
READINGTON TOWNSHIP BOARD OF ADJUSTMENT 

MINUTES 

December 8, 2009 

 

A. Chairperson Fort called the meeting to order at 7:35 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  present 

Mr. Hendrickson present 

Mr. Simon  present 

Mr. Stettner  present 

Mr. Shepherd absent 

Mr. Thompson absent 

Mr. Denning  present 

 

Donald Moore, Esq., Kelleher & Moore 

Brent Krasner, Clark, Caton & Hintz until 8:00 p.m. 

Michael Sullivan, Clark – Caton & Hintz arrived @8:00 p.m. 

John Hansen,  Ferriero Engineering 

Dr. Stephen Souza, Princeton Hydro 

 

  

B. APPROVAL OF MINUTES:   

 

 1. November 19, 2009 Mr. Denning made a motion to approve the 

minutes.  Mr. Simon seconded the motion.   Motion was carried with a vote of Ayes 

all, Nays none recorded.  

 

  

C. CORRESPONDENCE:  

 

 No correspondence was submitted.    

  

D. TECHNICAL REVIEW COMMITTEE:  

 

1. Automotive Service Center 

 Block 17, Lot 10.01 

 93 Old Rt. 28 

 “D” Variance  

 Action date:  December 13, 2009 

  

 Mrs. Flynn stated that the TRC recommended that this matter be deemed 

complete.  Mr. Denning recommended that a partial waiver be granted for checklist 
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#14 - existing features within 350 feet of the property in question.  It was 

recommended that full waivers be granted for the following checklist numbers:  18, 

19, 20 & 21.  Mr. Simon seconded that motion.  Motion was carried with a vote of 

Ayes all, Nays none recorded.  

 

 Mr. Denning made a motion to deem the application complete.  Mr. Simon 

seconded the motion.  Motion was carried with a vote of Ayes all, Nays none 

recorded.  

 

 

E. RESOLUTIONS: 

 

 None 

  

F. VOUCHER APPROVAL: (sent electronically) 

 

 Mr. Simon made a motion to approve the vouchers as submitted.  Mrs. Flynn 

seconded the motion.  Motion was carried with a vote of Ayes all, Nays none 

recorded.  

 

G. PUBLIC HEARINGS 

 

1.  Mark Hartman            

  Preliminary-Final Site Plan 

  Use and Bulk Variance, Minor Subdivision  

  US Rt. 22  

  Block 36, Lot 47 & 48 

Action date:  December 8, 2009 

 

Attorney Moore swore in the following witnesses: 

 

Mark Hartman, applicant 

Daniel Ward, Architect  

Kevin Haney, Bohler Engineering  

Michael Sullivan, Clark – Caton & Hintz 

John Hansen,  Ferriero Engineering 

Dr. Stephen Souza, Princeton Hydro 

 

Geoffrey Soriano, Esq., from the offices of Soriano & Soriano in Somerville, stated 

that he is the attorney for the applicant.  He stated that the applicant is proposing a 

slightly different proposal.  The property is identified as Block 36, Lots 47 & 48.  It 

fronts on Route 22 East.  It is situated west of the intersection of Route 22 east and 

Coddington Road.  The applicant is Mark Hartman and the property owner of Lot 

47 is Whitehouse Management LLC and the owner of Lot 48 is URB-FI 

Development Corporation.  The zone was changed to a Professional Office Zone in 
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July 2009.  However, since this application was deemed complete prior to the re-

zoning, the ordinance permits him to continue subject to the Business District Zone 

standards and uses.  The applicant is seeking a minor subdivision approval.  This 

would be an adjustment of a common lot line.  Lot 47 currently consists of 8 ½ acres. 

Lot 48 currently consists of 2 ½ acres.  The proposal would be to move the common 

lot line to the east.  Lot 47 would then consist of 5.39 acres and Lot 48 would then 

consist of 5.74 acres.  The applicant is also seeking preliminary/major site plan 

approval for both Lot 47, as reconfigured, as well as a wholesale re-development 

approval for the newly configured Lot 48.  There are a variety of non-conforming 

bulk conditions on both lots which include impervious coverage, side-yard setback, 

required buffers, parking set-back and the required number of parking spaces. The 

D variance relief that the applicant is seeking is requested on both lots.  On Lot 48, 

which is the mixed use proposal, residential uses and apartments are not permitted 

in the B zone; mixed uses involving commercial and residential uses in the same 

building are also not permitted.  The applicant exceeds the maximum floor area 

ratio, as well as a maximum building height.   

 

Exhibit A-3 Conceptual site plan dated 12-08-09, prepared by Dan Ward.  

 

Mr. Hartman stated that in September he asked the board for their input regarding 

Exhibit A-3.  They are proposing to construct 15 COAH units and one other 

apartment for the manager.  Mr. Hartman stated that he has sewer capacity for 16 

units.   

 

Exhibit A-4- Colored site plan prepared by Kevin Haney, dated 11-25-09 

 

Mr. Hartman described the layout of the site plan to the board.   

 

QUESTIONS FROM THE PUBLIC 

 

There were no questions from the public.  

 

Kevin Haney, Bohler Engineering.  He stated that is a licensed engineer in the State 

of New Jersey since 1993.  He informed the board that he has testified before this 

board on numerous occasions.   

 

Mr. Haney described the existing conditions on the site using Exhibit A-1.    He 

stated that the applicant is proposing on Lot 47 to eliminate all of the asphalt and 

the impervious surfaces at the intersection of Coddington Road and Route 22.  

Currently there are 3 curb cuts along Route 22 and a curb cut along Coddington 

Road.  They will eliminate the 3 driveways located along Route 22 and make a right 

“in” and right “out” driveway.  They are also proposing one full movement 

driveway out to Coddington Road.     There are parking spaces located in the DOT 

right-of-way.  They propose to remove these parking spaces.  They will return this 

area to soil and grass.  In addition, the proposal for the large trailer storage area has 
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been eliminated from the application.  The large structure to the rear of the 

property will be removed. In addition, they are proposing an 1845 square foot 

addition to the back of the FX Management building.  This is to store their supplies 

and equipment.    Regarding the parking for FX Automotive, they have 33 spaces 

for patron use.  They have 27 spaces located at the back of the facility located in a 

fenced in area.  This is a total of 60 parking spaces.  The existing FX Automotive 

Management pylon sign will be removed and they will return to the board at a later 

date for that approval.  They are proposing new area lights to light up the parking 

area. The wattage will be reduced as well.  

 

Regarding stormwater, on Lot 47 they will reduce the amount of runoff because 

they will be eliminating the impervious coverage.  They are not proposing any 

stormwater management on this lot.  They will however, have a stormwater 

management plan for Lot 48.   

 

Mrs. Fort was concerned as to where the septic was located.  Mr. Haney answered 

that it is 93 feet to the west of the chain link fence.  It is located outside of the 

proposed paving area.   

 

Dr. Souza stated that the applicant has agreed to identify on the plan the estimated 

location of the septic field.  This area will be flagged so that during construction 

there will be no disturbance.   

 

Regarding Lot 48, Mr. Haney stated that under proposed conditions there are 4 

main buildings.  Building “A”, consists of 26,979 square feet gross floor area.  This 

will accommodate three, one bedroom units.  Building “B” is where the full service 

restaurant will be located.  It consists of 6,556 square feet.  They are anticipating 

200 seats in this restaurant.  Building “C” has a total square footage of 20,400 

square feet.  This will accommodate five, two bedroom units and one four bedroom 

unit.  Building “D”, also referred to as the “Barn”, consists of 12,161 square feet and 

that has seven, three bedroom units.  This building has a basement for storage. The 

total floor area for this project is 66,096 square feet.   

 

Mr. Haney testified that regarding building “A” they have identified the following 

uses:   retail, child care, personal service, full service restaurant, fast food 

restaurant, bank and office.  Building “B” is the full service restaurant.  Building 

“C” they are proposing retail, child care, personal service, bank, office, residential 

and community room.   

 

Mr. Hansen informed the board that if they approve the application with the uses 

listed, as tenants come in and out of the facility, the zoning officer is going to have to 

track the parking and sewer allocation.   

 

Mrs. Flynn wanted to know more details about the “community room”.  Mr. 

Hartman testified that they are going to provide a LINK drop off for the seniors.  If 
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the community room is used for the residents of the COAH units, then the rent will 

be paid by Mr. Hartman.  He is proposing to open the community room up for use 

by the community.  The sewer usage for the community room will have to be 

worked out.   

 

Mr. Haney stated that Lot 48 will maintain a single, right in, right out driveway to 

Route 22.  The parking is located on the perimeter of the building.  They are 

proposing 35 parking spaces for the 16 residential units and 159 for the business use 

of the facility for a total of 194 spaces.   

 

Ms. Hendry wanted to know if there was a proposed number for the retail 

establishments or was it determined by the square footage.  Mr. Hartman answered 

that it is based upon the square footage.  

 

Mr. Haney stated that the facility has been designed to accommodate tractor trailer 

deliveries. The smaller truck delivery trucks will use a regular parking space.  The 

applicant will provide the township with “Title 39”.  They are proposing an open 

space area for the residents to utilize.  A substantial buffer and landscape will be 

planted around the perimeter of the property in addition to shade trees and 

ornamental trees throughout the courtyard.   

 

Mr. Hansen was concerned that there were no loading areas proposed.  The 

ordinance requires 5 loading areas.  He recommended that one or two loading areas 

should be dedicated.   

 

Mr. Denning was concerned about the size 9’ x 18’ parking stalls.  Mr. Haney 

answered that since there are no shopping carts, he felt that the width was adequate.   

 

Mr. Denning wanted to know if there were any fire hydrants on the site.  Mr. Haney 

answered that there is one proposed.  There was a letter from the fire company 

requesting two more.  The locations still need to be discussed.   

 

Regarding stormwater management, most of the site is undeveloped.  The site 

currently drains from the FX Automotive to the corner back to the southwest 

corner of the site.  On Lot 47, there is a decrease of impervious coverage so there 

will be no stormwater management required.  On Lot 48, they have to provide 

stormwater detention as well as treat for water quality.  The stormwater 

management design is such that all of the stormwater will be collected on the site, go 

through the water quality detention basin as well as the underground storage areas. 

Per the professional reports, the applicant will amend their underground 

management plan.  In addition, they will install a storm scepter in front of the above 

ground basin.   

 

Dr. Souza stated that the applicant has agreed to go back and revisit the design 

criteria to insure that the system is going function from a re-charge standpoint, and 
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from peak flow standpoint.   The detention basin is not going to be a conventional 

grass basin.  There will be a meadow type of system that will be mowed once a year.  

They are trying to keep a minimum amount of activity within the basin so they can 

maximize infiltration, water loss, etc.   They could not eliminate this type of basin 

because it would make it difficult to meet the water quality.   

 

Mr. Hansen stated that currently there is an open field and everything drains down 

to a neighbor property owner, not a stormwater collection system.  The site will be 

paved creating more volume of stormwater.  This has to be controlled so that there 

is not a substantial detriment to the downstream property owner.  The applicant 

will have to re-design.     

 

Mrs. Fort wanted to know how deep the detention basin is.  Mr. Haney when it is 

dry, it will be approximately 6 feet deep.  Under the wet conditions, it will have 

approximately 2 feet of standing water.   

 

Mrs. Flynn wanted to know if the detention basin was going to have a fence 

surrounding it.  Dr. Souza recommended that it should be fenced off. The 

professionals would have to recommend the proper type of fencing that should be 

used.  

 

Dr. Souza testified that he is recommending that the engineer should re-structure 

the EIS.  It should be linked back to the engineering plans.    

 

Mr. Haney stated that the facility will comply with the State’s noise standards.  

Sixty-five decibels at the property line during the day and fifty-five decibels at night.  

Another topic that was brought up in the professional’s reports is the gun club 

possibly being used as a shooting range over the years and the potential presence of 

lead shot in the soil.  This was not addressed in the EIS.  At the time of construction, 

this area will have to be disturbed and they will take the proper remediation at that 

time if it is warranted.  

 

Dr. Souza’s recommendation to the applicant would be for them to conduct a 

priority pollutant plus 40 test, which is consistent with NJDEP.  Mr. Haney agreed 

to check the records to see if there was a phase one performed on the property at 

some point in time.  

 

PUBLIC QUESTIONS: 

 

Francis Omilian stated that he is an adjacent property owner.  He wanted to know if 

the applicant was aware of an environmental contaminant on Lot 48.   

 

Mr. Hartman answered that he was not aware of that. 

 

Attorney Moore swore in Mr. Omilian. 
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Mr. Omilian stated that he lives at 2 Coddington Road.  He referred to a variance 

that was approved for Lot 48 wherein a gun shop use was approved.  That approval 

resulted in the sale of guns and test firing into the property.  This continued until 

legislation was signed that prohibited the sale of assault rifles.  The gun shop was 

then closed.  At that time he became interested in purchasing Lot 48.  During the 

process of purchasing the property, he was informed by the bank that the property 

was environmentally contaminated. Therefore, he did not proceed with the 

purchase.   

 

Mr. Omilian stated that he has a copy of the environmental report and that only 

upon subpoena would he provide the document.  

 

Mr. Simon made a motion to subpoena the environmental report that is in Mr. 

Omilian’s possession.  Mr. Denning seconded the motion.  Motion was carried with a 

vote of Ayes all, Nays none recorded.  

 

Cheryl Filler, on behalf of the Environmental Commission, requested that other 

techniques be used for the bio-retention, and swales, with no curbing or curb cuts.  

She wanted to know if the parking lot islands could be modified.   

 

Dr. Souza stated that he did look at alternatives for the site.  The land does not lend 

itself to different stormwater options.   

 

The board recessed @9:37 p.m. and reconvened @9:47 p.m. 

 

Dan Ward stated that he is a registered architect in the State of New Jersey.  He was 

licensed in 1981.  He has not testified before this board, but has testified before 

other boards in the State of New Jersey. 

 

He stated that the architectural model is rural/agriculture design. 

 

Exhibit A-5 prepared by Dan Ward, dated December 8, 2009 – colorized elevations 

 

The colorized elevations show Building A which is connected to Building B 

(restaurant building).  All of the materials consist of natural products.  Wood siding, 

brick, architectural shingles and color pallets.  Mr. Ward described the buildings to 

the board.  

 

Mrs. Flynn wanted to know if only the residents were allowed to use the elevators.  

Mr. Ward answered yes, but the retailers could share if there were controls in place.  

 

Regarding Building C, he demonstrated that this is the building on the other side of 

the parking lot.    
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I. ADJOURNMENT: 

 

 Mr. Simon made a motion to adjourn.  Mr. Hendrickson seconded the 

motion.  Motion was carried with a vote of Ayes all, Nays none recorded.  

 

     

 Respectfully submitted,  

 

 

 Linda Jacukowicz 


