
A D V E RT I S E M E N T

Home > News > Spring Lake Heights

Council introduces new ordinance for B-3
zone
Original, new ordinances to be discussed at Aug. 19 meeting
By Haley Behre

SPRING LAKE HEIGHTS — The governing body introduced a new ordinance that could change a part of Route 71
to a commercial zone at Monday evening’s council meeting.

The council approved the ordinance’s introduction 3-2, with council members Christopher Tienken and Thomas
Vorbach as the no votes, after they discussed the changes to a recent ordinance that was tabled.
Councilwoman Patricia Cindea was absent from the meeting.

THE ORDINANCES

The original ordinance that was tabled earlier this month would rezone properties along the west side of Route
71 between Allaire Road and Pitney Drive to strictly commercial use. The lots are currently split-zoned, with
the front 150 feet designed as a B-2 commercial zone and the remainder in the R-5 residential zone. The
ordinance was tabled so the governing body could consider alternatives after many residents and several
council members spoke out against the proposed ordinance.

If approved, this area would be a B-3 zone, which is strictly for commercial use.

Under a B-3 zone, there are more than 30 permitted uses, including book, stationary
or gift shops, florist shops, jewelry stores, toy stores, and delicatessen and eating
establishments [sit-down only].

The original ordinance had been discussed in the borough for months.

The new ordinance, which was introduced on Monday evening, is essentially the same
ordinance as the original one, but has a few modifications, according to borough
administrator Jay Delaney.

These changes include removing the St. Stephen’s green Publick House property, on Route 71, from the area
being rezoned, changing the setbacks in the proposed zone and including rain gardens as a stormwater
management system, Mr. Delaney said.

The new proposed front yard setback is 20 feet from the property line, as opposed to the original 15 feet, and
the rear setback is 30 feet from the property line, as opposed to the original 20 feet.

“I don’t know if it satisfies all of the concerns that were raised, but I believe it reflects the discussion and
public comments that were received at the last meeting,” Mr. Delaney said.

COUNCIL MEMBERS' INPUT

Councilman Richard Diver said for him, “the issue has always been one of controlling what can happen there. If
it is left in its current state, we don’t have control.”

He continued, “we can actually do something that preserves a great deal for the most amount of people.”

For that reason, the council needs to move ahead and make a decision “before decisions are made for us,” the
councilman said.
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Councilwoman Sara King said she hopes “we can work together on this and we can come to a resolve that
everyone is at least going to be able to live with.”

Councilmen Tienken and Vorbach, both of whom voted against the ordinance, believe there are alternatives

Councilman Tienken said another concern, besides the buffer zone, is the traffic, and the potential noise
associated with it, on Route 71. Traffic is already an issue on Route 71.

For that reason, using the area for retail businesses is an issue in a B-3 zone, the councilman said.

An alternative, according to the councilman, is approving the area as a B-1 zone.

A B-1 zone permits banks, fiduciary institutions, business and professional offices, medical centers, municipal
facilities and essential services.

Having the area as a B-1 zone could work because there would be more professional offices, according to
Councilman Tienken, which could limit traffic to 8 a.m. and 5 p.m. There would be no “constant in and out,”
he said.

“I think we might be able to potentially find some common ground in a B-1 zoning,” he said.

The councilman said he is also in favor of purchasing a 30-foot green space in the back to create a buffer for
the residents who would like a buffer.

The councilman said he could also support that area being a residential one.

“Residential would be my preference,” he said, but since the area is already a commercial zone, B-1 would
make sense in terms of controlling traffic and giving the borough some control over the land. A B-1 zone would
also have a smaller footprint, he said.

During the meeting, the councilman also questioned whether the borough wanted to create a B-3 zone, since it
does not currently exist in the town.

He said a B-1 zone exists in the town already, so it makes sense to continue the zone already in town.

Councilman Vorbach agreed with Councilman Tienken.

He said a lighter footprint would be a compromise and would keep the town’s character as residential. By
lighter footprint, the councilman said he means the size of the establishment as well as the types of operations
permitted.

A B-1 zone with augmented setbacks could be a compromise and something people can live with, the
councilman said.

After listening to residents’ comments, Councilman Vorbach said he thinks a B-3 zone is “the wrong way to go.”

Councilman Diver said the concern with a B-1 zone is that when people bought the properties as a B-2 zone,
they had a certain value.

“B-3 keeps them with their value. B-1 could dramatically reduce their value,” he said.

Councilman Diver said his concern is the price value of homes, and what that price value could do for
surrounding residents.

“That’s a very large concern for me,” Councilman Diver said.

As far as the businesses are concerned, the councilman said, most businesses would operate 7 a.m. to 8 p.m.,
depending on the type of business, and that is light commercial use.
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Also, he said, if the area was turned into a residential one, there could be 60 homes there, which, if there are
two cars per home, equates to 120 cars parked in that area.

So, in terms of traffic flow, that is a concern since there is only one way in and out, and that is on Route 71,
Councilman Diver said, noting that might not be the best use of the area.

The councilman then reiterated a sentiment made earlier in the meeting, and urged his fellow council
members to come to a decision.

He said the council has made movement on the issue, but Councilman Diver is concerned “that our constant
inaction can cause us to really shoot ourselves in the foot.”

Prior to making a motion to introduce the new ordinance, Councilwoman King said the main issue is that the
area in question is already commercial, so the borough is mainly talking about the back portion of the area.

The council ultimately voted in favor, 3-2, for introducing the ordinance.

Both ordinances will be presented at the Aug. 19 council meeting.
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