
READINGTON TOWNSHIP BOARD OF ADJUSTMENT 

MINUTES 

October 16, 2008  

A. Chairperson Fort called the meeting to order at 7:40 p.m. announcing that all laws 

governing the Open Public Meetings Act had been met and that the meeting had been duly 

advertised.    

 

Mrs. Fort  present 

Mrs. Flynn  present 

Ms.  Hendry  absent  

Mr. Hendrickson present 

Mr. Simon  present 

Mr. Stettner  present 

Mr. Shepherd  present 

Mr. Thompson  absent 

Mr. Denning  present 

 

Donald Moore, Esq., Kelleher & Moore 

Brent Krasner, Clark*Caton*Hintz 

John Hansen, Ferriero Engineering 

Clay Emerson, Princeton Hydro 

Scott Parker, Jacobs, Edwards & Kelcey 

 

B. APPROVAL OF MINUTES:   

 

 1. September 18, 2008 – Mr. Denning made a motion to approve the minutes.  

Mrs. Flynn seconded the motion.  Motion was carried with a vote of ayes, nays none 

recorded.  

  

C. CORRESPONDENCE: 

 

 The board had no comments regarding the correspondence.   

D. TECHNICAL REVIEW COMMITTEE:  

 

1.  Mark Hartman            

  Preliminary-Final Site Plan 

  Use and Bulk Variance, Minor Subdivision  

  US Rt. 22 

  Action date:  October 26, 2008 

 

 Mrs. Flynn made a motion to deem the application complete and to grant the all 

waivers that were requested for completeness purposes only.  Mr. Denning seconded 

the motion.  Motion was carried with a vote of ayes, nays none recorded.  

 

 

2.  Hunterdon Christian Church 

  Amended Final Site Plan 

  Summer Road 

  Action date:  November 1, 2008  
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Mrs. Flynn made a motion to deem the application complete and to grant the all 

waivers that were requested for completeness purposes only.  Mr. Denning seconded 

the motion.  Motion was carried with a vote of ayes, nays none recorded.  

 

 

3.  Hanna Saqa 

  Use Variance 

  Block 75, Lot 33 

  105 Pleasant Run 

  Action date:  November 28, 2008  

 

Mrs. Flynn made a motion to deem the application complete and additional 

information might be required at the time of the hearing.  Mr. Denning seconded 

the motion.  Motion was carried with a vote of ayes, nays none recorded.  

 

  

E. VOUCHER APPROVAL:  

 

 Mrs. Flynn made a motion to approve the vouchers.  Mr. Denning seconded the 

motion.  Motion was carried with a vote of ayes, nays none recorded.  

 

 

F. RESOLUTIONS: 

 

1. New Cingular Wireless PCS, LLC  

 Block 17, Lot 9 

 384 Route 22,     

 Variance 

 

Mrs. Flynn made a motion to approve the resolution.  Mr. Stettner seconded the 

motion. 

 

Roll Call: 

 

Mrs. Flynn  aye 

Mr. Simon  aye 

Mr. Stettner  aye 

Madam Chair aye 

 

 

2. Cellco Partnership d/b/a Verizon Wireless  

  State Highway 31 & Foothill Road 

  Preliminary & Final Major Site Plan; Conditional Use;  

  Conditional Use Variance 

  Block 61, lot 5.02   

Variance 

Mrs. Flynn made a motion to approve the resolution.  Mr. Hendrickson seconded 

the motion. 
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Roll Call: 

 

Mrs. Flynn  aye 

Mr. Simon  aye 

Mr. Stettner  aye 

Madam Chair aye 

 

 

G. OTHER BUSINESS: 

 

 Madam Chair announced that a police traffic questionnaire form has been 

circulated to the board for their comments.  This document will be used as a tool in order to 

obtain an expedited report from the police department on future applications. 

 

H. PUBLIC HEARINGS 

 

 

1. Wachovia Bank, N.A.     

  420 Route 22        

  Block 8, lots 4, 5, 6 & 7 

  Variance application 

   

 Madam Chair announced that the application is carried to November 20, 2008. 

 

2. Winfield Management Corp. 

  Preliminary-Final Site Plan & 

  Use Variance  

  Action date:  December 19, 2008  

 

 Mark Peck, Esq., stated that he is the attorney for the applicant.  The property is 

located on Route 22 West, identified as Block 8, lot 3.  He stated that notice has been 

properly served and proof of same has been submitted to the board.  The applicant is 

requesting preliminary and final site plan approval with associated variance relief for a 

15,000 square footprint, multi-tenant/retail structure.  They are proposing to construct 12 

affordable housing units located on the second floor.  The applicant is proposing to close the 

two existing driveways located on Route 22.  All access is proposed to take place from Haver 

Place.  They also have provisions on the plans to share an access with the 

Wachovia/Walgreen’s site.  The parcel consists of 2.78 acres, located in the B zoning 

district.  Mr. Peck informed the board that originally the applicant made application to the 

Planning Board, but then the applicant decided to construct affordable housing which 

required a “D” variance.  

 

Witnesses:  Highland Turner, Architect;  Robert Zederbaum RBZ Engineering; Dennis 

Hudasko, Planner; Gary Dean, Traffic Engineer; Tom Flath, applicant.  Brent Krasner, 

Clark*Caton*Hintz; John Hansen, Ferriero Engineering; Clay Emerson, Princeton Hydro; 

and Scott Parker, Jacobs, Edwards & Kelcey were sworn in by Attorney Moore.  
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Mrs. Flynn wanted clarification from the applicant that the documentation submitted to the 

board’s professionals had open issues regarding the engineering, water quality and traffic 

concerns.  Mr. Peck answered that was correct.  

 

Tom Flath stated that he is the owner/applicant.  He recited to the board his building 

experience.    His original application that was before the Planning Board was totally 

conforming.  After the review by the Planning Board’s professionals, it was suggested that 

he revise his plans in order to build a residential/COAH component to this building.  Mr. 

Flath stated that he is on the October 20, 2008 Township Committee agenda, seeking sewer 

allocation for the COAH units. He testified that he is trying to provide the township with 

retail and COAH units.  It will have a residential appearance to the building that will fit 

within the township.  He is proposing to plant a significant amount of landscaping because 

the northern border is common with residential homes.  

 

PUBLIC QUESTIONS: 

 

There were no questions from the public regarding Mr. Flath’s testimony. 

 

John Hansen stated that the board will have to focus on how these two uses are going to 

work together as far as parking and circulation.  He wanted to know if the applicant was 

seeking tenants with a specific type of retail.   

 

Mr. Flath answered that any use that is listed in the B zone.  

 

Robert Leah, lot 11, Central Avenue – He wanted to know what affect this development will 

have on his property value.    

 

Madam Chair advised that he is referring to a different application.  She informed him that 

he will be notified by mail. 

 

Highland Hall Turner stated that he is the architect and that he has been licensed since 

1991 in the State of New Jersey. 

 

Mr. Turner stated that the building is a main block structure.  The footprint is rectangular. 

The parking areas are located along the northeastern border of the site.   

 

Exhibit A-1 Plan prepared by Garden Associates Landscape Architects dated April 29, 2008 

 

Exhibit A-2 Plan showing 2 floor plans dated October 12, 2008  

 

Mr. Turner pointed out that there are indentations in the building allowing it to express its 

form.  A total square footage on the first floor consists of 14,022 square feet.  Many of the 

areas that are used for circulation are removed from the total space.   A promenade exists 

around three quarters of the building.  The circulation space consists of 1,000 square feet; 

the colonnade consists of approximately 2,859 square feet.  These figures are removed from 

the perimeter footprint in relationship to the 15,000.  The second floor has an unusual shape 

to express the form.   The circulation of the mechanical areas consists of approximately 

2,003 square feet.  The residential area consists of 13,812 square feet.  The residential areas 

are broken up into 12 units.   
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Exhibit A-3 First and second floor plan dated October 12, 2008 prepared by Highland 

Turner.  

 

Mr. Turner testified that this plan shows the first and second floor plan in more detail.  It 

also shows that layout of the apartments on the second floor.  The apartments are divided 

into 1, 2, and 3 bedroom apartments.  There is a total of two, one bedroom units; a total of 

six, two bedroom units; and a total of four, three bedroom units.  Mr. Hansen informed Mr. 

Turner that the plan was incorrect because it showed a different amount of apartments 

than Mr. Turner’s testimony.  Mr. Turner stated that his testimony was correct and that 

the plan would be revised.  Also, Mr. Hansen pointed out that the parking calculation would 

have to be recalculated.  Mr. Turner testified that there are four, 1,156 square foot two 

bedroom apartments; two, 1,320 square foot apartments units for a total of six.  There are 

three bedroom units, there are two units at 1200 square feet and there are two units at 1315 

square feet for a total of 4 units.   

 

Madam Chair asked where the entrances are to the second floor.  Mr. Turner answered 

that the second floor has a primary staircase, as well as an elevator in a centralized area, 

that will be accessed through the corridors.  Mrs. Flynn asked if there was going to be a 

storage area for the residences.  Mr. Turner answered that they have not addressed that 

matter.  There is also no basement proposed.   

 

Mr. Hansen suggested that the applicant address the signage issue.  He stated that the retail 

tenants will need exposure, but it has to work with the building entrance. 

 

Exhibit A-4 Elevation prepared by Mr. Turner dated October 12, 2008  

 

Mrs. Flynn stated that it would depend on the tenants as far as what kind of signage would 

be allowed.  She stated that the board is particular about the signage.  Her personally 

feeling is that the complex should have a number, because it is difficult driving on Route 22 

to look at multiple signs.   

 

Mr. Hansen stated that they would recommend limited signage for each tenant and identify 

the building by number.  Mr. Peck stated that the tenants will apply for their signage 

permit.  

 

Exhibit A-5 – Conceptual analysis board prepared by Mr. Turner dated October 12, 2008  

 

Mr. Turner stated that the project was designed to blend into the community.  He stated 

that the building is 95 feet long.  It represents a two story building with a porch.  He stated 

that they have elected to remove the cupola from the building.  

 

Mr. Hansen wanted to know if there would be storage for the residents in the attic space.  

Mr. Turner answered no that it would house the mechanical needs of the project.  

 

Exhibit A-6 - Photographs prepared by Mr. Turner dated October 12, 2008  
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Mr. Turner testified that the photographs were taken in relationship to where they felt 

clarification was needed per the professional’s report.  They superimposed the structure 

behind a row of trees.  

 

Exhibit A-7 Photographs prepared by Mr. Turner showing the northern elevation of the 

parking lot.  

 

The board requested that the cupola discussion be held for a future date.  

 

Exhibit A-8 Rendering – 3 dimensional model of the building dated October 12, 2008  

 

Mr. Turner described the exhibit to the board.   

 

The board took a five minute break. 

 

Robert Zederbaum stated that he is the engineer for the applicant.  He has been licensed in 

the State of New Jersey since 1978.   

 

Exhibit A-9 – Site plan – Sheet 4 prepared by Robert Zederbaum dated July 2, 2008 

 

Mr. Zederbaum testified that the building will be located in front of the site and the parking 

and the water quality system will be installed behind the buildings. He stated that he will 

satisfy all of the concerns of the board’s professionals by the next meeting. The revised plan 

will have technical underground changes.  The site grading runs in a northeasterly direction 

and enters some of residential properties through the existing wooded area.  As part of the 

proposed development, the runoff water will be collected at various locations and will be 

collected.  The runoff to the existing properties will be improved from what exists today.  

The only variance request is for the disturbance of the steep slopes.   

 

Mr. Hansen requested that Mr. Zederbaum outline the list of variances.  Mr. Zederbaum 

answered that they are as follows:  front setback variance from the State highway, 75 feet is 

required and they have requested that it be reduced to 52 feet; the second variance is a 

setback from a local road where 50 feet is required; there is also an impervious coverage 

variance.  They are asking for an increase of 46.8 percent or a 1.8 percent increase where 45 

percent is the maximum number permitted. There is another variance for the FAR, they are 

asking to allow for a 29.2 percent where 15 percent is required; the building height will not 

be required if the cupola does not require a variance.  Another variance request is to allow 

for the use of shared parking.  Ninety-nine parking spaces are required and they are 

providing eighty-one spaces.  The last two variances that are requested are for buffers. 

They are required to have a buffer to Route 22 of 75 feet, and they are requesting for a 

wavier down to 53.8 feet on the setback. On the other side they are asking for a waiver for 

the 50 foot buffer requirement.  Also, Mr. Krasner stated that if the cupola remains, they 

will need a height variance for that too.   

 

Mr. Emerson stated that during the board’s recess he spoke with Mr. Zederbaum and they 

have agreed to meet next week to work on the items in his report.  The main concern is that 

the majority of the site, approximately 2 ½ acres drain to the northeast corner in a sheet 

flow fashion and there is not a great deal of pipe network on the site. In that location they 

are proposing to install a dumpster area and that raised concerns regarding debris.  The 
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inlet is also close to a retailing wall.  Mr. Zederbaum suggested raising the dumpster area so 

that the water that comes from the easterly parking lot area that extends to Route 22 would 

not flow directly through the dumpster area. Mr. Emerson further suggested that he create 

a high point in the lot to break up the sheet flow length.  Mr. Zederbaum testified that he 

has agreed to enclose the dumpster area in a masonry enclosure and install additional 

curbing.  On another matter, Mr. Emerson stated that the limit of disturbance is 

unresolved.  The landscape architect plans show a picnic area, whereas in some of the 

calculations and the limit of disturbance indicates that area to be undisturbed. This also has 

to be addressed.  Additionally, the test pit location and the lack of testing data must be 

explained.  Mr. Zederbaum answered that they will go back and retest the area.  

 

Mr. Hansen stated that the professionals are planning to meet next week.  There will be 

changes to the storm system.  One of the items that have to be addressed is the back yard.  

He referred to an area designated for outdoor recreation for the residents.   

 

Madam Chair announced that this matter has been carried to November 20, 2008. 

 

 

I. ADJOURNMENT: 

 

 

Mr. Shepherd made a motion to adjourn at 10:26 p.m.  Mr. Stettner seconded the motion. 

Motion was carried with a vote of ayes, nays none recorded.  

 

 

Respectfully submitted, 

 

 

 

Linda A. Jacukowicz 

 


