
 
 

READINGTON	  TOWNSHIP	  PLANNING	  BOARD	  MINUTES	  
October	  27,	  2014	  

	  
	  
The	  Meeting	  was	  called	  to	  order	  by	  Chairwoman	  Flynn	  at	  7:31	  p.m.	  stating	  that	  the	  
requirements	  of	  the	  Open	  Public	  Meetings	  Law	  have	  been	  met	  and	  that	  this	  meeting	  has	  been	  
duly	  advertised.	  	  	  
	  
Members	  present:	   Jerry	  Cook,	  Elizabeth	  Duffy,	  Cheryl	  Filler,	  Betty	  Ann	  Fort,	  Christopher	  

John,	  Ronald	  Monaco,	  Ben	  Smith,	  Marygrace	  Flynn	  
	  
Also	  present:	   	   Attorney,	  Trishka	  Waterbury	  Cecil	  
	   	   	   Engineer,	  John	  Hansen	  
	   	   	   Planner,	  Michael	  Sullivan	  
	   	  
Members	  absent:	   Julia	  Allen	  
	  
	  	  	  
MINUTES:	  
	  
A	  Motion	  was	  made	  by	  Mr.	  Cook,	  seconded	  by	  Ms.	  Fort,	  that	  the	  Minutes	  of	  September	  22,	  
2014	  be	  approved	  as	  circulated.	  Motion	  was	  carried	  with	  a	  vote	  of	  ayes	  all,	  nays	  none	  recorded.	  
Ms.	  Duffy	  and	  Mr.	  Monaco	  abstained	  from	  the	  vote.	  
	  
A	  Motion	  was	  made	  by	  Ms.	  Filler,	  seconded	  by	  Mr.	  Cook,	  that	  the	  Executive	  Session	  Minutes	  of	  
September	  22,	  2014	  be	  approved	  as	  circulated.	  Motion	  was	  carried	  with	  a	  vote	  of	  ayes	  all,	  nays	  
none	  recorded.	  Ms.	  Duffy	  and	  Mr.	  Monaco	  abstained	  from	  the	  vote.	  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
CORRESPONDENCE:	  
	  

None	  
	  

RESOLUTIONS:	  	  
	  
None	  

	  
VOUCHERS	  	  	  	  	  
	  
A	  Motion	  was	  made	  by	  Ms.	  Filler,	  seconded	  by	  Ms.	  Fort,	  that	  the	  vouchers	  be	  approved	  as	  
circulated.	  Motion	  was	  carried	  with	  a	  vote	  of	  ayes	  all,	  nays	  none	  recorded.	  

	  



Readington	  Township	  Planning	  Board	  
October	  27,	  2014	  
Page	  2	  
 
 
PUBLIC	  HEARING	  
	  
Ryland	  Inn	  Property,	  LLC	  
Block	  14,	  Lot	  29	  
Site	  Plans	  

	  
Present	  for	  Applicant:	   Jay	  Bohn,	  Attorney	  
	   William	  Tanner,	  Engineer	  
	   Gabe	  Bailer,	  Planner	  and	  Project	  Manager	  
	   Jose	  Carballo,	  Architect	  
	   Frank	  Cretella,	  Owner	  
	  
Trishka	  Waterbury	  Cecil	  reviewed	  the	  public	  notice,	  approved	  same	  and	  advised	  that	  the	  
Planning	  Board	  (the	  “Board”)	  could	  take	  jurisdiction	  of	  the	  matter	  before	  it.	  
	  
Attorney	  Cecil	  swore	  in	  the	  following	  individuals:	  Frank	  Cretella,	  William	  Tanner,	  Gabe	  Bailer,	  
Jose	  Carballo,	  John	  Hansen	  and	  Andrea	  Malcolm.	  
	  
Marygrace	  Flynn	  instructed	  Applicant	  to	  meet	  with	  the	  Historic	  Preservation	  Commission	  (the	  
“HPC”)	  for	  Phase	  IB,	  II,	  and	  III	  prior	  to	  the	  Board’s	  next	  meeting	  wherein	  design	  elements	  will	  be	  
discussed.	  A	  report	  dated	  March	  5,	  2013	  was	  the	  most	  current	  input	  received	  from	  the	  HPC	  to	  
date.	  	  	  	  
	  
Attorney	  Bohn	  indicated	  that	  they	  would	  contact	  Patricia	  Fisher-‐Olsen,	  Chair	  of	  the	  HCP,	  and	  
arrange	  to	  be	  seen	  prior	  to	  the	  next	  Planning	  Board	  meeting.	  
	  
Ronald	  Monaco	  requested	  that	  Applicant	  clarify	  the	  phasing	  sequence	  given	  that	  the	  requested	  
variances	  are	  dependent	  on	  the	  phase.	  	  	  
	  
Frank	  Cretella	  advised	  that	  the	  plans	  were	  initially	  drawn	  up	  in	  phases	  due	  to	  funding;	  but	  
Applicant	  was	  subsequently	  able	  to	  obtain	  funding	  in	  whole.	  	  	  
	  
Attorney	  Cecil	  indicated	  that	  even	  though	  Applicant	  will	  clearly	  mark	  the	  phase	  order,	  it	  will	  not	  
prevent	  Applicant	  from	  building	  all	  of	  the	  phases	  simultaneously.	  
	  
Exhibit	  A-‐1	  was	  introduced:	  	  Phasing	  Plan	  page	  6	  of	  32,	  dated	  July	  27,	  2013	  (revised	  January	  
2014)	  prepared	  by	  William	  Tanner	  
	  
Mr.	  Cretella	  summarized	  what	  had	  been	  completed	  during	  Phase	  IA:	  the	  main	  Ryland	  Inn	  (the	  
“Inn”)	  building	  was	  renovated	  approximately	  two	  (2)	  years	  ago,	  and	  an	  events	  space,	  including	  
a	  courtyard,	  was	  constructed.	  Originally	  Applicant	  proposed	  a	  second	  floor	  to	  the	  existing	  stone	  
cottage,	  but	  as	  it	  is	  an	  historic	  building,	  instead	  chose	  to	  restore	  the	  porches	  and	  railings	  and	  
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remove	  overgrown	  landscaping.	  Applicant	  informed	  the	  Board	  that	  the	  heli-‐stop	  would	  be	  
removed	  from	  the	  plans,	  but	  the	  footprint	  would	  remain	  to	  allow	  for	  a	  future	  application.	  	  
Proposed	  Phase	  IB	  incorporates	  existing	  structures:	  two	  (2)	  homes	  and	  two	  (2)	  barns	  will	  be	  
renovated,	  incorporating	  a	  building	  that	  will	  connect	  the	  two	  (2)	  barns,	  and	  Applicant	  will	  
renovate	  the	  cinder-‐block	  cottage.	  Applicant	  intends	  these	  homes	  to	  be	  converted	  to	  overnight	  
guest	  rooms;	  five	  (5)	  in	  each	  of	  the	  houses	  and	  one	  (1)	  in	  the	  cottage.	  Proposed	  Phase	  III	  is	  the	  
Ryland	  Hotel	  to	  be	  built	  behind	  the	  Inn.	  This	  building	  has	  changed	  the	  most	  since	  the	  Applicant	  
was	  before	  the	  Board,	  the	  footprint	  decreased	  to	  forty	  (40)	  guest	  rooms	  with	  its	  own	  entrance	  
and	  most	  of	  its	  own	  parking.	  	  	  
	  
Ms.	  Fort	  inquired	  if	  there	  was	  a	  ring	  road	  on	  the	  property	  and	  asked	  to	  clarify	  the	  use	  of	  an	  
existing	  parking	  lot.	  
	  
Mr.	  Cretella	  explained	  that	  the	  property	  had	  a	  ring	  road	  when	  it	  was	  originally	  developed,	  but	  
the	  current	  plans	  did	  not	  call	  for	  one.	  The	  existing	  parking	  lot	  is	  used	  for	  employee	  parking.	  
	  
Ms.	  Flynn	  clarified	  that	  the	  intent	  of	  the	  site	  was	  for	  limited	  vehicular	  traffic.	  Guests	  are	  
encouraged	  to	  valet	  park	  and	  use	  golf	  carts	  to	  move	  among	  buildings,	  indicative	  of	  a	  campus-‐
feel.	  
	  
PUBLIC	  COMMENTS:	  
	  
Mrs.	  Jennifer	  Smith	  Gonzalez	  (resides	  at	  109	  Old	  highway	  28)	  came	  forward,	  and	  inquired	  about	  
where	  her	  property	  lay	  in	  relation	  to	  the	  Applicant’s	  property.	  
	  
Ms.	  Flynn	  clarified	  that	  the	  property	  Mrs.	  Gonzalez	  was	  questioning	  was	  owned	  by	  the	  Ryland	  
Developers,	  not	  Applicant.	  
	  
Mr.	  Cretella	  indicated	  that	  his	  property	  was	  a	  few	  hundred	  feet	  away	  from	  Mrs.	  Gonzalez	  and	  
the	  closest	  building	  to	  her	  property	  line	  would	  be	  the	  proposed	  Ryland	  Hotel.	  
	  
Mrs.	  Gonzalez	  is	  concerned	  about	  stormwater	  run-‐off	  and	  the	  effects	  it	  may	  have	  to	  her	  
property.	  Mrs.	  Gonzalez	  is	  also	  concerned	  about	  noise	  pollution.	  She	  suggested	  that	  a	  privacy	  
fence	  or	  some	  foliage	  be	  incorporated	  into	  the	  site,	  to	  be	  used	  as	  a	  noise	  buffer.	  
	  
Elizabeth	  Duffy	  advised	  Mrs.	  Gonzalez	  to	  write	  a	  letter	  to	  the	  Township	  Committee	  regarding	  
the	  noise	  ordinance.	  
	  
Ms.	  Flynn	  inquired	  about	  the	  hours	  most	  events	  take	  place	  at	  the	  Inn.	  
	  
Mr.	  Cretella	  advised	  that	  a	  typical	  event,	  with	  cocktails,	  begins	  at	  6:00	  P.M.,	  lasts	  five	  (5)	  hours	  
and	  concludes	  by	  11:00	  P.M.	  Staff	  is	  dismissed	  by	  1:00	  A.M.	  	  	  
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Cheryl	  Filler	  inquired	  about	  the	  height	  of	  the	  Ryland	  Hotel.	  
	  
Mr.	  Cretella	  indicated	  that	  it	  would	  be	  a	  three	  (3)	  story	  building,	  and	  would	  ultimately	  serve	  as	  
a	  noise	  buffer	  to	  Mrs.	  Gonzalez’s	  property.	  Applicant	  advised	  the	  Board	  that	  there	  is	  no	  space	  
within	  the	  Ryland	  Hotel	  for	  the	  guests	  to	  congregate.	  The	  two	  (2)	  guests	  houses	  will	  have	  space	  
downstairs,	  but	  they	  will	  be	  staffed	  by	  a	  butler	  twenty-‐four	  (24)	  hours	  a	  day	  while	  guests	  are	  
present.	  
	  
Andrea	  Malcolm	  asked	  Applicant	  to	  clarify	  a	  number	  of	  small	  inconsistencies	  on	  the	  plans.	  She	  
noted	  that	  variance	  setbacks	  are	  inconsistent	  from	  sheet	  to	  sheet.	  Her	  preference	  would	  be	  a	  
list	  of	  variances	  by	  phase.	  Ms.	  Malcolm	  also	  requested	  a	  plan	  that	  would	  show	  the	  view	  of	  the	  
property	  from	  the	  street	  
	  
Mr.	  Monaco	  reiterated	  that	  it	  was	  difficult	  to	  determine	  what	  phases	  some	  of	  the	  details	  
support.	  
	  
Attorney	  Bohn	  advised	  that	  a	  revised	  set	  of	  plans	  clarifying	  the	  Board’s	  concerns	  introduced	  
during	  the	  meeting,	  as	  well	  as	  those	  in	  the	  professional	  reports,	  would	  be	  submitted	  to	  the	  
Board	  ten	  (10)	  days	  prior	  to	  the	  next	  meeting.	  
	  
Ms.	  Flynn	  clarified	  that	  Applicant	  would	  provide	  the	  following	  prior	  to	  the	  next	  meeting:	  a	  list	  of	  
variances	  by	  phase,	  removal	  of	  the	  heli-‐stop,	  plans	  showing	  a	  street	  view,	  site	  plans	  to	  be	  
cleaned	  up	  for	  inconsistencies	  and	  phases	  indicated	  on	  all	  of	  the	  plan	  sheets.	  
	  
Attorney	  Bohn	  asked	  if	  the	  Board	  could	  next	  discuss	  the	  traffic	  report	  as	  it	  would	  not	  be	  
affected	  by	  the	  HCP.	  
	  
Attorney	  Cecil	  indicated	  that	  traffic	  discussions	  would	  have	  to	  wait,	  as	  Mr.	  Harold	  Maltz,	  
Township	  traffic	  professional,	  was	  not	  present.	  
	  
Exhibit	  A-‐2	  was	  introduced:	  Site	  Line	  to	  Inn	  Plan	  &	  Profile,	  dated	  April	  2012	  (revised	  July	  1,	  
2012;	  September	  21,	  2012,	  October	  25,	  2012	  and	  November	  19,	  2012)	  prepared	  by	  William	  
Tanner	  
	  
William	  Tanner	  indicated	  that	  the	  view	  provided	  by	  the	  plans	  was	  distorted	  by	  ten	  (10)	  showing	  
items	  that	  were	  longer	  and	  higher	  than	  they	  truly	  are.	  The	  fieldstone	  wall	  shown	  would	  sit	  
three	  (3)	  feet	  above	  the	  road,	  so	  visually	  after	  the	  first	  car,	  your	  eye	  would	  go	  towards	  the	  Inn.	  
The	  fieldstone	  wall	  would	  be	  followed	  by	  a	  fence	  and	  landscaping	  allowing	  for	  a	  clear	  view	  of	  
the	  Inn	  from	  the	  street.	  
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Mr.	  Monaco	  inquired	  about	  the	  elevation	  change	  from	  the	  road	  to	  the	  Inn.	  Christopher	  John	  
asked	  about	  the	  location	  of	  the	  wall	  from	  East	  to	  West	  and	  how	  far	  back	  the	  wall	  sat	  from	  the	  
road.	  
	  
Mr.	  Tanner	  advised	  that	  the	  road	  was	  at	  two	  hundred	  twenty-‐six	  (226)	  feet	  and	  the	  Inn,	  at	  its	  
base,	  was	  at	  two	  hundred	  thirty	  seven	  (237)	  feet.	  In	  its	  simplest	  form,	  the	  wall	  runs	  from	  one	  
driveway	  to	  the	  other	  and	  is	  one	  hundred	  (100)	  feet	  from	  the	  road.	  
	  
Ms.	  Fort	  questioned	  the	  shaded	  parking	  lot	  shown	  on	  Exhibit	  A-‐2.	  
	  
Mr.	  Tanner	  revealed	  a	  slope	  running	  from	  East	  to	  West,	  as	  such	  Applicant	  is	  grading	  the	  parking	  
lot	  for	  level.	  The	  fieldstone	  wall	  will	  parallel	  the	  parking	  lot	  and	  the	  base	  of	  the	  wall	  will	  parallel	  
the	  surface	  of	  the	  parking	  lot.	  
	  
Ms.	  Duffy	  pointed	  out	  that	  if	  Applicant	  hides	  the	  cars,	  the	  Inn	  will	  be	  hidden	  as	  well.	  She	  asked	  
if	  the	  Applicant	  looked	  into	  alternate	  locations	  for	  parking,	  suggesting	  the	  purchase	  of	  adjoining	  
land.	  
	  
Mr.	  Cretella	  indicated	  that	  his	  intention	  is	  to	  hide	  the	  cars,	  not	  the	  Inn.	  Unfortunately,	  there	  is	  
no	  other	  option	  for	  parking	  as	  he	  does	  not	  own	  the	  adjoining	  property	  and	  is	  unable	  to	  
purchase	  it	  from	  the	  current	  owner.	  
	  
Mr.	  Tanner	  advised	  that	  there	  is	  drainage	  under	  the	  parking	  lot	  which	  creates	  limitations	  on	  
how	  much	  the	  parking	  lot	  can	  be	  submerged	  from	  street	  level.	  
	  
Both	  Ms.	  Flynn	  and	  Ms.	  Fort	  indicated	  to	  applicant	  that	  they	  would	  like	  to	  see	  Exhibit	  A-‐2	  
drawn	  to	  scale.	  
	  
John	  Hansen	  asked	  Applicant	  if	  he	  was	  in	  a	  position	  to	  talk	  about	  water	  and	  sewer	  connections.	  
	  
Exhibit	  A-‐3	  was	  introduced:	  Fire	  Protection	  Underground	  Piping	  Plan,	  dated	  February	  14,	  2014,	  
prepared	  by	  Jeffrey	  Sanders.	  
	  
American	  Water	  approved	  the	  water	  plan	  shown	  on	  Exhibit	  A-‐3.	  Currently	  the	  property	  is	  
sourced	  by	  well	  water.	  The	  existing	  water	  line	  is	  located	  next	  to	  TD	  Bank,	  requiring	  an	  easement	  
to	  bring	  the	  water	  line	  on-‐site.	  The	  process	  to	  obtain	  an	  easement	  from	  TD	  Bank	  has	  been	  long,	  
but	  it	  is	  the	  most	  efficient	  and	  effective	  way	  for	  Applicant	  to	  access	  the	  water	  line.	  Applicant	  is	  
in	  the	  final	  approval	  stages	  of	  obtaining	  the	  easement	  and	  American	  Water	  has	  scheduled	  
construction	  to	  begin	  spring	  2015.	  
	  
Ms.	  Fort	  inquired	  if	  there	  were	  hydrants	  on	  the	  property.	  
	  



Readington	  Township	  Planning	  Board	  
October	  27,	  2014	  
Page	  6	  
 
 
Mr.	  Bailer	  advised	  that	  there	  were	  two	  (2)	  and	  Applicant	  would	  discuss	  with	  the	  Township	  Fire	  
Official	  if	  additional	  hydrants	  would	  be	  required	  on-‐site.	  
	  
Mr.	  Hansen	  inquired	  about	  Applicant’s	  progress	  with	  following	  through	  with	  the	  Sewer	  
Advisory	  Commission’s	  (the	  “SAC”)	  Resolution	  to	  incorporate	  sewer	  meters	  on-‐site.	  
	  
Mr.	  Cretella	  indicated	  that	  the	  meters	  had	  not	  been	  installed	  as	  he	  was	  uncertain	  of	  what	  the	  
SAC	  required.	  
	  
Mr.	  Hansen	  indicated	  that	  because	  Applicant	  intends	  to	  use	  well	  water	  for	  irrigation,	  the	  SAC	  is	  
looking	  for	  a	  flow	  of	  the	  sewer	  in	  order	  for	  peak	  times	  to	  be	  mapped.	  Applicant	  should	  inquire	  
with	  the	  SAC	  and	  address	  the	  Resolution.	  
	  
Mr.	  Cretella	  informed	  the	  Board	  that	  the	  property’s	  electrical	  supply	  is	  in	  the	  final	  stages	  of	  
being	  placed	  underground.	  All	  but	  one	  pole	  remains	  on	  the	  property,	  the	  transformer	  has	  been	  
dropped	  and	  everything	  has	  been	  connected.	  
	  
Attorney	  Cecil	  indicated	  that	  the	  meeting	  was	  becoming	  a	  bit	  disjointed	  and	  requested	  that	  the	  
Board	  cease	  any	  further	  discussions	  until	  such	  time	  as	  Applicant	  submits	  revised	  plans.	  
	  
PUBLIC	  COMMENTS:	  
	  
Steve	  Foster,	  Readington	  Township	  Environmental	  Commission	  Chair	  and	  resident,	  commended	  
Applicant	  on	  maintaining	  the	  field	  and	  landscape	  on	  the	  property.	  Mr.	  Foster	  expressed	  
concern	  that	  the	  intent	  of	  the	  plans	  was	  to	  remove	  stormwater	  as	  quickly	  as	  possible	  to	  the	  
storm	  system	  or	  force	  it	  downstream.	  Mr.	  Foster	  hoped	  that	  there	  was	  another	  way	  to	  retain	  
the	  stormwater	  off	  of	  the	  parking	  lot	  and	  reuse	  it	  on-‐site.	  
	  
Mr.	  Tanner	  indicated	  that	  the	  original	  plans	  proposed	  a	  retention	  pond,	  but	  that	  was	  not	  well	  
received	  by	  the	  Board.	  Applicant	  has	  gone	  underground	  with	  drainage,	  using	  six	  (6)	  inch	  
perforated	  pipe	  and	  gravel	  beds,	  but	  has	  not	  considered	  retention	  facilities	  because	  a	  
reasonably	  sized	  tank	  would	  be	  insufficient	  for	  the	  amount	  of	  water	  storage	  required	  for	  
irrigation.	  Applicant	  is	  using	  porous	  pavement	  that	  will	  ultimately	  limit	  run-‐off,	  and	  the	  
underground	  basin	  is	  very	  large,	  approximately	  one-‐third	  of	  the	  parking	  lot.	  
	  
Mr.	  Foster	  encouraged	  Applicant	  to	  continue	  to	  look	  for	  ways	  to	  treat	  water	  as	  a	  resources	  
rather	  than	  a	  waste	  product.	  He	  also	  indicated	  that	  he	  was	  pleased	  with	  Applicant’s	  choice	  of	  
plantings,	  and	  suggested	  diversity	  when	  choosing	  specifics.	  Additionally,	  Mr.	  Foster	  pointed	  out	  
that	  the	  plans	  indicated	  several	  trash	  receptacles	  and	  where	  there	  is	  a	  trash	  receptacle,	  there	  is	  
a	  recycling	  receptacle.	  
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Mr.	  Cretella	  advised	  that	  the	  Inn	  primarily	  recycles	  cardboard	  using	  separate	  receptacles	  and	  
bailers.	  Applicant	  is	  looking	  into	  a	  food	  to	  water	  machine	  as	  it	  would	  be	  both	  an	  environmental	  
and	  economic	  benefit.	  
	  
Ms.	  Filler	  inquired	  if	  there	  would	  be	  any	  solar	  provisions	  on	  the	  property.	  
	  
Mr.	  Cretella	  has	  spoken	  to	  Ms.	  Fisher-‐Olsen	  about	  utilizing	  solar	  shingles	  on	  the	  Ryland	  Hotel.	  	  
Applicant	  has	  provided	  a	  sample	  of	  the	  shingle	  to	  Ms.	  Fisher-‐Olsen.	  Additionally,	  Applicant	  
indicated	  that	  the	  bank	  financing	  requires	  ten	  percent	  (10%)	  energy	  generation	  on-‐site.	  	  	  
	  
Attorney	  Bohn	  suggested	  Applicant	  be	  carried	  to	  the	  November	  24,	  2014	  Board	  meeting	  
allowing	  Applicant	  sufficient	  time	  to	  meet	  with	  the	  HCP.	  
	  
ADJOURNMENT:	  

	  
A	  Motion	  was	  made	  by	  Ms.	  Duffy,	  seconded	  by	  Ms.	  Filler,	  to	  adjourn	  the	  meeting	  at	  9:09	  P.M.	  	  
The	  motion	  was	  carried	  with	  a	  vote	  of	  ayes	  all,	  nays	  none	  recorded.	  
	  
	  

	   	   	   	   	   	   	   Respectfully	  submitted,	  
	  
	  
	  
	  
	   	   	   	   	   	   	   Rebekah	  Harms	  
	   	   	   	   	   	   	   Planning	  Board	  Secretary	  

	  


