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zem,.,,4A h (c
Applicant:

Address:

JK United Grou P, LLC Orvner: Same as Applicant

1824-1828 N Black Horse Pike

Williamstown, NJ 08094

Telcphone No. 856-885-6031

Fax No. 856-885-6045

( If different than applicant)
Acldress:

Telephone No.

E-Mail Address:

Christopher Wisniewski
White & Williams, LLp

Ii-N'Iail Addrcss: wi sn iewskic@ wh iteandwllliams. comAttorney:

Address:

Telep hone No. I 56-317-3649

oTICE oF APPLTCATIoN oR APPEA

4 e N 08002

1 824- 1 828 N Black Horse PikeProperty Address:

PIate: Block:501

Alleged E rror ofTorvnship C)flicial

Zoning Classification: (

d(3) Conditional Use Varrancefor
Other vehiCle Stora

Lot:36

Application concerns: (Check what is applicable)
Rear/Side/Frout

usc _- Lot Area ya(ts 
-- Heighr -- Arrrtition _ Bfi:ilft _ _

Proposed building 

-- 
Minor/Major Site lrlan --- Minor/Major Subtlivision

e

2. Brief d escri ption of real estate affected: Development Name: JK United Grou P, LLC

Location: 1824-1828 N. Black Horse Pike

Nearest Cross-Stroet: Veronica Lane Lot size: 4 AC

Docs Propcrtv Have Water/Seryer? Private ) Public

ZONING BOARD OF ADJT]STMENT
TOWNSHIP OF MONROE
GLOUCESTER COIJNTY

I25 VIRGINTA AVENTIE
WILLIAMSTOiVN, N.J. 08094

(8s6) 728-9800
Ext. #271 I #279

Rt^l Hi

If use variance is requested for accessory structure, rvhat is thc squar.c footage of existing homc? N/r



Form l0l
Side 2

ls this in a Pinelands area? NO if yes, Certificate of Filing No.
(Please attach a copy of Certilicate of Filing if applicahle)

3. If this application is firr a use variance in conjunction w'ith a request for a site plan approval, site plan
waiver, or subdivision, have the appropriate forms been subntitted? YES: ) NO:

4. If this is an appeal action of a Tou'nship Official: NCDatc of Action:

Your statement of alleged error of Township Official (lncludc name and title of Oflicial)

5. State, in detail, what you want: d(3) Conditional Use Variance for vehicle storaqe without

opaque fence surroundinq entire site and a bulk variance from'175-163D (2)(d)t4l

for accessory structure side yard setback

6. State why 1'ou think the Board should grant what you want. State rvhether or not you are claiming a
hardship and state specificalll'what hardship you are claiming:

The neiqhborinq uses are all in a commercial zone and all but one is a commercial use

The setback relief is adiacent a commercial lot with similar setbacks The opaque fence

is unnecessarV aqainst commercial lots. The section of fence within 25 fl of a residential

use in the commercial zone will contain privacy slats.
7 . If there have been any previous applications liled in connection with these premises state the date and the

name under which it was filed:

WSP-42-18. applicant JK United Group, LLC

I herebl'depose and say that all ofthe above statenrents and the statements contained in any papers or plans
Submittcd herervith are true to the best of mv knorvledgc and bclie

0\,,t
w:c

holn (NotaryPublic) Al*ot,<,, *7 t +ut
i:'i:i{^r il u, : : [,] 1 ;: : : : : : : : : : : : : : : : : :\ l4x{: : :'d:1. : : 7:t 4 : : : :

(Signature of Applicant)

BOARD USE ONLY Date application received:

l01t02fiel Public hearing date:

-z*
81,

(

ngs,
and

Buildi
fence

ng lot,
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Sworn to and subscribed before me
This 3 ta 

day of lvove"rl,Ar 2a Z



SITE PLAN APPLICATION
Monroe Township p lanning n oarazzoning3 oard of Adj ustment

125 Virginia Avenue,
Williamstown, NJ 09094

(856) 7Zg-9800 Exr. 27t/279

ALL INFORMATION MUST BE COMPLETED BEFORE ACCEPTANCE BY EITHERBOARD. PLEASE USE THE ATTACHED CHECK LTST. FAILURE TO DO SO WILL
CAUSE YOUR APPLICATION TO BE DELAYED.

i. TYPE OF APPLICATION

Yil9, site Plan-X__preliminary Major site plan_Final Major site ptan
Preliminary & Final Major Site plan_

iI. GENERAL INFORMATION:

A. Applicant 's Name JK ited Grouo. LLC

Address 1824-1828 N. Bt k Horse Pi ciry williamstown
Email

State_1N.,1_Zip Code 08094 Phone 85 :885- ip* : 856-885-6045
B. Owner'sName JK United Group , LLC

Address 1824-1828 N. Black Horse Pike am

StatellJ Zip Code 08094 Phone_85&ggE0Q3l_ Fax 856-BB5-604

C. Attorney Chr Wisniewski, White & Will iams, LLP

Address 457 Haddonfield Road , Suite 400 C Cherrv Hill
Email

State NJ 71p Code 08002

D. Engineer/S

Phone 85 31 7-364 Fax 856-317-3626

Jay Sciullo, Sciullo Engineerinq Serv ices, LLC

Address 17 S. Gordon's Alley, Suite 3 Atlantic City
Email

State NJ Zip Code 08401

E. Is Applicant a Partnership or

Phone 300-51 71 Fax

X Yes lllo

F. If Applicant is a Partnership or Corporation:

l. Attach certified resolution authorizing this development and stating authorized agent.
2. Provide Partnership or Corporate Disclosure Staternent as per N.J.S.A. 40:55D-4g.1

through 40:55D-48.4.

G. If Applicant is other than Owner, attach a copy of the Agreement of Sale or document
conferring a legal or equitable interest upon the Applicant.

llPugc

Apprication *5&d
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Apprication nEIb'P

III. IN}'ORMATION REGARDTNG THE PROPERTY:

A. The location of the property is: 1824-1828 N. Black Horse Pike

B. The location of the property is approximately 1 000 feet from the
intersection of N, Black Horse Pike and Veronica Lane

C. The Block number(s) is 501

D. Lot number( S 36

E. Existing Use of Property : Auto and truEl( lepair, trucLparkinq and tire servlrc
Proposed Use of Property Auto and truck repair, truck parkino and tire service

F. The zone in which the property is located is C
(The Zoning Office can help determine this information)

G. Acreage of the entire site is 4 Ac Being developed is no change to disturbance limit

H. Is the subject property located on a County Road? Yes NoX
Is the subject property located on a State Road? Yes_X_ No_
Is it within 200 feet of a Municipal Boundary? Yes NoX

L 'Ihe name of the business or activity (if any) J K United Repair/TireTech

J. Are there deed restrictions that apply or are contemplated ? Yes NoX
(Ifyes, attach a copy)

K. Are any variances and/or waivers requi red? Yes X No
If your answer above was yes, please answer the following:

( I ) Type of variance(s) and/or waiver(s)

variance from 175-163D 4 r side rds ck for acce
ure ce tra

L. lmprovements: List all proposed on site utility and off-tract improvements.
Pro osed work is relocation of office trailer and formalization of existi
tTUC n o S

M. Plat submission: List maps and other exhibits accompanying this application.
Site plans prepared by SE dated Ocrober 21, 2020

2l['lge



Appl ication #

IV. Submission Requirements. Fees. Authorization & Verification

Attached hereto and made part of this application, I have submitted the appropriate documents
along with the appropriate fees fbr a site plan application.

'fhe Applicant, as a condition of submission, agrees to pay, in escrow, all reasonable and
necessary costs for professional review of the application and plans for inspection of
required improvements and for other prof'essional services required by this application.
The escrow fee is an estimate only. You will be required to pay additional escrow fees if the
total invoices exceed this amount. If there is remaining escrow money after all invoices are paid,
it will be returned to you.

I certify the

Ow t*r Applicant 3 1rD
I

contained in this application is true.

Dare I r
aL u, tJ-C

Date

Print N

Owner

ame

Print Name

Date received by the Board

3ll'rgt



S 175-70. Minor site plan.

Plats 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 of one
inch equals 50 feet for a tract up to 40 acres in size; one inch
equals 1.00 feet for a tract between 40 and 1.50 acres: and one
inch equals 200 feet for a tract 150 acres or more.

(2) All plans shall be certified by a licensed architect or engineeq,
including accurate lot lines certified by a land suweyo4
submi.tted on one of the following standard sheet sizes: I 1/
2 by 13 inches; t5 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 of
equal sizes, with reference on each sheet to the a$oining
sheets): boundaries of the tract; North &rrow; 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 sun/eys not older than two years, at five-
foot intervals inside the tract and within 200 feet of any paved
portion of the tract; title of plans; existing and proposed
streams and easements; total building coverage in area and
percent of lot; total number of parking spaces; all dimensions
needed to conform to this chapteq, 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 ownership.

B. The plat 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, structures and signs in accordance with
the requirements of this chapteq, 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 ofall structures.

(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 for the movement and storage
of goods, vehicles and persons on the site and including the
location of lights, lighting standards and signs and driveways
within the tract and within 100 feet of the tract. Sidewalks

L



$ t7s-70 S 175-70

shall be provided from each building entrance/exit along
expected paths of pedestrian 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 of new streets, aisles,
lanes and driveways. which shall adhere to the applicable
requirements and design standards of this chapter.

(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 of plant material for all planted
or landscaped areas. For applications in the Pinelands Area,
the landscaping plan shall incorporate the elements set forth
in $ 175-147E. [Amended 4-28-1997 by Ord. No. A-27-971

(4) Utl}ities.
(a) The proposed location of all drainage (including

calculations), sewage and water facilities with proposed
grades, sizes, capacities and types of materials to be used,
includi.ng 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 sufficient
locations on the site to allow a determination of adeguacy
shall be included where septic tanks and leaching flelds
are permitted and are proposed. Such plans shall be
reviewed by the Board of Health and Board Engineer and/
or other appropriate authority, as appllcable, with
recommendations to the Planning Board.

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

(c) The applicant shall arrange with the sewicing 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 flle 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
i.nstalled location of the utilities.
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$ 175-70 s 175-70

(d) The applicant shall submit to the Board, prior to the
granting of final approval, a written instrument from each
sewing utility, which shall evidence full compliance or
intended full compliance with the provisions of this
subsection; provided, howeveq, 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 seryice 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
seryice to buildings from poles shall be underground.

(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 of noise, glare and air and water pollution; safety
hazards; and anticipated expansion plans incorporated in
the building design. Where the applicant cannot furnish
the information required herein because of
nondetermination of use, site plan approval may be
required and, if conditionally granted subject to further
review and approval of the applicant's flnal plans, the
applicant may proceed with this application. No certificate
of occupancy shall be issued until all such plans are given
final approval.

3
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MARI lN S. SANDER, P.8., CM.E.
I90 HEARTHSTONE DRTYE

BERLIN, NEW JERSEY A80A9 {856) 767-6768

December 18,2020
MSS File No. 20-005

Ms. Dawn Fa:rell, Administrative Clerk
Monroe Township ZonrngBoard of Adjustment
125 VirginiaAvenue, Suite 5
Williamstown, NJ 08094

Re: Monroe Township ZorungBoard of Adjustment
Minor Site Plan Application
JK United Group, LLC(JK United Repair/Tire Tech)
Block 501, Lot 36
1824 - 1828 N. Black Horse Pike
Monroe File: #506-SP

A. We have received the following documentation, submitted by the applicant for the above
referenced application and have reviewed same regarding completaness of the above
referenced application :

1. Minor Site Plan Application Form #506-Sp;

2. Minor Site Plan Checklist, Application #506-Sp;

3. Minor site Plan set, JK united rruck parking, Block 501, Lot 36, Monroe
T9Y"ttip, Gloygg$el County, New Jersey, piepared by Sciullo Engineering Services,
LLC, dated 1110912020, consisting of:

a. Cover Sheet, Preliminary and Final Site plans, Sheet I of 4;

b. lnformation Sheet, Sheet 2 of 4;

c. Site Plan, Sheet 3 of 4;

d. Grading Plan, Sheet 4 of 4;

4. Eg*du.y and'Iopographic Survey, Tax Lot 36, Block 50r, Monroe Township,
Gloucester county, New Jersey, prepared by vargo Associates, surveying and
Mapping, dated 8 I 6 / 2020 ;



B. Although the project proposes very little site work, basically consisting of relocation of
the office trailer, fence removallrepair and formalizaionof proposed tiuck parking at the
site, the following submission requirements of Sectio n tiS-iO of the Comprehensive
Land Management Ordinance of the Township of Monroe, County of Gloucester,
State of New Jersey have not been met and additional information or waivers from
the Board would be required to deem the minor site plan application .{complete":

1' Section 175-70.8.(1): o'Size, height,location and arrangement of all
existing and proposed buildings, structures and signs . . . including a
licensed architect 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.,,

2. section 175-70.8.(3): "Existing and proposed wooded areas, buffer
areas and landscaping shall be shown on the plan. . .,, This office
defers comments on buffer areas and landscaping to the Board
Planner.

3. section 175-70.8.(4)(a): "The proposed location of all drainage
(including calculations), sewage and water facilities . . . including any
drainage easements acquired or required . . .,'

4. section l7s-70.8.(4)(b): '?roposed lighting facilities shall be
included, showing the direction and reflection of the lighting . . .,'

C. All utilities modifications (e.g., electrical or telephone connection to the relocated
mobile office) must be installed underground and indicated on the plan.

D. The paved area at the front of the site has numerous cracks that need to be sealed.

E. As proposed, the project is not subject to the NJ Stormwater Management Regulations.
However, the township ordinance requires that the rear parking area alsi be paved.
Absent relief from the Board of this requirement for paving, thJproject wiu be
classified as a major development under the NJ stormwatei rules and win be
required to comply with the stormwater rules for major developments and
additional documentation will be required

F. Should the applicant be granted relief from the paving requirement noted above,
Numerous potholes are present throughout the iear oi the site that require filling
and compaction.

G. Review fees must be paid in full by the applicant prior to endorsement of the plans
for construction by Township oflicials.

n



H. Any site plan approval granted shoutd be conditioned upon the following:

l. Approval of all agencies with jurisdiction, including but not limited to:
a. Gloucester County planning Board,
b. Gloucester County Soil Conservation District,
c. Monroe Township Municipal Utilities Authority,
d. Monroe Township Fire Marshal

2' Submission of plans, revised in accordance with all conditions of approval established
by the Board, to the Zonng Board of Adjustment within sixty (OO) Aays of approval.
The applicant's engineer is advised that all plan revisions must be notei on thJ pt* *
such and a revision date added to the plan each time it is revised. Notations such as
'oRevised per Township Review" in the revisions block is not sufficient to meet this
requirement. Plan approval will be limited to the original plan and noted revisions.

3. Payment of fees and posting of an inspection escrow for the project. The applicant's
engineer should submit a construction cost estimate to assist the iownship Enlineer in
determination of the total applicable project costs to be used for calculation of the
required Inspection Escrow.

Should you have any questions or concerns, please feel free to contact this office.

Very truly yours,

?futu*
Martin S. Sander, PE, CME

MSS

c:Consult Engltlvl'rzBAu0-005.JK United Group. LLt,c. Application 506-sP\MinorsiteplarL{pplicationRevie*_ l2- l8-2020.pdf

a-J-



MASER

Engineers
Plonners

Surveyors

Londscope Architects
Environmentol Scientists

$zo-0b € + vJaq
izla,\ zbza

500 Scorborough Drive, Suite 108

Egg Horbor Township, NJ 08234

T:609.910.4068
F: 609.390.0040

www.moserconsulting.com
c0ilEUr.rrila

December 28,2020

VIA EMAIL AND U.S. MAIL

Dawn M. Farrell, Administrative Clerk
TOWNSHIP OF MONROE ZONING BOARD
125 Virginia Avenue, Suite 5,A.

Williamstown, New Jersey 08094-l 768

Re: Use Variance & Minor Site Plan (l'tReview)
Block 501, Lot 36
1824-1828 North Black Horse Pike
Zone: C, Commercial District
Applicant: JK United Group, LLC
Application }lb 20-06 & #506-SP
MC Project l\q: MMZ-080

Dear Ms. Farrell:

The above referenced application is a request for a use variance and minor site plan review

1.0 Project Description

1.1 Proposal

The applicant seeks use variance and minor site plan approval to relocate the office
trailer and formalize the existing truck parking area for large trucks/tractor trailers
including refrigeration trailers to be parked overnight in the rear of the building.
The improvements are for the continued utilization of their existing business,
known as JK United Truck Repair. The business is located at 1824-1828 N. Black
Horse Pike and operates as an auto and truck repair service, truck parking/storage
and tire service business. The applicant was previously granted a site plan waiver
in 2018 (Resolution PB-80- I 8).

The applicant should confirm if all the truck spaces are for vehicles waiting for
service or if they are supplying vehicle storage for others. Also, the applicant
should clarifi the specific use of the ffice trailer to be relocated.

1.2 Existing Conditions

The 4.0+ acre parcel is located on North Black Horse Pike and contains a truck
repair and tire service business with vehicle storage in the rear. The application

Moser Consulting willbe known os Colliers Engineering & Design in2021



MASER

Dawn M. Farrell, Administrative Clerk
MC Project No. MMZ-080

December 28,2020
Page 2 of 8

Date

November 9,2020
Noyember 9,2020

November 9,2020

November 9,2020

August 6,2020

c0rtur.Trie

indicates the existing business is served by a public well and septic. The property
is zoned C, Commercial.

1.3 Surrounding Land Uses

The surrounding area is primarily commercial along Route 322. Immediately
adjacent parcels include residential uses to the east (zoned R-2) and to the south

and north, commercial uses, which are also zoned C, Commercial. Additionally,
directly across the properties frontage along Route 322 are also commercial
properties.

2.0 Materials Reviewed

We have reviewed the referenced submission, encoded by the Zoning Board as use vaiance #20-
06 and site plan #506-SP, received on December 8,2020, consisting of the following:

Sheet Title

Application Checklist

Use Variance Application

B&W Site Photos (3)

Minor Site Plan Checklist

Site Plan Application

Minor Site Plan Code Section 175-70

W-9 (not completed)

Cover Sheet

Information Sheet

Site Plan

Grading Plan

Boundary and Topographic Survey

November 25,2020

3.0 Zoning Requirements

3.1 Use

l. In accordance with $ 175-1638 (Attachment 6), vehicle storage yards are listed
as a conditional permitted use in the C, Commercial zoning district, subject to
the requirements of $ 175-163E.

I of4
2of4
3of4
4of4
lof I

The plans are signed and sealed by Jason T. Sciullo, P.E., P.P. of Sciullo Engineering Services,
LLC (SE) and the survey was prepared by Michael R. Vargo of Vargo Associates.



MASER

Dawn M. Farrell, Administrative Clerk
MC Project No. MMZ-080

December 28,2020
Page 3 of8

3.2 Conditional Use

1. In accordance with $ 175-163E, vehicle storage yards are a conditional use in
the C, Commercial District, subject to the following requirements:

(1) There shall be a minimum of 2,500 square feet per vehicle. The application
indicates the rear parking area is approximately 74,000 s.f. As such, 30
truck spaces would be permitted. The applicant proposes 26 spaces. As
proposed, the plan complies.

(2) An opaque fence of a minimum height of eight feet shall enclose entirely
the storage area. The plan does not conform to this requirement. having an

existing 8 foot chain link fence with barbed wire. Only the rear fence
prtion is prooosed to have screening slats. As such a 'd(3) variance is
required.

(3) When abutting a residence zone, said fence shall be set back 25 feet from
the property line. This twenty-five-foot strip shall be suitably landscaped as

a visual buffer. The plan does not specifically comply with this
requirement. However. the rear of the site has wetlands and wetland buffer
areas which dictate where the fence can be olaced. which is greater than 25'
from the residential properties. There is a wooded atea that wL[:cloaln
between the fence and the residences.

(a) No maintenance or servicing shall be permitted, other than normal fueling,
lubrication or cleaning. The aoplication indicates vehicle storage is for
parking only. Compliance to be confirmed.

(5) Site plan approval shall be required under appropriate provisions of this
chapter. Any use variance granted shall be conditioned upon site plan
approval unless waived by the Board and a variance from the conditional
use requirement is granted.

Suhiect o.f this aoolication.

3.3 Bulk Requirements
(specific to vehicle storage vards)

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

2. Lot FrontageAilidth: The minimum required lot frontage/lot width is 150 feet.
The plan conforms to this requirement.

c0trEU[rttt8



MASER

Dawn M. Farrell, Administrative Clerk
MC Project No. MMZ-080

December 28. 2020
Page 4 of 8

3. Front Yard/Building Setback: The minimum required lront yard,/building
setback is 100 feet. The plan does not conform to this reouirement. havins 72-9
feet. This reDresents a pre-existing, non-conforming condition for the tire tech
building.

4. Side Yard Setback: The minimum required side yard setback is 50 feet. The
ot conform to this ulrement SI

relocated office trailer. As proposed, a variance is required.

It should be noted that presently the existing buildings have existing non-
conforming side yards, the smallest being 29.7 feet.

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 frontage is 65%. The plan
indicates conformance with this requirement. having 23.2oh.

8. Rear Yard Buffers: The minimum required rear yard with landscaping is 50
feet. The plan conforms to this requirement.

9. Front Yard Buffers: The minimum required front yard with landscaping is 50
feet. The plan Qees not conform to this requirement. This represents a pre-
exlstrns- non-conformi ns condition due to the existine tire and reoair uses on
slte

10. Building Height: The maximum permitted building height is 45 feet. The plan
conforms to this requirement.

11. OffStreet Parking: Off-Street parking is subject to the requirements of $ 175-
123. Compliance to be determined.

4.0 Design, Performance and Evaluation Standards

Buffers and Landscaping
Community commercial uses specifically require buffers as listed under Section
3.2, Bulk Requirements, subject to the requirements of $ 175-93.

Ll

c0liuLTtne

a

7. Side Yard Buffers: The minimum required side yard with landscaping is 50
feet. The plan does not conform to this requirement. The aoplication reoresents
this as a pre-existins. non-conforming condition. However. the application is
to formalize the vehicle storage use. As such, a variance would be required.



MASER

Dawn M. Farrell, Administrative Clerk
MC Project No. MMZ-080

December 28,2020
Page 5 of8

c0ilSutTtnG

In accordance with $ 175-93, 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 Article XIV of this chapter and shall
be measured horizontally and perpendicularly to lot and street lines. The plan
conforms to this requirement. The applicant has proposed to retain the existing
vegetation within the rear buffer and no plantings are proposed along the side or
front buffers. The applicant shall provide testimony regardine the inteeritv of the
existing vesetation to remain in the rear and a waiver is required for the others.

4.2 Off-Street Parking and Loading

In accordance with S 175-123, there is no specified parking requirement for vehicle
storage uses. As such. parking shall be reviewed and determined by the Board.

4.3 Sidewalk

The subject property falls within Sidewalk Area 1 as defined by $ 175-133.
Sidewalk Area I includes "portions of the Township where the highest pedestrian
traffic is anticipated". There is no sidewalk along the frontage of the Black Horse
Pike in the vicinity of the subject property nor any proposed along the property in
question. As proposed. a waiver of sidewalk is required.

5.0 Master Plan Consistency

5.1 The proposed use is not specifically consistent with the eoals and objectives of the
Master Plan. Should the use variance be qranted. site improvements and physical
impacts of the use need to be addressed and mitigated.

5.2 use does
the Board must determine that the requested vehicle storage yard 'd(3) variances do
not impact adiacent properties or cause damage to the community as to constitute
substantial detriment to the oublic sood or will negatively impair the zone plan.

6.0 General Comments/Recommendations

6.1 In accordance with the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-
76b), the applicant may elect to submit an application requesting approval of the
use variance and a subsequent application for the approval of a site plan, if required,
provided that the approval of the variance is conditioned upon the applicant
obtaining all required subsequent approvals from the Zoning Board. No such
subsequent approval shall be granted unless such approval can be granted without
substantial detriment to the public good and without substantial impairment of the
intent and purpose of the zone plan and zoning ordinance.
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Consequently. any variance granted permitting the proposed use must be
conditioned upon the applicant obtaining the necessary site plan approval. if
deemed required. from the Zoning Board.

6.2 The applicant must demonstrate sufficient "special reasons" why the prooosed use
carries out a ourpose of zoning. or how the refusal to allow the project would
impose on the applicant an undue hardship. In addition. the applicant must
demonstrate that the requested use variance can be granted without substantial
detriment to the public eood and will not substantially impairthe intent and ourpose
of the zone plan and zonin&ordinance.

6.3 The standard of proof of special reasons to suoport a 'd(3) variance from one or
more conditions imposed on a conditional use should be relevant to the nature of
the deviation from the ordinance. Th aoolicant must show that the site will
accommodate the problems associated with the use even though the prooosal does
not complv with the conditions the ordinance established to address those problems.

6.4 As to the negative criteria. the Board must evaluate the impact of proposed specific
deviation uoon adiacent orooerties and if it will cause such damase to
the character of the neighborhood as to constitute "substantial detriment to the
public good".

6.5 The Board must also be satisfied that the grant of the 'd(3) conditional use variance
for the specific project at the designated site is reconcilable with the municipal
legislative determination that the conditions should be imposed on all conditional
uses in that zoning district.

6.6 should vehicle
including hours of operation. number of employees. deliveries. site access. tvpe of
vehicles and parking arransements including if customers frequent the site.

6.7 Testimony should be provided if there will be any open storage of materials in the
rear yard.

6.8 The applicant should clari{v the following regarding how the site functions:

a) Does the truck reoair also do reoair work on the trailers? If not. are the
trailers only being stored while the truck cabs are beine repaired?

How will the repair circulation/buildins access co-minsle with the
vehicle storage area?

c) Are the refrigeration units running while the trailers are being stored?

b)
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7.0

d) What is the purpose of the mobile office: How does it relate to the truck
repair business?

6.9 Testimony should be provided regarding fire access and circulation.

6.r0 Testlmon should be rovided repard ln adequacy of fuelins DumD/tank position.D g

Will it conflict with overall site circulation? How is the ground protected from
spills'.)

Fees, Contributions and Obligations

7.1 COAH Requirement

In accordance with the Statewide Non-Residential DeveloDment Fee Act (N.J.S.A
40:55D-8.1 -8.7). the licant is reouired to make Dayment of a development feeADI)

of2 .5% ol the increase in eoualized assessed value of the non-residential
construction into a Housins Trust Fund establish ed by Monroe Township Council.
A condition of receivins a buildins it is the pavment of approximately % of
this fee. the balance beins calculated and oaid at the time of the request for a
certificate of occupancy.

7.2 Escrow

8.0 Outside Agency Approval

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

- Gloucester Countv Plannins Board:

Gloucester CounW Soil Conservation District

Monroe Townshi Fire Official: and

Anv others as be required

The above comments and/or recommendations are submifted for your review and consideration.
Should you have any questions with regard to this matter or require additional information, please
do not hesitate to contact our office at (609) 910-4068.

a

6.1I What is the pumose of the trailer to remain adiacent to the luel tank?

The applicant must contact the Townshio's Finance Office to settle any outstanding
review escrow accounts Drior to any approval taking effect.
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cc: Richard P. Coe, Esquire
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Regards,

MASER CONSULTING,INC.

Pamela J P.E., P.P., C.M.E.
Project Manager
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