
Shamong Township 

May 15, 2012 

 

A regular meeting of the Shamong Township Land Use Board was held on the above date 

at the Municipal Building. 

 

Members present were: 

 

Charles Burgin  P   Bonnie Schneider P 

Noni Bookbinder-Bell  P   James Sweet  P 

  Colin Cumming  A   Jon Shevelew  A 

Mike DiCroce    P   Gary Vinciguerra P 

Ken Long   A   Kevin Wise  P 

Susan Onorato   P   Chris Bouffard P*           

*(arrived at 7:26 pm) 

 

Also present were Peter C. Lange, Jr., Esq., Solicitor, and Dante Guzzi, Guzzi 

Engineering. 

 

The meeting was called to order by the Chairman Vinciguerra, at 7:00 P.M. 

 

On motion of Mr. Sweet, seconded by Mr. Wise, it was moved that the minutes of 

the April 17, 2012 regular meeting be approved as submitted.  All members present 

were in favor of adopting the minutes except for Ms. Bookbinder-Bell, Mr. 

Vinciguerra and Mr. DiCroce who abstained 

 

Mr. Lange reported to the Board that he has discussed the Burns application with Mr. 

McAndrew relative to drafting a resolution.  Mr. Lange agreed to listen to the January 

meeting tape with Mr. McAndrew to insure the resolution correctly represents the intent 

of the Board.  Mr. McAndrew acknowledged and agreed to this delay in the drafting of 

the associated resolution to next month’s meeting.  Mr. Lange will supply Mr. 

McAndrew with a courtesy copy of the resolution prior to the next meeting. 

 

Mr. Vinciguerra opened the meeting to Mr. Larry Valenzano who requested the Board 

consider rezoning a 16 acre parcel of land he owns on Route 206, which is currently 

zoned Agriculture Commercial (AC) to Rural Development Commercial (RDC) when 

reviewing the Master Plan.  Mrs. Onorato referred to a copy of the Zoning map which 

shows the property in question, reported the Township Committee supports this request 

and verified with Mr. Lange that the zoning request would match the zoning of the 

property adjacent and across the street from Mr. Valenzano’s property.  Mr. Lange 

summarized with the Board the mechanics that would require the Township Committee 

to forward the re-zoning request to the Pinelands Commission for their consideration.  

There was a lengthy discussion on the current and proposed use of the lot, upland status 

of the lot, non-wooded, location on Route 206, the Joint Land Use Boards desire to make 

Route 206 the economic development area within the Township.  Mr. Valenzano 

informed the Board of his attempts to seek Pinelands approval to move his current gas 

station across the street to the property in questions, but after several years of working 

with the Pinelands Commission at a significant financial cost, the Pinelands Commission 



approval presented restrictions which from a business standpoint prohibited him from 

moving forward with his plan.  Mr. Valenzano stated he planned to expand the paintball 

business across the street on his vacant lot on Route 206 and stated he would be permitted 

other commercial structures per the Pinelands Commission such as a strip center to 

further develop this property.  Mr. Lange and Mr. Guzzi reviewed the parameters of what 

can be developed within the AC versus RDC districts of the Township.  Mr. Lange 

reminded the Board members that they only need to make a recommendation to the 

Township Committee on the current and or future zoning of this lot.  Mr. Guzzi also 

reviewed for those in attendance that the AC Zone allows for development provided 

within the RDC for lots larger than 15 acres, which Mr. Valenzano’s property would 

qualify for with a Commercial Development Plan.  Mr. Lange suggested Mr. Valenzano 

review the current versus proposed zoning on his lot to insure the potential future uses of 

his land are best met.  Mr. Valenzano is concerned with restrictions of set-back 

requirements on the AC Zoned area.  Mr. Vinciguerra questioned if re-zoning this lot to 

RDC would benefit the Township as well as Mr. Valenzano in the goal to develop the 

Route 206 corridor.  Mr. Guzzi stated the AC zoning had more restrictive bulk standards 

but given the size of the lot, the property might already qualify the less restrictive 

standards.  Mr. Guzzi also reviewed the setback requirements for both AC and RDC 

zones.  Mr. Lange stated the Board is embarking on a large task here and that the Board 

supports commercial development on Route 206.  Mr. Guzzi recommends Mr. Valenzano 

evaluate the differences of what is permitted in the RDC versus AC to insure that the 

change is going to meet his planned development of this property.  Mr. Lange asked for 

the record to state that there is no application from Mr. Valenzano on file on this property 

and the discussion is based on the current review of the Master Plan.   Mr. Lange 

estimated the timeline for re-zoning this property could take a minimum of six (6) 

months.  Mr. Lange and Mr. Guzzi feel at this time that if Mr. Valenzano files a 

Commercial Development Plan and then the actual development is phased in, the site 

may be able to do everything that is permitted in the RDC zone within the AC.   

 

Mr. Guzzi began the review of the 1988 Master Plan discussions by highlighting the 

updates made over the past nearly year of review by the Joint Land Use Board.  Items in 

crossed our font will be deleted from final version and items in italicized print will be 

added to the final version of the Master Plan.  The Board members had some questions 

and recommendations on the history of the town.  Chapters 2 through 17 were reviewed 

by Mr. Guzzi.  During the review of the Master Plan the Board briefly discussed the 

development of a Township Cemetery.  Mrs. Onorato stated the Township Committee 

also supports the development of a Township Cemetery.  The Board discussed the desire 

to include wording to support renewable energy, on existing buildings or accessory to a 

principal use instead of a solar farm taking over a large tract(s) of land.   Mr. Lange 

confirmed he will prepare a statement to address affordable housing element to the 

Master Plan and the feasibility of such a plan in a Pinelands regulated area.  There was a 

brief discussion on the definition of a commercial vehicle based upon Gross Vehicle 

Weight, versus some other measure to define a commercial vehicle such as noise 

produced from the vehicle and the conflict of the current definition for an 8,000 pound 

vehicle can cause several personal use vehicles to be in violation of current zoning 

regulations.  Mr. Guzzi reviewed information on a home occupation for the Board 

members to review and make recommendations to.  At 8:29 pm Mr. Lange excused 

himself from the discussion to take an emergency phone call.  He returned to the meeting 



at 8:33.  The Board had a lengthy discussion on updates to the current definition to Home 

Occupation for which Mr. Lange will provide examples of alternative Home Occupation 

definitions he has seen and or drafted for other towns and the importance of protecting 

residential zoning.  Mr. Guzzi stated the Consistency with the NJ State Development and 

Redevelopment plan and the Burlington County Master Plan along with the Relationship 

to the Master Plans of Adjacent Communities will be one of the last areas to address 

during the final review stage of the Master Plan.  Discussion on chapter 3 review ended 

and Mr. Guzzi reviewed Chapter 4 relative to housing element.  An analysis of existing 

housing stock will need to be updated.  Mrs. Onorato will forward Mr. Guzzi a build out 

analysis completed by Lynn Heinold’s analysis completed several years ago and try to 

update this section from that report.  There was a lengthy discussion on a planned bike 

path either along our roads or on Township Open Space/property.  Mr. Guzzi 

recommends establishing a bike path plan for Chapter 5 which would assist the Township 

in future grant application documentation.  The Board also discussed potential areas for a 

bike path creation either by creating a loop of our existing roads perhaps to tour our 

historic sites by creating wider shoulders or creating new bike paths that would link some 

Township developments together on easements or other Township land, if possible.  This 

would provide Township residents of all ages the option to bike/walk on less traveled 

roads.  Mr. Guzzi briefly reviewed Chapter 6 with Board Members and asked them to 

help fill in the blanks were possible before the next meeting.  Mr. Guzzi stated no 

changes were required on Chapter 7 as the Township has created an Open Space and 

Recreation Plan in 2009 which will meet the requirements of this chapter.  Mr. Guzzi 

reviewed Chapter 8 - Conservation Plan and stated that section B. Shade Tree Advisory 

Board could be removed based upon the Boards past discussions and recommendations.  

Additionally, tree planting and preservation requirements are covered in the Township 

requirements of sub-division planning along with tree preservation already governed by 

the Pinelands’ commission.  Mr. Guzzi reminded the Board members the Township is not 

required to keep each section of the sample document we are reviewing but we should 

discuss them to be sure our Master Plan best meets the Board’s vision for Shamong 

Township’s future development and preservation.  Mr. Guzzi recommends Chapter 9 – 

Economic Plan either includes the desire to support economic development along the 

Route 206 corridor or eliminated this section from the Master Plan as this goal is already 

stated in Chapter 2 Goals and Objectives.  Chapter 10 – Historic Preservation Plan 

currently consist of the listing of historic sites on a map created by the Indian Mills 

Historical Society.  Mr. Guzzi stated   the Board needs to choose if they want to include 

this section within the Master Plan.  There was a discussion on the historical significance 

of Redman’s Hall and the building currently use for Indian Mills Pizza, the General Store 

located at the intersection of Old School House and Indian Mills Road and Indian Mills 

Church to Shamong Township.  Mr. Guzzi reviewed the Chapter 11 – Recycling plan and 

Chapter 12 Farmland Preservation Plan is managed in a large part by Burlington County 

as it funds and manages most of this.  The listing of potential farmland to preserve was 

created from the Burlington County and Shamong Township Open Space Plan and should 

be reviewed by the Board members who can make recommendations to it at the next 

meeting.  Chapter 13 – Transfer Development Plan was reviewed by Mr. Guzzi who 

stated the revised Master Plan would include the Pinelands Development Credit program.  

Chapter 14 – Educational Facilities Plan references the school districts long range plan as 

they have the authority over these structures and Mr. Guzzi stated no further action is 

needed on this chapter.  Mr. Guzzi recommends we consider eliminating Chapter 15 – 



Green Buildings and Environmental Sustainability plan as it is discussed in the plans and 

objectives and therefore there is no need to cover again here.  Chapter 16 – Utility Plan 

Element was reviewed by Mr. Guzzi who stated this section was revised during last 

year’s review of the Master Plan with exception to an update needed to support the 

increase of Natural Gas services currently underway throughout several areas of the 

Township; cell towers, windmills and Stormwater Management plans were also 

discussed.  Mr. Guzzi stated Chapter 17 – Pinelands Standards stands alone as the 

Pinelands Commission supplies the Comprehensive Management Plan for this chapter.  

Chapter 18 – Future Land Use Plan, Master Plan Reexamination and Summary of Master 

Plan Recommendations Mr. Guzzi recommends we remove any Pinelands 

Comprehensive Management Plan from this section as it is covered in Chapter 17.  Mr. 

Guzzi asked the board members to e-mail him any recommendations they may have as a 

result of independent review of the master plan document prior to the June meeting. 

 

The Secretary reviewed correspondence items with the Land Use Board Members present 

including: 

• Pinelands Commission letter dated April 13, 2012 on block 23.01 lot 9.01 which 

is located on Old Indian Mills Road, close to the Aristone property that was 

recently preserved.  The letter is in response to the property owner’s requested 

analysis of PDC’s associated with this property. 

• Letter addressed to the Township Zoning Official from Pat McAndrew on the 

intent to appeal the Board’s decision on the Burns application.  Mr. Lange will 

need to listen to the meetings tape prior to final wording of the resolution to 

memorialize the Board’s decision for the June meeting. 

• Copies of the most recent edition of The Planner were circulated to all Board 

members.  

 

Mr. Vinciguerra opened the meeting to the public, but since there were no members of 

the public present; the meeting was closed to the public.  Mrs. Onorato moved the 

meeting be adjourned, seconded by Mr. Sweet, all members present voting yes.  The 

meeting was adjourned at 9:40 pm. 

 

 

 

        Susan D. Onorato 

        Secretary  


