MINUTES

Woodstown Borough Planning board
May 1, 2024

Flag salute:
Chairman Hathaway leads the meeting in the flag salute.

Call to order:
Chairman Hathaway called the meeting to order at 7:00 p.m. The Chairman read the Open Public
Meetings Act statement:

“The New Jersey Open Public Meetings Act (N.J.S.A. 10:4-6, et seq.) was enacted to ensure
the rights of the public to have advance notice of and to attend the meetings of public bodies at
which any business affecting their interest is discussed or acted upon. In accordance with the
provisions of the Act, notice of this public meeting has been provided as follows:

On January 8, 2024 the Woodstown Planning Board Secretary posted the schedule of
2024 regular meetings and the 2025 reorganization meeting on the bulletin board in the foyer of
the Woodstown Borough Hall and filed the schedule with the Woodstown Borough Clerk. On
January 8, 2024 the Woodstown Planning Board Secretary mailed the schedule to the Daily
Journal and South Jersey Times newspapers.”

Roll call:
The following members were present: Jen Dubler (Alt), Larry Haines (Alt), Donald Johnson, Vice
Chairman Keith Johnson, Council President Glenn Merkle, Steven Parker (Alt), Lorraine Pfeffer,
Jesse Stemberger, Chairman Doug Hathaway

The following members were absent: Shane Godshall, Mayor Joseph Hiles, Tom Hollinger,
Burnett Hyman (Alt)

Others Present: John Hitchner (Secretary), William Horner (Solicitor), Steve Bach (Engineer),
Zachary and Charles Ropka (Applicant’s Attorneys), Greg Simmons (Applicant’s Engineer), Pastor
Juan Mendez (Applicant), Pastors Trevon Gross Senior and Junior (Applicant), Susan Gilmore
(Resident)

Minutes:

Minutes from the January 3, 2024, Reorganizational meeting and the February 7, 2024, Regular
meeting were submitted for approval.

Mrs. Pfeffer made a motion to approve the minutes from January 3, 2024. Motion is seconded
by Mr. D Johnson. The January 3, 2024, minutes were approved with a 7-0-2 vote with Mr. Merkle and
Mr. Stemberger abstaining.

Mr. Stemberger made a motion to approve the February 7, 2024, minutes. Motion was
seconded by Mrs. Pfeffer and approved with a 8-0-1 vote with Mr. Merkle abstaining.

New Business:
Item #1 - Resolution 2024-06 — Memorializing the approval decision for Application 2024-02;

Lutes - Minor Subdivision; B49 L20&31; CR from the 04/03/2024 Planning Board meeting

Mr. Stemberger made a motion to approve Resolution 2024-06. Motion was seconded by
Mrs. Pfeffer and approved with a 9-0 roll call vote.
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Item #2 — Application 2023-02 - TECHNICAL REVIEW/ HEARING — Hope Cathedral Inc - Site
Plan, Use & Bulk Variances; B25 L1; R-5

Mr. Merkle and Mrs. Pfeffer recused themselves from the application.

Mr. Z. Ropka introduced the applicants and their professionals. Mr. Horner swears in the
professionals and applicants. Pastor Trevon Gross Sr discussed the history of the church and their
goals for the property. He discussed the other property that the church owns and the services they
provide at that location. Pastor Mendez discussed his personal connection to Woodstown and his
desire to give back to the community.

Mr. Z Ropka asked Pastor Mendez what the operating hours would be for the church.
Pastor Mendez stated that there would be a church service on Sunday morning which typically
lasts about ninety minutes and a bible study on Wednesdays that typically lasts an hour. There is
a discussion about how many people will be attending. Pastor Mendez stated that it is hard to
project, but they will not exceed the fire code assigned to them for occupancy. He stated that the
current bible study has about 25 people who attend, including children. The Board and Pastor
Mendez discussed expectations for the property since it is significantly smaller than the other
property the church owns. The Board discussed if there will be Sunday school in addition to services
and Pastor Mendez stated that there are not currently plans for Sunday school, but hopefully
someday.

Mr. Simmons from Ewing Associates discussed the site plan and existing property details.
The parking lot will consist of eight parking spaces. Seven of the spaces will be on stone with one
paved handicapped space. He discussed the buffering around the property, the landscaping, and
the trash enclosure. The landscaping buffer will include a containment barrier for stormwater to
keep it from flowing onto the neighboring lots. Mr. Simmons discussed the on-street parking that
was available near the church and provided an analysis of that parking.

Mr. Z Ropka discussed the positive criteria for the use variance. He stated how a house of
worship has been determined to be an inherently beneficial use to a community. He discussed
how the property is going to be used for the same purpose as it has been for over 80 years. Mr. Z.
Ropka stated that there were not going to be new structures, only new parking which is also a
beneficial improvement. Mr. Z. Ropka stated that a house of worship is not a detriment to the
public good.

Engineer Bach inquired what the plans were for the parsonage on property. Pastor
Mendez discussed that it would be home to one Chaplin and up to three disciples. The disciples
were described as being all volunteers who would be helping out on a long-term basis. There is
discussion regarding the church vehicle parking and volunteer parking. Pastor Mendez stated that
volunteers would have their own vehicles.

Engineer Bach reviewed the parking standards for “assembly” parking. Based on the
number of seats in the church, twenty-six parking spaces would be required including those
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required for the parsonage. Engineer Bach discussed the need for a parking waiver and the
number of on-street parking spaces available. He discussed the existing structures and current
items which do not meet the setbacks. Engineer Bach asked the applicant if they agree to comply
with the recommendations in his review letter and no parking on EIm Street. The applicant agreed.

Solicitor Horner clarified with Pastor Mendez that the parsonage would only be used for
residential uses and Pastor Mendez agreed. Solicitor Horner asked Pastor Mendez if all church
functions would be taking place in the church building and Pastor Mendez agreed.

Solicitor Horner reviewed the application for the Board and the criteria that should be
considered. Solicitor Horner discussed not holding a religious organization to a higher standard
and advised using the lower number of parking spaces as calculated under the “assembly”
standards.

The Board asked if food trucks would be on site. The applicant agrees that they will not
be on site.

Chairman Hathaway opens the application for public discussion.

Mrs. Pfeffer was sworn in and stated that she has lived in the neighborhood for 35 years
and that Elm Street has always had issues with parking. She discussed traffic issues with trucks
coming from Route 40. She asked Pastor Mendez what he will do to educate people regarding the
parking requirements. Pastor Mendez agreed that instructions for parking will be placed on their
website.

Ms. Susan Gilmore was sworn in. She discusses issues with parking on School Lane.
Chairman Hathaway stated that additional parking would be available at the high school on a
Sunday.

Seeing no more members of the public who wished to speak, Chairman Hathaway closed
the public portion of the application.

Solicitor Horner framed a motion of approval for the Board with the conditions requested
by the Board and within the Engineer’s review letter.

Mr. Parker made a motion to approve with the conditions listed by Solicitor Horner.
Motion was seconded by Mr. Stemberger and approved with a 7-0 roll call vote.

Chairman Hathaway calls a 5-minute recess for the Board prior to the next applicant
coming forward.

Item #3 — Application 2024-01 — COMPLETENESS REVIEW/ TECHNICAL REVIEW/
HEARING - Woodstown Development Group, LLC — Preliminary Site Plan, Minor Subdivision, &
Bulk Variances; B33 L23&25; R-3;

Page 3 of 4
PB Minutes 05-01-2024



MINUTES
Woodstown Borough Planning board
May 1, 2024
Mr. Hoerst requests from the Board to be heard on June 5, 2024, meeting. He stated that
he will readvertise the public notice for that meeting.

Adjournment:

There being no further business, a motion was made by Mr. Stemberger at 8:30 pm to adjourn
the meeting. The motion was seconded by Mrs. Pfeffer and approved, 9-0.

Respectfully submitted,

John H. Hitchner Ill, RMC
Planning Board Secretary
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