Minutes
The regular meeting of the Warren County Planning Board was held on Monday, December 20, 2021 in person

and using WebEx and conducted through electronic communications equipment to facilitate public comment.
Chairwoman Deborah Pasquarelli called the meeting to order at 8:07 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 G. Gleba, County Engineer
James Kern, Commissioner Director
Gerald Norton
Deborah A. Pasquarelli
Jason Sarnoski, Commissioner Deputy Director
David A. Smith

Alternate Present: Terry Urfer, Alternate 1

Also Present: Matthew Moench, County Planning Board Attorney
David K. Dech, Planning Director
Albert Krouse, Senior Planner

SALUTE TO THE FLAG

MINUTES

The minutes of the November 22, 2021 meeting were approved on a motion by Mr. Smith, seconded by Mr. Baker.
Motion carried with Mr. Kern abstaining.

PUBLIC COMMENT
The public comment portion of the meeting was opened on a motion by Mr. Norton, seconded by Mr. Baker.
With no one coming forth to address the Board, the public comment portion of the meeting was closed on a

motion by Mr. Norton, seconded by Mr. Baker. Motion carried.

SUBDIVISION & SITE PLAN REPORT

Subdivisions

21-015 (P) Belvidere Belvidere Urban Renewal, LLC
Site Plans

21-041-SP Belvidere Belvidere Urban Renewal, LLC
21-023-SP Hackettstown GTI New Jersey, LLC
21-046-SP Hackettstown Russo Acquisitions, LLC

21-037-SP Alpha 1603 Springtown, LLC



The Subdivision & Site Plan Report was accepted by the Board. Applications were acted upon as noted in the
attached report.

CORRESPONDENCE

o Agriculture Development Board — Minutes of October 21, 2021 — Included for the Board’s information.
o New Jersey Planner — September/October 2021 — Included for the Board’s information. Mr. Dech commented
on an interesting article on Electric Vehicle Ordinance & Incentives.

DIRECTOR’S REPORT
Director’s Report was included with the agenda packet. Items of discussion:

15a. EV Vehicles — Warren County is exploring the potential of purchasing electric vehicles and identifying
locations throughout the County for locations for charging stations. Depending on grant funding, there is a
possibility this will occur next year. Attorney Moench added that there is a lot of information about electric
vehicle requirements for Municipalities in the New Jersey Planner.

COMMITTEE REPORTS
None

LIAISON REPORT

None

OLD BUSINESS

o Meeting Format — Discussion took place where the processes and procedures in anticipation of the
reorganization meeting in January were reviewed. One item was changing the structure of the Development
Review Committee and procedures to return to the previous way it functioned as a Subcommittee of the
Planning Board with no more than four members being appointed by the Chair. Mr. Dech noted in the
Agenda packet a proposed revision to the bylaws with a markup copy where it deletes the language that
states that the Review Committee will meet in a public format and will instead return to a non-public setting.
The consensus was to move forward with that format. The Planning Board can approve the bylaws
amendment by resolution at the January 24" meeting.

Attorney Moench suggested that the Board consider not putting in a specific time for the Development
Review Committee meetings and striking that language from the bylaws. He noted that since it is not a
regularly noticed meeting, it is not necessary to have something in the bylaws regarding times and added
that if you mention the time in the bylaws, it takes away a level of flexibility to respond to the work load,
needs, and month by month variations of the complexity of the applications.

Commissioner Sarnoski suggested that the wording in the Planning Board meeting bylaws be amended as
well to promote more flexibility by not specifying a specific time. He asked if the bylaws can state that it is
by the Board’s approval as to when the Planning Board meetings are held.

In summary, Chairwoman Pasquarelli stated the proposal is to remove the meeting date and time from the
bylaws. Attorney Moench suggested wording to read “Regular meetings will be held at the dates, times and
locations as set forth by the Planning Board at its annual reorganization meeting in January”. Also
regarding the Development Review Committee meetings, language can read “Development Review
Committee meetings will be held prior to the regularly scheduled Board meetings at a time and day to be
determined monthly depending on the number and complexity of applications being considered by the
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Board for that month. To the extent that the Development Review Committee is unable to agree on a time
and day a meeting shall be set by the Chair.”

A motion was made by Mr. Norton, seconded by Mr. Baker to amend the bylaws relative to the
Development Review Committee and also the meeting dates and times as outlined by the attorney. Motion
carried.
Another topic for discussion was whether the meeting format should be virtual only, hybrid, or in-person
only. The recommendation was that the Board moves back to in-person only plus streaming which will
allow members of the public and Board Members to observe but not participate remotely.
Mr. Sarnoski made a motion, seconded by Mr. Norton to have the January meeting in person with public
participation and with live streaming without public or Board Member participation. Motion carried with
Chairwoman Pasquarelli and Mr. Smith opposing.

NEW BUSINESS

o Future Meeting Venue — It was noted that the Chair has the ability to call special meetings. If the Planning
Board anticipates a large gathering, an alternate venue may be used such as the Warren County Technical
School.

o Appoint Nominating Committee — Chairwoman Pasquarelli appointed the Nominating Committee for next
year to include Mr. Sarnoski, Mr. Smith, and Mr. Piazza. Mr. Sarnoski was designated as Chairman.

OTHER BUSINESS

None

PUBLIC COMMENTS

The public comment portion of the meeting was opened on a motion by Mr. Norton, seconded by Mr. Baker.
With no one else coming forth to address the Board, the public comment portion of the meeting was closed on a
motion by Mr. Baker, seconded by Mr. Norton. Motion carried.

ADJOURNMENT

There being no further business, the meeting was adjourned at 9:05 pm on a motion by Mr. Norton, seconded by
Mr. Baker. Motion carried.

Respectfully submitted,

Theresa Nicolls
Recording Secretary
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SUBDIVISIONS & SITE PLANS
December 20, 2021

SUBDIVISIONS

Minor subdivisions not located on a county road were reviewed by the Warren County Engineer’s
Office and the Warren County Planning Department on the below listed dates.

None

Subdivisions previously approved with conditions were submitted and approved on below listed dates.
None

The following subdivisions were previously approved with conditions on or before June 28, 2021.
Conditional approvals have now expired and the application is deemed disapproved pursuant to the
Warren County Development Review Regulations since the conditions have not been met.

None

NON COUNTY ROAD (MAJORYS)

The Non County Road Major Subdivision report was accepted on a motion by Mr. Smith, seconded by
Mr. Baker. Motion carried with Mr. Kern abstaining.

21-015 (P)

Belvidere Urban Renewal, LLC
Belvidere

Block 2, Lot 8

Manukachunk Road

Description: Non-County Road Preliminary Subdivision in Belvidere, Block 2 Lot 8 located on
Manukachunk Road. This is a residential subdivision for single and multi-family housing. Lot 8 is
37.72 acres. The project is proposing to create 118 lots. This is located in the Multi-Family Age
Targeted Work Force Housing District.

Approved with conditions:

1. Lot closures checks are needed for Block A, Lot 51 and Block 2, Lot 52 to ensure the
location of stormwater management basins lie entirely within the lots.

2. The perimeter “storm sewer easement” along the rear of the Block A lots need to specify the

similar widths of easement for the lots where applicable and note specifically that Lot 18 and
Lot 19 are variable width easements.
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Subdivisions/Site Plans 2 December 20, 2021

3. OnBlock A, Lot 51 the former lot line for Block 2, Lot 8.03 as shown on the Boundary
Survey should be labeled accordingly if remaining or note being consolidated as the case
may be.

4. The “Existing 15> Wide Utility Easement” traversing Lot 39, 40, 41 and 47 should have the
associated building setback lines truncated accordingly or note the extinguishment of the
easement.

5. Sight triangle easements and/or sight line easements at intersecting roadways and curves
shall be shown on the plan where applicable and per the site plan information noted.

6. The limits/extents of the “proposed 10’ wide water main easement” noted and partially
shown on the site plans will need to be shown in its entirety on the subdivision plan.

COMMENTS

1. Final major subdivision application/approval will be required.

2. The stormwater management plan and drainage design for the site will be reviewed under the
site plan application submitted.

NON COUNTY ROAD (MINOR)

None

COUNTY ROAD (MAJORS)

None

COUNTY ROAD (MINOR)

None
SITE PLANS

Site plans previously approved with conditions were submitted and approved on the following dates.
This report was noted and accepted by the Board.

21-028-SP  Phillipsburg PR Bridge 178 Phase 11 Owner Urban Renewal 12/07/21
21-002-SP  Washington Twp.  Asbury Farms Urban Renewal, LLC 12/17/21
The following site plans were previously approved with conditions on or before June 28, 2021. Conditional

approvals have now expired and the application is deemed disapproved pursuant to the Warren County
Development Review Regulations since the conditions have not been met.
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Subdivisions/Site Plans 3 December 20, 2021

None

NON COUNTY ROAD

The Non County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Mr.
Baker. Motion carried with Mr. Kern abstaining.

21-041-SP

Belvidere Urban Renewal, LLC

Belvidere

Block 2, Lot 8

Manukachunk Road, Wurts Avenue & Stadelman Avenue

Description: Non-County Road Preliminary/Final site plan in Belvidere, Block 2 Lot 8 located on
Manukachunk Road. This is a residential site plan for single and multi-family housing. Lot 8 is 37.72
acres. The project is proposing to construct 109 single-family houses and 92 townhouse units. This is
located in the Multi-Family Age Targeted Work Force Housing District.

Approved with conditions:

1. Inconsistencies between the Drainage Plan (Sheets C-11 to C-13) and the Profiles (Sheets C-30
to C-34) shall be corrected. Coordinate and revise accordingly.

2. Inconsistencies between Appendix H of the storm water management report and the Drainage
Plan (Sheets C-11 to C-13) shall be corrected. Coordinate and revise accordingly.

3. Flow arrows shall be provided on the Drainage Plan (Sheets C-11 to C-13) for clarity of the
direction of flow throughout the site.

4. Inconsistencies on the outlet control structures between the stormwater management report and
the Stormwater Details (Sheets C-37 to C-39) shall be corrected. Coordinate and revise
accordingly. Provide the invert elevations of the outlet control structures on the Drainage Plan
(Sheets C-11 to C-13).

5. The Drainage Plan (Sheet C-12) has information that is cut off from the plan. Revise to show the
necessary information.

6. On the Drainage Plan (Sheet C-12), contour 307 near Infiltration Basin C-2 is shown.
Clarification of the information is needed.

7. On each applicable plan sheet, the plan area needs to be identified in the key map for clarity
purposes. Key maps should be shaded by the area covered by each respective sheet.

8. Revise/correct the sheet title for plan sheet Profiles (Sheet C-30).
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Subdivisions/Site Plans 4 December 20, 2021

9. The previously approved site plan detailed a storm sewer drainage system traversing the
northern hillside, Adams Street and County Route #620 to an eventual discharge. An
explanation of the previously approved system to that now/proposed is needed.

10. Copies of the NRSC Detention Basin Summary Forms shall be submitted in accordance with
County stormwater review regulations.

11. The stormwater management plan, system, and maintenance responsibility for the subject
property need to be unconditionally approved by the Belvidere Planning Board. Confirmation of
the approval needs to be provided to the County.

12. Review of the additional traffic information reflects the previously approved site plan consisted
of 259 age restricted dwellings while the current plan proposing 201 age targeted dwellings,
however, the revised trip generations are noted to increase with an over estimation notation
provided. In order to clarify the inputs and study area of the report, a meeting with the County to
review the information, analysis and conclusions is needed. Any further analysis and findings
that may be required would need to be finalized prior to unconditional final approval.

13. Unconditional approval cannot be granted until the Preliminary Major Subdivision and Final
Major Subdivision are unconditionally approved. Once perfected, the subdivision, including all
easements, shall be reflected on the site plan.

COMMENTS

1. The detention basin berms may be considered a Class IV Dam under New Jersey Dam Safety
Standards. The applicant is hereby notified that Warren County will not accept responsibility for
the dam structure or the review of subsequent inspection reports; the responsibility for these items
must, therefore be assumed by the Municipality of the N.J.D.E.P.

COUNTY ROAD

The County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Mr. Baker.
Motion carried with Mr. Kern abstaining.

21-023-SP

GTI New Jersey, LLC
Hackettstown

Block 44, Lot 9

Bilby Road (CR 665)

Description: This is to utilize a vacant industrial building, known as NJ Wholesale Manufacturing
Facility used for cannabis, located on CR # 665 Bilby Road Hackettstown. The site is on Block 44 Lot
9 consisting of 14.89 acres. The existing building is 182,297 Square feet and has 17 new parking
spaces added for 150 total. This is in the LM zone.
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Subdivisions/Site Plans 5 December 20, 2021

Approved with conditions:

1. The trip generation submitted for the prior occupant, indicated to be similar to the proposed trip
generation, indicates a major driveway. The driveway classification shall be corrected from
“minor” to “major” on the plan in all applicable locations.

2. Improvements consistent with standard detail T6 for the major driveway access (stop sign, stop
bar, centerline striping, sight triangles, etc.) shall be shown and labeled on the plan.

3. The sight triangles are to be 30" x 100" measured along the road right-of-way lines. The County’s
standard sight triangle easement form is to be used. An 8 2” x 14” copy of the plan showing the
dedications shall be attached to the deed. A copy of the draft deed needs to be submitted to the
County Engineer’s Office for approval prior to recording. The deed is to be recorded and returned
to the Warren County Planning Department prior to approval.

4. Add a note to the plans that the sight lines are to be kept clear in accordance with County
standards.

5. The width of the driveway shall be dimensioned on the plans.

6. The stormwater management plan, system and maintenance responsibility for the site need to be
unconditionally approved by the Hackettstown Land Use Board. Confirmation of the approval
needs to be provided to the County.

COMMENTS

1. A Highway Access and Construction Permit will be required from the Warren County
Engineer’s Office for any work within the County Route #665 right of way.

2. A permit from the Warren County Shade Tree Commission will be needed for the removal of
any trees that are 8" or greater in diameter, within the County right-of-way.

The County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Mr. Norton.
Motion carried with Mr. Kern abstaining.

21-046-SP

Russo Acquisitions, LLC
Hackettstown

Block 45, Lots 1.01 & 2
Bilby Road (CR 665)

Description: County road site plan to construct six 4- story apartment buildings housing 275

residential units on a 14.16 acre site located on Block 45, Lot 1.01 and Lot 2 in Hackettstown. The site
in located on County Route 665 (Bilby Road). Proposed access to the project from Bilby Road is from
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Subdivisions/Site Plans 6 December 20, 2021

an existing driveway for an adjacent parcel located on Block 45 Lot 1, a medical arts center. The
proposed project will include 55 COAH units. Of the 275 apartments, there will be 173 one-bedroom
units, 90 two-bedroom units, and 12 three-bedroom units, as well as 7,580 square feet of interior
recreational room space. The project proposes 521 new parking spaces. The site is currently vacant
and is located in the HF Zone District — Health Facilities within the Planned Family Rental Overlay
District.

Disapproved for the following reasons:

1.

10.

11.

12.

A signed and sealed copy of the Topographic Survey prepared by Dykstra Associates dated
10/1/2021 referenced on Drawing No. EC-1 shall be submitted.

The previously approved site plans incorporated all prior review information on County Route
#665 (Bilby Road) which have not been reflected on the submitted plans. The site plans will
need to show the previous information in its entirety and coordinated with the more recent
survey now referenced.

In the Parking Summary on Drawing No. S-1, the total required parking for buildings 1, 2 and
3 (Lot 1.01) shall be verified.

Numerous inconsistencies exist between the drawing titles listed in the Index of Drawings on
the Cover Sheet and the actual titles of the plan sheets and shall be coordinated.

Show and label the existing sight line easement on Block 45, Lot 2.01 and reference the deed
book (2173) and page (83) on Drawing No. EC-1.

Notation for the wetland limit on Drawing No. EC-1 references “note #11”. Provide the
referenced note.

Existing features shown on the approved site plan are not shown on the amended site plan and
shall be shown and labeled (stop sign, utility poles, hydrant, etc.). A stop sign shall be provided
at the access driveway from County Route #665 in accordance with standard County Detail T6
if one does not currently exist.

Label Bilby Road as County Route #665 on all applicable plan views. Provide a label for the
centerline of the roadway and dimension the right of way.

The existing width of the County road pavement southwest of the driveway is shown and
dimensioned differently than on the approved site plan. Clarification is needed.

The right of way is shown differently than on the approved site plan. Clarification is needed.
Dimension the 2’ offset from existing pavement at the north end of the proposed widening.

Show the linework for the “Northwestern Bioretention Facility (NWBF)” or remove the label if
no longer applicable.
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Subdivisions/Site Plans 7 December 20, 2021

13.

14.

15.

16.

17.

18.

19.

20.

21.

Complete details/labeling shall be provided for the emergency access drive (paver type, access
width, bollards, spacing of bollards, etc.) on Drawing No. S-1 and all applicable plan views.

The proposed grading within the existing sight line easements and County right-of-way is not
acceptable and shall be addressed.

Proposed contours in the vicinity of the Southwestern Infiltration Facility (SWIF), Southern
Infiltration Facility (SIF) and northeast corner of the property shall be labeled and shall tie-in
to existing contours.

The following shall be addressed for the County roadway on Drawing No. U-1, Utility Plan:
a. Label the existing gas line.
b. Label and note the size of the existing water line. Show and label the existing hydrant
and show all proposed water valves.
c. Label the existing sanitary sewer, including size and material. The elevations provided
for the existing sanitary manholes differ from the approved site plan by varying
amounts. Clarification is needed.

Warren County Soil Conservation District shall be updated to Upper Delaware Conservation
District in all locations.

Centerline stationing shall be provided for the Bilby Road Roadway — Plan View detail on
Drawing No. D-3C and on all applicable plan views consistent with the centerline stationing on
the roadway profile.

Provide the lane widths and radii for the existing driveway access for comparison to County
standards.

Warren County standard detail Typical Trench Section — Paved Areas shall be added to the
plans.

The following shall be addressed on Drawing No. D-3E, Sight Line Profiles:

a. Note the driveway classification (major).

b. For the southerly sight line, the centerline of the roadway and right of way line are not
accurately depicted and shall be corrected. The sight line shall terminate in the center of
the approaching travel lane. Revise the sight line profile as needed.

C. At the driveway access, dimension the driver’s eye 8 feet from the stop bar or 28 feet
from the centerline of the roadway, whichever yields the greatest offset from the
centerline of the roadway.

d. The elevations provided for the sightline at the driveway are not consistent between the
two sightline profiles.

e. The final ground elevation and sightline elevation provided at the end of the north
sightline are not consistent with the 3.5 feet dimension shown.

f.  The spelling of sight line should be corrected in the legends.

S:\Shared1\Dev Rev\comments\2021\December 2021 Comment Report revised.doc



Subdivisions/Site Plans 8 December 20, 2021

22. The cross-sections provided for the County road do not correlate with the amended plan
submitted. Update accordingly and address overlapping text.

23. On Sheet L-1, Landscape Plan, show the proposed driveway sight lines for evaluation with the
proposed landscaping. Any existing trees or features that violate the existing sight easements or
fall within the sight line areas or sight triangles shall be noted to be removed.

24. The following needs to be addressed for the Utility Plan:

a. All text that is overlapped shall be moved to improve readability throughout the plan.

b. Text shown on the plans shall clearly point to what is being referenced to improve
readability.

c. Text for all structures (i.e. pipes, head walls, outlet structures, etc.) shall be labeled to
identify each respective structure. Furthermore, details shall be added to the plan for
each structure that is unidentified.

d. Inconsistencies between the Stormwater Management Report and the Utility Plan shall
be corrected.

e. Contour Lines on the plans shall clearly show the elevations, proposed and existing.

25. The Sanitary and Storm Profiles have not been updated to reflect the new Utility Plan
submitted. Coordinate and revise accordingly.

26. The stormwater management for the development needs to be unconditionally approved by the
Town of Hackettstown Planning Board. Written confirmation of the approval needs to be
provided to the County.

COMMENTS

1. A Highway Access and Construction Permit will be required from the Warren County Engineer’s
Office for any work within the County Route #665 right of way.

2. The retention basin berms may be considered a Class IV Dam under New Jersey Dam Safety
Standards. The applicant is hereby notified that Warren County will not accept responsibility for
the dam structures or the review of subsequent inspection reports; the responsibility for these
items must, therefore be assumed by the Municipality or the N.J.D.E.P.

3. Previous onsite work and activities on the property with direct access to County Route #665 is
noted to have been addressed. Direct access to the County roadway was closed off as
acknowledged by the former applicant’s notification email of December 22, 2020 and shall remain
in place.

4. Prior to commencement of any construction activities, the County will  need to review the
construction schedule with the applicant in order to address access and drainage concerns along
County Route #665.
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Subdivisions/Site Plans 9 December 20, 2021

5. The emergency access required by others along the frontage of County Route #665 is for police,
fire and emergency rescue service only, no exceptions.

The County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Mr. Baker.
Motion carried with Mr. Kern abstaining.

21-037-SP

1603 Springtown, LLC
Alpha Borough

Block 97, Lot 10
Springtown Road (CR 519)

Description: County Road preliminary/ final site plan, located on Springtown Road, CR# 519 in
Alpha. The site is on Block 97 Lot 10, lot size is 0.86 acres. Project is constructing a two-story office
building, 12,000 square feet and adding 39 new parking spaces. The site will have 30, 517 square feet
of impervious surface. The site is located in the B-3, professional office.

Disapproved for the following reasons:

1. Complete information for the County road shall be shown including centerline striping, widths,
labeling, etc. Existing features in the immediate surrounding need to be provided (ie.
driveways, County Route #641 intersection, utilities, etc.)

2. The centerline profile for County Route #519 (Springtown Road) shall be at a scale of
horizontal 1”’=20"/vertical 1”’=2" or horizontal 1”=30"/vertical 1”’=3" in accordance with
County standards.

3. The minor driveway access classification will require standard roadway widening in
accordance with County standards. Curbing along the lot frontage for drainage conveyance and
to define access locations shall be provided.

4.  County standard detail R3, 97x18” Concrete Vertical Curb, shall be provided on the plans. All
proposed curb within the County right of way shall be constructed according to this detail and
noted accordingly.

5.  Label the pavement radii for comparison to County standards. The return radii shall be fifteen
feet (15”) to twenty five feet (25°) in accordance with County standards.

6. A minimum of ten feet (10’) shall be provided from the end of the return radius and the
extension of the property line to the edge of the pavement.

7. One-way ingress and egress driveway accesses are limited to a width of 16 feet in accordance
with County standards.

8. Inlieu of driveway profiles, detailed spot elevations shall be provided at driveway accesses and
along the County roadway.
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Subdivisions/Site Plans 10 December 20, 2021

9. Driveway egress sight lines shall be shown on detail Landscape Plan for evaluation with the
proposed trees.

10. The 30mph speed limit noted for the south sight line is a school speed limit, however, 40mph is
the speed limit to be used in evaluating the minimum sight distance. The minimum sight line
distance and elevation to the south shall be evaluated and extended to 400 feet.

11. The driver’s eye at the driveway shall be from a point twenty eight feet (28’) from the
centerline of the County road or 8 feet from the edge of pavement or stop bar, whichever yields
the greatest offset from the centerline of the road. Revise the driver’s eye at the driveway
accordingly and provide the dimension. The sight lines shall extend to the center of each
approaching travel lane. Provide stationing along each sight line for evaluation with the sight
line profiles.

12. Profiles shall be provided along each sight line. Dimension the driver’s eye at the driveway and
approaching vehicles at 3.5 feet above the ground. At each 50 foot station, provide the
elevation of the ground and of the sight line.

13. A note within the Soil Erosion and Sediment Control Plan detail indicates the limit of
disturbance, which extends into the County right of way, coincides with the silt fence. It shall
be noted that no silt fence is to be constructed within the County right of way.

14. The stormwater management for the development needs to be unconditionally approved by the
Borough of Alpha Planning Board. Written confirmation of the approval needs to be provided
to the County.

COMMENTS

1. A Highway Access and Construction Permit will be required from the Warren County Engineer’s
Office for any work within the County Route #519 right of way.

2. A Highway Access and Construction Permit will be required from the Warren County Engineer’s
Office for any utility work within the County Route #519 right of way.

EXEMPT
None
TIME EXTENSIONS

None

TN
Proofread
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