
Minutes 

 

 

The regular meeting of the Development Review Committee was held on August 20, 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. 

Conklin called the meeting to order at 10:05 a.m. 

 

 

Development Review Committee 

 

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 

David Smith 

   William Gleba 

   Dave Dech 

 

Alternate Present: 

Also Present:  Ryan Conklin, Asst. Planning Director 

 

SALUTE TO THE FLAG 

 

MINUTES 

The minutes of May 7, 2024 were approved on a motion by Mr. Baker, seconded by Mr. Smith. Motion 

carried with none abstaining.  

 

 

PUBLIC COMMENT 

 

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

 

 

 

 



SUBDIVISION & SITE PLAN REPORT 

 

Subdivisions 

 

20-013   Franklin  Sara Pyskaty 

 

Site Plans 

None 

Combined Subdivisions & Site Plans 

24-001-CB  Independence  Hackettstown Municipal Utilities Authority 

 

Time Extensions 

22-010   Harmony  Harmony Plains Solar 1, LLC 

22-010-SP  Hackettstown  7 Route 57, LLC 

20-002-SP  White   Becrett of White Township 

 

 

The Subdivision, Site Plan and Time Extension report was accepted by the Board. Applications were 

acted on as noted in the attached report.  

 

Mr. Conklin stated that Comprehensive Complete Streets Plan is actively moving forward with several 

recent public outreach events.  The Warren Heritage Scenic Byway is being reactivated with a meeting to 

be scheduled in October. The Planning Department has a new hire a Senior Planner starts 8/22/2024. He 

stated that the department will start to work on the Strategic Growth Plan update in 2025. 

 

 

ADJOURNMENT 

 

There being no further business, the meeting was adjourned at 10:45 a.m. on a motion by Mr. Baker, 

seconded by Mr. Smith. Motion carried. 

 

 

 

 

Respectfully Submitted, 

 

 

Albert Krouse 

Senior Planner 
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 SUBDIVISIONS & SITE PLANS 

         August 20, 2024 

 

 

 

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. This report was noted and accepted by the Development Review Committee. 

 

23-007            Franklin                 Broadway Energy, LLC 6/18/24 

 

24-001            Franklin                 Broadway Energy, LLC 6/18/24 

 

The following subdivisions were previously approved with conditions on or before January 2, 2024. 

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 (MAJORS) 

 

None 

 

 

NON COUNTY ROAD (MINOR) 

 

None 

 

 

COUNTY ROAD (MAJORS)  

 

None 

 

 

COUNTY ROAD (MINOR) 

 

The County Road Minor Subdivision report was accepted on a motion by Dave Smith, seconded 

by Adam Baker. Motion carried.  
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20-013 

Sara Pyskaty 

Franklin 

Block 56, Lot 34 

Bloomsbury Road (CR 632) 

 

Description: CR minor subdivision on Bloomsbury Road (CR 632) in Franklin Township.  Site is 

on Block 56 Lot 36, 63.19 acres.  Proposed is a one lot subdivision with remainder.  New lot is 

34.02, 6.99 acres.  The site is being used as agricultural.  This in the Rural Conservation District. 

 

Disapproved for the following reasons: 

 

1. On each drawing, the revision block shall be revised to include all 

prior revisions as in prior submissions. 

 

2. As in prior submissions, complete information is needed in the 

driveway profile detail for the existing residential driveway to remain 

to demonstrate the driveway meets current County standards. Provide 

the station and elevation at the centerline of the roadway, edge of 

pavement and gutterline. Label the slope of the pavement between 

each of these locations and for a minimum of twenty five feet from 

the gutterline. 

 

3. As previously requested, complete metes and bounds for the right of 

way dedication shall be shown on the minor subdivision plat. 

Complete information for the right of way dedication, including 

labeling, the area and metes and bounds shall be provided on 

Drawing Nos. 3-6 of 24. 
 

4. For the existing driveway, minimum sight lines for a residential 

driveway shall be shown in plan view on the same drawing as the 

sight line profiles (Drawing No. 15) with the plan and profiles 

aligned vertically. Label the driveway location on the sight line 

profiles. There should be a common point at the driveway location on 

each sight line profile which is currently not shown.  Residential 

sight lines as currently shown in the sight line profile do not meet 

clearance requirements. The length and stationing of the sight lines in 

the plan view on Drawing Nos. 4-6 shall be revised to correspond to 

the residential sight line profiles. Since sight line clearance 

requirements for a minor driveway cannot be met, the driveway shall 

be deed-restricted to a residential driveway. 
 

5. For the proposed minor driveway, minimum sight lines for a minor 

driveway (474 feet) shall be shown in plan view on the same drawing 

as the sight line profiles (Drawing No. 14) with the plan and profiles 

aligned vertically. The sight line profiles shall be revised to reflect a 

minimum sight distance of 474 feet as in prior submissions. Label the 
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driveway location on the sight line profiles. There should be a 

common point at the driveway location on each sight line profile 

which is currently not shown.  The stationing along the sight lines in 

the plan view on Drawing 14 and Drawing Nos. 5-6 shall correspond 

to the sight line profiles. 
 

6. The following shall be addressed for the cross sections provided at 

twenty-five foot stations for the extents of the proposed County road 

widening: 

a. Provide an explanation as to why the existing and proposed 

pavement widths are different from previous submissions. 

b. At Stations 2+25, 2+50 and 2+75, dimension the edge of the 

proposed pavement from the centerline of the roadway. 

 

7. A copy of the complete draft deed and mapping for the right of way 

dedication for County Route #632 shall be submitted to the County 

for review prior to recording. The deed, legal descriptions, exhibit 

and minor subdivision plat all need to be coordinated. Provide an 

explanation as to why the proposed right of way dedication area is 

different than that of prior submissions. 

 

COMMENTS: 

 

  

C1. A Highway Access and Construction Permit will be required from 

the Warren County Engineer’s Office for any work within the County 

Route #632 right of way. 

 

A Highway Access and Construction Permit will be required from 

the Warren County Engineer’s Office for any work within the County 

Route #632 right of way for installation of the shade trees in 

accordance with the plans. 

 

C2. The proposed private well and septic for proposed Lot 34.02 will 

need to be approved by the Warren County Health Department. 

 

 

SITE PLANS 

 

Site plans previously approved with conditions were submitted and approved on the following 

dates. 

 

23-012-SP                Greenwich             Moore Energy Group 5/30/24 

 

22-007-SP                Pohatcong             Larken Associates, LLC 6/4/24 
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22-025-SP                Phillipsburg             Avantor Solar Project 6/18/24 

 

23-033-SP                Washington Twp.       Fred Beans 6/18/24 

 

The following site plans were previously approved with conditions on or before January 2, 2024. 

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. 

 

21-008-SP  Blairstown   Buck Hill Brewery & Restaurant 

 

22-031-SP  Washington Boro.  10 Brass Castle Road, LLC 

 

 

NON COUNTY ROAD  

 

None 

 

COUNTY ROAD  

 

None 

 

COMBINED SITE PLANS & SUBDIVISIONS 

 

NON COUNTY ROAD 

 

None 

 

COUNTY ROAD 

 

The County Road Site Plan report was accepted on a motion by Dave Smith, seconded by Adam 

Baker. Motion carried.  

 

24-001-CB 

Hackettstown Municipal Utilities Authority 

Independence 

Block 4, Lot 1.05, 28, 30 

Old Allamuchy Road (CR 654) 

 

Description: Combined Subdivision and site plan application on Block 4 Lot 1, Independence 

Township, located on Old Allamuchy Road CR 654.  Proposed is for a replacement of water 

storage tank and create a new lot for the tank, 0.918 acre site is presently owned by HMUA and 

County of Warren. In the R-2 Residential Zone. 

 

Disapproved for the following reasons: 
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1. On the submitted map entitled “HMUA – 1 MG Water Storage Tank 

Plan of Easement, Block 4 Lot 30, Township of Independence, Warren 

County, New Jersey” prepared by Mott Macdonald and dated 1/5/2023, 

the bearings of the four property lines for Block 4 Lot 1.05 are not 

consistent with the Green Acres Survey prepared by Keller & 

Kirkpatrick dated 05/21/2019, revised through 01/07/2020, and shall be 

coordinated. Provide a copy of the survey referenced in Survey Note 1. 

Indicate that Old Allamuchy Road is also known as County Route #654. 

 

2. The Index of Drawings shall be revised to include all drawings in the 

Preliminary and Final Site Plan. Drawing Nos. C111-C115 were 

submitted for review but are not included in the index. The title block of 

Drawing No. C107 notes “Sheet 1 of 2”. Sheet 2 of 2 was not included 

in the plan set. Please provide sheet 2 of 2 or correct the title block. 

 

3. Provide a copy of the surveys referenced in General Notes 43 and 44A 

on Drawing No. G002. 

 

4. On all applicable plan sheets, indicate that Old Allamuchy Road is also 

known as County Route #654. In the title block for Drawing Nos. C106 

and C111-C115, include County Route #654 under Old Allamuchy 

Road. 

 

5. Drawing No. C101 refers to plan sheet C105 for the location of Detail A. 

The location does not appear to be indicated on plan sheet C105. 

Clarification is needed. 

 

6. Numerous plan sheets, including C101-C104, show and label proposed 

property lines at the tank site location. The plan sheets shall be updated 

to reflect the subdivision of Block 4, Lot 1. 

 

7. The stormwater management plan and maintenance responsibility for the 

subject property need to be unconditionally approved by the Township 

of Independence Land Use Board.  Confirmation of the approval needs 

to be provided to the County. 

 

8. Clearly show and label the existing right of way line of County Route 

#654 on all applicable sheets and dimension it from the centerline of the 

roadway. 

 

9. The proposed right of way line shall be shown and dimensioned 33 feet 

from the centerline of the roadway and extend along the entire frontage. 

Complete information (labeling, metes and bounds, area) shall be 

provided on the plan for the proposed right of way dedication. 

 



Subdivisions/Site Plans 6 August 20, 2024 

 

 

S:\PLN\DevRev\CommentReports\2024\August\August 20, 2024 Revised Comment Report.doc 

10. A copy of the complete draft deed for the right of way dedication for 

County Route #654 shall be submitted to the County for review prior to 

recording.  An 8 ½” x 14” copy of the plan (to scale, signed and sealed) 

showing the dedication shall be attached.  The deed is to be recorded and 

returned to the Warren County Planning Department prior to approval. 

 

11. The driveway shall provide for a turn around area completely outside the 

County right of way. 

 

12. The detail Concrete Driveway - Slab shall not be used within the right of 

way. An asphalt driveway detail conforming to County standards shall 

be provided for use within the right of way. All applicable plan sheets 

shall be updated accordingly. 

 

13. For the access driveway profile, the detail shall be to a scale of 

horizontal 1”=20’/vertical 1”=2’ or horizontal 1”=30’/Vertical 1”=3’ in 

accordance with County standards. The station and elevation shall be 

provided at the edge of pavement, gutterline and at a distance 25 feet 

from the gutterline and the slopes labeled. The slope of the driveway 

from the edge of the County road pavement to the gutter line shall be 

two percent (2%) to four percent (4%). 

 

14. The following shall be addressed for the driveway access to County 

Route #654: 

A. The driveway shall intersect the County road at an angle as near 

ninety degrees as site conditions will permit and in no case shall 

be less than seventy five degrees in accordance with County 

standards. 

B. Dimension the lane widths and pavement radii for comparison to 

County standards. The driveway shall have two twelve feet (12’) 

wide lanes and fifteen feet (15’) to twenty five feet (25’) radii. 

The required width shall be provided for a minimum of fifty feet 

(50’) from the edge of the County road pavement. 

C. Label the 24” wide white stop bar. 

D. Show and label two 4” wide yellow centerlines, (50 lf 

minimum). 

 

15. In note 1 on Drawing No. C115, revise “speed limit” to “statutory speed 

limit”. 

 

16. For both sight line profiles, the object height shall be revised to 3.5 feet 

and the sight lines updated accordingly. 

 

17. On Drawing No. C502, the detail Warren County Pavement Restoration 

Detail shall be revised as follows: 

a. For the surface course, 1 ½” shall be revised to 2”. 



Subdivisions/Site Plans 7 August 20, 2024 

 

 

S:\PLN\DevRev\CommentReports\2024\August\August 20, 2024 Revised Comment Report.doc 

b. For the base course, the thickness shall be noted to be 6” 

minimum. 

c. For the pavement at each side of the trench, note that the edge is 

to be sawcut. 

d. Provide a 12” dimension between each side of the trench and the 

utility pipe. 

e. Show six inches of bedding beneath the utility pipe and label it 

“6 inches bedding if required”. 

f. In the note beneath the detail, revise “special permission by the 

Warren County Engineer” to “a Highway Access and 

Construction Permit from the Warren County Engineer’s 

Office”. 

 

18. On Drawing No. C503, detail Typical Minor Driveway, “Existing 

Pavement Widening” shall be corrected to “Required Pavement 

Widening”. 

 

 COMMENTS: 

 

C1. 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. 

 

C2. A Highway Access and Construction Permit will be required from the 

Warren County Engineer’s Office for any work within the County Route 

#654 (Old Allamuchy Road) right of way. 

 

C3. A Highway Access and Construction Permit will be required from the 

Warren County Engineer’s Office for any utility work within the County 

Route #654 (Old Allamuchy Road) right of way. 

 

 

EXEMPT  

 

None  

  

 

TIME EXTENSIONS 

 

22-010    Harmony   Harmony Plains Solar 1, LLC 

 

A time extension of 60 days was approved by the Development Review Committee for file 

number 22-010 on a motion by Dave Smith, seconded by Adam Baker.  

 

Description: NCR Preliminary/Final Major subdivision, on Garrison Road in Harmony 
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Township.  The subdivision parcel is Block 38 Lot 2, 126.128 acres creating one new lot 2.07, 3 

acres. The site is located primarily within the AR-250 (Agricultural/Residential) Zoning District. 

 

22-010-SP   Hackettstown   7 Route 57, LLC 

 

A time extension of 60 days was approved by the Development Review Committee for file 

number 22-010-SP on a motion by Adam Baker, seconded by Dave Smith. 

 

Description: Non-county major preliminary site plan for the development of 20 affordable 

housing apartments on Route 57 in Hackettstown on Block 129 Lots 23, 24, & 25 consisting of 

0.77 acres. The property currently contains 2 single family homes and the applicant is proposing 

to construct a 19,794 sq. ft. apartment building along with the consolidation of the three lots. 

This site plan is located in the HC Highway Commercial Zone. 

 

20-002-SP   White    Becrett of White Township 

 

A time extension of 60 days was approved by the Development Review Committee for file 

number 20-002-SP on a motion by Dave Smith, seconded by Adam Baker, Bill Gleba abstain. 

 

 

 

AF 

Proofread______________________ 
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