
 
 

 Township of Lumberton 
Land Development Board 

Regular Meeting 
July 20, 2016 

 
The regular meeting of the Lumberton Township Land Development Board was called to order by 
Chairman Darji on Wednesday, July 20, 2016 at 7:45 p.m. 
 
 Chairman Darji read the following statement: 
 
In compliance with the Open Public Meetings Act, this is to announce that adequate notice of this 
meeting was provided in the following manner: 
 
On January 23, 2016 advance written notice of this meeting was posted on the bulletin board in the 
main lobby in the Town Hall; was mailed to the Burlington County Times and the Courier Post; was filed 
with the Clerk of Lumberton Township and was mailed to all persons who requested and paid for such 
notice. 
 

Please note that unless otherwise modified by Resolution of the Land Development Board, all meetings 
shall begin at 7:30 p.m. Pursuant to the Board's adopted procedure, no new application will be started, or 
witness testimony taken after 11:00 p.m.  All such matters will be continued until the next available Board 
meeting.  If the time limit of the Board for action is not extended by the Applicant the matter will be voted 
upon in the evidence setting the Board finds itself at the time action is taken.  
 
Those testifying before the Board on any application are required to be sworn in. The Board’s Engineer 
and Planning Consultant have taken an oath upon their agreement and their testimony on an application 
is under oath on a continuing basis. 

  
 Roll Call 
 
Citizen Members     Robert Bennett  (Absent)  

Catherine Borstad 
Rakesh Darji   

      Sheldon Evans 
      William Tynon   (Absent)  
      Audrey Winzinger  (Absent) 

  
            

Representatives of Governing Body   James Conway  (Absent) 
  
       Sean Earlen     

 
Alternate #1      Donald Tallo     
Alternate #2      Matthew Kausch  (Absent)  
Alternate #3      Roseanne Tullio-Kwiatkowski   
Alternate #4      Christopher Ciolorito   
 
Solicitor   Mr. Crook, Esq., Capehart & Scatchard   
Consulting Engineer  Mr. Kurt Otto, PE, CME Engineering      
Consulting Planner  Joseph M. Petrongolo, C.L.A., R.L.A., P.P.   
    Remington, Vernick & Arango    



  
   
 
Minutes 
 
Regular Meeting minutes for June 15, 2016. 
 
 Motion was made by Mr. Evans, seconded by Ms. Borstad to approve the Regular meeting 
minutes of June 15, 2016.  The vote was affirmative, with the exception of Mr. Earlen and Mr. Tallo, 
who abstained, and the motion carried.  
 

Correspondence 
 

a. Letter dated June 29, 2016 from Pat McAndrew, Esq. requesting extension of approval 
for Resolution 2007-25, Francis S. Key Preliminary and Final Major Site Plan with 
Variances for the construction of a 2-story 46,000 SF manufacturing facility with 1 
Residential unit as an Accessory Use.  

   
  Motion was made by Mr. Evans, seconded by Mr. Earlen to grant a one (1) year extension for 
Resolution 2007-25.  The vote was unanimous and the motion carried.  
 
 
Resolutions 
 

  There were none. 
  

Items for Action 
 

a. McCarthy Subdivision 
Block 20.17, Lot 27 
Minor Subdivision (2 (7) Acre Lots 

 
  Mr. Michael Piazza, representing applicant, sworn to provide testimony. 
 
  Mr. Petrongolo stated that the application can be deemed complete.   
 
  Mr. Piazza explained to the Board that they are subdividing for resale ability purposes.   
 
  Mr. Petrongolo went over his letter dated July 8, 2016.  There are no variances necessary as 
part of this application. There is a question on a PSE&G easement on the property.  He would 
recommend that any approvals be conditioned on the applicant confirming that there are no concerns 
with PSE&G.  Applicant needs to be aware of the affordable housing obligation.  The proposed block 
and lot numbers will come from the tax assessor. 
 
  Applicant was asked if they had been in contact with PSE&G regarding the easement.  Mr. 
Piazza stated yes and that there are no issues with the PSE&G easement.   
 
  Mr. Otto went over his review letter dated July 6, 2016.  The property fronts on two (2) county 
roads and will require County Planning Board approval.  The applicant will be filing by deed. 
 
  At this time Chairman Darji opened the meeting up for public comment.  There being none, this 
portion of the meeting was closed.  
 
  Mr. Crook gave a summary of the application.  The application is for a minor subdivision to 
create two (7) acre lots.  No variances are required.  The approval will be conditioned upon information 
received regarding the PSE&G easement and conditioned upon review and approval of the deeds 



submitted as finalization of this subdivision.   
 
  Motion was made by Mr. Tallo, seconded by Mr. Earlen to approve the minor subdivision.  The 
vote was unanimous and the motion carried.  
   
 

b. Frontier Mount Holly, LLC 
1537 Route 38 
Block 14.03, Lots: 4.01, 4.02 & 4.03 
Preliminary and Final Major Site Plan with Bulk Variances  
Proposed Starbucks 
 

  Mr. Duncan M. Prime, Esq. was present representing the applicant. 
 

  Mr. Petrongolo stated that the applicant has asked for a waiver of the Environmental Impact 
Study and there is no objection to the request.  Mr. Petrongolo stated that the application can be 
deemed complete.    

 
  Motion was made by Mr. Evans, seconded by Ms. Borstad to deem the application complete.  
The vote was unanimous, and the motion carried.  

 
  Mr. Prime presented the application to the Board.  The application is for the site that is 
presently owned by Lone Wolf situated on the corner of Route 38 and the Mt. Holly Bypass.  The 
application is to demolish all existing structures on site and to construct an 1850 SF building for a 
Starbucks with a drive-thru.  They are proposing 17 parking spaces.  The property is located in the E-2 
zoning district.  Bulk variances and waivers are needed. 

 
  Ms. Lizanne Kile, Store Development Manager with Starbucks, sworn to provide testimony.   

 
  Ms. Kile stated that she has been employed by Starbucks for ten years.  She stated that they 
are proposing thirty-five inside seats and twelve outside seats for a total of forty-seven seats.  She 
stated that 70% of the traffic will use the drive-thru and 35% will use the interior.  Ms. Kile stated that the 
hours of operation are 5:30 AM until 9:30 PM.  There are typically twenty-five employees per store and 
4-5 employees per shift daily.  Deliveries are daily and during off peak hours.  Trash pick-up is normally 
2-3 times per week and done during off peak times.   

 
  Mr. Keith B. Cahill, PE with Bohler Engineering, sworn to provide expert testimony. 

 
  Exhibit A-1 (aerial view) dated 7/06/16 was marked.  

 
  Mr. Cahill gave a brief on the site.  The site is located on Route 38 & Mt. Holly Bypass located 
in the northwest corner.  The lot is .55 acres.  There are several waivers and variances needed for the 
site.  

 
  Exhibit A-2 (site plan) was marked. 

 
  The proposed Starbucks is for an 1850 SF building with 17 parking stalls.  Right in and out will 
be off of Route 38.  On the north side of the property will be the trash enclosure.  Sidewalks are 
proposed along the frontage.  There are 35 internal seats proposed and 12 external seasonal seats.  
Seasonal seating is proposed to be located on the west side and north side of building.  The Ordinance 
requires 47 parking spaces 1 parking space for every 2 seats.  70% of the traffic is estimated to use the 
drive-thru.  There is adequate space for nine vehicles to queue up along the east side of the building 
and wrap around the west side of the building.  Sidewalks are proposed along the frontage of Route 38 
and the Bypass.  There is a variance needed for front yard setback.  Bollards will be installed in front of 
the parking stalls.  New fiberglass fence is proposed between Starbucks and the existing hotel.  The 
fence will be a solid tan color and 6' high.   



 
  Mr. Petrongolo stated that the ordinance allows for maximum height of fence in front yard 
corner lot be no more than 4' and a 50% air-flow open fence.  Front yard location is where the waiver is 
needed from Section 130:32(e).  The purpose of the fence is to act as a buffer.  A waiver is required for 
the number of parking spaces. 

 
  The Stormwater issues were discussed.  

 
  Mr. Cahill discussed lighting.  4.2’ LED shielded candles are proposed in the parking lot.  A 
waiver is required for the 4.2' candles proposed.  Landscaping is proposed.  There are approximately 
671 plant materials and 3 shade trees proposed.   

 
  Exhibit A-3 (Truck Turning Plan, Sheet 1 of 1) dated 6/14/16 was marked.  

 
  Truck circulation was discussed.  There will be one delivery per day.  Deliveries are during off 
peak hours.  The applicant will need a waiver for not having a loading zone.   

 
  Exhibit A-4 Signage/Building Elevations was marked and discussed.  

 
  Signage was discussed.  The free-standing sign changed to a monument sign located along 
the intersection of Route 38 & the Mt. Holly Bypass.  The sign will have the Starbucks logo with the 
words "drive-thru".  The logo is approximately 2 SF and word Drive-Thru is 1.25 SF.  The sign is 5' in 
height and 5'-6" in width.  A variance is required for the setback from the intersection.  Chairman Darji 
asked if the Board could grant the variance.  Mr. Crook stated that you would grant the waiver based on 
what is before the Board now.  If the County requires an easement in the future, the applicant would 
have to come back. The Board could grant a waiver based on the existing condition.   

 
  Mr. Petrongolo stated that they do not meet the 50' required setback from the intersection.  
Future right-of-way may move 8'.  It could be 10' but if County looks for 8' easement it will be reduced.   

 
  Waiver is required for a total of 7 signs.  The menu board will be 33 SF, pre-menu board will be 
12:25 SF, 4-directional driving signs which will be 2 SF each, and the Starbucks Logo sign which is 25 
SF.  Waiver is required for a total of 7 signs.   

 
  Exhibit A-5 (Building Elevations) was marked and discussed. 

 
  Exhibit A-6 (Exterior Elevation for Signage) was marked and discussed.  

 
  Mr. Petrongolo stated that the applicant is allowed 1 facade sign and 1 free-standing sign per 
road frontage.  Facade signs will be on all four faces of the building.  He stated that 151.5 SF is 
permitted and 193.5 is proposed. The signage is 40 SF over what is permitted.  A waiver is needed. 
This is a drive-thru facility which generally has an excess of signs. 

 
  Ms. Tullio-Kwatkowski asked if there would be a "No Left Turn" sign at the exit onto Route 38.  
Mr. Cahill stated that there will be "Right Turn Only". 

 
  Mr. Scott T. Kennel, Associate with McDonough & Rea Associates, Inc., sworn to provide 
expert testimony. 

 
  Mr. Kennel went over the Traffic Analysis report dated July 7, 2016.  He stated that traffic 
counts were done for week-day morning and Saturday.   90-95 vehicles were observed during weekday 
peak hours and 80 vehicles were observed during the weekend.  The application is subject to New 
Jersey Department of Transportation and Burlington County Planning Board approvals.  The applicant 
has submitted to New Jersey Department of Transportation (NJDOT) in April of 2016.   

 
  Mr. James T. Kyle, PP/AICP with Kyle Planning & Design, sworn to provide expert testimony. 



 
  Mr. Kyle went over variances needed for the application.  He stated that the setback variance 
issue is due to the shape of the lot.  Front yard setback is required, accessory setback variance.  
  Testimony was given in support of waivers and variances needed for this application.   

 
  Mr. Evans had a question regarding employee parking.  Employee parking is included in the 
number of parking spaces proposed. 

 
  Mr. Petrongolo went over his review letter dated June 9, 2016.  Applicant is willing to comply.  
It has been stated by the applicant that there is a hardship with the property due to its triangular shape.  
Testimony has been given on record to support all waivers.  The sign package should be approved as 
part of the application.  

 
  Mr. Otto went over his review letter dated June 3, 2016.  There are several minor detail 
grading comments.  Stormwater design comments were addressed by the applicant in the July 7, 2016 
response letter and the applicant will comply with all comments.  Applicant is applying to the County and 
State.  Mr. Otto suggested additional signage showing Right Out Only).  Mr. Otto questioned if the 
applicant has applied to the Fire Official.  He stated that the site is difficult to lay out.  Condition of 
approval will be based on approvals from the Fire Official, County and State.  

 
  At this time Chairman Darji opened the meeting up for public comment.  There being none this 
portion of the meeting was closed.   

 
  Mr. Crook summarized the application from testimony given at the meeting.  The application is 
for preliminary and final major site plan approval for construction of a Starbucks facility.  There is 
testimony on record as to the significant hardships due the uniqueness shape and size of the property.  
Variances that are required:  Lot area, front yard setback, access structure setback to the side yard and 
accessory structure setback to the principal building.  Positive and negative criteria has been properly 
addressed by professionals and there is testimony on record that there is no adverse impact on the 
zoning plan, ordinance of Municipal land use law and no negative impact on neighboring properties.  
The property is in need of redevelopment.      

 
  Waivers required:  Accessory structure setback to street waiver, fence height, lighting level 
waiver, parking buffer waiver, loading space waiver, trash enclosure location waiver, number of parking 
space waiver, parking distance from building waiver, number of sign and sign area.  The applicant will 
work with the planner and recommends approval of entire sign package.  A waiver for the sign setback 
from intersection is also needed. They do comply with 10’.  However, there is a condition that if the 
County imposes an easement requirement that impinges on the 10', the Board will approve up to a 2' 
setback to allow compliance and to allow the application to go forward.  The applicant has provided 
support regarding number of seats and has agreed to the 47 seat limitation.   

 
  A motion was made by Mr. Evans, seconded by Mr. Tallo to approve the application as stated.  
The vote was unanimous and the motion carried.    
   

Public Comment 
   
 There was none.  

 
Comments from Professionals 
  

 There was none.  
 

Comments from the Board  
 
 A.  Bill List 

   



 Motion was made by Ms. Borstad, seconded by Mr. Evans to approve the bill list.  The vote 
was unanimous and the motion carried. 
 
    

Adjournment 
 

  Motion was made by Mr. Bennett, seconded by Ms. Tullio-Kwaitkowski to adjourn at 9:45 p.m.  
The vote was unanimous and the motion carried.       

 
   

 
         
       Respectfully Submitted,     

 
 
 
         Caryn L. Cutts  
         Land Development Board Recording Secretary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


