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MEETING MINUTES OF 
PLANNING BOARD/BOARD OF ADJUSTMENT 

OF HIGH BRIDGE BOROUGH 
 

Meeting Date: July 17, 2023                                                                                                       Meeting Time: 7:30 P.M. 
Meeting Location: 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 County Democrat Thursday December 22. 2022 and in the Hunterdon Review 
on June 14, 2023. 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, 
absent; Conroy, present; Musnuff, present; Matos, present; Brosnan, present.  

 Also present were Board Attorney Kevin Vanhise, Board Engineer, William Burr, Board Planner, Darlene 
Green, Planning Board Secretary, Barbara Kinsky and seven 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 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: June 21, 2023 

           Motion to dispense with the reading of the prior meetings minutes:  
Motion/Second: Lee/Mart   Voice vote: 9 yes votes, motion passed.  
 
Motion to approve June 21, 2023, meeting minutes. Motion/ Second: Lee/Ferry                                                                                                       
Delgado, absent; Ferry, yes; Giordano, yes; Lee, Mart, yes; Suozzo, yes;  Yu, absent;                           
Conroy, yes; Musnuff, yes; Matos, yes; Brosnan, yes.  Nine yes votes, motion passed.  

Board of Adjustment Meeting Begins at this point.  

6. Board of Adjustment NEW BUSINESS: 
Public Hearing of PBapp-02-2021, 77 Main Street, Block 19.02, Lot 79, Owners/applicants: Kevin 
Fichiera and Victor Vinegra.  
Motion to open Public Hearing for PBapp-02-2021: Suozzo Second: Giordano 
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. 
 
Google earth view of property is marked as exhibit A-1.  
The colorized version of layout is marked as exhibit A-2.  
 
The Board’s attorney swore in the following witnesses prior to their testimony: Kevin Fichiera and Victor 
Vinegra. 
 



The applicants’ attorney gave an overview of the proposed project. The applicant is proposing 3 one-
bedroom apartments and one commercial unit on the ground floor.  
 
 
Mr. Victor E. Vinegra’s engineering and planning credentials were accepted by the Board. Mr. Vinegra 
gave a description of the parcel, its surrounding properties, and proposed plans for the project.  
 

 Plan to demolish the existing deteriorated structure and replace it with another structure that is of 
similar size and footprint.  

 Proposed building will have three one-bedroom apartments. Two will be located on the second 
floor and one ADA complaint apartment will be on the first floor located in the rear of the 
building.  

 A retail space will be in the front of the first floor of the building. 
 The building will have a full basement with space allocated for the residential units and the retail 

unit.  
 There will be 3 parking spots in all, and each apartment will be allocated one onsite parking 

space. Retail parking will be on street parking. Two parking spots will be under an overhang.  
One spot will be ADA complaint. Parking spots will be assigned to specific apartment units. The 
driveway will be a single driveway with a bump out to allow for the cars to back out of the 
parking spaces.  

 A sign will be posted that will designate parking is for residents only.   
 The trash and landing area has some slope but will be made flat and sloping will be off the 

landing area. animal proof trash cans will be supplied to each resident and stored outdoors in a 
fenced area with a wooden platform underneath, so the cans are not sitting on concrete.  

 Recycling will be stored in the basement.  
 Water run-off routes will not be altered except for the lowering of the curb to allow for more 

efficient run off. Whatever small amount of water comes from the area of concern will go over 
the curb and travel down the driveway to the seepage catchment system.  

 Agreed to have soil testing done to ensure the basement will not be adversely affected by water 
runoff.  

 The front of the building will have a ramp and stairs making both the front and rear of the 
building ADA compliant.  

 Applicant will be requesting a waiver for the site triangle.  
 Applicant will provide hatched striping at the blind corner to the rear of the building. 
 Applicant will restore any disturbance to the existing sidewalk along the frontage of the property.  
 Applicant will provide pavement markings with the ROW and will include these in the plans. 
 Applicant will provide detail for concrete curb within the site parking and driveway areas.  
 Applicant will provide construction details for the proposed concrete ramp and steps along the 

front of the building.  
 Applicant will show additional spot elevations on the plans. 
 Applicant will provide soil logs indicating the season high water table and demonstrate that the 

permeability rate of the on-site soil is sufficient to drain the seepage pit.  
 If the applicant reuses existing service lateral, they will run cameras through them to make sure 

they are complaint.  
 Applicant will provide shielding for all lighting fixtures and comply with the Borough code.  
 Applicant explained that emergency vehicles will have access from the front of the building and 

the building will have a sprinkler system.  
 Applicant will match architectural and design style to the surrounding area.  
 Applicant stated that laundry option will either be in each unit or in the basement.  
 Applicant spoke to the positive criteria of proof by stating that they aim to encourage municipal 

development and will provide and promote public health, safety and general welfare.  
 Applicant requested a waiver for curbing along the building.  
 Applicant requested a waiver for driveway width.  
 Applicant requested waiver for parking lot location.  
 Applicant requested design waiver for shrub sizes.  



 
 
 
 
Questions/comments: 
Board Chairperson John Musnuff: 

 asked for confirmation of the number of bedrooms in each apartment.  Mr. Vinegra confirmed 
that each unit will have one bedroom and that the draftsman made an error on the plans.  

 inquired about the size of parking spot that is not located under the overhang. Mr. Vinegra replied 
that the parking spot is with the required size required. He stated that the requirement is 24 feet, 
and that spot is 26 feet.  

 inquired if the first-floor apartment would have a walk-in shower for ADA accessibility.  Mr. 
Vinegra confirmed that the first-floor unit would have a walk-in shower.  

Board Alternate Brosnan: 
 inquired about the overflow condition for the seepage pit. Mr. Vinegra explained that he would 

most likely use a 2.5-inch pipe to the curb and explained that there will be a grade on top of the 
driveway. Mr. Vinegra stated that they will add additional spot elevation to meet the 
requirements.  

 inquired if the grading by the ADA parking space was ok for residential parking.  
 inquired about the lot size density and Board planner Darlene Green explained that the Ordinance 

was written to prevent a density of 34 units to the acre on Main Street because of the parking 
limitations.  

Board Vice-chairperson Joseph Souzzo: 
 inquired if the proposed single car driveway would work for residential and overnight parking. 

Mr. Vinegra stated that he has experience with other properties that have single lane driveways 
for low volume residential parking including overnight parking.  

 inquired if the applicant will meet the affordable housing requirements.  Mr. Vinegra stated that 
they will meet whatever the affordable housing requirements are.  

Board member Coleen Conroy: 
 inquired about parking for the proposed business space. Mr. Vinegra stated that the business 

parking would be street parking and there will be signage indicating that onsite parking is for 
residents only. She also inquired about a safety buffer for that highly trafficked area.  

 inquired if the fencing will be continuous and wooden around the exterior not as the plans statefor  
vinyl in the rear.  Mr., Vinegra stated that all would be wooden stockade fencing.  

Board Member Alan Mart: 
 inquired about the material of the awning. Mr. Vinegra replied that the proposed awning will be a 

fabric awning.  
Board Member Kelly Matos: 

 inquired if there is a maximum number of occupants that can reside in one of the residential units. 
The applicant’s attorney, Mr. Matta replied that this would be outlined in the lease agreement.  

Board Engineer Bill Burr: 
 inquired if the back entrance for the retail space was going to be for employes or public.  Mr. 

Vinegra stated that it will be used for employees.  
 inquired if basement storage will be separated for the retail space and the apartments.  Mr. 

Vinegra confirmed that storage spaces will be separated.  
 asked for confirmation that any sidewalk that is disturbed be replaced in kind with the recently 

replaced sidewalk.  Mr. Vinegra said they will comply and replace the sidewalk in kind. 
 asked for confirmation that the drywell will be moved closer to the front of the property to keep it 

away from the foundation but also downhill from the neighbor’s foundations. Mr. Vinegra 
confirmed that this is accurate.  

 asked for details regarding the exterior lighting plan.  Mr. Vinegra replied that the proposed 
lighting is LED lighting and will be shielded and extinguished according to Borough code.  

 Inquires if a solid fence would be around the exterior of the property and Mr. Vinegra confirmed 
this is accurate. 

 



 
 
Board Planner Darlene Green: 

 inquired about the unit that contains a den/office and asked for confirmation that they would not 
permit that room to be used as a bedroom. Mr. Vinegra confirmed this and said they will make it 
a stipulation in the lease agreement.  

 inquired about parking if the residents of one of the apartments has two drivers occupying it.  Mr. 
Vinegra replied that the lease would indicate that one assigned parking space would be provided 
per unit and any additional parking would be street parking.  

 inquired if the awning would be fire resistant.  Mr. Vinegra replied that if the Borough requires a 
fire-resistant awning they will comply.  

 Asked for confirmation of the affordable housing requirement prior to the issuance of a certificate 
of occupancy.  Board Attorney confirmed that this will be satisfied and will be outlined in the 
resolution.  

 
Motion to close Public Hearing for PBapp-02-2021: Suozzo   Second: Mart 
Voice vote: Nine yes votes, motion passed.  
 
Motion to approve PBapp-02-2021: Giordano   Second: Mart 

 Giordano: yes, stated he is glad the old building is removed and thinks it is a good use, does have 
traffic concerns.  

 Mart: yes, stated glad the parking plan was explained, and feels it will be an improvement to the 
property. 

 Suozzo:  yes, feels the applicant was straightforward and responsive to the Board’s concerns, 
glad that the affordable housing issue is resolved and votes yes if all the conditions discussed are 
complied with.  

 Conroy: yes, appreciated the efforts that has been made to fit in with the area but does still have 
concerns regarding safety.  

 Musnuff: yes, glad building is being demolished had concerns with lot size and parking, but feels 
it is a reasonable solution.  

 Matos: yes, disappointed that an older building is being demolished, but it is not usable, 
appreciates that it will be made to look similar to the surrounding buildings.  

 Brosnan: yes, biggest concerns are safety, parking, and stormwater, thinks that these can be dealt 
with through the conditions of approval.  

7 yes votes, motion passed.  
 
8. PUBLIC COMMENTS:  It is 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: Mart   Second: Brosnan Voice vote: Nine yes votes, motion 
passed.  
 
 Next Meeting Date: August 21, 2023 
 Meeting Location: Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829 
 Meeting Time: 7:30 P.M.  
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 Preface 
The 2021 Master Plan & Development Regulations Reexamination (“2021 Reexamination”) was 
adopted by the Planning Board on March 15, 2021.  It should be noted that the fourth Land Use Goal 
listed in the report is “to seek and achieve Transit Village designation.”  On April 24, 2023 Borough 
representatives met with the Director of Planning at New Jersey Department of Transportation 
(NJDOT) and other State officials to discuss the process of being designated as a Transit Village.  
Thereafter, the Borough decided to proceed with the lengthy designation process.  High Bridge 
requested grant funding from the New Jersey Highlands Council to assist with the process and in 
June of 2023 the Highlands Council issued a letter awarding said funding. 

This document serves to amend the 2021 Reexamination to set the stage to perform the necessary 
zoning amendments to successfully be designated as a Transit Village.  Zoning amendments are 
mandated by the NJDOT as they do not permit any drive-through facilities to exist in zones included 
within a proposed Transit Village area. 

 2021 Reexamination Amendments 
The following Chapters of the 2021 Reexamination shall be amended as follows: 

Chapter I. Introduction – no change. 

Chapter II. Problems & Objectives Related to the 2004 Reexamination – no change. 

Chapter III. Extent That Problems & Objectives Have Change – no change. 

Chapter IV. Changes in Policies That Impact the Master Plan 

There has been one policy change since the adoption of the 2021 Reexamination.  The Borough 
desires to be designated as a Transit Village under the NJDOT’s smart growth community 
revitalization and redevelopment program known as “Transit Village Initiative.”  NJDOT, along with NJ 
Transit, the Department of Community Affairs, the Department of Environmental Protection, the 
Redevelopment Authority, the Council on the Arts, Main Street New Jersey, the Economic 
Development Authority, the Office of Planning Advocacy, and the Housing and Mortgage Finance 
Agency are partners in the Transit Village Initiative and are known as the “Transit Village Task Force.” 

The Transit Village Initiative creates incentives for municipalities to redevelop or revitalize areas 
surrounding transit stations using transit-oriented development (“TOD”) design standards.  These 
design standards help guide development within a municipality to “create attractive, vibrant, 
pedestrian-friendly neighborhoods where people can live, shop, work, and play without relying on 
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automobiles.”1  In order to be considered a Transit Village, municipalities must submit a Transit 
Village Application and meet the Transit Village Criteria.  The required Criteria include the following:2 

1. Attend a pre-application meeting. 

a. The municipality has participated in a pre-application meeting with the Transit Village 
Coordinator no more than six months prior to submitting an application. 

It should be noted that the Borough completed a pre-application meeting on April 24, 2023.  

2. Identify existing transit that serves the municipality. 

a. The municipality has identified existing transit that serves the community; either rail, 
light rail, bus or ferry. 

3. Demonstrate municipal willingness to grow around its transit facility in a transit-supportive 
manner. 

a. The municipality has submitted a resolution by the governing body stipulating its 
willingness to grow in jobs, housing, and population around the transit facility. 

b. The municipality has documented its visioning process, with stakeholder engagement, 
for the transit village district. 

c. The municipality has provided the portions of its master plan that articulate the plan to 
grow around its transit facility in a transit-supportive manner. 

d. The municipality has provided a map indicating boundaries of the proposed “transit 
village district” so that they fall no further than a half-mile radius from the transit facility. 

e. The municipality has provided a current zoning map identifying all zones in the transit 
village district along with the applicable zoning codes and land development ordinances. 

4. Adopt a transit-oriented development (TOD) redevelopment plan and/or a TOD zoning 
ordinance which includes a residential component. 

a. At least one TOD redevelopment plan or TOD zoning ordinance has been adopted that 
calls for compact, mixed-use, pedestrian-friendly, transit-supportive development, 
including a residential component at a scale and intensity appropriate for the area. 

b. The municipality has provided a clear map indicating the location of the TOD 
redevelopment area(s) and/or TOD zone(s). 

c. Each TOD redevelopment plan or zoning ordinance includes or refers to transit-
supportive site design guidelines. 

 
1 https://www.state.nj.us/transportation/community/village/, accessed July 24, 2023. 
2 https://www.state.nj.us/transportation/community/village/criteria.shtm, accessed July 24, 2023. 

https://www.state.nj.us/transportation/community/village/
https://www.state.nj.us/transportation/community/village/criteria.shtm
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d. Each TOD redevelopment plan or zoning ordinance includes or refers to transit-
supportive architectural design guidelines. 

e. The municipality has enacted and documented a parking management system and/or 
transit-supportive parking requirements for new development near the transit facility. 

5. Identify individual sites where TOD real estate projects are anticipated. 

a. The municipality has provided a map showing the location of sites where TOD real estate 
projects are anticipated. Include description of each (block, lot, address, acreage, current 
use, ownership, existing zoning, proposed development, etc.) 

b. The municipality has provided project details and status of projects, from (a) above, that 
have already been submitted to the planning/zoning board for approvals, and for all 
other sites provided a summary of proactive steps taken by municipal representatives to 
help move the project along. 

c. The municipality has made provisions for the production of affordable housing and 
included the following statement in the land development regulations for each TOD site: 
“All new development within the transit village district shall adhere to the affordable 
housing requirements of the State of New Jersey that are in place at the time the 
development receives municipal site plan approvals.” 

6. Identify bicycle and pedestrian improvements. 

a. The municipality has demonstrated a commitment to improving the general bicycle and 
pedestrian friendliness of the transit village district through adopted municipal policies, 
redevelopment objectives, a bike/ped master plan, a complete streets policy, etc. 

b. The municipality has implemented at least one bike/ped infrastructure project in the 
transit village district such as shared use paths, dedicated bicycle lanes, traffic calming, 
removal of barriers, sidewalk improvements, etc. 

c. The municipality has planned at least one bike/ped infrastructure project in the transit 
village district such as shared use paths, dedicated bicycle lanes, traffic calming, removal 
of barriers, sidewalk improvements, etc. If such a project is planned, the municipality 
must provide plans, funding source and time frame for completion. 

7. Identify Placemaking efforts near transit. 

a. The municipality has added value to the station area with at least one existing or 
planned amenity such as: public park or plaza with seating, civic building, sculpture or 
statue, ornamental clock, fountain, memorial, information kiosk, wayfinding signage, etc. 
If an amenity is planned for the future the municipality must provide plans, funding 
information, implementation details and timeline. 

b. A management organization (such as chamber of commerce, a Main Street organization, 
improvement district) or other form of organized stewardship is in place or planned for 
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the transit village district. If planned, the municipality must provide a budget, a work plan 
and time frame for implementation. 

Additionally, at least two of the following must be met: 

c. The municipality has documented at least two regularly scheduled community events 
(farmers markets, street fairs, memorial events, parades or similar) that take place within 
view of the transit facility. 

d. Steps have been taken to maintain and enhance historic character of the district by 
establishing at least one of the following: historic design guidelines, historic district or 
architectural review board. 

e. The municipality has documented at least two examples of ongoing arts, entertainment 
or cultural activities (theater, concerts, poetry readings, arts exhibitions, dance classes, 
etc.) that take place within half-mile of the transit facility. 

f. If the blocks/streets closest to the transit facility remain pleasantly active after dark, the 
municipality has provided a list of all businesses, restaurants, stores, etc. within sight of 
the transit facility that provide “eyes on the street” beyond 5 pm. Provide map and 
business hours. 

A pre-application meeting was held with representatives from NJDOT and NJ Transit on April 24, 
2023.  During the meeting, the Borough was informed that a new requirement is that drive-through 
facilities are not permitted in Transit Villages.  Based on discussions with the Borough, it is 
anticipated that the Transit Village boundaries will encompass all or part of the Downtown Business 
(DB) Zone, the Mixed-Use Corridor (MUD) Zone, and the 100 West Main Street Redevelopment Plan.  

Based on a review of the Chapter 145, the DB Zone does not permit drive-through facilities for 
restaurants and taverns.  However, drive-through facilities for other uses such as banks or 
pharmacies are not specifically prohibited.  Similarly, the MUC Zone does not permit drive-through 
facilities for restaurants but does conditionally permit drive-through facilities for financial services. 
Additionally, the 100 West Main Street Redevelopment Plan permits drive-through facilities open 
between the hours of 5am and 9pm.  

Therefore, the Borough’s desire to achieve a Transit Village designation is a policy decision which 
impacts the permitted uses within the DB and MUC Zone as well as the 100 West Main Street 
Development Plan.  

Chapter V. Master Plan & Zoning Amendments 

For the Borough to be considered for designation as a Transit Village, drive-through facilities cannot 
be permitted in zones within the Transit Village area.  Therefore, it is the recommendation of this 
Amendment that all drive-through facilities be prohibited within the DB and MUC Zones and within 
the 100 West Main Street Redevelopment Plan area.  it is recommended that Amendment #1 of the 
100 West Main Street Redevelopment Plan be amended to prohibit drive-through facilities outright 
with no specified range of hours of operation.   
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Chapter VI. Redevelopment Plan Recommendations  

As noted in Chapter V, it is recommended that Amendment #1 of the 100 West Main Street 
Redevelopment Plan be revised to prohibit drive-through facilities. 

Chapter VII. Electric Vehicle Infrastructure Recommendations – no change. 
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Colliers Engineering & Design is a trusted provider of 
multi-discipline engineering, design and consulting 
services providing customized solutions for public and 
private clients through a network of offices nationwide. 

 

For a full listing of our office locations, please visit 
colliersengineering.com 

      

 
Civil/Site • Traffic/Transportation • Governmental • Survey/Geospatial 
Infrastructure • Geotechnical/Environmental • Telecommunications • Utilities/Energy 

1 877 627 3772 
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