
FREDON TOWNSHIP PLANNING BOARD 
RESOLUTION MEMORIALIZING THE GRANT  

OF MINOR SUBDIVISION APPROVAL 
AND CERTAIN BULK VARIANCES  
SOUGHT ANCILLARY THERETO, 

SUBJECT TO CERTAIN CONDITIONS, TO 
APPLICATION NO. 2011-400 

GEORGE J. SELLA, JR.  
 (BLOCK 801, LOT 32.03) 

 
WHEREAS, application having been made by application form dated January 29, 2014, by 
George J. Sella, Jr., who resides at 340 Ridge Road, P.O. Box 397, Newton (Fredon Township), 
New Jersey 07860, to the Fredon Township Planning Board, seeking the classification as a minor 
subdivision and the approval thereof and the grant of certain bulk variances sought ancillary 
thereto pursuant to N.J.S.A. 40:55D-70(c.)(1), (2), with respect to certain property owned by the 
applicant and his wife, Janet Sella, said property known and designated Block 801, Lot 32.03, on 
the Fredon Township Tax Map, said property having frontage upon, existing driveway access to 
and located on the northwesterly side of Ridge Road, also known as Sussex County Route 519, 
and said property being located with the RA Residential Agricultural Zone District; and, 
 
WHEREAS, in support of the application for classification and approval of a minor subdivision, 
and the grant of certain bulk variances sought ancillary thereto, the applicant having submitted a 
certain plat entitled:  Minor Subdivision Plat, Block 801, Lot 32.03, Township of Fredon, Sussex 
County, New Jersey, said plat prepared by Michael A. Catalano, P.L.S. of Newton, New Jersey, 
said plat dated January 7, 2014, being constituted of five (5) sheets, inclusive of the title sheet, 
and bearing a latest revision date of January 7, 2014; and, 
 
WHEREAS, in further support of the application, the applicant having submitted the following 
documentation: 
 

• A completed Application for Subdivision 
• A completed checklist Form A: General Requirements for All Applications 
• A completed checklist Form C: Minor Subdivision Application 
• A completed checklist Form H:  Variance Application 

 
WHEREAS, David B., Simmons, Jr., P.E., L.S., C.M.E., the Fredon Township Planning Board 
engineer, having reviewed the application and rendered a report thereon dated March 10, 2014; 
and, 
 
WHEREAS, Eileen F. Banayra, P.P., the Planning Board’s professional planning consultant, 
having reviewed the report and issued a memorandum thereon dated March 17, 2014; and, 
 
WHEREAS, a hearing was held upon the application at the regular meeting of the Fredon 
Township Planning Board convened on March 17, 2014, at which applicant, George J. Sella, Jr.,  
appeared as did Michael A. Catalano, P.L.S., the applicant’s professional land surveyor and the 
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applicant having been represented by counsel, to wit, Christopher D. Quinn, Esq. of the firm of 
Morris, Downing and Sherred, LLP of Newton, NJ ; and,  
 
WHEREAS, the Board having determined, based upon the review of proof of service and proof 
of publication conducted by its secretary, that the applicant had provided proper, timely and 
adequate notice of the land development application submitted to the Board by having published, 
once, in the official newspaper of the Township of Fredon and by having provided, by certified 
mail, return receipt requested, notice to all property owners located within 200 feet of the subject 
property and to other persons and entities required to be provided with notice thereof, and, 
consequently, the Board was vested with jurisdiction to hear the application and take Official 
Action with respect thereto; and,  
 
WHEREAS, Lyn Paul Aaroe, Esq., the Planning Board attorney, having also reviewed the form 
of notice for continuing sufficiency, given an issue raised by Mr. Simmons in his March 10, 
2014, report (relating to the correct zone district designation and the currently required minimum 
lot size) and having issued a report thereon dated March 11, 2014; and, 
 
WHEREAS, no objectors or other parties interested in the application appeared before the Board 
at the noticed public hearing held thereon at its regular meeting convened on March 17, 2014, 
nor were any communications by or on behalf of any such objectors or interested parties received 
by the Board; and,  
 
WHEREAS, as a result of the application made to it; the Board’s review of the plats submitted 
in support thereof; the Board’s review of the March 10, 2014 report of David B. Simmons, Jr., 
P.E., the Planning Board engineer; the Board’s review of the March 17, 2014 report of Eileen F. 
Banyra, P.P., the Planning Board professional planning consultant and the public hearing held 
thereon at the regular meeting convened on March 17, 2014, all as aforesaid,  the Board does 
herewith describe the application for minor subdivision approval and the bulk variance relief 
sought thereto particularly as follows which it herewith deems to be its combined basic Findings 
of  Fact and Ultimate Conclusions Based Thereon:  
 

1. The applicant is George J. Sella, Jr., who resides at 340 Ridge Road, P.O. Box 
397, Newton (Fredon Township), New Jersey 07860.  

 
2. The property which is the subject of the application, and which is owned by the 

applicant and his wife, Janet Sella, is known and designated as Block 801, Lot 
32.03, on the Fredon Township Tax Map.    

 
3. The subject property has frontage upon, existing driveway access to and is located 

on the northwesterly side of Ridge Road, also known as Sussex County Route 
519. 
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4. The subject property known and designated as Block 801,  Lot 32.03 on the 
Fredon Township Tax Map and contains a total area of 162.228 acres. 

 
5. The subject property is proposed to be subdivided into two (2) new lots and a 

remainder. 
 

6. Particularly, it is proposed to create one (1) new lot, designated on Sheet 2 (of 5) 
of the subdivision plat as Proposed Lot which is located along the frontage of the 
subject property on Ridge Road and adjacent to existing Lot 31, owned by 
Douglas R. White.   

 
7. That proposed lot contains an existing dwelling house and is intended to be 

subdivided into a parcel containing an area of 1.300 acres or 56,626 sq. ft. 
 

8. The second proposed new lot, also known as Proposed Lot on the subdivision 
plat, is contiguous to the northeasterly side of the 1.300 acre lot and will contain 
an area of 8.200 acres or 357,175 sq. ft. 

 
9. The second Proposed Lot (containing an area of 8.200 acres) is presently 

improved with two (2) separate dwelling houses, an in-ground swimming pool, a 
greenhouse, a cabana, a garage and a paved driveway. 

 
10. The parcel remaining after subdivision of the two (2) new proposed lots will 

continue to be known as Block 801, Lot 32.03, and will contain an area of 
152.729 acres (6,652,854 sq. ft.).  

 
11. The subject property has been proposed by the applicant and approved by Sussex 

County and the State Agricultural Development Committee (SADC) for farmland 
preservation. 

 
12. Specifically, the property to be placed into permanent farmland preservation is 

remainder Lot 32.03 containing an area of 152.729 acres. 
 

13. The applicant has sought and was approved for a non-severable exception parcel 
with respect to which the farmland preservation development limitations will not 
apply, thereby making the parcel a candidate for improvement by a single-family 
dwelling house if the applicant (or any future owners) so desire. 

 
14. Specifically, the applicant has proposed the non-severable exception to be a 

rectangular parcel located 228.49 feet on a course of North 53 degrees, 35 
minutes, 36 seconds East from the northerly corner of Lot 32.14 (Heidi 
Corporation n/f). 
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15. The non-severable exception will have a width 125.00 feet, a depth of 348.48 feet 
and will contain an area of 1.000 acres or 43,560 sq. ft. 

 
16. The non-severable exception parcel (1.000 acres) has had the soils tested and 

results submitted which confirm the candidacy of the parcel for construction of an 
on-site septic disposal system in support of a possible future dwelling house. 

 
17. The following bulk variance relief has been sought: 

 
• For the proposed 1.300 acre parcel: minimum lot area, the minimum 

required lot area in the RA Residential-Agricultural Zone District being 14 
acres; minimum required (250 ft. diameter) lot circle; minimum lot width, 
measured at the setback line, 250 feet required, 225 feet (by scale) 
proposed and with respect to lot width, measured at the right-of-way line, 
250 feet required and 195.46 ft. proposed. 

 
• For proposed 8.2 acre lot: minimum area (8.2 acres proposed, 14 acres 

required); front yard setback, 100 feet required, 80.3 feet with respect to 
House No. 1/ 83.3 feet with respect to House No.2 and 77.3 feet with 
respect to garage; minimum rear yard setback, 100 feet required, House 
No. 1 having a rear yard setback of 51.0 feet, House No. 2 having a rear 
yard setback of 60 feet and the greenhouse having a rear yard setback of 
30 feet; and side yard setback, a minimum side yard setback of 50 feet 
required and House No. 2 having a side yard setback of 30 feet. 

 
18. No new construction is proposed as a result of this subdivision application, 

merely the separation of the improved parcels (the 1.300  acre road frontage 
parcel and the 8.200 acre road front parcel from remainder Lot 32.03 (152.729 
acres)) and the reservation of a 1.00 acre non-severable exception in order to 
enable the remainder to be placed in farmland preservation.  

 
19. The Board has determined that the minor subdivision application meets the intent 

and purpose of the Fredon Township Land Subdivision Ordinance and the intent 
and purpose of the Fredon Township Zoning Ordinance, despite the non-
conformities of the two (2) proposed new lots. 

 
20. Particularly, the Board finds that it is overwhelmingly in the best interests of the 

Township of Fredon, in particular, and the County of Sussex, in general, for this 
152.729 acre parcel to be placed in farmland preservation and that the subdivision 
of the proposed new lots (1.300 acres and 8.200 acres), although non-conforming 
as set forth hereinabove, merely represents the establishment of lot lines (the 
proposed new subdivision lines) in locations that have already attended, by 
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previous and present use, occupancy and possession, the existing improved 
parcels for decades, last past. 

 
21. Additionally, the  Planning Board does herewith adopt, as its Findings of Fact and 

Conclusions Based Thereon, the opinion of Eileen F. Banyra, P.P, the Board’s 
planning consultant, as set forth in her March 17, 2014, report to the effect that:   

 
While there are multiple variances requested, two new lots created, and a 
changed “parent” lot, the change is imperceptible as there are no 
physical changes identified to the property as a result of the subdivision. 
The buildings and farm infrastructure exist and the variances requested 
are a result of the pre-existing conditions and an attempt to parse the 
structures into regularly configured lots.  The maintenance of the historic 
layout of farm buildings, which helps to maintain the rural character of 
the community, is a significant benefit of the proposal.  Additionally and 
more importantly, the preservation of the parent/remaining lot of 152.7 
acres which is or will be placed into farmland protection, affords many 
benefits to the community as identified in both the Master Plan and Zoning 
Ordinance. 

 
NOW, THEREFORE, BE IT RESOLVED, by the Planning Board of the Township of Fredon 
that, as a result of the application made to it; the review thereof conducted by the Board’s 
engineer, the Board’s attorney and the Board’s professional planner and the public hearing held 
thereon at the regular meeting convened on March 17, 2014, all as aforesaid, the following 
OFFICIAL ACTION is taken with respect thereto: 
 

1. APPLICATION NO. 2011-400 being the application of GEORGE J. SELLA, 
JR., with respect to property owned by the applicant and his wife, Janet Sella, 
said property known and designated as Block 801, Lot 32.03, on the Fredon 
Township Tax Map, said parcel containing an area, prior to subdivision, of 
162.228 acres proposing one (1) lot contain an area of 1.300 acres; a second lot 
contain an area of 8.200 acres; and a remainder containing an area of 152.729 
acres, subject to a 1.000 acre non-severable exception, BE and same is herewith 
GRANTED MINOR SUBDIVISION APPROVAL. 

 
2. The BULK VARIANCE relief sough pursuant to N.J.S.A. 40:55D-70(c.)(1), (2) 

with respect to the proposed 1.300 acre new lot and the proposed 8.200 acre new 
lot, as more specifically set forth in Paragraph 17 hereinabove, BE, and same is 
herewith GRANTED. 

 
 

3. VARIANCE RELIEF, BE and same is herewith GRANTED with respect to the 
requirement of the Zoning Ordinance that each proposed newly subdivided lot be 
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served by an individual on-site well, in favor of the applicant’s proposal to 
continue the existing common use of one well serving the subject properties. 

 
4. The foregoing Official Action is taken, subject to full compliance by the applicant 

with the following terms and conditions: 
 

a. The applicant shall comply with and satisfy any previously 
unaddressed/unsatisfied comments contained in the March 10, 2014 report 
of David B. Simmons, Jr., P.E., the Fredon Township Planning Board 
engineer.  

 
 b. The applicant shall provide proof of the payment of all real estate taxes 

and assessments due on the subject property through the second quarter of 
2014. 

 
c. The applicant shall provide proof of the approval of the subdivision 

application by the Sussex County Planning Board. 
 

d. The applicant shall prepare and submit to the Planning Board engineer and 
Planning Board attorney for their review and approval, a common 
driveway use and maintenance agreement with respect to the driveway 
access proposed to the new lots and remainder (the non-severable 
exemption). 

 
e. The applicant shall, within one hundred ninety (190) days of the date of 

adoption of this memorializing Resolution, perfect the subdivision 
approval herewith memorialized by preparation of and submission to the  
Planning Board engineer and Planning Board attorney, deeds accurately 
describing, by metes and bounds, the proposed new lots and remainder.  
Said deeds shall be subject to the review and approval of the Board 
engineer and Board attorney and, upon approval thereof, shall be signed 
by the Chairman and Secretary of the Board and shall be recorded in the 
Sussex County Clerk’s Office and proof of such recording submitted to 
the Board Secretary for the files.   
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     FREDON TOWNSHIP PLANNING BOARD 
 
 
     _______________________________________ 
     WAYNE MILLER, CHAIRMAN 
 
 
     _______________________________________ 
     LORI SCHUTTE, SECRETARY 
 
 
I hereby certify the foregoing Resolution to be a true and complete memorialization of the 
Official Action taken by the Fredon Township Planning Board at its regular meeting held on 
March 17, 2014, by a motion and vote as follows:   
 
 
MOTION TO GRANT MINOR SUBDIVISION APPROVAL, THE BULK VARIANCE 
RELIEF SOUGHT WITH RESPECT TO THE TWO (2) NEW LOTS AND THE 
VARIANCE RELIEF SOUGHT WITH RESPECT TO THE COMMON WELL, 
SUBJECT TO CERTAIN CONDITIONS, TO APPLICATION NO. 2011-400 GEORGE J. 
SELLA, JR., (BLOCK 801, LOT 32.03). 
 
 
IN FAVOR: Chairman Miller, Mr. Richardson, Mayor Lazzaro, Mr. Palombi,  

Mr. Haff, Mr. Masi, Mrs. Prommel, Mr. Rome. 
 
OPPOSED:  None. 
 
 
ABSTAIN:  Mr. Boland. 
 
  
      ATTEST: 
 
 
      _________________________________________ 
      LORI SCHUTTE, SECRETARY 
 
Revised:  May 20, 2014 as to adding “acre” on Page 5, Paragraph 1. 
Dated:  May 19, 2014 
FTPB:  SellaGrantMinorSubApprovalandBulkVarRelief.Reso 










































