
JOINT LAND USE BOARD OF THE BOROUGH OF STRATFORD

RESOLUTION NO._2026:14

CONCERNING THE APPLICATION OF

TIANGANG ZHUANG

FOR AMEDNED MINOR SITE PLAN APPROVAL

WHEREAS, Tiangang Zhuang (the "Applicant"), has applied to the Joint Land Use

Board of the Borough of Stratford (the "Board") for Amended Minor Site Plan Approval for

property located at One Colby Avenue, known as Block 3, Lot 1 (the "Property") on the Official

Tax Map of the Borough of Stratford, for the purpose of making changes to a previously

approved site plan for the conversion of a vacant office building into twenty (20) 1-bedroom

affordable apartments for United States Military Service Veterans; and

WHEREAS, as memorialized by Resolution No. 2018:01, adopted on March 22, 2018,

the Board granted Use Variance and Minor Site Plan approval on February 22, 2018 for said

affordable apartment use on the Property; and

WHEREAS, the Application for Amended Minor Site Plan approval was

complete by the Board on April 23, 2026; and

deemed

WHEREAS, a Public Hearing to consider the Application was held by the Board on

April 23, 2026, after appropriate public and personal notice was provided to all property owners

within 200 feet of the Property and published in the Official Newspaper of the Borough, as

required by the land development regulations of the Borough of Stratford and the statutes of the

State of New Jersey; and

WHEREAS, the Applicant presented evidence to the Board through testimony, plans and

other evidence; and

WHEREAS, the following Exhibits were introduced by the Applicant during the

23, 2026 Public Hearing:

A-1 Aerial photograph of Property and neighborhood;

A-2 Landscape Plan Rendering; and

A-3 Interior Floor Plan; and

April

WHEREAS, the Board after carefully considering the evidence presented by the

Applicant in support the Application for Amended Minor Site Plan approval, and after the



ZHUANG - NO.

meeting was opened to the public for their questions, comments and input, has made the

following findings of fact:

1. The Applicant is the owner of the Property, approximately 47,000 square feet in

area, located at One Colby Avenue within the Borough's Office ("O") Zoning District. The

Property is improved with a 11,370 square foot building, bituminous parking lot and

miscellaneous site improvements.

2. The Board previously granted Use Variance and Minor Site Plan approvals to a

prior applicant to develop the Property into twenty (20) 1-bedroom affordable apartment units

for United States Military Service Veterans and their spouses or civil union partners.

3. The Applicant is proposing to make changes to the previously approved site plan

for the affordable housing use and has submitted the following to the Board:

4.

5.

a.

b.

с.

Borough of Stratford Joint Land Use Application and Site Plan Checklist;

Application Transmittal Letter, prepared by Christopher Morris, PE, ARH

Associates, dated March 16, 2026; and

Amended Minor Site Plan for Colby Avenue Apartments, prepared by

Christopher W. Morris, PE, dated 06/11/18, revised 03/06/26 (11 sheets);

The taxes on the Property are current or exempt.

The Applicant has paid and/or posted all required fees and agreed to keep the

review escrow current.

6. Proper notice of the application for Amended Minor Site Plan approval has been

given, based upon the certified list from the Office of the Stratford Tax Assessor.

7. The Applicant is proposing the following changes to the previously approved

minor site plan:

a.

b.

c.

d.

Utilization of the building's existing sanitary sewer connection which ties

into the existing Colby Avenue infrastructure rather than the installation of

a new main;

Retention of existing concrete walk to the rear of building and not removal

of same;

Removal and reduction of proposed landscaping;

Retention of existing pylon sign; and
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e. Installation of trash enclosure on existing asphalt behind a privacy fence,

leaving existing asphalt as is.

8. The Applicant was represented at the April 23, 2026 Public Hearing by Danielle

N. Kinback, Esquire, of Prime Tuvel and Miceli, with Carolyn Feigin, PE, appearing as the

Applicant's Professional Engineer, being duly sworn, qualified and recognized as an expert

witness in support of the Application.

9. Ms. Kinback made the following representations to the Board and interested

members of the public during the April 23, 2026 Public Hearing:

a.

b.

C.

d.

e.

f.

8

h.

The property is located in the "O" Office Zone and received Use Variance

and Site Plan approvals in 2018 to convert the vacant office building to 20

Veteran's apartments;

The underlining zoning has not been changed since the 2018 grant of the

use variance and minor site plan approvals;

The Property is included in the Borough's 4th Round Affordable Housing

Plan, as adopted by the Board this evening and provides 20 credits towards

the Borough's affordable housing obligations;

The Property is also identified in the Borough's April 9, 2026 Settlement

Agreement with Fair Share Housing Center for twenty (20) affordable

units to be developed on the Property;

The Borough issued construction permits in 2022 with the Applicant

commencing construction thereafter;

Due to the passage of time, the increase in cost of materials, and other

changes in the conditions on site, the Applicant is seeking to modify some

of the components and conditions of the prior minor site plan approval;

The Board Engineer determined that the Applicant's proposed changes to

the prior site plan proposed were beyond what could be either

administratively approved or approved as field changes and informed the

Applicant that the requested changes be presented to the Board; and

The New Jersey Fair Housing Act and COAH Regulations require the

Borough and the Board to eliminate any cost-generative requirements on

affordable housing; and
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i.

10. Ms.

Public Hearing:

a.

b.

c.

d.

e.

f.

g.

h.

i.

The apartments are not furnished nor is the Applicant providing seating

for the reconfigured congregation area.

Feigin provided the following sworn testimony during the April 23, 2026

She is the Applicant's Professional Engineer with Adams Rehmann and

Heggan Associates;

The Applicant is not requesting changes to the approved affordable

apartment use, only changes to the site plan for the use;

She described the Property and the prior site plan approval to convert the

office building into twenty (20) affordable apartment units for military

veterans;

The Applicant, after commencing interior improvements, recognized the

extent of the improvements required by minor site plan approval and is

now proposing to reduce/modify some of the site improvements shown

on the approved minor site plan;

The biggest change proposed by the Applicant is to utilize the existing

sanitary lateral that runs behind the rear of the building rather than

installing a new sanitary sewer main. The gallons per day for the twenty

(20) apartments was recalculated and it was determined that the existing

sewer line has the required capacity to serve the 20 apartment units;

The utilization of the existing sanitary sewer line will allow the Applicant

to keep a majority of the concrete in the back of the building, a savings to

the Applicant;

The only exception of concrete removal is the easterly corner of the

building due to providing ADA access to the two (2) apartment that have

rear door access;

The other 18 apartments, the laundry room and office have access from

the front of the building;

Other changes from the original approved plans proposed by the Applicant

include elimination of the flagpole; retaining, but resurfacing, the existing

pylon sign; and reducing the amount of landscaping for the site;
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