BOROUGH OF GIBBSBORO
PLANNING BOARD MINUTES
October 28, 2025
7:00 P.M.

Meeting called to order at 7:00 p.m.
Secretary Troxel read the Opening Statement: “All the notice requirements of the Open Public
Meeting Act have been complied with in full”.

ROLL CALL
LuAnn Watson
Edward G. Campbell, Mayor
John Ritz, Council
Jack Flynn
Dan Keashen
Mike Kelly
Barry Rothberg
Dennis Deichert
Barbara Gellura

Kathleen McGill Gaskill, Solicitor
Brian Slaugh, Planner
Shawn Seroka, Engineer
RESOLUTIONS
PB2025-10-27 RESOLUTION GRANTING A CERTIFICATE OF APPROPRIATENESS TO
JOHN MCALEER FOR THE INSTALLATION OF A ROOF MOUNTED SOLAR
PANEL SYSTEM AT THE PREMISES KNOWN AS BLOCK 59.04, LOT 10 OF
THE OFFICIAL TAX MAP OF THE BOROUGH OF GIBBSBORO, ALSO
KNOWN AS 28 GLENVIEW WAY EAST
Motion to appfove resolution: Mr. Deichert, second Mr. Rothberg
Poll: Ayes — Rothberg, Campbell, Ritz, Flynn, Deterding, Gellura, Watson
MINUTES

Motion to dispense reading and approve the minutes of 9/23/25: Mr Rothberg, second Mr.
Flynn

Vote: Ayes unanimous
SWEAR IN PROFESSIONALS

OLD BUSINESS



OCTOBER 28, 2025

COMPLETENESS

L.

USE VARIANCE (#25-12)

Applicant: Rigge Blixt-Pluck -
Project: Use variance to allow four (4) horses where only two (2) are permitted
Location: 103 South Lakeview Drive (Block 18.07, Lots 10 & 11)

Mayor Campbell and Councilman Ritz recused themselves from participating
in this application.

Ms. Rigge Blixt Pluck, the property owner, appeared on behalf of the application. Her
attorney, Michael Ward, was not present.

The property is split between two zones, the C-2 (commercial) and R-40 (residential)
zones. Mr. Slaugh testified that the required items had been submitted for the use variance
being sought. Although the property is in the Historic Preservation District, checklist items
required for a Certificate of Appropriateness were not submitted. Mr. Slaugh noted that these
items were provided in 2019 when the applicant was previously before the Zoning Board with
a similar application, and no significant changes have been made to the property since then
(the 2019 application was withdrawn by the applicant).

Mr. Slaugh recommended the application be deemed complete.

Motion to deem the application complete: Mr. Rothberg, second Mr. Deichert

Poll:  Ayes — Rothberg, Flynn, Deichert, Gellura, Watson

NEW BUSINESS

L.

LAKEVIEW NORTH REDEVELOPMENT AREA

The Borough Council has authorized the Planner to undertake a study to determine
whether Block 7.01, Lots 5.06 and 5.08 qualify to be added to the existing Area In Need of
Redevelopment.

2. TREES OF SIGNIFICANCE
FUTURE BUSINESS
1. MINOR SITE PLAN WITH VARIANCES (#25-11)

Applicant: Romany Beshay (Hanna Sons LLC)

Project: Develop warehouse site for fabrication of metal products

Location: 1 West Road (Block 69.02, Lots 8, 9, 17.01, 17.02, 18; Block 90.01,
Lot1)

Mr. Slaugh and Mr. Seroka recommended that this application be considered as a Site
Plan Waiver.
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INFORMATIONAL

1. Next regular Planning Board meeting is scheduled for Tuesday, November 25, 2025 at 7:00
p.m. at the Borough Hall.

PUBLIC COMMENTS

Dave Evans, 18 United States Avenue. Expressed concern over trees removed as part of
townhouse construction project, the effect on the local ecosystem and wildlife, and noted that the trees
in the replanting plan are not native to New Jersey. Mr. Evans also expressed concerns over public
safety in the Phase 2 construction zone on United States Avenue.
ADJOURNMENT

Motion to adjourn the meeting at 8:00 p.m. Mayor Campbell, second Mr. Rothberg

Vote: Ayes unanimous

AT ex

AMY C. TROXEL, Secretary
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RESOLUTION OF THE GIBBSBORO PLANNING BOARD
GRANTING A CERTIFICATE OF APPROPRIATENESS TO JOHN MCALEER FOR THE
INSTALLATION OF A ROOF MOUNTED SOLAR PANEL SYSTEM AT THE PREMISES KNOWN
AS BLOCK 59.04, LOT 10 OF THE OFFICIAL TAX MAP OF THE BOROUGH OF GIBBSBORO,
ALSO KNOWN AS 28 GLENVIEW WAY EAST

On September 23, 2025, the Borough of Gibbsboro Planning Board (hereinafter the “Board™)
held a public hearing at which time the following members were present:

LuAnn Watson, Chairperson
Barry Rothberg Vice-Chairperson
Edward Campbell, Mayor

John Ritz, Councilman

Mike Kelly

Jack Flynn

Dan Keashen

Dennis Deichert

Barbara Gellura

The following were also present at the meeting:

Kathleen McGill Gaskill Esquire, Solicitor
Amy C. Troxel, Planning Board Secretary
Shawn Seroka, Planning Board Engineer
Brian Slaugh, Planning Board Planner

SUBJECT
Whereas the Board considered the application of John McAleer, residing at 28 Glenview
Way East, Gibbsboro, New Jersey (hereinafter referred to as the “Applicant”) seeking a Certificate
of Appropriateness with respect to the proposed installation of a roof mounted solar system located
at 28 Glenview Way East, Gibbsboro, New Jersey, also known as Block 59.04, Lot 10 on the
Gibbsboro Official Tax Map (hereinafter the “Subject Property”) and located in the Historic
District of the Borough of Gibbsboro; and :

Whereas the Board considered the following documents submitted by the Applicant:

Gibbsboro Land Use & Historic Preservation Applications undated and unsigned;
Narrative of Application by the Applicant dated 08/07/2025;

Letter from Heritage Village Homeowner’s Association dated 07/24/2025;
Photograph of residence;

Two (2) aerial depiction of residence with solar panels installed,;

Bill of Materials for Project;

Specifications for Q.Peak Modules (2 sheets);

Specifications for Enphase Components (8 Sheets);

Polaris Product Brochure (5 Sheets);

Letter from NSI on Polaris Compliance (3 Sheets);

Specifications for SnapNrack, solar mounting system (7 Sheets);
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RESOLUTION GRANTING A CERTIFICATE OF APPROPRIATENESS TO JOHN MCALEER FOR THE
INSTALLATION OF A ROOF MOUNTED SOLAR PANEL SYSTEM AT THE PREMISES KNOWN AS
BLOCK 59.04, LOT 10 OF THE OFFICIAL TAX MAP OF THE BOROUGH OF GIBBSBORO, ALSO KNOWN
AS 28 GLENVIEW WAY EAST

Whereas a hearing on this application was conducted on 09/23/2025 and upon motion duly
made and seconded, the application was deemed complete for hearing with the Applicant John
McAleer, appearing pro se;

Whereas the Board heard the testimony of the Applicant, John McAleer and Jim McAleer,
a representative from RCL Enterprises Inc., the contractor for the solar panel installation along
with the testimony of the Board’s planner, Brian Slaugh, PP, AICP and that of the Board’s
engineer, Shawn Seroka, PE, and having opened the hearing to the public and no member of the
public appearing and having considered the application and exhibits submitted in connection
herewith.

NOW THEREFORE BE IT RESOLVED that the Board makes the following findings of
facts:

FINDINGS OF FACT
L. The Subject Property is a one story, single-family residence situated at 28 Glenview
Way East, Gibbsboro, New Jersey and located in the Historic District, which requires a Certificate
of Appropriateness in accordance with Section 222-7(a)(1) of the Gibbsboro Historic Preservation
Ordinance and the Municipal Land Use Law, N.J.S.A. 40:55-111 for the proposed installation of
a solar panel system on its roof.

2. The Applicant is the owner of the Subject Property and seeks permission to install
5.81 kw solar system consisting of 14 roof mounted solar panels on this residence to be mounted
on the rear slope of the roof section along the front entry side of the residence as shown on the
aerial depictions of this installation. The installation of this system is to be undertaken by RCL
Enterprises Inc. The solar panels will be black in color and as originally proposed would be 4.5
inches above the roof surface with the Applicant agreeing to reduce the distance off the roof surface
to 3 inches. The Applicant’s contractor testified that the system has not been designed with a shirt
installed around the panels, which is typically required by the Board to obscure the gap between
the array and the roof, as the Applicant’s contractor maintained that a skirt prevent air flow under
the panels and is detriment to the system and roof. The Borough’s Planner suggested as a
compromise on visibility that a mesh-like critter guard be installed instead of a shirt which the
Applicant agreed to do. All wire cabling for this system will be through the attic with no exterior
conduits for the cabling of the system.

3. The Board’s planner found that the location of the system to the rear of the
residence and with a lower 3-inch profile off the roof along with the critter guard would make the
installation relatively less obtrusive.

4. The Applicant’s contractor testified that the Applicant is required to seek a PTO,
Permission to Operate, from Atlantic City Electric for this installation and is endeavoring to do so
prior to the expiration of the various tax credits and incentives for solar installation at the end of
the year. While this approval will not be formally memorialized by Resolution until the next
month’s meeting, it was agreed that the Board Secretary can advise the Construction Office that
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RESOLUTION GRANTING A CERTIFICATE OF APPROPRIATENESS TO JOHN MCALEER FOR THE
INSTALLATION OF A ROOF MOUNTED SOLAR PANEL SYSTEM AT THE PREMISES KNOWN AS
BLOCK 59.04, LOT 10 OF THE OFFICIAL TAX MAP OF THE BOROUGH OF GIBBSBORO, ALSO KNOWN
AS 28 GLENVIEW WAY EAST

the Certificate of Appropriateness has been approved for this solar installation so that a
construction permit can issue and the Applicant can then seek a subsequent permit issued by
Atlantic City Electric before the close of this year so that the Applicant can avail himself of these
tax credits and incentives.

CONCLUSION OF LAW
1. The Gibbsboro Planning Board has jurisdiction to approve the application for the
Historic Certification of Appropriateness in accordance with N.J.S.A. 40:55D-111 and Section
222-7(a)(1) of the Gibbsboro Historic Preservation Ordinance.

2. The Planning Bord concludes that the application is complete and sufficiently
satisfies the criteria for granting a Certificate of Appropriateness and complies with the review
standards under Section 222-8 of the Borough Ordinances subject to the following conditions: that
the solar panels be situated in an array that is no more than 3 inches off the roof and that a critter
guard be installed to obscure the underside of the solar panel system..

NOW THEREFORE, BE IT RESOLVED, by the motion duly made by Mayor Edward
Campbell and seconded by Mike Kelly on September 23, 2025 that the Board grants the Certificate
of Appropriateness for the installation of a roof mounted solar panel system on the Subject
Property subject to the condition hereinabove set forth.

LuAnn Watson, Chairperson Yes
Barry Rothberg Vice-Chairperson ~ Yes
Edward Campbell, Mayor Yes
John Ritz, Councilman Yes
Mike Kelly ' Yes
Jack Flynn Yes
Dan Keashen Yes
Dennis Deichert Yes
Barbara Gellura Yes

BE IT FURTHER RESOLVED that a certified copy of this Resolution of
Memorialization be sent via regular mail to the Applicant within ten (10) days of the date of
adoption, and a copy of this Resolution shall be filed with the Administrative Officer or Clerk of
the Borough, Borough Construction Official, Borough Zoning Officer and make available to all

other interested parties.
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LuAnn Watson, Chairperson
Planning Board
Borough of Gibbsboro
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RESOLUTION GRANTING A CERTIFICATE OF APPROPRIATENESS TO JOHN MCALEER FOR THE
INSTALLATION OF A ROOF MOUNTED SOLAR PANEL SYSTEM AT THE PREMISES KNOWN AS
BLOCK 59.04, LOT 10 OF THE OFFICIAL TAX MAP OF THE BOROUGH OF GIBBSBORO, ALSO KNOWN
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Amy C. Troxel, Secretary
Planning Board
Borough of Gibbsboro

The foregoing Resolution is a true copy of the Resolution adopted by the Planning Board of
the Borough of Gibbsboro at a duly noticed meeting on October 28, 2025, memorializing the action
of the Board taken on September 23, 2025.

A
Amy C. Troxel, Secretary
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