MEETING MINUTES OF
PLANNING BOARD/BOARD OF ADJUSTMENT
OF HIGH BRIDGE BOROUGH

Meeting Date: June 21,2023 - Meeting Time: 7:30 P.M.
Meeting Location: High Bridge Firehouse, 7 Maryland Avenue, 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 County
Democrat and the Express Times on Thursday May 25, 2023, and the notice of and agenda for this meeting were posted on
the bulletin board in the Borough Hall.

2. FLAG SALUTE: Led by presiding officer.

3. ROLL CALL:

Delgado, absent; Ferry, present; Giordano, present; Lee, present; Mart, present; Suozzo, present; Yu, present; Conroy,
present; Musnuff, present; Epstein, present.
Also present were; Board Attorney Kevin Vanhise, Board Engineer, Bill Burr, Board Planner, Darlene Green, Board
Secretary, Barbara Kinsky, Board Alternates, Kelly Matos and Joseph Brosnan and twenty-three members of the public.

4. PUBLIC COMMENTS: It is the policy of the Planning Board that all public comments on an issue shall be limited to 3
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: June 12, 2023
Motion to dispense with the reading of the prior meetings minutes:
Motion/ Second: Lee/Ferry Voice vote: Nine yes votes, motion passed.

Motion to approve June 12, 2023, meeting minutes. Motion/Second: Mart/ Ferry
Delgado, absent; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes; Suozzo, yes; Yu, yes; Conroy, yes; Musnuff, yes; Epstein,
yes. Nine yes votes, motion passed.

6. NEW BUSINESS:
Public Hearing of PBapp-02-2022, 24 Main Street, Block 29.01, Lot 2.01, Owners/applicants: Nicholas Luciano and
Lawrence Luciano.

Motion to open Public Hearing: Lee Second: Ferry Voice vote: Nine yes votes, motion passed.

Board attorney, Kevin Vanhise noted for the record that all the notice and publication requirements have been complied with
and the Board has jurisdiction.

Color version set of the site plans has been marked as exhibit A-1.
Interior floor plan dated 3/24/23 has been marked as A-2

The applicant’s attorney, Nicole Voigt gave an overview of the proposed project. She stated that the application was filed
under the Midori Leaf, LLC. The underlying property is 24 Main Street and is located in the downtown business

zone. Midori Leaf is seeking approval for a cannabis micro business. Ms. Voigt explained that this is a permitted conditional
use in the DB zone and testimony will be given explain how these conditions are met. Ms. Voigt explained that the Cannabis
Regulatory Commission (CRC) has laws for a micro business cannabis retailers. A micro business cannabis retailer is
permitted to have no more than 1,000 pounds of usable cannabis product for retail sale each month. One hundred percent of
the ownership of the micro business license must be held by a New Jersey resident and at least 51% of the persons owning
the business must live within the municipality. The business is not permitted to have more than 10 employees and the
business must have frontage on a county road.



The Board’s attorney swore in the following witnesses prior to their testimony:
Lawrence Luciano, Nicolas Luciano and Robert Benedetto.

Nicholas Luciano testified that he is the president of Midori Leaf, a resident of High Bridge currently residing at 24
Main Street. Mr. N. Luciano stated that he would be working as the manager. He confirmed that the property is mixed-use
property with the first floor as retail and the second floor as a residential apartment.

Mr. Lawrence Luciano testified that the status of the CRC application for a micro dispensary is pending as they
are waiting for a letter of endorsement from the Borough of High Bridge. Mr. Luciano stated that the business will be
classified as a minority owned business as his son, Nicolas Luciano, is half Japanese. Next Mr. Luicano confirmed that the

following:

° parcel will have frontage on a county road-property frontage is located on County Road 513

° premise shall not be located in or upon premises in which retail food or alcohol sales occur- applicant will comply.
o signage is limited to one discreet sign no larger than six square feet and not located at the point of entry-applicant
complies as sign will be 18inches x 18inches.

o hours of operation be limited to 10am-7pm- applicant will comply.

° all unusual odors, smells and fragrances be prohibited- applicant will comply, as

° the applicant must comply with the Borough's site design standards and the zones bulk standards.

Mr. L.Luciano spoke about entry and exits of business. He stated that there would be no outside storage, deliveries would be
small, not require a big box truck and would occur during off hours. Mr.L. Luciano stated that the exterior improvements
would be primarily cosmetic, and they will add a locked gate at the stairwell to the basement. Window security grates will be
installed and located on the interior of the lower-level windows. Mr. L.Luciano stated that they intend to comply with all
Cannabis Regulatory Commission security requirements. Mr. Luciano stated that noise control will be addressed through
hours of operation and by limiting the number of people permitted at the site. He also confirmed that there will be no outdoor
or indoor consumption permitted.

Upon conclusion of the applicants’ testimony Board members and Board professionals asked questions

Board Alternate Leah Epstein inquired as to what type of point of sale will be utilized. Mr. L. Luciano replied that they have
not purchased anything yet but are considering using a website as well as IPAD and in person counter style ordering.

Board Vice-Chairperson, Joseph Suozzo asked for clarification of the process for making appointments and how walk-in
customers will be handled. Mr. L.Luciano explained that the business will operate as appointment only. If there are open
appointment slots available, customers could make same day appointments at the door. Mr. Suozzo also inquired if the
security personnel would be uniformed. Mr. L. Luciano confirmed that there would be uniformed security guards. The
person located at the entrance would be a greeter with possible security training.

Ms Epstein followed up that question by asking if the guards would be armed. Mr. L. Luciano answered that he would need
to explore that situation further.

Mr. Suozzo asked where the foot traffic would be directed to go once customers exit the establishment. Mr. Luciano
explained that customers would be directed to travel through the four-foot alley located on the north side of the building back
to the rear parking area.

Mr. Suozzo inquired if the odor filtration system proposed in the application packet will be used now that packaging is not
going to be done on the premises. Mr. Luciano replied that they do want to have some sort of filtration system in the
basement in the event of any breakages.

Mr. Suozzo asked for clarification of the handicapped/ ADA access. Mr. Luciano replied that they constructed a deck with
ramps that allow for ADA access from the rear. The Main Street egress is at the sidewalk level which matches the deck so an
elevated walkway will be constructed to go straight from the sidewalk back to the deck in the rear of the

building.



Board Alternate Kelly Matos inquired about the size of the deck and how many people might be waiting there any given
time.

Mr. L. Luciano replied that the deck is 600 square feet and people waiting there would be limited based on the appointment
schedule.

Board Alternate Joseph Brosnan asked for clarification regarding the terms “back and front”. Mr. Luciano clarified that the
front entrance will be located on Center Street and the exit or back would be located on Main Street.

Board Chairperson John Musnuff asked if the limit of 10 employees includes the owners in that number. Mr. L. Luciano
replied

that this number does include the owners.

Mr. Musnuff inquired as to the way the apartment resident accesses the apartment. Mr. Luciano replied that they will use the
Main Street entrance.

Mr. Musnuff also inquired if the resident of the apartment would be permitted to consume cannabis in that apartment.

Ms. Voight clarified that the apartment is not included in the CRC floor plan licensed area and therefore consumption would
be permitted in the apartment.

Mr. Musnuff asked how the applicant plans to dispose of expired goods. Ms. Voight repled that disposal of regulated
substances would fall under the jurisdiction of the CRC.

Board Planner Darlene Green inquired about how deliveries would be received. Mr. L. Luciano replied that deliveries will be
received on Center Street when the

business is closed. The delivery company will park in the customer parking spaces.

Ms. Green asked for clarification regarding the type of sign proposed. Mr. Luciano stated that the sign would meet the
conditions set forth in the borough’s ordinance.

Board Engineer Bill Burr asked for clarification regarding the use of the basement of the building. Mr. L Luciano explained
that this would be a storge area and not a packaging area as previously stated as packaging will take place off-site.

Mr. Burr asked if the odor control requirements would be complied with and Mr. L. Luciano confirmed that they will comply
with odor control requirements.

Mr. Burr asked if the applicant was planning to comply with all of the security requirements set forth in the land use code.
Mr. L. Luciano confirmed that they will comply.

Mr. Burr inquired about the portion of the deck that was labeled “stage area’. Mr. L Luciano explained that this was
mislabeled as it is only a slightly elevated section due to the contour of the landscape and will be a part of the waiting area
not

utilized for activities.

Mr. Burr asked for details regarding waste disposal. Mr. L. Luciano stated that waste and recycling will be kept in the
outdoor shed.

Mr. Burr asked if the applicant would comply with the Borough’s lighting code requiring lighting to be extinguished at 10pm
or 1 hour after the business closed. Mr. L. Luciano confirmed that they will comply. Ms Voight inquired if lighting for the
benefit of safety for the residential use would be permitted. Mr. Burr confirmed that lighting restrictions would only apply to
the commercial use.

No questions form the public at this time.

Mr. Robert Benedetto’s engineering credentials were accepted by the Board.

Mr. Benedetto gave a description of the parcel. Mr. Benedetto explained that some regrading will be done in the rear of the
site. The existing air conditioning unit that is located on grade to the north of the building will be relocated to an elevated
structure to allow for a walkway to the back. The existing shade trees will remain in place and there is an existing cistern
located in the rear of the property that will be used on the site possibly as a landscape feature. There is a cleanout in the rear
that will remain operational. Mr. Benedetto explained that parking will be located in the rear of the site. There are three
proposed parking spaces, one of which will be ADA compliant. One of the remaining two spaces will be landlocked against
the shed. That space will be designated for the tenant of the residential unit. Mr. Benedetto confirmed that the lot coverage is
73.8% and there is no plan to increase this coverage.

Mr. Benedetto gave an overview of the proposed changes to the site as indicated in exhibit A-1. Mr. Benedetto stated that
they are putting together a lighting plan and will comply with the requirements from the Board Engineer. Mr. Benedetto also
stated that they will comply with landscaping recommendations from the Board Planner. Mr. Benedetto confirmed that the
applicant will comply with all sign requirements and explained that there will also be directional signs directing foot traffic.
Regarding environmental constraints, Mr. Benedetto explained that wetlands or flood hazard concerns do not exist on this
site. Because the site is less than 5000 square feet a soil conservation permit is not needed but if the engineer requests an
exemption he will comply.

Upon conclusion of the testimony of the applicants’engineer the Board and Board’s professionals asked questions.

Mr. Burr asked if the lighting proposed would be down shielded and Mr. Benedetto confirmed that they will be doenshielded
and that they will comply with shutdown time of the lights.



Mr. Burr asked for information about the cistern and if there was any opportunity to manage water runoff. Mr. L. Luciano
explained that the cistern was found during landscaping. It is currently at grade and will possibly be used as a planter. Mr.
Benedetto explained that the applicants’ intention is to maintain existing drainage patterns. Mr. Burr asked if they has
considered porous pavement for the parking spaces and Mr. Benedetto replied that they can explore that option. Mr.
Benedetto also confirmed that they will be willing to video the sanitary sewer lateral before it is put back into use.

Board Alternate Brosnan asked for confirmation that the imperious coverage also includes the wooden decks and Mr.
Benedetto confirmed that it does.

Board Chairman Musnuff asked if the right of way at the rear of the site was included in the site area. Mr. Benedetto replied
that it was included but that they can include a dedication to make it part of the right of way.

Ms. Green asked the applicants’ engineer what waivers they are currently requesting. Mr. Benedetto requested the following
waivers:

o Waiver for off street parking buffer

o Waiver for parking location not being set back 25 feet from any property line.

Ms. Green asked Mr. Benedetto to make it a condition of approval to resolve the discrepancies regarding lot size and front
yard setbacks. Mr. Benedetto said that they would comply with this.

Ms. Green asked that if the applicants chose to install a generator, they would need to do so in a manner that would not affect
impervious coverage. The applicants will comply and obtain the necessary permits for installation.

Ms. Green also requested revised plans that detail the proposed wall and fence heights. Mr. Benedetto said he will comply.

Board member Mart asked for clarification regarding the tree removal. Mr. L. Luciano explained that one tree was removed
and five will be planted in its place and the two remaining trees will not be removed.

The Board Chairperson asked for questions from the public.

Nicole Poko from 86 east Main Street asked if the tenant would be permitted access to the deck or front porch. The Board’s
professionals confirmed that there was nothing in the code that prohibits utilization of the front porch or back deck by a
tenant.

Motion to close Public Hearing: Suozzo Second: Ferry Nine yes votes, motion passed.

Motion to approve PBapp-02-2022 with all of the conditions set forth in the hearing. Giordano Second: Ferry
Delgado, absent; Ferry, yes; Giordano, yes; Lee, yes; Mart, yes; Suozzo, yes; Yu, yes; Conroy, yes; Musnuff, yes; Epstein,
yes. Nine yes votes, motion passed. Nine votes, motion passed.

8. PUBLIC COMMENTS: Itis the policy of the Planning Board/Board of Adjustment that all public comments on an issue shall

be limited to 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. Each person
may speak once during a public comments section. No debating between residents. Comments should be addressed to the Chairman and
Board members at the public microphone. NONE

9. ADJOURNMENT: Motion to adjourn: Lee: Second: Ferry Voice vote: Nine yes votes, motion passed.
Next Meeting Date: July 17, 2023

Meeting Location: Rescue Squad Building, 95 West Main Street, High bridge, NJ 08829

Meeting Time: 7:30 P.M.



