draft
MINUTES OF THE
PLANNING BOARD/BOARD OF ADJUSTMENT

OF HIGH BRIDGE BOROUGH
Meeting Date: December 20, 2021 — 7:30 p.m.
Meeting Location: High Bridge Rescue Squad, 95 West Main Street, 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
Hunterdon Democrat and the Express Times on June 3, 2021, and the notice of and agenda for this meeting was
posted on the bulletin board in the Borough Hall.

2. FLAG SALUTE: Led by presiding officer.

3. ROLL CALL:

Board Member Conroy, present Board Member Musnuff, absent Councilwoman Ferry, absent
Board Member Delgado, present Board Member Suozzo, present Chairman Dhein, present
Board Member Giordano, present Board Member Wescoe, absent Mayor Lee, present

Also present were Board Attorney Todaro, Board Secretary Barbara Kinsky, Board Alternate Alan Mart,who sat
in on the Board for missing members, and two members of the Public.

4. PUBLIC COMMENTS: It is the policy of the Planning Board/Board of Adjustment 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 the Chairman and
Board members at the public microphone. NONE

5. READING AND APPROVAL OF MINUTES: November 15, 2021

Motion to dispense with the reading of the prior meeting’s minutes:
Motion/ Second: Giordano/Lee Voice vote: 7 yes votes, motion passed.

Motion to approve the November 15, 2021, meeting’s minutes.

Motion/Second: Giordano/Lee

Conroy, yes; Delgado, yes; Giordano, yes; Suozzo, yes; Musnuff, absent; Wescoe, absent; Ferry, absent;
Dhein, yes; Lee, yes, Mart, yes. 7 yes votes, motion passed.

6. NEW BUSINESS:

a. Informal Review (30 minutes) Requester: Victor Vinegra: regarding 77 Main Street, Block 19.02 Lot 79
Mr. Victor Vinegra introduced himself and Kevin Fichiera. Mr. Vinegra has been a professional planner,
engineer, and land surveyor in the State of New Jersey for 30 years. Kevin Fichiera is the owner of the property
at 77 Main Street in High Bridge. Mr. Vinegra explained that the original plan for this property was to do a
larger project. Mr. Vinegra explained that they investigated the possibility of purchasing a small piece of
property from the Municipality to accommodate parking. Unfortunately, the property they were looking into
purchasing was on the Borough’s ROSI and permission is needed from NJDEP and Green Acres to utilize it.
Mr. Vinegra stated that the project has been downsized to accommodate the property size. The proposed project
will be two-stories with retail on the first floor and three one-bedroom apartments on the second floor. There
would also be an overhang that would cover parking. The project would also have internal garbage and an
internal staircase. Mr. Vinegra explained that the reason for this informal meeting was to get the Board’s non-
binding opinion regarding the parking limitations. Three parking spaces would be provided in the rear for
tenants but there would not be additional spaces for retail. Mr. Vinegra did state that there is the possibility of
purchasing parking permits for municipal spots in the Commons lot nearby the property.

Discussion and comments ensued with the Board regarding the proposed project. Items discussed included
other retail ideas besides a bike shop, having an ADA adaptable apartment on the first floor and 2 apartments on
the second floor, COAH/low-income housing responsibility, proximity to the Columbia trail and retail parking
spaces.



b. Resolution PB-17-2021: Motion to adopt 2022 January reorganizational meeting date:

Monday, January 10, 2022.

Motion/Second: Giordano/Mart

Conroy, yes; Delgado, yes; Giordano, yes; Suozzo, yes; Musnuff, absent; Wescoe, absent; Ferry, absent;
Dhein, yes; Lee, yes, Mart, yes. 7 yes votes. Motion passed.

c. Discussion regarding 2022 meeting dates for January, April, June, and November.
Brief discussion ensued with the Board regarding potential meeting dates for 2022.

An announcement was made by the Chairman asking if any Board Member had any other business they would
like to discuss.

Mayor Lee asked for clarification regarding the proposed amendment to the Ordinance regarding the
determination of Completeness for Planning Board and Board of Adjustment applications. Attorney Todaro
explained that currently the Board is the only entity permitted to grant completeness. The proposed amendment
would allow for Completeness to be determined by the Board, a subcommittee of the Board, designee(s) of the
Board or the Boards professional(s). The Board would then vote by resolution at the reorganizational meeting as
to which entity would determine Completeness for that calendar year.

PUBLIC COMMENTS: It is the policy of the Planning Board/Board of Adjustment that all public comments on an
issue shall be limited to one (1) minute 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 the Chairman and
Board members at the public microphone. NONE

9. ADJOURNMENT: Motion/Second: Musnuff/Mart Voice vote: 7 yes votes, motion passed.
Meeting ended at 8:15 p.m.
Next Meeting Date: January 10, 2022

Meeting Location: Digital Zoom meetings due to the Covid-19 pandemic
Meeting Time: 7:30 P.M.



DRAFY
REORGANIZATIONAL AND REGULAR MINUTES OF
PLANNING BOARD/BOARD OF ADJUSTMENT
OF HIGH BRIDGE BOROUGH

Meeting Date: January 10,2022 - Meeting Time: 7:30 P.M.
Meeting Location: 95 West Main Street, High bridge, NJ 08829

1. 2022 BOARD MEMBERS AND OATHS OF OFFICE (bolded are appointed this year)
a. Michele Lee-Mayor- Class I - term expiring 12/31/2022

. Natalie Ferry- Class III — term expiring 12/31/2023

Alan Mart- Class II - Environmental Commission Liaison-term expiring 12/31/2025

. Steve Dhein - Class IV-term expiring 12/31/2025

Benjamin Yu-Class IV-term expiring 12/31/2025

Willian Giordano- Class IV -term expiring 12/31/2024

. Joseph Suozzo - Class- IV - term expiring 12/31/2024

. John Musnuff — Class IV — term expiring 12/31/2023

. Pablo Delgado-ClassIV- term expiring 12/31/2023

j- Vacant- Alternate #1- term expiring 12/31/2022

k. Coleen Conroy- Alternate # 2-term expiring 12/31/2023

1. Vacant- Alternate #3- term expiring 12/31/2022

m. Leah Epstein-Alternate #4-term expiring 12/31/2023

e E@m st 0T

At this point all reappointed and new members will read the Qath of Office.

2. CALL TO ORDER:

This is a reorganizational 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 Star Ledger and the Express Times on, January 6, 2022, and the notice of
and agenda for this meeting were posted on the bulletin board in the Borough Hall.

3. FLAG SALUTE: Led by presiding officer, Barbara Kinsky

4. ROLL CALL:

Delgado, present; Ferry, present; Giordano, present; Lee, present; Mart, present; Suozzo, present;
Yu, present; Musnuff, present; Dhein, present.

Also present were Board Alternates Coleen Conroy and Leah Epstein, Board Secretary Barbara Kinsky
And Attorney Davidow.

5. NOMINATIONS AND ELECTIONS:
a. Election of Chairperson

Motion to nominate Steve Dhein and approve Resolution PB01-2022:
Motion/Second: Musnuff/Giordano

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart,yes; Suozzo, yes;, Yu, yes; Musnuff, yes;
Dhein, abstain. 8 yes votes, 1 abstention, motion passed.

Chairman now presiding.

b. Election of Vice-chairperson
Motion to nominate John Musnuff and approve Resolution PB02-2022:
Motion/ Second: Lee/Giordano

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart,yes; Suozzo, yes; Yu, yes; Musnuff, abstain;
Dhein, yes. 8 yes votes, 1 abstention, motion passed.



6. It is the policy of the Planning Board that all public comments on an issue shall be limited to five
(5) minute 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 the Chairman and Board members at the public microphone. NONE

7. CONSENT AGENDA:
a. Resolution PB03-2022 — Selection of contract professionals
- Board Engineer, Mott-MacDonald
- Planner, Maser Consulting
- Princeton Hydro
¢. Resolution PB04-2022: Selection of newspaper(s) for publications of legal notice-.
The Express Times and Hunterdon Democrat be designated as the official newspapers.

d. Resolution PB05-2022: Selection of Board Secretary and Deputy Board Secretary
- Board Secretary, Barbara Kinsky
- Deputy Board Secretary, Adam Young

e. Resolution PB06-2022: Meeting dates for 2022

Motion to adopt Resolutions PB03-2022 through PB06-2022

Motion/Second: Suozzo/Mart

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes, Suozzo, yes; Yu, yes; Musnuff, yes;
Dhein, yes. 9 yes votes, motion passed.

7. DISCUSSION: Attorney selection for 2022:

Chairman Dhein informed the Board that Attorney Anthony Todaro from Mason Griffin & Pierson, has
accepted a job at another firm. Mason Griffin & Pierson have assigned Attorney Robert Davidow to
temporarily take over for Mr. Todaro.

A discussion with the Board ensued regarding the appointment of a new Board Attorney.

Chairman Dhein asked for a motion to retain Mason Griffin & Pierson as the Board’s attorney.
Motion/Second: Giordano/Mart

Delgado, yes; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes; Suozzo, yes; Yu, yes; Musnuff, yes;
Dhein, yes. 9 yes votes, motion passed.

An announcement was made by the Chairman asking if any Board Member had any other business they
would like to discuss.

Mayor Lee inquired about the drafting of the amendment to the Ordinance regarding the Completeness
Review process of Planning Board /Board of adjustment applications. The Board Secretary replied that
the draft of the amendment for this Ordinance will be submitted for inclusion on the agenda for the
January 27,2022 Council meeting.

8. ADJOURNMENT: Motion/ Second: Suozzo/Ferry Voice vote: 9 yes votes, Motion passed.
Meeting ended at 8:17p.m.
Next Meeting Date: January 24, 2022

Meeting Location: Digital Zoom meetings due to the Covid-19 pandemic
Meeting Time: 7:30 P.M.



RESOLUTION
BOROUGH OF HIGH BRIDGE
COUNTY OF HUNTERDON
STATE OF NEW JERSEY
CONTRACTED PROFESSIONALS FOR THE YEAR 2022

NUMBER: PB07-2022 ADOPTED:

WHEREAS, on January 1, 2007, the “New Jersey Local Unit Pay-to-Play” Law, N.JSA.
19:44A-20.5 et. seq., became effective; and

WHEREAS, the Borough of High Bridge has a need to award certain professional contracts for
services required by the municipality in calendar year 2022; and

WHEREAS, the Pay-to-Play Law permits such services to be acquired through two processes,
including the “non-fair and open” process as defined in N.J.S.4.19:44A-20.7 on those contracts
where it is anticipated that the total cost will exceed $17,500.00; and

WHEREAS, the public good and interest of the citizens of the Borough of High Bridge will best
be served by the “non-fair and open” process to secure experienced professional services, rather
than the “fair and open” process of awarding a contract to the lowest bidder; and

WHEREAS, the Borough C.F.O. has determined and certified in writing that the value of each of
these professional services may, in the aggregate, exceed $17,500.00; and

WHEREAS, each professional will be required to first complete and submit a Business Entity
Disclosure Certification which will certify that the said professional consultant and their firm
have not made any reportable contributions to a political or candidate committee in the previous
one year, and that their contract will prohibit the said professional consultant and their firm from
making any reportable contributions through the term of the contract.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Board of the Borough of High
Bridge, County of Hunterdon and in the State of New Jersey as follows:

1. The following 2022 professional contract shall be awarded under the “non-fair
and open” process: Mason, Griffin & Pierson: Attorney Robert Davidow

2. The said professionals, prior to securing such contract, shall execute and file with
the Clerk of the municipality, a 2021 Business Entity Disclosure Certification
pursuant to N.J.S.4. 19:44A-20.8 and the CFO shall provide a Determination of
Value to be placed on file with this Resolution.

3. Each Contract is awarded without competitive bidding and the Board and
Borough Clerk are authorized to execute Contracts for these professional
services.

Planning Board Secretary Chairman
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Publication

BOROUGH OF HIGH BRIDGE
COUNTY OF HUNTERDON
STATE OF NEW JERSEY

ORDINANCE #2022-003

AN ORDINANCE AMENDING CHAPTER 145 OF THE LAND USE AND
DEVELOPMENT CODE OF THE BOROUGH OF HIGH BRIDGE TO PERMIT THE
OPERATION OF CLASS 1 CULTIVATOR AND CLASS 5 RETAILER OF CANNABIS
BUSINESSES IN CERTAIN ZONES, WITH CONDITIONS WITHIN ITS
GEOGRAPHICAL BOUNDARIES, AND AMENDING CHAPTER 365 - TAXATION
AND ADDING CHAPTER 137 — CANNABIS OF THE GENERAL CODE OF THE
BOROUGH OF HIGH BRIDGE

WHEREAS, in 2020 New Jersey voters approved Public Question No. 1, which amended
the New Jersey Constitution to allow for the legalization of a controlled form of marijuana called
“cannabis” for adults at least 21 years of age; and

WHEREAS, the voters of the Borough of High Bridge overwhelmingly approved Public
Question No. 1, which endorsed the legalization of recreational cannabis for adults 21 years of age
or older, at a rate of 67.08%; and

WHEREAS, on February 22, 2021, Governor Murphy signed into law P.L. 2021, c. 16,
known as the “New Jersey Cannabis Regulatory, Enforcement Assistance, and Marketplace
Modernization Act” (the “Act”), which legalizes the recreational use of cannabis by adults 21 years
of age or older, and establishes a comprehensive regulatory and licensing scheme for commercial
recreational (adult use) cannabis operations, use and possession; and

WHEREAS, the Borough did not take action to opt-in or opt-out prior to the State deadline
of August 21, 2021, and Section 31b of the Act provides that in such case where no action has
been taken by said date that for a period of five (5) years thereafter, the growing, cultivating,
manufacturing, selling and reselling of cannabis and cannabis items shall be permitted uses in all
industrial zones, and the retail selling of cannabis items to consumers shall be a conditional use in
all commercial and retail zones; and



WHEREAS, the Act establishes six marketplace classes of licensed businesses, including:

» Class 1 Cannabis Cultivator license, for facilities involved in growing and cultivating
cannabis.

¢ Class 2 Cannabis Manufacturer license, for facilities involved in the manufacturing,
preparation, and packaging of cannabis items.

o Class 3 Cannabis Wholesaler license, for facilities involved in obtaining and selling
cannabis items for later resale by other licenses.

e Class 4 Cannabis Distributor license, for businesses involved in transporting cannabis
plants in bulk from one licensed cultivator to another licensed cultivator, or cannabis
items in bulk from any type of licensed cannabis business to another.

e C(Class 5 Cannabis Retailer license for locations at which cannabis items and related
supplies are sold to consumers.

e Class 6 Cannabis Delivery license, for businesses providing courier services for
consumer purchases that are fulfilled by a licensed cannabis retailer in order to make
deliveries of the purchased items to a consumer, and which service would include the
ability of a consumer to make a purchase directly through the cannabis delivery service
which would be presented by the delivery service for fulfillment by a retailer and then
delivered to a consumer.

WHEREAS, the Municipal Land Use Law (N.J.S.4. 40:55D-1, et seq.) delegates to
municipalities the power to zone and regulate development and that statute is amended from time
to time by the State legislature; and

WHEREAS, the Borough wishes to create land use regulations and licensing and taxation
requirements for cannabis businesses that can promote the health, safety, and general welfare of
the community.

NOW, THEREFORE, BE IT ORDAINED BY THE MAYOR AND COUNCIL OF
THE BOROUGH OF HIGH BRIDGE AS FOLLOWS:

SECTION 1: Chapter 145 entitled “Land Use and Development”, Article I entitled “Title;
Purpose; Administration; Definitions”, Section 145-104 entitled “Definitions and word usage” of
the Borough of High Bridge shall be amended as follows to insert the following definitions
alphabetically:

4875-5612-6985, v. 4



145-104 Definitions and word usage.

CANNABIS CULTIVATOR shall mean any licensed person or entity that grows, cultivates, or
produces cannabis in this State, and sells and may transport this cannabis to other cannabis
cultivators or useable cannabis to cannabis manufacturers, cannabis wholesalers or cannabis
retailers, but not to consumers. This person or entity shall hold a Class 1 Cannabis Cultivators
license.

CANNABIS DELIVERY SERVICE shall mean any licensed person or entity that provides
courier services for consumer purchases of cannabis items and related supplies fulfilled by a
cannabis retailer in order to make deliveries of the cannabis items and related supplies to that
consumer, and which services include the ability of a consumer to purchase the cannabis items
directly through the cannabis delivery service, which after presenting the purchase order to the
cannabis retailer for fulfillment, is delivered to that consumer. This person or entity shall hold
a Class 6 Cannabis Delivery license.

CANNABIS DISTRIBUTOR shall mean any licensed person or entity that transports cannabis
in bulk intrastate from one licensed cannabis cultivator to another licensed cannabis cultivator
or transports cannabis items in bulk intrastate from any one class of licensed cannabis
establishments to another class of licensed cannabis establishment and may engage in the
temporary storage of cannabis or cannabis items as necessary to carry out transportation
activities. This person or entity shall hold a Class 4 Cannabis Distributors license.

CANNABIS MANUFACTURER shall mean any licensed person or entity that processes
cannabis items in this State by purchasing or otherwise obtaining usable cannabis,
manufacturing, preparing, and packaging cannabis items, and selling, and optionally
transporting, these items to the other cannabis manufacturers, cannabis wholesalers, or cannabis
retailers, but not to consumers. This person or entity shall hold a Class 2 Cannabis
Manufacturers license.

CANNABIS MICROBUSINESS “Microbusiness” means a person or entity licensed under
P.L.2021, c.16 (C.24:61-31 et al.) as a cannabis cultivator, cannabis manufacturer, cannabis
wholesaler, cannabis distributor, cannabis retailer, or cannabis delivery service that may only,
with respect to its business operations, and capacity and quantity of product: (1) employ no
more than 10 employees; (2) operate a cannabis establishment occupying an area of no more
than 2,500 square feet, and in the case of a cannabis cultivator, grow cannabis on an area no
more than 2,500 square feet measured on a horizontal plane and grow above that plane not
higher than 24 feet; (3) possess no more than 1,000 cannabis plants each month, except that a
cannabis distributor’s possession of cannabis plants for transportation shall not be subject to
this limit; (4) acquire each month, in the case of a cannabis manufacturer, no more than 1,000
pounds of usable cannabis; (5) acquire for resale each month, in the case of a cannabis
wholesaler, no more than 1,000 pounds of usable cannabis, or the equivalent amount in any
form of manufactured cannabis product or cannabis resin, or any combination thereof; and (6)
acquire for retail sale each month, in the case of a cannabis retailer, no more than 1,000 pounds
of usable cannabis, or the equivalent amount in any form of manufactured cannabis product or
cannabis resin, or any combination thereof.
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CANNABIS RETAILER shall mean any licensed person or entity that purchases or otherwise
obtains usable cannabis from cannabis cultivators and cannabis items from cannabis
manufacturers or cannabis wholesalers and sells these to the consumers from a retail store and
may use a cannabis delivery service or a certified cannabis handler for the off-premises delivery
of cannabis items and related supplies to consumers. A cannabis retailer shall also accept
consumer purchases to be fulfilled from its retail store that are presented by a cannabis delivery
service which will be delivered by the cannabis delivery service to that consumer. This person
or entity shall hold a Class 5 Cannabis Retail license.

CANNABIS WHOLESALER shall mean any licensed person or entity that purchases or
otherwise obtains stores, sells, or otherwise transfers, and may transport, cannabis items for the
purpose of resale or other transfer to either another cannabis wholesaler or to a cannabis retailer,
but not to consumers. This person or entity shall hold a Class 3 Cannabis Wholesaler license.

SECTION 2: Chapter 145 entitled “Land Use and Development”, Article IV entitled “District
Regulations”, section 145-405 entitled “DB, Downtown Business” of the Code of the Borough of
High Bridge shall be amended with the following new underlined text:

154-405 DB, Downtown Business.

C. Permitted conditional uses. Refer to 145-409 for special regulations for these uses, except for
farm stands and farmer’s markets.

(8) Cannabis retailer, subject to the following conditions:

(a)  The parcel shall have frontage on a County Road.

(b)  The premises shall not be located in or upon the premises in which operates a
grocery store, delicatessen, indoor food market, or other store engaging in retail
sales of food, or in or upon any premises which operates a store that engages in
licensed retail sales of alcoholic beverages.

(c)  No signage other than discrete wall signs shall be permitted. Signage shall remain
innocuous. A maximum of one wall sign shall be permitted, which shall be located
at the point of entry to the facility and may not be more than six square feet. A wall
sign shall comply with Section 145-302F.(1)(a)[2], [5], and [6].

(d)  Hours of operation shall be limited to 10 a.m. to 7 p.m.

(¢) No consumption area associated with the establishment shall be permitted indoors
or outdoors.

(f)  Unusual odors, smells, fragrances, or other olfactory stimulants shall be prohibited.
Odor mitigation filtration systems must be installed and maintained in perfect

working order.
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Compliance with the Borough’s site design standards and with the zone’s bulk
standards. Any deviation from these items shall trigger a design waiver or “c” bulk
variance as applicable.

SECTION 3: Chapter 145 entitled “Land Use and Development”, Article IV entitled “District
Regulations”, section 145-406.1 entitled “MUC, Mixed-use Corridor Zone” of the Code of the
Borough of High Bridge shall be amended with the following new underlined text:

145-406.1 MUC, Mixed-Use Corridor Zone.

C. Permitted conditional uses.

(7) Cannabis cultivation, subject to the following conditions:

(a)
(b)
(©)

(d)
(e)

®

(®

(h)

)

The minimum lot area shall be 0.75 acres.

The parcel shall have at least 100 feet of frontage on a County Road.

Off-street parking shall be provided at a rate of one space for each 500 square feet
of building floor area or one space for each employee during the peak shift,
whichever is greater.

The cultivation of cannabis shall be conducted indoors.

No signage other than directional or discrete wall signs shall be permitted. Signage
shall remain innocuous. A maximum of one wall sign shall be permitted, which
shall be located at the point of entry to the facility and may not be more than six
square feet. A wall sign shall comply with Section 145-302G.(1)(¢c), (f), and (g).

A six-foot-tall solid fence or evergreens shall be installed along any property line
where a cultivation facility abuts an existing residential use.

Unusual odors, smells, fragrances, or other olfactory stimulants shall be prohibited.
Odor mitigation filtration systems must be installed and maintained in perfect
working order.

Compliance with the Borough’s site design standards and with the zone’s bulk
standards. Any deviation from these items shall trigger a design waiver or “c” bulk
variance as applicable.

Limited to micro businesses

SECTION 4: Chapter 137 to be entitled “Cannabis,” shall be added to the General Code of the
Borough of High Bridge as follows:

ARTICLE 1. LOCAL LICENSING AND APPROVAL PROCESS
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1. No cannabis business may lawfully operate in the Borough of High Bridge without the issuance
of a State permit or license and full regulatory oversight of the cannabis business by the Cannabis
Regulatory Commission or other state licensing authority, as well as oversight and issuance of a
Resolution from the Governing Body of the Borough of High Bridge in accordance with the
provisions of this Chapter.

2. Only one (1) license shall be issued by the Borough for each class authorized based on a first
come first served submission basis and based on full compliance with the requirements set forth
herein.

3. Each applicant must provide a concept/business plan which shall contain how an applicant plans
to address: odor control, waste disposal, business signage, parking, keeping municipal officials
up to date on any significant changes in operations, connecting to or communicating with
municipal emergency services; and compliance with construction codes.

4. All cannabis businesses shall be subject to conditional use and Site Plan approval in accordance
with the Municipal Land Use Law.

5. All cannabis businesses shall complete an application and submit all required documentation as
requested by the Borough.

6. Local approval to operate shall be granted by the governing body when the applicant has
submitted evidence that it meets all of the following requirements:

a. Received Site Plan approval from the Zoning Officer or Planning Board/Board of
Adjustment as necessary

b. Complies with all elements of its concept/business plan; and
c. Complies with any other relevant Borough Ordinances.
7. Has paid all required fees.

8. The applicant shall submit proof that the applicant has or will have lawful possession of the
premises proposed for the cannabis establishment, which proof may consist of a deed, a lease, a
real estate contract contingent upon successful licensing, or a binding letter of intent by the owner
of the premises indicating an intent to lease the premises to the entrant contingent upon successful
licensing.

9. Each local license shall be effective from January 1 until December 31 and shall be renewed
annually upon the submission of a renewal application by September 1% prior to the licensing year
and renewal fee, if applicable, provided all conditions and requirements of applicable State law
and this Chapter are met.

a. Any conditions of land use approval may be incorporated as conditions of the local
license.
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b. Any future or subsequent changes in operation or facility that are sought to be made by
the applicant shall be submitted to the Borough Clerk and Borough Police Department for
review of compliance with applicable Borough laws.

SITE MANAGEMENT

a. The cannabis business shall prevent and eliminate any conditions on the site that constitutes a
matter of public concern impacting the safety or quality of life of residents

b. The cannabis business shall maintain the exterior of the site, including any parking lots under
the control of the permittee, free of litter, debris, and trash.

c. The cannabis business shall properly store and dispose of all waste generated on the site,
including chemical and organic waste, in accordance with all applicable laws and regulations. No
permittee shall dispose of cannabis or cannabis products unless they have been made unusable and
unrecognizable.

POLLEN AND SEED CONTROL

The cannabis business licensee shall implement measures to prevent cross-pollination and to
prevent cannabis pollen and seeds from leaving the premises, including, but not limited to, use of
pollen screens, ultraviolet light, and methods to ensure that employees and other visitors do not
leave the premises while carrying any cannabis pollen or seeds.

HOURS OF OPERATION
Class 1: 7 am. to 7 p.m.*
Class 5: 10 a.m. to 7 p.m. - open to the public

*Exceptions for on-site security and maintenance.

PENALTIES AND ENFORCEMENT

a. Any violation of the terms of this Chapter may result in the revocation of the license and subject
to a penalty of $500 per violation plus court costs.

b. The provisions of this Chapter shall be enforced by the Borough Police Department.

SURVEILLANCE SYSTEM

4875-5612-6985, v. 4



1. Cannabis establishments shall be monitored at all times by a video surveillance system. Security
cameras shall be in use 24-hours per day, seven days per week, and shall cover all cannabis
dispensing areas, storage areas, all doors and windows with access into the cannabis establishment,
parking areas if applicable, and any other areas not mentioned if deemed necessary by the Chief
of Police or his/her designee. The surveillance system must be capable of providing surveillance
of both interior and exterior areas of the cannabis establishment and must be of adequate quality,
color rendition and resolution to allow the ready identification of an individual on or adjacent to
the site.

2. The security cameras must be state-of-the-art cameras capable of providing real time footage
over the internet. Operators must provide the High Bridge Borough Police Department with access
to this real-time footage and all other investigative matters shall be made available within twenty-
four (24) hours.

3. The recordings shall be maintained as required by applicable laws.

4. Outside areas of the premises and the perimeter shall be adequately lit during all hours of
operation and will mitigate any nuisance to adjacent properties.

5. The High Bridge Borough Police Department shall be provided an emergency contact list that
is to be updated regularly containing the name and phone number of a staff person to notify during
or after operating hours.

6. Security staff is required on the premises during all hours of operation and shall be S.O.R.A.
certified.

7. The premises must only be accessed by authorized personnel.

8. All cultivation of cannabis shall take place in an enclosed, locked facility as indoor cultivation
is the only permissible type of cultivation expressly authorized by the Borough.

9. Storage of currency. All currency over $1,000.00 shall be stored within a separate vault or
security safe capable of regulating employee access and not used for the storage of cannabis,
securely fastened to a wall or floor as approved by the High Bridge Police Department.

10. Cannabis establishments shall comply with all security requirements as established by state
law and regulations as they may be updated from time to time.

11. Industrial grade fencing enclosing all loading and unloading areas of at least 6ft.

12. A security plan shall be submitted to the High Bridge Police Department which shall
demonstrate how the facility will maintain effective security and control of operations. The
security plan shall identify the type and manner of 24-hour security, tracking and record-keeping
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of products and materials, surveillance systems to be utilized, and whether any armed security will
be on the premise.

ODOR CONTROL

A cannabis business licensee shall prevent all odors generated from any licensed cultivation,
processing, or similar operation causing odor from escaping from the building(s) on the site, such
that the odor cannot be detected by a reasonable person of normal sensitivity outside the buildings.

All cannabis facilities shall have an air treatment system to mitigate cannabis-related odor. The air
treatment system shall have sufficient odor absorbing filtration systems utilizing carbon filters or
similar, and ventilation and exhaust systems to eliminate cannabis odors coming from the interior
of the premises, such that any odor generated inside the facility is not detectable by a person of
reasonable sensitivity at the subject property line.

NOISE MITIGATION

For any licensed cultivation operation, the facility shall provide for noise mitigation features
designed to minimize disturbance from machinery, processing and/or packaging operations,
loading, and other noise generating equipment or machinery. All licensed facilities must operate
within applicable State decibel limitations.

SECTION 5: Chapter 365 ARTICLE II which shall be entitled “Cannabis Taxation,” shall be
added to the General Code of the Borough of High Bridge as follows:

a. It is the purpose of this Section to implement the provisions of P.L.. 2021, c. 16, which authorizes
the governing body of a municipality to adopt an ordinance imposing a tax at a uniform percentage
rate not to exceed two percent (2%) of the receipts from each sale by a cannabis cultivator; two
percent (2%) of the receipts from each sale by a cannabis manufacturer; one percent (1%) of the
receipts from each sale by a cannabis wholesaler; and two percent (2%) of the receipts from each
sale by a cannabis retailer, which shall be in addition to any other tax or fee imposed pursuant to
statute or local ordinance or resolution by any governmental entity upon the cannabis
establishment.

b. Unless otherwise defined herein, as used herein, the Borough of High Bridge adopts by reference

the terms and definitions established in Chapter 24 of this Code and in Section 40 of N.J.S.4. 24:6]-
33.
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c. There is hereby established a local cannabis transfer tax in the which shall be fixed at a uniform
percentage rate of two percent (2%) of the receipts from each sale by a cannabis cultivator and two
percent (2%) of the receipts from each sale by a cannabis retailer.

d. Any transaction for which the transfer tax or user tax is imposed, or could be imposed, pursuant
to this section, other than those which generate receipts from the retail sales by cannabis retailers,
shall be exempt from the tax imposed under the “Sales and Use Tax Act,” P.L.1966, c¢.30
(C.54:32B-1 et seq.).

e. The cannabis transfer tax shall be in addition to any other tax or fee imposed pursuant to statute
or local ordinance or resolution by any governmental entity upon property or cannabis
establishment.

f. Collection

1. The transfer tax or user tax imposed by this article shall be collected or paid and remitted
to the Borough of High Bridge by the cannabis establishment from the cannabis
establishment purchasing or receiving the cannabis or cannabis item. The transfer tax or
user tax shall be stated, charged, and shown separately on any sales slip, invoice, receipt,
or other statement or memorandum of the price paid or payable, or equivalent value of the
transfer, for the cannabis or cannabis item.

2. Bvery cannabis establishment required to collect a transfer tax or user tax imposed by
ordinance pursuant to this section shall be personally liable for the transfer tax or user tax
imposed, collected, or required to be collected under this section. Any cannabis
establishment shall have the same right with respect to collecting the transfer tax or user
tax from another cannabis establishment as if the transfer tax or user tax was a part of the
purchase price of the cannabis or cannabis item, or equivalent value of the transfer of the
cannabis or cannabis item, and payable at the same time; provided, however, that the Chief
Financial Officer of High Bridge shall be joined as a party in any action or proceeding
brought to collect the transfer tax or user tax.

3. No cannabis establishment required to collect a transfer tax or user tax imposed by this
section shall advertise or hold out to any person or to the public in general, in any manner,
directly or indirectly, that the transfer tax or user tax will not be separately charged and
stated to another cannabis establishment, or that the transfer tax or user tax will be refunded
to the cannabis establishment.

4. All revenues collected from a transfer tax or user tax imposed by ordinance pursuant to
this section shall be remitted to the Borough of High Bridge Chief Financial Officer on a
quarterly basis payable for the prior three month’s activities and due at the same time as
quarterly dates for the collection of property taxes. The revenues due on February 1 of each
year shall include all transfer taxes or user taxes collected for the prior year months of
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October, November, and December. The revenues due on May 1 of each year shall include
all transfer taxes and user taxes collected for the immediate prior months of January,
February, and March. The revenues due on August 1 of each year shall include all transfer
taxes and user taxes collected for the immediate prior months of April, May, and June. The
revenues due on November 1 of each year shall include all transfer taxes and user taxes
collected for the immediate prior months of July, August, and September.

g. Payment; vendor violations and penalties.

1. The Chief Financial Officer shall collect and administer any transfer tax or user tax
imposed to this section.

2. The Borough of High Bridge shall enforce the payment of delinquent taxes or transfer
fees imposed pursuant to this section in the same manner as provided for municipal real

property taxes.

3. In the event that the transfer tax or user tax imposed by this section is not paid s and
when due by a cannabis establishment, the unpaid balance, and any interest accruing
thereon, shall be a lien on the parcel of real property comprising the cannabis
establishment’s premises in the same manner as all other unpaid municipal taxes, fees, or
other charges. The lien shall be superior and paramount to the interest in the parcel of any
owner, lessee, tenant, mortgagee, or other person, except the lien of municipal taxes, and
shall be on a parity with and deemed equal to the municipal lien on the parcel for unpaid
property taxes due and owing in the same year.

4. The Borough of High Bridge shall file in the office of its tax collector a statement
showing the amount and due date of the unpaid balance and identifying the lot and block
number of the parcel of real property that comprises the delinquent cannabis
establishment’s premises. The lien shall be enforced as a municipal lien in the same manner
as all other municipal liens are enforced.”

SECTION 6: All ordinances, or parts of ordinances, in conflict with the provisions of this
Ordinance, to the extent of such conflict, are repealed.

SECTION 7: If any section, subsection, sentence, clause, phrase or portion of this Ordinance is
for any reason held invalid or unconstitutional by any court of competent jurisdiction, such portion
shall be deemed a separate, distinct and independent provision, and such holding shall not affect
the validity of the remaining portions thereof.

SECTION 8: This Ordinance shall take effect after publication and passage according to law.
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Introduced:
Public Hearing:
Adopted:

Adam Young, Borough Clerk Michele Lee, Mayor
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