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Meeting called to order by Vice Chairman Martinelly @ 7:30 pm 

 

All saluted the flag & the Presiding Officers Statement was read 

 

Roll Call: 

President: Martinelly, Collins, Burden, Moran, Teller, Carroll, McDonald 

 Attorney:   Donato 

 Engineer:   Cranmer 

Absent:      Betesh 

 

Minutes: 
A motion was made by Mr. Carroll, seconded by Mr. Collins to adopt the  

September 16, 2015 meeting minutes as submitted.  All approved. 

 

Correspondence:  

 Letter received from Mr. Philip San Filippo, Esq requesting that the application of 

M/M F Moore, 30 Corn Lane Bl: 62, Lots: 4 & 5 be carried to the  

November 12, 2015 meeting without further notice @ 7:30 pm.  

Request was granted. 

 

Planning Board Business: 

 

 Oath of Office given to Mr. Moran as Council Rep for the remainder of 2015. 

 

Appointment of Chairman for remainder of 2015: 

A motion was made by Mr. Teller, seconded by Mr. Collins to appoint Ms. Martinelly as 

Chairman for the remainder of 2015. 

Roll Call: 

Affirmative:  Burden, Moran, Collins, Teller, Carroll, McDonald 

Negative:       None 

 

Appointment of Vice Chairman for remainder of 2015: 

A motion was made by Ms. Martinelly, seconded by Mr. Carroll nominating Mr. Collins 

as Vice Chairman for the remainder of 2015. 

Roll Call: 

Affirmative: Martinelly, Burden, Moran, Teller, Carroll, McDonald 

Negative: None. 

 

Planning Board Rep:   none 
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A motion was made by Mr. Burden, seconded by Mr. Teller to open the meeting to the 

public for items not on tonight’s agenda.  All approved. 

 

No comments/questions 

 

A motion was made by Mr. Teller, seconded by Mr. Burden, to close the meeting to the 

public.  All approved. 

 

Unfinished Business: 

M/M Moore:     Carried to November 12, 2015 w/f/n 

Bl: 62, Lot: 4 & 5 

 

J.J.B. Realty, LLC:     Carried to 11/12/2015 for 

d/b/a South Jersey Dance Theatre              the adoption of Resolution 

Bl: 34, Lots 9 & 10     for a change in use. 

 

New Business: 

 

National Realty      Informal Presentation 

d/b/a Shrewsbury Business Center 

Bl: 31, Lot: 3 

 

Mr. Marc Policastro, Esq represented National Realty for a presentation tonight, on  

Bl: 31, Lot: 3 for a proposed rezone/overlay zoning.   

 

Ms. Donato asked if they propose to keep the underlying zone?  Mr. Policastro said yes. 

 

Mr. Cranmer explained that they made a request of the governing body to rezone the 

premises that they are going to speak about tonight, from an LI (Light Industrial) to B2 

(Shopping Center),  It has now been referred to the Planning Board for consideration.  

They will present testimony to get the boards reaction, of this non bidding decision and if 

the board believes that it is a favorable request then they would move forward with a 

formal application for rezoning which would necessitate an amendment to the Zoning 

Map and possibly to the Land Use Element of the Master Plan.  Ms. Donato asked if the 

governing body has introduced an Ordinance, Mr. Cranmer said no, Council has referred 

them to the Planning Board.  Mr. Policastro agreed.   

 

Mr. Cranmer said that we are not talking about an “overlay” we are not going to leave the 

LI zone and then put the B2 on top?  Mr. Policastro stated that is their plan. 
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Mr. Gerald Birmingham, National Realty & Development, made his presentation for the 

property that they built, own, operate and manage as part of his company.  The site has 3 

buildings, all single story, adjacent to their shopping center which is approximately 

78,000 sq ft with 50% occupancy and the 2 remaining are leaving mid-2016.  The owner 

would like to change the LI zone to the B-2 zone as an overlay keeping the zoning in 

place of LI zone. He explained that economically there are no tenants for the LI Zone.  

They would like to be able to negotiate with the retail tenants who are interested in the 

space.  They would use similar size retail building, and the same regulations that apply in 

the B2 would apply in this space.  They would demolish the 3 existing buildings and 

rebuild new facilities for retail.   The two parcels will be treated separately their own 

block and lots, separate entrances and signage.  They would consider a driveway through 

in order to integrate both pieces.  The applicant would remain in control of both parcels 

of property. 

 

Mr. Richard Preiss, Principal & Vice President of Phillips Preiss Grygiel LLC, Planner, 

Mr. Preiss gave all the reasons from a Planning & Zoning point of view why the proposal 

makes sense.  He described what currently exists on the 10 acres and the surround area. 

Mr. Preiss did refer to the Master Plan and it did indicate that the proposal was to do 

away with LI Zone completely and adopt the OP-88 Office Park Zone, which has not 

gone forward.  The proposed rezoning would be to leave the LI Zone in tact to allow for 

the current use to operate but the intention is to create another shopping center with the 

linkage that have been discussed.   

 

Mr. Preiss feels that there are several reasons why the rezoning makes sense.   

1. Lack of market and perspective tenancy for the office flex building 

2. no other office  or flex industrial presence in the immediate area 

3. railroad separates this property from the adjacent industrial uses, this is the only  

    piece of property in the LI zone, other parcels are used for retail use 

4. the surrounding properties are retail uses to the north and west  

5. rezoning would improve the site from a ratable point of view, employee and from an 

   aesthetic point of view makes sense 

 

Mr. Preiss would like to the board to look at this change in a favorable indication so they 

can move forward and work with the Borough’s professional. 

 

Mr. Collins asked if they have looked into how this would affect the assisted living with a 

vacant warehouse facility to a retail facility.  Mr. Preiss said that the site is zoned LI and 

it is used commercially and they do thing that the change from a use point or traffic will 

have a substantial affect.  The buffer between the two uses would not have a substantial 

affect especially with the existing vegetative buffer between the two uses.  There are 

ways to mitigate impacts on the neighbors. 
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Mr. Cranmer stated that the retail uses that would be proposed would have to be a 

permitted in the B-2 zone @ 30,000 sq. ft. for the building.  Mr. Preiss said that they 

would build out at a similar size to what is there.  They are not looking to create a new 

zone.  Mr. Cranmer asked what is the advantage to the Municipality of doing an overlay 

vs a rezone?    Mr. Preiss said that it assures that if a shopping center doesn’t come to the 

site then the property can still be utilized, improved and rented to then tenant or a future 

tenant, gives them some flexibility.  Mr. Birmingham advised that it is a transitional area 

between the site and Patricelli’s with the train tracks in between. 

 

Mr. Burden asked if it would be a multiple tenant or single tenant?  Mr. Birmingham said 

that they have had interest in both and would have to do a cost analysis. 

 

Ms. Martinelly asked if other overlays have been done?  Mr. Cranmer said yes, but only 

in the Affordable Housing scenario, in the Housing Plan we have an obligation to create 

realistic opportunities for the creation of low and moderate income housing.  We have 

overlays where the underlying zoning remains in tack. He is has concerns with having a 

B2 overlay the LI, we have to look at it more closely.  Mr. Collins asked what are some 

of the disadvantages of the overlay?  Mr. Cranmer feels that it becomes a “free for all”.  

The LI would remain in tack and any use that is permitted there, they have the flexibility 

to continue to rent out the space to any permitted use in the LI zone, but then they have 

the ability to construct a shopping center.  He would feel more comfortable, and give us a 

stronger footing from a Zoning & Planning perspective if the board were to agree to 

rezone the property.  The existing non-conforming uses would remain and they could 

continue to use it as an LI zone and the uses that are permitted, if they were to redevelop 

the land as a B2 shopping center.  He would lean to more of the rezone than the creation 

of an overlay zone. 

 

Mr. Preiss stated that they could have an option that they would have to apply to the 

whole site to avail themselves of the B2 regulations. If either would remain as is and 

operate as an office building, and if that changes that would all be gone and it would be a 

shopping center, eliminating the “hybrid” of mixed uses.  Mr. Cranmer suggested if they 

have a user for the site it could be a use variance and have to go to the Zoning Board if it 

was left as an LI zone, and seek a use variance.  Mr. Birmingham doesn’t feel that is the 

way to go. 

 

Mr. Birmingham feels that they really have to reevaluate and reconsider the rezone.  They 

really don’t want to go the route of a variance under any circumstances. 

 

Ms. Donato asked if they were going to covert the buildings and convert them to retail?  

Mr. Birmingham said no they are demolishing 3 buildings and putting the retail into one 

building. 

 

Ms. Donato wants the board to consider the following: 

 Add additional standards into the overlay, and require integration of the 2 sites 

i.e. service road between the two sites 

 Recommends referring this to Council re: Affordable Housing questions  
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Mr. Cranmer agrees. 

 

Ms. Donato stated that there is a “glitch” in the M.L.U.L, which doesn’t have an explicit 

authorization for overlays. 

 

Mr. Cranmer feels that the rezoning would be favorable.  He explained once you rezone a 

property to create the B2 Zone there is a concern with the traffic and he feels that there 

will be a plenty of capacity for the traffic generated by a B2 vs a LI use, but we will 

request some data from the experts to confirm.  The overlay would be a governing body 

decision and they will rely on the comments from the Planning Board. The overlay will 

have some pros and cons, he feels that the rezoning is more positive than negative.     

 

Ms. Donato said that Mr. Cranmer is the Planner and has a discomfort about the overlay, 

so they will have to try and bridge the gap.  The underlying zoning is something that you 

only want until you have a site plan approval.  The uses are still there, if the zoning went 

in and there wasn’t an overlay, and it was a direct B2 the existing use has the right to 

continue as a non-conforming use, the site plan approval extinguishes the underlying LI 

Zone, they would get to the same place.  It’s only the transitional time, this is something 

that the applicant should think about. 

 

Mr. Birmingham said that they cannot do the rezone of the B2 right now.  If the board 

was to deny the application for the overlay, they understand fully what they are asking 

for, and it would be for the interim.  At this point he cannot ask for that today. 

 

Ms. Donato said that if there is some very strong and clear language is put into place, i.e.: 

upon a site plan approval, perfected or not the underlying zoning is extinguished.  She 

feels that could be effective and not have to worry about the underlying …in the fact that 

you might have both zones, and if an application was made in the B2 it would have to be 

for the entire site, and once the site plan is granted it is extinguishes it.  Mr. Cranmer said 

that this identifies this property as one in need of redevelopment. 

 

Mr. Cranmer said that the Master Plan would have to be amended.  Ms. Donato said also 

the Land Use Element or a Re-examination Report combined with it.   Mr. Cranmer 

explained that it is having 2 zones for the same property.  If they don’t come in for a site 

plan the overlay zone and B2 could be there forever.  He feels that this is spot zoning. 

 

Ms. Donato suggested the following: 

 Supplemental Zoning Standards have to be added to the B2 to include the entire 

parcel 

 Integrated with the retail parcel fronting on Broad St i.e.: loading  

 Standards should be included for the whole piece – 

 

Mr. Cranmer suggested: 

 B2 use or uses that are permitted in the B2 Zone but they are conditional uses in 

LI Zone with certain conditional use requirements  
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Ms. Donato doesn’t like conditional uses.  Mr. Preiss stated that they will work with 

Mr. Cranmer how this change could be done in the most-simple way, and not create a 

new hybrid zone.  He feels that they need to create a new zone, and he feels that the 

best thing would to create an overlay, but if that is not impossible they would 

consider the other suggestions.   

 

Ms. Donato asked if a comparison to the traffic trip generations, she asked if he wants 

that before a Planning Board recommendation is made regarding this change?   

Mr. Cranmer said yes, that would be necessary step, a cursory comparison could be 

done, a trip generation for the type of uses that are permitted in the LI zone vs the 

type of uses permitted in the B2 zone to ensure that the roadway network would not 

have a negative impact.   Mr. Moran suggested that they look into the roadway 

connector. 

 

Mr. Cranmer does not want to design zoning around a project, the zoning should 

apply to all the parcels in the zone.  He would feel uncomfortable about designing the 

Zoning Standards around a project in order to make a permitted use.  

  

Mr. Cranmer that we will have a B2 overlay with a requirement that the two parcels 

be interconnected.  Mr. Preiss said that could be included in the Developers 

Agreement.  Ms. Donato said that she suggested the interconnection due to potential 

impact of the loading and unloading and additional traffic volumes that might occur 

with respect to the assisted living.  Spot zoning doesn’t mean that it is one piece of 

property that is treated differently from others it has to be rested out of a sound 

planning context and given a treatment that no others zones has.  If the ability to 

implement the overlay applies to parcels that meet the B2 Zoning Standard.  You can 

even amend the B2 without going any further than that, in the same Ordinance in 

another section of the B2 ..if it is contiguous to B2 zoned properties here’s what can 

happen.  The B2 is for the whole parcel not just a part of it.   There are things that you 

can put into the Ordinance for protection, but the least of her concerns would be the 

implementation of it.  She feels that something could be done to make the overlay and 

if there is another parcel that met the Standard it meets it, but there isn’t it doesn’t 

mean that there it is spot zoning, because there are good sound planning reasons to do 

it.  The board could amend the B2 without going any further. 

Mr. Moran said that the board just went through a year of doing the Master Plan and     

he feels this should be protected.   

 

Mr. Cranmer likes Ms. Donato’s suggestion to alter the B2 zone to state that 

tracts that are contiguous to a presently, zoned B2 can be developed in 

accordance to the B2 Standards, with the interconnectivity buffering standards 

and upon site plan approval would permanently convert to B2.  He doesn’t feel 

that we would have to alter the Zoning Map and create an overlay zone district, 

this could be done through modifying the B2 zone, and state that parcels that are 

contiguous and are in a Non- residential zone i.e. LI, OP-88.   
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Ms. Donato said that we can take the B2 and within the B2 Zone there may be some 

parcels that have certain….   Mr. Cranmer said that there are 2 parcels that are B2 zones, 

one is this shopping and the other is the Grove, and in the Master Plan it was 

recommended to change the zoning of Treasure Island to a B2 Zone which would reflect 

the present uses and minimize the need for use variances.  So there would only be 3 

parcels that would be B2 in the future.   

 

Mr. Cranmer stated that if we modify the B2 zone and state that a parcel that is 

contiguous with a B2 Zone can be developed in accordance with the regulations, 

provided it meets the minimum lot area for the B2, meets the lot area and is a non- 

residential zone, and has interconnectivity to the B2 parcel and meets the standards of the 

B2 Zone of 300,000 sq. ft.  Mr. Cranmer feels more comfortable doing that than creating 

an overlay zone district.  Mr. Preiss asked if the Zoning Map will be changed?   

Mr. Cranmer said no, leave it as is.    

 

Mr. Birmingham asked if they would make a petition through the Planning Board to the 

town to recommend a change in the B2 zone, which would be drafted and then follow the 

process.  Ms. Donato said that they should do it with an amendment to the Land Use 

Element, otherwise the special procedures would have to apply at the Council level in 

terms of consistency with the Land Use Element and they would travel together with the 

Land Use Element and Mr. Cranmer could write it up and the language could be 

reviewed and the Planning Board could make a recommendation to Council after 

adopting the Land Use Element.   

 

Mr. Cranmer said that they would have to modify the B2 zone and the LI zone, to state 

that uses that are permitted in the B2 zone are subject to paragraph “x y z” are permitted 

and we have to modify the B1 zone to state that parcels in the B2 would be permitted 

subject to the provisions of the “other” parcel.  Mr. Birmingham asked if that would be to 

whatever zoning is applicable to any property that is adjacent to a B2, B1 & LI zones. 

Mr. Cranmer clarified: 

 Modify the B2 & all the zones that are contiguous to the B2 and refer back to the 

B2 standards  

 Contiguous parcel meets the standards of B2 – 300,000 sq. ft., all of the 

requirements in the B2 zone, can be developed in accordance with B2 zone 

 Upon site plan approval would be converted to a B2 zone  

 Interconnectivity to the B2 zone 

 Buffering and the standards would be reasonably necessary to preserve the 

integrity of the surround zone. 

 

Mr. Cranmer stated that if Shrewsbury Ave is changed from LI to B2 any contiguous 

parcels that are zoned non-residential and are 300,000 sq. ft. could be developed in 

accordance with the B2 Zone. 

 

Mr. Cranmer stated that the board has to determine the best way of approaching the 

modification of the B2 zone, and the contiguous zones.  Then a formal request to the 
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governing body with feedback.  Ms. Donato asked if the board is ready to go the route of 

adding standards to the B2 zone, which would help to accomplish tonight’s zone. 

 

Mr. Cramer explained that after the actual Ordinance is drafted, they will make a formal 

request, which includes fees to have the Ordinances crafted.  Once the Ordinance is 

introduced it will then be referred back to the Planning Board for consideration of the 

Ordinance.  

 

All board members agreed that the amendment to the Zoning Ordinance should be 

considered and a letter should be sent to the governing body stating that the board 

considered a presentation from National Realty and the best mechanism to achieve 

the goal that they requested is to make certain amendments to the B2 zone, and the 

zones which are contiguous to the B2 zone.  

 

Reminder:  November meeting 11/12/2015 @ 7:30 pm  

 

A motion was made by Mr. Carroll, seconded by Mr. Moran to adjourn the meeting @ 

8:50 pm.  All approved. 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 


