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OXFORD TOWNSHIP 
 LAND USE BOARD  

MEETING November 21, 2024  
www.oxfordtwpnj-org 

 
FLAG SALUTE 
 

CALL TO ORDER: Mr. Ischinger called the meeting to order at 7:03pm 
 

ADEQUATE NOTICE was given as follows: Notice was sent to the Express Times and The Star Ledger. 
Notice was posted on website and the municipal bulletin board in the Township Administration 
building in Oxford Township, New Jersey and notice was filled with the Township Clerk. 
 
 

ROLL CALL: 
Members Present: Mayor Norton, Mr. Ott, Mr. Deneault, Linda Koufodontes, Mr. Ischinger, Mr. Niece, 
Ms. Hoffman, Mr. O’Neil (late 7:06pm), Mr. Weiss (Late 7:07pm), 
Members Absent:  Mr. Ort, Ms. Taranto, Mr. Mcguire, 
Professionals: Richard Schneider, Land Use Board Attorney, Bryce Good, Land Use Board Engineer, Tim 
O’Brien, Land Use Board Planner 
 
MINUTES:   October 22, 2024 Land Use Board Minutes 
Eligible to Vote: Mayor Norton, Mr. Ott, Mr. Mcguire, Mr. Deneault, Linda Koufodontes, Mr. Ischinger, 
Mr. Niece, Mr. Weiss, Mr. Ort, Ms. Hoffman, Ms. Taranto, Mr. O’Neil (late 7:03pm) 
 
A motion to approve meeting minutes was made by Mr. Neice, seconded by Ms. Koufodontes 

 
Ayes 9, Nays 0, Abstain 0, Absent 3  

Motion carried. 
 

MINUTES:   October 22, 2024 Land Use Board Executive Session Minutes 
Eligible to Vote: Mayor Norton, Mr. Ott, Mr. Mcguire, Mr. Deneault, Linda Koufodontes, Mr. Ischinger, 
Mr. Niece, Mr. Weiss, Mr. Ort, Ms. Hoffman, Ms. Taranto, Mr. O’Neil (late 7:03pm) 
 
A motion to approve meeting minutes was made by Mr. Neice, seconded by Ms. Koufodontes 

 
Ayes 7, Nays 0, Abstain 2, Absent 3  

Motion carried. 
 
Mr. Schneider stated that we will be moving some items around on the agenda tonight.  
 
Mr. Schneider also stated that many public members are aware that on our agenda we have a Public 
Hearing for the SHRI application Bl 31 L 21.01 this public hearing will not be heard tonight.  Public 
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notice was given and was sufficient but the newspaper ad was not sufficient so this prohibits the public 
hearing for tonight. There will be no public comment on the completeness hearing. 
 
The public hearing will commence on December 17, 2024. The applicants Attorney Mr. Rodrigues 
stated they will re-notice for the public hearing. 
 
 
DISCUSSION: 
 
Appointment of conflict Engineer: 
We will need appoint a conflict engineer for a future application with Flora. UTRS need to recuse 
themselves because they are currently a client of theirs. Tim O’Brien from Van Cleef Engineering is who 
we would like to appoint as our conflict engineer. 
 
A motion to approve the conflict engineer for future application with Flora Mr. O’Brien from Van Cleef 
Engineering was made by Mr. Ischinger, seconded by Mr. Ott 

 
Ayes 9, Nays 0, Abstain 0, Absent 3  

Motion carried. 
 
 
Resolution 2024-10 – Bl 25 L 57: 
This resolution is action that was taken at out last meeting. 

 

RESOLUTION 2024-10 

RESOLUTION OF THE OXFORD TOWNSHIP LAND USE BOARD, COUNTY OF WARREN, 

STATE OF NEW JERSEY, RECOMMENDING THAT THE PROPERTY DESIGNATED AS BLOCK 

25, LOT 57 ON THE OFFICIAL TAX MAPS OF THE TOWNSHIP OF OXFORD QUALIFIES AS 

AN AREA IN NEED OF REDEVELOPMENT PURSUANT TO N.J.S.A 40A:12-5 

 WHEREAS, by Resolution 2024-110, the Township of Oxford  Township Committee authorized 

the Township of Oxford Land Use Board (“Board”) to undertake a preliminary investigation of the study 

area designated as Block 25, Lot 57 (the “Study Area”) to determine if the Study Area satisfies the 

statutory criteria pursuant to N.J.S.A. 40A:12-5 to qualify as an Area in Need of Redevelopment (non-

condemnation); and 

 WHEREAS, the Township Planner, Timothy M. O’Brien, P.E., P.P., C.M.E., of VanCleef Engineering 

Associates, prepared a certain report entitled “Block 25, Lot 57 Area in Need of Redevelopment 

Investigation Report”, with a latest revised date of October 2, 2024 (“Investigation Report”); and  

 WHEREAS, the Land Use Board provided the requisite legal notice in accordance with N.J.S.A. 

40A:12A-6d of a public hearing scheduled on October 22, 2024; and 
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 WHEREAS, at the public hearing on October 22, 2024, the Board considered the testimony of 

Timothy M. O’Brien, in his capacity as Township Planner and the Investigation Report, as to whether the 

Study Area qualifies as a new condemnation area for redevelopment under the statutory criteria of 

N.J.S.A. 40A:12A-5; and 

 WHEREAS, the Investigation Report contained a map showing the boundaries of the proposed 

redevelopment area; and 

 WHEREAS, based on the Investigation Report and testimony presented by Mr. O’Brien at the 

October 22, 2024 public hearing, the Board makes the following factual findings and conclusions of law: 

 1. The foregoing recitals are incorporated herein by reference. 

 2. The Investigation Report outlines the applicable statutory processes for determining 

whether a Study Area qualifies as a property in need of redevelopment.  As reflected in the foregoing 

recitals, the Township Committee has authorized the Board to conduct such an investigation in 

accordance with the statutory criteria. 

 3. N.J.S.A. 40A:12A-5 sets forth the statutory criteria as to whether a Study Area qualifies as 

an Area in Need of Redevelopment.  In order to qualify as an Area in Need of Redevelopment, the Study 

Area must meet any one of the statutory criteria set forth in N.J.S.A. 40A:12A-5.   

 4. The Study Area is located within the Township’s LI-Light Industrial Zone and is also within 

the CBO-Cannabis Building Overlay Zone.  The site currently consists of the Public Works Complex. 

 

5. The opinion of the Township Planner, as reflected in the Investigation Report, was that 

the Study Area meets the statutory criteria under Subparagraph H as an Area in Need of Redevelopment.  

Pursuant to the Investigation Report and expert testimony presented by Mr. O’Brien, the Board 

concludes that the designation of the Study Area is consistent with Smart Growth Planning Principles 

advocated pursuant to law or regulation.  In finding that the statutory criteria under (H) has been 

satisfied, the Board concludes that the current zoning and size of the property affords an opportunity to 

provide an economic benefit to the Township; the current DPW garage limits the opportunity for 

compact design; the site (contingent upon the availability of water and sewer) represents a site available 

for a variety of housing options; potential redevelopment of the site will reduce the need for further 

development of environmentally sensitive areas; future development of the site would be predictably 

fair and cost effective based on its current development; and otherwise would represent an opportunity 

for community and stakeholder collaboration.  All of the above is more particularly detailed on Pages 9 

to 11 of the Investigation Report.  It was the conclusion of Mr. O’Brien at the public hearing and as set 

forth in the Investigation Report that the subject parcel meets the redevelopment criteria as a non-

condemnation redevelopment.   
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 6. At the conclusion of the public hearing, the Board voted to make a recommendation to 

the Township Committee that, in accordance with N.J.S.A. 40A:12A-6, the Board does recommend that 

the delineated Study Area qualifies as an Area in Need of Redevelopment. 

 NOW, THEREFORE, BE IT RESOLVED BY THE LAND USE BOARD OF THE TOWNSHIP OF OXFORD: 

 1. A recommendation is hereby made to the Township Committee that the Study Area, as 

defined in the Investigation Report, qualifies as an Area of Need of Redevelopment pursuant to the 

statutory criteria (non-condemnation).  

We hereby certify this to be a true and complete copy of a Resolution adopted by the Land Use Board of 

the Township of Oxford on the 21st day of November, 2024.  

 
A motion to was made by Mr.  to approve Resolution 2024-10, seconded by Mrs. Koufodontes 
 

 
Ayes 8, Nays 0, Abstain 0, Absent 0 

Motion carried. 
Completeness Hearing: 
 
Mayor Norton & Linda Koufodontes recused themselves from the SHRI Completeness hearing 
 
This is for completeness only report dated 11/18/24. 
 
Mr. Rodrigues applicant’s attorney and Mr. Nusser applicant’s engineer are in attendance 
 
Bryce Good – Townships of Oxfords engineer went over his seconded completeness report dated 
11/18/24. He discussed in detail the variance, preliminary, and the final site plan of his report. 
 
Mr. Good discuss the preliminary items 1-18 and Final Site Plan items 19-34 of his report. The 
applicates professional will respond to these at their public hearing. 
 
Mr. Good listed a few of the items on his report. 

- #1 North arrow 
- #5 sight triangles 
- #6 based on the lighting plan 
- #7 construction of over 10,000 layouts should be reviewed by the Fire Chief 
- #8 Width of fire isle  
- #9 exceeding the maximum permitted grade 
- #10 off-street parking 
- #11 slope stabilization 
- #12 trash enclosure for Buildings 1 & 2 
- #13 location of building, drainage, and parking areas within 200ft of lot 
- #16 easement from the proposed entrance/exit 
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- #17 requested from providing plans and profiles of streets within 500ft 
- #31 requested from providing the location, size and nature of all curbs, sidewalks, driveway, 

fences, retaining walls and parking layout within 100 ft. 
- #34 Will serve letters 
- #36 fire prevention measures on the site plan 
- #38 complete list of site improvements with quantities 
- #39 copies of outside agency approvals 

 
Should the land use board agree with our report and the various comments and waivers we can deem 
the preliminary and final site plan complete. 
 
A motion to grant the waivers for SHRI Application and deem the application complete was made by Mr. 
Weiss, seconded by Mr. Ischinger 

 
Ayes 7, Nays 0, Abstain 2, Absent 3  

Motion carried. 
 
Mr. Schneider stated that the engineer Mr. Nusser for the SHRI project can answer any question down 
the hall in a conference room. 
 
 
Discussion: 
 
Re-Exam Master Plan 
 
Mr. Tim O’Brien Township of Oxford Planner stated that all notices to the appropriate parties and the 
newspaper have been done. 
 
Mr. O’Brien went over the report in it detail and covered the Goals & Objectives, Major problems and 
objectives identified, Significant changes and challenges and Recommendations. 
 
The recommendations of the report # 1-7 are as follows:  

- In July of 2021 the township added Cannabis the business overlay zone – this can generate 
additional income to Oxford 

- Utilization of electric vehicles 
- Buildout of nonresidential properties 
- Current decline in Recreational facilities we need to build up the recreational areas we do 

have in place at the Furnace Lake 
- The township of Oxford needs to protect local Historical assets. 
- Encourage the sensible expansion of the townships economic base and develop those areas 
- Development of additional parking and trail access thru funding to provide residents access 

to preserved areas within the township 
 
This concludes my report and recommendations. Mr. O’Brien fielded questions from the board member. 
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Mr. Ott asked about EV’s could this be a revenue stream. 
 
Mr. O’Brian asked about the lack of recreational facilities and preserving what we have. 
 
Mr. Ischinger opened up the public comment. 
 
No Public Comment 
 
A motion to approve as presented the Re-exam Master Plan subject to comments made tonight and 
revise report was made by Mr. Ott, seconded by Mr. Ischinger 
 

Ayes 9, Nays 0, Abstain 0, Absent 3  
Motion carried. 

 
 
Subdivision of Block 1.01 Lot 3.03: 
 
Mr. Wenner on behalf of the township is here to discuss a minor subdivision of the property known as 
the Mine Property. Mr. Wenner went on to state that this property is oddly shaped as you can see on 
the courtesy copy, I have provided to the Land Use Board. We are proposing 2 parcels Lots 3.04 and 3.06. 
I am here to obtain formal subdivision approval. Mr. Finellis office prepared the description and map of 
the property. 
 
A motion was made by Mr. Ischinger and seconded by Mrs. Koufodontes to approve the subdivision pf 
Bl 1.01 L 3.03 

Ayes 9, Nays 0, Abstain 0, Absent 3 
Motion carried. 

PUBLIC COMMENT:  
   
  No public comment  
 
 
EXECUTIVE SESSION:  

 
VOUCHERS:  
 

A motion was made by Mr. Ischinger and seconded by Mrs. Koufodontes to pay the Vouchers for the 
Land Use Board. 

Ayes 9, Nays 0, Abstain 0, Absent 3 
Motion carried. 

 
 

ADJOURNMENT:  
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A motion was made by Mr. Ott and seconded by Mr. Ischinger with no further business before the board 
and no public comment offered the meeting was adjourned at 8:43 pm. 
 
 
Respectfully Submitted, 
 
Lee L. Geller, Secretary 


