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

Meeting Date: January 6, 2025 - Meeting Time: 7:30 P.M.
Meeting Location: 95 West Main Street, High Bridge, NJ 08829

1. 2025 BOARD MEMBERS AND OATHS OF OFFICE (bolded are appointed this year)
a. Michele Lee-Mayor- Class I - term expiring 12/31/2026
b. Coleen Conroy-Class III — term expiring 12/31/2025
c. Alan Mart- Class II - Environmental Commission Liaison-term expiring 12/31/2025
d. Joseph Brosnan -Class IV-term expiring 12/31/2027
e. Benjamin Yu-Class [V-term expiring 12/31/2025
f. Maurice Koffman- Class IV -term expiring 12/31/2025
g. Joseph Suozzo - Class- IV - term expiring 12/31/2028
h. John Musnuff — Class IV — term expiring 12/31/2027
i. Leah Epstein- Class IV- term expiring 12/31/2028
j. Alternate #1- Robert Ryder -term expiring 12/31/2026
k.Alternate # 2-Tom Osborne -term expiring 12/31/2025
L. Alternate #3- Amanda Regan-term expiring 12/31/2027
m. Alternate # 4-Sean Smith-term expiring 12/31/2025

At this point all reappointed and new members will read the Oath of Office.

Coleen Conroy, Maurice Koffman, Robert Ryder and Amanda Regan took their oaths of office. (Joseph
Suozzo, and Leah Epstein were absent.

2. CALL TO ORDER:

This is a reorganizational 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 Democrat on December 19, 2024, and the Hunterdon

Review on December 25, 2024. Notice of and agenda for this meeting were posted on the bulletin
board in the Borough Hall.

3. FLAG SALUTE: Led by presiding officer, Barbara Kinsky

4. ROLL CALL:

Brosnan, present; Conroy, present; Epstein, absent; Lee, present; Koffman, present; Mart, present;
Musnuff, absent; Suozzo, absent; Yu, present.

Also present were Board Alternates Robert Ryder, Tom Osborne, Amanda Regan and Planning Board
Secretary, Barbara Kinsky.

5. NOMINATIONS AND ELECTIONS:

a. Election of Chairperson

Motion to nominate John Musnuff as Board Chair and approve Resolution PB01-2025:
Motion/Second: Lee/Mart

Brosnan, yes, Conroy,yes; Epstein, absent; Lee, yes; Koffman, yes; Mart, yes; Musnuff, yes;
Suozzo, absent; Yu, yes; Ryder, yes; Regan, yes.  Nine yes votes, motion passed.

Mayor Lee is now presiding.



b. Election of Vice-chairperson
Motion to nominate Joseph Suozzo as Vice-chair and approve Resolution PB02-2025:
Motion/Second: Lee/Mart
Brosnan, yes, Conroy,yes; Epstein, absent; Lee, yes; Koffman, yes; Mart, yes; Musnuff, yes;
Suozzo, absent; Yu, yes; Ryder, yes; Regan, yes.  Nine yes votes, motion passed.

6. CONSENT AGENDA:
a. Resolution PB03-2025- Selection of contract professionals
- Attorney, Mason, Griffin & Pierson, Kevin VanHise
- Planner, Colliers Engineering & Design, Darlene Green
- Engineer, Colliers Engineering & Design, William Burr
- Princeton Hydro
d. Resolution PB04-2025: Selection of newspaper(s) for publications of legal notice-.
The Hunterdon Democrat, The Hunterdon Review and the Star Ledger be designated as the
official newspapers.
e. Resolution PB05-2025: Selection of Board Secretary and Deputy Board Secretary
- Board Secretary, Barbara Kinsky
- Deputy Board Secretary, Adam Young
f. Resolution PB06-2025: Meeting dates for 2025
g. Resolution PB07-2025: Establishing Completeness review for applications be determined by
the Board’s engineer.

Motion to adopt Resolutions PB03-2025 through PB07-2025: Motion/Second: Mart/Brosnan
Brosnan, yes, Conroy,yes; Epstein, absent; Lee, yes; Koffman, yes; Mart, yes; Musnuff, yes;
Suozzo, absent; Yu, yes; Ryder, yes; Regan, yes.  Nine 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 one (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

8. ADJOURNMENT: Motion to adjourn: Koffman Second: Yu Voice vote: Nine yes votes, motion
passed.

Next Meeting Date: January 27, 2025
Meeting Location: : Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829
Meeting Time: 7:30 P.M.



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

Meeting Date: December 16, 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, absent; Conroy, present; Giordano, absent; Lee, present; Mart, present; Musnuff, present;
Nowell, present; Suozzo, present; Yu, present; Osborne, present.

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: August 19,2024, September 16,2024 and December 9, 2024.
Motion to dispense with the reading of the prior meetings’ minutes:
Motion/ Second: Lee/Mart Voice vote: Eight yes votes, motion passes.

Motion to approve August 19,2024, September 16, 2024, and December 9, 2024 .meetings’minutes.

Motion/Second: Lee/Mart

Brosnan, absent; Conroy, yes; Giordano, absent; Lee, yes; Mart, yes; Musnuff, yes; Nowell, yes; Suozzo, yes; Yu, yes;
Osborne, yes. Eight yes votes, Motion passed.

6.

a. Resolution PB-11-2024: Motion to adopt 2024 Reorganizational Meeting Date of January 6, 2025 Motion to adopt
Resolution PB-11-2024: Suozzo Second: Lee  Voice vote: Eight yes votes, motion passed.

b. Resolution PB-12-2024: Motion to adopt Meeting Dates for the 2025 year and for the 2026 Reorganizational meeting
date. Motion to adopt Resolution PB-12-2024: Mart Second: Lee ~ Voice vote: Eight yes votes, motion passed.

Board of Adjustment Meeting Begins at this time. -

7. NEW BUSINESS: Public hearing for PB-app-2024-003, 7 Maryland Avenue, Block 38 Lot 1, owners/applicant: High
Bridge Fire Department.

Motion to open Public Hearing for PBapp2024-003: Suozzo Second: Mart
Voice vote: Five yes votes, motion passed.

Board Attorney Vanhise confirmed that the notice of publication requirements for this application have complied with,
and the Board does have jurisdiction.
Mr. Guy Wilson, the attorney for the applicant, called Sean Smith to testify and Mr.VanHise swore him in.
Mr. Smith gave the following testimony:
¢ The building, located at 7 Maryland Avenue, will be 60 feet by 26 feet with a height of 14 feet and 4 inches.
e [t will include 13 parking spaces that will be 9 feet in width, and motion sensor lights, and will be constructed
without impacting the current parking or tree areas.



Parking will be restructured around the new building. The flow of traffic will be one way entering from Tisco
Avenue and exiting onto Washington Avenue. This will be designated with signage, showing the one way as
well as “Do Not Enter” signage.

The receptacles that are currently located on the lot will be removed. Trash receptacles will be located inside the
new building.

The building will be used for the storage of fire equipment, a closet space for uniforms, gear, emergency medical
equipment and fire prevention material.

The building will have electric service for lighting/receptacles and natural gas service for heating.

The asphalt will be removed and replaced with four inches of concrete, so no vegetation from the hillside is going
to be disturbed.

The loading and unloading area will be marked with yellow lines in the front of the building by the bay doors.
Due to the odd shape of the property, it is not possible to have a loading area on the side or in the rear of the
building. There is also no rear door to the building.

The building is large enough to store any of the fire trucks, but the main purpose of the building is the utility
truck, which is a pickup truck, a boat, and all the turnout gear and firefighting equipment.

The lighting fixtures will be at 12 feet and placed underneath the overhang. The timing of the lights would be
sunset to 10pm which can be overridden in case of an emergency or if there is a late event to illuminate the
parking lot.

Traditional wall packs would be replaced by two lights that would be fixated on the side of the building, they
would be fixated on the rear and the front of the building. All lighting would be angled downward.

Comments/questions from Board and Professionals:

Are there plans for the new building to have security cameras- Mr. Smith replied that currently there are cameras
on the existing firehouse that do encompass the parking lot. If needed the possibility of installing cameras on the
side or rear of the building would be investigated.

What is the number of parking spaces that will be present? Mr. Smith explained that to eliminate pinch point areas
the parking spaces would be a total of 13 spaces.

Asked if the building is a light steel construction and Mr. Smith confirmed that it would be and it is pre-
engineered.

Board Engineer Bill Burr asked where the existing shed and dumpster will be located. Mr. Smith replied that the
shed will be removed and disposed of, and the dumpster will be located to the rear of the building at 7 Maryland
Avenue.

Mr. Burr also inquired where all the equipment was stored without this building. Mr. Smith replied that the pickup
truck has been stored outside in the parking lot, some equipment is stored at the Department of Public Works and
the rest is stored in the lower base of the existing firehouse.

Mr. Burr asked Mr. Smith to describe the aesthetics of the proposed building. Mr. Smith explained that the
building would be red with green trims, and he showed a sample picture that was a close rendition. Mr. Smith
explained that the siding panels are 8-guage frontier panel. The roofing would be 27 gauge, 24-inch standard
trusses, four inch on center, four and a half pitch. The openings would be a 12 by 12 commercial door, which
would be the bay door, and an entry door, which would be a three-foot by six foot eight, six panel, pre-hung
standard door, and then eight windows which would be single hung.

Mr. Burr asked if the utility pole will be impacted at all and Mr. confirmed that no utilities will touched.

Mr. Burr also confirmed that there would be no ground disturbance on the embankment up to Tisco Avenue. Mr.
Smith confirmed that no ground disturbance was planned. Mr. Burr also inquired about the changes to
Washington Avenue frontage. Mr. Smith replied that the frontage will remain as it currently is.

Mr. Burr asked if the new parking plan will increase or decrease parking spaces. Mr. Smith replied that the
parking will increase by 2 spaces from 10/11 spaces to 12/13 spaces. Mr. Burr asked if the application is
approved, he would like to work with the fire department in laying out the striping for the spaces.

The Board Planner representative, Austin Beijin confirmed the variances that are needed: a variance will be
needed for the location of the loading space as it will be located at the front of the property and a variance needed
for minimum floor area as the garage square footage is under the requirement.

Mr. Musnuff asked that, since there is not a survey how can it be certain that the front yard setback lines are being
adhered to. Board Attorney Vanhise stated that he could craft the resolution with a specific description of what
would be approved by the Board. Mr. Musnuff was satisfied by this.

Mr. Musnuff inquired if there were any water runoff issues anticipated. Mr. Burr said that the way the water will
run off is not being altered, no issues were anticipated.



e  Mr. Suozzo asked that the applicant address the “C” variance proof needed. Mr. Smith explained that this will
increase the efficiency of the fire department as it will provide easier access to gear and equipment, It will also
provide shelter for the equipment and will safeguard the equipment. One of the benefits to the Borough is that it is
not costing the town any money as the fire department is able to pay for the building from a donation from a
resident that passed away.

Comments from the Public:
e Joe Trilone, 98 Washington Avenue- supports this endeavor and thinks this will save a lot of money. He is the
retired OEM director and thinks this is a great idea for them to have a place to store the expensive equipment and
thinks it's a good thing for the town.

Motion to close Public Hearing for PBapp2024-003: Suozzo Second: Mart
Voice vote: Five yes votes, motion passed.

Motion to approve PBapp-2024-003: Suozzo Second: Mart with the following conditions:
¢ Engineers will help with the striping for parking
¢  Will have proper signage for the parking lot
o The lights will be on motion sensor after 10 PM

Conroy- yes, with the conditions good to save taxpayer money, they have done their due diligence to make sure that all of
the conditions are taken care of, making sure the lighting is esthetically pleasing to the neighborhood. I think it's a great
addition to the borough.

Mart- yes, with the testimony and the conditions set forth, I think it's an improvement to what's already there. It does not
change the basic footprint of the site or the current trees that are there. I do think it's an improvement that is a benefit to
the town.

Musnuff- yes, his application is for the publié good, and the plan is thoughtful, well-conceived and there really aren't
changing FAR(floor area ratio). This is a great positive for the town. It's also very nice that this building is being erected
at no cost to the Borough.

Suozzo- yes, for all the reasons that members have already said. Clearly the applicant met their burden demonstrating the
need for the variances and the positive impact that it will have. And I appreciate the testimony of the chief.

Yu-yes, an only think of positive outcomes for the town and its residents.
Osborne- yes, thinks it'll be a useful facility for the fire department and the town.

Six yes votes, motion passed.

8. PUBLIC COMMENTS: It is the policy of the Planning Board that all public comments on an issue
shall be limited to 1 minute per person and no person may make more than one (1) comment per
subject. Comments may be made on any subject pertaining to Board issues. Comments pertaining
to Public Hearings should be saved for that section of the agenda. No debating between residents.
Comments should be addressed to the Chairman and Board members at the public microphone.

Michele Lee, 22 West Main Street- congratulated the fire department for all the hard work putting this project together.
Agrees with the Board and feels they made a great decision. Also thanked Collier’s engineering, who donated in kind their
services to help reduce the cost of this construction, this building, further saving taxpayer dollars, which is the goal from
the very start.

9. ADJOURNMENT: Motion to adjourn: Suozzo Second: Mart Voice vote: % yes votes, motion passed.
Next Meeting Date: January 6, 2025
Meeting Location: Rescue Squad Building, 95 West Main Street, High Bridge, NJ 08829
Meeting Time: 7:30 P.M.



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

RESOLUTION NO. PB-08-2025

RESOLUTION OF THE BOROUGH OF HIGH BRIDGE PLANNING
BOARD / ZONING BOARD OF ADJUSTMENT GRANTING BULK
VARIANCES AND SITE PLAN WAIVER FOR A NEW FIRE
DEPARTMENT STORAGE BUILDING ON PROPERTY LOCATED AT
THE CORNER OF WASHINGTON AVENUE AND TISCO AVENUE
(BLOCK 38, LOT 1)

APPLICATION NO. PB-app-2024-003

WHEREAS, SEAN R. SMITH, CHIEF for the HIGH BRIDGE FIRE DEPARTMENT,
INC. (the “Applicant” or “Department™) has applied to the Borough of High Bridge Planning
Board / Zoning Board of Adjustment (the “Board”) for bulk variances and a waiver of formal site
plan review in order to construct a new storage building, as more specifically described below, on
property designated as Lot 1 in Block 38 on the Borough of High Bridge Tax Map, located at the
corner of Washington Avenue and Tisco Avenue (the “property” or “subject property”), within the
ROM Research / Office / Manufacturing (“ROM?”) zoning district; and

WHEREAS, the Applicant was represented by Guy R. Wilson, Esquire; and

WHEREAS, the Board entertained jurisdiction over the application pursuant to its
authority under the Municipal Land Use Law, N.J.S.A. 40:55D-1, ef seq. (the “MLUL”) and the
Borough’s Land Use and Development Ordinance, Chapter 145 of the Borough of High Bridge
Code (the “LUDO”); and

WHEREAS, the Board held a public hearing on this application during its December 16,
2024 regular meeting; and

WHEREAS, Board Members Mayor, M. Lee, and Councilman, C. Nowell, were recused
from the hearing and did not participate in the Board’s consideration of or vote on this application;
and

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

questions from interested parties and the public; and



Borough of High Bridge Planning Board
Resolution No. PB-08-2025

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.

2.

Site and Neighborhood Information.

The subject property is a long, narrow, irregularly shaped lot located between

Washington Avenue and Tisco Avenue.

. The property is 2.314+ acres in size, and is improved with a parking lot, storage

shed and clothing donation bin located in the southwest corner of the site. The

parking lot also contains a trailer, equipment and a trash dumpster.

c. The remainder of the property is wooded.

. The property is surrounded by a variety of uses, including a manufacturing use to

the north and west, residential uses to the east and southwest, and the High Bridge

Fire Department Firehouse to the south.

. The property is owned by Applicant and is used as an overflow parking lot for the

Firehouse.
It is noted that the nearest residential neighbor is located approximately 125°+
away.

Overview of Proposed Development. Applicant proposes to construct a 24’W x

60°L x 14°4”H pole barn on the subject property. The building will be used for the purpose of

housing firefighting equipment for the Department.

a. The building will be a traditional pole barn, with wood framing and trusses, metal

siding and a metal roof. The building will have a concrete floor.

. Access to the building will be provided by a 12°W x 12°H overhead garage door,

and a pedestrian entry door located at the front (southern) side of the building. Four
3’W x 4’H windows will be located on each side of the building.

. The building will be beige in color, with white windows and doors, and red trim

with red cupola atop.

. With the additional storage and maintenance space provided by the new building,

Applicant testified that the need for a new firehouse will be greatly reduced.
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

3.

i. Applicant testified that as firetrucks have become larger and more equipped,
space within the existing Firehouse has become cramped, forcing the
Department to spread out its gear and equipment in various places within
the Station and even off-site at the Public Works facility.

ii. The new building will allow Applicant to consolidate its gear and equipment
back (essentially) on-site and allow for a more efficient arrangement at the
Firehouse.

iii. The need for the building is not for new apparatus, but rather to house
existing equipment and facilitate greater efficiency in Applicant’s
operations.

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

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

a.

4,

Survey entitled “Location Survey, For High Bridge Fire Department,” consisting
of 1 sheet, prepared by Ronald L. Haffling & Assoc., Inc. (Ronald L. Haffling, PLS,
PP, NJ Lic. No. 23841), dated December 18, 1999.

Portion of 1999 site survey with hand drawn modifications and highlights,
depicting proposed building and dimensions.

Architectural renderings, floor plan, construction details, details, and cost estimate,
consisting of 7 sheets, prepared by Pioneer Pole Buildings, Inc., dated June 19,
2024.

Series of 8 color photographs of subject property taken by Applicant (submitted
November 4, 2024).

Power Point Presentation consisting of 15 slides, prepared by Applicant, with
project description, site photographs, portion of modified survey, and renderings of
proposed improvements (submitted on December 3, 2024).

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

submitted by Applicant as part of its application:

a.

Completed Board application form.

b. Email dated May 8, 2024 from Dennis Contois, Supervising Engineer from NJDEP,

Division of Land Resource Protection, confirming that under the Flood Hazard
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

5.

Area Regulations, N.J.A.C. 7:13, the requirements for disturbance within a 300

riparian zone is only applicable if vegetation is proposed to be disturbed (N.J.A.C.
7:13-11.2).

c. Highlands Exemption application, dated August 18, 2024.

Highlands Exemption application, dated September 20, 2024, with handwritten
notes and highlights on the 1999 survey. [Application approved on September 23,
2024].

IRS Form 1023, dated August 17, 2018, confirming IRS determination of
Applicant’s exemption from federal income tax.

Borough of High Bridge Driveway Permit Application, dated March 21, 2004 and
approved on April 7, 2004.

Letter entitled “Variance Request Block 38, Lot 1” prepared by Applicant, dated
August 19, 2024, consisting of 1 page.

Letter entitled “In the Matter of Variance Application of High Bridge Fire
Department”, prepared by Donald F. Cox, Jr., of Forster & Arbore, dated January
26, 2004, consisting of 2 pages.

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

received and considered the following staff and consultant reports:

6.

witnesses:

a.

oo o op

Planning report dated October 10, 2024, from Darlene A. Green, PP/AICP of
Colliers Engineering & Design, Inc. (“Colliers™), Board Planner.

Supplemental planning report dated December 12, 2024, from Darlene A. Green,
PP/AICP of Colliers, Board Planner.

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

Sean Smith, Chief, High Bridge Fire Department, Applicant.
Joseph J. Trilone, 98 Washington Avenue, Resident.
William H. Burr, IV, PE of Colliers, Board Engineer.
Austin Bejin, PP of Colliers, Board Associate Planner.

Exhibits. The following exhibit(s) were admitted into evidence during the hearing:
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

e Exhibit A-1: Manufacturers information and specifications for RAB Lighting
Slim 37W/57W/62W Wallpack lighting fixtures.
e Exhibit A-2: Manufacturers information and specifications for RAB Lighting
WP123FA Field Adjustable Wallpack lighting fixtures.
e FExhibit A-3: Pioneer Pole Buildings, Inc. (“PPB”) Pole Barn Brochure.
8. Building(s) and Structure(s).

a. As referenced above, Applicant proposes to construct a 24’W x 60’L x 14°4”H
storage building on the subject property.

b. The new building will be located over a portion of the existing parking lot, in the
approximate location of the site’s existing storage shed.

i. The front (southern side) of the building will be located 40’ from Tisco

Avenue.

ii. The left (western) side of the building will be located 35” from Washington
Avenue.

iii. The right (eastern) side of the building will be located 2’ from the edge of
the existing asphalt parking lot.

iv. The rear (northern side) of the building will be 100’ from the edge of asphalt
for the northern portion of the parking lot.

c. It will be a traditional pole barn, with wood framing and trusses, metal siding and
a metal roof. The structure will have a 1’ roof overhang on each side of the
building.

d. A 24’ x 60’ section of the existing asphalt parking lot will be removed and replaced
with a 24’ x 60’ x 4” reinforced concrete pad, with the building located directly on
top.

e. Access to the building will be provided by a 12°W x 12°H overhead garage door,
and a pedestrian entry door located at the front (southern) side of the building. Four
3’W x 4’H windows will be located on each side of the building.

f. The building will be beige in color, with white windows and doors, and red trim

with red cupola atop.
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

g. The building will be used for the storage of fire equipment, including the
Department’s utility (pickup) truck, boat, and other equipment. Three storage
closets at the rear of the building will provide space for uniforms, gear, emergency
medical equipment and fire prevention materials.

i. The building will also have a maintenance area for Applicant’s use in
maintaining their gear and equipment.

ii. Although sized to accommodate the Department’s largest (ladder) truck,
Applicant indicated that it is the Department’s intention to continue to house
its firetrucks in the Firehouse, and use this building for other storage.

h. The building will be insulated, heated and have electrical service for lighting and
outlets. There will be no air conditioning, plumbing fixtures or bathroom facilities.
No office space is proposed within the building.

i. In order to accommodate the new building, Applicant will be removing and
disposing of the existing storage shed. An existing trailer and snowplow will also
be removed. The clothing bin will be relocated to a gravel area adjacent to the
Firehouse, and the trash dumpster relocated to the rear of the Firehouse.

9. Access, Parking and Circulation.

a. The site’s existing parking lot is approximately 44’ wide and extends from the
property’s southern frontage with Tisco Avenue, northward approximately 200°+
before narrowing and proceeding into a two-way access drive connecting to the
eastern side of Washington Avenue.

b. The existing parking lot is not striped and there are no designated parking spaces.
With the existing configuration of the lot and placement of trailers, equipment, bins
and the dumpster, the existing parking lot contains approximately 10-11 usable
spaces.

c. The new storage building will be located towards the front of the property within
the existing parking lot. As the building will narrow the parking lot from 44’ to 18’
in width (to accommodate the 26’ width of the structure), site access will be

reconfigured to provide for a one-way circulation (south-to-north) through the site.
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

i

ii.

The entrance to the property will now be provided via a one-way ingress at
the property’s Tisco Avenue frontage, with egress at the northern end of the
parking lot onto Washington Avenue.

Directional arrows on the pavement and new one-way signage will be put
in place to denote the new circulation pattern. A “Do Not Enter” sign will

be installed at the exit.

d. Parking within the lot will be reconfigured and formally delineated.

i.

ii.

iii.

iv.

As originally proposed, 8 perpendicular parking spaces would have been
located at the rear of the building on the eastern (embankment) side of the
parking lot, and 7 parallel parking spaces would have been located on both
sides of the drive aisle at the rear of the lot, for a total of 15 parking spaces.
The parallel parking spaces were originally proposed to be 8’ x 18’ in size,
which would have required variance relief from the size requirements set
forth in §145-306.A of the LUDO.

In response to the need for variance relief, and to address concerns about
potential “pinch-points” within the parking lot raised by the Board and the
Board’s professionals, during the hearing, Applicant amended the
application to eliminate 2 parking spaces, which will provide sufficient
room to eliminate the pinch-points and ensure that all provided spaces will
be 9’ x 18’ in size, eliminating the need for variance relief.

Applicant also expressed its willingness to work with the Board Engineer
on the final parking lot design and striping plan, potentially incorporating
angled parking spaces in lieu of the proposed perpendicular spaces, to
further alleviate any pinch points and facilitate better visibility and ease in

entering and exiting the parking spaces.

e. Provided parking will exceed the requirements of the LUDO. Specifically, §145-

306C.(3)(2) requires warehouses to provide one space for each 2,500 square feet of

gross floor area. The proposed building is 1,440 square feet in size, requiring one

parking space (rounded up from 0.6). With a total of 13 spaces proposed, parking

will comply with and exceed the ordinance requirements.
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Borough of High Bridge Planning Board
Resolution No. PB-08-2025

10.

11.

Notably, Applicant advised that an existing parking area in front of the Firehouse
(7 Maryland Avenue) will be re-lined to provide three parking spaces instead of the
existing two (an addition of one new space). While not part of the present
application, it is noted that the additional parking space will be available to the

Department for events at the Firehouse.

. A designated loading / unloading zone has not been provided. However, the striped

apron extending from the front of the building to Tisco Avenue will be available
for Applicant for any loading / unloading activities.
i. The apron area will provide direct access to/from the building.

ii. Applicant is unable to create a loading area along the sides or rear of the
building that do not face a street as required by §145-306D.(1) of the
LUDO, as there are no doors or access points other than at the front of the
building. As indicated in Paragraph 18.b.ii below, a variance is requested.

Environmental.

. No adverse environmental impacts are anticipated. The project has been designed

to minimize site disturbance and any environmental impacts. The building will be
constructed over an existing asphalt paved area. No vegetation will be removed
and no encroachments in steep slope or environmentally constrained areas will

occur.

. Applicant advises that the project area is not in a designated flood zone and does

not need to meet NJDEP Riparian Zone rules because no vegetation is being
disturbed.

The Applicant submitted and received approval of a Highlands Exemption
Determination on September 23, 2024.

Fencing and Walls. A split rail, wood fence currently exists along the site’s

Washington Avenue frontage. No changes or additions to the existing fencing are proposed.

12.

Landscape and Buffers.

a. No vegetation will be disrupted to accommodate the new improvements.

b. No additional landscape or plantings are proposed. The building will be in an open

area of the property, in relatively the same location as the existing smaller shed.
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The property is significantly buffered and remote from nearby properties. As such,
the need for additional plantings is not necessary for the new building.
13.  Lighting.
a. Four exterior wallpack lighting fixtures will be installed on the building to
illuminate the access doors, drive aisle and parking area.
i. Two RAB Lighting, 150W/20, 250 Lumens, light fixtures will be located
along the left (western) side of the building, and one fixture at the rear
(northern end) of the building. They will be positioned to ensure lighting
will not affect drivers traveling on Washington Avenue.

ii. One RAB Lighting, 50-80W/6,180-10,340 Lumens light fixture will be
located along the front (southern end) of the building to illuminate the apron
and access doors. The fixture will be positioned to avoid light spillage onto
Maryland Avenue.

iii. The fixtures will be mounted at a height of 12°, under the building overhang.

iv. All lights will be downward facing and be on a timer to automatically turn
off by 10:00 PM per LUDO requirements. Lights may be manually turned
on if the site is used for emergency activities or staging purposes.

v. At the suggestion of the Board, the lights will be controlled by timer to shut
off at 10:00 PM, and thereafter be motion-activated on the overnight for site
safety and security purposes.

b. Three existing pole-mounted exterior lighting fixtures will remain.

14. Noise and Odors. As the building will be an ancillary storage building for the

Department, no extraordinary noises or odors are anticipated or will occur.

15.  Signage. Other than traffic and parking signage, no other signage is proposed.

16.  Stormwater Management. With no change in the site’s existing impervious surface
area, and no changes to the site’s grading, topography, vegetation, or drainage patterns, no
stormwater management measures are required or proposed.

17.  Trash and Utilities.

a. Electrical power is already extended to the site for the existing site lighting. The

new building will be connected for lighting and outlets.
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18.

b. Natural gas service will be extended to the building for heating.

¢. There are no plans to connect to public water or sewer as the building will not have

plumbing fixtures or bathroom facilities. However, sewer and water service is
already available within Tisco Avenue should a future service connection to either

or both services is ever needed or required.

. As the building will essentially serve as an annex to the Fire Station, trash is

expected to be minimal and will utilize the dumpster being relocated to the
Firehouse.

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

application submitted to the Board:

a. Use Variances. None required or requested. Permitted principal uses in the ROM

district include warehousing activities. Pursuant to Applicant’s submissions, the
proposed storage building will be used for the storage of fire equipment, contain a
maintenance area, and have closet space for uniforms, gear, emergency medical
equipment, and fire prevention material. Based upon this information, the building
will act as a warehouse to store fire equipment and gear. As such, the use is

permitted under the provisions of the LUDO.

. Bulk Variances. Pursuant to N.J.S.A. 40:55D-70c(1) and -70c(2), Applicant

requests the following “bulk” variance relief from the requirements of the LUDO:
i. Parking Space Size [§145-306.4]. Withdrawn during the hearing.

1. The ordinance requires that off-street parking spaces be 9’ x 18’ in
size.

2. Asdetailed in Paragraph 9.d.ii above, Applicant originally proposed
eight (8) parallel parking spaces with a width of 8, which
necessitated variance relief from the minimum width requirements
of the LUDO. However, during the hearing, Applicant confirmed
that sufficient space exists to provide 9’ wide parking spaces. As
such, the application was amended to provide conforming parking

spaces, and the request for this variance was withdrawn.
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ii.

iii.

v.

Loading Spaces [§145-306.D(1)]. Requires non-residential uses to provide
for off-tract loading and unloading with adequate ingress and egress from
streets, with adequate space for maneuvering, and shall provide such area
at the side or rear of the building which does not face an existing or proposed
street. No loading area, on the side or rear of the building not facing a street,
is proposed. As indicated in Paragraph 9.g above, loading and unloading
operations will be available from the striped apron located in front of the
building. Applicant is unable to comply with the requirements of the
ordinance because there are no building entrances located on the sides or
rear of the building. As such, variance relief has been requested.
Minimum Front Yard Setback [§145-407.E]. 35’ required / 25’+ proposed
to Washington Avenue (western) property boundary.

1. While the submitted sketches denote that the building will be located
35’ from the existing Washington Avenue curbline, it is noted from
Applicant’s survey that the subject property’s western boundary is
located between the edge-of-pavement and the existing parking lot.
As such, a front yard setback variance is required.

2. Applicant indicates the proposed setback is due to the narrowness of
the property, its odd shape, and usable space without disturbing
existing vegetation.

Minimum Floor Area [§145-407.E]. Requires principal buildings in the
ROM District to have a minimum gross floor area of 3,500 square feet. The
proposed 24’ x 60’ pole barn will have a total gross floor area of 1,440
square feet.

1. The proposed building will essentially serve as a storage annex for
the Fire Station located across Tisco Avenue. As such, the building
has been sized to suit Applicant’s needs, its budget, and to minimize
disturbance to the existing site.

Driveway Proximity to Intersection [§145-307C.(1)]. Specifies that no

driveway shall be placed in any yard space when such a location is within

Page 11 of 17



Borough of High Bridge Planning Board
Resolution No. PB-08-2025

40’ of any street intersection. The site’s existing southern driveway is
located approximately 10’ from the intersection of Washington Avenue and
Tisco Avenue. It is noted that this is a preexisting, non-conforming
condition not be changed or modified by the present application.

c. Preliminary / Final Site Plan Approval. As permitted by §145-902 of the LUDO,
Applicant seeks a waiver of formal site plan review required by §§145-605 through
-607 of the LUDO. Applicant asserts that the proposed project does not materially
affect existing circulation, drainage, relationship of buildings or improvements to
each other, landscaping, buffering, lighting, and other matters and things which are
usual and proper subjects of site plan review, and therefore, a waiver of formal site
plan review can appropriately be granted.

19.  Other.

a. Applicant noted the building is being constructed without cost to the residents of
High Bridge. With appreciation and public acknowledgment to a (former) resident,
Chief Smith advised the Board that the funds for the building were provided for in
a Will, and with the resident’s passing, the Department is able to proceed with the
project.

b. A member of the public, Joseph Trilone, appeared and expressed his enthusiastic
support for the project. As the Borough’s former (Retired) Emergency
Management Coordinator, he advised that the new building will save the Borough
and its residents a lot of money in the upcoming years. He explained that the
Borough and Department had many opportunities in the past to obtain emergency
equipment, but were unable to do so because of a significant shortage of storage
space. This project will definitely help by adding needed storage space and enable
the Department to acquire, store and deploy additional resources for the benefit of
Borough residents.

20.  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 storage building is an appropriate,

necessary and welcome addition to the Borough.
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b. The building will be constructed over an existing parking lot. As such, site
disturbance will be minimal, with no loss of vegetation, no encroachment in
environmentally sensitive areas, no increase in impervious coverage, and no change
to existing drainage patterns.

¢. With the removal of existing equipment and structures from the existing parking
lot, the proposed project will result in an overall increase in available parking
spaces, without a physical change to the size of the parking lot. Additionally, the
new one-way circulation through the site will provide better overall flow and
improve traffic safety.

d. The building is aesthetically pleasing, with the Board expressing its appreciation
for the chosen color pattern, finding it “wonderful” and “very fitting” for the
neighborhood and streetscape.

e. In fact, the Board finds that the proposed project will result in an overall visual
improvement to the subject property over existing conditions.

f. Importantly, the Board finds that the project will result in significant benefits to the
general public. Applicant is the Borough’s local Fire Department. The Department
has outgrown the size of its existing firehouse, requiring it to spread out its
equipment, uniforms, gear and other materials, both within the building where
space allows, and in off-site locations. The proposed building will provide
additional storage and operations space for the Department directly across the street
from the Firehouse. This will enable Applicant to consolidate its gear and
equipment (essentially) back on-site, allowing it to locate items where they make
the most sense, thereby improving operational efficiencies and reducing response
times. Lastly, the new building will alleviate pressures to expand the existing
Firehouse building (or relocation), which would be significantly more costly.

g. The Board notes that the requested variances, for front yard setback, minimum floor
area, and for loading zone requirements, are reasonable, appropriate and are unique
to the proposed application, which will function more like an annex to the Firehouse

rather than as a stand-alone, private warehouse facility.
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h. For these reasons, the Board finds that Applicant has adequately addressed the
positive and negative criteria for the requested variances, and they can be
appropriately granted under the facts of this application.

i. The Board also finds that Applicant has adequately demonstrated that the proposed
project does not materially affect existing circulation, drainage, relationship of
buildings or improvements to each other, landscaping, buffering, lighting, and other
matters and things which are usual and proper subjects of site plan review, and
therefore, a waiver of the requirements for formal site plan approval as required by
§§145-605 through -607 of the LUDO can appropriately be granted.

j. 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.

NOW, THEREFORE, BE IT RESOLVED by the Borough of High Bridge Planning
Board / Zoning Board of Adjustment, that on December 16, 2024, by a unanimous vote of six (6)
in favor and none opposed, and memorialized by this Resolution adopted this 24" day of February,
2025, that Applicant, SEAN R. SMITH, CHIEF for the HIGH BRIDGE FIRE DEPARTMENT,
INC., be and hereby is GRANTED a 10’ front yard setback variance (to 25’ to the property’s
Washington Avenue frontage), a 2,060 square foot minimum gross floor area for principal building
variance (for building size of 1,440 square feet), and a designated loading zone variance (for use
of front apron as loading zone), with a waiver of formal site plan review necessary to construct a
storage building 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.

2. Pursuant to Paragraph 9.d above, all parking spaces shall be in compliance with the
9’ x 18’ size requirements of §145-306A of the LUDO.
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3. Pursuant to Paragraphs 9.c.ii and 9.d.iv above, Applicant will work with the Board
Engineer on the final parking lot signage, markings, layout and striping plan.
Signage and pavement markings will clearly denote and ensure safe one-way
passage through the site. Parking will be reconfigured to ensure spaces meet the
size requirements of the LUDO (Condition No. 2 above), and potentially
incorporate angled parking spaces in lieu of the proposed perpendicular spaces,
along with the proposed parallel spaces, so as to best alleviate any parking lot pinch
points and facilitate better visibility and ease in entering and exiting the parking
spaces.

4. Pursuant to Paragraph 13.a.v above, exterior wall-mounted lighting fixtures will be
controlled by timer to shut off at 10:00 PM, and thereafter be motion-activated for
site safety and security purposes.

5. Applicant shall comply with all unmet comments and conditions set forth in the
December 12, 2024 report of the Board Planner, except as may be specifically
modified by the testimony presented at the hearing and/or the provisions of this
Resolution.

6. 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.

7. 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.
¢. New Jersey Highlands Council.
d. New Jersey Department of Environmental Protection.
e. Any other Board, entity or body as may be necessary.
8. Applicant shall obtain all certificates of occupancy, or certificates of continued

occupancy, as may be necessary or required.
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9.

10.

11.

12.

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.

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.

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.

The date of the decision shall be December 16, 2024, except that the date of the
adoption of this Resolution, February 24, 2025, 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.
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ROLL CALL VOTE ON THE MOTION TO APPROVE THE APPLICATION

Moved by:
Seconded by:
Those in Favor:

Those Opposed:

Those Abstaining:

Those Present but

Ineligible to Vote:

Those Absent:

December 16, 2024

Suozzo.

Mart.

Conroy, Mart, Musnuff (Chair), Osborne, Suozzo, and Yu.
None.

None.

None.

Brosnan, Giordano, Lee, Nowell, Epstein.

ROLL CALL VOTE ON MEMORIALIZING RESOLUTION

Moved by:
Seconded by:
Those in Favor:

Those Opposed:

Those Abstaining:

Those Absent:

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

February 24, 2025

CERTIFICATION

February 24, 2025, at which a quorum was present.

Barbara Kinsky, Board Secretary John Musnuff, Chairperson
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