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WARREN COUNTY PLANNING BOARD
AGENDA
Monday, October 27, 2025
6:00 p.m.

In-Person
 and Via Electronic Communication for Public Viewing/Listening only


CALL TO ORDER

INTRODUCTORY STATEMENT:  
Adequate notice of this meeting has been given in accordance with the Open Public Meetings Act by forwarding a notice of the date, time and location of the meeting to THE STAR-LEDGER, THE DAILY RECORD and the Warren County Clerk. The meetings will be conducted in person.  The public may attend the meeting in person or view the meeting virtually through electronic communications equipment to preserve the health, safety and welfare of the public in conformance with N.J.S.A. 10:4-6, et seq. [the Open Public Meetings Act]. Public comments may be made in person at the time of the meeting or submitted in advance by email or written letter.   Formal action will be taken.  

The public is invited to attend this meeting via Vimeo:


Planning Board Meeting link Below:

https://vimeo.com/event/5003690/e49465aabf


SWEARING IN OF MEMBERS


ROLL CALL

SALUTE TO THE FLAG 

APPROVAL OF MINUTES OF PREVIOUS MEETING(S)

· September 22nd, 2025

PUBLIC COMMENTS 

CORRESPONDENCE: 
· Correspondence Received September 23rd – October 21st 
· Development Review Committee October 7th minutes
· Warren County Agriculture Development Board Minutes 

DIRECTOR’S REPORT
· Director’s Report September-October

COMMITTEE REPORTS

LIAISON REPORTS

OLD BUSINESS

NEW BUSINESS
· Resolution to Planning Board bylaws
· Land development standards modernization project
[bookmark: _GoBack]
OTHER BUSINESS

PUBLIC COMMENTS

ADJOURNMENT




Members Who Do Not Plan To Attend the Meeting
Please Notify the Planning Department









Minutes


The regular meeting of the Warren County Planning Board was held on September 22, 2025 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 6:00.

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
Gerald Norton
David Smith
Alternate Present: 		Terry Urfer
Also Present: 			Ryan P. Conklin, Planning Director
Krishna R. Jhaveri, Esq.

SALUTE TO THE FLAG

MINUTES
The minutes of July 28th, 2025 were approved on a motion by Mr. Smith, seconded by Mr. Baker. Motion carried with Mr. Urfer abstaining. 

PUBLIC COMMENT

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

Mr. Conklin stated that the Planning Department received a copy of the New Jersey Planner for August-September. 
A correction to the date will be made to the correspondence sent out to the Planning Board for this meeting.

DIRECTOR’S REPORT
Mr. Conklin stated representatives from the Planning Department will meet with the New Jersey Department of Transportation to discuss a transportation alternatives grant for enhancing the Morris Canal trail. Mr. Conklin stated the Planning Department is in the process of finishing the permitting for another TAP project, six trail segments.
Mr. Conklin stated that the NJ Department of Environmental Protection will introduce legislation requiring large food waste distributors to report the amount of waste produced. This would necessitate an amendment to the Solid Waste Management Plan.
Mr. Conklin stated that the organization Fair Share Housing filed a suit against Washington Borough because they felt they did not provide adequate affordable housing provisions in their housing plan. The municipality is compliant with the Highlands regulations. 
Mr. Urfer stated that Hope is compliant with the Highlands RMP, but is also being sued by Fair Share Housing over their housing plan.

COMMITTEE REPORTS

LIAISON REPORT

OLD BUSINESS

NEW BUSINESS
Mr. Conklin addressed the proposed changes to the bylaws. These changes include notices for Planning Board meetings only being posted online, and not in the Star Ledger. Mr. Urfer passed a motion to propose adopting the changes at the next meeting in October. 6 board members will need to be present at the next meeting to adopt the changes.
Nominations for chair and vice chair will also need to take place at the next planning board meeting. 
Mr. Conklin gave a presentation on the recently completed Local Safety Action Plan. He explained that the main goal is zero deaths or serious injuries by 2050. Adopting this plan would open up the county to SS4A funding. Mr. Urfer made a motion to present the LSAP to the commissioners for endorsement at a future meeting. Mr. Baker seconded the motion, and all were in favor. There was additional discussion of road safety measures, including widening yellow lines. Mr. Urfer suggested that the plan include methods for the county and municipalities to slow traffic.
Mr. Conklin stated that an Open Space and Recreation Plan is being developed. This is a requirement for the Parks and Recreation Department that will be established. Mr. Conklin suggested that 2-3 Planning Board members should to serve as a steering committee, along with representatives from the Board of Recreation Commissioners.
Mr. Conklin presented on the GIS hub that is being developed by the Planning Department. Mr. Urfer suggested that a video, or series of videos, be developed to teach people how to use the hub. Mr. Conklin stated that these will be created. 

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 6:37 on a motion by Mr. Urfer, seconded by Mr. Baker. Motion carried.



Successfully submitted,
Max Carlson, Recording Secretary






Correspondence Received September 17th, 2025 – October 20th 

Date Received                                            Subject 

September 19th, 2025                                   Washington Twp. Notice that there will be a public hearing with the Washington Land Use Board concerning a property owned by Tenleytown Holdings, LLC. The board adopted a resolution granting the applicant preliminary and final site plan approval with d(1) use variance and bulk variance relief to act as a manufacturing facility for its related company Messinas. The property is located at Block 15, Lot 10.02. 
September 22nd, 2025	Alpha Boro Notice that there will be a public hearing for David Mancinelli to request a variance to install a fence at his property at 881 Sigsbee Avenue. The hearing will be held on October 15th at 7 p.m.
September 22nd, 2025	Blairstown Twp. Notice that Jonathan Jarrett is applying to the NJDEP Land Use Regulation Program for a Freshwater Wetlands Absence/Presence-Letter of Interpretation and a Flood Hazard Area Verification for the property located at Block 2203, Lot 2. 
September 24th, 2025	Frelinghuysen Twp. Notice that the Frelinghuysen Township Committee adopted ordinance #2025-06 on September 17, 2025, which revised their land development ordinance. 
September 25th, 2025	Frelinghuysen Twp. Notice that the Frelinghuysen Township Committee adopted ordinance #2025-06 on September 17, 2025, which revised their land development ordinance. 
September 26th, 2025 	Frelinghuysen Twp. Notice that the Frelinghuysen Township Committee adopted ordinance #2025-04 has been amended. Critical Area Composite and Target Farms maps are also attached. 
October 2nd, 2025 	Pohatcong Twp. Route 12 Wash & Gas Inc is applying for a site plan approval with bulk variance relief for their property located at Block 3, Lot 2. A public hearing will be held on Tuesday, October 14 in the Pohatcong Municipal Building. 
October 6th, 2025 	Blairstown Notice that the Blairstown Land Use Board has scheduled a public hearing for the Master Plan Reexamination Report on October 20th. The reexamination was also sent.  
October 7th, 2025 	Blairstown Received another copy of the notice for the public hearing concerning the Master Plan Reexamination report and another copy of the report. 
October 10th, 2025 	Knowlton Twp. Notice that Mclain has applied for a freshwater permit from the NJDEP for the property at Block 68 Lot 11. A GP 25 permit is required due to a malfunctioning septic. 
October 10th, 2025 	Allamuchy Notice that Ida Machuca has applied for a use variance for the property located at Block 501 Lot 2. The property would have uses as the existing single family dwelling and a new use as a baseball training facility. The applicant is also seeking a short-term use variance for a gun club to practice in the barn on the property.
October 14th, 2025	Phillipsburg Notice that Green Property Management Group, LLC has applied for bulk variance relief for the property located at Block 100 Lot 10. They will construct a cannabis facility. A public hearing will be held on Wednesday, October 22nd.
October 14th, 2025	Liberty Twp. Notice that Liberty Township amended the township code by replacing chapter 87A “Stormwater Control.”
October 14th, 2025	Mansfield Twp. Notice that Daniel and Susan Van Luvender have applied for a variance to construct a pool house on the property located at Block 1805 Lot 7. 
October 20th, 2025	Knowlton Twp. Notice that DeRoche Truck Covers & Tarps is applying for a Freshwater Wetlands Absence/Presence-Letter of Interpretation from the NJDEP. The property is located at Block 12, Lots 7, 8, and 9. 
October 20th, 2025	Hope Twp. Notice of an application for a freshwater wetlands permit from the NJDEP for the property located at 11 Dogwood Road, Hope Township (Block 1600 Lot 2200). 
October 20th, 2025	Washington Twp. Notices about an application for a Feshwater Wetlands Letter of Interpretation and a Flood Hazard Area Verification for the property located at Lot 17, Block 27. 























WARREN COUNTY PLANNING BOARD
165 County Road 519, South
Belvidere, NJ  07823-1949

RESOLUTION

RESOLUTION ADOPTING REVISIONS TO THE WARREN COUNTY PLANNING BOARD BYLAWS

WHEREAS, the bylaws of the Warren County Planning Board were last amended on November 27, 2023; and

WHEREAS, according to the current bylaws, they may be amended by a two-thirds (6) vote of the entire membership at the next regular meeting following the meeting at which the proposed amendments were presented; and

WHEREAS, at the October 27th, 2025 Planning Board meeting amendments to the bylaws were presented to the Planning Board for revisions under:

A. Article IV Election of Officers Section 1- delete the phrase “by the Nominating Committee or”;

B. Article IV Election of Officers Section 4- delete “Officers shall hold office for not more than two (2) consecutive terms; 

C. Article V Section I- revise the second sentence to read “Meetings shall be noticed in accordance with Open Public Meetings Act (N.J.S.A. 10:4-6 to 21) and posted on the Warren County Website.  

D. Article V Section III- will read “Additional meetings shall be called by the Chairman at his or her own initiative or at the written request of three (3) Board members. The written request must explain the proposed agenda topics Written notice of such meeting shall be given by the 4 Planning Director or his designee in accordance with Open Public Meetings Act (N.J.S.A.10:4-6 to 21), and posted on the County website). 

E. Article VII section 6- Add “The Committee shall elect a Chair and Vice-Chair at its first meeting of the year. The Planning Department shall provide for the recording of minutes.” The phrase “County Engineer or Assistant County Engineer shall act as the Committee Chair” will be deleted. 

F. Article VII section 6- Revise to read that Development Review Committee meetings will “be held at 10:00 am on the first and third Tuesdays of the month or as determined at the Board’s annual reorganization meeting.”

G. Article VII section 7 will be deleted. 

H. Article VII (formerly Article VII) - The section prohibiting Morris Canal Committee members from serving on the County Planning Board will be deleted. 

I. Article VII (formerly Article VII) - Will clarify that members of the Warren Heritage Scenic Byway Committee can also serve on the County Planning Board.

J. Article VII (formerly Article VII) - the section explaining that the Board of Recreation Commissioners does not have provisions for including voting or non-voting members of the County Planning Board will be deleted.

K. Article VII (formerly Article VII) - the Lackawanna Cutoff Passenger Rail Restoration Project will be deleted. 

NOW, THEREFORE BE IT RESOLVED that the Warren County Planning Board hereby approves the amended bylaws last revised November 27th, 2023.

BE IT FURTHER RESOLVED, that the Bylaws shall become effective upon the adoption of a revision to the Development Review Regulations and upon approval of the Board of County Commissioners. 

ROLL CALL:
 
Mr. Baker –                           Mr. Gleba –                        Mr. Kern -               Ms. Ciesla - 
Mr. Norton –                         Mr. Piazza –                       Mr. Sarnoski –        Mr. Smith – 
Mr. Hopkins (alt. 2) –            Mr. Urfer – (alt. 1) –          Mr. Moench - 

	I hereby certify the above to be a true copy of a resolution adopted by the Warren County Planning Board on the date above mentioned.

                                                                                                                                 _________ Secretary
	Adam Baker
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