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ZONING BOARD OF ADJUSTMENT MEETING MINUTES 
TUESDAY, MARCH 9, 2021 

 
CALL THE MEETING TO ORDER 
The regular monthly meeting of the West Deptford Township Zoning Board was held on Tuesday 
March 9, 2021 at 7:00 PM at the Municipal Building. Rick Nichols, Chair called the meeting to order, 
led the Flag salute.  Board Secretary Lorissa Luciani indicated that Russell Welsh, Alternate #2 will be 
sworn in at the next meeting.  Chair Nichols then asked the Board Secretary for a roll call. Chair Nichols 
also read the Open Public Meetings Act. 
 

Present: Mr. Rick Nichols   Mr. Paul Wallowitch   
  Mr. Jim Hink   Mr. John Barna    

Mr. Bob Oldt    Mrs. Maureen Concordia  
Mr. Charles Fentress  

 
Absent: Mrs. Michelle Shirey  Mr. Russel Welsh 

 
APPROVAL OF PREVIOUS MEETING MINUTES 
Mr. Fentress made a motion to approve the February 9, 2021 minutes, a second was provided by 
Mr. Oldt. Roll Call Vote: 6 Yes, 0 No. 
 
OLD BUSINESS 
None. 
 
NEW BUSINESS 
1. Application #21-ZB-0005 (Stephen Drueke) 

Stephen Drueke   Tax Map 11.04, Block 131.06, Lot 27    
658 Lancing Road  Suburban Residence (R2) Zone  
Requested Relief:  A bulk (C) variance from Section 166-14B(2)(c)2 to permit a side yard setback 
of 5’, where a minimum of 10’ is rvequired and to permit a 23.98’ aggregate side yard setback, 
where a minimum 25’ aggregate side yard setback is required (for a two-story addition, which 
includes a first-floor garage and two (2) second-floor bedrooms).   
 
Board Solicitor Evan Crook, Esq. swore in the applicant Stephen Drueke.  Additionally, Mr. Crook 
also swore in Mr. Joseph Malone, owner of 302 Meadowcroft Road.  Once sworn, Mr. Crook 
informed the Board that there was an issue with notice to Mr. Malone, who is within 200’ of the 
property seeking relief.  According to the Municipal Land Use Law (MLUL) and precedent case 
law, the sending of notice may be waived by persons entitled to it.  Thus, as in Izenberg v. Bd. of 
Adjustment of City of Paterson, 35 N.J. Super. 583, 588 (App. Div. 1955), where a person appears 
at a hearing prepared to address the application and makes no objection to lack of properly sent 
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notice at that time, he will be said to have waived it.  As such, Mr. Malone noted that he makes 
no objection to lack of properly sent and waived it.   
 
Mr. Drueke proceeded with his testimony indicating that he needed relief for a 12’ wide addition, 
which need a 5’ side yard setback, where a minimum of 10’ is required and a 23.98’ aggregate 
side yard, where a minimum of 25’ is required.  Mr. Drueke indicated that his wife has lived in West 
Deptford Township her whole life and they wish to keep their growing family within the Township 
and that the variance is needed to remain in the home.  Mr. Drueke mentioned that many homes 
in Red Bank Estates have added similar additions.   
 
Mr. Drueke indicated that he loves the community and his neighbors – as such, they came to the 
meeting to support him. At this time Chaiman Nichols asked for comments from the Board 
professionals. Mr. Breier had a comment on the drainage and that was addressed and had no 
further comment.  Chairman Nichols opened the meeting to the public. Seeing none, Mr. Nichols 
closed the public comment portion.  Mr. Nichols asked for a motion. Motion was made by Mr. Oldt 
to approve with a second by Mrs. Concordia.  Roll Call Vote: 7 Yes, 0 No. 
 
 

2. Application #21-ZB-0004 (BCIF Acquisitions LC, LLC) 
BCIF Acquisitions LC, LLC  Tax Map 11, Block 130, Lots 4-7; 7.01    
1847 Crown Point Road  General Commercial (C) Zone  
Requested Relief:  A preliminary and final major site plan for a 280,000 SF warehouse, which includes 
28,000 SF of office space, 322 parking spaces, 38 truck loading spaces, 78 trailer parking spaces 
and related site improvements.  
 
Board Solicitor Evan Crook, Esq. swore in the applicant’s team, as presented by Kevin Moore, Esq., 
Attorney from Sills Cummis.  The team included the following:   
 
1. Jim Murray, Managing Director, Black Creek Industrial Fund 
2. Christian Roche, PE, Engineer, Langan Engineering 
3. Dan Disario, PE, PTOE, Traffic Enngineer, Langan Engineering  
4. David Schmauk, Architect, Wuff Architects 
5. Norman Dotti, PE, PP, Acoustic Engineer  
6. Mark Foley, LSRP, WSP  
7. Paul Grygiel, Planner, Phillips Preiss Grygiel 
 
The following Exhibits were presented throughout the presentation: 
 
1. Exhibit A1:  Site Aerial 
2. Exhibit A2:  Environmental Site Aerial 
3. Exhibit A3:  Rendered Site Plan 
4. Exhibit A4:  Perspective from Residential Neighborhood to Building 
5. Exhibit A5:  Floor Plan 
6. Exhibit A6:  Roof Plan 
7. Exhibit A7:  Elevations 
8. Exhibit A8:  Perspective Without Building  
9. Exhibit A9:  Perspective With Building 
10. Exhibit A10:  Perspective Of Entrances 
11. Exhibit A11:  Perspective of 13’ Wood Sound Wall 
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12. Exhibit A12:  Site Aerial Showing Locations of Sound Measurements 
13. Exhibit A13:  Decibel Level Map 
14. Exhibit A11:  Site Aerial Showing Environmental Contamination 
 
Mr. Roche started the presentation with Exhibit A1 and Exhibit A2 indicating that the site drains 
east to west to the creek.  Mr. Roche noted the nature of the application and that there were no 
variances but that a use variance was approved in September of 2020. Mr. Roche indicated that 
21 of the 57-acre property was to be developed and is designed to preserve as much open space 
and wetlands as possible, as the flood hazard areas and wetlands delineation and permitting has 
been conducted and approved by NJDEP (including a Transitional Area Waiver, an Individual 
Permit for drainage and a General Permit for FHA).  Mr. Roche also confirmed the vacation of one 
of the pipeline easements, as it was never installed.  Referring to Exhibit A3, Mr. Roche indicated 
that the warehouse is being built on a speculative basis, which includes modified site access 
(reduced to two (2) access points from three (3) on the concept plan).  Parking minimums, based 
on the ordinance, require 168 parking spaces, where the applicant is proposing 322 parking 
spaces (down from the 722 parking spaces provided at the concept plan).  Mr. Roche indicated 
that the applicant is proposing a monument sign and façade sign, which will be compliant.  Mr. 
Roche also indicated that the stormwater measures meet the green infrastructure requirements 
using the wet pond, which include enhanced water quality standards and 80% total solid 
suspendeds (TSS) removal.  Mr. Roche also provided an overview of the utility connections, dark 
sky compliant lighting standards (building and pole-mounted) and landscaping (350 new trees 
and shrubs) including supplemental planting for the residential buffer along the existing tree line.  
Mr. Roche also indicated the inclusion of a 13’ high wood sound wall, which buffers the loading 
bays to the homes along Meadowcroft Road and Lancing Road (shown in Exhibit A4), which 
shows a 314’ dimension to the residential neighborhoods.  Mr. Roche went over the environmental 
impact report and indicated that the applicant will address sound, glare, etc. and that dust will 
be controlled during review by the Gloucester County Soil Conservation District (GCSCD).  Mr. 
Roche discussed additional outside agency approvals including Gloucester County Planning 
Board, GCSCD, NJDEP and NJDOT (minor access).  Discussion by the Board members were made 
regarding the number of parking spaces, enhancing the vegetative buffer so that it doesn’t affect 
the existing pipeline, and solid waste management.   The applicant indicated that they will be 
complying with all landscaping comments.   
 
Dan Disario then provided testimony on traffic impacts, for which ITE published trip generation 
rates were used to determine peak hour (AM & PM) impacts (62 vehicles in AM and 65 vehicles in 
PM).  Mr. Disario indicated that there will be about 488 vehicles over the course of the day.  The 
Traffic Impact Study indicated that trip distribution was about 50/50 north vs. south travel. Mr. 
Disario also compared trip generation and distribution of the warehouse use versus retail and 
other commercial operations, that were otherwise permitted in the C (Commercial) zoning 
district.   There was Board discussion regarding conflicts with high school traffic and number of 
large truck vehicles.  Clarification on the number of parking spaces was provided indicating that 
much of the asphalt will also be used to cap environmentally contaminated areas of the site.  
CME asked the applicant to confirm whether the facility was a high cube facility, as the Traffic 
Impact Study did not use the ITE rates for such a user.  Those rates are nearly 4 times higher than 
that of a traditional warehouse.  Discussion regarding those changes would warrant an amended 
approval from the Board, as the nature of the access permit would change significantly.  
Discussion regarding sidewalks from parking to warehouse were discussed and the applicant 
indicate that they would provide a sidewalk.   
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Additional Board comment was provided regarding timing of traffic.  Jim Murray of BCIF indicated 
that they want to be a good corporate neighbor but cannot limit or agree to conditions that 
would make the site unmarketable.   
 
David Schmauk, Architect, Wuff Architects then presented Exhibits A5 through A11 and provided 
a brief but through overview of the look of the building.  Norman Dotti then provided testimony, 
using Exhibits A12 and A13, on noise impacts and attenuation.  Mr. Dotti indicated that he set up 
three (3) sound monitors in different locations around the property to show the existing range of 
sound (minimum and maximum levels).  Mr. Dotti provided an overview of the State requirements 
(65 DBA during day and 50 DBA during the night).  Mr. Dotti provided that ambient noise can 
contribute to greater noise and that Interstate 295 contributes significantly to those noise limits, 
which currently exceed State requirements.   Mr. Dotti provided an overview of the models he 
used to assess noise impacts and provided an overview of the sound wall at the southeast of the 
building, which will be used for sound reduction, as an acoustical sound barrier.   Mr. Dotti also 
provided an overview of the construction of such walls, including that the wood must be pressure 
treated with horizontal plates and proper joints – all of which, when done properly – will have a 
life span of 30 years.  Mr. Dotti provided that the building itself will also act to attenuate noise and 
reduce the ambient noise coming from Interstate 295.  Mr. Dotti’s analysis showed that overall 
there will be a small reduction in noise.   
 
Mark Foley then presented on the environmental conditions of the site using Exhibit A14.  Mr. Foley 
went over the Areas of Concern (AOCs) for the site and did an overview of the deed notices, 
which dictate what can and cannot happen in those areas of contamination.   Mr. Foley also 
provided an overview of the CEA groundwater classification areas and restrictions, the 
remediation permit, the responsible party (General Engines) and provided overview of asphalt 
cap (versus earth cap).   A review of the wet pond also indicated that there will be a clay liner 
that will restrict CEA contaminants, in addition to the depth of that pond.  Discharge of water from 
the wet pond to the Woodbury Creek was also discussed. All remediation work must be reported 
to NJDEP. 
 
Lastly, Mr. Paul Grygiel of PPS provided planning testimony on the proposed development, which 
provided an overview of the previously approved use variance.  Mr. Grygiel put on testimony 
regarding the positive and negative criteria.  Mr. Grygiel summarized that with the dark sky 
lighting, enhanced stormwater management, increased rear yard setback, noise mitigation, 
environmental remediation and that the master plan has historically zoned for development of 
the site, that the proposal has no substantial detriment or adverse impacts to neighboring 
properties and that the site is suitable and satisfies the goals and objectives of the master plan.  
 
Kevin Moore than summarized the application and indicated compliance with the conditions of 
the use variance resolution (including but not limited to vacated easement, site plan, 
consolidation of lots, outside agency approvals, etc.).  Mr. Roche also indicted that they will 
comply with all of the traffic comments.   
 
Mr. Nichols opened it up to public comment, for which the following people spoke: 
 
1. Rich Rodack, 1620 Pennfield Avenue:  Mr. Rodack indicated that he is the Secretary of the 

West Deptford Township Environmental Commission.  Mr. Rodack presented the comments of 
the EC.  Mr. Rodack had concerns regarding the CEA, the construction impacts as it relates 
to off-site migration into the Woodbury Creek, clarification for the LSRP’s responsibility for 
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General Engines versus BCIF’s LSRP, deed notice requirements, and the testing of water prior 
to discharge into the creek (which cannot be imposed as NJDEP has authority).   

2. Laurin Stahl, 359 Meadowcroft Road:  Ms. Stahl indicated that she was opposed to the 
development and objects to its approval.  Ms. Stahl was concerned about traffic, diesel fumes, 
landscape buffer, sound wall, property maintenance, permitter fencing, flooding, security, 
property damage during construction, and wildlife impacts.  Ms. Stahl also inquired about the 
timing of construction.   

3. Bob Fitzpatrick, 634 Lancing Road:  Mr. Fitzpatrick had concerns about the impact of this 
development regarding noise (including roof top units), the impact of the sound wall as it 
relates to the heights of the loading dock, maintaining exiting tree stand, stormwater 
concerns, aerators for wet pond and signage for Redbank Avenue indicating ‘no thru traffic’ 
in residential neighborhood, questioned traffic count validity, shift change over, wants no 1099 
workers and wants all construction to be prevailing wage.   

4. Steven Levitt, 53 Riverview Avenue:  Mr. Levitt had concerns as to why applicant wasn’t using 
natural earth cap in lieu of asphalt cap and is very concerned about flooding in Woodbury 
Creek (tidal).   

 
Chairman Nichols closed the public comment portion of the meeting.  Board discussion then 
occurred regarding the sound wall, stormwater, environmental permitting and all outside agency 
approvals.  Chairman Nichols then asked for a motion, for which a motion was made by Mr. Nichols 
to approve with a second by Mr. Barna.  Roll Call Vote: 7 Yes, 0 No. 

 
CORRESPONDENCE  
None. 
 
REPORTS 
1. Zoning Board Solicitor:   No report.  
2. Zoning Board Planner:   No report.  
3. Zoning Board Engineer:   No report.   

 
RESOLUTIONS 
None. 
 
OPEN MEETING TO THE PUBLIC  
A motion was made to open the meeting to the public, when no one was present to address the 
Board, the public portion was closed.  
 
ADJOURNMENT  
A motion for adjournment was made by Mr. Fentress, seconded by Mr. Oldt, all Board Members were 
in favor. 
 

Respectfully submitted, 
 
 

Lorissa Luciani, PP, AICP    
Zoning Board Secretary  

 
ADOPTED ON: __________________ 
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