
SPRINGFIELD TOWNSHIP LAND DEVELOPMENT BOARD 
MEETINGAGENDA 
September 17, 2024 

7:00 PM 

1. Call to Order
2. Open Public Meeting Statement
3. Oaths of Office:
4. Roll Call:

9 members:
David Frank- Mayor Class I   Jo Jacques (12/2025) John Hlubik (12/2026) 
Denis McDaniel- Class III        Carole Melman (12/2027) Leslie McLaren (12/2024) 
Kristen Lippincott- Class II        Theresa Nicholson (12/2027) Ken Sunderland (12/2026) 

 Alternates: 
Steve Specca (12/2025) Rana Smith (12/2025) Ernest Borden (12/2024) VACANT 

5. Minutes: March 19, 2024

6. Applications -
No. 2-24 New Testament Baptist Church

    Block 2101.01  Lot 3.01 
    Site Plan Waiver  

No. 3-24 1285 Jacksonville -Smithville Rd. 
Block 601 Lot 9.04 
Bulk Variance 

7. Other Business -Affordable Housing Update
8. Executive Session
9. Public Comments
10. Adjournment

Next meeting is scheduled for October 1st- work session and then regular meeting October 15th for new 
applications. 



Springfield Township Land Development/Zoning Board 
March 19, 2024  

 

Chair Jacques called the meeting to order at 7:00 p.m. and led the salute to the Flag. 

The Chair read the Open Public Meetings Statement: 

“Public notice of this meeting pursuant to the Open Public Meetings Act, has been given by the 
Springfield Township Planning Board in the following manner on January 8, 2022; 

a. Posting written notice on the official bulletin board at the Municipal Building, Jobstown, 
N.J. 

b. Mailing written notice to the Burlington County Times and the Trenton Times. 
c. Filing written notice with the Clerk of Springfield Township. 
d. Mailing written notice to each person who has requested copies of the regular meeting 

schedule and who has prepaid any charges fixed for such service. 
e. Posting of Electronic Notice with Instructions to public on how to participate both on 

Township Website and on the front of the entrance of the municipal building. 

 
Roll Call: 

Jo Jacques, Chairperson Present 
Denis McDaniel Present  
David Frank Absent  
Kristen Lippincott Present  
Theresa Nicholson Present  
John Hlubik Present 
Carole Melman  Present  
Leslie McLaren Present  
Ken Sutherland  Absent  
Ernest Borden, Alternate 3  Present  
Rana Smith, Alternate 2  Absent  
Steve Specca, Alternate 1  Present  

 

Minutes:    

March 19, 2024  

October 16, 2023 Zoning Board Meeting Minutes, Carole Melman made the motion to approve 
the minutes, Ernest Borden seconded the motion.  

Motion carried unanimously. 



December 5, 2023 Planning Board Minutes, Theresa Nicholson made a motion to approve the 
minutes, John Hlubik seconded the motion   

Carole Melman, Ernie Borden and Steve Specca all abstained.  

January 3, 2024 Land Development Re-Organization Minutes, Steve Specca made a motion to 
approve the minutes, John Hlubik seconded the motion.  

Motion carried unanimously.    

Other Business: 

JIF Land Use Liability Training for Board Members. 

Mr. Heinold:  Stated the Joint Insurance Fund that the township belong to does a very good job at 
disseminating information looking at issues circulating information and trying to keep us up to 
date. Joint Insurance means we are all basically self-insured as municipalities together so it benefits 
all the towns to stay on top of these things and help limit our liability across the board.  Members 
were referred to the Land Use Training Booklet for further discussion.   

Public Comment 

No public comment 

Executive Session: Litigation Update 

Motion to go into Executive Session made by Carole Melman and was seconded by Theresa 
Nicholson at 7:30 pm 
Motion was made to close Executive Session by Ernest Borden and was seconded by Carole 
Melman at 7:50 pm 

ADJOURNMENT: 
Theresa Nicholson made a motion to adjourn. Said motion was seconded by John Hlubik. 
Motion carried unanimously at 7:55 pm  

Respectfully Submitted by: Dated: 

_______________________________ ______________ 
Tamela Hartman, Secretary 
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July 15, 2024 
 
Springfield Township Land Use Board 
2159 Jacksonville Road 
Jobstown, NJ  08041 
 

 RE:   Applicant: New Testament Baptist Church 
 Block: 2101.01 
 Lots: 3.01 
 Plate: 21 

Zone: AR-10 Agricultural Rural & Viewshed 
Corridor 

 Action:        Expansion of Non-Conforming Use 
 LU App. No.:  2-24 
 ACT File No.:  190417-43 

 
Dear Board Members, 
 

The applicant has submitted an application for an Expansion of Non-Conforming Use and Site Plan 
Waiver to construct a 24’ x 24’ x 8’ shed on the above referenced property.  The project site is located 
within the AR-10 Agricultural Rural District and is located entirely within the Route 68 Viewshed Corridor. 
Surrounding properties are also located within the AR-10 - Agricultural Rural District and contain 
residential dwellings and farm uses.   
 
 The following information has been submitted for review in support of the applicant’s request: 
 

♦ Partially completed Application Form 
♦ Completed Escrow Agreement and Checklist 
♦ W-9 Form 
♦ Site Sketch  
♦ Typical photographs the proposed shed 

 
 The above information has been reviewed for conformance to the Code of the Township of 
Springfield.  The following comments are submitted for the Board’s consideration. 
 
Completeness 
 
1. A completed application form should be submitted. (Variance/Appeal Checklist Item 1) The 

following items are missing or incomplete on the application form submitted. 

 a. The correct Zoning District (AR-10) should be noted on the form. 

 b. The Existing Building percent of lot coverage should be provided on the form. 

c. The form should indicate if a Site Plan Waiver or Minor Site Plan Approval is being 
requested. 

2. Certification from the Tax Collector that taxes are paid current should be provided. 
(Variance/Appeal Checklist Item 5)   

http://www.actengineers.com/


Applicant:  New Testament Baptist Church  
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3. A statement as to any request for a waiver from filing or submission requirements, along with a 
statement of reasons why said waiver should be granted. (Variance/Appeal Checklist Item 9)   

4. A copy of the property Deed should be provided. (Variance/Appeal Checklist Item 11)   

5. A certified list of adjoining property owners within 200 feet of the property shall be submitted.  
(Variance/Appeal Checklist Item 13)   

6. The affidavit of service of notice of the hearing on all property owners within 200 feet of the subject 
property as well as on all public entities entitled to notice should be provided.  The date and manner 
of service must be indicated.  (Variance/Appeal Checklist Item 14)   

7. A copy of the notice to adjoining property owners should be provided.  (Variance/Appeal Checklist 
Item 15) 

8. The affidavit of publication of the notice of the hearing in the official newspaper of the Township 
should be provided.  (Variance/Appeal Checklist Item 16) 

9. Site plan submission or waiver will be required for this site. (Variance/Appeal Checklist Item 20)  

This application is deemed administratively INCOMPLETE.  However, given the nature and scope of the 
application, the Applicant may elect to appear and seek waivers or indicate compliance at the time of the 
public hearing, at which time this office would not object to a determination of COMPLETENESS. If the 
Applicant chooses to address the above submission requirements in advance and provide same for review; 
upon receipt, a supplemental review letter with completeness determination will be issued.  
 
Zoning 
 
1. Sections 215-6 of the Township Ordinance states that after December 13, 2006, any existing 

building or other structure which is not in conformity with the regulations for the district in which 
it is located shall be deemed as nonconforming and subject to the appropriate regulations of this 
chapter governing such nonconforming uses, lots and structures.  The project site is located within 
the AR-10 zoning district which does not permit church uses therefore the use is nonconforming. 

 
2. Based upon the definitions provided in Section 215-9 of the Township Ordinance, the proposed 

building is considered an accessory building.  Section 215-14.D of the Ordinance permits accessory 
buildings within the AR-10 zoning district. 

 
3. The proposed building meets the front, side and rear setback requirements for accessory buildings 

as well as the maximum building and lot impervious coverage requirements for the AR-10 zoning 
district.  

 
4. Section 215-16.A.(2)(d) of the Township Ordinance requires the distance to other buildings to be 

20 feet.  The proposed building is to be constructed 10 feet from the existing structure therefore a 
variance is required. 

 
5. Section 215-22.E of the Township Ordinance states that buildings located within the five-hundred-

foot viewshed corridor, existing on the effective date of this article, may be enlarged and/or 
renovated, provided the building addition is located away from the highway, behind and within the 
extended sidelines of the existing structure.  The proposed accessory building should be relocated 
so that it is within the extended sidelines of the existing structure. 



Applicant:  New Testament Baptist Church  
Springfield Township Land Use Board Application No. 2-24 
July 15, 2024 
 
Page 3 of 3 
 

 
 

 
6. Section 215-102.B of the Township Ordinance states that a nonconforming use of a building or 

land may be extended up to 25% of the area occupied by such use on September 5, 1988, when 
authorized by the Land Development Board as a special exception. Any such extension or 
enlargements shall be immediately adjacent to the existing nonconforming use, shall be located on 
the lot held in the same ownership as of that date and shall conform to the area and height 
regulations of the district in which it is situated.  The proposed accessory building is located 
adjacent to the existing structure and will not exceed the 25% area occupied by the existing use. 

 
General Comments 
 
1. Section 164-1 of the Township Ordinance requires site plan approval for any new construction.  

The proposed developed would be considered a Minor Site Plan since the proposed structure does 
not require more than three additional parking spaces, does not add more than 700 square feet of 
gross floor area and does not expand lot coverage by more than 25%. The applicant has requested 
a Site Plan Waiver to construct the proposed accessory structure.   
 

2. The applicant should indicate if any other site improvements are proposed. 
 

3. The applicant should provide testimony concerning the items to be stored in the accessory building.  
 
     Very truly yours,  

     Jeffrey S. Richter 
     Jeffrey S. Richter, PE, PP 
     Springfield Township Land Use Board Engineer 
 
JSR 
cc: Brandy Boyington, Land Use Board Secretary (via email: clerk@springfieldtownshipnj.org) 
 Doug Heinold, Esq. (via email: dheinold@rclawnj.com) 
 Jonas Singer, Esq. (via email: jsinger@jerseylawyer.net) 
 Applicant (New Testament Bible Church, 27729 Mt. Pleasant Road, Columbus, NJ 08022) 
  

mailto:clerk@springfieldtownshipnj.org
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August 26, 2024 
 
Springfield Township Land Use Board 
2159 Jacksonville Road 
Jobstown, NJ  08041 
 

 RE:   Applicant: Richard & Margaret Gonzalez 
 Block: 601 
 Lots: 9.04 
 Plate: 6 

Zone: AR-10 Agricultural Rural  
 Action:        Bulk Variance 
 LU App. No.:  3-24 
 ACT File No.:  190417-44 

 
Dear Board Members, 
 

The applicant has submitted an application for a Bulk Variance to construct an addition to the 
existing dwelling on the  above referenced property.  The project site is located within the AR-10 
Agricultural Rural District. Surrounding properties are also located within the AR-10 - Agricultural Rural 
District and contain residential dwellings, farm uses and a golf course.   
 
 The following information has been submitted for review in support of the applicant’s request: 
 

♦ Completed Application Form with list of attachments, detailed explanation of the exact 
nature of the application, and a statement describing requested bulk variances. 

♦ Completed Escrow Agreement and Checklist. 
♦ Plan entitled, “Addition & Alterations to Single Family Dwelling at 1285 Smithville 

Jacksonville Road” prepared by Richard Gaffney, Architect consisting of 2 sheets dated 
July 8, 2024. 

♦ Plan entitled, “Plan of Survey” prepared by Edward R. Graham, Jr., LS dated April 8, 1992.  
Three versions of this plan have been submitted.  The plans include a copy of the original 
survey, a marked-up version of the survey to show current conditions and a marked-up 
version of the survey to show the proposed conditions. 

♦ Tax Payment Certification dated August 7, 2024 
♦ 200’ Property Owners list dated August 14, 2024 
♦ Property Deed dated January 28, 1999 
♦ Draft Notice to Adjoining Property Owners 
♦ Draft Public Notice 
♦ Draft Proof of Service 

 
 The above information has been reviewed for conformance to the Code of the Township of 
Springfield.  The following comments are submitted for the Board’s consideration. 
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Completeness 

1. The affidavit of service of notice of the hearing on all property owners within 200 feet of the subject 
property as well as on all public entities entitled to notice should be provided.  The date and manner 
of service must be indicated.  (Variance/Appeal Checklist Item 14)   

2. The affidavit of publication of the notice of the hearing in the official newspaper of the Township 
should be provided.  (Variance/Appeal Checklist Item 16) 

This application is deemed administratively INCOMPLETE.  However, the outstanding items deal with 
public notice for this application and are reliant upon the actual meeting date assigned for this application.  
The applicant will need to provide the above public notice requirements to the Township prior to the 
assigned meeting date.  Upon receipt of the properly completed notice, the application can be considered 
COMPLETE. 

 
Zoning 
 
1. It is noted that the project site is a pre-existing undersized lot.  This lot does not comply with the 

minimum lot area, minimum lot width and minimum lot frontage requirements of the AR-10 zoning 
district.  These non-compliances are pre-existing conditions that are not being impacted by the 
applicant’s proposal therefor no variances are required for these non-conformities. 

 
2. Sections 215-16.A.(1)(d) of the Township Ordinance requires a minimum side yard of 20 feet and 

a minimum aggregate side yard of 50 feet.  The applicant is proposing a minimum side yard setback 
of 17.73 feet and an aggregate setback of 39.56 feet therefore a variance is required. 

 
3. Sections 215-16.A.(2)(d) of the Township Ordinance requires a minimum separation between 

buildings of 20 feet.  The corner of the existing dwelling is approximately 10 feet from the existing 
garage.  The proposed building expansion will also be approximately 10 feet from the garage, 
therefore a variance is required. 

 
4. Sections 215- 104.A.(2) of the Township Ordinance allows a maximum building coverage of 10% 

for lots over 1 acre up to and including 2 acres.  The applicant is proposing a building coverage of 
approximately 5.6% which is in conformance with the requirement for undersized lots. 

 
5. Sections 215- 104.B.(1) of the Township Ordinance allows a maximum impervious coverage of 

20% for lots up to and including 3 acres.  The applicant is proposing an impervious coverage of 
approximately 5.6% which is in conformance with the requirement for undersized lots. 

 
General Comments 
 
1. The public notices provided to adjacent property owners and published in the newspaper should 

reference the Springfield Township Land Use Board instead of the Zoning Board.   
 

2. The applicant should indicate if any other site improvements are proposed. 
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     Very truly yours,  

     Jeffrey S. Richter 
     Jeffrey S. Richter, PE, PP 
     Springfield Township Land Use Board Engineer 
 
JSR 
cc: Brandy Boyington, Land Use Board Secretary (via email: clerk@springfieldtownshipnj.org) 
 Doug Heinold, Esq. (via email: dheinold@rclawnj.com) 
 Applicant (Richard & Margaret Gonzalez, 1285 Jacksonville Smithville Rd., Fieldsboro, NJ 08505) 
  

mailto:clerk@springfieldtownshipnj.org
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