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RIVERTON BOROUGH PLANNING BOARD 
MINUTES 

May 17, 2016 
 

The May 17, 2016 regular meeting of the Riverton Planning Board was called to order at 7:00 PM By Mr. 
Brandt. Ms. Hack stated that Public Notice of this meeting pursuant to the Open Public Meetings Act has 
been given in the following manner: 

1. Posting notice on the official bulletin board in the Borough Office on January 21, 2016. 
2. Forwarding written notice for publication to the Burlington County Times on January 22, 2016 
3. Forwarding written notice for informational purposes only to the Courier Post on January 22, 

2016. 
 
PRESENT: Kerry Brandt, Ken Mills, Joe Della Penna, Joseph Threston, Mary Lodato, Robert Gaughn, 

John Kohms, Robert Martin, Councilman Joseph Creighton, Craig Greenwood, Robert 
Kennedy, Mayor Suzanne Cairns Wells, Charles Petrone, Esq. Tamara Lee, William 
Kirchner, and Michelle Hack 

 
ABSENT:  None 
 
MINUTES: A motion was made by Mr. Threston and seconded by Mr. Mills to adopt the minutes of the 

April 19, 2016 as submitted.  Mr. Threston that the April minutes be amended to include a 
statement he made requesting the Borough Mayor and Council review the current sign 
ordinance to prevent applicants with small changes having to come for Board approval. All 
approved in the affirmative. 

 
CORRESPONDENCE/ANNOUNCEMENTS 
 
INVOICES & VOUCHERS 

Tamara Lee  Escrow     Amount  
    Calvary Presbyterian $52.50 
    Coletti    $52.50 
    Legacy Real Estate  $708.75 
    Rainer    $892.50 
Tamara Lee  COAH    630.00 
Charles Petrone Escrow     Amount  
    Calvary Presbyterian $203.00 
    Coletti    $161.00 
    Legacy Real Estate  $266.00 
    Rainer    $364.00 
ERI    Escrow    Amount 
    Rainer    $1,120.00 
    Legacy Real Estate  $540.00 
    Coletti    303.75  
    Calvery Presbyterian $236.00 

General    $135.00 
 
A motion was made to approve all bills by Mr. Threston and seconded by Ms. Cairns Wells. 
Roll call vote 7 yes 0 no 0 abstain. Ms. Hack advised that Mr. Coleman sent a memo in 
response to the Board’s concern in paying bills to Clarke, Caton and Hintz for their work on 
Affordable Housing. In this memo, which will be provided to all Board members via email, he 
advised paying their bills immediately and without hesitation and moving forward all bills 
should be advised to be paid by Borough Council approval only since Affordable Housing is no 
longer jurisdiction of the Planning Board.   

 
NEW BUSINESS  

Public Hearing: V-2016-7 John and Jana Shaw 808 3rd Street permission to erect a 2 story 
addition (2-car garage with above living space) requiring relief of a side yard setback 

 
Mayor Cairns Wells and Mary Lodato recused themselves from the application and 
public hearing. Mr. and Mrs. Shaw were sworn in to provide testimony for their 
application, as was Mr. Walter Croft, the architect who drew the plans for the 
Shaw’s. Board Secretary, Ms. Hack confirmed all jurisdictional items are in order. 
Mr. Shaw described the need to make his home larger. The new addition will consist 



May 17, 2016 
2 

of a 2 car garage with an expanded mud room and laundry room and above that 
garage will have living space above.  Mr. Croft designed the plan to fit within the 
style of the neighborhood and to blend with the existing house and not look like an 
addition.  They tried several variations and the proposed plan worked best, however 
needs a side yard setback.  The Board asked various questions about the layout of the 
existing house and why they can build the addition to the rear of the property. Mr. 
Shaw entered the exhibit A1 into the record, which consists of 11 color photos to 
depict his location from the street, the neighbor’s property, the distance between the 
neighbor’s properties and the buffer between his property and the Borough’s 
property.  Mr. Petrone reminded the applicants they are building adjacent to the 
driveway for the Borough’s Public Works yard which sometimes has heavy tuck 
traffic. The Borough was listed on the 200 foot list.  Mr. Brandt opened the floor to 
the public. Councilman Bill Corbi of Thomas Avenue, who oversees the Department 
of Public Works for the Borough, stated for the record, there is a lot of land 
buffering the driveway from Mr. Shaw’s property edge.  No one else came forward 
to speak therefore closing the public portion.  With no further questions from the 
board, Mr. Mills motioned to accept the application as submitted.  Mr. Threston 
seconded the motion and a roll call vote was 9 yes 0 no 0 abstain Mr. Petrone 
advised the applicants of the 45-day appeal period and the risks of proceeding prior 
to.   
 

Public Hearing: SP-2016-01 and V-2016-02 Joseph Rainer 301 S. Broad Street permission to 
construct a second story 3 bedroom apartment and storage area on top of an existing dance 
studio 
 

Joe Rainer, Walter Croft and Sarah Keanealy were present and sworn in to provide 
testimony for this application.  Ms. Tamara Lee and Mr. William Kirchner 
professionals were sworn in and stated they each reviewed the updated plans provided 
by Mr. Croft and deemed the application complete. Board Secretary, Ms. Hack 
confirmed that all jurisdictional items have been met as this is being carried over from 
the April 19, 2016 meeting.  Mr. Petrone then introduced and swore in Dennis Talty, 
Esquire who is present to represent the applicant’s’ neighbors. Mr. Talty asked for 
each variance to be granted individually and then asked for an opportunity to give 
closing arguments and summarize at the close of the public hearing.  Mr. Petrone 
denied his request as for the Board to vote on each variance individually since it’s not 
an “a la carte” application; the application is in whole, with all waivers. The Board 
would be breaking precedent if this were granted.  Mr. Croft reviewed the revised 
plan that now shows parking, signage, entry points and a parking and traffic control 
plan.  He testified the height of the addition has been lowered, as indicated by the 
scale drawings on the plan.  There is no change in the lighting and landscape and the 
structure setting.  There are 3 angled spaced on the plan and a space for an RV-sized 
vehicle.  The revised plan also shows the lowered roofline and the appearance of the 
roof line being further back.  This is due to the gambrel roof style.  This is a very 
popular roof style found on old Riverton homes and businesses and the revised plans 
show it to be 6 inches lower than the roof of Gen-Tec.  It’s fitting to the neighborhood 
and style of building that Mr. Rainer hopes to accomplish.  Mr. Croft entered photos 
of this roof style as evidence A1 and A2.  Mr. Rainer testified that, he believes there 
is not an increase of use to the property as the dance studio (all recitals are off site) 
and generator repair shop are not slated for changes (all RVs will be coming off 
Broad Street and leaving via Harrison). He further stated that in review of the Master 
Plan, his plan as presented hits on several goals of the Neighborhood Business zone 
as he plans to design it to appear as a historic property just as he did at 515 Main 
Street.  Mr. Petrone argued that he cannot state there is no increased use, due to the 
fact he is increasing the size of the building an also changing the use to include a 
residence.  Mr. Petrone asked for Master Plan clarification and Mr. Rainer stated 
“Enhancing and preserving small town character; Increase employment opportunities 
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within the Borough; Retain architectural character; Economic vitality; Access to 
youth recreation.”  Mr. Petrone stated he believes some of these goals, if not all are 
already met with the dance studio.   
 
Board members discussed parking, ADA compliance and times of business at the 
Dance Studio.  Mr. Keanealy testified that most students are dropped off and their 
parents return for pick up and many of her clients walk to the studio on nice weather 
days. Mr. Rainer talked about creating a landscaped courtyard area for parents to sit 
and wait, but this wasn’t included on the plan.  He also discussed how nice the 
building will appear once completed as the train comes into Riverton Station.   .  
Although Mr. Rainer suggests that vehicles can be parked on the adjoining empty lot 
because he owns it, Mr. Petrone warned the Board against accepting testimony to that 
because the lot is a separate parcel and can be sold and developed as ant time, so 
effectively it is not part of this application.  Ms. Lee raised concerns as pointed out in 
her report date May 10, 2016.  Mr. Rainer testified that although no drainage 
calculation study has been completed, there are no puddles of water. He also stated 
that the HVAC is quiet and he will screen in the unit.   
 
Mr. Talty reminded the Board that the burden of positive and negative criteria is on 
the applicant.  Mr. Rainer responded that the upgrades to the building and bringing a 
residence are positive and outweigh the negative.  The negative criteria, hardships are 
the lot layout, the position of the existing building and the site is non-conforming and 
not ideal to develop and he is working within the confines he has.  He testified his 
goal is to beautify this property and make it look befitting of Riverton when 
passengers pull up to the train station.   
 
Mr. Talty stated for the records, he represents the neighbors at 603, 605, 607, and 609 
Thomas Avenue. He stated he will also present a Kim Perkins, a Realtor and 1 fact 
witness, whom is the resident at 607 Thomas.  He then began to cross-exam the 
applicants, wherein he noted Mr. Croft’s credentials as an architect and not an 
engineer, therefore his scope of testimony is limited. He questioned Mr. Croft on the 
appearance of the roof line and the actual distance of the roof line to the adjoining 
neighbors.  Mr. Paul Geissler, who resides at 607 Thomas, entered the following 
testified he has safety concerns, as there are not currently sidewalks and the drive isle 
as proposed is not wide enough and children play in the area and the River Line 
parking is still fill in the PM hours. He talked about the puddling of water onto his 
property with the current roof and how would a new roof line make it worse.  He 
stated the addition, will cause him to feel boxed in and showed concern that it will 
cause him to have a decrease in real estate value.  He then entered the following 
exhibits into evidence: 
O - 1 Photograph of a PSE&G Utility Pole with transformer located near the 
Property; 
O - 2  Photograph of Property taken from rear yard of 607 Thomas Avenue; 
O - 3  Photograph of Property taken from family room of 607 Thomas Avenue; 
O - 4  Photograph of Property taken from rear yard of 605 Thomas Avenue; 
O – 5 Photograph of setback between the garages of the Thomas Avenue Properties 
and the building wall of the building located on the Property; 
O – 6 Photograph taken from 609 Thomas Avenue showing the roof on the Levine 
property and the Gen Tec roof located on the Property; 
O–7 through O–20 Series of photographs taken from various locations offered to 
contradict Applicant’s testimony that no drainage issues currently affect the Property;  
O-21 through O-29 Series of photographs taken from various locations offered to 
contradict Applicant’s testimony regarding adequacy of parking and safety of site. 
 
Mr. Ricco of 603 Thomas Avenue was sworn in and stated that he has a lot of the 
same concerns as his neighbor at 607 Thomas and feels the property could be fixed 
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up to look nicer than it is without the addition, Further stating that its his opinion that 
apartments do not belong above businesses in the part of town. He was reminded this 
is zoned NB, and therefore is appropriate.   
 
Ms. Andrea Zaneski of 605 Thomas Avenue was sworn in and stated her concerns for 
the application. They include her loss of sunlight in the back yard and its not fair t 
impact 5 homes for 1 potential apartment. 
 
Mr. Joseph Devine of 609 Thomas Avenue was sworn in and reiterated some of the 
neighbors concerns in regard to the property values and aesthetics from his yard.   
 
Ms. Robin McGinnis inquired how many units the addition would house. 
 
Ms. Kimberly Perkins was sworn and testified that she is a real estate sales associate 
in the Riverton area for 16 years with Keller Williams and Century 21 Alliance.  She 
stated that the addition will have an impact as it will limit the number of potential 
buyers of the Thomas Avenue properties caused by the impact of the addition on the 
back yard areas which could impact the sales price. However after discussion with the 
Board, she acknowledged that the increased value of one property (the Property) 
could increase the values of other properties (Thomas Avenue lots) 
 
With no further comments from the Public or Board Mr. Rainer testified that he 
intends to beautify the property just like he has with 40 other homes in Riverton.  He 
is willing to work to accommodate the neighbors as best he can, but also stating some 
of their concerns are not valid.   
 
Mr. Talty closed with statements to the Board that he believes the plan is too large for 
the size of the lot and the negative criteria doesn’t outweigh the positive, as required 
by Municipal land Use Law.  He stated his other concerns are that the applicant has 
not provided a drainage study and not planned by an engineer, therefore there are too 
many unanswered questions to approve this application as submitted.   
 
The Board Planner, Tamara Lee, summarized her May 10, 2016 Review Letter that 
the side yard area adjacent to the Thomas Avenue Lots is more impacted by the 
proposed addition and the proximity of the second floor addition and lack of 
buffering are detriments, a drainage issue exists even without the addition and the 
number of uses increasing but parking diminishing. The impacts of the issues and 
concerns affecting the Property can be mitigated and or addressed but the Plans 
presently before the Board do not present any mitigation techniques or stormwater 
management controls.  As is, the benefits of the proposed development cannot be 
found to outweigh the detriments. 
 
The Board Engineer, William Kirchner, summarized his May 10, 2016 Review Letter 
and that the Applicant offered no testimony that he would comply with any of the 
recommendations contained in his review letter; that a formal site plan is otherwise 
required if the Board were to approve the requested variances.  The Plans before the 
Board fail to address the concerns of the Public and the concerns in his Review Letter 
and as such, it cannot be demonstrated that the benefits of the development of the 
Property outweigh the detriments resulting from a development proposal not 
complying with the Ordinance. 
 
At this point, Mr. Rainer was given the opportunity to bifurcate the application and 
resubmit a formal site plan, however he declined.   
 
Mr. Brandt asked for a motion, which he made to decline the approval of the 
application based on lack of formal Site Plan and evidence to support his testimony.  
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Mr. Kennedy provided the seconded.  Roll call vote 8 yes, 0 no 0 abstain.   
 

MEMORIALIZE RESOLUTIONS 

 
OLD BUSINESS NONE 
 
COMMIITTEE REPORTS 

Affordable Housing – 
Council Liaison – 
Master Plan – 
Environmental Commission Report – Reported Committee recently met 
Minor Site Plan report – 

 
PUBLIC COMMENT – No one from the public came forth to speak therefore closing the public portion 
 
Motion to adjourn by Mr. Mills and seconded by Ms. Cairns Wells. 
 
 

Respectfully submitted: 

 
Michelle Hack, Secretary 
RIVERTON PLANNING BOARD 
 
Adopted on: June 21, 2016 

 2016-06 
Coletti 

2016-07  
Calvary Presbyterian Church 

Motion Mr. Threston Mayor Cairns Wells 
Second Mr. Brandt Mr. Threston 

Roll Call Vote 8 yes 0 no 0 abstain 8 yes 0 no 0 abstain 


