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MINUTES OF 
PLANNING BOARD/BOARD OF ADJUSTMENT 

OF HIGH BRIDGE BOROUGH 
 

Meeting Date: September 16, 2024   -   Meeting Time: 7:30 P.M. 
Meeting Location: 95 West Main Street, High bridge, NJ 08829 
 

5. CALL TO ORDER:  
    This is a regular meeting of the Planning/Zoning Board of the Borough of High Bridge.  
    Adequate notice of this meeting has been given in accordance with the Open Public Meetings Act in  
    that a Notice was published in the Hunterdon Review on December 27, 2023, and The Hunterdon  
    Democrat on December 28, 2023.  Notice of and agenda for this meeting were posted on the bulletin      
    board in the Borough Hall. 
 
2. FLAG SALUTE:  Led by presiding officer. 
       
3. ROLL CALL: 
 Brosnan, present; Conroy, present; Giordano, present; Lee, present; Mart, absent; Musnuff, present; Nowell, present;          
 Suozzo, present; Yu, present; Osborne, present. Also present were Board Attorney Kevin Vanhise, 
 Board Engineer William Burr, Board Planner Darlene Green, Board Secretary Barbara Kinsky and 17 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. OLD BUSINESS: CONTINUATION OF 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. 
Mr. Gruenberg will be the attorney for the applicant for this portion of the public hearing. The applicant’s 
architect, Mr. Manino, gave a summary of the testimony he gave at the last meeting.  
 
Comments from the Board, Board’s Professionals and Public: 
 
Board Members asked about the following: 

 How will lighting and headlights of cars leaving the parking garage affect the residents in the neighboring 
buildings. Mr. Manio stated that there is only one light proposed, and he is not sure if more shrubbery can be 
added as that is not the applicants’ property.  

 If issues came up after construction would alterations be able to be made. Mr. Manino replied that architecturally, 
they hold pretty much to what is being shown on the plans. Mr. Gruenberg explained that they are seeking 
preliminary and final site plan approval but if trees would be needed to shield lighting that could be made part of 
the condition of approval.  

 What access will there be to open the garage gate into the parking garage?  Mr. Manino answered that the parking 
garage will be private access, and each dwelling unit will have one control and secure access to open the garage.  

 Will public parking be allocated? Mr. Manino stated that there will be 10 public parking spaces in front of 
the building which are all accessed through the right of way/easement. 

 Are they proposing to fill in the area where the parking level slopes down to make it level? Mr. Manino 
explained that the parking garage entrance will slope down 6 feet below grade. 
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 For what would the common spaces inside be utilized? Mr. Manino replied that they will be earmarked 

for engineering and utility space.  Leftover space could be used for a small lounge space or a fitness 
center. 

 What will the units look like and what amenities will be available in each unit? Mr. Manino gave an 
overview of the proposed units. No bedroom will have a dimension that will be less than 10 feet in any  
direction. The smallest bedroom proposed is 120 square feet in size, while others proposed are about 150 
to 155 square feet. Every unit has a full-service kitchen, its own laundry facility, its own water heater, and 
HVAC unit. The ceiling height will be approximately nine feet in height. Currently heating and cooling 
has been discussed as utilizing electric, but it depends on service capabilities.  

 
The Board engineer, Bill Burr, inquired about the following: 

 Asked to confirm that no roof mounted equipment was being proposed and this was confirmed.  
 Asked if interior or exterior roof drains were being utilized. Mr. Manino explained that the drains will be 

interior along the back side of the building, to get all the water towards the front of the building and then will 
go underground. 

 Mr. Burr asked to confirm that refuse and recycling will be disposed of in a dumpster on a weekly basis and 
not through internal chutes.  Mr. Manino confirmed this.  

 Will there be any maintenance staff, personnel, or office staff onsite? Mr. Manino believes there will be some 
management personnel. 

 Will there be any building mounted lights? Mr. Manino replied that there will be a small double headlight as 
required for egress purposes.  

 Is the siding or foundation going to be extended so that no cars will be visible from visible from the Main 
Street side? Mr. Manino explained there will be open grills for ventilation along the back of the property and 
the railroad, but it will not be an open façade.  

 Mr. Burr also stated that because of this application it would be prudent to look at traffic flow from Main 
Street to the south from Bridge St. to make sure functionally it will work.  

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

 Asked for clarification of the type of residential units that will be in the proposed building. Mr. Manino 
stated that the plans are for 1, 3-bedroom unit, 20, 2-bedroom units and 4, 1-bedroom units.  

 What WIFI service will be going into the proposed building? Mr. Manino stated that the provider would 
be up to the applicant, but this would be managed internally with a main service.  

Tom Wescoe, 27 Church Street: 
 Inquired about the storage available within the units and outside the units. Mr. Manino explained that 

each unit will have at least one walk-in closet and an ancillary closet. He also said that there has been 
discussion regarding community space for storage for bikes etc. There is also the possibility of storing 
bikes in the parking garage.  

Jennifer Cusack, Overlook Drive:   
 Asked if the roof could be utilized for solar. Mr. Manino stated that the roof structure was designed so 

that it would be able to accommodate root-mounted solar panels in the future.  
 
The following items were discussed in the planning testimony given by Mr. Christopher Nusser: 

 There are two deviations from the Redevelopment Plan.  
 The first deviation is that the parallel parking spaces are eight feet wide and not delineated with hairpin 

striping. The ordinance calls for stalls that are nine feet wide.  The reason for using eight feet wide stalls 
is the fact that parallel stalls are eight feet wide as you do not have to open your car door with a car 
directly next to you. Mr. Nusser also explained that the existing stalls on Main Street are eight feet wide. 
He also was uncertain as to how to put hairpin striping and noted that the existing parking spots on Main 
Street do not have them. Mr. Nusser said that there are no negative impacts from the parallel parking 
stalls being slightly narrower and not having hairpin striping.  
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 The second deviation is that there is a cedar tree that is located withing ten feet of the northern property 

line that is proposed to be removed. The tree will be replaced with a planter buffer which Mr. Nusser 
stated will be more adequate in blocking headlights. The applicant will also accept recommendations 
from the Environmental Commission. 

 There are also two variances proposed. Both pertain to sleep slopes, the first is because more than 15% 
of the area will be disturbed and the second is because slopes greater than 25% cannot be disturbed as 
per Borough ordinance as slopes in excess to 25% will be disturbed. 

 Mr. Nusser discussed the positive and negative criteria. Purposes (a), (g) and (h) of the MLUL were 
sited for allowing valuable public benefits and support of the Master Plan. Mr. Nusser also testified that 
there will be no negative impact or detriment. 

 
Questions from the Board, Board’s Professionals: 
 
Board Members asked about the following: 

 Is it possible to enlarge the spaces to accommodate people moving in and out of the building? Mr. 
Nusser replied that one of the parallel stalls could be extended to accommodate this.  

 How will garbage and refuse be collected as to not block traffic? Mr. Nusser explained that due to the 
conditions this may not be able to be avoided.  

 Will overnight parking be permitted in the public parking spaces? Mr. Nusser explained that this would 
be determined by the Borough’s ordinances.  

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

 Asked for an explanation of the number of guest parking spaces provided. Mr. Nusser went over the 
numbers and Mr. Schweikert disagreed with the calculations.  

 Inquired about the distance to the river because of the repair buffer and Mr. Nusser replied that he thinks 
the river is approximately .25 miles away and that they are nowhere near the repair buffer.  

Jody Huxter, 50 Center Street,  
 Asked if the easement on his property will remain in effect and if emergency vehicles will still have 

access. Mr. Nusser replied that it will and that it will and that the road width will also be extended 
slightly.  

 Asked if the applicant was seeking a variance to disturb the steep slope to accommodate the building 
and parking? Mr. Nusser confirmed that they are seeking a steep slope variance.  

 How many trees and of what diameter are planned to be removed? Mr. Nusser replied that a total of 
twenty trees will be removed from the site. Sixteen are six inches and larger and one is forty inches.  

James Lucash, 2 Main Street: 
 Asked if the easement roadway will be widened at all to accommodate the parking spots. Mr. Nusser 

replied that there would be no significant change. Mr. Nusser did confirm that the proposed building will 
be a little farther set back on the property than the previous building was.  

 Asked if the width would also accommodate the truck route and Mr. Nusser replied that it does 
accommodate the truck swing off Main Street.  

Karen Ughetta, 42 Center Street: 
 Will there be a privacy fence put in place to block parking from her residence? Mr. Nusser replied that 

one is not planned but the applicant is willing to do this and will make sure to comply with the Borough 
ordinances.  

  
  
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 Asked the approximate duration of time for construction and how road access/closures will be dealt 

with. Mr. Nusser was not sure of the duration but said that the intention is to keep the road open with the 
caveat being it may need to close for repaving.  

 
Public Comments from the Public: 
James Lucash, 2 Main Street thanked the Board for their time and expressed concerns regarding: 

 the size of the proposed building 
 the ability for tractor trailers to turn around should they need to 
 the ability for fire trucks to get to the proposed building should they need to 

 
 
The following are conditionals of approval agreed up by the applicant: 

 Will agree to environmental concerns/conditions 
 Will agree to fire department conditions 
 Will provide an easement to the residents to the rear of the property to be able to continue to use 

his driveway 
 Will make monetary contribution to road striping for the trucks at the end of Center St.  
 Will extend underground storm sewer at Center St.  
 Will plant Virginia Creeper, or another type of vine at the top of the wall at the rear slope 
 Will reset the pavers so that lot 7 will have access to the public parking 
 Will grant a public easement for the use of the roadway in front of the building.  
 Will comply with Borough ordinances with respect to signage 
 Will extend one parking space to accommodate moving in vehicles 
 Will comply with sewer capacity 
 Will alter the road to be one way within the bounds of the property 
 Will provide additional landscaping at the entrance driveway or garage entrance on the east side 

of the property for the adjacent apartment building, subject to the Board professionals’ approval. 
 Will do soil testing and provide a stormwater operation and maintenance manual. 
 Will make sure that all lighting is dark sky compliant and down shielded, and make sure there 

are no rear exterior lights on the building.  
 Will have a retaining wall designed by a professional engineer and will submit to the Borough at 

the time of construction permit submission.  
 Will construct a fence on the northern property line to block headlight disturbance form the on-

street parking.  
 Will delineate prior to construction, where the clearing limits for trees will be. 
 Will examine a curb cut to prove Mr. Lucash potential access.  
 Will provide signage for the five exterior parking spaces that are reserved for the residents of the 

building.  
 
 Motion to close Public Hearing for PB-app2024-001: Lee   Second: Brosnan 
 Voice vote: Nine yes votes, motion passed.  
 
Motion to approve PB-app2024-001 with the aforementioned conditions of approval: Lee  Second: Giordano 
 
Brosnan: Yes, any issues he has are minor and the testimony gave him confidence that it is a positive building 
that looks like it fits. 
 
Conroy: Yes, they have answered and met all the requirements and are willing to work with the Borough.  
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Giordano: Yes, they have answered questions and met requirements, and long-term hope is that if there is any 
problem in the back of the property down the line it would be addressed.  
 
Lee: Yes, testimony from them and concerns from the residents have been met and will be a nice visual at the end 
of Main Street.  
 
Musnuff: Yes, the plan complies with the zoning code and redevelopment plan, feels the applicant has tried to 
accommodate abutting residents and  gone above and beyond with respect to the truck issue. 
 
Nowell: Yes, developers have been great to work with, have made accommodations with what was asked for, 
feels building will be an asset and will provide much needed affordable housing. 
 
Osborne: Yes, all initial concerns were addressed by the applicant. 
 
Suozzo: Yes, agrees with what was said by other Board members and appreciates the applicant’s willingness to 
work with the concerns that were raised, the case was made for granting of the variances and it seems to improve 
the situation. 
 
Yu: Yes, applicant has made a lot of accommodations and have been willing to work with the town.  
 
Nine yes votes, Motion passed. 
 
 
6. PUBLIC COMMENTS: It is the policy of the Planning Board that all public comments on an issue  
     shall be limited to 1 minute per person and no person may make more than one (1) comment per   
     subject.  Comments may be made on any subject pertaining to Board issues. Comments pertaining  
     to Public Hearings should be saved for that section of the agenda.  No debating between residents.   
     Comments should be addressed to the Chairman and Board members at the public microphone. NONE. 
 
7.  ADJOURNMENT:  Motion to adjourn:  Lee Second: Conroy Voice vote: Nine yes votes, motion passed.  
     Next Meeting Date: October 21, 2024 
     Meeting Location:  Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829 
     Meeting Time: 7:30 P.M.  
 


