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

RESOLUTION NO. PB-10-2024 
 

RESOLUTION OF THE BOROUGH OF HIGH BRIDGE 
PLANNING BOARD / ZONING BOARD OF ADJUSTMENT 

GRANTING PRELIMINARY AND FINAL MAJOR SITE PLAN 
APPROVAL FOR A NEW APARTMENT BUILDING AND ASSOCIATED 

SITE IMPROVEMENTS ON PROPERTY LOCATED AT 1 MAIN 
STREET (BLOCK 29.01, LOT 8 & BLOCK 29.02, LOT 4) 

 
APPLICATION NO. PBapp-2024-001 

 
 

WHEREAS, GRASTIAN ROSE LLC (“Applicant”) has applied to the Borough of High 

Bridge Planning Board / Zoning Board of Adjustment (the “Board”) for preliminary / final major 

site plan approval with deviations and variances to construct a 25-unit residential apartment 

building and associated site improvements, as more specifically described below, on certain real 

property identified as Lot 8 in Block 29.01 and Lot 4 in Block 29.02 on the Borough of High 

Bridge Tax Map, located at 1 Main Street (the “subject property”), within the DB, Downtown 

Business (“DB”) zoning district and subject to the adopted “Casa Maya Redevelopment Plan”; and 

WHEREAS, Applicant was represented by Jacqueline F. McGowan, Esquire of the Law 

Office of Jacqueline F. McGowan, LLC and Steven P. Gruenberg, Esquire of Gruenberg Law 

Office; and 

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

authority under the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1, et seq., 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, by Borough Resolution No. 95-27, adopted May 11, 1995, the High Bridge 

Borough Council designated the entirety of the Borough, including the Subject Property, as an 

Area in Need of Rehabilitation; and 

WHEREAS, on April 11, 2024, with the adoption of Ordinance No. 2024-10, the Council 

adopted a redevelopment plan for a portion of the rehabilitation area encompassing the Subject 
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Property, prepared by Darlene A. Green, PP, AICP of Colliers Engineering & Design, Inc. 

(“Colliers”), entitled “Casa Maya Redevelopment Plan”, dated March 20, 2024 (the 

“Redevelopment Plan”); and 

WHEREAS, in accordance with the Redevelopment Plan, Applicant now submits this 

application seeking preliminary and final major site plan approval; and 

WHEREAS, the Board, having reviewed the application submissions and received the 

comments of its professionals, granted Applicant’s requested checklist waivers and deemed the 

application complete; and 

WHEREAS, the Board held a public hearing on this application during its August 19, 2024 

and September 16, 2024 regular meetings; and 

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

questions from interested parties and the public; and 

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.   

a. The subject property is an irregularly shaped tract located at the southern terminus 

of Main Street (County Route 513), approximately 97’ south of the intersection of 

Main Street and Bridge Street. 

b. The Borough’s Tax Map identifies the subject property as being comprised of two 

separate tax lots -- Block 29.01, Lot 8 (“Lot 8”) and Block 29.02, Lot 4 (“Lot 4”) – 

bisected by Center Street. 

i. Center Street is an approximately 30’ wide, two-way, public roadway that 

extends from the end of Main Street, through the subject property (bisecting 

Lots 8 and 4), where it then turns north and parallels Main Street. 

ii. A 2013 survey and subsequent title search has since revealed that the subject 

property is actually one parcel bisected by a 30’ wide public access 

easement extending from Main Street at the northwest corner of the property 

to Center Street located at the northeast corner of the property.  That 
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easement is currently (and historically has been) improved with the roadway 

commonly referred to and utilized as Center Street.  However, Center Street 

within the subject property is not actually a dedicated right-of-way as shown 

on the Tax Map. 

iii. As such, the subject property is considered one parcel with two lot 

identifications. 

c. The property is 39,717± square feet (0.912± acres) in size. 

d. The property was improved with a one-story, wood frame structure constructed in 

or about 1916± as a freight rail station.  It was ultimately converted into a restaurant 

use and was occupied by “Casa Maya” from 2005± through 2021.  After Casa 

Maya’s closure, another restaurant, “Yard Tacos,” briefly occupied the site in 2022.  

Since the closure of Yard Tacos, the property has been vacant. 

i. Pursuant to the Historic Preservation Master Plan Element, the structure 

was noted to be a non-contributing historic property. 

ii. At the time of the hearing, the building was in the process of being 

demolished. 

e. Surrounding uses include a diverse mix of commercial, retail and residential uses 

within the Borough’s historic Downtown Main Street Business District.  More 

specifically, single-family and multi-family residential uses are located to the north, 

a three-story apartment building at 41 Center Street is located to the east, Union 

Forge Park is located to the southeast, a single-family dwelling is located to the 

south, and the High Bridge Train Station and railroad right-of-way is located to the 

west.  A variety of non-residential uses are located to the north along Main Street, 

with restaurants, a coffee shop, laundromat and boutique retail stores. 

f. Applicant is the owner and designated redeveloper of the subject property.  The 

Borough and Applicant entered into a Redevelopment Agreement, executed on 

May 17, 2024. 

2. Overview of Proposed Development.  Applicant proposes to demolish the site’s 

existing improvements and redevelop the property with a three-story, 25-unit, multi-family 

apartment building on the subject property.  The first floor will contain parking and lobby area, 
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while the second and third floors will contain residential dwelling units.  Site improvements will 

include a new connector road between Main Street and Center Street, on-street parking, sidewalks, 

lighting, landscaping, trash facilities, a retaining wall, grading, and stormwater management 

facilities. 

3. Plan(s).  Details of Applicant’s proposal are more particularly shown on the 

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

a. Survey entitled “Boundary & Topographic Survey, Prepared for Lot 8, Block 29.01 

& Lot 4, Block 29.02, Situated in the Borough of High Bridge, Hunterdon County, 

New Jersey”, consisting of 1 sheet, prepared by French & Parrello Associates 

(Wayne Ingram, PLS, NJ Lic. No. 24GB04258200), dated November 3, 2023. 

b. Site Plans entitled “Preliminary & Final Site Plan for High Bridge Heights, Lot 8, 

Block 29.01 & Lot 4, Block 29.02, Borough of High Bridge, Hunterdon County, 

New Jersey”, consisting of 11 sheets, prepared by French & Parrello Associates 

(Christopher Nusser, PE, NJ Lic. No. 24GE04902500), dated May 10, 2024. 

c. Site Plan entitled “Site Plan, Prepared for High Bridge Heights, Lot 8, Block 29.01 

& Lot 4, Block 29.02, Situated in the Borough of High Bridge, Hunterdon County, 

New Jersey”, consisting of 1 sheet, prepared by French & Parrello Associates 

(Christopher Nusser, PE, NJ Lic. No. 24GE04902500), dated May 10, 2024, with 

revisions through June 28, 2024. 

d. Revised Site Plans entitled “Preliminary & Final Site Plan for High Bridge Heights, 

Lot 8, Block 29.01 & Lot 4, Block 29.02, Borough of High Bridge, Hunterdon 

County, New Jersey”, consisting of 14 sheets, prepared by French & Parrello 

Associates (Christopher Nusser, PE, NJ Lic. No. 24GE04902500), dated May 10, 

2024, with revisions through August 5, 2024. 

e. Architectural plans entitled “High Bridge Apartments, 1 Main Street, High Bridge, 

NJ 08829”, consisting of 5 sheets, prepared by Cerminara Architect (John Mannino, 

AIA, NJ Lic. No. 21AI02015200), dated May 10, 2024, with revisions through 

August 1, 2024. 

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

submitted by Applicant as part of its application: 
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a. Title Insurance Commitment from Trident Abstract Title Agency, LLC, dated May 

25, 2023. 

b. Stormwater Assessment Letter, prepared by Chris Nusser, PE, PP of French & 

Parrello Associates, dated May 10, 2024. 

c. Recycling Plan Letter, prepared by Christoper Nusser, PE, PP of French & Parrello 

Associates, dated May 10, 2024. 

d. County Planning Board Application submission, dated May 22, 2024. 

e. Hunterdon County Soil Conservation District Application submission, dated May 

22, 2024. 

f. Planning Report Response Letter, prepared by Christopher Nusser, PE, PP of 

French & Parrello Associates, dated August 2, 2024. 

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

received and considered the following staff and consultant reports: 

a. Municipal Highlands Exemption Determination, dated June 26, 2024, signed by 

Darlene A. Green, PP/AICP, Board Planner. 

b. Planning report dated July 2, 2024, from Darlene A. Green, PP/AICP of Colliers 

Engineering & Design, Inc. (“Colliers”), Board Planner. 

c. Emergency services report dated July 17, 2024 from Sean Smith, Chief, High 

Bridge Fire Department. 

d. Engineering completeness report dated July 29, 2024, from William H. Burr, IV, 

PE of Colliers, Board Engineer. 

e. Engineering technical report, dated August 2, 2024, from William H. Burr, IV, PE 

of Colliers, Board Engineer. 

f. Supplemental planning report dated August 12, 2024, from Darlene A. Green, 

PP/AICP of Colliers, Board Planner. 

g. Supplemental emergency services report dated September 9, 2024 from Sean 

Smith, Chief, High Bridge Fire Department. 

h. Environmental report (undated, but received September 16, 2024), prepared by 

Curt Nowell, Councilman, for High Bridge Environmental Commission. 
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6. Witnesses.  During the hearing, the Board considered the testimony of the following 

witnesses:   

a. Michael DeTommaso, principal of Applicant. 

b. Michael DeTommaso, Jr., principal of Applicant. 

c. Christopher Nusser, PE, PP of French & Parrello Associates, Applicant’s Civil 

Engineer and Planner.  Mr. Nusser was recognized by the Board as an expert 

witness in the fields of civil engineering and planning. 

d. John Mannino, AIA, NCARB of Cerminara Architect, Applicant’s Architect.  Mr. 

Mannino was recognized by the Board as an expert witness in the field of 

architecture. 

e. James D. Lucash, 2 Main Street, Resident. 

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

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

7. Questions / Cross-Examination.  The Board also permitted questions and cross-

examination of witnesses from the following members of the public: 

a. Jennifer Ellen Cusack, 5 Overlook Drive. 

b. Denise Hickson of Mrs. Riley’s Publik House, 6 Main Street. 

c. Jody Huxter, 50 Center Street. 

d. James D. Lucash, 2 Main Street. 

e. Mark Rusinski, 8 Deer Run Drive. 

f. Alfred W. Schweikert, III, 90 Mine Road. 

g. Michael Ucanski, West Main Street. 

h. Karen Ughetta, 42 Center Street. 

i. Thomas C. Wescoe, 27 Church Street. 

j. Christina Lynn Whited, 76 Main Street. 

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

 Exhibit A-1:  Aerial photograph of subject property with site rendering 

superimposed, entitled “Overall Site Plan Exhibit” dated August 16, 2024. 

 Exhibit A-2:  Circulation Plan, dated July 8, 2024. 
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 Exhibit A-3:  Color Elevation – 3D rendering of building from Main Street, 

dated August 19, 2024. 

 Exhibit A-4:  Color Rendering – photo simulation viewed from Main Street 

intersection to site. 

 Exhibit A-5:  Color Rendering – 3D rendering from Center Street with existing 

property removed to see proposed improvements. 

9. Building(s) and Structure(s).   

a. As referenced above, Applicant will construct a 25-unit, three-story apartment 

building in the central portion of the site. 

b. The building will be an L-shaped structure containing a footprint of 17,241 square 

feet.   

i. The first floor will contain the building’s parking garage, entrance lobby, 

staircase and elevator, and a mechanical room. 

ii. The second and third floors will contain the residential apartment units. 

c. There will be a total of 4 one-bedroom apartments, 20 two-bedroom apartments, 

and 1 three-bedroom apartment.  Applicant’s Architect confirmed that: 

i. Unit sizes will be spacious – anticipated to be approximately 800± square 

feet for the one-bedroom units, 1,100± square feet for two-bedroom units, 

and 1,500± square feet for three-bedroom units. 

ii. All units will contain full service kitchens and laundry facilities in each unit. 

iii. Each unit will have individual HVAC units and hot water heaters. 

iv. Ceilings will be 9’ tall. 

v. All units will be ADA adaptable. 

vi. The building will have an elevator for access between levels. 

vii. Conceptual floor plans were provided with the application.  They are still 

be finalized, but expected changes are likely to include resident amenities 

such as a common room, lounge, fitness space / gym, and storage (bike) 

space. 

d. The project will meet all affordable housing requirements. 
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i. Five of the apartments will be set aside and deed restricted for qualified 

affordable housing individuals and households.  Specifically, 1 one-

bedroom, 3 two-bedroom and the sole three-bedroom unit will be deed 

restricted for low- and moderate income households.  

ii. Bedroom and income distributions will comply with all State and local 

affordable housing requirements. 

iii. All affordable housing units will have the same fit, finish and fixtures as the 

market rate units. 

e. Exterior finish will consist of high quality, attractive materials to provide visual 

relief along the facades and be a visual anchor for the south end of Main Street. 

i. The base of the building will consist of cultured stone.   

ii. The majority of the structure will have Hardie Board horizontal siding with 

bump-outs finished with Hardie Panels, vertical siding and cultured stone 

accents.  Decorative metal screens will be located around the garage 

perimeter. 

iii. Large, fully functional, opening windows will be located around the sides 

of the building, providing light and air for the units.  Select units will also 

have Juliet balconies with glass doors. 

iv. Cupolas will be located above three-sided bump-outs on the northern and 

eastern sides of the building. 

v. The roof will be asphalt shingles.  A standing seam metal roof will be 

located at the front of the building at the main entrance and below the cupola 

bump-outs.   

vi. The color palette will consist of soft, neutral colors including Navajo Beige, 

Cobble Stone and Monterey Taupe siding, List Mist and Border Gray Slate 

panels, Rust / Burgundy panels, White trim, and Weathered Wood shingles. 

vii. The main entrance to the building will be located at the front-center of the 

building along its northern façade.  Additional pedestrian entrance doors 

will be located on the northern and western sides of the building.   
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viii. Two overhead garage entry doors will provide vehicle ingress/egress to the 

parking garage along the building’s eastern façade. 

f. Applicant’s Architect confirmed that all utilities and building systems will be 

located on the ground floor, internal to the building, with condensers on pads along 

the western side of the building.  There will be no roof mounted equipment. 

g. Applicant will examine the potential for providing an enclosed bicycle storage area, 

or external lock-up area, to enable residents to secure their bicycles.  High Bridge 

is known as bicycle-friendly community, and with almost immediate access to an 

extensive trail network, it is anticipated and encouraged that residents will take 

advantage of the recreational pathways available.  With limited in-unit storage, 

secure storage areas will be a welcome amenity. 

10. Access, Parking and Circulation.   

a. The existing “Center Street” extension, gravel driveway and restaurant parking 

areas will be removed. 

b. A new, variable width (15’ to 20’ wide) Main Street to Center Street Connector (the 

“Connector”) will be constructed along the northern portion of the site, in roughly 

the same general alignment as the existing roadway.   

i. Unlike the existing two-way right-of-way, the realigned Connector will 

provide for one-way only travel from Main Street to Center Street. 

ii. The Connector will end at a stop controlled intersection with Center Street 

at the eastern border of the property. 

iii. Applicant will work with the Borough’s Mayor and Council to formalize 

the Connector as a public right-of-way.  It is anticipated that it will be 

provided by easement.  Applicant’s Attorney advised that a form of 

easement for the Connector and public access parking spaces was included 

in the Redevelopment Agreement (Exhibit G) that has already been entered 

into by the Borough and Applicant.  

c. An existing, off-tract, asphalt to gravel driveway located at the terminus of Center 

Street, providing access to a private driveway adjacent to the subject property’s 

eastern property boundary, will be removed and replaced with a 24’ wide paved 



Borough of High Bridge Planning Board 
Resolution No. PB-10-2024 
 
 
 

Page 10 of 37 

extension of Center Street.  The extension will provide access to the subject 

property’s parking garage entrance and exit lanes, and will maintain access to the 

private driveway for adjoining Lot 3. 

d. Curbing will be Belgian Block.   

e. A total of 55 on-site parking spaces will be provided – 40 interior parking stalls 

within the parking garage and 15 exterior surface spaces in front of the building 

along the realigned Connector.   

i. The garage spaces will be gate-controlled and reserved for residents only. 

1. An entrance tag or access card will be provided to each tenant. 

2. Each unit will be entitled to one parking space.  A second parking 

space will be available to residents on a first come - first served 

basis. 

3. Parking spaces within the garage will not be assigned.  If issues arise 

in the future, Applicant will be able to number and assign spaces if 

necessary. 

4. Because the total number of spaces will be allocated and restricted, 

residents entering the garage will be assured of a parking space and 

therefore, there is no concern that people entering will encounter a 

full garage with no spaces available. 

ii. Two parallel street spaces will be located on the northern side, and two 

parallel spaces on the southern side (four total) of the Connector closest to 

Main Street.  Six diagonal spaces to the north and five to the south (11 total) 

will be located along the Connector in front of the building.  This will 

provide a total of 15 surface spaces. 

iii. The Redevelopment Plan (Section 4.11) requires that the public be provided 

with rights of access through the site and to at least 10 public parking spaces.  

The Connector will provide the requisite access, and the public parking 

requirement will be satisfied by the two pairs of parallel spaces, and the six 

spaces to the north of the Connector (10 total spaces) being made available 

to the general public for parking. 
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iv. The five spaces directly in front of the building will be reserved and 

appropriately signed for 1 Main Street parking only.   

v. Pursuant to P.L. 2021, c.171 (N.J.S.A. 40:55D-66.20), a total of 8 electric 

vehicle supply equipment (“EVSE”) and “Make-Ready” parking spaces is 

required.  Eight (8) EVSE / Make Ready spaces will be provided within the 

garage. 

vi. Two ADA-compliant handicap spaces are required.  A total of 3 ADA 

spaces will be provided:  2 in the garage and 1 street space. 

vii. Guest parking will be available in the 15 surface spaces in front of the 

building. 

viii. Provided parking will exceed RSIS (N.J.A.C. 5:21-4.14) requirements.   

1. Based upon the bedroom distribution for the apartment units, a total 

of 49 parking spaces is required. 

2. In accordance with P.L. 2021, c.171 (N.J.S.A. 40:55D-66.20.e), 

each EVSE / Make-Ready space shall count as two spaces for the 

purpose of complying with the minimum parking requirements, up 

to a reduction of no more than 10% of the total required parking. 

3. With 8 proposed EVSE and Make Ready parking spaces to be 

provided, a total of 4 EVSE credits are available, reducing the 

minimum parking requirement to 45 stalls.   

4. The 55 spaces being provided will exceed the Project’s parking 

requirements. 

f. As detailed further in Paragraph 13 below, Applicant worked with the Fire 

Department to address safety concerns about potential EV fires within the parking 

garage.  Relevant here, it was agreed that the charging stations would occupy the 

first six spaces at the entrance to the garage, and two spaces will be located further 

inside to meet ADA handicap parking space requirements.  Additional measures to 

address the Department’s concerns are set forth below. 

g. A designated loading / unloading zone has not been provided.   
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i. Box truck deliveries (USPS / UPS / Fed Ex / Amazon / etc…) will be able 

to use the building spaces at the front of the property or the space in front 

of the trash enclosure for the quick stop-and-go drop offs. 

ii. Similarly, Applicant’s Engineer testified that the surface spaces at the front 

of the building and the ability to temporarily block off the space in front of 

the trash enclosure will be suitable for move-in / move-out. 

iii. At the suggestion of the Board, Applicant’s Engineer agreed to extend the 

length of the parking stall adjacent to the trash enclosure further forward to 

provide additional depth and allowing more room to accommodate a 

moving truck. 

h. During the hearing, the owner of adjoining Lot 6 (northwest corner of the site) 

appeared and questioned whether or not the proposed curbing could be modified to 

accommodate access / parking for his property, which does not currently have any 

on-site parking.  The owner has historically parked on the side of the existing 

“Center Street” roadway on the subject property.  Applicant’s Engineer indicated 

their willingness to work the with property owner to accommodate if they can. 

i. Pedestrian access will be provided by a 6’ wide sidewalk extending the length of 

the Connector between the parking spaces and building.  ADA compliant curb 

ramps and marked crosswalk will connect the sidewalk to the existing sidewalk 

along the eastern side of Main Street at the northwest corner of the property. 

j. Vehicles over 6 tons are prohibited on Route 513 / Main Street.  However, despite 

the large vehicle ban, tractor trailers often proceed down Main Street.  Because of 

the railroad bridge over Bridge Street, resulting in a low 12’6” clearance, those 

tractor trailers have historically proceeded past Bridge Street onto the subject 

property, and have used the restaurant parking lot to turn around and proceed back 

up Main Street to Fairview Avenue / Route 513. 

i. With the proposed project, trucks will no longer be able to turn around at 

the subject property.  They will be compelled to proceed along the 

Connector to Center Street, where they will proceed up to McDonald Street 
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to access Washington Avenue to the east, to reconnect with Route 513 to 

the north. 

ii. In order to facilitate trucks traversing the site and proceeding left onto 

Center Street, a mountable curb and concrete apron will be located at the 

northern side of the Connector where it connects with Center Street. 

iii. Applicant’s Engineer also testified that a truck turning template was applied 

to the Center Street / McDonald Street intersection to ensure trucks could 

proceed to Washington Avenue / Fairview Avenue to the east.  To provide 

sufficient turning room, it is expected that the area can be restriped and a 

few parking spaces eliminated to facilitate truck turns.  Applicant has agreed 

to contribute to the costs of the Center Street / McDonald Street restriping. 

1. It is noted that such efforts will not solve the problems associated 

with tractor trailers improperly proceeding down Main Street 

through the Borough.  That is an issue for the Borough to address 

with improvements to Fairview Avenue and/or other measures to 

disincentivize and prohibit trucks from proceeding down Main 

Street. 

2. It is also noted that the proposed development will not cause or 

contribute to tractor trailer traffic in the Borough.  As a residential 

apartment complex,  no tractor trailer deliveries will be necessary or 

anticipated.  Thus, the Board recognizes that the design of the 

Connector to allow for pass-thru truck traffic and turning access 

onto Center Street, and Applicant’s contribution to the Center Street 

/ McDonald Street restriping, are efforts being undertaken by 

Applicant to help address a problem not caused by or associated with 

the proposed development, but which will improve public safety and 

help prevent significant backups and traffic problems within the 

Downtown area by trucks improperly proceeding down Main Street. 

k. At the request of the Board, Applicant also agreed to have a conversation with the 

Mayor and Council regarding potentially restricting Main Street, south of Bridge 
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Street, to one-way only traffic.  Such a designation would avoid the issue of having 

two-way traffic and four north-facing parking spaces extending the limited 

(approximately 90’) length of 2 Main Street and Mrs. Riley’s, with no way to access 

the northbound lane and parking spaces other than by doing an improper k-turn at 

the start of the Connector.  While this is a matter outside of Applicant’s control, the 

Board expressed its appreciation to Applicant for its willingness to discuss the issue 

with the Borough, which will potentially prevent traffic confusion at the area and 

serve as a general benefit to the public. 

l. Access to the railroad will be maintained throughout construction. 

11. Environmental.   

a. According to the Highlands Council’s GIS data, the site contains Highlands 

Resources, which are concentrated in the southern third of the property. 

b. The site is within the Highlands Open Water Protection Area and Highlands Steep 

Slope Protection Area, including “constrained slopes” and “severely constrained 

slopes” as defined by the Highlands Council. 

c. No freshwater wetlands or associated transition areas are located on site.  The 

proposed development areas of the project are not encumbered by a stream, water 

body, wetlands, or the Highlands Riparian Area. 

d. The Applicant submitted and received approval of a Highlands Exemption 

Determination on June 26, 2024. 

12. Fencing and Walls.  

a. An existing masonry wall at the northeast corner of the site will remain.  

Applicant’s Engineer testified that the wall is what remains of the terminus of the 

former railroad lines that once existed on the property.   

i. The wall will remain for its historical connection, and its appearance and 

location will ensure that the Connector does not look or feel like a two-way 

street. 

ii. Applicant’s Engineer testified that the wall is set significantly back such 

that any trucks making a left turn onto Center Street from the Connector 

will not clip or strike the wall. 
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b. The existing fences located at the north-central portion of the site, and along the 

treeline across the rear of the property will be removed. 

c. A new modular block retaining wall will be constructed to the rear of the building 

to stabilize the slope and support the development. 

d. A 4’ tall, decorative aluminum fence will be installed on top of the retaining wall. 

e. At the hearing, the owner of adjacent Lot 7 raised questions about access and 

privacy resulting from the development plan and removal of the existing (2’) fence 

along the northern portion of the property.  To address the neighbor’s concerns, 

Applicant indicated its willingness to work with the owner to install a new fence 

along the property line and also maintain the property owner’s pedestrian access 

across the northern portion of the site (addressed further in Paragraph 14.f below).  

Specifically, Applicant indicated it would install a 6’ high fence (or if not 

permissible, a compliant fence) along the shared property boundary, for the length 

desired by the property owner. 

13. Fire and Emergency Services.   

a. The building will be fully sprinklered. 

b. An existing fire hydrant located on the property at the terminus of Center Street 

will remain. 

c. As noted above and set forth in the Fire Department’s July 17, 2024 review 

memorandum, the Department raised significant concerns about locating EVSE 

stations within the parking garage. 

i. Having charging stations located in the garage would place them within a 

confined space, limiting access and constraining the Department’s ability to 

fight such a fire.   

ii. It was noted that EV fires take thousands of gallons of water to extinguish, 

re-ignition is likely because they cannot be completely extinguished, the 

fumes released are extremely toxic, and within a confined space as 

proposed, the risk of the fire spreading to nearby vehicles would be very 

high.   
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iii. Here, the stations would also be located under a wood framed structure with 

residential dwelling units above.  For these reasons, the proposed charging 

stations would present a safety hazard to residents, the public and first 

responders.  As such, the Department urged the Board to reject the proposed 

EV charging stations. 

d. As detailed in the Department’s September 9, 2024 update report, and confirmed 

by Applicant’s Engineer at the hearing, Applicant worked with the Department to 

address its concerns. 

i. With the enactment of P.L. 2021, c.171, Applicant must provide EVSE / 

Make Ready spaces.  Thus, Applicant is without discretion in reducing or 

eliminating the proposed charging stations.  While the EVSE spaces could 

be physically located outside of the garage in the surface spaces, such a 

proposal would limit their utility for building residents by having them in 

the elements and located away from the building, and would limit the utility 

and access of the surface spaces for the general public by restricting 9 (8 

EVSE + 1 ADA) of the 15 surfaces spaces.  Thus, locating spaces in the 

parking garage was deemed necessary for feasibility and compliance with 

Applicant’s statutory and Redevelopment Plan requirements.   

ii. Notably, Applicant clarified that the parking garage would be located at 

grade.  Therefore, the Department would not be fighting a fire below grade. 

iii. The podium will be concrete and steel construction with a 3-hour fire rating.  

Residential units will be frame construction above, with a 1-hour fire rating 

between units and common areas in compliance with Building and Fire 

Codes. 

iv. Ventilation panels will be located along the perimeter of the garage.  The 

panels will be removable to provide additional access for firefighting 

efforts. 

v. It was agreed that the EVSE spaces would occupy the first six spaces at the 

entrance to the garage, and two spaces will be located just further inside to 

meet ADA handicap parking space requirements.  Relocating the spaces to 
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will keep the charging stations and EV vehicles close to entrance.  As they 

will be at the lower end of the ramp, the higher ceilings will provide a better 

buffer for heat and smoke.  The location will also provide easier access for 

firefighters and will make it significantly easier to extract the vehicles if 

necessary. 

vi. A Knox Box will be installed at the entrance of the garage and main 

entrance of the building to facilitate emergency access.  

vii. An FDC connection will be located at the entrance to the parking garage to 

enable a quicker response. 

viii. The Department also recommended that two fire blankets be provided, 

either in the garage and/or located on their fire apparatus, to drape over a 

vehicle as needed.  Applicant will coordinate with the Department for 

compliance with the Department’s recommendations. 

14. Landscape and Buffers.   

a. Will be as detailed on the “Landscape Plan,” Sheet 9 of the Revised Site Plan, and 

as modified by the provisions of this Resolution. 

b. To facilitate the development, five trees within the Center Street right-of-way, one 

tree located near the northern property line, and the entire “wooded area” between 

the existing gravel area and the southern property boundary will be removed.  The 

removal will trigger replacement requirements under the Borough’s tree 

replacement ordinance.  In total: 

i. Two dead trees will be removed; 

ii. Eleven trees less than 10” will be removed; 

iii. Five trees between 10” and 18” will be removed, which requires 20 

replacement trees; 

iv. Two trees between 18” and 24” will be removed, which requires 10 

replacement trees;  

v. One tree between 24” and 30” will be removed, requiring 7 replacement 

trees; and 

vi. One 40” tree will be removed, requiring the equivalent of thirteen 3” trees. 
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c. To comply with the replacement requirements, to adequately screen and buffer the 

project from neighboring properties, and to comply with the requirements of the 

Redevelopment Plan, Applicant proposes a comprehensive landscape plan for the 

property.  Summarily, Applicant will plant a mix of street trees and ornament trees 

including Eastern Dogwoods, White Oaks, Douglas Fir, Moonglow Juniper and 

Green Giant Arborvitae; shrubs including Heller Holly, Inkberry Holly, Compact 

Inkberry, Oak Leaf Hydrangea, Brown Anglo-Japanese Yew, Arrowood Viburnum 

and Blue Muffin Arrowood Viburnum; and ornamental grasses and groundcover 

including Little Bunny Fountain Grass and Big Blue Lilyturf.  Plantings will extend 

along the foundation of the building, around the rear of the trash enclosure, and 

along the northern edge of the Connector. 

d. At the recommendation of the Board Planner, Applicant will plant Virginia Creeper 

at the top of the retaining wall, which will spill over and grow down the wall, 

providing a measure of screening and giving it a more natural appearance. 

e. Applicant’s Engineer confirmed that landscaping will comply with the 

requirements of the Redevelopment Plan, and that at the time of planting, all shade 

trees will have a minimum caliper of 3”, evergreen trees will have a minimum 

height of 6’, and shrubs will have a minimum height of 3’. 

f. It is noted that there is a gap in the landscape buffer between the surface parking 

spaces and adjoining Lot 7 at the northern end of the property.  That gap preserves 

pedestrian access for the residents of adjoining Lot 7 to the parking lot and 

Connector via an existing walkway located on the subject property.  Applicant 

advised that if the adjoining neighbors did not want to continue access with the new 

development, Applicant could remove the walkway and fill in the landscape gap.  

However, at the hearing, the owner of adjoining Lot 7 appeared and confirmed that 

it was her wish to maintain the walkway and access point.  To address privacy 

concerns, as set forth in Paragraph 12.e above, Applicant agreed to install a fence 

along the property line.  Applicant will reset the walkway pavers and maintain the 

existing access for the neighboring residents. 
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g. The Environmental Commission recommended planting plants that like shade in 

the front / northern side of the building as the originally proposed Ilex Glabra will 

need full sun.  Additionally, the EC recommended adding grasses, Itea, and 

perennials if irrigation is available, along with the Ilex Glabra on the front corner 

and side facing the train tracks as full sun is available in those areas.  A list of 

potential plantings was also provided.  Applicant’s Attorney confirmed Applicant 

will comply with the comments set forth therein as a condition of approval. 

h. During the hearing, the Board questioned the impact of headlights on properties to 

the east as residents exit the parking garage.  Applicant’s Architect indicated his 

belief that due to distances and grade of the property, no negative impact was 

expected.  However, pursuant to the representation of counsel, Applicant agreed to 

work with the Board Planner and Board Engineer for a post construction inspection 

to determine if additional plantings, landscaping buffers and/or fencing would be 

necessary or advisable to mitigate any negative impact from headlights extending 

onto neighboring properties. 

15. Lighting.   

a. Applicant proposes a comprehensive lighting plan as detailed on the “Lighting 

Plan,” Sheet 8 of the Revised Site Plan. 

b. One pole-mounted, Glaswerks Luminescent LED BERN, P10, Performance 

Package, 4000K CCT, Asymmetric Distribution, with House Side Shield lighting 

fixture will be located at the front of the building adjacent to the front row surface 

parking spaces and the trash enclosure.  The fixture will be mounted at a height of 

12’. 

c. Three building-mounted, Glaswerks Luminescent LED BERN, P10 Performance 

Package, 40000K CCT, Asymmetric Distribution fixtures will be located along the 

front and sides of the building.  Specifically:  one fixture will be located at the north 

end of the building facing Main Street; one fixture will be located at the northeast 

corner of the building near the front surface parking spaces; and one fixture will be 

located on the eastern side of the building above the parking garage entrance / exit 
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doors.  The two fixtures at the north end of the building will be mounted at a height 

of 10’.  The fixture over the garage entrance will be mounted at a height of 12’. 

d. Two Lithonia Lighting RADB LED P1 40K ASY DBLXD Radean Bollards will 

be located on both sides of the walkway between the surface parking lot and main 

entrance to the building. 

e. Two recessed in-canopy light fixtures will be located above the main entrance. 

f. The existing (off-site) pole-mounted light at the property’s connection with Main 

Street, and the pole-mounted fixture at the connection of the Connector and Center 

Street, will both remain.  

g. Lighting will be oriented towards the street and provide sufficient lighting for 

pedestrian and vehicular safety.   

h. Lighting will not be dimmable.  However, in answering a question from a member 

of the public, Applicant’s Engineer confirmed that site lighting will be “dark-sky” 

compliant, with focused, downlighting from full cutoff fixtures. 

i. Lights will not be directed to the rear of the building, and with the dwelling on 

adjoining Lot 3 lower than the subject property, there will be no negative light 

impact on the neighbor.  Similarly, lighting along the northern side of the building 

will extend to the roadway, but not encroach upon or impact the adjoining 

neighborhood. 

16. Noise and Odors.  As a residential apartment complex, no extraordinary noises or 

odors are anticipated or will occur. 

17. Signage.   

a. Other than traffic, directional and parking signs, no site signage is proposed. 

b. Applicant indicated that a building / project identification sign could be included if 

desired by the Borough and/or Board.  This can be worked out post approvals by 

Applicant’s architect and the Board’s professionals.  Any such signage would 

comply with the requirements of the Redevelopment (or Applicant would return to 

the Board on a request for any relief that might then be required). 

18. Stormwater Management. 

a. Will be as shown on the “Grading Plan,” Sheet 5 of the Revised Site Plan. 



Borough of High Bridge Planning Board 
Resolution No. PB-10-2024 
 
 
 

Page 21 of 37 

b. Total site impervious coverage will increase by 5,667± square feet – from 23,318± 

square feet (58.71%) existing coverage to 28,985± square feet (73.50%) proposed.  

The development remains in compliance with the 75% total lot coverage limitation 

set forth in the Redevelopment Plan. 

c. The site qualifies as a Minor Development in accordance with N.J.A.C. 7:8 as the 

Project proposes less than 1 acre of disturbance and less than ¼ acre of new 

impervious coverage. 

d. Applicant’s Engineer confirmed at the hearing that the site’s existing drainage 

patterns will be maintained. 

e. As to motor vehicle surface flows, the high point of the Connector will be located 

generally mid-span, with a portion of the roadway draining to Main Street, a portion 

draining to Center Street, and approximately 2/3 of the runoff draining to the rear 

of the property downslope as currently occurs. 

f. As to building flows, gutters with downspouts will collect and channel roof runoff 

to three, 8’ diameter drywells located at the northeastern corner of the building.  

The BMP has been designed to meet the 25-year storm event.  Additionally, it was 

also noted that the Borough recently completed storm drain improvements to Center 

Street, with the last drainage inlet located behind 20 Main Street, approximately 

175’± north of the subject property.  Applicant’s Engineer confirmed that Applicant 

would extend (by payment to the municipality or physical construction) the storm 

drain down Center Street to the subject property to collect and direct site overflows 

to the municipal system. 

i. These measures will direct building flows to the front of the site for storage 

and discharge, with any overflow directed to the municipal system. 

ii. This will result in an improvement over current conditions, and will be a 

significant improvement to adjoining Lot 3 to the rear by retaining and 

discharging flows to the front of the site rather than the rear as has 

historically occurred. 
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g. Applicant’s Engineer advised that soil testing has not yet been performed for the 

proposed drywells.  With the project’s approval, testing will now be done and the 

results submitted to the Board Engineer for review and approval. 

19. Trash and Utilities.   

a. Connections will be as shown on the “Utility Plan,” Sheet 7 of the Revised Site 

Plan. 

b. All utilities are already on site or adjacent to the subject property. 

c. The site is and will continue to be served by public water and sewer.  New water 

and sewer lines will be installed for connections to the public systems. 

i. The Board Engineer confirmed that sufficient wastewater treatment 

capacity exists to service the project.  With the approvals granted herein, 

Applicant will make a formal application for capacity reservation. 

d. Electric service shall connect to an overhead electrical connection extending from 

Main Street.  All other utilities will be installed underground. 

e. No petroleum, fuel or other storage tanks are proposed. 

f. A 10’ x 15’ trash enclosure will be provided at the front of the building at the eastern 

end of the Connector just before Center Street. 

i. The enclosure will handle both trash and recycling dumpsters. 

ii. Residents will take their own trash and recycling to the enclosure area for 

disposal.  There is no trash shoot proposed within the development. 

iii. Removal will be contracted with a private hauler.  Applicant anticipates 

pick up to occur twice per week.  Applicant has the ability to adjust the 

frequency of pick up as necessary. 

iv. Applicant’s Engineer confirmed that even if the parking spaces at the front 

of the building are occupied, sufficient space exists for a trash truck to 

access and unload the dumpster(s). 

v. The Board raised concerns about the extremely tight access for trash 

removal, especially if vehicles are parked in the surface spaces adjacent to 

the enclosure area.  Accessing the enclosure will result in the Connector 

being blocked during the time of pickup.  However, Applicant’s Engineer 
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confirmed that any such impact would be limited to one to two times per 

week for a very short period of time (length of pickup).  This would be no 

different than the impact already experienced on local streets for municipal 

pick up where motorists cannot proceed around a trash truck as it is making 

its collection on narrow streets. 

g. While roof mounted solar panels are not currently contemplated, Applicant’s 

Architect confirmed that the roof has been designed to allow for future installation 

if desired by Applicant. 

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

application submitted to the Board: 

a. Deviations.  As originally submitted, the Application required five deviations from 

the Redevelopment Plan.  The Plans were subsequently revised (06/28/24 and 

08/05/24) to eliminate three deviations.  As such, Applicant requests the following 

deviations from the Redevelopment Plan: 

i. Hairpin Striping (Chap. 5, Section B.2.a).  The Plan requires all parking 

spaces to measure no less than 9’ x 18’ and be delineated by hairpin striping.  

Applicant proposes that the four parallel parking spaces at the entrance to 

the Connector, and the ADA-space at the front of the building, to be 8’ wide. 

1. It is noted that the ADA stall is located adjacent to an 8’ wide cross-

hatched area in front of the building, providing an effective width of 

16’ for handicapped accessibility. 

2. As such, the only non-compliant spaces are the four parallel parking 

spaces located close to the Main Street entrance to the Connector. 

3. Applicant’s Engineer indicated that hairpin striping is generally not 

applicable to parallel parking spaces, he is unsure how such striping 

would be applied, and such striping is not used for parallel spaces 

elsewhere in the Borough. 

4. Applicant’s Engineer also confirmed that at 8’ wide, the four 

parallel spaces are consistent with development trends that currently 

often permit spaces as narrow as 7’, the spaces are consistent with 
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the width of other spaces in the Downtown Business District, and as 

they are parallel spaces with no vehicles parked to the sides, 

sufficient room will exist for entry/exit of parked vehicles. 

5. Importantly, Applicant’s Engineer confirmed that there will be no 

safety issues or concerns associated with the 8’ width or hairpin 

striping. 

ii. Landscaping (Chap. 5, Section B.4).  The Plan requires landscaping to be 

provided along all property lines adjacent to single-family residential uses.  

Additionally, existing trees within 10’ of adjacent single-family residential 

uses are required to be maintained unless dead or diseased.  The subject 

property is adjacent to single-family dwellings to the north and south and 

landscaping is required along the northern and southern property lines.  

Applicant proposes to remove an 18” Cedar tree that is within 10’ of the 

northern property line. 

1. Applicant’s Engineer testified that removal of the tree is necessary 

to allow for installation of the front parking spaces. 

2. Applicant will keep and install a planted buffer at the northern end 

of the property to meet the requirements of the Redevelopment Plan 

and to properly shield and buffer the residential neighbors to the 

north.  As the Cedar tree did not provide any blockage from vehicle 

headlights, there is no negative impact to its removal, and the 

replacement plantings will enhance the streetscape, provide better 

screening and allow for a more effective buffer.   

3. In sum, although removal of the one tree requires a deviation, its 

removal is in furtherance of the parking goals and enhanced buffer 

requirements of the Redevelopment Plan.  

b. Bulk Variances.  Pursuant to N.J.S.A. 40:55D-70c(2), Applicant requests “bulk” 

variance relief from the following requirements of Section 145-312 (Restrictions 

on Development in Critical Areas) of the LUDO: 
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i. Slope Disturbance [§145-312.A(2)].  In areas with slopes of 15% to 25%, 

no more than 15% of such areas shall be developed and/or regraded or 

stripped of vegetation.  The Slopes Table on the Demolition Plan (Sheet 3 

of the Site Plan) indicates that 2,303 square feet of the 2,591 square feet of 

areas with slopes of 15% to 25% will be disturbed, totaling 88.9%. 

ii. Slope Disturbance [§145-312.A(3)].  In areas with slopes of greater than 

25%, no development, regrading or stripping of vegetation is permitted.  

The Slopes Table (Sheet 3) indicates 4,275 square feet of the 5,499 square 

feet of areas with slopes of 25% or greater are proposed to be disturbed, 

totaling 77.7%. 

iii. Applicant’s Engineer testified that: 

1. The variances are related to work proposed at the rear (southern) 

portion of the site.  Because of the right-of-way (Connector) 

traversing the front of the site, the development is by necessity 

pushed further back on the property and impacting the areas with the 

greatest slopes. 

2. The intent and purpose of the LUDO restrictions are to limit 

development in order to prevent erosion and negative impacts on 

downhill neighbors.  Here however, that goal will be accomplished 

by the retaining wall and building foundation, which will serve to 

stabilize the slope and prevent erosion. 

3. Additionally, the project will capture all roof runoff and channel 

those flows to drywells at the front of the site and any overflow into 

the municipal storm sewer system.  This will reduce flows to the 

south, providing a valuable public benefit by reducing flows into the 

areas of steep slopes and reducing runoff on downhill neighbors. 

4. For these reasons, Applicant’s Engineer testified, and the Board 

finds, that the requested variances advance purposes (a), (g) and (h) 

of the MLUL, by allowing for valuable public benefits, including 

construction of the Connector to facilitate public access between 
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Main Street and Center Street, public parking along the Connector, 

and the creation of affordable housing units.  The project will also 

result in enhanced stormwater management measures, and allows 

for development of the area with a variety of uses that support the 

Master Plan goal of supporting businesses along Main Street.  The 

requested variances are also necessary for the site’s redevelopment 

as contemplated and specifically planned for by enactment of the 

Redevelopment Plan. 

5. Applicant’s Engineer also testified, and the Board also finds, that 

there will be no negative impact, and therefore no detriment, let 

alone any substantial detriment, to the zoning plan, zoning 

ordinance or Master Plan by the granting of the requested variances.  

The intent of the steep slopes disturbance prohibitions are to prevent 

erosion to the land area, which intent will be addressed and 

improved by the proposed retaining wall and building foundation.  

Additionally, new stormwater management measures will reduce 

flows to both the southern portion of the property and to adjoining 

properties. 

6. For these reasons, the Board finds that Applicant has adequately 

addressed the positive and negative criteria and the requested 

variances can appropriately be granted. 

c. Preliminary / Final Site Plan Approval.  Applicant seeks preliminary and final 

major site plan approval with the following waivers and exemptions: 

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

waivers (Checklist Items #: 30, 35, 38, 41, 42, 43 and 50) as detailed in the 

application materials and in the Board Engineer’s July 29, 2024 report.  The 

requested submission waivers were granted, and the application was 

deemed complete. 

ii. Design waiver(s) / exception(s).  As detailed in the Board Planner’s August 

12, 2024 report, no design waivers or exceptions are requested or required. 
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21. Other.   

a. As set forth in the Redevelopment Plan, the “vision for the Project Area is to 

provide a modern multi-family building in the Borough’s downtown area, close to 

local restaurants, shops, and services as well as the Borough’s train station.”  [See 

Redevelopment Plan, p. 14.]  Furthermore, the Plan “is consistent with High 

Bridge’s master planning documents. It advances certain Master Plan Goals and 

planning objectives that date back as far as 2011 and as recent as 2021.  The 

potential multi-family residential development in the Project Area will realize the 

vision and objectives of the Borough’s downtown.”  Id.  

b. In response to questions from the public, Applicant confirmed that there is no 

financial (“PILOT”) agreement entered into or contemplated for the project.  

Furthermore, Applicant has not received any financial incentives or abatements. 

c. It is noted that numerous members of the public had an opportunity to ask questions 

about the proposed development and they received answers from Applicant’s 

experts, the Board and the Board’s professionals. 

d. Only one member of the public offered public comment on the application.  He 

expressed his appreciation for the work put into the application and advised that 

several of his concerns had in fact been addressed.  He expressed the fact that he 

still had concerns about truck traffic traversing the site, and his belief that if there 

is a fire, the ability of the Fire Department to deploy to the site will be limited.  

Lastly, he expressed his overall dissatisfaction and dislike of the project, opining 

that the development was simply too big for the site.  

22. 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.  The proposed development is consistent with 

the Redevelopment Plan. 

b. The Board notes that the project has been well designed, is very attractive and 

visually stunning.  The project requires minimal deviations and variance relief from 

the Board.  It will be a benefit to the Borough by facilitating the redevelopment of 
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a key vacant property within the Borough, it will be a visual anchor for the area, 

will contribute to the continued vibrancy of Main Street with new residents, and 

will result in improved stormwater management measures in the area.  Notably, 

Applicant has designed the site and will contribute to street improvements to assist 

the Borough address truck traffic issues not caused by or associated with the 

development.   

c. The Board expressed its appreciation to Applicant for its work to address the 

concerns raised by the Borough, the Board and local residents. 

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

sustained its burden of satisfying the required criteria for obtaining the approvals 

sought and that the application is in the public interest and is in compliance with 

the applicable standards set by the MLUL and Township Ordinances. 

e. Based upon the submissions of Applicant, the testimony provided during the 

hearing, and finding that the application otherwise meets the requirements of the 

Redevelopment Plan and LUDO, the Board is satisfied that the criteria for the 

granting of site plan approval with the requested deviations and variances have been 

met. 

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

Board / Zoning Board of Adjustment, that on September 16, 2024, by a unanimous vote of nine 

(9) in favor and none opposed, and memorialized by this Resolution adopted this 9th day of 

December, 2024, that Applicant, GRASTIAN ROSE LLC, be and hereby is GRANTED 

preliminary / final major site plan approval with deviations and variances necessary to construct 

the 25-unit apartment building and associated site improvements on the subject property, as 

specifically described above, subject to and conditioned upon satisfaction of the following 

condition(s): 

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. 
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2. Pursuant to Paragraph 10.b.iii above, Applicant shall work with the Mayor and 

Council on formalizing public access to the Connector and the ten public access 

surface parking spaces, with said public rights conveyed by easement in a form 

reviewed and pre-approved by Borough Counsel and the Board Engineer before 

execution and recording. 

3. Pursuant to Paragraph 10.e.iv above, signage will be added clearing denoting that 

the five surface parking spaces in front of the building are reserved for residents / 

guests of 1 Main Street only.  Details shall be worked out with the Board Engineer 

and Board Planner and the Plans updated to include the agreed upon details. 

4. Pursuant to Paragraph 10.g.iii above, the front surface parking space located 

adjacent to the trash enclosure area will be extended to provide additional depth for 

a moving / delivery truck. 

5. Pursuant to Paragraph 10.h above, Applicant will work with the owner of adjoining 

Lot 6 to see if an accommodation can be made to modify the curbing and parking 

spaces at the northwest corner of the site to provide access / parking for Lot 6.  If 

possible, any such proposed modification to the Plans shall be subject to the review 

and approval of the Board Engineer. 

6. Pursuant to Paragraph 10.j.iii above, Applicant has agreed to contribute to the costs 

of the restriping of the Center Street / McDonald Street intersection to enable tractor 

trailers to proceed east on McDonald Street for access to Washington Avenue / 

Fairview Avenue.  The amount of the financial contribution shall be agreed to by 

Applicant and the Mayor & Council.   

7. Pursuant to Paragraph 10.k above, Applicant will discuss with the Mayor and 

Council the possibility of restricting Main Street, south of Bridge Street, to one-

way traffic only.  Such a designation would avoid blocking the entrance to the 

Connector that would result from individuals making a k-turn in the roadway to 

access the northbound travel land and parking spaces in the brief stretch between 

the subject property’s northern boundary and Bridge Street. 

8. Pursuant to Paragraphs 12.e and 14.f above, Applicant will install a 6’ high fence 

(or if not permissible, a compliant fence) along the shared property boundary with 
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adjoining Lot 7 to the north, and maintain the existing walkway providing the 

adjoining property owner with pedestrian access to the parking area and Connector. 

9. Pursuant to Paragraph 13.d above, the plans shall be revised to incorporate the 

recommendations and agreements reached with the Fire Department to address the 

Department’s concerns regarding locating EVSE in the parking garage.  The 

revised plans shall be provided to the Department for its review and approval.  

10. Pursuant to Paragraph 14.d above, Virginia Creeper shall be planted at the top of 

the retaining wall, at a size of one gallon, 18” apart. 

11. Pursuant to Paragraph 14.e above, at the time of planting, all shade trees will have 

a minimum caliper of 3”, all evergreen trees will have a minimum height of 6’, and 

all shrubs will have a minimum height of 3’. 

12. Pursuant to Paragraph 14.h above, Applicant will work with the Board Planner and 

Board Engineer for a post construction inspection to determine if additional 

plantings, landscaping buffers and/or fencing will be necessary or advisable to 

mitigate any negative impact from headlights onto neighboring properties, 

specifically 41 Center Street.  Applicant will undertake such plantings as necessary 

to shield and buffer the adjoining properties from headlight glare. 

13. Pursuant to Paragraph 15 above, exterior lighting shall be Dark Sky compliant, 

utilizing down shielded light fixtures.  Additionally, there shall be no exterior lights 

at the rear of the building. 

14. Pursuant to Paragraph 18.f above, Applicant shall work with the Board Engineer 

and Borough to extend the municipal storm drain system down Center Street to the 

subject property to enable a connection for site flows to be collected and directed 

to the municipal system.  Applicant shall work with the Borough on the payment 

amount for this off tract improvement or obtain the necessary approvals to construct 

the extension itself. 

15. Before any tree removal and construction is undertaken, the limits of clearing shall 

be clearly delineated and tree protection measures and fencing shall be undertaken 

and installed.  
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16. The Landscape Plan and Lighting Plan (Sheets 8 and 9 of the Revised Plans) shall 

be revised to reflect the changes and amendments discussed during the hearing, 

including correcting the descriptions and notations on the plan, compliance with 

the recommendations set forth in the Board Planner’s August 12, 2024 

memorandum, and changing shrubs to trees for compliance with the tree 

replacement requirements. 

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

August 2, 2024 report of the Board Engineer, the August 12, 2024 report of the 

Board Planner, the September 9, 2024 report of the Fire Chief, and the (undated) 

report from Councilman Curt Nowell on behalf of the Environmental Commission, 

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 August 2, 2024: 

i. Turning templates for cars and SUVs shall be provided 

demonstrating adequate space for vehicle movements throughout 

the parking areas and exiting/entering the parking garage. 

ii. Additional spot elevations and dimensions shall be provided for all 

proposed curb ramps, ADA parking spaces, driveway aprons and 

sidewalks to confirm compliance with ADA/PROWAG 

accessibility requirements.  Detectable warning surfaces should be 

provided for all proposed ramps and construction details provided. 

iii. Soil tests and logs indicating the seasonal high water table 

(“SHWT”) and demonstrating that the permeability rate of the on-

site soil is sufficient to drain the drywells shall be provided. 

iv. Preparation and submission of a Stormwater Operations and 

Maintenance Manual for review and approval of the Board 

Engineer. 

v. Light fixtures shall be provided with shielding as necessary to 

prevent the transmission of light offsite per Borough Code Section 

145-804.B(3). 



Borough of High Bridge Planning Board 
Resolution No. PB-10-2024 
 
 
 

Page 32 of 37 

vi. The dumpster enclosure shall be constructed to match the proposed 

building with respect to materials, color, etc..  Details shall be 

provided on the Plans. 

vii. The Plans shall clearly delineate the top and bottom wall elevations 

of the retaining wall, and be designed by a licensed professional 

engineer.  Construction details for the wall and fencing proposed 

above shall be provided. 

viii. Applicant shall obtain all outside agency approvals and/or permits 

required. 

ix. Applicant shall post all necessary performance guarantees and 

inspection escrows. 

b. Board Planner Report, dated August 12, 2024: 

i. Preparation and recording of an Easement providing for the public 

right of access to the Connector and ten parking spaces.  [Set forth 

separately as Condition No. 2 above.] 

ii. Affordable Housing Requirements: 

1. Applicant shall comply with the income split for the 

affordable housing units as required by the Uniform Housing 

Affordability Controls (“UHAC”) and Chapter 5, Section 

B.1.d of the Redevelopment Plan, including the required 

13% very-low income set-aside. 

2. Pursuant to Chapter 5, Section B.1.e of the Redevelopment 

Plan, all affordable housing units shall have at least a 30-

year deed restriction, unless the unit(s) are being credited 

towards the Borough’s Fourth Round obligation, which said 

units shall be deed restricted for a minimum of 40 years in 

accordance with P.L. 2024, c.2.  The form of deed restriction 

shall be submitted to the Borough Clerk and Borough 

Counsel at least 160 days prior to the issuance of any 
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Certificate of Occupancy for review and approval before 

recording. 

3. Pursuant to Chapter 5, Section B.1.f of the Redevelopment 

Plan, Applicant shall retain a qualified Administrative Agent 

to administer the affordable housing units, which Agent shall 

be subject to the approval of the Borough. 

4. Affirmative marketing for the affordable housing units shall 

commence at least 120 days before any Certificate of 

Occupancy is issued. 

5. All necessary steps shall be taken to ensure that the 

affordable housing units are creditworthy pursuant to 

applicable law for purposes of addressing the Borough’s 

affordable housing obligation. 

6. The Architectural Floor Plans shall be revised to illustrate 

the dimensions of the bedrooms within the affordable 

housing units. 

iii. Applicant shall submit a copy of the lease agreement that permitted 

a portion of the existing (restaurant) building and attached structures 

to extend onto adjacent Lot 12 of Block 200 (Railroad ROW), in 

order to verify that Applicant is/was authorized to remove the 

structures. 

iv. The Slopes Table, Sheet 3 of the Plans, shall be revised to eliminate 

drafting issues (offset headings, overlaps, and the “color” column 

amended to shades of gray). 

v. Sheet 6 of the Plans shall be amended to eliminate the Building 

Elevations discrepancy regarding the average finished grade 

(327.72’ versus 327.65’). 

vi. The Landscape Plan shall be amended to replace the proposed two 

groups of seven 3’ tall Brown Anglo-Japanese Yew shrubs at the 
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retaining wall with evergreen trees that can be installed at a 

minimum height of 6’ to 8’. 

vii. The Plant Schedule in the Plans shall be revised to eliminate the 

discrepancies between the 3 Eastern Dogwood Trees proposed while 

4 are illustrated on the Plan, and 23 Green Giant Arborvitaes are 

proposed while only 22 are illustrated on the Plan. 

viii. The Plans shall be revised to eliminate the duplicative planting 

details on Sheets 10 and 14 of the Plans 

ix. Virgina Creeper shall be planted at the topo of the retaining wall, at 

a size of one gallon, 18” apart.  The Landscape Plan shall be revised 

to include this condition.  [Set forth separately as Condition No. 10 

above.] 

c. Fire Chief Report, dated September 9, 2024: 

i. Six EVSE parking spaces within the garage shall be located at the 

entrance to the garage, and two to be located inside to meet ADA 

requirements.  The garage plan shall be updated to note the locations 

of the spaces. 

ii. Knox Box will be installed at the entrance of the parking garage and 

the main entrance of the building. 

iii. An FDC connection will be located at the entrance to the parking 

garage. 

iv. Two fire blankets will be placed inside the garage and/or provided 

to the Fire Department for carry on its apparatus to combat an EV 

fire if necessary. 

d. Environmental Commission Report: 

i. Amend the Landscape Plan to include plants that like shade in the 

front / north side of the building, and include grasses, Itea, Ilex 

Glabra, and potentially perennials on the front corner and side facing 

the tracks. 
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ii. Consideration should be given to suggested plantings in the areas 

described in the report, such as: 

1. For the full sun areas / side facing the tracks and Main Street:  

grasses like Panicum Virgatum or Little Bluestem, 

Winterberry Holly, Itea, and assorted perennials like Black-

Eyed Susans, Coneflowers, and Mountain Mint. 

2. For shadier areas in front entrance of the building:  Clethra 

Alnifolia, Leucothoe, Pieris and Spirea. 

3. For Area closer to Main Street:  Itea, Winterberry Holly and 

grasses. 

18. 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. 

19. 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. 

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

occupancy, as may be necessary or required.   

21. 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. 
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22. 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. 

23. 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, shall 

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

perpetuity, except as may be permitted by the Borough. 

24. The date of the decision shall be September 16, 2024, except that the date of the 

adoption of this Resolution, December 9, 2024, 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  
September 16, 2024 

 
Moved by:  Lee. 

Seconded by:  Giordano. 

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

Those Opposed: None. 

Those Abstaining: None. 

Those Present but 
Ineligible to Vote: None. 
 
Those Absent:  Epstein and Mart. 

 

ROLL CALL VOTE ON MEMORIALIZING RESOLUTION  
December 9, 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 

December 9, 2024, at which a quorum was present. 

 
____________________________________ ____________________________________ 
Barbara Kinsky, Board Secretary   John Musnuff, Chairperson 


