
Minutes 

 

 

The regular meeting of the Warren County Planning Board was held on December 16, 2024 in person and 

using Webex and conducted through electronic communications equipment to preserve the health, safety 

and welfare of the public conformance with N.J.S.A. 10:4-6, et seq. [the Open Public Meetings Acts]. Mr. 

Norton called the meeting to order at 6 p.m. 

 

 

Warren County Planning Board 

 

An announcement was read as required by the Open Public Meetings Act, N.J.S.A. 10:4-6 to 10:4-21. 

 

Roll Call 

 

Present:    Adam Baker 

    William Gleba, County Engineer 

    Nichole Meuse (Remotely) 

    Laurel Napolitani 

    Gerald Norton 

    David A. Smith 

Alternate Present: 

Also Present:   David K. Dech, Planning Director 

    Ryan P. Conklin, Asst. Planning Director 

    Matthew Moench, Planning Board Attorney 

 

SALUTE TO THE FLAG 

 

MINUTES 

The minutes of October 28, 2024 were approved on a motion by Ms. Napolitani, seconded by Mr. Baker. 

Motion carried with Mr. Gleba abstaining.  

 

PUBLIC COMMENT 

 

Noted for the record. There were no members of the public in attendance. 

 

 



 

DIRECTOR’S REPORT 

9. I-80 Rockfall Project/S Turns/Retaining Wall 

 

Mr. Dech added an additional comment, stating that the construction for the retaining wall project has 

been delayed from FY2025 to FY2026. He added that the reason for the delay is that the NJDOT is 

working to get their final environmental permits, etc. 

 

13. County Complete Streets Policy and Plan (NJTPA Subregional Study Program) 

 

Mr. Dech stated that during the Complete Streets meeting [on November 14th], five case studies were 

identified within the County, which are Willow Grove Street in Hackettstown, 519/620 through White 

Township and Belvidere, CR 632 in Washington Township, CR 643 in Asbury, and South Main Street in 

Phillipsburg. He continued, stating that these areas were chosen to give a better idea of how a Complete 

Streets program can be implemented, and that County Roads were chosen because they fall under County 

jurisdiction.  

 

Mr. Conklin stated that the next meeting would be held in February and that there would also be several 

public outreach meetings in February and March. He also stated that he was trying to coordinate a joint 

meeting with the Local Safety Action Plan as a public workshop, and that it would be publicized soon. 

 

19. Economic Development Council 

 

Mr. Conklin stated that the Planning Department met with the EDC and that the Highlands Council is 

doing significant work toward economic development. He stated that the Highlands has hired a marketing 

firm to help identify a marketing strategy for the Highlands Region as a whole. Mr. Conklin stated that 

the hope for this effort is a grant funding program, which would potentially be released in 2025 and 

would be available to public entities as well as DMOs. He stated that the Highlands Council is currently 

preparing to launch a Direct Marketing Organization for the Highlands Region as a whole, similar to what 

has been done in the past with the Pocono Mountains region. Mr. Conklin stated that he would relay more 

information following the release of the grant. 

 

NEW BUSINESS 

 State Plan Preliminary Release and Next Steps 

 

Mr. Conklin displayed a presentation on the screen entitled, “NJ State Plan and the Cross-

Acceptance Process”. Mr. Conklin began the presentation by announcing the release of the State 

Plan, stating that the next step in the process would be Cross-Acceptance. He stated that 

correspondence was sent to the Mayors, Municipal Clerks, Land Use Board Secretaries, and the 

Planning Board.  

 

Mr. Conklin gave a brief overview of the State Plan, noting that the last release of the State Plan 

was in 2001, and that it was released by the New Jersey Office of Planning Advocacy. Next, he 

discussed the 2025-2035 Affordable Housing/School-Age Children Memo, noting that the 

document is still in-progress and that the Planning Department wanted to share the preliminary 



findings because the timeline for this round of affordable housing is short. Mr. Conklin gave a 

brief history on affordable housing, noting that it was the direct result of poor comprehensive 

planning initiatives and exclusionary zoning practices within the town of Mt. Laurel, NJ. 

 

Mr. Conklin stated that the current affordable housing obligation requires 3,544 to be created 

between 2025 and 2035. He explained that when the affordable housing units are created, they are 

part of inclusionary developments which are typically built on a 4:1 ratio alongside market-rate 

units, which means that 14,176 market-rate units would be built, bringing the total to 17,720 units 

countywide. 

 

Mr. Conklin briefly reviewed the number of housing units that have been authorized over the past 

five years within the County; 962, which includes 535 one and two-family units, 422 multifamily 

units, and 5 mixed use units. Next, Mr. Conklin provided an estimation as to the number of 

school age children that would be introduced to Warren County schools: 3,657. Based on the 

annual cost per child, which is $20,031.00, the budget increase for the school systems would total 

$61,034.457.00. 

 

Mr. Norton inquired about the studies that were used for the analysis.  

 

Mr. Conklin stated that two Rutgers studies were used, one being on rental units, the other on 

owner-occupied units. He noted that regardless of the analysis, the financial impact would be 

significant because it will also require infrastructure improvements including water, sewer, and 

roads.  

 

Mr. Conklin reviewed the COAH Compliance Schedule, noting certain deadlines for 

municipalities throughout the process. He offered guidance directed at municipalities in terms of 

coming up with affordable housing numbers that could realistically work for them. 

 

Attorney Moench shared his insight on making appeals to the State regarding affordable housing 

numbers, noting that one of the arguments being made is the formula being used by the State is 

arbitrary and has included buildable land that is later determined to be unbuildable.  

 

 Planning Board and Development Review Committee Schedule 

 

Mr. Dech stated that the proposed schedule for 2025-January 2026 contains Planning Board dates 

which continue to reflect the fourth Monday of every month, with adjustments made for 

Memorial Day and Christmas Day. He noted that for Development Review Committee meetings, 

we currently do not have access to the lower-level meeting room, which means that they would 

now either be held in the lower-level conference room or in the upper-level Commissioner’s 

meeting room.  

 

OTHER BUSINESS 

 

PUBLIC COMMENTS 



Noted for the record. There were no members of the public in attendance. 

 

ADJOURNMENT 

 

There being no further business, the meeting was adjourned at 6:59 p.m. on a motion by Mr. Baker, 

seconded by Mr. Smith. Motion carried. 

 

 

 

 

Respectfully Submitted, 

 

 

Andrea Franks, Recording Secretary 

 

 

 

 

 

 

 


