
Draft 

MEETING MINUTES OF 
PLANNING BOARD/BOARD OF ADJUSTMENT 

OF HIGH BRIDGE BOROUGH 

Meeting Date: August 21, 2023 Meeting Time: 7:30 P.M. 
Meeting Location: audio/visual meeting via Zoom 

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 Review 
on August 16, 2023.and in the Hunterdon County democrat on August 17, 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, PRESENT; Ferry, present; Giordano, present; Lee, present; Mart, absent; Suozzo, present; Yu, present; Conroy, 
present; Musnuff, present; Epstein, present. 
Also present were Board Attorney Kevin Vanhise, Board Planner, Darlene Green, Planning Board Secretary, Barbara 
Kinsky, Board alternates Kelly Matos and Joseph Brosnan and two 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: July 17, 2023 
Motion to dispense with the reading of the prior meetings minutes: 
Motion/ Second: Suozzo/ Ferry Voice vote: 9 yes votes, motion passed. 

Motion to approve July 17, 2023, meeting minutes. Motion/ Second: Suozzo/Ferry 
Delgado, abstain; Ferry, yes; Giordano, yes; Lee, yes; Mart, absent; Suozzo, yes; Yu, abstain; Conroy, yes; Musnuff, yes; 
Epstein, abstain. 6 yes votes, motion passed. 

6. NEW BUSINESS: 
a. Resolution PB-14-2023 memorializing approval of PBapp-02-2022, 24 Main Street, Block 29.01, 
Lot 2.01, Owners/applicants: Nicholas Luciano and Lawrence Luciano. 

Motion to approve Resolution PB-14-2023: Giordano Second: Suozzo 
( only those who voted in favor may vote) 

Board Chairman Musnuff asked for clarification regarding who can reside in the apartment Board Attorney Kevin 
Vanhise explained that according to the land use code residential uses are permitted in the mixed use zone. Therefore, the 
apartment is a separate use from the retail use and there are no restrictions as to who can reside there. Mayor Lee added 
that in order to get a cannabis license the owner needs to own 50% of the business and must reside in the municipality. 

Mayor Lee asked for clarification as to the working of Conditional Use approval. Board Attorney Kevin Vanhise 
explained that a Cannabis retailer is a conditionally permitted use and is permitted in the zoning district provided that the 
certain conditions are met the conditional use approval is a ratification that the applicant meets all of those requirements 
and are therefore entitled to be in the zone without a use variance or conditional use variance. 

Ferry, yes; Giordano, yes; Lee, yes; Mart, absent; Suozzo, yes; Yu, Conroy, yes; Musnuff, yes; Epstein, yes. 8 yes votes, 
motion passed. 



b. Presentation by Darlene Green "Potential Transit Village Designation" 
Darlene Green gave a slide show presentation describing the specifics of a Transit Village Designation. Ms. Green also 
stated that the highlands Council is funding work to prepare the application and presentations. 
Discussion with the Board ensued regarding: 

• The location of the designated areas 
• Can areas be added during the application process? 
• An ordinance will need to be drafted to exclude all drive-thrus as they are not permitted in a "Transit Village." 
• Benefits of this designation include technological assistance and grant money. 
• Concerns regarding possible downsides to this designation. 
• Potential to get ADA accessibility to the train station. 
• Other uses for the existing train station. 
• Existing sewer capacity 
• Would the Borough have more priority to get more trains to High Bridge. 
• Does the fact that Main Street is a County Road have any impact? 
• Would designation limit any potential redevelopment plans, rehabilitation plans, or changes in zoning? 
• Would improvements to the train station be addressed. 
• Would additional parking be considered 

• 

7. 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/Second: Lee/Ferry Voice vote: 9 yes votes, motion passed. 

Next Meeting Date: September 18, 2023 
Meeting Location: Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829 
Meeting Time: 7:30 P.M. 



Introduction: 08/17/2023 
Publication: 08/24/2023 
Planning Board: Date 
Adoption: Date 
Publication: Date 

BOROUGH OF HIGH BRIDGE 
HUNTERDON COUNTY 

ORDINANCE NO. 2023-026 

AN ORDINANCE TO AMEND CHAPTER 145 "LAND USE AND DEVELOPMENT", 
SECTION 145-405 "DB, DOWNTOWN BUSINESS" AND SECTION 145-406.1 "MUC, 

MIXED-USE CORRIDOR ZONE", AND THE "100 WEST MAIN STREET 
REDEVELOPMENT PLAN" TO AMEND AND SUPPLEMENT THE CODE TO 

ELIMINATE DRIVE-THROUGH FACILITIES WITHIN EACH ZONE/PLAN AREA 
TO ADVANCE THE BOROUGH'S APPLICATION FOR DESIGNATION AS A 

TRANSIT VILLAGE 

WHEREAS, the Borough of High Bridge has a train station which is the western terminus of 
New Jersey Transit's Raritan Valley Line; and 

WHEREAS, over the past ten years the Borough has contemplated submitting an application to 
be designated a Transit Village by the New Jersey Department of Transportation (NJDOT); and 

WHEREAS, on April 24, 2023 Borough representatives attended a meeting with the Director of 
Planning at NJDOT and other State departments, during which meeting the State officials 
informed the Borough representatives that no drive-through facilities can be permitted within the 
zones in the designated transit village area; and 

WHEREAS, the Mayor and Council requested funding from the New Jersey Highlands Council 
to seek a potential Transit Village designation and received said funding in June of 2023; and 

WHEREAS, said grant request included funding to eliminate drive-through facilities in the 
Downtown Business (DB) Zone, Mixed-Use Corridor (MUC) Zone, and the 100 West Main 
Street Redevelopment Plan, which are located in the proposed transit village area; and 

WHEREAS, the Mayor and Borough Council are desirous of seeking a transit village 
designation and support the removal of drive-throughs in the DB and MUC zones, as well as the 
100 West Main Street Redevelopment Plan to advance the submission of an application to 
NJDOT. 

NOW, THEREFORE BE IT ORDAINED, by the Mayor and Borough Council that: 

SECTION 1. The Borough Code, Chapter 145 "Land Use and Development", Article IV 
"District Regulations", Section 145-405 "DB, Downtown Business" shall be amended with text 
for deletion in strikeout and new text underlined as follows: 



B. Permitted principal uses. 

(4) Restaurants and taverns, except no drive through v,indo•.vs shall be permitted. 

F. Special regulations. 

ill Drive-through facilities associated with any use are prohibited. 

SECTION 2. The Borough Code, Chapter 145 "Land Use and Development", Article IV 
"District Regulations", Section 145-406.1 "MUC, Mixed-Use Corridor Zone" shall be amended 
with the following text for deletion in strikeout and new text underlined: 

B. Permitted principal uses. 

( 1) Retail stores, which sell goods or merchandise to the general public. This excludes 
retail services vlith drive through facilities. 

( 4) Financial services, excluding drive through facilities. 

(8) Restaurants and taverns, excluding drive through facilities. 

C. Permitted conditional uses. 

(2) Financial services vlith drive through facilities; conditions as follows: 

(a) The minimum lot area shall be 30,000 square feet. 

(b) The minimum lot frontage shall be I 00 feet. 

(c) Drive through. facilities shall be located in the rear yard. 

(d) Where the rear yard abuts a residential zone, one of the fullo,ving mitigation 
measures must be completed. 

[l] A landscaped buffer shall be proYided that is fi11e feet wide. Said buffer shall 
be planted with a staggered mh£ture of evergreens, deciduous shade trees and 
shrubs. When planted, e11ergreens shall be a minimum of fuur feet in height, 
deciduous trees shall be a minimum of three inches in caliper and shrubs shall 
be a minimum of three feet in height. 

[2] A minimum siu root high, solid fence shall be erected to screen adjacent 
residentially zoned properties. 

ill ~Public utility uses; refer to §145-409 for conditions. 
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ill f4) Wireless telecommunications equipment and facilities; refer to § 145-409 for 
conditions. 

ill fS) Clubs, lodges and fraternal organizations; conditions as follows: 

ill f6-t-Multi-family residential above nonresidential uses, conditions as follows: 

E. Prohibited uses. 

(1) The following uses are prohibited within the MUC Zone: 

( e) Drive-through facilities. 

(f) fet Any use not permitted is prohibited in the MUC Zone. 

SECTION 3. The "100 West Main Street Redevelopment Plan", Amendment #1, Section VI 
"Redevelopment Plan", Subsection "Use and Bulk Requirements" beginning on page 12 shall be 
amended with the following text for deletion in strikeout and new text underlined. The amended 
text shall also include the deletion of footnote "l" on page 13 and the modification of footnote 
"2" to footnote "l ". 

D. Prohibited uses. 

11. Drive-through facilities. Uses that include a drive through facility that operates 
between 9pm and Sam.+ 

12. Uses that are open between 11pm and 5am.H 

SECTION 4. All ordinances or parts of ordinances inconsistent herewith are hereby repealed as 
to such inconsistencies. 

SECTION 5. If any article, section, subsection, paragraph, phrase, or sentence is for any reason 
held to be unconstitutional or invalid, said article, section, subsection, paragraph, phrase or 
sentence shall be deemed separable. 

SECTION 6. This Ordinance shall take effect upon final publication as provided by law. 
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NOTICE 

NOTICE is hereby given that the foregoing Ordinance was introduced to pass on first reading at 
a regular meeting of the Council of the Borough of High Bridge held on ___ , 2023, and 
ordered published in accordance with the law. Said Ordinance will be considered for final 
reading and adoption at a regular meeting of the Borough Council to be held on ___ , 2023 at 
7:30 p.m. or as soon thereafter as the Borough Council may hear this Ordinance at the 
_______________ , New Jersey, at which time all persons interested may 
appear for or against the passage of said Ordinance. 

Adopted: 

Attest: 

Adam Young 
Borough Clerk 

Adam Young 
Borough Clerk 

Michele Lee, Mayor 
Borough Council 

\ \corp. collierseng. com \corp\clintonlprojectsle-hlhib lhibO I 50\reportslplanning\230724dag_ drive-through_ facilities_ ordinance_ draft. doc 
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BOROUGH OF HIGH BRIDGE 
HUNTERDON COUNTY 

ORDINANCE NO. 2023-028 

AN ORDINANCE TO SUPPLEMENT AND AMEND CHAPTER 145 
"LAND USE AND DEVELOPMENT", SECTION 145-306 "OFF-STREET 
PARKING AND LOADING", SECTION 145-405 "DB, DOWNTOWN 
BUSINESS", AND SECTION 145-409 "SPECIAL REGULATIONS FOR 
CONDITIONAL USES", OF THE CODE OF THE BOROUGH OF HIGH 
BRIDGE TO CLARIFY THE PROVISIONS APPLICABLE FOR MULTI­
FAMILY INCLUSIONARY DEVELOPMENT AND MIXED-USE 
COMMERCIAL AND RESIDENTIAL DEVELOPMENT WITHIN THE 
DB - DOWNTOWN BUSINESS ZONING DISTRICT 

WHEREAS, since the adoption of Ordinance No. 2022-025 last year, which made certain 
amendments to the DB - Downtown Business ("DB") zoning district in order to facilitate the 
development of mixed-use commercial/ residential and multi-family inclusionary housing within 
the central business district, developers have reached out to the Borough's staff and professionals 
to discuss potential development projects within the district; and 

WHEREAS, in analyzing the provisions applicable to the DB district in order to respond to the 
developer inquiries, and to address a development application that was pending before the High 
Bridge Borough Planning Board / Board of Adjustment, certain anomalies and conflicting 
provisions were discovered regarding conditionally permitted uses within the district; and 

WHEREAS, in reviewing the provisions, it was also recommended that certain amendments 
should be made to clarify the parking standards within the DB district; and 

WHEREAS, the Mayor and Borough Council have reviewed the Ordinance and agree Chapter 
145 should be amended to resolve such discrepancies and provide for greater clarity within the 
DB district. 

NOW, THEREFORE, BE IT ORDAINED by the Borough Council of the Borough of High 
Bridge, in the County of Hunterdon, State of New Jersey, as follows: 

SECTION 1. The Borough Code, Chapter 145 "Land Use and Development", Article III 
"General Regulations", Section 145-306 "Off-street parking and loading" shall be amended, with 
text for deletion in strikeout and new text underlined, as follows: 



B. Required number of parking spaces: DB Zone. 

(2) Properties with nonresidential and apartment residential uses in the same building. 
The number of parking spaces shall be provided in accordance with the 
Residential Site Improvement Standards. No parking shall be required for the 
nonresidential uses. 

SECTION 2. The Borough Code, Chapter 145 "Land Use and Development", Article IV 
"District Regulations", Section 145-405 "DB, Downtown Business" shall be amended with text 
for deletion in strikeout and new text underlined as follows: 

C. Permitted conditional uses. Refer to § 145-409 for special regulations for these uses, 
except for farm stands, multi-family inclusionary development, and mixed-use 
commercial residential, which are outlined below. 

(6) Mixed use commercial residentialMulti-family inclusionary development, subject to 
the following conditions: 

(a) The parcel shall be within 1/4 mile of a rail station or mass transit stop. 

(b) The parcel shall have frontage on Center Street or Mill Street, but shall not 
have frontage on Main Street. 

(c) Minimum lot area shall be 20,000 square feet. 

( d) Minimum front yard setback shall be 10 feet. 

{fil--fd) Minimum side yard setback shall be 10 feet, each. 

Lt) ~ Maximum building coverage shall be 60% . 

.(g}_ ft) Maximum impervious coverage shall be 95% . 

.{hl fgj Maximum building height shall be three stories and 45 feet. 

ill W Maximum density shall be 34 dwelling units per acre. 

(i) GrouB:d floor uses shall ee limited to apartmeRts, retail, persoRal service ami/or 
office uses. 

(j) Upper floor uses shall ee limited to apartmeB:ts. 

ill W Twenty percent of the total number of housing units shall be reserved for 
affordable households. These uB:its shall ee coB:sisteB:t vt'ith the regulatioB:s of 
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the Fair Housing Aet and the Uniform Housing Affordability Controls (UHAC), 
and the Highlands Couneil. 

[l] In the event the number of affordable housing units to be provided 
includes a fraction, the number shall be rounded up if the fractional 
amount is 0.5 or greater, and rounded down if the fractional amount is 
less than 0.5. The developer shall provide a payment in lieu of 
constructing affordable units in accordance with Section 145-509 
("Fractional units and payments-in-lieu") of the Borough Code, for the 
fraction of a unit less than 0.5. 

[2] These units shall be consistent with the regulations of the Fair Housing 
Act and the Uniform Housing Affordability Controls (UHAC). 

[3] The developer/property owner shall be responsible for retaining a 
qualified administrative agent to manage their affordable housing units. 

flt The developer/property owner shall be responsible for retaining a qualified 
administrative agent to manager their affordable housing units . 

.(kl fmj Residential pf.arking shall be provided in accordance with RSIS,_;­
nonresidential parking shall be pro:vided in aeeordanee with the Borough's Code. 

(I) Market-rate residential units shall not have more than two bedrooms. 

(m} W-All other bulk requirements shall follow the standards for the DB Zone. 

(9) Residential uses, ineluding apartments and eondominiurnsMixed-use commercial 
residential, subject to the following conditions: 

(a) Ground floor uses shall include permitted non-residential uses within the DB 
Zone. Residential uses are permitted only on the upper(st floor(§} of a structure. 
However, a maximum of one unit may be permitted on the firstground floor to 
meet ADA requirements if it is located in the rear half of the structure. 

(b) A maximum of six residential units shall be permitted on lots between 5,000 
square feet and 10,000 square feet. 

( c) A maximum of eight residential units shall be permitted on lots greater than 
10,000 square feet. 

(d) One bedroom units shall eontain a mm1mum of 4 50 square feet, while h'l'O 

bedroom units shall eontain a minimum of 800 square feet. 
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@ Twenty percent of the total number of housing units shall be reserved for 
affordable households. 

[l] In the event the number of affordable housing units to be provided 
includes a fraction, the number shall be rounded up if the fractional 
amount is 0.5 or greater, and rounded down if the fractional amount is 
less than 0.5. The developer shall provide a payment in lieu of 
constructing affordable units in accordance with Section 145-509 
{"Fractional units and payments-in-lieu") of the Borough Code, for the 
fraction of a unit less than 0.5. 

[2] These units shall be consistent with the regulations of the Fair Housing 
Act and the Uniform Housing Affordability Controls {UHAC). 

[3] The developer/property owner shall be responsible for retaining a 
qualified administrative agent to manage their affordable housing units. 

( e) Market-rate R:residential units shall not have more than two bedrooms. 

(f) All other bulk requirements shall follow the standards for the DB Zone. 

SECTION 3. The Borough Code, Chapter 145 "Land Use and Development", Article IV 
"District Regulations", Section 145-409 "Special regulations for conditional uses.", Subsection 
D. "Multifamily developments" shall be deleted within its entirety and replaced with "Reserved". 

SECTION 4. All ordinances or parts of ordinances inconsistent herewith are hereby repealed as 
to such inconsistencies. 

SECTION 5. If any article, section, subsection, paragraph, phrase, or sentence is for any reason 
held to be unconstitutional or invalid, said article, section, subsection, paragraph, phrase or 
sentence shall be deemed separable. 

SECTION 6. This Ordinance shall take effect upon final publication as provided by law. 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 

4 



NOTICE 

NOTICE is hereby given that the foregoing Ordinance was introduced to pass on first reading at 
a regular meeting of the Council of the Borough of High Bridge held on ___ , 2023, and 
ordered published in accordance with the law. Said Ordinance will be considered for final 
reading and adoption at a regular meeting of the Borough Council to be held on ___ , 2023 at 
7:30 p.m. or as soon thereafter as the Borough Council may hear this Ordinance at the 
_______________ , New Jersey, at which time all persons interested may 
appear for or against the passage of said Ordinance. 

Adopted: 

Attest: 

Adam Young 
Borough Clerk 

Adam Young 
Borough Clerk 

Michele Lee, Mayor 
Borough Council 

\\corp. collierseng. comlcorplclinton\projects\e•hlhiplhip00 I a\correspondance\out\230824dag_db _ zone _revisions _draft4. doc 
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BOROUGH OF HIGH BRIDGE PLANNING BOARD/ BOARD OF ADJUSTMENT 
COUNTY OF HUNTERDON 
STATE OF NEW JERSEY 

RESOLUTION NO. PB-15-2023 

RESOLUTION OF THE BOROUGH OF HIGH BRIDGE PLANNING 
BOARD / ZONING BOARD OF ADJUSTMENT GRANTING A 
CONDITIONAL USE VARIAN CE AND PRELIMINARY/ FINAL MAJOR 
SITE PLAN APPROVAL FOR CONSTRUCTION OF A NEW MIXED­
USE BUILDING WITH FIRST FLOOR RETAIL SPACE AND THREE 
RESIDENTIAL APARTMENTS ALONG WITH ASSOCIATED SITE 
IMPROVEMENTS ON PROPERTY LOCATED AT 77 MAIN STREET 
(BLOCK 19.02, LOT 79) 

APPLICATION NO. PBapp-02-2021 

WHEREAS, Fish Head Properties, LLC ("Applicant") has applied to the Borough of 

High Bridge Planning Board I Zoning Board of Adjustment (the "Board") for a conditional use 

variance and preliminary and final major site plan approval with bulk variances, waivers and 

exceptions, necessary to demolish an existing, dilapidated, single-family dwelling and construct 

a new, two-story, mixed-use building containing first floor retail space and three residential 

apartments, with associated site improvements, as more specifically described below, on certain 

real property identified as Lot 79 in Block 19.02 on the Borough of High Bridge Tax Map, 

located at 77 Main Street (the "subject property"), within the DB, Downtown Business ("DB") 

zoning district; and 

WHEREAS, Applicant was represented by John Motta, Esquire; and 

WHEREAS, the Board entertained jurisdiction over the application pursuant to its 

authority under the Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq. (the "MLUL") and the 

Borough's Land Use and Development Ordinance, Chapter 145 of the Borough of High Bridge 

Code (the "LUDO"); and 

WHEREAS, the Board held a public hearing on this application during its July 17, 2023 

regular meeting; and 

WHEREAS, during the hearing, the Board provided an opportunity for comments and 

questions from interested parties and the public; and 



Borough of High Bridge Planning Board 
Resolution No. PB-I 5-2023 

WHEREAS, the Board reviewed the evidence presented, and based on said evidence, the 

information contained in the application submissions, any representations made by the 

Applicant, and the testimony provided during the hearing, the Board made the following factual 

findings and reached the following conclusions of law: 

1. Site and Neighborhood Information. 

2. 

a. The subject property is a rectangular shaped, 50' x 100', parcel located on the 

western side of Main Street (County Route 513), across from the intersection of 

Main Street and the northern terminus of Center Street. 

b. The property is 5,000± square feet (0.115± acres) in size and is improved with a 

two-story, 1,894± square foot residential dwelling constructed in or about 1885. 

The structure is in dilapidated condition and has been vacant for some time. 

c. Applicant purchased the property in January of 2020 with the intention of 

redeveloping the site. 

d. The property has 50' of frontage on Main Street. 

e. The property is surrounded by a variety of uses including residential, retail and 

mixed uses along Main Street to the east and south, and The Commons Park to the 

west and north. 

Overview of Proposed Development. Applicant proposes to demolish the existing 

structure and construct a new, two-story, mixed-use building on the site. 

a. The first-floor front of the building along Main Street will contain a commercial/ 

retail use. 

1. The space will be 646± square feet in size. 

11. Primary access will be provided via double doors opening to a landing and 

ramp along Main Street. The unit will also have access to the building's 

interior hallway to allow employees to access the basement storage, 

recycling bins, and rear trash area. 

111. Applicant does not yet have a tenant for the space. Any prospective use of 

the unit will be in compliance with the LUDO or the appropriate variance 

relief sought on a separate future application. 

b. A total of three residential apartments will also be included. 
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Borough of High Bridge Planning Board 
Resolution No. PB-15-2023 

1. Apartment No. 1 will be located on the first floor to the rear of the 

building. It will be a one-bedroom, one-bath, 583± square foot apartment 

with kitchen and living room. It will be ADA-compliant. 

11. Apartment No. 2 will be located on the second floor to the rear of the 

building. It will also be a one-bedroom, one-bath, 906± square foot 

apartment with a kitchen, dining area and living room. The bedroom will 

contain a walk-in closet. 

111. Apartment No. 3 will be located on the second floor at the front of the 

building. It will be a one-bedroom, one-bath, 1, 104± square foot 

apartment with a kitchen, dining area, living room and den/office. The 

bedroom will have a walk-in closet. 

To ensure that the den/office will not be utilized as a second bedroom, 

during the hearing, Applicant confirmed that the lease agreement for the 

apartment will prohibit its use as an additional bedroom. 

1v. Access to the apartments will be via an internal hallway and staircase 

along the left (southern) portion of the building. 

c. The building will contain a basement for storage. The basement will be divided 

into three areas: the front room will have approximately 366± square feet of 

storage for the retail use; the center room will have approximately 392± square 

feet of space for the building's mechanical systems; and the rear room will have 

335± square feet of storage for the apartments and if washers and driers are not 

included in the individual units, will house the building's laundry facilities (160± 

square feet). 

d. Exterior finish will consist of a pattern stone base along the foundation, 8" 

Hardie-Plank horizontal siding and an asphalt shingle roof. 

1. Double hung windows will be located around the structure for the 

apartments. 

11. The front of the building will have enhanced architectural features, 

including scallop siding at the top of the structure, and retail storefront 
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Borough of High Bridge Planning Board 
Resolution No. PB-15-2023 

windows with a fire-resistant fabric canopy above. The awning will be 5' 

wide. 

111. Siding will be color-matched to fit m with the neighborhood and 

surrounding properties. 

1v. A wood railing with decorative balusters will extend across the front of the 

structure. Stairs will provide access to/from grade towards the left 

(southern) side of the building, and an ADA-compliant ramp will provide 

access to the right (northern) side of the structure. 

e. Three parking spaces will be located behind the building, including two covered 

spaces (including an ADA-compliant space) located under Apartment No. 2 at the 

rear of the building. A decorative railing and trim features will enclose the 

parking area. 

3. Plan(s) and Submissions. Details of Applicant's proposal are more particularly 

shown on the following plan(s) and information submitted with the application: 

a. Original application submission dated August 13, 2021. 

b. Site Plan entitled "Preliminary and Final Site Pla & Minor Subdivision, No. 77 

Main Street, Lot 7, Block No. 19.02, Tax Map Sheet No. 11, Borough of High 

Bridge, Hunterdon County, New Jersey," consisting of 6 sheets, prepared by 

Harbor Consultants, Inc. (Victor E. Vinegra, PE, PLS, NJ Lie. No. 34460), dated 

August 12, 2021. 

c. Amended application submission, dated February 16, 2022. 

d. Site Plan entitled "Preliminary and Final Site Plan, No. 77 Main Street, Lot 7, 

Block No. 19.02, Tax Map Sheet No. 11, Borough of High Bridge, Hunterdon 

County, New Jersey," consisting of 6 sheets, prepared by Harbor Consultants, Inc. 

(Victor E. Vinegra, PE, PLS, NJ Lie. No. 34460), dated February 15, 2022. 

e. Highlands Exemption Determination Form dated March 4, 2022. 

f. Letter entitled "77 Main Street Highlands Application Requirements," prepared 

by Victor E. Vinegra, PE, PLS of Harbor Consultants, Inc. (2 pages), dated March 

17, 2022. 
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Borough of High Bridge Planning Board 
Resolution No. PB-15-2023 

g. Letter entitled "77 Main Street Highlands Application Requirements," prepared 

by Victor E. Vinegra, PE, PLS of Harbor Consultants, Inc. ( 1 page), dated March 

25, 2022. 

h. Architectural elevations entitled "Retail & 3 Apartments, 77 Main Street, High 

Bridge, NJ 08829," consisting of 1 sheet, prepared by The Musial Group 

Architecture (Noel S. Musial, AIA, NJ Lie. No. Al054115), dated April 4, 2022. 

1. Architectural plans entitled "Retail & 3 Apartments, 77 Main Street, High Bridge, 

NJ 08829," consisting of 2 sheets ("Floor Plans" and "Building Elevations"), 

prepared by The Musial Group Architecture (Noel S. Musial, AIA, NJ Lie. No. 

A 1054115), dated April 14, 2022, with revisions through May 2, 2022. 

J. Letter entitled "77 Main Street" prepared by Victor E. Vinegra, PE, PLS of 

Harbor Consultants, Inc. (3 pages), dated May 4, 2022. 

k. Highlands GIS Data (Total Forest Area, Forest Resource Area and Steep Slope 

Area) submitted May 17, 2022. 

I. Amended application submission, dated October 25, 2022. 

m. Site Plan entitled "Preliminary and Final Site Plan, No. 77 Main Street, Lot 7, 

Block No. 19.02, Tax Map Sheet No. 11, Borough of High Bridge, Hunterdon 

County, New Jersey," consisting of 6 sheets, prepared by Harbor Consultants, Inc. 

(Victor E. Vinegra, PE, PLS, NJ Lie. No. 34460), dated October 25, 2022, with 

revisions through January 11, 2023. 

4. Applicant's Report(s). The following report(s) and supplemental information was 

submitted by Applicant as part of its application: 

a. Report entitled "Storm Water Calculations for No. 77 Main Street, Lot No. 79, 

Block 19.02, Borough of High Bridge, Hunterdon County, New Jersey," dated 

August 21, 2021, prepared by Harbor Consultants Engineers & Land Surveyors 

(Victor E. Vinegra, PE, PLS, NJ Lie. No. 34460). 

b. Report entitled "Storm Water Calculations for No. 77 Main Street, Lot No. 79, 

Block 19.02, Borough of High Bridge, Hunterdon County, New Jersey," dated 

February 11, 2022, prepared by Harbor Consultants Engineers & Land Surveyors 

(Victor E. Vinegra, PE, PLS, NJ Lie. No. 34460). 
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Borough of High Bridge Planning Board 
Resolution No. PB-15-2023 

c. List of requested variances and waivers report, dated January 14, 2023, prepared 

by Katherine Sarmad, PP/AICP of Harbor Consultants, Inc. 

d. Letter report dated January 17, 2023, in response to Planning Report from Colliers 

dated January 3, 2023 and Completeness Report from Hatch Mott dated January 

10, 2023, prepared by Victor E. Vinegra, PE, PLS of Harbor Consultants, Inc. 

5. Board Reports. In addition to the materials submitted by Applicant, the Board 

received and considered the following staff and consultant reports: 

6. 

a. Engineering completeness review dated September 13, 2021, from John K. 

Ruschke, PE, PP, CME of Mott MacDonald, (Former) Board Engineer. 

b. Engineering second completeness and technical review report dated March 16, 

2022, from John K. Ruschke, PE, PP, CME. 

c. Planning report date April 14, 2022, from Darlene A. Green, PP/AICP of Colliers 

Engineering & Design, Inc. ("Colliers"), Board Planner. 

d. Engineering third completeness and technical review report dated April 18, 2022, 

from John K. Ruschke, PE, PP, CME. 

e. Planning report date May 18, 2022, from Darlene A. Green, PP/AICP. 

f. Planning report date January 3, 2023, from Darlene A. Green, PP/AICP. 

g. Engineering completeness review dated January 10, 2023, from John K. Ruschke, 

PE,PP,CME. 

h. Planning report date February 22, 2023, from Darlene A. Green, PP/AICP. 

1. Engineering completeness report April 3, 2023, from William H. Burr, IV, PE of 

Colliers, Board Engineer. 

J. Engineering technical report dated May 10, 2023, from William H. Burr, IV, PE. 

Witnesses. During the hearing, the Board considered the testimony of the 

following witnesses: 

a. Victor Vinegra, PE, PLS, PP, principal of Applicant and President of Harbor 

Consultants, Inc., Applicant's Engineer and Planner. Mr. Vinegra was recognized 

by the Board as an expert witness in the field of civil engineering and professional 

planning. 

b. Kevin Fichiera, principal of Applicant. 
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7. 

hearing: 

c. Darlene A. Green, PP/AICP of Colliers, Board Planner. 

d. William H. Burr, IV, PE of Colliers, Board Engineer. 

Exhibits. The following exhibit(s) were admitted into evidence during the 

a. Exhibit A-1: Google Earth aerial view of subject property and Main Street 

neighborhood. 

b. Exhibit A-2: Color zoomed-in version of proposed layout/ site plan (Sheet #3). 

8. Buildings and Structures. As indicated above, the existing dwelling will be 

demolished and a new, two-story mixed-use structure will be constructed. It will be oriented 

towards Main Street with first floor retail space and three residential apartments. The building 

has been designed to blend in with and integrate with the existing character of the Main Street 

downtown business district. 

9. Affordable Housing. Section 145-405C.(6)(k) of the LUDO requires 20% of the 

total number of housing units to be reserved for affordable households. With three total 

residential apartments, the development results in a 0.6-unit fractional obligation. Pursuant to 

Section 145-509A of the Code, development that results in a fractional obligation of 0.5 or more 

shall either round up and provide the extra affordable unit or pay an in-lieu affordable housing 

fee set forth in Section 145-509B of the Code. 

a. During the hearing, Applicant confirmed that it had not yet determined whether it 

would provide the affordable housing unit or pay the contribution-in-lieu fee. 

b. As the LUDO vests selection of the compliance mechanism with the discretion of 

the developer, Applicant confirmed that it would make its determination and 

satisfy its affordable housing obligation by providing the unit or paying the in-lieu 

fee at the time of application for construction permits. 

10. Access, Parking and Circulation. 

a. A 10' wide, asphalt paved driveway will provide access to/ from Main Street. 

1. The driveway will extend along the property's southern property boundary 

with adjoining Lot 80 to the parking area at the rear of the building. 

11. The driveway will be a single-width driveway. However, with only three 

spaces to the rear of the building, those spaces being designated for 
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residents only, and the extremely low volume of use, no on-site access or 

circulation problems are expected. 

111. A sign at the front entrance to the driveway will denote "Residents Only." 

b. The parking area will be located behind the building and accommodate three 

vehicles. 

1. A total of three on-site parking spaces will be provided - two (including 

an ADA-compliant space) will be covered parking located under the 

second floor of the structure, and one will be uncovered. 

11. The ADA-compliant handicap-accessible space will be located adjacent to 

the rear of the building. The space will be properly striped and marked 

and appropriate signage will be displayed. 

1. Pursuant to the testimony provided during the hearing, if an ADA 

space is not needed by a tenant, then the stall will be converted to a 

non-designated space. Upon any need, the stall will be 

redesignated as an ADA space with all signage and markings 

returned. 

111. A concrete ramp will be located at the rear of the building, providing 

access from the ADA space to rear building entrance. 

1v. The two remaining spaces will be located to the left (west) of the ADA 

space. 

v. The parking stalls will be 9' x 18' in size. According to the plans, the 

middle parking space will be impacted by the installation of structural 

support columns for the overhanging portion of the structure. During the 

hearing, Applicant's Engineer testified that a structural analysis has not 

yet been performed, but it is anticipated that sufficient room exists to 

accommodate the columns and widen the space to maintain the required 9' 

x 18' size of the stall. 

v1. Sufficient distance has been provided for backing to ensure ease of entry 

and egress (24' minimum / 26' provided). 

v11. On-site parking will be limited to residents only. 
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v111. The LUDO requires a total of 5 parking spaces (See Paragraph 20.a.v 

below), whereas a total of 3 spaces will be provided. 

1. Applicant testified that the three spaces should be more than 

adequate for the proposed use. Each unit will be assigned one 

designated parking space. 

2. On-street parking remains available if a tenant has a second vehicle 

or guest(s) visiting the building. 

3. The lease agreement will specify that each unit will have only one 

designated parking space so that all tenants are aware of the fact 

upon leasing. Should parking become a problem, the lease 

agreement can be amended to limit tenants to one vehicle. 

4. It is noted that the current dwelling does not have off-street 

parking. 

c. Retail parking will be accommodated by on-street parking spaces. It is noted that 

more than enough on-street parking is typically available at this end of Main 

Street. 

d. Belgian block curbing will be installed at the driveway apron at its connection 

with Main Street. 

e. Given the blind corner to the rear building access from the driveway, at the 

suggestion of the Board Engineer, Applicant confirmed that hatched striping will 

be provided at this location for increased safety. 

f. As on-street parking is not permitted to the immediate north of the subject 

property, safe egress is not expected to be a problem. 

1. Applicant's Engineer testified that the driveway usage for three 1-

bedroom apartments will be substantially equivalent to that of a three- or 

four-bedroom single family residential dwelling. As such, no issues are 

expected. 

11. Applicant's Engineer offered to walk the site with the Board Engineer 

post-construction to see if any improvements, additional signage, and/or 

an extension of the existing no parking zone along and near the site are 
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warranted, and if so, to seek such relief or approvals from the Borough 

Council. 

11. Environmental. There are no known wetlands or environmentally sensitive areas 

located on the property. 

• 12. Fencing and Walls. A 6' high, wooden stockade privacy fence will extend along 

the property's southern property boundary, along the rear property boundary, and along the 

northern boundary to the rear of the building. It will be stained to match the existing fencing. 

The fence will shield and buffer views of the driveway and parking area. It is noted that the 

plans indicated that the fence would be a vinyl fence, but during the hearing, Applicant's 

Engineer confirmed that it will be wood. The plans will be corrected. 

13. Fire and Emergency Services. 

a. The building will be sprinklered. 

b. The Fire Department will access the site from Main Street. It is anticipated that 

hoses and ladders will be carried to the side and/or rear of the building during an 

emergency as necessary. 

c. Emergency services will access the site from Main Street or will enter the 

driveway as necessary. 

d. On-site access for emergency services vehicles is extremely limited due to the 

single width nature of the driveway and the narrowness of the lot. 

14. Landscape and Buffers. Landscaping will be as shown on the Landscaping & 

Lighting Plan, Sheet 4 of the plans. 

a. The landscape plan proposes a total of 52 trees, including NJ Tea, Shrubby St. 

John's Wort, White Cinquefoil, Yellow Cinquefoil, and Tiny Wine Ninebark. 

b. Additional groundcover, including Pennsylvania Sedge and Purple Coneflower 

will be planted. 

c. Applicant will work with the Board Planner and Board Engineer to ensure that the 

plantings are in compliance with the requirements of the LUDO. 

15. Lighting. Lighting will be as shown on the Landscaping & Lighting Plan, Sheet 4 

of the plans. 

a. Two building mounting fixtures will be installed: 
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1. A wall mounted, Lithonia Lighting, WDGEl, 10 watt / 1,122 lumens, 

LED-fixture to be affixed to the southeast comer of the building to 

illuminate the driveway and entrance; and 

11. A ceiling mounted, Lithonia Lighting, VCPG, 27W / 3,464 lm, LED­

parking garage fixture to be located under the covered parking. 

b. Wall mounted scone lighting fixtures will be provided at the front of the site 

under the awning. 

c. All lighting will be down shielded LED fixtures. They will be on timers and 

photocell. 

d. Applicant's Engineer confirmed that all lighting will be in compliance with the 

requirements of the LUDO. 

16. Noise and Odors. No adverse noise or odors are associated with the use. 

17. Signage. 

a. One circular hanging business identification sign will be located at the front of the 

building. 

b. A "Residents Only" sign will be located at the front entrance to the driveway. 

c. As originally submitted in the application, street address signage required by 

Section 145-302F.(2) of the LUDO was not proposed (and the necessary variance 

requested). During the hearing, Applicant indicated that it would provide the 

street address signage required and the request for variance relief was withdrawn. 

d. All signage will comply with all LUDO requirements ( or applicant will return to 

the Board on a separate future application as may be necessary). 

18. Stormwater Management. 

a. Existing drainage patterns will be maintained. 

b. Sheet flows and roof leaders on the southern side of the building will drain to a 

drywell located on site. 

1. The drywell will incorporate a 1,000-gallon, precast concrete seepage pit 

installed under the driveway in the southeast comer of the property. 

11. It will have a frame with grate cover at surface level, and a 6" 

underground PVC pipe will extend from the roof leaders. 
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c. The system has been designed to capture water to allow it to drain. Overflow will 

flow towards the street. At the request of the Board Engineer, a small overflow 

pipe will run to the curb to prevent significant sheeting. The plans will be 

updated to incorporate this change. 

d. With the installation of the BMP, onsite storm water management measures will 

be an improvement over existing condition. Flows will be captured not only from 

the roof leaders, but from the driveway as well and channeled to the drywell. 

Curbing will also prevent flows from sheeting onto the neighboring property. 

e. Applicant will perform soil testing. The results will be provided to the Board 

Engineer for review and approval, and any modification to the stormwater 

management measures, if necessary, will be coordinated with the Board Engineer. 

19. Utilities. 

a. Public sewer, water, gas, electric, CATV and telephone services are presently 

serving the property. All utilities will continue with the new construction. 

b. A trash area will be located at the northwestern comer of the parking area behind 

the first floor of the building. Recycling will be stored in the basement until pick 

up. 

1. Trash and recycling will utilize residential pick up at Main Street. 

11. Containers will be metal, animal-proof, residential bins. There will not be 

a dumpster on site. 

111. The trash enclosure area will be fenced. 

c. Applicant's Engineer confirmed that the existing sewer and water laterals will be 

inspected by televised camera and cleaned, repaired or replaced as necessary. All 

efforts will be coordinated with the Board of Health. 

20. Requested Relief. Applicant requests the following relief in connection with the 

application submitted to the Board: 

a. Conditional Use Variance Approval. Pursuant to Section 145-405C.(6), mixed­

use commercial - residential uses are conditionally permitted within the DB 

zoning district. Because Applicant does not meet all of the enumerated 

conditional use requirements, pursuant to N.J.S.A. 40:55D-70d(3), Applicant 
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request the following vanance relief from the requirements of Section 145-

405C.(6) of the LUDO: 

1. Section 145-405C.(6)(b)-streetfrontage. The ordinance requires parcels 

to have frontage on Center Street or Mill Street, but prohibits frontage on 

Main Street. The Applicant proposes a mixed-use commercial residential 

use with frontage on Main Street. 

11. Section 145-405C. (6)(c) - minimum lot area. The ordinance requires 

mixed-use commercial residential uses to be located on lots of at least 

20,000 square feet. The Applicant proposes a mixed-use commercial 

residential building on a 5,000 square foot parcel. 

111. Section 145-405C.(6)(d) side yard setback. The ordinance requires each 

side yard of a mixed-use commercial residential use to be at least 10'. 

Applicant proposes a 3 .1 ' side yard setback to the northern property line. 

1v. Section 145-405C. (6)(k) - affordable unit. The ordinance requires 20% of 

the total number of housing units to be reserved for affordable households. 

No affordable units are proposed. 

1. With only three residential units, the affordable housing obligation 

results in a 0.6-unit fractional obligation. 

2. Pursuant to the testimony provided during the hearing, at 

construction permit, Applicant shall either designate one of the 

apartments for affordable housing (thereby negating the need for 

this variance) or pay an in-lieu fee pursuant to Section 145-509 of 

the LUDO. 

v. Section 145-405C. (6)(m) - parking. Pursuant to the LUDO, a total of 5 

parking spaces are required. Applicant proposes a total of 3 on-site 

parking spaces. 

1. The ordinance requires parking for residential uses to comply with 

RSIS and for non-residential uses to comply with the Borough's 

Code. 
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2. Applicant proposes three one-bedroom apartment units, which 

require 1.8 parking spaces per unit per RSIS. Therefore, a total of 

five parking spaces are required for the residential component 

(rounded down from 5.4 per footnote <a> of Table 4.4 ofN.J.S.A. 

5:21-4.14). 

3. Section 145-306B.(2) does not require parking for non-residential 

uses on properties with non-residential and apartment uses in the 

DB District. Therefore, no parking is required for the retail 

component. 

b. Bulk Variances. Pursuant to N.J.S.A. 40:55D-70c(l), Applicant also requests the 

following bulk variance relief from the following requirements of the LUDO: 

1. Section 145-302F(2) - street address signage. The ordinance requires 

street address signage to be provided on each building or for each 

individual ground floor tenant. As originally submitted, street address 

signage was not proposed with the application. However, during the 

hearing, Applicant indicated its intent to comply with this requirement and 

this variance request was WITHDRAWN. 

11. Section 145-306A. - parking space size. The ordinance requires parking 

spaces to be 9' feet wide by 18' long. One (the middle) parking space is 

proposed to be 8.5' in width due to the encroachment of two structural 

support columns for the second-floor overhang. 

Pursuant to Paragraph 10.b.v above, Applicant's Engineer will conduct a 

structural analysis and evaluate reconfiguring (widening) the stall to meet 

the 9' x 18' requirement of the LUDO. If Applicant is able to meet the 

requirement, this variance will not be necessary and be WITHDRAWN. 

111. Section l 45-405F (1) - driveway location. The ordinance requires 

driveways to be located at least 50' from a street intersection and spaced 

sufficiently to avoid any potential hazard. The proposed driveway 1s 

slightly south of the intersection of Center Street with Main Street. 
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c. Preliminary I Final Site Plan Approval. Applicant seeks preliminary and final 

major site plan approval with the following waivers and exemptions: 

1. Checklist submission waiver(s). Applicant seeks a number of submission 

waivers as detailed in the application materials and in the Board 

Engineer's reports. The requested submission waivers were granted, and 

by letter report dated April 3, 2023 from the Board Engineer, the 

application was deemed complete. 

11. Design waiver(s) I exception(s). As detailed in the Board Planner's 

February 22, 2023 report, Applicant seeks the following design waiver(s) 

and exception(s): 

1. Ground floor windows (§145-405G.(5)(d)). The ordinance 

requires ground floor windowsills along Main Street to be no more 

than 3' above the sidewalk. Applicant proposes the windowsills 

on the south side of the building to be 4'-11" (4.92') above the 

sidewalk. 

2. Sight triangles (§145-803A). The ordinance requires the 

imposition of a sight triangle easement at the intersection of a 

street with a driveway providing ingress and/or egress to a 

nonresidential or multifamily residential development. Although 

the Plans denote a sight triangle at the driveway entrance off Main 

Street, Applicant's Engineer confirmed that the required sight 

triangle would encroach upon the municipally owned (park) lands. 

With only three resident vehicles and slow speed of Main Street, 

Applicant's Engineer opined that the smaller sight triangle should 

be sufficient. 

3. Lighting intensity (§145-804B.(2)). The ordinance reqmres an 

average of at least 0.5 footcandles at intersections (driveways) and 

0.3 footcandles elsewhere in the area to be illuminated. During the 

hearing, Applicant's Engineer confirmed that all lighting will meet 
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21. Other. 

the requirements of the LUDO and this waiver request was 

WITHDRAWN. 

4. Curbing (§145-807C.(4)). The ordinance requires curbing to be 

provided along all paved parking and loading areas and access 

drives. Applicant does not propose a curb along the parking spaces 

under the second floor or along the access drive adjacent to the 

building. 

5. Driveway width (§145-807D). The ordinance requires driveways 

serving non-residential uses and multi-family developments to 

have driveways that are at least 24' wide. Applicant proposes a 

driveway that is IO' wide along the building. 

6. Parking location (§145-807F). The ordinance requires parking 

areas to be setback at least 25' from property lines. The Applicant 

proposes the parking area 9.5' from the rear (west) property line 

and 3 '-1" from the side (north) property line. 

7. Shrub size (§145-808D.(11)). The ordinance requires shrubs to be 

planted at a height of 3' to 4' tall. Applicant proposes NJ Tea, 

Shrubby St. John's Wort, White Cinquefoil, and Yellow 

Cinquefoil shrubs to be only 18" to 24" at the time of planting and 

the Tiny Wine Ninebark shrubs to be only 24" to 30" at the time of 

planting. 

a. Applicant's Engineer/ Planner testified that: 

1. The proposed use fits in with the surrounding neighborhood. It is a 

mixed-use structure that will provide both retail / commercial space and 

residential apartments on Main Street. It is located adjacent to a municipal 

park. Surrounding uses include a two-family residence across the street, a 

cafe with second floor residential, single family residential dwellings, a 

funeral home, and a restaurant with three apartments. As such, the 

proposed use will fit in with and be consistent with neighboring uses. 

Page 16 of25 



Borough of High Bridge Planning Board 
Resolution No. PB-15-2023 

11. The application advances public safety, health and the general welfare by 

removing an old, dilapidated structure and redeveloping the site with a 

new commercial / residential use. The development provides appropriate 

density for the site and neighborhood and its location will facilitate a 

walkable community by being in proximity to local services, retail 

establishments, transportation and recreational amenities. The site has 

sufficient space to accommodate the proposed development, will respect 

and maintain sufficient air, open space and distances from neighboring 

uses, and be within the appropriate scale of development on Main Street. 

The use will also contribute to a desirable visual environment by removing 

an existing blight on the streetscape and replacing it with a structure 

designed to fit in with the surrounding neighborhood. As such, the 

proposed development meets the positive criteria for the variances 

requested. 

111. The proposed mixed-use building is a conditionally permitted use within 

the DB zoning district. Although the development deviates from five of 

the fourteen required conditions, the site remains suitable for the use 

despite its deviations. The property is located at the north end of Main 

Street, adjacent to the park. The site is of sufficient size to accommodate 

the limited size of the building, which is in keeping with the scale and 

general footprint of the existing (to be demolished) structure. With the 

location of the park adjoining the northern boundary, the smaller side yard 

setback will not impact the neighboring property. The affordable housing 

obligation will be satisfied either by deed restricting one unit or payment 

of an in lieu fee for the fractional obligation created by the development. 

On-site parking is sufficient for the proposed apartments. 

1v. As to the negative criteria, Applicant's Planner testified that there are 

really none. Again, the use is permitted in the DB district. The project 

meets and is significantly below the maximum lot coverage and maximum 

building coverage limitations of the district. Storm water management will 
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22. 

be addressed and will result in an overall improvement over existing 

conditions. The development is in keeping with the size and scale of 

neighboring properties and along Main Street. 

b. No members of the public spoke out in opposition to the application. 

Conclusions. Having considered the application submissions, the evidence and 

testimony provided during the hearing, the Board notes, finds and concludes: 

a. The Board is satisfied that the proposed development is an appropriate and 

welcome addition to the Borough and specifically the Downtown Business 

District. The project will result in the removal of a long-time derelict structure 

and the redevelopment of the site with a mixed-use building providing both retail 

space and three new residential apartments. The use is permitted in the district 

and is in furtherance of the Borough's goal to maintain and enhance the vibrancy 

of the Downtown Business District. 

b. The Board also finds that the proposed use is conditionally permitted within the 

DB district, and although the development does not meet all of the conditional use 

requirements set forth in the LUDO, the site continues to be appropriate for the 

use. The Board is satisfied that Applicant has sufficiently demonstrated that the 

positive and negative criteria associated with the requested variances have been 

met. 

c. The Board further finds that there will be no substantial detriment to the public 

good and there will be no substantial detriment to the zone plan or zoning 

ordinance by reason of the grant of the requested variances. The Board's granting 

of the requested variances will not have a detrimental impact on neighboring 

properties and will not impair or impede the goals of the Township Master Plan or 

land use ordinances. 

d. The Board also finds that the requisite criteria for the granting of preliminary and 

final major site plan approval with the requested waivers and exceptions have 

been met. 

e. Having made the above findings, the Board finds and determines that Applicant 

has sustained its burden of satisfying the required criteria for obtaining the 
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approvals sought and that the application is in the public interest and is in 

compliance with the applicable standards set by the MLUL and Borough 

Ordinances. 

NOW, THEREFORE, BE IT RESOLVED by the Borough of High Bridge Planning 

Board/ Zoning Board of Adjustment, that on July 17, 2023, by a vote of seven (7) in favor and 

none opposed, and memorialized by this Resolution adopted this 18th day of September, 2023, 

that Applicant, FISH HEAD PROPERTIES, LLC, be and hereby is GRANTED a conditional use 

variance with preliminary / final major site plan approval with bulk variances, waivers and 

exceptions necessary to demolish the existing structure and construct a new mixed-use 

commercial / residential building with first floor retail space and three residential apartments, 

with associated site improvements, as specifically described above, subject to and conditioned 

upon satisfaction of the following conditions: 

1. The approvals granted herein are limited to the specific use and scope as 

submitted in the application materials and testified to during the hearing. Any 

modification or expansion in size or scope of the approved use or operations is 

prohibited without further approval of the Board. 

2. The parking calculations on the Plans shall be updated to reflect a total of three I­

bedroom units (instead of 2-bedroom units noted), and the corresponding need for 

5 on-site parking spaces (instead of the 6 specified). Three spaces will be 

provided. 

3. Pursuant to Paragraph 2.b.iii above, by provision set forth in the lease agreement 

for Apartment No. 3, Applicant shall prohibit the conversion, use or occupancy of 

the den / office as an additional bedroom. Applicant shall file a copy of the lease 

agreement containing such prohibition with the Board Secretary. 

4. Pursuant to Paragraph 9 above, prior to the issuance of any construction permit(s), 

Applicant shall fully comply with and satisfy its affordable housing obligation by: 

a. Payment of the non-residential development fee on the non-residential 

portion of the development pursuant to Section 145-704E(l) of the 

LUDO; plus 

b. Pursuant to Section 145-509 of the LUDO, either: 
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1. Deed restricting one apartment unit within the building as an 

affordable housing unit as required by Section 145-405C(6)(k) and 

Article V, Section 145-501, et seq., of the LUDO; OR 

11. Making full payment of the in lieu affordable housing fee for the 

0.6 fractional unit as set forth in Section 145-509.B of the LUDO. 

5. Pursuant to Paragraph 1 0.f.ii above, Applicant's Engineer will coordinate with the 

Board Engineer for a post-construction site inspection for the purposes of 

determining whether any improvements, signage, and/or additional no parking 

recommendations are warranted to ensure safe egress from the subject property's 

driveway. If any such safety enhancements are recommended, Applicant shall 

seek such relief from the Mayor and Council. 

6. Pursuant to Paragraph 12 above, the plans shall be corrected to reflect the 

installation of a 6' wooden stockade fence (instead of the vinyl fence detailed). 

7. Pursuant to Paragraph 18.c above, the Plans shall be amended to include a small 

overflow drain from the seepage pit to the street. 

8. Pursuant to Paragraph 18.e above, Applicant shall perform soil testing to 

determine the season high water table and demonstrate that the permeability rate 

of the on-site soil is sufficient to drain the seepage pit. The results shall be 

provided to the Board Engineer for review and approval, and any modification to 

the stormwater management measures, if necessary, will be coordinated with the 

Board Engineer. 

9. Pursuant to Paragraph 20.b.ii above, Applicant's Engineer will coordinate with 

the Board Engineer to determine if the middle parking stall can be widened 

sufficiently to accommodate the structural columns for the second-floor overhang 

while meeting the 9' x 18' size requirement of the LUDO. If so, then the Plans 

shall be amended to reflect the change. 

10. Pursuant to Paragraphs 15.d and 17 above, Applicant's engineer will work with 

the Board Engineer and Board Planner to confirm that all site lighting and signage 

are in compliance with the requirements of the LUDO. This shall include, but not 

be limited to including the sign details and location information for the street 
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address signage confirmed during the hearing and referenced in Paragraph 17 .c 

above. The plans shall be revised to incorporate all changes required to ensure 

compliance. 

11. Applicant shall comply with all unmet comments and conditions set forth in the 

May 10, 2023 report of the Board Engineer and the February 22, 2023 report of 

the Board Planner, except as may be specifically modified by the testimony 

presented at the hearing and/or the provisions of this Resolution. This shall 

include, but not be limited to: 

a. Board Engineer Report, dated May 10, 2023: 

1. Applicant will provide documentation and update the plans to 

ensure that the ADA-accessible parking stall is compliant with all 

applicable regulations and design requirements. 

11. Pursuant to Paragraph 1 0.e above, hatched striping shall be 

included at the rear building access for increased safety. 

111. A note shall be added to the plans confirming that any disturbance 

to the existing sidewalk along the frontage of the property shall be 

restored with the same style sidewalk that currently exists. 

1v. Existing pavement markings within the ROW shall be shown on 

the plans and pavement marking details for any marking impacted 

by this project provided. 

v. Plans updated to include the details for concrete curbing within the 

site parking and driveway areas. 

v1. Provide construction details for the concrete ramp and steps along 

the front of the building with safety railings provided as required. 

vu. Additional spot elevations shall be provided on the plans, including 

in the ADA parking space areas. The landing zone must meet 

ADA requirements. 

v111. The roof leaders on the northern two corners of the structure shall 

be routed to the drywell / seepage pit, and the plans updated to 

include same. 
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1x. Applicant shall provide documentation that the seepage pit meets 

all applicable regulations and design requirements, including space 

from basements. 

x. Applicant shall 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. 

x1. Prepare and submit for the review and approval of the Board 

Engineer a Stormwater Operations and Maintenance Manual. 

xn. Any reuse of the existing sewer and water laterals shall be 

inspected by televised camera and cleaned, repaired or replaced as 

necessary. All efforts shall be coordinated with the Board of 

Health. 

xm. Applicant shall obtain all necessary road opening permits, 

including Hunterdon County approval, for any disturbance to Main 

Street. 

xiv. Light fixtures will be shielded as necessary to prevent the 

transmission of light offsite per Section 145-804.B(3) of the 

LUDO. 

xv. Applicant shall obtain any and all outside agency approvals, or 

letter of no interest, required. 

b. Board Planner Report, dated February 22, 2023: 

1. Applicant shall submit updated, signed and sealed architectural 

plans. 

11. The plans shall be revised to update the list of required variances 

and waivers pursuant to the testimony provided during the hearing. 

111. The plans shall be updated to provide details on the canopy affixed 

to the front of the building, including dimensions, materials, 

framing and attachment details. 

1v. Building coverage calculations to be updated once the canopy 

details are included. 
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v. Plans shall be updated to provide details and locations of all 

building and site signage. 

12. The revised plans, incorporating the changes and amendments required herein, 

shall be subject to the review and approval of the Board Engineer and Board 

Planner prior to the issuance of any construction permit(s) or certificates of 

occupancy. 

13. Applicant shall obtain any and all additional approvals, or waivers/ letters of no 

interest, required from any outside agency having jurisdiction prior to the issuance 

of any construction permit(s) or certificate(s) of occupancy, including, but not 

limited to: 

a. Hunterdon County Planning Board. 

b. Hunterdon County Soil Conservation District. 

c. Hunterdon County Health Department. 

d. New Jersey Highlands Council. 

e. New Jersey Department of Environmental Protection. 

f. Any other Board, entity or body as may be necessary. 

14. Applicant shall obtain all certificates of occupancy, or certificates of continued 

occupancy, as may be necessary or required. 

15. Payment of all outstanding real estate taxes, assessments and land development 

escrow charges, if any, and the supplementation of the escrow account, if 

necessary, within 30 days of any notice of account deficiency. 

16. Evidence of the attainment of the outstanding conditions set forth in this 

Resolution shall be in writing by the professional or entity having oversight or 

jurisdiction, and placed in the Applicants' file with the Borough. 

17. The approval(s) granted by this Resolution and development pursuant thereto, are 

subject to compliance at all times with all applicable Federal, State, County, and 

Borough laws and regulations, including, without limitation, all environmental, 

health, and building and property maintenance codes. The project effectuated 

pursuant to these approvals, including any demolition and construction, if any, 
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shall be maintained in good condition, and kept in compliance with these 

approvals in perpetuity, except as may be permitted by the Borough. 

18. The date of the decision shall be July 17, 2023, except that the date of the 

adoption of this Resolution, September 18, 2023, shall be the date of the decision 

for the purposes of: (i) mailing a copy of the decision to Applicants within ten 

(10) days of the date of the decision; (ii) filing a copy of the decision with the 

administrative officer; and (iii) publication of a notice of this decision. 

**************************************************** 

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK] 
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ROLL CALL VOTE ON THE MOTION TO APPROVE THE APPLICATION 
July 17, 2023 

Moved by: Giordano. 

Seconded by: Mart. 

Those in Favor: Giordano, Mart, Suozzo, Conroy, Musnuff, Matos, Brosnan. 

Those Opposed: None. 

Those Abstaining: None. 

Those Present but 
Ineligible to Vote: Ferry, Lee. 

Those Absent: Delgado, Yu. 

ROLL CALL VOTE ON MEMORIALIZING RESOLUTION 
September 18, 2023 

Moved by: 

Seconded by: 

Those in Favor: 

Those Opposed: 

Those Abstaining: 

Those Absent: 

CERTIFICATION 

I hereby certify that the foregoing is a true copy of a Resolution duly adopted by the 

Borough of High Bridge Planning Board during an advertised and noticed meeting held on 

September 18, 2023, at which a quorum was present. 

Barbara Kinsky, Board Secretary John Musnuff, Chairperson 
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