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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, Teller, Carroll, McDonald 

 Attorney:   Hirsh 

 Engineer:   Cranmer 

Planner:     Thomas 

Absent:      Waterbury, Burden, DeNofa, Eddy, Moran, Betesh 

 

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

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

 

Correspondence:  

 Letter of Resignation dated 8/31/2015 received from Ms. Libby Waterbury 

effective immediately.  All board members commended Ms. Waterbury on her 

years of service and knowledge that she gave to the Planning Board. 

 

 

Planning Board Business: 

 

Planning Board Rep: 

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

as the Planning Rep to the Zoning Board of Adjustments. 

Roll Call: 

Affirmative: Collins, Teller, Carroll, Teller 

Negative: None  

 

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

public.  All approved. 
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Unfinished Business: 

 

M/M F Moore:     2- lot subdivision 

30 Corn Lane 

Bl: 62, Lot: 5 

 

Application of M/M F Moore carried to the 10/21/2015 meeting @ 7:30 pm without 

further notice to the public… due to a lack of quorum.   

 

 

437 Broad St LLC:    Amended Preliminary/Site Plan approval 

437 Broad St 

Bl: 34, Lot: 2.01 

 

Mr. Kevin Asadi, Esq represented the applicant. 

 

Mr. Asadi explained the application for a proposed new sign at 437 Broad St.  There is a 

large pole where the new sign will be mounted and will eliminate the “mess” of signs 

now on the property.  The original application had a site triangle issue and the nature of 

the application will change and they will be requesting a height variance for the sign and 

a waiver of the submission of site plan detail.  He explained that nothing will be changing 

on the site, only the removal of the signs and combining into 1 sign. 

 

Mr. Collins suggested that he speak with Mr. Cranmer on his concerns and the issues 

which he may have.  Mr. Cranmer said that he has met with Mr. Asadi, he explained that 

what is on file with the Borough is a Survey from 1991 with notations as to what is being 

removed.   

 

Mr. Cranmer feels that a site plan should be prepared limited to the placement of the 

signs, with setback dimensions showing the variances that are being requested and that 

they are appropriate, since the board cannot grant a variance unless the board knows 

where the signs are going to be placed.  A 20’ setback is required and he feels that the 

existing signs are approximately 4-5’ to the base and closer to the edge of the sign.  He 

feels that the configuration of the signs were placed in such a way in order to preserve the 

site triangle and site lines for vehicles entering and exiting the shopping plaza. He feels 

that it is necessary to have a professional engineer provide testimony, on behalf of the 

application, that it will be safe and vehicles will be able to see around the sign.  The 

board cannot arrive at that conclusion without testimony.   

 

Mr. Cranmer feels that a limited minor site plan is warranted, and the board would not 

need storm water management, landscaping, lighting, but he feels that it is necessary to 

have a survey that is more current than 1991 or at least an Affidavit that there hasn’t been 

any material changes to the site since 1991 and site plan that is drawn by an engineer and 

provide testimony on the location of the location and the distance from the property lines 

and right of way lines, height of the sign, visibility and the site lines.   
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Mr. Asadi said that there aren’t any new sign structures going up, they are eliminating the 

2 small pole signs, there is a 20’ pole sign which currently exists and they will be taking 

down all of the signage and a new sign will be mounted.  They will need a variance to 

exceed the height of 10’ to avoid the dangers of encroaching into the site triangle.  He 

explained that this project is being funded by the tenants and if it’s a simple thing they 

can get this done, but if there engineering bills etc. it just might not happen, so they are 

hoping they can go forward with what they have.  He will definitely provide an Affidavit 

of No-Change. 

 

Mr. Carroll asked if they are planning to add a couple of feet?  Mr. Asadi explained that 

the sign detail that was provided shows that the bottom of the sign that will be mounted 

will be 3’ off the ground, which is too low, it has to be a minimum off 7’ off the ground.  

To raise it 4’ would exceed the height standard by 4’, making the sign 14’ where 10’ 

permitted, which will help to eliminate the site triangle problem. 

 

Ms. Martinelly asked if the State will be involved?  Mr. Cranmer said only if it 

encroaches into their Right of Way, and he doesn’t know if it will. 

 

Mr. Collins asked what does a “limited site plan” do?  Mr. Cranmer said that the actual 

location of where the sign is going to be located and if there will be an area of 

encroachment.  They should include whether or not the properties which are adjacent to 

the site lines will be obstructed to those site and if it will obstruct the railroad crossing 

signs to the north. 

 

Mr. Collins feels that they should make the limited site plan as clean as possible. 

 

Mr. Carroll asked if they weren’t exceeding the height and made the sign smaller would 

they still have to come before the board?  Mr. Cranmer explained that they would still 

have to make an appearance due to the “non-conformance of the 3 signs, which are not 

20’ from the right of way line”, 94-8.34 – which protects the non-conforming sign as 

long as they are not altered, enlarged, expanded or moved, unless the sign is brought into 

compliance with the Ordinance. 

 

Mr. Cranmer that a Minor Site Plan with an expert is necessary.  He feels that the 

applicant should resubmit the application with the new plans and we can start the process 

from that point. 

 

 

 Mr. Cranmer left at 7:50 pm due to a conflict with the next application. 

Mr. Thomas took the seat as Planner. 

 

 

 

 

 



PLANNING BOARD  September 16, 2015  

MEETING MINUTES page 4 of 6    BOROUGH OF SHREWSBURY 

 

 

 

 

J.J.B. Realty, LLC:     Change of Occupancy with a waiver 

d/b/a South Jersey Dance Theatre              of submission of site plan detail 

Bl: 34, Lots 9 & 10 

 

Mr. Philip San Filippo, Esq represented the applicant & the property owner. 

 

Mr. San Filippo explained that the property is located in the B-1 zone and the site plan 

was approved by this board in 2004 with variances.  The application before the board is 

for a change in use in the tenant space at 55 White Rd, this application will allow a 

permitted use of a dance studio in place of a professional office which is also a permitted 

use.  Under Shrewsbury’s Ordinance when you have a change of permitted use which is 

classified lower on the list of uses enumerated in the Ordinance (94-2.3) you then have to 

obtain site plan approval for the change of use. 

 

Ms. Nicole Vuono, 84 Albert Drive, Parlin NJ was sworn.     

Ms. Vuono described the use that she is proposing for the site.  The proposed is a small 

studio, with a maximum of 5 students for her individualized attention.   She will follow 

the R.A.D. (Royal Academy of Ballet) syllabus, which is the program that she was 

apprenticed under.  The theory behind this type of dance is classical ballet, free 

movement, and character dance, which is a series of dances and high discipline.  She 

would like to focus on children who want to go into local arts programs and try to have a 

dance career ahead of them and the preparation for college.  This will be her first dance 

studio. 

 

Ms. Vuono will focus on the syllabus for ballet, jazz & modern with an age group of 3-4 

up to 16-18 years.  The hours of operation would be 3 years to 18 years 4:00 pm to 8:00 

pm Monday through Friday, with the option of extra classes if she has more than 5 

students in a class which would be on Saturday and Sundays from 9:00 am to 3:00 pm on 

Saturday and 9:00 am to 12:00 on Sunday.  Her goal is to only have 5 students per class.  

If she does have the opportunity to expand into adult classes they would be during the 

daytime hours of 9:00 am to 12:00 pm. 

 

Ms. Vuono testified that the size of the tenant space is 682 sq. ft. which is broken into a 

lobby, office area and 2 small dance rooms. 

 

Ms. Vuono testified that from time to time she may have a quest teach for a small 

workshop that would be scheduled for weekends, and any recitals would be held off site. 

 

Ms. Vuono explained that she would like to have a “drop off policy” for 1 hour only class 

time, or 4 classes per day.  She stated that if the board requires she will allow more than 5 

minutes to transition.  Ms Vuono did explain that her clients can park in the rear of the 2 

story building in case her parents want to stay for the hour. 
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A motion was made by Mr. Teller, seconded by Mr. Carroll to open the meeting to the 

public.  All approved 

 

No audience 

 

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

public.  All approved. 

 

Mr. John Benda, JJB Real Estate, owner of property since 2002 was sworn 

 

Mr. San Filippo presented a Certificate of Occupancy dated 5/11/2006 to Cary Costa 

Marked as A-1 into evidence, for compliance of site plan approval. 

 

Mr. Benda described the uses on the site for 55 White Road: 

Amazing Stories – comic book store 

Open tenant space where Ms. Vuono wants to have her dance studio 

Beauty Salon 

My Sisters Kitchen which is currently unoccupied and up for sale. 

 

59 White Road; 

1
st
 floor Financial Planner 

2
nd

 floor has a palates studio 

 

Mr. Benda explained that the tenants vary with hours of operation.  Monday & Tuesdays 

the center is vacant for the most part.  On Wednesday the comic book store opens at 

12:00 and closes at 8:00 pm.  The beauty salon opens at 10:00 am to 7:00 pm, and closed 

on Mondays.  Financial Planner is only open on Wednesday or Friday, he travels quite a 

bit.  The palates studio is open at 5:30 am and are gone by 9:00 am.    This is not a 

conventional office center where people come at 8:00 am and leave at 5:00 pm.  He also 

advised that his buildings have been fully occupied since 2006, and hasn’t had any 

problems with respect to crowding, due to the staggering of the hours of operation, they 

have approximately 24-25 parking spaces, with no reserved spaces and 1 handicapped 

space.   

 

Mr. Hirsh asked if at the time of site plan was a parking variance granted? 

Mr. San Filippo said no, they met the parking requirements. 

 

There was a brief discussion on the number of parking spaces and the need for parking.   

Mr. Collins asked if there are parking spaces on the street?  Board members were shown 

that there are parking spaces all along the back of the 2 story building, which makes a 

nice flow of traffic away from White Road.   

 

Mr. Thomas A Thomas, Planner/Zoning Officer was sworn.  He stated that they meet the 

parking requirement at 6 spaces for this use, and he referred to item #8 of his review 

letter. 
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Mr. Hirsh stated that before they make a motion to please go over any conditions of 

approvals. 

 

A motion was made by Mr. Collins, seconded by Mr. Carroll to approve the change in 

occupancy to Nicole Vuono for a dance theatre at 55-59 White Road with a waiver of 

submission of site plan detail as requested, with the condition no recitals to be held on the 

premises, and a sign is to be added to the existing marquis. 

Roll Call: 

Affirmative:  Martinelly, Collins, Teller, Carroll, McDonald 

Negative:       None 

 

Resolution ……… 

 

A motion was made by Mr. Collins, seconded by Mr. McDonald to have the Board 

Secretary advise the Construction Dept that Ms. Vuono can apply for her construction 

permits if any are needed, prior to the adoption of the resolution on October 21, 2015.  

Roll Call: 

Affirmative: Martinelly, Collins, Teller, Carroll, McDonald 

Negative: None 

 

A motion was made by Mr. Teller, seconded by Mr. Carroll to adjourn the meeting at 

8:30 pm  All approved. 

 

 

 

 

 

 

 

 

 

 

 

 

  

 


