
MEETING AGENDA OF PLANNING BOARD/BOARD OF ADJUSTMENT 

OF HIGH BRIDGE BOROUGH 

 
Meeting Date: August 17th, 2015   -   Meeting Time: 7:30 P.M. 

Meeting Location: High Bridge Rescue Squad, 95 West Main St, High Bridge, NJ 08829 

_______________________________________________________________________________________ 

 

1. CALL TO ORDER: 

This is a Regular meeting of the Planning/Zoning Board of the Borough of High Bridge.  Adequate notice 

of this meeting has been given in accordance with the Open Public Meetings Act in that a Notice was 

published in the Express Times on January 15th, 2015 and the notice of and agenda for this meeting were 

posted on the bulletin board in the Borough Hall. 

 

2. FLAG SALUTE:  Led presiding officer. 

 

3. ROLL CALL: P = Present, A=Absent 

       Mark Desire_____, Chris Zappa_____, Tom Richards_____, Steve Dhein_____, Don Howell____, 

Keith Milne_____, Doug Walker____, Brent Dugan____, John Moskway_____. 

 

4. READING AND APPROVAL OF MINUTES: None at this time. 

 

5.  NEW BUSINESS:  
 

A.  Updated Borough zoning classification maps 

 

Motion to accept the updated Borough zoning classification maps as consistent with the Master Plan: 

Motion:_____________ Second:______________ 

 

Mark Desire_____, Chris Zappa_____, Tom Richards_____, Steve Dhein_____, Don Howell____, 

Keith Milne_____, Doug Walker____, Brent Dugan____, John Moskway_____. 

  

6. VISITORS:   

A.  Rob Fernandes – formal review of the High Bridge Views application 

 

7. PUBLIC COMMENTS: 

It is the policy of the Planning Board that all public comments on an issue shall be limited to one 

minute (1) per person per agenda subject. Comments may be made only on subjects pertaining to 

current Borough agenda. No debating between residents.  Comments should be addressed to 

Chairman and Board Members at the public microphone. 

 

8. APPLICATION HEARING: 

A.  Rob Fernandes – hearing of the High Bridge Views application 

 

9. WRITTEN COMMUNICATIONS: 

A.  High Bridge Borough zoning classification maps 

B.  High Bridge Views application updates – Check waiver requests, Storm water management 

assessment, plans 

C.  Joe Modzelewski – Tech review document 

 

10. OLD BUSINESS: None at this time. 

 

 

 

 

 

 



11. PUBLIC COMMENTS: 

It is the policy of the Planning Board that all public comments on an issue shall be limited to five (5) 

minutes per person and no person may make more than one (1) comment per subject.  Comments may be 

made on any subject pertaining to Board issues. Comments pertaining to Public Hearings should be 

saved for that section of the agenda.  No debating between residents.  Comments should be addressed to 

Chairman and Board members at the public microphone. 

 

12. ADJOURNMENT:  Motion to adjourn:________Second:_________ Voice vote: 

 

________________________________________________________________________________________ 

 

Next Meeting Date: September 21
st
 , 2015 

Meeting Location: High Bridge Rescue Squad, 95 West Main St, High Bridge, NJ 08829 

Meeting Time: 7:30 P.M.  
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 Hatch Mott MacDonald 
 412 Mt. Kemble Avenue  
 Suite G22 
 Morristown, NJ 07960 
 T 908.730.6000 F 973.267.2890 
 www.hatchmott.com 
 
 
 
 
 
August 11, 2015 
 
 
Borough of High Bridge 
Zoning Board of Adjustment 
71 Main Street 
High Bridge, New Jersey 08829 
 
RE: High Bridge View Major Site Plan and Use Variance 
 High Bridge Borough 

Block 29.02, Lot 12 
 Center Street 
 
Dear Board Members: 
 
In connection with the above-referenced, I have reviewed the following documents for 
administrative completeness and conducted a technical review of the application against 
the requirements of the High Bridge Borough Land Use and Development Ordinance 
(LUDO) and good engineering practice. 

 
 Plans consisting of 9 sheets generally titled Preliminary and Final Major Site 

Plan High Bridge View Block: 29.02, Lot 12 High Bridge Borough, 
Hunterdon County, New Jersey  prepared by Engineering & Land Planning 
Associates, Inc. dated June 26, 2015; 

 Site plan Cover Sheet revised 7-29-15. 

  High Bridge Views Major Site Plan Center Street Block 29.02 Lot 12 sheet 
11 High Bridge Borough Hunterdon County New Jersey Drainage Area Plan 
prepared by Engineering & Land Planning Associates, Inc. dated 7/28/15; 

 High Bridge Views Strom Water Management Assessment for Block 29.02 
Lot 12 Center Street High Bridge Borough, Hunterdon County, New Jerse 
prepared by Engineering & Land Planning Associates, Inc. dated 7/28/15;  

 Building elevations and floor plans consisting of 2 sheets generally titled 
New Apartment Building for R. Fernandes Homes - High Bridge Apartments 
prepared by Thomas J. Brennan Architects dated 6/6/15; 

 Boundary & Topographic Survey Lot 12 Block 29.02 Borough of High 
Bridge Hunterdon County, New Jersey prepared by LRC Group dated May 
18, 2015;  

 Variance Application Borough of High Bridge consisting of 6 sheets dated 
6/27/15; 
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 Borough of High Bridge Office of Planning Board and Zoning Board of 
Adjustment application form consisting of 4 sheets dated 6/29/15; 

 High Bridge Planning Board Checklist Details Required for Minor 
Subdivision Plats and Minor Site Plans prepared by Wayne J. Ingram, PE 
dated 6/29/15; 

 High Bridge Planning Board Checklist of Details Required for Variance 
Applications prepared by Wayne J. Ingram, PE dated 6/29/15; 

 Checklist Waiver Requests prepared by Engineering & Land Planning 
Associates, Inc. dated July 29, 2015; 

 Submission cover letter from Engineering & Land Planning Associates, Inc. 
dated July 28, 2015; 

Subject property is a 0.78 acre vacant lot fronting on Center Street at its southerly 
intersection with Main Street.  Applicant is seeking approval to construct a 12,245 ± 
square foot, 3-story apartment building containing eight (8) one-bedroom apartments and 
four (4) two-bedroom apartments.   Two (2) proposed rental units will be deed restricted 
for low and moderate income households.  Proposed site improvements include a paved 
and partially curbed access drive, macadam parking area, concrete walk, retaining wall, 
site lighting, solid waste enclosure and landscape plantings. 
 
Highlands Exemption #4 (redevelopment) was issued for the property by High Bridge 
Borough on July 7, 2015.   
    
A.  Completeness Review: 

Application may be deemed administratively complete subject to verification by Board 
Secretary of the following, as well as the Boards grant of requested checklist waivers 
indicated below. 
 

Variance Application 

1. √ Copies of certified mail receipts and a copy of the letter showing that 
notice of the application were sent to all property owners within two 
hundred (200) feet of the tract. Subject to verification by Board 
Secretary. 

2. √ Copy of the public notice published in the official newspaper of the 
Borough.  Subject to verification by Board Secretary. 

3. W Reference meridian (north arrow) using NAD83.  HMM takes no 
exception to waiving for completeness purposes, but must be 
provided prior to any approval. 

4. W The locations of existing and proposed property lines (with bearings and 
distances); streets; structures (with their numerical dimensions and an 
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indication as to whether existing structures will be retained or removed); 
parking spaces; loading areas; driveways; watercourses; railroads; 
bridges; culverts; drain pipes; any natural features such as critical 
areas, rock outcroppings, wooded areas and individual trees greater 
than 8 inches dbh; and any historic features such as family burial 
grounds and buildings more than fifty (50)-years old, both within the 
tract and within two hundred (200) feet of its boundary.   HMM takes 
no exception to the requested partial waiver for completeness 
purposes, with the understanding that additional features within the 
entire 200 feet may be deemed necessary during the review and 
approval process. 

 
Preliminary Major Site Plan Application 

1. W Reference meridian (north arrow) using NAD83.  HMM takes no 
exception to waiving for completeness purposes, but must be 
provided prior to any approval. 

2. W Existing and proposed contours tied horizontally to the New Jersey State 
Grid Coordinate System NAD83 and vertically to the U.S. Geodetic 
Survey System, NAVD88 as required by this Ordinance.  HMM takes no 
exception to waiving for completeness purposes, but must be 
provided prior to any approval. 

3. W Location of existing utility structures on the tract and within two hundred 
(200) feet of its boundaries. HMM takes no exception to the partial 
waiver requested. 

 
Final Major Site Plan Application 

1. W Additional details required at the time of preliminary approval.  HMM 
takes no exception to waiving for completeness purposes, but must 
be provided prior to, or as a condition of, final approval. 

2. √ Certification from the Borough Tax Collector that all taxes and 
assessments are paid up-to-date.  Subject to verification by Planning 
Board Secretary. 

3. W Letters directed to the Chairman of the Board and signed by a 
responsible official of each utility company providing service to the tract, 
as required by this Ordinance.  HMM takes no exception to waiving 
for completeness purposes, but must be provided prior to, or as a 
condition of, final approval. 

4. W Certification in writing from the applicant to the Board that the 
applicant has: 
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a. Installed all improvements in accordance with the requirements of 
this Ordinance; and/or 

b. Posted a performance guarantee in accordance with Section 702.D. 
of this Ordinance. 

HMM takes no exception to waiving for completeness purposes, but 
must be provided prior to, or as a condition of, final approval. 

5. W Licenses, Permits and Other Approvals Required by Law:  Applicant 
shall list all known licenses, permits and other forms of approval 
required by law for the development and operation of the proposed 
project.  HMM takes no exception to waiving for completeness 
purposes, but must be provided prior to, or as a condition of, final 
approval. 

6. W Approved Grading Plan and Soil Erosion and Sediment Control Plan. 
HMM takes no exception to waiving for completeness purposes, but 
must be provided prior to, or as a condition of, final approval. 

 
B.   Zoning: 
 

1. Proposed development is predicated upon the Mixed-Use Commercial 
Residential conditional use provision of the DB (Downtown Business) Zone.   
Conditional use standards are as follow: 

a. Parcel shall be located within one (1) quarter mile of a rail station or 
mass transit stop.  Condition Satisfied. 

b. Parcel shall have frontage on Center Street or Mill Street, but shall 
not have frontage on Main Street.  Condition Satisfied. 

c. Minimum lot area shall be 20,000 square feet.  Condition Satisfied. 
d. Minimum side yard setback shall be ten (10) feet, each.  Condition 

Satisfied. 
e. Maximum building coverage shall be sixty percent (60%).   Condition 

Satisfied. 
f. Maximum impervious coverage shall be ninety-five percent (95%).   

Condition Satisfied. 
g. Maximum building height shall be three (3) stories and forty-five 

(45) feet.   Condition Satisfied. 
h. Maximum density shall be thirty-four (34) dwelling units per acre.    

Condition Satisfied. 
i. Ground floor use shall be limited to apartments, retail, personal 

service and/or office uses.   Condition Satisfied. 
j. Upper floor uses shall be limited to apartments.   Condition Satisfied. 
k. Twenty-five percent (25%) of the total number of apartments shall be 

reserved for affordable households.  These units shall be consistent 
with the regulations of the New Jersey Council of Affordable Housing 
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(COAH) and the Uniform Housing Affordability Controls (UHAC).  
Condition Not Satisfied.  Applicant proposes 2 COAH units where 
3 are required. 

l. The developer/property owner shall be responsible for retaining a 
qualified Administrative agent to manage their affordable housing 
units.  Informational – To Be Determined. 

m. Residential parking requirements shall be provided in accordance 
RSIS.  Condition Not Satisfied.  Applicant proposes 21 parking 
spaces where a minimum of 22 spaces are required. 

n. All other bulk requirements shall follow the standards of the DB Zone.  
Condition Satisfied. 

Any unsatisfied conditional use standard will require a “d” variance.  I defer to 
the Borough Planner Green letter report dated July 8, 2015 for description of 
proofs the applicant needs to put forward in support of a “d” variance.  
 

2. LUDO § 304.H stipulates a minimum 2-foot setback of a retaining wall from 
a property line or critical area boundary.  Proposed retaining wall, at its 
northeast corner, appears to encroach into a steep slope area. 

3. LUDO § 304.K requires that proposed retaining walls greater than 4 feet high  
shall be based upon a detailed and engineered design.  

4. Pursuant to LUDO § 307.D, sight triangles in accordance with § 803 are 
required on each side of a non-residential or multi-family development 
driveway.  Applicant’s professionals should provide testimony regarding 
driveway intersection sight distance and potential driveway sight triangles. 

5. A slope analysis needs to be provided, and development plans should address 
LUDO § 312.A “Restrictions on Development in Critical Areas.”  

 
C. Design Waivers 

 
1. LUDO § 807.A.1 & 2 requires a screen planting, berm, fence, wall, or 

combination thereof, not less than 2-1/2 feet nor more than 4 feet in a front 
yard or 6 feet in a side yard between any off-street parking and lot line or 
street line.  Screening and/or fencing should be provided to buffer Lot 11 
from the proposed parking area.   Given the grade differential between the 
proposed parking area and adjacent dwelling, there will be potential 
headlight impacts upon the residence on Lot 11. 

2. Pursuant to LUDO § 807.C.5 curbing is required along all paved parking and 
loading areas and access drives. Where overland drainage is desirable this 
requirement may be waived.  This office recommends waiving curb only 
along the easterly edge of the proposed parking area. 
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3. LUDO § 807.F stipulates that all parking shall have a minimum setback of 
twenty-five (25) feet from a property line unless a further distance is required 
due to buffer areas. Where there is a row of perpendicular or angled parking 
stalls contiguous to a building, there shall be a gap of at least nine (9) feet in 
width defined by mountable curbing to allow access by emergency vehicles 
to the facade of each building facing such parking. Where a parking space 
abuts a landscaped area or walkway at one end, a wheelstop or bumper shall 
be placed within the parking space, two (2) feet from the end, to keep 
vehicles from overhanging the sidewalk or planted area.  Parking is 
proposed within approximately 10 feet of Lot 11’s property line, within 
15 feet of Center Street’s right-of-way line, and proposed parking aisle is 
within 8.5 feet Lot 11’s property line.  Plan should dimension distance 
from front building line to adjacent parking.  Wheelstops should be 
provided where parking abuts sidewalk, landscaping, and where curbing 
may be waived.  

4. In accordance with LUDO § 807.D.11, evergreens shall be at least six (6) 
feet tall, and shrubs shall be at least three (3) to four (4) feet tall at planting. 
Plants less than four (4) feet tall must be protected from herbivory by deer 
until they have grown sufficiently to withstand browsing.  Proposed 
Landscape Plan indicates evergreen plantings at 4-5 feet tall, and shrub 
plantings at 30-36 inches tall.  

5. LUDO § 813.E.3.c. (6) requires that no fill or excavation shall be made 
closer than five (5) feet to a property line.  Proposed Grading Plan shows 
grading (fill) within the Center Street right-of-way and within 5 feet of 
the lot line at the northwest corner of the subject property. 

6. In accordance with LUDO § 813.E.3.d. (3)  No retaining wall shall be closer 
than the height of the wall to any lot line.  Plan should dimension distance 
from Lot 11 property line to the closest corner of proposed retaining 
wall.  

7. Pursuant to LUDO § 813.E.1.h, surface water runoff shall be minimized and 
retained on site whenever possible to facilitate groundwater recharge.  
Proposed development plan includes no provisions for surface water 
runoff.  

8. Pursuant to LUDO § 813.E.3.g, provision shall be made for the proper 
disposition of surface water runoff so that it will not create unstable 
conditions. Appropriate storm drainage facilities shall be constructed as 
deemed necessary, and adequate protective measure shall be provided for 
downstream properties.  Based upon a preliminary site inspection with the 
Applicant, this office has determined that stormwater runoff measures 
are necessary for peak discharge attenuation and groundwater recharge. 

 
D. Technical 
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1. Zoning Requirements schedule on plan sheet 1shoudl be corrected as 

follows: 
• Proposed “Minimum Lot Area” should be exclusive of additional Center 

Street road right-of-way proposed; 
• Delete “Minimum Lot Circle Diameter” item; 
• Change “Minimum Front yard Setback” item to read “Maximum Front 

Yard Setback;” 
• Amend “Minimum Side Yard Setback” to include “(Each);” 
• Remove footnote [1] which is not applicable. 

2. Based upon a site visit and review of readily available aerial photographs 
dating back over the past 20 years, the extent of “impervious cover” depicted 
on Existing Conditions Plan and indicated in the Lot Coverage Table is 
questioned by this office as it relates to the submitted Stormwater 
Management Assessment report.  Re-evaluation of pre-development surface 
water runoff conditions and necessary stormwater management measures 
should be prepared by the applicant subject to a meeting and/or discussions 
with this office. 

3. The 5-foot side yard setback line shown on plans should be corrected to 10-
foot. 

4. Additional Center Street right-of-way area proposed on plan sheets 3 and 4 
should extend to the common property line with Lot 11. 

5. 22 parking spaces are required by the Residential Site Improvement 
Standards (RSIS).  The applicant provides 21 parking spaces which could be 
considered a de minimus exception.  Also alternative parking standards to 
those required in RSIS Table 4.4 shall be accepted if the applicant 
demonstrates the alternate standard better reflects local conditions. Factors 
affecting minimum number of parking spaces include household 
characteristics, availability of mass transit, urban versus suburban location, 
and available off-site parking resources. 

6. Proposed curb should be Belgium Block.  Off-street parking area should be 
curbed with the exception of the easterly side where curb may be deleted to 
accommodate surface runoff. 

7. Proposed offsite curb return south of access driveway opening should extend 
to the solid waste enclosure.  Offsite curb proposed along Center Street north 
of driveway access opening should be aligned to afford a 20-foot traveled 
way from the westerly edge of pavement, should terminate with a 10-foot 
curb transition, and northerly curb return radius should be increased to 
accommodate turning movements in the northerly direction. 
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8. Plan sheet 3 indicates a proposed metal guard rail along the easterly portion 
of retaining wall.  Construction detail is for a Timber Guide Rail.  This 
discrepancy needs to be addressed. 

9. Proposed handicap parking sign proposed on plan sheet 3 shall also include 
the supplemental “van accessible” signage. 

10. Plans include a typical Modular Block Wall detail that is applicable to walls 
4-feet in height or less.  Portions of the proposed retaining wall exceed a 4-
foot height and will require a detailed engineered design.  Retaining wall 
construction detail and design should include distance of wall face from 
pavement edge, and provide for guide rail installation. 

11. Proposed spot grade elevations on plan sheet 4 in vicinity of the ADA 
parking and accessible route to building entrance do not appear to fully 
comply with the NJUCC Barrier Free Subcode. 

12. Compared to existing conditions, proposed grading of the parking area 
appears to direct additional surface runoff to Lot 11.   

13. An apparent drafting error should be corrected in connection with top and 
bottom curb elevations at the southeasterly corner of proposed parking in 
front of the building. 

14. Proposed sanitary sewer service connection shall not laterally transect Center 
Street and tie into the existing manhole as depicted on plan sheet 4.   Sanitary 
service connection shall parallel Center Street remaining on the subject 
property until opposite the existing manhole, then connect into the sewer 
main downstream of the manhole with a saddle tee as shown in the typical 
connection detail on plan sheet 8, and as approved by the municipal utility 
authority.   An alternative is to extend the existing sewer main up the Center 
Street right-of-way approximately 90 feet and provide a new terminal 
manhole in the vicinity of the proposed trash enclosure. 

15. Site plan view of proposed trash enclosure shows secondary access doors 
presumably for tenant access from building.  Trash Enclosure construction 
detail on plan sheet 8 does not include the tenant access doors.  This 
discrepancy needs to be addressed. 

16. Clarification is needed with respect to the purpose of the Board on Board 
fence proposed adjacent to the block and stucco trash enclosure. 

17. Proposed site lighting fixtures do not appear to be full cutoff.  A fixture 
without a drop style lens should be used to control glare. 

18. Within the public road right-of-way, trench backfill material above the stone 
pipe bedding shall be dense graded aggregate or equal as approved by the 
municipal engineer.       
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19. An engineer’s estimate of site improvement quantities and construction costs 
shall be prepared by the applicant and submitted for approval by this office. 

20. Any approval granted shall be subject to compliance with all applicable 
requirements of § 704.C and D with respect to developers fees. 

21. Any final approval shall be conditioned upon a construction inspection 
escrow, and a performance guarantee which shall be posted by the applicant 
with the Borough for proposed landscaping and public improvements. 

 
  E. Outside Approvals 

  
• High Bridge Borough Utilities Authority 
• Hunterdon County Planning Board  
• Hunterdon County Soil Conservation District 

 
I will be attending the upcoming Board of Adjustment meeting should the Board have 
any questions or concerns regarding the above comments.  
 
Very truly yours, 
 
Hatch Mott MacDonald 
 

 
Joseph Modzelewski, PE, PP, CME 
Zoning Board of Adjustment Engineer 
T 908.238.5003 x 207 F 973.267.2890   
joseph.modzelewski@hatchmott.com  
 
JM: 
 
c: William Caldwell, Esq. (email) 
 Darlene A. Green, PP (email) 

Wayne J. Ingrahm, PE (email) 
R. Fernandes Homes, LLC, Applicant (email) 
Vincent T. Bisogno, Esq. (email) 
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