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Overview
This report is prepared in support of a land use application filed by applicant John Larick to operate
a transportation business that provides local and long-distance vehicle hauling services on property
located at 310 Stickles Pond Road and identified on the tax rolls as Block 151 Lot 19.
The property is locally familiar as a former farmer’s market which has been closed for many years.
The lot area comprises approximately 8.9 acres and the site presently consists of a gravel parking
area near Stickles Pond Road, dilapidated buildings, and woodland to the rear (north).
The proposed development consists of a business office and storage of business-related vehicles,
such as car carriers and flat-bed trucks. The business generally caters to “snowbirds”, customers
who reside in Florida during the winter months and want to have their cars transported south.
Photographs of the site and a concept development plan are appended. All existing structures are
to be removed and a new building will be constructed (1-story, 10,079 square feet) along with a
29-car parking lot and storage capacity for 11 car-carriers, 3 flatbeds, and 35 customer cars.
The office hours will be 9am to 6pm weekdays and the business will have 21 employees (7 office
staff, 8 overroad drivers, 2 flatbed drivers, and 4 mechanics). The business will include an ancillary
auto service component for repairs and maintenance of its fleet.

Zoning Considerations
The site is in the BPO/R/A zone (Business Professional Office/Residential/Airport). Permitted
principal uses include business offices, administrative offices, banks, restaurants, and catering
facilities. Permitted accessory uses include those that are customarily incidental to a principal use.
Pursuant to §190-21, outdoor storage is permitted in the side yards and/or rear yards. According
to §190-21, outdoor storage includes “materials, equipment, and vehicles (including tractor
trailers, mason dump trucks, roll-off containers, shipping containers, etc.).”
The proposed use is substantially similar to permitted uses in that it involves a business office and
outdoor storage of business-related vehicles in the side and rear yards. The concept plan indicates
compliance with all the bulk requirements of the zone, notably lot coverage and setbacks.
The application seeks bifurcated use relief since “commercial motor vehicle operations” are not
expressly permitted in the zone, nor anywhere in the municipality. A “commercial motor vehicle
operation” is defined as:
COMMERCIAL MOTOR VEHICLE OPERATION
Any facility or property used primarily for the dispatching, garaging, servicing or
maintaining of any truck registered at a gross weight in excess of 6,000 pounds, omnibus,
tractor, trailer, semitrailer, pole trailer, or any vehicle registered in this state engaged in
commerce which is now or hereafter subject to regulation and licenses by the Interstate
Commerce Commission, the Bureau of Motor Carrier Safety of the Federal Highway
Administration or the New Jersey Division of Motor Vehicles, provided that any such
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operation shall be limited to a maximum of 50 truck or trailer-type units and a maximum
of 100 trailer-type units. The temporary storage of freight or cargo consistent with and
ancillary to an operation shall be permitted. The storage of any other freight or cargo is
prohibited.
As part of the use relief, the application seeks accessory use relief for the auto repair component,
which is not expressly permitted in the BPO/R/A zone. Since the application seeks bifurcated
relief, site plan approval is deferred at this time.

Planning Justifications for Use Relief
Land use planning operates within a legal framework. The statute recognizes that land use is not
meant to be rigid and inflexible and gives zoning boards authority to grant “adjustments” if specific
criteria are met. This application sustains the statutory positive and negative criteria for use relief
as established by N.J.S.A. 40:55D-70.d.(1) and Medici v. BPR Co., 107 N.J. 1 (1987).
The statutory positive criteria are met for the following special reasons:
•

The project promotes the general welfare because the site is particularly suited for the use,
by virtue of its condition and context. The site is exceptionally spacious with a lot area that
is nearly five (5) times greater than the zoning minimum. This provides the site with ample
capacity to accommodate the business operations in a safe, efficient, and well-organized
manner along with adequate screening and buffering around the entire perimeter of the site.
The site is located by Route 206, a major transportation artery which provides excellent
connectivity to the regional highway network.

•

The project promotes a desirable visual environment. The design intent is to provide
abundant landscaping throughout the site, with particular emphasis on the Stickles Pond
Road frontage. Presently the frontage contains sparse landscaping and an unsightly gravel
parking area near the road. The overall appearance of the site is in poor condition and the
design intent is to keep the new building and parking away from the road and keep the
storage area behind the building and screened from all sides. The proposed development
will improve the visual appearance of the site and its relationship to neighboring properties.

•

The project promotes efficient land use and variety of land uses in appropriate locations.
The project will put underutilized commercial land back into productive, functional use
and reverse the longstanding continued stagnation with site revitalization. The proposal
advances a core planning principle to provide for a variety of commercial uses in the
interest of serving the public, generating jobs and economic development, and maintaining
a stable ratable base. The use is appropriately located based on the suitability reasons set
forth above.

•

The project promotes fundamental purposes of zoning in the land use law. For all the
reasons set forth above, the project advances the fundamental purposes of zoning in the
land use law at N.J.S.A. 40:55D-2, especially purposes “a”, “g”, “i”, and “m”.
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The statutory negative criteria are satisfied because relief can be granted without substantial
detriment to the public. The site is designed to operate in an organized, safe, and efficient manner,
with minimal if any negative impacts on adjacent properties. The building is centrally located on
the site, remote from residences to the north and south. The adjacent land uses include a container
storage facility to the east and commercial properties on Route 206 to the west. The site will be
well-buffered on all sides.
The storage yard will have limited usage as it is essential to the business that its fleet and drivers
are on the road, not on the site. According to the applicant, during a typical week there will be two
or three transport vehicles in the yard as most drivers prefer to park their vehicles at their homes.
And according to the applicant, customer cars for transport from New Jersey to Florida will
typically be on the lot for no more than three days. This is based on the current business operations
in Rockaway. The auto service component will be limited to minor repairs and maintenance.
The statutory negative criteria are also satisfied because relief can be granted without substantial
impairment to the zone plan. The intent of the BPO/R/A zone is commerce-oriented, and the
project provides a business use that is akin to other business uses that are permitted in the zone. It
contains a business office and outdoor storage of business-related vehicles in the side and rear
yards. The degree of departure from the zone scheme is not substantial. As noted, the concept plan
indicates compliance with all the bulk requirements of the zone, notably lot coverage and setbacks.
The omission of the use from the zone can be reconciled by the nature of the use, which is
specialized and not common. Given the low intensity nature of the use, it is not the type of
commercial motor vehicle operation that the zone plan may seek to prohibit. The transport vehicles
are of extremely high-end quality and are not like typical tractor-trailer trucks. The project is not
substantially inconsistent with the Andover Township Master Plan. In recent re-examination
reports in 2010 and 2011 there were recommendations for greater variety of permitted uses in
nonresidential zones.

Conclusion
The application will revitalize a longstanding underutilized commercial site with a viable lowimpact business use and significant landscaping to improve the aesthetic quality of the site. The
project will have a positive influence on the area with minimal, if any, negative effects. For all the
reasons set forth in this report, the statutory criteria for grant of use relief are met, and approval is
warranted.
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Figure 1 – Aerial drone view of subject site looking north– taken by John McDonough Associates on October 11, 2021

Figure 2 – Aerial drone view of subject site looking north– taken by John McDonough Associates on October 11, 2021
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Figure 3 - Aerial drone view of subject site looking west – taken by John McDonough Associates on October 11, 2021

Figure 4 - Aerial drone view of subject site looking east – taken by John McDonough Associates on October 11, 2021
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Figure 5 - Aerial drone view of subject site from overhead – taken by John McDonough Associates on October 11, 2021

Figure 6 – Aerial drone view of subject site looking east – taken by John McDonough Associates on October 11, 2021
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Figure 7 – Concept plan by Daniel Davies PE, CME principal of Davies Engineering, LLC
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Qualifications of Preparer
John McDonough Associates, LLC is a land use planning and landscape architecture consulting
firm with office location in Parsippany, New Jersey.
John McDonough, LA, PP, AICP is a licensed professional planner and landscape architect in
the State of New Jersey. Both licenses are current and in good standing. He is also a member of
the American Institute of Certified Planners.
All licenses have been obtained through requisite showing of educational and experience
requirements and passing of license examinations (none have been achieved through reciprocity).
All licenses have been maintained through participation in mandatory continuing education
courses.
Mr. McDonough has been practicing as a land use consultant for over 30 years. He has been
recognized as an expert in land use matters before hundreds of boards and commissions
throughout the State of New Jersey, and in Superior Courts.
He has been a regular speaker at the League of Municipalities annual conference and at Rutgers
University Bloustein School of Planning and Public Policy.
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