Minutes

The regular meeting of the Warren County Planning Board was held on September 17, 2024 in person and
using Teams 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 10:01 a.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.

SALUTE TO THE FLAG

Roll Call

Present: Adam Baker
David A. Smith
William Gleba

Nichole Meuse (Remotely)
Alternate Present:

Also Present: Ryan Conklin, Assistant Planning Director

MINUTES

The minutes of August 20, 2024 were approved on a motion by Mr. Smith, seconded by Mr. Baker.
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

Site Plans

22-012-SP Phillipsburg Peron Development, LLC
23-016-SP Allamuchy Turinka Management, LL.C
23-034-Sp Washington Twp. Changewater Solar Farm, LL.C

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



Mr. Conklin stated that at the next Planning Board Meeting, which is Monday, September 23, 2024, they
will go through some updates related to Highlands Plan Conformance, the State Plan, GIS initiatives,
affordable housing, as well as the Strategic Growth Plan for 2025.

ADJOURNMENT

There being no further business, the meeting was adjourned at 10:30 a.m. on a motion by Mr. Baker,
seconded by Mr. Smith. Motion carried.

Respectfully Submitted,

A feaths

Andrea Franks, Recording Secretary



SUBDIVISIONS & SITE PLANS
September 17, 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.

None

The following subdivisions were previously approved with conditions on or before March 17, 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)

None

SITE PLANS

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

The following site plans were previously approved with conditions on or before March 17, 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.

NON COUNTY ROAD

The Non-County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Ms. Meuse.
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Subdivisions/Site Plans 2 September 17, 2024

Motion carried.

22-012-SP

Peron Development, LL.C
Phillipsburg

Block 2102, Lot 2.02
Block 2015, Lots 1 & 3
Howard Street

Description: The application is for a Non-County Road Site Plan located on Howard Street in
Phillipsburg. The applicant is proposing a 420,000 sq. ft. warehouse on Block 2102, Lot 2.02 and Block
2105, Lots 1 & 3. The site plan propose a total of 873,402 sq. ft. of impervious surface. The site is located
in the 1-2 Industrial District.

Disapproved for the following reasons:

1. On the title blocks for all drawings, the title shall be revised to remove the word “Amended” since this
is not considered an amended application by the Warren County Planning Department. The fire truck
circulation exhibits (2 sheets), truck circulation exhibits (4 sheets) and garbage truck circulation exhibits
(2 sheets) title blocks still indicate an amended application.

2. All drawings listed in the Drawing Sheet Index shall be provided. The Truck Turning Exhibit (Center
Street and South Main Street) and Hydrant Location Exhibit need to be submitted. The submitted
boundary and topographic survey for Block 2015, Lots 1&3, shall be listed in the Index.

3. In accordance with the Resubmission of Disapproval letter from the Planning Department dated August
7,2024, a contribution of $45,000.00 will need to be provided prior to approval towards the
reconstruction of the bridge structure on County Route #678 near the Carpentersville Road intersection.

4. In accordance with the Resubmission of Disapproval letter from the Planning Department dated August
7, 2024, the Town of Phillipsburg shall accept the ownership of County Route #678 (South Main Street).

5. In accordance with the Resubmission of Disapproval letter from the Planning Department dated August
7,2024 and consistent with the Town’s Riverfront Heritage Trail plan, Warren County Open Space Plan
and the 25 Year Action Plan for the Morris Canal Greenway, the applicant shall work with the Town of
Phillipsburg to provide a pedestrian easement or improved sidewalk along Howard Street or Cherry Alley
to accommodate the extension and completion of the Morris Canal Greenway.

COMMENTS:

1. The detention basin berm 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 or the N.J.D.E.P.

23-016-SP

Turinka Management, LL.C
Allamuchy

Block 105, Lot 13
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Subdivisions/Site Plans 3 September 17,2024

Gibbs Road

Description: Non-Residential, Non-County Road Preliminary/Final Site Plan located on Gibbs Road in
Allamuchy Township. The site is being used as an automobile recycling facility and proposed as an
automobile recycling facility with a 50,000 sq. ft. building and 26 new parking spaces. The proposed
facility has 88,415.88 sq. ft. of impervious surface and is located in the RR Zone (Rural Residential).

Disapproved for the following reasons:

1. In accordance to Chapter 12 of the New Jersey Stormwater Management Best Management Practice
Manual additional soil profile pits shall be performed at the current proposed locations of each infiltration
basin, including porous pavement locations. At least one test shall be performed at each basin to
determine permeability.

2. Based on the seasonal water table elevation at the nearest profile pit to Basins 2 and 3, maximum water
surface elevations from groundwater mounding beneath each basin would begin to enter the basins
bottom sand layer which would inhibit the effect of the basin to infiltrate as designed. Adjustments shall
be made to reduce the height of groundwater mounting.

3. The New Jersey Groundwater Recharge Spreadsheet shall be updated to model for current proposed
post-developed site conditions.

4. Curve Numbers (CN) have been adjusted using the Antecedent Moisture Content (AMC) of 1 in the
Stormwater Management Report. The standard moisture content in New Jersey shall be based on AMC 2.

5. The Outlet Control Structures modeled in the Stormwater Management Report have a variety of
inconsistencies with the Stormwater Plan and Construction Details. Verify Outlet Structure invert
elevations, orifice diameters, weir lengths, design slopes, etc. and coordinate between the Stormwater
Report, Plans, and Construction Details to provide consistency throughout.

6. The proposed 3 inch vertical orifice in Outlet Control Structure 1 (OCS 1) shall be proposed at an
elevation that is both greater than the Water Quality Design Storm elevation per Chapter 9.8 of the NJ
BMP Manual and the outlet elevation of the 12 inch Double Barreled Pipe Culvert to promote positive
downstream discharge from the OCS.

7. Outlet Control Structures 6 and 7 are proposed with a downstream outlet invert at elevation 533.15 into
Inlet 1. The 15-inch outlet pipe from Inlet 1 has an outlet invert at an elevation 533.66. Invert elevations
shall be adjusted to promote positive downstream discharge from Inlet 1 to Infiltration Basin 1.

8. Pipe Diameters shall be revised in the Scour Hole Dimensions Table to be consistent to the Stormwater
Plan.

9. The total basin volume, water quality volume, and water quality elevation on Sheet 10 are inconsistent
with the values found in the Stormwater Management Report for Previous Pavement 1 through 4. Sheet
10 shall be revised to be consistent with the values that have been calculated within the Stormwater
Management Report.

10. A copy of the proposed Stormwater Operations and Maintenance Manual draft shall be submitted.

Any future changes, modifications, or revisions revisited for installation may be provided after
completion of construction.

S:\PLN\DevRev\CommentReports\2024\September\September 17, 2024 Revised Comment Report.doc



Subdivisions/Site Plans 4 September 17, 2024

COMMENTS:

1. The detention basin berm may be considered a Class IV Dam under News 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 or the N.J.D.E.P.

2. Approval from the Warren County Health Department will be required for the proposed septic system
and well.

3. Approval from the New Jersey Department of Environmental Protection will be needed for any
environmentally regulated features.

COUNTY ROAD

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

23-034-SP

Changewater Solar Farm LL.C
Washington Township

Block 82, Lot 16

East Asbury Anderson Road (CR 632)

Description: County Road Non-Residential Preliminary/Final Site Plan in Washington Township on
County Road 632. Proposed is a ground mounted solar panel development on Block 82, Lot 16 — 108.682
acres. Solar field is on 74.61 acres with 67,696 total modules consisting of 33,660 KW. Located in the
Valley Residential zone.

Disapproved for the following reasons:

1. A copy of the “Alta Survey (By Others)”, Sheet 1 of 1, as listed in the Drawing Sheet Index shall be
provided. ,

2. It is unclear what the existing condition are at the location of the proposed minor driveway access and
what the proposed modifications are. Clearly identify the limits of the existing pavement, proposed
pavement and gravel areas. Dimension the proposed lane widths and pavement radii for comparison to
County standards. Per County standards, any new or altered driveway accessing a County road shall be
paved for a minimum distance of twenty five feet (25°) from the County road edge of pavement and the
required width shall be provided for a minimum of fifty feet (50°) from the County road edge of
pavement.

3. On the proposed driveway profile, it is unclear if the area labeled “exist. grade” is pavement or some
other material. Label the material and slope of the driveway in this area.

4. The 2-4” wide yellow centerlines at the proposed minor driveway access shall extend a minimum of 50
linear feet.

5. Given the use of this site, it is uncertain the sight line areas will be continuously maintained as lawn. A
minimum of twenty four inches clearance shall be provided along the vegetated portions of the sight lines.
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Subdivisions/Site Plans 5 September 17, 2024

6. The following shall be addressed for the cross sections:

A. For the proposed County road widening, the 4” HMA base course and 2” HMA surface course
shall be noted to be minimum thickness (match existing) and all thicknesses shall be noted to be
compacted thickness.

B. Provide a dimension from the centerline of the roadway to the proposed edge of the

pavement.

C. In the areas of the County road widening, elevations shall be provided at the centerline of the
roadway, edge of existing pavement and edge of proposed pavement. Label the slope of the existing
and widened pavement.

D. For the cross section at the proposed minor driveway access (station 22+00), provide a

dimension from the proposed gutterline to the proposed edge of pavement. Provided an

elevation at the gutterline and at the location where the proposed pavement meets the existing
pavement. Verify that the label “exist asphalt” is accurate.

7. Complete information for the proposed right of way dedication for County Route #632 (metes and
bounds, labeling, etc.) shall be provided on the plans.

8. The construction and restoration sequence for the areas of the solar panels shall be provided in greater
detail to address the 81 acres of disturbance. Panel installation and vegetation restoration should be staged
to avoid disturbance of the entire project all at once to avoid adverse stormwater runoff and/or soil
erosion and sediment impacts, in particular to County Route #632 (East Asbury Anderson Road). An
interim stormwater mitigation plan with a staging plan, time of year of work, detailed sequence of
construction will need to be provided on the plans. A meeting should be scheduled with the County
Engineer’s Office and Planning Department to address this element of the project.

9. Information and additional detail for the interconnection route and point of interconnection is needed.
10. Once the project elements are approved, the system owner(s) will need to execute a utility agreement
with the County for the proposed overhead electrical transmission wires depicted within the County
Route #632 (East Asbury Anderson Road) right of way. The agreement will need to be approved by the
County, executed and recorded by the Developer prior to unconditional final approval.

11. The stormwater management plan and maintenance responsibility for the subject property need to be

unconditionally approved by the Township of Washington Land Use Board. Confirmation of the approval
needs to be provided by the County.

12. Prior to the unconditional approval of the proposed minor subdivision, the applicant must provide the
latest revised subdivision map to the County in an AutoCAD format.
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 #632 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.
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EXEMPT

None

TIME EXTENSIONS

None

AF ﬂ
Proofread !
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