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AGENDA OF 

PLANNING BOARD/BOARD OF ADJUSTMENT 
OF HIGH BRIDGE BOROUGH 

 
Meeting Date: April 15, 2024   -   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 Review on December 27, 2023, and The Hunterdon  
    Democrat on December 28, 2023.  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: 
Brosnan, present; Conroy, present; Giordano, present; Lee, present; Mart, absent; Musnuff, present;               
Nowell, present; Suozzo, present; Yu, present, Epstein, present.  
Also present were Board Attorney Kevin Vanhise, Board Engineer William Burr, Board Secretary, Barbara Kinsky, Board 
Alternate Tom Osborne and five members of the public.  
 
 
4.   PUBLIC COMMENTS:  It is the policy of the Planning Board that all public comments on an issue shall be limited 
to 3 minutes per person and no person may make more than one (1) comment per subject.  Comments may be made on 
any subject pertaining to Board issues. Comments pertaining to Public Hearings should be saved for that section of the 
agenda.  No debating between residents.  Comments should be addressed to the Chairman and Board members at the 
public microphone. NONE. 
                                        
 5. READING AND APPROVAL OF MINUTES: March 18, 2024 

           Motion to dispense with the reading of the prior meetings’ minutes:  
Motion/ Second:  Lee/Brosnan Voice vote: Nine yes votes, motion passed.  
 
 Motion to approve March 18, 2024, meeting minutes. Motion/Second: Lee/ Brosnan                                                   
Brosnan, yes; Conroy, yes; Giordano, yes; Lee, yes; Mart, absent;  Musnuff, yes; Nowell, yes; Suozzo, yes; Yu, yes; 
Epstein, yes.  9 yes votes, motion passed.                                                                                                   

6. Board of Adjustment NEW BUSINESS:  
Public Hearing for PBapp-03-2023, 5 MacArthur St, Block 32, Lot 4, Owners/applicant: Peter Bellouny 
 
Motion to open Public Hearing for PB-app-03-2023: Suozzo  Second: Brosnan 
Voice vote: seven yes votes, motion passed. 
 
Board Attorney Kevin VanHise confirmed that all notification requirements have been met for this application. Mr. 
VanHise then swore in the applicant, Mr. Peter Bellouny.  
Mr. Bellouny gave a description of his proposed project.  He explained that he wanted to construct a 10 x 20 foot shed 
next to his garage.  Mr. Bellouny explained that although a smaller shed would not require a variance, it would not suit his 
needs to store the outdoor yard maintenance and recreational equipment that he owns. Due to the shape of his parcel, the 
location he chose requires a set back line variance. Mr. Bellouny explained that the location for placement of the shed was 
chosen as it would have the most minimal effect on the setback lines. Mr. Bellouny stated that runoff water from the 
primary dwelling is managed by a corrugated drainage line buried under the ground. Mr. Bellouny stated that garbage 
would be stored on the side of the shed and stated that he has no plans for exterior lighting on the shed.  
 
Public Comments: 

 Keith Milne from 4 MacArthur Street, stated concerns regarding the placement of the shed near the gas and 
electric lines and how this would impact fire safety.  Mr. Milne also expressed concerns regarding the size of the 



shed and its proximity to the primary dwelling.  He also requested that the Board consider requesting landscaping 
around the shed.  

 Eileen Carmella from 3 MacArthur St. stated concerns regarding the foundation of the shed and how it was going 
to leveled and placed on the property.  

 Discussion with the Board ensued, and conditions of approval were outlined as followed:  
 Shrubs will be planted on the north side of the shed. 
 Trash/garbage receptacles will not be stored on the north side of the shed 
 The High Bridge Fire Department will review and sign off on the placement of the shed. 
 Utility companies will have lines marked out. 
 No exterior lighting will be installed on the north side of the shed.  

 
Motion to close Public Hearing for PBapp-03-2023: Giordano Second: Brosnan 
Voice vote: Seven yes votes, motion passed.   
 
Motion to approve PBapp-03-2023 with the following conditions: 

 Shrubs will be planted on the north side of the shed. 
 Trash/garbage receptacles will not be store on the north side of the shed 
 The High Bridge fire department will review and sign off on the placement of the shed. 
 Utilities will be marked out. 
 No exterior lighting will be installed on the north side of the shed.  

 
Motion/Second:  Epstein/Brosnan 
Brosnan, yes; Conroy, yes; Giordano, yes; Mart, absent; Musnuff, yes; Suozzo, yes; Yu, yes; Epstein, yes.  

Seven yes votes, motion passed. 

 
The Planning Board Meeting resumes at this point. 

 
7. PLANNING BOARD NEW BUSINESS: Sign Ordinance/sandwich board discussion.  
 
Discussion ensued regarding the sandwich board section of the sign ordinance. Chairman Musnuff explained that 
currently sandwich boards are not permitted. Some ideas being discussed:  

 Sandwich boards could not be larger than 2 x 4 feet. 
 Would need a 4-foot clearance on any sidewalk 
 Sandwich boards must be put away at night 
 Safety walking by and around sandwich boards 
 Possibility of getting signage updates at The Common’s Park and the Mini-park to endorse Main Street 

businesses.  
Councilman Doyle also spoke regarding research and measurement that he took on Main Street and stated that because of 
the narrowness of the sidewalks on some sections of Main Street, changes would not ensure permission to all Main Street 
businesses.  
 
Christina Whited stated that she agrees with the sidewalk clearance concern but would like consideration taken to allow 
signs permitted on private property as she feels they are crucial to businesses.  
 
8. PUBLIC COMMENTS: It is the policy of the Planning Board 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.  No debating between residents.   
     Comments should be addressed to the Chairman and Board members at the public microphone. NONE 
 
9.  ADJOURNMENT:  Motion to adjourn/Suozzo Second: Brosnan Voice vote:9 yes votes, motion passed.  
    Next Meeting Date: May 20, 2024 
    Meeting Location : Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829 
    Meeting Time: 7:30 P.M.  
 



BOROUGH OF HIGH BRIDGE PLANNING BOARD / BOARD OF ADJUSTMENT 
COUNTY OF HUNTERDON 
STATE OF NEW JERSEY 
 
 

RESOLUTION NO. PB- 09-2024 
 

RESOLUTION OF THE BOROUGH OF HIGH BRIDGE PLANNING 
BOARD / ZONING BOARD OF ADJUSTMENT GRANTING A RIGHT 
SIDE YARD SETBACK VARIANCE AND MINIMUM DISTANCE 
BETWEEN BUILDINGS VARIANCE TO PERMIT THE INSTALLATION 
OF A STORAGE SHED ON PROPERTY LOCATED AT 5 MACARTHUR 
STREET (BLOCK 32, LOT 4) 

 
APPLICATION NO. PBapp-03-2023 

 
WHEREAS, Peter Bellouny (the “Applicant”) is the record owner of certain real property 

identified as Lot 4 in Block 32 on the Borough of High Bridge (the “Borough”) Tax Map, located 

at 5 MacArthur Street (the “subject property”), within the R-3 Medium Density Residential zoning 

district (the “R-3 zone”); and  

WHEREAS, Applicant has applied to the Borough of High Bridge Planning Board / 

Zoning Board of Adjustment (the “Board”) for bulk variance relief pursuant to N.J.S.A. 40:55D-

70(c)(1), together with any other relief deemed necessary by the Board, to allow for the installation 

of a prefabricated storage shed; and 

WHEREAS, the Board has considered this Application pursuant to its authority and 

delegated additional power(s) to act as the Zoning Board of Adjustment of the Borough, as 

permitted by the Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq. (the “MLUL”) and the 

Borough Land Use and Development Ordinance (the “LUDO”); and 

WHEREAS, the notice and publication requirements of the MLUL and the LUDO having 

been met, the Board accepted jurisdiction, and held a public hearing on this Application during its 

April 15, 2024 regular meeting; and 
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WHEREAS, during the hearing, the Board provided an opportunity for comments and 

questions from interested parties and the public; and 

WHEREAS, details of the subject property and Applicant’s proposal are more specifically 

shown on the following plans and descriptions submitted in connection with this Application: 

 Survey entitled “Plan of Survey, Peter Bellouny and Samantha Bellouy, Borough 

of High Bridge, Hunterdon County, New Jersey, Block 32, Lot 4”, prepared by 

Brunswick Surveying Incorporated (Robert M. Horvath, PLS, NJ Lic. No. 27476), 

consisting of 1 sheet, dated April 6, 2023;  

 Plan entitled “Variance Plan”, prepared by Brunswick Surveying Incorporated 

(Robert M. Horvath, PLS, NJ Lic. No. 27476), consisting of 1 sheet, dated April 6, 

2023 and signed February 7, 2024;  

 Architectural plans for freestanding “1-story Single Car Garage” [preparer 

information and date not provided]; and 

 Series of two color photographs of subject property depicting location of proposed 

shed; and 

 WHEREAS, the Board considered the following staff report(s):   

 Engineering report dated March 13, 2024 from William H. Burr, IV, PE of Colliers 

Engineering & Design, Inc., Board Engineer; and 

 WHEREAS, other than the application submissions, there were no exhibits admitted into 

evidence during the hearing; and 

 WHEREAS, the Board considered the questions and testimony provided by the following 

witnesses: 
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 Peter Bellouny, Applicant; 

 Keith M. Milne, 4 MacArthur Street, Neighbor; 

 Eileen Carmella, 3 MacArthur Street, Neighbor; 

 William H. Burr, IV, PE, Board Engineer; and 

 WHEREAS, the Board has reviewed all materials and submissions, and is granting 

approval in reliance upon the representations and statements made in said materials and during the 

public hearing; and 

WHEREAS, the Board, after carefully considering all of the evidence and testimony 

presented, finds as follows: 

1. Preamble.  The findings set forth in the foregoing preamble are hereby incorporated 

as if stated at length herein. 

2. Subject Property.  The subject property is a 0.234± acre (10,175± square foot), 

triangular shaped lot located on the southern side of the bend in MacArthur Street, 

approximately 300’ east of the intersection of MacArthur Street and Dewey 

Avenue.  It is improved with a 1,712± square foot, single-family, bi-level home 

with attached 1-car garage constructed in or about 1971, attached rear deck, front 

walkway, and a paved driveway. 

a. Applicant testified that he has owned the subject property for approximately 

one year. 

3. Application.  As referenced above and testified to during the hearing, Applicant 

proposes to install a prefabricated storage shed to be placed on the right (northern) 

side of the dwelling. 
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a. The proposed shed will provide storage for Applicant’s tools, vehicles and 

equipment.  Applicant testified that he had a large barn at his last property 

where he stored snow mobiles, garden tractor and other equipment.  Since 

moving to the subject property, those items have been outside, providing a 

visual detriment to the property.  The proposed shed will allow Applicant 

to store those items within a covered enclosure. 

b. The shed will only be used for storage.  No other use or occupancy is 

proposed. 

c. The proposed shed will be approximately 10’ W x 20’ L in size. 

d. Access will be provided by a 9’ x 7’ overhead vehicle entry door at the front 

of the structure facing the street, and a pedestrian door at the front-right 

corner of the building. 

e. Exterior finish will be vertical siding (wood or vinyl) over wood sheathing 

and studs.  Roof will be asphalt shingles.  Windows will be located on each 

side of the structure. 

f. The exterior finish and trim will match the existing dwelling. 

g. The shed will be located on a gravel base on grade. 

h. There will be no heating or cooling systems installed. 

i. No additional lighting fixtures are proposed. 

i. Applicant indicated that there is no intention to install additional 

exterior lighting fixtures.  Existing motion-sensor activated 

spotlights on the house will continue to illuminate the property.  
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Applicant testified that existing lighting levels are sufficient.  Thus, 

additional lighting is not believed to be necessary. 

ii. Applicant indicated that interior lighting is not proposed at this time. 

iii. In discussion with the Board, Applicant conceded that lighting at the 

front of the shed or between the shed and home might be beneficial 

in the future.  For safety and convenience, the Board agrees.  Thus, 

Applicant retains the ability to add residential light fixtures at the 

front and interior (southern) wall if desired.  No lighting fixtures are 

permitted on the outer (northern) wall.   

j. There will be no grading, site or stormwater management changes to the 

property.  The existing gutters and downspouts will remain with no changes.  

Existing flows will continue to drain to the street at the front of the property. 

k. The new shed will be located in a cleared area adjacent to the house.  Other 

than lawn area, no trees, shrubs or other vegetation will be removed to 

install the shed. 

l. The shed will be located 5’ from the right side of the dwelling.  According 

to Applicant, this will provide sufficient distance from the side of the house 

to allow continued use of the home’s side door and walkway.  Additionally, 

there is a gas meter along the exterior wall of the house, which Applicant 

believes is indicative of the fact that the gas line extends up the walkway 

and will not be located under the shed. 
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m. Applicant will relocate the garbage / recycle cans storage area.  They will 

be stored at the rear of the shed, between the shed and home, or inside the 

storage shed only.  They will be hidden and out of view from the street. 

4. Zoning; Relief Sought .  Pursuant to N.J.S.A. 40:55D-70c(1), Applicant requests 

the following variance relief from the requirements of §145-403.E (and by cross-

reference, §145-203 and Attachment 2 – Schedule of Area, Yard and Building 

Requirements) and §145-303.E of the LUDO: 

a. Minimum Right Side Yard Setback:  10’ required / 14.5’ existing / 9.7’ 

proposed. 

b. Minimum Distance Between Adjacent Buildings – Accessory Structures:  

15’ required / 5’ proposed. 

5. Legal Standard. 

a. The MLUL at N.J.S.A. 40:55D-70(c)(1) provides that where, “by reason of 

an extraordinary and exceptional situation uniquely affecting a specific 

piece of property or the structures lawfully existing thereon, the strict 

application of [a local land use] regulation … would result in peculiar and 

exceptional practical difficulties to, or exceptional and undue hardship 

upon, the developer of such property,” the Board shall have the power to 

grant “a variance from the strict application of such regulation so as to 

relieve such difficulties or hardship.”  This is known as the “(c)(1) hardship” 

variance, and it requires that the hardship or practical difficulties in question 

relate to unique or exceptional physical features of the parcel, such as 

multiple road frontages, an irregular shaped lot, or the presence of existing 
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features (i.e., boulders, large trees) or structures that prevent compliance 

with the applicable zoning requirements. 

b. In the case of a (c)(1) hardship variance, the applicant must prove, and the 

Board must subsequently determine, that the variance can be granted 

without substantially impairing the intent and purpose of the zoning 

ordinance and master plan, and without causing substantial detriment to the 

public good. 

6. Analysis.  In this matter, the Board has determined that Applicant has satisfied the 

requisite criteria for the requested (c)(1) hardship variances, and the application 

may be approved as presented.  

a. Due to the unique, triangular shape of the property, the side and rear yards 

merge at the rear of the property, essentially providing a minimal area 

within which to locate an accessory structure without the need of variance 

relief. 

b. The location of the shed has been sited to minimize the encroachment in the 

setbacks.  It’s location will be practical, functional and appropriate. 

c. The shed has been designed to match and complement the appearance of 

the existing home. 

d. The structure will enable Applicant to store his vehicles and equipment 

indoors, protecting such items.  Additionally, the indoor storage will result 

in a visual enhancement of the property by locating those items inside the 

garage and out of view from nearby properties and the street.  

e. Two neighbors appeared during the hearing.   



Borough of High Bridge Planning Board 
Resolution No. PB-09-2024 
 
 
 

Page 8 of 13 

i. One neighbor expressed his concern over site / neighborhood safety 

with the shed being potentially located over the natural gas and 

utilities lines feeding the subject property.  He also opined that the 

shed was fairly large and will be located within the setback line.  To 

mitigate such impact, he questioned if landscaping could be 

provided to shield and buffer the shed, and requested that no exterior 

storage / placement of items be permitted to occur on the exterior 

side of the shed.  

ii. A second neighbor expressed concern about the visibility of the shed 

from neighboring properties and the street.  She also raised 

questions about the foundation for the shed and ensuring efforts are 

taken to keep animals from residing in or under the shed. 

1. In response, Applicant testified that the shed will be located 

on a gravel base and not cinder blocks.  As such, it will be 

located on grade and not have a void below. 

2. He will install a 2’ wide mulch bed with suitable evergreen 

landscaping around the shed to provide a visual 

enhancement to the improvements. 

f. The Board noted that the utility companies were noticed as part of the 

application.  No utility expressed any concerns about the application (either 

in person or in writing).  Applicant will need to meet all Construction and 

Fire Code requirements for the installation of the shed.  Thus, while safety 

concerns over the proximity of the shed to the house are valid, attempting 
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to relocate the shed absent actual knowledge of Code requirements would 

be speculative at best, would increase the degree of variance relief required, 

and could exacerbate other issues.   

7. Conclusions.   

a. In sum, the Board finds that the proposed project will be a practical, 

functional and appropriate addition to the subject property.  The shed will 

provide additional storage to meet Applicant’s needs, will improve the 

functionality of the home, and will be an overall improvement to the subject 

property, the neighborhood and streetscape. 

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

good and there will be no substantial impairment of the intent and purpose 

of the zoning plan or zoning ordinance by reason of the grant of the 

requested variance.  

c. For the reasons set forth above, the Board finds that the granting of the 

requested variance will not have a detrimental impact on the neighboring 

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

Plan and LUDO. 

d. The Board is satisfied and has determined that Applicant has sustained his 

burden of satisfying the positive and negative criteria for obtaining the 

requested variance and that the application is in the public interest and is in 

compliance with the applicable standards set by the MLUL and LUDO. 
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 NOW, THEREFORE, BE IT RESOLVED by the Borough of High Bridge Planning 

Board / Zoning Board of Adjustment, that on April 15, 2024, by a vote of seven (7) in favor and 

none opposed, and memorialized by this Resolution adopted this 17th day of June, 2024, that 

pursuant to N.J.S.A. 40:55D-70c(1), Applicant, Peter Bellouny, be and hereby is GRANTED a 

0.30’ right side yard setback variance (to 9.7’ from the property’s northern boundary with 

adjoining Lot 3) and a 10’ minimum distance between structures variance (to 5’ between house 

and shed), necessary to install a pre-fabricated storage shed as specifically described above, subject 

to and conditioned upon satisfaction of the following condition(s): 

1. The project and improvements shall conform to the size, design, layout, and 

location shown on the Application submissions and the representations made to the 

Board during the public hearing. 

2. Applicant shall work with the Board Planner and Board Engineer on the installation 

of a mulch / landscape bed, at least 2’ wide, around the front and outside (northern) 

side of the shed, containing evergreens and Foxwood, to enhance the visual 

appearance of the subject property and buffer / soften views of the shed from 

adjoining properties and the street. 

3. Storage of all trash / recycling bins shall be located to the rear of the shed, along 

the interior (southern) wall between the shed and house, or inside the shed only.  

They may not be located on the front of outside (northern) wall of the shed.  

4. Applicant shall have the Fire Official review the plans to ensure that the location of 

the shed within 5’ from the house does not pose a safety hazard due to utilities 

and/or safe egress from the home in the event of an emergency. 
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5. All utilities shall be marked out by the utilities companies before installation of the 

shed. 

6. There shall be no exterior lighting fixtures affixed to the outside (northern) wall of 

the shed. 

7. Applicant shall obtain the approval (or letter of no interest) from any and all other 

outside agencies having jurisdiction of this application prior to the issuance of any 

construction permit(s) or certificate(s) of occupancy. 

8. Applicant shall comply with all comments and conditions set forth on the record 

and in the Board’s professionals’ reports, except as specifically modified by the 

provisions of this Resolution. 

9. Applicant shall pay all taxes, development, application, escrow, and inspection fees 

attendant to this Application within thirty (30) days of the date of adoption of this 

Resolution. 

10. 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. 

AND, BE IT FURTHER RESOLVED that: 

1. The approval(s) granted by this Resolution and development pursuant thereto, is 

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, shall be 
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maintained in good condition, and kept in compliance with these approvals in 

perpetuity, except as may be permitted by the Borough. 

2. The date of the decision shall be April 15, 2024, except that the date of the adoption 

of this Resolution, June 17, 2024, is 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  
April 15, 2024 

 
Moved by:  Epstein. 

Seconded by:  Brosnan. 

Those in Favor: Brosnan, Conroy, Epstein, Giordano, Musnuff (Chair), Suozzo, and Yu. 

Those Opposed: None. 

Those Abstaining: None. 

Those Absent:  Lee, Mart, Nowell and Osborne. 

 

ROLL CALL VOTE ON MEMORIALIZING RESOLUTION  
June 17, 2024 

 
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 June 

17, 2024, at which a quorum was present. 

 

 
____________________________________ ____________________________________ 
Barbara Kinsky, Board Secretary   John Musnuff, Chairperson 
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