facade not frontins a oublic
right-of-wav on lot 3.07. wherc onlv onc (!) is permittcd if lronting g puh[s
risht-of-wav-

8. A waiver from 6 175-t47F resardins identification of existins trees on the
nlans-

There was a concern about those parking spots in front of the daycare backing into

oncoming traffic and the applicant agreed to come back to the Board if this becomes a

problem when the street is created in the future. There was also a discussion about

adding a table at the crosswalk to help slow down traffic in the area as well.

Ensineers Renort:
This application will need to be deemed complete first with the following waivers:

Environmental Assessment: The applicant mentioned lhqt are asking lor a waiver with
exception of the daycare for the Environmental Assessment since that has been

previously done lor the site and the state will rcquire the daycare to have theirs
regardless during the permitting & licensure process.

Motion to approve for completeness:

l '': Mr. Cooper

2'd: Mayor Teefu

Roll Call:
Mr Agnesino - Yes

Mr. Cooper - Yes

3. A waiver from $ 175-934 regarding buffer area use and width.

6. { waiver from $ I 75- 133I 1q allow $9 interior sidewalk 1q abut $9 curb ling
in lieu of the (4) feet minimum as required.



Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr Scardino - Yes

Mayor Teef) - Yes

Based on our review ofthe above noted submission, we offer the following:

This application proposes a minor subdivision consisting of a lot line adjustment of Lots 3.06
and 3.07. Existing Lot 3.06 containing 1.976a acres will be reduced to 1.884+ acres,
excluding the road easement. Lot 3.07 containing 1.836+ acres will be increased to
l.92Gt acres. Lot 3.06, the proposed site of a new restaurant, contains frontage on
Berlin-Cross Keys Road, a County highway, (CR 689), and Falcon Way Boulevard, a
private roadway for the Barclay Glen Apartment Complex. Lot 3.07, the proposed site of
a day care center contains frontage on Falcon Way Boulevard.

The existing site is vacant with light vegetative cover. An existing woods line exists along the
north properfy line. An existing stormwater management basin exists on the south side of
the tract spanning both Lots 3.06 and 3.07, that will be eliminated as part of the
development of the property.

In addition to the roadway easement noted above, there is also a 30-foofwide MUA utility
easement that runs along the west side of the property that parallels Berlin-Cross Keys
Road. A sign easement also exists at the southwest corner of Lot 3.06. An existing 8"
sanitary sewer and an 8" water main runs through the no(h end ofthe property in an east
to west direction.

In addition to minor subdivision approval, the applicant is seeking preliminary and final site plan
approval to construct a 7,500-square foot indoor restaurant with a 2,500 square foot all
season patio and associated parking on Lot 3.06 and a 10,000-square foot day care center
building that includes an outdoor fenced play area and parking on Lot 3.07. In addition, a

stomwater management basin will be constructed at the east end of Lot 3.07 but will
service both Lots 3.06 and 3.07.

llinor Subdivision and Zoning
We defer review ofthe minor subdivision and zoning issues to the Board's Planner.

Submission Reouirements
The applicant has submitted all necessary and applicable information listed on the Major Site

Plan checklist with the exception of architectural plans and elevations and an
environmental assessment for which the applicant has requested a waiver. The application
may be deemed complete pending the Board's acceptance ofthe waiver requests.

Variances Reouested
1. Variance for Lot 3.06 to permit two (2) fagade signs on a fagade not fronting a public

right-of-way, where one (1) fagade sign for every frontage ofa lot not on public right-of-way



is permitted.
2. Variance for Lot 3.07 to permit three (3) fagade signs on a single fagade not fronting on a

public right-of-way and one (l) faqade sign on a fagade not fionting on a public right-of-way,
where one (1) fagade sign for every frontage ofthe lot on a public right-of-way is permitted.

3. Variance for providing a total of 172 parking spaces for both the restaurant and day care
center, where 220 parking spaces are required.

4. Variance for a lot coverage of 78.6%o for Lot 3.06, where a maximum cover of 757o is
permitted.

5. Variance for a i2-foot minimum buffer is being proposed for Lot 3.06, where 25 feet is
required.

Waivers Reouested

l. Waiver from showing extended contours 200 feet beyond the boundary of the property,
which we do not take exception to.

2. Waiver to permit granite block curb where concrete curb is required, which we do not take
exception to.

3. Waiver to permit six S-foot-wide handicap parking spaces and two 8-foot-wide access aisles
and one S-foot access aisle in accordance with ADA requirements, which differs fiom the
ordinance. We endorse compliance with ADA standards.

4. Waiver to permit 9'xl8' and 9'x20' parking spaces, where l0'x20' parking spaces are
required, which we do not take exception to.

5. Waiver to permit sidewalk to abut the curb instead of providing a 4-foot grass strip as

required. This condition will exist within the site and not along public roads. We do not take
exception to the waiver.

6. Waiver from providing an environmental assessment. We recommend that the environmental
assessment be provided particularly due to the proposed day care center.

TECHNICAL REVIEW

Per Section 175-71, Pretiminary Site Plan Review requires the following information be
provided on the plans:

A. An applicant shall submit a preliminary site plan in tentative form for discussion
puposes in conformity with the following minimum criteria:

(l) The preliminary site plan shall be drawn to a scale ofno less than one (l) inch
equals 100 feet, but consideration shall be given to a smaller scale if it permits
the total project to be clearly depicted on a standard sheet of the sizes
permitted in the Map Filing Law.

The above listed requirement has been included with this submittal.
(2) All plans shall be certified by a licensed architect or engineer, including

accurate lot lines certified by a licensed land surveyor in the State of New
Jersey.

The above listed requirement has been included with this submittal.
(3) The plan shall include, but not be limited to the following:



(a) A deed plotting of the tract may be submitted in lieu of an actual field
survey of the lot lines, but the applicant accepts the responsibility that
at final submission, if the accuracy of said deed plotting sufficiently
alters the intent of the proposal, the Board shall reserve the right to
reject the final submittal without prejudice and require a re-submittal
for preliminary approval.

The above listed requirement has been included with this submittal.
(b) Topographic contours fiom the United States Geological Suwey

(USGS) quadrangle sheets may be submitted in lieu of an actual field
or aerial topographical survey, or the applicant may opt to fumish the
same. Contours shall extend 200 feet beyond the boundary of the
proposal. All existing streams that will receive, either directly or
indirectly, the tract stormwater runoffshall be indicated. A key plan of
a smaller scale may be shown if it's not practicable to indicate it on the
site plan.

The apolicant lgg requested 4 waiver from providing contours 200 feet
be],ond !h9 boundary of the nrooosal. which rvg glq 491 take excention
to.

(c) All dimensions needed to confirm conformity with appropriate zoning
ordinances and other zoning criteria (i.e., density, land coverage, etc.)
shall be indicated.

The above listed requirement has been included with this submittal.
(d) All contiguous owners, existing dedicated streets (ownership and route

numbers, if applicable), existing wooded areas in outline only, and
geophysical conditions of any open or recreation space to be dedicated
for public or quasi-public use.

The above listed requirement has been included with this submittal.
(e) An architectural plan and view of each type of building shall be

fumished and certified by an architect licensed in the State of New
Jersey.

As notcd abovc. the applicant has rcoucsrcd 4 waivcr from this requiremcnt.
We recommend that architectural olans and elevations be orovided.

(f) Proposed circulation plans, including access streets, easements, fire
lanes, and a typical section of all major cart ways proposed shall be
required.

The above listed requirement has been included in this submittal.
(g) Existing and proposed stormwater drainage and collections systems

shall be indicated and designed in accordance with the standards of
Section 175-140 (Stormwater Management). Information required by
such standards, including hydrological and hydraulic calculations, soil
boring logs, maintenance schedules, etc., shall be provided. The
size/capacity of existing facilities, which are to be utilized in the
proposal, must be analyzed and indicated.

The above listed requirement has been included in this submittal.
(h) Size, height, location, and arrangement of all existing and proposed



buildings, structures, and signs shall be in accordance with the
requirements of this chapter.

The above listed requirement has been included in this submittal.
(i) The location of existing and proposed wastewater collection facilities

and potable water supply facilities shall be indicated.
The above listed requirement has been included in this submittal.

B. The plan shall be signed by the applicant and owner sand shall include respective
names and addresses.

The above noted requirement has been included in this submittal.
C. Section 175-99.1B requires that an Environmental Site Assessment be provided.

The applicant has requested 4 waiver lrom provlljgg an Enr ironmenral Site Assessment. We

recommend that an Environmental Site Assessment be nrovided.

2. Section 175-72, Final Major Site Plan Review, requires that plans submitted for final major
site plan approval shall be as follows:

A. Each plan shall be at a scale ofone (1) inch equals 50 feet for a tract up to 40 acres in
size; one (1) inch equals 100 feet for a tract between 40 and 150 acres or more. All
plans shall be certified by a licensed architect or engineer, including accurate lot lines
certified by an 8 % inches by 13 inches; 15 inches by 21 inches; 24 inches by 36
inches; or 30 inches by 42 inches.

The above listed requirement has been included in this submittal.
B. The plans shall include the following data (ifone sheet is not sufficient to contain the

entire territory the map may be divided into sections to be shown on separate sheets
of equal sizes with reference on each sheet to the adjoining sheets): boundaries of the
tract; north anow; date; scale; zone district(s) in which the lots are located; existing
and proposed contour lines based on USGS data and topo$aphical surveys not older
than two (2) years, at two (2) foot intervals inside the tract and within 200 feet ofany
paved portion of the tract; title of the plans; existing and proposed streams and
easements; total building coverage in the area and percent of lot; total number of
parking spaces. All dimensions needed to confirm conformity with this chapter, such
as but not limited to buildings, lot lincs, parking spaces, setbacks, and yards; a small
key map giving the general location of the parcel to the remainder of the
municipality; and the site relation to all remaining lands in the applicant's ownership.

A copy of the survey has been provided. The applicant has requested A waiver from
plgyifuC conrours 200 feer beyond the boundary of ths Eqpesgd. yhich ws dq !a!
take exception to.

C. The plan shall also have the following minimum criteria for review and approval:
(1) Size, height, location, and arrangement of all existing and proposed buildings,

structures, and signs in accordance with the requirements of this chapter,
including a licensed architect's and/or engineer's drawing of each building or
a typical building and signs showing front, side, and rear elevations, and the
proposed use of all sffuctures.

The above listed requirement has been included in this submittal.
D. Proposed ctculation plans, including access streets, curbs, aisles and lanes,



easements, fire lanes, driveways, parking spaces, loading areas, Ioading berths or
docks, pedestrian walks and all related facilities for the movement and storage of
goods, vehicles, and persons on the site and including the location of lights, Iighting
standards, and signs and driveways within the tract and within 100 feet of the tract.
Sidewalks shall be provided from each building entrance/exit along expected paths of
pedestrian travel, including but not limited to access to parking lots, driveways, or
other buildings where pedestrian traffic can be expected to be concentrated. Plans

shall be accompanied by cross sections of new streets, aisles, lanes and driveways,
which shall adhere to applicable requirements of this chapter and applicable design
standards in the subdivision ordinance.

The annlicant shall nrovide lishts and drivewavs within 100 feet ofa tract or reouest a

waiver. which we would not take exception to.
E. Existing and proposed woods areas, buffer areas, and landscaping shall be shown.

The landscaping plan, including seeded and/or sodded areas, grading, retaining walls,
fencing, signs, recreation areas, shrubbery trees, and buffer areas shall be in
accordance with applicable requirements of this chapter. These plans shall show the
location, species, and caliper ofplant material for all planted or landscaped areas.

It appears that the above listed requirement has been included with this submission, however,
we defer review ofthe reouirement to the Board's Planner.

F. Utilities
(1) The proposed location of all drainage (including calculations), sewage, and

water facilities, with proposed grades, sizes, capacities, and types of materials
to be used, including any drainage easements acquired or required across

adjoining properties. The method of sewage and waste disposal and waste
incineration, if any, shall be shown; percolation tests and test determination of
adequacy shall be included where septic tanks and leaching fields are
permitted and are proposed. Such plans shall be reviewed by the Board of
Health and,/or the Board Engineer and,/or other appropriate authority, as

applicable, with recommendations to the Planning Board.
Drainage issues will be addressed later in this letter. Potable water and sanitary

scrviccs will bc provided by connecting to an existing watcr main and sanitary
sewer located on the north side ofthe subject [ots.

Will an easement be created for these lines?
The applicant and the professionals discussed this at a recent meetirrg .

(2) Proposed lighting facilities shall be included showing the direction and
reflection of the lighting. All public services shall be connected to an

approved public utilities system, where one exists.
Although the plans show that these stipulations are met. the aoolicant shall p1gfulg

testimony that all publc services shall be connected 19 an aooroved pq[!g
utilities svstem. where one exists.

The applicant and the professionals discussed this al a recent meeting and stated
that all utilities t'ill be available and able to service.

(3) The applicant shall arrange with the servicing utility for the underground
installation of the utilities' distribution supply lines and service connections,
in accordance with the provisions of the applicable standard terms and



conditions incorporated as part of its tariff as the same are then on file with the
State ofNew Jersey Board of Public Utility Commissioners, and the developer
shall provide the Township with four (4) copies of the final plan showing the
installed location of the utilities.

The aoolicant shall prOykh testimon.v that arrangements rvill be made with all
aonlicable servicing utilities f91 ftg undergound installation o:[ Ihe utilities
distribution lines and serv'ice connections in accordance with all aoolicable
provisions. terms. and conditions.
The applicant has provided previous ,estimony.

(4) The applicant shall submit to the Board, prior to the granting of frnal approval,
a written instrument from each serving utility, which shall evidence full
compliance or intended full compliance with the provision of this subsection
provided, howevel that lots which abut existing streets where overhead
electric or telephone distribution supply lines and service connections have
heretofore been installed, may be supplied with electric and telephone service.

The aoolicant shall submit the necessary written instruments from all applicable
servicing utilities.

(5) A written description of the proposed operarions of the building(s) including
the number of employees or members of nonresidential buildings; the
proposed number of shifts to be worked and the maximum number of
employees on each shift; expected truck and tractor trailer traffic, emission of
noise, glare and air and water pollution; safety hazards; and anticipated
expansion plans incorporated in the building design. Where the applicant
cannot fumish the information required herein because of nondetermination
of use, site plan approval may be conditionally granted subject to further
review and approval of the applicant's final plans. No certificate of occupancy
shall be issued until all such plans are approved.

The aoolicant malr orovide this information in testimonlr to the Board.
3. We defer all Buffer (Section 175-93) issues to the Board's Planner.
4. Section 175-123 Oft-street Parking and Loading requires the following information be

providcd on thc plans:
A. Access to and from lots. Drives shall be limited to a maximum of two (2) to any

streets. The driveways shall be at least ten (10) feet from any property line.
The plans conform to the requirements. A common driveway has been provided for both lots.

!& assume that a cross access easement will !9 established &r ths lwp (a p1gpgrtlss.
which shall be confirmed in testimonv.

B. Access to parking and loading spaces. Individual parking and loading spaces shall be
served by on-site aisles designed to permit each motor vehicle to proceed to and from
each parking and loading space without requiring the moving of any other motor
vehicle. A loading area has been provided for the restaurant. We assume that g
loading area b na! needed for the dgy care center. which shall @ confirmed jg
testimony by the apnlicant. The applicant stated that this is conect

C. Buffer parking and loading areas, especially commercial and industrial uses, shall be
buffered from adjoining streets, existing residential uses or any residential zoning
district. We defer review ofthe buffering to the Board's Planner.



D. Curbing. All off-street parking areas containing 20 or more spaces and all off-street
loading areas shall have concrete curbing around the perimeter of the parking and
loading spaces. Curbing has been provided in the parking areas. The applicant is
seeking a waiver to use granite black curb in lieu of concrete curb, which we do not
take exception to.

E. Off-street parking spaces shall be ten (10) feet wide and minimum of 20 feet in
length.

(!-) The aoplicant jp orooosing 9'xl8' and 9'x20' oarkine spaces. Iherefore. 4
waiver is being sought. which we would not take exception to.

(2) The ordinance Section 175-123 J(5 & 3l) requires that one (l) parking space
per 50 square feet of gross floor area be provided for the restaurant and patio
area, which yields 200 parking spaces.

The ordinance Section 175-123 J(28) requires that one (l) parking space per 500
square feet of gross floor area be provided for the day care center, which
yields 20 parking spaces. Therefore, the total number of required shared
parking spaces for the development (restaurant and day care center) is 220
parking spaces. 7\ total of 172 pAlking spaces are prqpesgd fA! $rjg combined
development. which includes ll on-street (Falcon Way Boulevard) oarking.
As I 72 pgf,iry soaces are plgpqggg! and 220 pqk!4g soaces are reouired. the
apnlicant is seeking a oarkins variance.

It shall be noted that in all likelihood" the oeak restaurant use will not occur at the

same time the oeak day care center.

Gl Six (6) handicap parking spaces are provided at the proper size that conforms
to the Uniform Construction Code (UCC). The aoolicant has requested 4
waiver f91 $e handicap spaces 49 it does na! conform 1a 1b9 ordinance. I does
conform to ADA reouirements and in our ooinion. a waiver is not reouired.

F. The applicant proposes a pavement section for the parking lot consisting of 2" HMA
9.5M64 Surface Course on 4" HMA 19 M64 Base Course on 6" Dense Graded
Aggregate, which is acceptable.

n

The submittal was reviewed with respect to the requirements in Section 175-116, Lighting,
and we note the following:

Illumination for the site will be provided by single and double pole mounted fixtures

5.

6.

A. The pole mounted lights will be 16 feet high, which conforms to Township standards.
B. It would appear that the site lighting is sufficient.
C. The number ofeach tyoe light shall be checked in the Luminaire Schedule.
D. A detail ofthe decorative light has been provided and will match the existing lights

throughout the development.
E. I js assumed that only a fs lights f91 securilv _ill rlay lil through $9 njg!1 which

should be noted on the plans.

7. Section 175-130.1 reouires that a Rodent Control Plan be provided.
8. We defer all landscape issues to the Board's Planner.



9. This application proposes a six (6) foot wide sidewalk along the south and west sides ofthe
restaurant. Sidewalks of varying widths, 5', 6', and l0' wide is also proposed for the day care
center. A detail ofthe sidewalk has been provided on the plans and is acceptable.

A four (4) foot wide sidewalk has been provided along Falcon Way Boulevard to fill in the
gap. Sidewalks already exists along the Berlin-Cross Keys Road side of the property.

10. It appears that the site design meets the requirements set forth in Section 175-134, Sight
Triangles, of the Ordinance.

I l. We defer all Sign (Section 175-135) issues to the Board's Planner.

12. The apolicant shall testifu as !e lhg largest vehicle accessing thg g!3g A wheel tuming radii
temolate has been ry15!9g! for trash tnrcks. Wheel turning radii templates shall also !s
orovided for vehicles larqer than 4 tractor trailer. if larger vehicles are expected to access the

site. i.e.. fire equioment. large delivery tmcks. etc.

13. A trash enclosure has been provided for each building. The trash enclosure for the restaurant
will match the finish of the restaurant while the trash enclosure for the day care center will
match the PVC fence ofthe playground.

14. The orooerw directlv north of the subiect DroDertv is undevelooed. Consideration mieht be

siven. either now or in the future to having the drive between the restaurant and d4y care
center extended to connect the two (2) oroperties.
The applicant previously testified and agrced to this.

15. We note for the Board's information that none qf the basins within the cunent development
have fences. however. the Board may wish Ie consider having 4 PVC 5p[!1 guiderail fence
alons the narkins snaces facins the basin.

16. lf the olav area contains olavsround eouioment. details of lhe olaveround and eouioment
shall be nrovided.

STOR},I\!ATER }IA\AGE }I ENT

Based on ow review of the plans and report, we offer the following comments:

The approximate 3.8 acre site is currently undeveloped, but shows signs of previous

development. In the existing condition, the northem 1.22 acres ofthe site drains overland
toward Cross Keys - Berlin Road (C.R. 589). The southern 2.59 acres drains to the south
to an existing shallow basin adjacent to Falcon Way Boulevard. The shallow basin
appears to drain to the southeast through an existing 24" HDPE pipe that flows to Block
3.08 and continues toward Nina Court. The proposed condition includes a 10,000 sf
restaurant, 10,000 sf day care center, parking for both buildings, and a stormwater
management basin that will be situated on the southeast property line. Water from the
roofs of the buildings and the paved parking lots will be collected using a series ofinlets
and pipes and conveyed to the proposed stormwater management basin. The basin has

been designed as an infiltration/detention basin.



l. The proposed stormwater management basin has been designed as an infiltration
basin. Soil borings in Appendix D indicate that existing soils underlying the basin are

hydraulically restrictive. The basin will be over-excavated to a depth of approximately
l7', to allow for the placement of8' ofK4 sand to ensure positive drainage.
2. Basin Design Criteria paragraph 3 on page 4 of the Stormwater Report states the
basin will drain within 72 hours. Appendix G of the report includes a print-out showing
drain time beween 70 and 72 houn. The Aoolicant should orovide calculation inDut dala
for review.
3. The Stormwater Report states the project has been designed in accordance with
NJDEP Stormwater Best Management Practices. Stormwater quantity shall be reduced to
50%,75% and 80% of existing discharge, for the 2yr, l0yr and l00yr design storms,
respectively. The provided calculations in Appendices A and B support this statement.
4. Stormwater quality requirements are proposed to be met by retaining and
infiltrating the entire Water Quality (WQ) storm event. The outlet structure grate (its
only opening) with elevation of 167.15 is higher than the WQ storm elevation of 162.25,
ensuring the entire WQ storm event is retained. The replacement sand described in a

previous comment is intended to ensure infiltration.
5. The outlet @trIg detail 9g Sheet l2 shows q @ glg4tiQg qf 168.00. which
differs from Utiliw Plan Sheet 6 and the Stormwater Reoort. both o:f which call for a
grate elevation of 167. I 5. The Aoolicant should review their calculations and correct $9
detail or olan and reoort as needed.

6. Should storms exceed the l00yr event, or should the basin sands become clogged,
the basin's proposed outlet control device (Type 'E' inlet) is intended to convey the entire
basin inflow of 19.66 cfs to an existing stormwater basin south ofthe project area, toward
Nina Court. In this rare event, the proposed flow greatly exceeds the existing flow of
area EX2 which is 4.76 cfs. f[9 Applicant should investigate gny pq@q!4[ downsream
imoacts and nrovide their findinss for review.
7 . The proposed stomwater management system has been designed to convey the
25yr storm event to the proposed basin.

8. Conduit outlet protection, in the form of scour holes, has been provided for the
two headwalls that dischargc watcr to thc proposed basin.

9, Inlet E2 an Sheet 6 shows qnglL RCP in with invert o[ 163.58 and a!91l: RCP

eu! with invert of 163.58. The pfq:fle eE Sheet l0 shows an additional plp with invert
of 163.26. The Applicant should review their calculations and revise lhe plans
accordingly.
10. Sheet 14 has 4 detail Sg erosion matting to be installed eE $g emergency
snillwav. The mattins does not anDear to be called out on anv of the Site- Gradins-
Utilitv 9g $qil Erosion olans. The Applicant should add notes and labels p thg pb
sheets.

I l. The orooosed basin has the Daled-al for clogging and may reouire future
moinfAnon^A Tha Aa*liao-t "k^',1,1 -- '

TRAFFIC ENGINEERING

/i.lp , hqein mointenonap nlon f^r rAwia



Bonds and Fees

This aoolication !5 subject to lhe pe5ling gfg site imnrovements oerlormance bond in an

amount eoual to I 20% of the site imorovements cost as review bv the Townshin Ensineer
and 4 five (5ozo) pg1Eg41 escrow fee lor the site insoection. The aoplicant is funher advised
that A two (f) yg41 maintenance bond must be p19t4ifl9fl in the amount o:f fifteen (15%)
percent of the site improvements cost upon release of the performance bond.

Evidence of approval by the following agencies shall be condition of any approvals by the
Monroe Township Planning Board.

1. Gloucester County Planning Board
2. Gloucester County Soil Conservation Disffict
3. Monroe Township Fire Code Official
4. Monroe Township Municipal Utilities Authority
5. Monroe Township Construction Code Official regarding Accessibitity for Individuals

with Disabilities
6. Any and all other agency approvals, as may be required.

Motion to open this application to the public:

1". Mr. Cooper

2'd.Mayor Teefu

Motion to close this application to the public:
1". Mr. Agnesino

2'd. Mr. Masterson

Motion to approve the Minor Subdivision:

The applicant has not submitted a traffrc report for the proposed development. We would
assume that when the application for this overall development was approved, the traffic
was taken into account. The property fronts on a County roadway, CR 689. If the Countv
reouires 4 traffic sfudy and/or renort. ftg reoort shall also be prov,idgd to the Board and
our office.

Orrtside Agenc), Approvals

The only concems presented by Board members consisted of fencing for the retention
pond by the daycare, and Mr. Witthohn said it is a 5 foot solid fence. The last concern
was that of the construction vehicle access and the applicant agreed that they would
comply with all Gloucester County Soil Conservation District regulations.



1": Mayor Teefi
2"d:Mr. Heffirer
Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefo - Yes

Motion to approve the Site Plan & Final Site Plan:

1": Mr. Agnesino
2'd: Mayor Teefu

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Mce Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heftrer - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Aoolication #470-SP and #1849 Kardon Estate. Minor Site Plan and Lot Line
Adjustment
110 Sicklerville Road, Block 2201 Lot 2
The applicant is proposing 1,864 square foot addition to existing building and a lot line
adjustment for property located at 860 Sicklerville Road. The property is Zoned C

Commercial.

Attomey John Arman Jr. introduced himself and the engineer and applicant. Mr. Rocco
swore in James Donnelly, owner, for the record and Brian Peterman, Engineer for the
record. Mr. Donnelly spoke about his business, his application for proposed work and his
love for Williamstown and how great it has been for his business and the relationships it
has built with schools, emergency services and the local govemment for making his
processing so welcoming to abide by in addition to the success it has achieved in 25 of
his 27 ycars in business. Mr. Peterman wcnt ovcr thc following reports, requcsts and
comments and stated the applicants responses and changes that have been made since the
original application and the workshop meeting with the Board professionals.



This application will need to be deemed complete first with the following waivers:
Submission Requirements

3.1 In accordance with g 175-67, submission of the following information is required
as part of an application for minor subdivision approval. Based upon ggg lgyiglg
of the submitted items. we have determined that this minor subdivision
apolication !g incomnlete unless $9 following checklist item(s) gg gfaqlgd a
waiver fu; comoleteness gI dgf911gd by lhe Planning Board 19 be p1gyidgd at a
condition of subdivision aooroval: Mr. Kernan requested be B & D be waived
andE&Jbedeferred.

B. All existing structures and wooded lands within the area to be subdivided and
within 200 feel thereof. 44g! &e shortest distance from 4py existing structure
to an], oronosed and existing lot line.

D. The Tax Map, block and lot numbers and the subdivision application number.
E. All existing and proposed streets within 200 feet of the area to be subdivided

for minor subdivisions with rights-of-way and names indicated.
J. The location and width of all existing and proposed utility easements in the

area to be subdivided.

Motion to aDDrove for comoleteness:
l": Mr. Heltrer
2"d: Mayor Teefu

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Tee! - Yes

Planner's Renort:

The above referenced application is a request for minor site plan and minel sufdiyision approval.

1.0 ProjectDescriptiotr

l.l Applicant'sProposal
The applicant proposes to construct a 1,864 square foot, 2-story addition (total
3,61 I s.f.) to their existing 2,442 square foot (2,436 site plan vs. 2,442 building
plan), l-story masonry building to be used for office space for their transportation
trucking business. The applicant also proposes to adjust the property lines of



existing lots 2 and 3, resulting in a decrease in size for lot 2 from 4.12 acres to
3.87 acres and an increase in size for lot 3 from 4.08 acres to 4.34 acres. The
applicant's tnrcking business, known as ASL Transportation, has a total of 25
on-site employees and approximately 105 off-site employees. The property is
served by public water and sewer.

1.2 Existing Conditions
The parcels total 8.2+ acres and front on Sicklerville Road. Lot 3 contains a
l-story masonry building and l-story frame warehouse building with concrete and
gravel parking areas. Lot 2 also contains a gravel parking area but is mostly
vacant and wooded.

1.3 Surrounding Land Uses

The area surrounding the site is wooded to the north and east. A self-storage facility is
located to the south and across Sicklerville Road, to the west, is Holiday City.

2.0 Materials Reviewed
We have reviewed the referenced submission, encoded by the Planning Board as #470-SP
and #1849, received on May 25,2017 and subsequently on June 5,2017.

The site plan is sigred and sealed by Brian S. Peterman, PE of Peterman Maxcy
Associates, LLC. The minor subdivision and survey are sigrred and sealed by Joseph W.
Maxcy PLS, also of Peterman Maxcy Associates, LLC. The architectural plans were
prepared by John Gibson Martin, AIA.

3.0 SubmissionRequirements
3.1 In accordance with $ 175-67, submission ofthe following information is required

as part of an application for minor subdivision approval. Based upon gg1 review
of the submitted items. we have determined that this minor subdivision
application is incomolete unless the following checklist item(s) g19 granted g
waiver $g comoleteness et deferred by the Planning gagld !S be prgt4kled as a
Conditi suhdivision annroval'on o

C. All existing structures and wooded lands within the area to be subdivided and
within 200 feet thereof. and $9 shortest distance from a4y existing structure
to anv nrooosed and existinp lot line.

F. The Tax Map, block and lot numbers and the subdivision aoplication number.
G. All existing and proposed streets within 200 feet of the area to be subdivided

for minor subdivisions with rights-of-way and names indicated.
K. The location and width of all existing and proposed utility easements in the

area to be subdivided.

f

4.0 ZoningRequirements
4.1 Use

l. Wholesale distribution and warehousing is a permitted conditional use in the
C, Commercial district, subject to the requirements ofgl75-163F as follows:



a. Uses shall be limited to those indicated in $ 175-l I, under "light industrial
use." Wholesale distribution centers for wholesale sales, storage and
distribution, including facilities for bulk storage; enclosed service and
repair facilities; equipment sales and service; business offices and office
buildings falls under the definition of light industrial use.

I Site design shall require maximum attention to proper site design
considerations, including the location of structures and parking areas,
proper ingress and egress, development of an interior street system,
architectural design, landscaping and the compatibility of any proposal
with the natural foliage, soils, contours, drainage patterns and the need to
avoid visual intrusions and performance nuisances upon adjacent
residences or residential zones. l!9 aoolicant should be pEEIgd Io
address this reouirement. The aoolicant addressed that thev teill be

adding landscaping, and pa*ing barriers around the olJice building,
and a tree buffer on the opposite side of the entrance to help block the
view ofthe garage more from the streel

c. Cross floor area. Planned industrial uses shall have a total minimum gross

floor area of 80,000 square feet, which shall be contained within at least
two principal buildings which can be structurally connected for efficient
pedestrian circulation. Not applicable.

d. Any principal building may contain more than one use or organization.
Any lot may contain more than one principal building, provided that the
total building coverage specified herein is not exceeded and the following
building separation requirements are met.

l. All principal buildings shall be separated by a minimum of
40 feet, provided that such separation is to be used solely
for pedestrian circulation. Principal buildings within
planned commercial uses may be structurally linked,
provided that such linkages are part of a well-conceived
architectural design and representative architectural
achievements with such concepts. Not applicable

2. All principal buildings shall be separated by a minimum of
75 feet when such separation is to be used for parking or
vehicular circulation. Not applicable.

e. At least the first 30 feet adjacent to any street line and 20 feet adjacent to
any lot line shall be planted and maintained in lawn area or ground cover
or landscaped with evergreen shrubbery and shall be separated from the
parking area by suitable curbing as determined by this chapter and the
Planning Board during site plan review. The plag does not conform to this
requirement. This represents a ore-existing. nonconforming condition.

f. No merchandise, products, waste equipment or similar material or objects
shall be displayed or stored outside except for outdoor storage of mobile



equipment. The aoolicant should be pfgpAlgd to address this requirement.
The applicant does not have any ofthe above.

g. All buitdings shall be compatible designed, whether constructed all at one
time or in stages over a period of time. All building walls facing any street
or residential district line shall be suitably finished for aesthetic purposes.
The plan conforms to this requirement.

h. All portions of the property not utilized by buildings or paved surfaces
shall be landscaped utilizing combinations such as landscaped fencing,
shrubbery lawn area, ground cover, rock formations, contours, existing
foliage and the planting of conifers and/or deciduous trees native to the
area in order to either maintain or reestablish the tone ofthe vegetation in
the area and lessen the visual impact ofthe structures and paved areas. The
established grades on any site shall be planted for both aesthetic and
drainage purposes. The grading plan, drainage facilities and landscaping
shall be coordinated to prevent erosion and silting as well as assuring that
the capacity of any natural or man-made drainage system is sufficient to
handle the water generated and anticipated both from the site and
contributing upstream areas. Additional landscaping is reouired 19
conform.

i. A minimum buffer area of 50 feet in width shall be provided along any
common property line with a residential district in accordance with
6 175-93 of this chaoter. Not annlicable.

j. Parking shall be as required by $ 175-123 of this chapter, but in no case

shall the total parking area for a planned industrial development be less
than the total resulting from 1,250 square feet of parking lot area to every
I ,000 square feet of gross floor area. Refer to section 4.2.9.

k. Each activity shall provide for off-street loading and unloading with
adequate ingress to and egress from streets and shall provide such areas at
the side or rear of the building. Each space shall be at least 15 feet by 40
feet, and one space shall be provided for every 8,000 square feet of gross
floor area or fraction thereof in each building. There shall be no loading or
unloading from the skeet. The plan conforms to this requirement.

l. Loading area requirements may be met by combining the floor areas of
several activities taking place under one roof and applying the above
ratios.

m. There shall be at least one trash and garbage pickup location provided for
each building, which shall be separated from the parking spaces by the
storage of trash and/or garbage in a steel-like, totally enclosed container
locatcd in a manncr to be obscurcd from view from parking arcas, strccts
and adjacent residential uses or zoning districts by a fence, wall, planting
or combination of the three. If located within the building, the doorway
may serve both the loading and trash/garbage functions. Ifa container is



n

used for trash/garbage functions and is located outside the building, it may
be located adjacent to or within the general loading area(s), provided that
the container in no way interferes with or restricts loading and unloading
functions. All off-street loading areas shall be lighted. The applicant
should be plppggd to address this reouirement. The existing e closure is
al the rear of the sile and is satislactory to Mn Kernan.

All planned industrial developments shall comply with the Schedule of
Limitations[2.] with respect to minimum requirements for area, setback
and coverage. Refer to section 4.2.

1.2 Bulk Requirements

l. Lot Area: The minimum required lot area is 80,000 square feet. The plan
conforms to this requirement.

2. Lot Frontage/Width: The minimum required lot frontage/width is 150 feet.
The plan conforms to lhis requirement.

3. Front Yard,/Building Setback: The minimum required front yard,/building
setback is 100 feet. Setbacks shall be measured from the proposed
right-of-way width for any public street as shown on any adopted State,
County or Township Master Plan and/or official map. The p!.an does not
conforrn to hig reouirement. having g front gIS! 9f 86.0 feer fgg g[9 existing
l-story masonry building on lot I This represents a plegxts!!&
nonconforming condition. The gppqg! building addition will have g setback

ef 93.2 fqel Ghe Uoposed setback !q gs ultimate right-of-way should !9
orovided). As proposed. a variance is reouired.

4. Side Yard Setback: The minimum required side yard setback is 50 feet.
Comer lots shall have a side yard of30 feet adjacent to the non-fionting street.
The pb does pg1 conform to this requirement. having an existing Elglg vard
sctback qf 37.2 fcct to the existing l-story frame building on lot 3. This
represents e E:9IfSID& nonconforming condition. The proposed building
addition conforms to this requirement.

5. Rear Yard Setback: The minimum required rear yard setback is 50 feet.
The plan conforms to this requirement.

6. Lot Coverage: The maximum permitted lot coverage is 6570. The plan
conforms to this requirement.

a Buffers: The minimum required buffer width is 50 feet for side, rear and
front. The plan does 4q1 conform !q !bi! reouirement. having lgqg than 50 feet
^h oll airAa Th ls rehra<ahte . nra-avr.fihft h^h^^h ln c n1t tr'^n

8. Building Height: The maximum permitted building height is subject to the
requirements of$ 175-109. The plan conforms to this requirement.

9. Off*Street Parking: Minimum off-street parking is subject to the
requirements of $ 175-123. It anoears approximately 36 pg1f,!4g spaces are



5.1

5.2

5.-3

reouired and al least 36 p41f,14g soaces exist. The aoolicant should be orepared
to address oarkins with the Board.

5.0 Design, Performance and Evaluation Standards

Buffers and Landscaping
l- In accordance with $ 175-938, a minimum of % but in no case less than l0

feet ofthe horizontal width ofany buffer required along a periphery shall have
an area which shall be designed, planted, graded, landscaped and developed to
obscure the activities of the site from view. The p!4q does not conform to this
reouirement. As pfSpgsgd. 4 waiver !g required. The aoolicant should be
preoared to discuss buffering and landscaoine with the Planning Board.

Sidewalk
l. In accordance with $ 175-133, unless specially waived by the Planning Board

or Zoning Board, sidewalks shall be installed in all types ofdevelopment and
shall be installed along all streets and wherever pedestrian kaffic is expected.
The olan does not conform lo this reouiremenl. as p. sidewalk exists or is
orooosed along Sicklerville Road. As orooosed. a waiver is reouired.

2. In addition, Section 175-133C requires that, where the Planning Board has
waived the requirements relating to the conskuction of sidewalks, a l0-foot
wide graded area be provided, partly to provide for pedestrian safety and
partly to provide an area for furure sidewalk construction if the need arises.
The composition ofthe graded area shall be at the discretion of the Planning
Board.

Upon the review of the property, the location, suruounding properties, and the
future of redevelopment Mt Keman said he would support a waiver and the
members were in agreement thot this side of Sicklemille Road wouldn't be
beneficial so they would recommend a sidewalk waiver, including Mn Cooper
who said those he know who walkfrom llilliamstown to the Park and Ride in
Sicklerville walk on the opposite side of the steeL

Off-Street Parking and Loading
l. ln accordance with g 175-123K(5), parking areas for nonresidential uses shall

be setback a minimum of20 feet from the righrof-way and shall be setback a
minimum of l0 feet from any adjacent nonresidential property line. Where
said parking area abuts lots zoned for residential use, or upon which is located
a residential use, the minimum parking area setback shall be increased to 15

fcct. Whcrc buffer sctbacks as sct forth in Articlc XIV ofthis chaptcr cxcccds
the setbacks contained herein, the minimum setback shall be the greater
dimension. The g[4 does not conform to these reouiremenls. havinp existing

BrkiES i41a thg right-of-way ard up O Ibg southem p!ep@ line. This
represents a ore-existing. nonconforming condition.



6.0
6.1

Fees, Contributions, and Obligations
Deed Review

f!9 aoolicant !49 indicated that the subdivision will @ filed !y deed. Copies q[
the deed angl legal descrintion for each lot must be submitted for review and
anoroval orior to being signed and filed.

6.2 COAH
lg accordance with 1fu Statewide Nonresidential Development Fee AeI N.J.S.A.
,10:55 D-8. I -8.7). the applicant is reouired to make pgyrng!! 9fA development fee
of 2.5o/o q[ the increase in the eoualized assessed value q[ the non-residential
conslruction into a Housins Trust Fund established bv Monroe Townshin Council.
A condition q[ receiving 4 building pgrm;i1 is the pgJargnl o:[ approximately /2 g[
this fes, the balance being calculated and pa:kl at (he time gf the reouest for 4
cenifi cate of occuJrancy.

Escrow
The aoolicant must contact the Township's Finance OfIice to settle A4y
oulstandins review escrow accounts Drior to the nlans beins sisned.

7.0 Outside Agency Approval

This major site plan is subject to the review and approval of all outside agencies with
jurisdiction, if not already received, including but not limited to the following. Evidence
ofthese approvals must be submitted to the Planning Board.

- Gloucester Countv Planninp Board:

oil Conservat nDi
; Monroe Townshio Fire Olficial: and

- Any others as may be reouired.

Ensineers ReDort:
Based on our review ofthe above noted submission, we offer the following:

This application proposes to subdivide the existing 8.2+ acre tract containing two (2) existing
lots, Lots 2 & 3 to form trvo (2) new lots. Existing Lot 3 will be increased in size from 4.08 acres

to 4.34 acres. Existing Lot 2 will be decreased in size from 4.12 acres to 3.87 acres. The tract

contains frontage on Sicklerville Road, which is a County highway, CR 536. The existing tract
contains a one (l) story frame building that is used for maintenance ofthe trucking operation and

a one (l) story masonry building that is used as an office building for the trucking business.

Existing Lot 3 contains the two (2) existing buildings and a paved driveway, the remaining area

consists of a stone surface that is used for truck parking. Existing Lot 2, except for a small stone

area adjacent to Lot 3, which is used for truck parking, is predominantly wooded. The area

created by the subdivision on Lot 3 will be utilized to consffuct a two-story 1,864 square foot
addition onto the one (l ) story masonry oftice building.

6.3



Minor Subdivision and Zonins

We defer review ofthe minor subdivision and zoning issues to the Board's Planner.

Suhmission Reouirements

The applicant has submitted all of the necessary and applicable information listed on the minor
site plan checklist. We, therefore, recommend that the application be deemed complete.

Motion to aporove for comoleteness:

l": Mr. Heffner

2'd: Mayor Teefy

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffner - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefo - Yes

Variances and Waivers Reouested

1. A variance is requested for front yard setback to the new addition. 100 feet is required and
92.95 feel is proposed to the tax map right-of-way. The existing front yard building setback
of 75.75 feet to the tax map right-of-way does not conform to the ordinance; however, this is
a pre-existing condition.

2. A variance is requested for rear yard parking setback, 50 feet is required and less than 30 feet
is proposed for Lot 3.

3. A variance is requested for side yard parking setback, 50 feet is required and 0 feet exists and
is proposed for Lots 2 and 3.

Technical Review

A technical review has been performed and the following is noted:

1. Section 175-70 Minor Site Plan Review requires that plans submitted for minor site plan
approval shall be as follows:

a) Makeup of Plan
(1) Each site plan submitted for approval shall be at a scale ofone inch equals 50

feet for a tract up to 40 acres in size; one inch equals 100 feet for a tract
between 40 and 150 acres, and one inch equals 200 feet for a hact 150 acres
or more. The plan complies.



(2) All plans shall be certified by a licensed architect or engineer, including
accurate lot lines certified by a land suweyor, submitted on one of the
following standard sheet sizes: I t/, by 13 inches; 15 by 21 inches; 24 by 36
inches; or 30 by 42 inches; and including the following data (if one sheet is
not sufficient to contain the entire territory the map may be divided into
sections to be shown on separate sheets ofequal sizes, with reference on each
sheet to the adjoining sheets): boundaries of the tract; North arrow; date;
scale; zone district(s) in which the lot(s) are located; existing and proposed
streets and street names; existing and proposed contour lines based on United
States Geological Survey data and topographical surveys not older than two
years, at five-foot intewals inside the tract and within 200 feet of any paved
portion of the tract; title of plans; existing and proposed streams and
easements; lotal building coverage in area and percent of lot; total number of
parking spaces; all dimensions needed to conform to this chapter, such as but
not limited to buildings, lot lines, parking spaces, setbacks and yards; a small
key map giving the general location of the parcel to the remainder of the
municipality; and the site relation to all remaining lands in the applicant's
owncrship.
The existins and nrooosed oarkinu soaces shall be shown.

The applicanl agreed to do so.

b) The plan submitted for approval shall have the following minimum criteria for review
and approval:
( 1) Size, height, location and arrangement of all existing and proposed buildings,

strucrures and signs in accordance with the requirements of this chapter,
including a licensed architect's and,/or engineer's drawing of each building or
a typical building and sign showing front, side and rear views and the
proposed use of all structures.

Architectural elevations have been provided.

(2) Proposed circulation plans, including access street, curbs, aisles and lanes,
easements, fire lanes, driveways, parking spaces, loading areas, loading berths
or docks, pedestrian walks and all related facilities lor the movement and
storage ofgoods, vehicles and persons on the site and including the location of
tights, lighting standards and signs and driveways within the tract and within
100 feet of the tract. Sidewalks shall be provided from each building
entrance/exit along expected paths ofpedestrian travel, such as but not limited
to access to parking lots, driveways or other buildings where pedestrian traffrc
can be expected to be concentrated. Plans shall be accompanied by cross
sections ofnew streets, aisles, lanes and driveways, which shall adhere to the
applicable requirements and design standards of this chapter.
Location of lights shall be shown.



(3) Existing and proposed wooded areas, buffer areas and landscaping shall be
shown on the plan. The landscaping plan, including seeded and/or sodded
areas, grading, retaining walls, fencing, signs, recreation areas, shrubbery
trees and buffer areas shall be in accordance with applicable requirements of
this chapter. These plans shall show the location, species and caliper ofplant
materials for all planted or landscaped areas. For applications in the Pinelands
area, the landscaping plan shall incorporate the elements set forth in $

175-1478 [Amended 4-28-1997 by Ord. No. 0-27-97]

We take no issues with the wooded areas shown on the plan as it concerns this
application; however, we defer this issue to the Board's Planner.

(4) Utilities
a) The proposed location ofall drainage (including calculations), sewage and

water facilities with proposed grades, sizes, capacities and types of
materials to be used, including any drainage easements acquired or
required across adjoining properties. The method of sewage and waste
disposal and waste incineration, if any, shall be shown, percolation tests
and test borings from suflicient locations on the site to allow a

determination of adequacy shall be included where septic tanks and
leaching fields are permitted and are proposed. Such plans shall be
reviewed by the Board of Health and Board Engineer and./or other
appropriate authority, as applicable with recommendations to the Planning
Board.

Ihg applicant shall @vi.d9 testimony 6le how water and sanitary service jg

elearic semices will be used.

b) Proposed lighting facilities shall be included, showing the direction and
reflection of the lighting. All public services shall be connected to an
approved public utilities system where one exists.

Proposed lighting facilities shall be orovided on the olans.

c) The applicant shall arrange with the servicing utility for the underground
installation of the utilities' distribution supply lines and service
connections, in accordance with the provisions of the applicable standard
terms and conditions incorporated as part of its tariff as the same are then
on file with the State of New Jersey Board of Public Utility
Commissioners, and the developer shall provide the Township with four
copies of a final plan showing the installed location ofthe utilities.

We assume that utilitv service to the new building addition will be extended
from ftg existing services which shall !g confirmed in testimony. This was
confirmed by the applicant

d) The applicant shall submit to the board, prior to the ganting of final
approval, a written instrument from each serving utility, which shall



evidence full compliance or intended full compliance with the provisions
of this subsection; provided, however, that lots which abut existing streets
where overhead electric or telephone distribution supply lines and service
connections have heretofore been installed may be supplied with electric
and telephone service from these overhead lines, but any new service
connections from the utilities' overhead lines shall be installed
underground. In cases where total electrical and telephone load and service
cannot be determined in advance, such as industrial parks, shopping
centers etc., perimeter utility poles may be used, but service to buildings
from poles shall be undergtound.

We assume thar utility service to fig new building addition will be exrended

fiom the existins services which shall be confirmed in testimonv.Ilrrls x,a.s

confirmed by the applicant

e) A written description of the proposed operations of the buildings,
including the number of employees or members of nonresidential
buildings; the proposed number of shifts to be worked and the maximum
number of employees on each shift; expected truck and tractor-trailer
traffrc, emission ofnoise, glare and air and water pollution; safety hazards;
and anticipatcd cxpansion plans incorporatcd in thc building design.
Where the applicant cannot furnish the information required herein
because of non-determination of use, site plan approval may be required
and, if conditionally granted subject to further review and approval of the
applicant's final plans, the applicant may proceed with this application. No
certificate of occupancy shall be issued until all such plans are given final
approval.

The applicant has provided a description of the existing operations at the

facility.

2. We defer all Buffer (Section 175-93) issues to the Board's Planner.

3. Section 175-123 Off-street Parking and Loading requires the following
information be provided on the plans:

a) Access to and from lots. Drives shall be limited to a maximum of two (2)
to any sfeets. The driveways shall be at least ten (10) feet from any
property line.

The plans conform to the requirements. There is a single access driveway to
this property from Sicklerville Road.

b) Access to parking and loading spaces. Individual parking and loading
spaces shall be served by on-site aisles designed to permit each motor
vehicle to proceed to and from each parking and loading space without
requiring the moving of any other motor vehicle.



There g existine oarking spaces on site. Existing and oroposed oarkins
spaces shall be shown on the olan.

c) Buffer parking and loading areas, especially commercial and industrial
uses, shall be buffered from adjoining streets, existing residential uses or
any residential zoning district.

We defer this issue to the Board's Planner.

d) Curbing. Al[ off-street parking areas containing 20 or more spaces and all
off-street loading areas shall have concrete curbing around the perimeter
of the parking and loading spaces.

Although the pggk!4g soaces have not been shown. gg would assume that lbit
facilitv would require more than 2Q spaces and therefore. curbing around $9
pqllng area pgdloelq would be reouired. The applicant ma), seek 4 waiver
fiom this reouirement. which we would not take exception to.

e) Off-street parking spaces shall be ten ( l0) feet wide and a minimum of 20
feet in length.

l) Thc aoolicant !S prooosing 9'x18'p4!!4g spaccs. thercfore. 4 waivcr
must be sousht- for which we would nor take excention to.

a The olans shall note anv loadine access on site.

lf The total area of the existing office building and addition is 6,164
square feet, including the second floor of the addition. Based pg thg
office reouirements f91 oarking. one (.!) soace pel 20Q square fggj qf
sross floor area- vields 3l narkins snaces-

In addition to the maintenance operations (automobile repain), the

ordinance requires one (l) space per 400 square feet of gross floor
area. ftg maintenance floor area is 6.36GI square feet: therefore. l6
pa&!!t€i spaces are required for the maintenance garage. The
descriotion qf the operations at the plgpgtry indicates that there will be

25 emolovees workinp at the site-

It would appear !fu1 g minimum o:f 47 p41f,i4g soaces 49 needed gl gg
S!le. jf ki5 than 47 parking Spacas a19 prayided 4 variance must bg
sought.

Q One (!J handicao E1kjng space shall @ orovided that ,i! paved. The
apolicant shall testift if the building's first floor jg handicap accessible
and indicate the access route to the building on the plan.

fl The existing parking area consists ofa gravel surface. Township standards
require that parking areas be paved, which for this application would
require a design waiver which we would not take exception to. We
recommend that wheel steos be ryjglgd lq delineate Ihe palkilg spaces ag
painted stall are not practical. The applicant agreed to this.

4. As noted above. the applicant shall provide a lighting plan.



). l lA I raaliroc rhrt o Pn/pnt Cnntrnl Plan hp nrnvirlerl

6. We defer all landscane issues to the Board's Planner.
7. We assume that 4 sidewalk/walkway will E pfq.idgd lrom $g oarking area to the

buildins which shall be shown on the nlan.
8. A sieht triansle should be shown for the drivewav at Sicklerville Road in

accordance with Section 175-134. Sight Triangles of the ordinance.
We defer all sisn (Section 175-135) issues to the Board's Planner.

10. The pIAUS dA gA! EAytdg for 4 rash enclosure. A trash enclosure should be
located on the olan.

Stormwater Manasement

The front of the property drains toward Sicklerville Road. The area containing the new
building will drain toward the north. Best Management Practices will not be
employed as there is less than 0.25 acres of paved area added to the site and less
than one (1) acre ofdisturbance.

The improvements to the property should not adversely impact adjacent properties.
Bonds and Fees

This aoolication mav be subiect to the Dostins of a site imnrovements oerformance bond in an

amount equal to 120o/o of the SI9 imorovements cost as review U the Townshio Engineer and

llr e 4 (5olo) pgggg4l escrow lee lor the site insoection. The aoolicant j5 further advised thar q two

Q,) vear maintenance bond must be plgyldgd in Og amount of fifteen (15%) af &9 $Iq
imnrovements cost uDon release of the nerformance bond.

Outside Agency Approvals

Evidence of apprcval by the following agencies shall be a condition ofany approvals by the

Monroe Township Planning Board:

1 . Gloucester County Planning Board.
2. Gloucester County Soil Conservation District, if more than 5,000 square feet is dishrbed.
3. Monroe Township Fire Code Oflicial.
4. Monroe Township Construction Code Official regarding Accessibility for Individuals

with Disabilities.
5. Any and all other agency approvals, as may be required.

The applicant requested the waiver of the performance bond, and Mn Jordan agreed
that the performaace bond should he waived but an escrow should be required until the

final inspectioas are completed by the Township Engineer. There was a question about
the parking spaces and if the sixes were effrcient for all sizes of vehicles and the
applicant slaled tha, his employees keep their vehicles at his customers locations, not
typically at their site.

9.



Motion to open this application to the public:

1": Mr. Agnesino
2d. Mr. Masterson

Motion to close this application to the public:

I "'.: Mr. Agnesino
2'd: Mr. Masterson

Motion to approve the Minor Subdivision:
l": Mayor Teefu

2'd:Mr. Heffner

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heffirer - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Motion to approve the Minor Site Plan:

1": Mr. Agresino
2d: Mayor Teefu

Roll Call:
Mr. Agnesino - Yes

Mr. Cooper - Yes

Vice Chairman, Crane - Yes

Ms. Flaherty - Yes

Councilman Heftrer - Yes

Mr. Masterson - Yes

Mr. Scardino - Yes

Mayor Teefu - Yes

Public Portion:
Motion to open this meeting to the public:

1": Mr. Heffirer
2od. Mr. Scardino

Motion to close this meeting to the public:
1".: Mr. Heffirer
2'd: Mr. Agnesino



Adjourn:

Motion to approve:

l '': Mr. He{Iirer

2'd: Mr. Agnesino
Voice Vote: All in favor

These minutes are a brief summary ofthe proceedings that took place on 61812017 arrd

should not be taken as verbatim testimony.

Respectfu IIy submitted,

Tara Park

Acting Transcriber


