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

Meeting Date: August 19,2024 - 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, absent; Mart, present; Musnuff, present; Nowell, present;
Suozzo, present; Yu, absent; Epstein, present, Osborne, present. Also present were Board Attorney Kevin Vanhise,
Board Engineer William Burr, Board Planner Darlene Green, Board Secretary Barbara Kinsky and 22 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: July 15, 2024
Motion to dispense with the reading of the prior meetings’ minutes:
Motion/ Second: Mart/Brosnan Voice vote: Nine yes votes, motion passed.

Motion to approve July 15, 2024, meeting minutes. Motion/ Second: Giordano/Brosnan
Brosnan, yes; Conroy, yes; Giordano, yes; Lee, absent; Mart, yes; Musnuff, yes; Nowel, yes; Suozzo, yes; Yu, absent;
Epstein, yes; Osborne, yes. Nine yes votes, motion passed.

6. PLANNING BOARD NEW BUSINESS
a. Public Hearing for PB-app 2024-001, 1 Main Street, Block 29.01 Lot 8 & Block 29.02 Lot 4, owners/applicants:
Grastian Rose, LLC.

Motion to open Public Hearing for PBapp2024-001: Giordano Second: Brosnan
Voice vote: Nine yes votes, motion passed.

The Board’s Attorney, Mr. VanHise, confirmed that the publication requirements have been met. All witnesses for the
application were then sworn in: Michael DeTommaso and his son also named Michael DeTommaso(applicants),
Christopher Nusser, applicant’s engineer and planner, John Mannino, applicant’s architect. The Board accepted the
credentials of the applicant’s professionals, and they are permitted to testify as expert witnesses.

The applicant’s attorney, Jacqueline McGowan stated that the applicant is seeking preliminary and final site plan approval
and approval of two variances related to steep slopes and two deviations, one related to the width of four parking spaces
and one related to a tree on the property.

Michael De Tomaso and his son, also named Michael De Tomaso, introduced themselves and expressed their
commitment to the project and the community. Michael De Tomaso addressed misinformation about being from out of
town and emphasized his family’s long-term residency in Hunterdon County and patronage to the businesses in High
Bridge.



The following items were discussed in the engineering testimony given by Mr. Christopher Nusser:

Subject property is 1 Main Street, it is Block 29.01 Lot 8 and Block 29.02 Lot 4 on the tax map. It is a single tract
of land approximately 39,700 square feet in area.

The site as it exists today contains the existing building, the existing travel way going through the site, a large
gravel parking area and the southern portion of the site to the rear some steeper slopes and some trees exist.

The property does not contain any wetlands or flood hazard areas.

There is a driveway to an existing home that has an easement that goes through the municipal right of way.
Access for that driveway will be maintained.

The proposed improvements are a 17,000 square foot three story building. The first floor will be a parking garage,
with the two floors of residential units above it. There will be a total of 25 apartment units, five of which will be
affordable housing units. The parking garage will be at the existing grade.

Part of the redevelopment plan is to make the street that borders the property into a one-way street and provide 10
spaces for public parking. There will also be 40 parking spaces in the parking garage and five additional stalls
designated for the residents of 1 Main St. located in the front of the building.

Individual parking spaces in the parking garage will not be assigned but there will be a gate and parking tags will
be distributed to residents.

The parking garage entrance is a little bit lower in grade, and it ramps up inside until it gets to the first-floor
grade. From a pedestrian standpoint, there will be sidewalks along the southern side of the road. An ADA ramp to
make that an accessible path is being proposed as well.

Entrance to the building would be on Main Street, leaving the building would require the residents to go down
Center Street.

Currently the gravel parking lot is used to redirect tractor trailers that have mistakenly driven down Main Street.
The site plan includes accommodation for this by allocating space for the trucks to turn around should they need
to be redirected. The Board’s professionals requested that the applicant contribute to the restriping of that area to
accommodate what's necessary to get trucks through there. And the applicant has agreed to do that.

From a grading and drainage standpoint, the drainage patterns on the site will be maintained. The roadway will
continue to drain partially towards Main Street and partially towards Center Street. One of the predominant things
on the site is that, probably two thirds of the drainage come to the rear, comes down the steep slopes where it has
no opportunity to infiltrate into the ground. The proposal is to take all the roof water and to redirect it forward of
the building into the front yard. And to put in dry wells to accommodate the increase in volume of runoff in a 25-
year storm event.

Utilities are already onsite.

The proposed lighting is a building mounted light on the north side of the building, one over garage entrance, one
located on the northeast portion of the building, a light over by the trash area. two bollard lights on the entryway.
There is a canopy and there are some downlights in that space as well. There is also an existing light at the end of
Main Street, and then a second one on Center Street.

The landscaping plan includes the planting of a mix of street trees, ornamental trees, shrubs, grasses throughout
the site. There will be foundation plantings along the building, street trees along Center Street, screening around
the rear of the trash enclosure. And because of the topography in the rear there is a four-foot space, and the Board
planner has given some recommendations on plantings, and applicant will comply with her recommendations.
Proposed screening on the backside of these public spaces near lot 7. The plan is to leave paver walkway that
comes through the property alone unless no one is using it and then it will be filled in.

Comments from the Board, Board’s Professionals and Public:
The Board engineer, Bill Burr, inquired about the following:

Asked if circulation on the proposal for Center Street would be room for tractor trailers to get through should they
on rare occasions need to. Mr. Nusser confirmed that they are comfortable and confident that they have enough
clearance space for tractor trailers.

Inquired if there was going to be a gated entrance to the parking garage. Mr. Nusser confirmed that the entrance
will be secured, monitored, and said that the architect’s testimony will speak to the specifics of this question.
Asked if Mr. Nusser could update the board on the status of the EV chargers regarding the meeting with the Fire
Chief. Mr. Nusser gave a summary of the discussion with the fire chief which included: relocating the EV stalls
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near the entrance, placement of Knox boxes and installing removable ventilation panels. Will resubmit plans for
the Fire Chief to review as a condition of approval.

Asked if there would be adequate space provided for a box moving truck and Mr. Nusser testified that adequate
space would be provided.

Asked if adequate space would be provided for a garbage truck to obtain the garbage. Mr. Nusser confirmed that
even in the parking spaces nearby the garbage/recycling enclosure were occupied, there is still adequate space for
a garbage truck.

Asked for and received confirmation that the applicant will provide a drywell package that would connect to the
system on center street extended beyond what the Borough has plans for.

Asked for and received confirmation that new lateral sewer line would be used and not reuse the existing.

Asked if the exterior lighting will be dimmed? Mr. Nusser replied that the lighting will not be dimmable. The
lighting will be low residential lighting, and the lighting will also be lighting the public road.

Asked if there was signage planned for the building? Mr. Nusser stated no signage was being proposed.

The Board Planner, Darlene Green inquired about the following:

Asked if an easement was going to be dedicated and Mr. Nusser confirmed that there would be.

Asked about the slight change in impervious coverage. Mr. Nusser explained that the change is just the air
conditioner unit.

Asked if the applicant will comply with the species changes of planting and landscaping requests, and Mr. Nusser
said the applicant will comply. Will also comply with changing the planting of shrubs to trees and will meet the
ordinance requirements.

Board members inquired about the following:

Would the applicant comply with recommendations from the Environmental Commission regarding plantings.
Mr. Nusser said they will comply.

Was a soil boring perc test done? Not yet, but one will be done.

Will applicant maintain the dry wells? Yes, they will maintain the entire property.

Is a development sign proposed? No sign proposed, but if the Borough wanted a sign they would provide.
Concerns were expressed regarding garbage trucks blocking the road during pick-up, but this is a common
practice and cannot be avoided.

Concerns regarding parking space for move-in and parking spaces are available they would just have to be
reserved. The applicant will also look at making a few spaces oversized to accommodate a moving truck.
Questions regarding what the deed shows regarding the dedicated right of way. Based on research from the
applicant and the Borough, there was no formal dedication done, it is only shown on the tax map. Applicant will
define and formalize the right of way of the easement.

Clarification regarding what parts of the property are considered the front yard in regard to frontage on Main
Street and Center Street, and how would the setback lines be affected. The Board’s attorney explained that the
redevelopment plan determined that Center Street is the front yard, and the Redevelopment plan trumps the
Borough ordinances.

Questions from the public:
Al Schweikert, 90 Mine Road:

Asked if there will be uplighting that could affect the Observatory, Mr. Nusser replied that the lighting is dark sky
compliant.

Asked if the Redevelopment Plan that is focused on this one property is not considered spot zoning. The Board’s
attorney, Mr. VanHise explained that it is spot zoning that is specifically authorized by a statute in the MLUL.
Mr. VanHise stated for the record that there is no issue with spot zoning here because it's in a redevelopment area.
The board is evaluating this application to the requirements that are set forth in the redevelopment plan.

Asked if there were financial incentives offered to the developer and Mr. DeTomaso stated that none was offered.



e Asked how this project would affect sewer capacity and how much sewer capacity is remaining. Mr. Burr
answered that there is sufficient capacity for this project. Mr. VanHise stated that sewer capacity is not within the
jurisdiction of this Board and is considered outside agency approval. So, should this board grant approval, it will
be in the resolution there will be a requirement that they obtain all outside approvals.

James Lucash, 2 Main Street:

e Asked if parking in front of his house will be eliminated? Mr. Nusser explained that currently the property Mr.
Lucash is parking on is private property, but there will be 10 public spaces created for parking.

e Asked if the property line is at the foundation of his home at 2 Main Street? Mr. Nusser stated that it does not.
Asked how much the road will change regarding storm water management. Mr. Nusser replied that the grading of
the road will not change but will curb to contain and direct water.

o How will his house be impacted regarding the new plan for wayward tractor trailers? Mr. Nusser explained that he
worked with the Board/Borough professionals regarding the new traffic pattern, and he acknowledges the
concern.

e Asked if a light study was done and Mr. Nusser confirmed that a light analysis was completed.

e Asked for information regarding procedures if there was to be a fire? Mr. Nusser stated that he cannot speak for
the Fire Department, but the Fire Chief will sign off on the plans.

Christina Whited, 76 Main Street:
e Asked how many trees will be removed from the property and how many will be planted? Mr. Nusser replied that
20 trees will be removed (some are dead) and 55 will be planted as per the requirement.

e Asked if there are any plans for commercial use of the property? Mr. Nusser answered that the redevelopment
plan is simply for residential.

e Asked why core samples were not taken on the site? Mr. Nusser replied that the applicant did do a Phase 1
assessment before purchasing the property and no concerns were raised. Mr. Nusser said that they will do testing
and if contamination is found it will be cleaned up in an appropriate way.

Denise Hickson, 4-6 Main Street:

e Asked if Center Street will be one way? Mr. Nusser replied that it will not be.

e Asked if she will lose 4 parking spaces in front of her building? Mr. Nusser replied that this is a Borough decision
as they can only address the subject property.

Karen Ughetta, 42 Center Street:

e Asked how her property will be impacted by the project? Mr. Nusser replied that the intention is to reset the paver
walkway that is utilized to access her property. The wall that exists would remain and the cedar tree would be
removed, and landscaping would be done in its place. Parking would be changed to 6 angled spots that would be
publicly available. There will also be a retaining wall in the back with landscaping on it.

Mike Gronsky, West Main Street:

o Asked the size of the footprint of the former building as compared to the proposed building. Mr. Nusser stated
that the former building was approximately 3,100 square feet and the proposed is approximately 17,000 square
feet.

e Asked if there is FAR (floor area ration) for this redevelopment site? Mr. Nusser replied that there is not an FAR,
but there is density requirement. He stated that the proposed building is well below the density requirement. The
redevelopment plan allows 34 dwelling units per acre and the proposal is for 27 units per acre.

Jennifer Cusack, Overlook Drive:

e Asked if they have the infrastructure to expand the EV chargers to meet conditions in the future (year 2035). Mr.
Nusser replied that it will depend on operational tenant demand and may need a service upgrade at some point in
the future but are currently meeting the state requirements.

e Asked if they looked at whether trucks can turn from Center Street to MacDonald Street. Mr. Nusser said that a
study was done. Police would guide trucks. The Borough will work on a plan to get trucks back to Washington
Avenue safely. Mr. Burr also stated that the Borough was notified about a month ago that they received the grant
more than $500,000 from NJ, DOT to improve safety at the intersection of Fairview Avenue/Church Street and
the area around the schools.

e Asked if there were any plans to do anything environmentally useful with the roof? Mr. Nusser stated that is a
question for the architect.



Mark Rosinski, Deer Run Drive:

e Asked if the stormwater management is being remediated and if so how. Mr. Nusser replied that they are
remediating by using drywells on the property. The Borough is extending the stormwater system through
grant money. The applicant is paying to extend the pipe connect further. They are mitigating the increase in
stormwater by providing an overflow to the downward storm sewer system.

The following items were discussed in the architectural testimony given by John Mannino :

The applicant is proposing a three-story apartment building and each floor is approximately 17,000 square feet,
lower floor is a. Parking, resident parking, and there are two floors of dwelling units with a total of 25 units, five
of which will be affordable housing.

The only portion of the parking garage that goes slightly below grade is the area of the entry ramp that comes in
off the side street into the parking area. There are 40 parking spaces, eight (not nine) of which will be EV parking
spaces. Six of the EV spaces will be located at the entry and two by the ADA spaces.

Utilities and air conditioning condenser units will be located in lower floor parking area as well.

The two upper floors will contain the dwelling units. There will be a variation of two bedrooms, three bedrooms
and one-bedroom units throughout each floor. The applicant is considering some community type space.
Approximate units’ sizes will be: one-bedroom +/- 800 square feet, two-bedroom +/-1100 square feet, three-
bedroom +/-1500 square feet.

Each unit will have laundry and individual HVAC systems. Every dwelling unit is designed to be adaptable for
ADA accessibility. There will be an elevator.

The building will have a fire suppression system with a sprinkler system.

All units will be identical regardless of if they are affordable housing units or not.

There will be 4 one-bedroom units, 20 two-bedroom units, and 1 three-bedroom unit with no bedroom less than
120 square feet and up to 150 square feet.

Exhibit A-3 is a 3-D rendering of the main facade of the building dated August 19, 2024.

The building will have horizontal siding with a stone veneer, using soft neutral colors, a tower element to act as
an anchor on Main Street.

The height of the building will be 41°9” to the midway of the roof slope, 54°9” to the top of the cupola from the
average calculated grade.

There will be trim around the windows without shutters like some buildings on Main Street.

There will be large operable windows with a railway attached to give a sense of a “Juliet Balcony”.

Exhibit A-4 is a color rendering photo simulation from the Main Street intersection to the site. This is a real photo
with a rendering of the proposed building.

This exhibit shows an architectural element with a circular window and shows the possibility of incorporating the
large wood doors that will be maintained from the Casa Maya property.

Exhibit A-5 is a color rendering 3D from Center Street with existing properties removed to see the proposed
building.

The entrance to the garage is on this side of the building. The garage slopes up and is relatively level all
throughout. They will try to pick up some of the features from the town and the old Casa maya building with
metal brackets as roof accents.

Comments from the Board engineer’s letter dated 8/2/24 were addressed below:

Page 3 #3- parking spaces will be 9” X 20” for most and others will be 8” with van access. There will be
controlled access, most likely with a slotted door or barrier arm.

Page 3 #6 touching on the Fire Chief’s comments: fully sprinklered building, parking garage made from concrete
and steel with a 3-hour fire rating to the residents above and a 1 hour between units and common areas. Plan to
locate the EV spaces towards the entrance of the garage for their ease of access and should our engineering permit
the increasing of the density of the sprinklers potentially directly over the EV parking spaces and trying to
compartmentalize them. Applicants will also consider 4-hour protection and a higher height at the garage entrance
for better EV reparation.



e Page 4 #13- The dumpster enclosure will contain both trash and recycling and residents will take trash to the
dumpster.
e Page 4 #14- the concrete pad on the west side of the building is an egress stair.
Comments from the Board Planner’s letter dated 8/12/24:
e Page 7 #9- all the units are being built to be adaptable, at least one of the units will be built to be accessible, so it
will have no cabinet under the sink, and have grab bars in the bathrooms, etc.
e Page 9 #16- there is a small discrepancy on the average grade elevation. The discrepancy is just under an inch
difference, will coordinate that and make that adjustment on that drawing.
Page 10 #18- similar to the height structure on the average grade.
Page 11 #22- removed “X” and now identified as specific units.
Page 11 #25- all bedrooms will be between 120-150 square feet with no dimension less than 10’ in any direction.
Page 11 #31-height of exposed stone veneer on the southside wall from the retaining wall will be just under 11
feet. There are some trees there that will be changed to 6 feet high.
e Page 13 #33- The one-inch discrepancy in the average grade height will be corrected.

Public Hearing will be carried to the September 16, 2024, meeting.

b. Review of Ordinance 2024-034: Ordinance Amending The 100 West Main Street Redevelopment Plan for Master Plan
Consistency.
Darlene Green gave a brief overview of Ordinance 2024-034.
A discussion with the Board ensued which included the following items:
e Change in commercial requirement.
Reasoning for initial redevelopment plan for having no residential on the first floor.
Conditions of the property leading to the need for Area of Redevelopment designation.
Environmental impacts of the property.
Density of 98 units proposed in the plan.
The plan would allow buildings to be 4 stories and how would this impact height restriction.

Motion to accept Ordinance #2024-034 as being consistent with the Master Plan with exception of the identified
inconsistencies with the Density in regards to the 2018 Housing Plan Element and the C-1 determination in reference to
the 2013 Land use Plan Element future development map where a mixture of different uses would be permitted with a
commercial focus.

Motion/Second: Epstein/Brosnan
Brosnan, yes; Conroy, yes; Giordano, yes; Lee, absent; Mart, yes; Musnuff, yes; Nowell,
yes; Suozzo, yes; Yu, absent; Epstein, yes; Osborne, recuse. Eight yes votes, motion passed.

7. 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.

e Al Schweikert, 90 Mine Road opined about reasons for proposed less density since the property backs up to Ridge
Road and Beaver Street. He stated that contamination in the ground is trichloroethylene, which is a degreasing
agent, and thinks it is almost completely gone and the soil is not very contaminated.

e Jennifer Cusack, Overlook Drive spoke about how residences at 100 West main street would not be within
walking distance to many establishments and would require residents to drive.

8. ADJOURNMENT: Motion to adjourn: Suozzo Second: Conroy Voice vote: 9 yes votes, motion passed.
Next Meeting Date: September16, 2024
Meeting Location: : Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829
Meeting Time: 7:30 P.M.
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