MONMOUTH COUNTY PLANNING BOARD

FREEHOLD - NEW JERSEY

JOSEPH BARRIS, PP, AICP, CFM
Director of Planning

JAMES GIANNELL
Chairman

MINUTES
Monmouth County Areawide Quality Management Plan
Amendment Review Committee
Wednesday, February 7, 2024
Planning Board Conference Room,
Hall of Records Annex Conference Room 15t Floor and
via WebEx Web Conference

1. CALL TO ORDER
Chairman James C. Schatzle called the meeting to order at 11:04 AM.

2. OPEN PUBLIC MEETING COMPLIANCE STATEMENT
Counsel Aikins read the compliance statement and administered the Oath of Office
to members James C. Schatzle, Charles Casagrande and Lori Ann Davidson

4. ROLL CALL-ATTENDANCE

Members Present Joseph Barris, Charles Casagrande, Lori Ann Davidson-
(virtually), Joseph Ettore, James C. Schatzle

Alternates Present Judy Matrtinelly, David Schmetterer

Staff Present Amber Mallm, Harriet Honigfeld, Nailah Pile, JoAnn Denton,
Kyle DeGroot, Marisa McBride (virtually)

Counsel Present  Mark R. Aikins, Esq.

Public Present David Spader, Monica Guy, J.E. De Maira, Ken Giordano, Jen
Noble, Anita Bonacci, Nancy Walton, Vince Scotti, Kathleen
Foley, Francene Campis, Evelyn Murphy, Harold Zullow.,
Robin Zullow, Joyce Costa, Marianne Cucolo, Linda Orriss,
Rick Orriss, David Miller, Rose Ann Scotti, Carol Smeck, Carol
Donahue, Patrick Kozicz, Carol Robertson, Christine Tipton,
Bill Tipton, Argyios Milonas, James Keith, Matt Pecoraro, Mari
Pecoraro, Judy Travis,Barry Calder, George Clark, Kip
Cherry, Michael Sommer, CNBA, Brayden, CNBA, Bob
March, Langan

Virtual Participants Tamara Brown, Monmouth County, Audrey Spader, Bill P.,
Brayan (online identification), Charles Taber, Diane
DeMatteis, Doug Latrenta, Elizabeth (no last name provided),
Elizabeth Dritsas, FL (online identification), Fran Lucchesi,
Francesca (no last name provided), Jake Russo, Jean Bae,

Hall of Records Annex 2" Floor-1 East Main Street- Freehold, New Jersey 07728
Telephone 732-431-7460- Fax 732-409-7540



Jenn Zimmerman, Jenna Bertan, Joseph Abutel, Joseph Sparacio, KOB (online
identification), Leanne Lucarelli, Linda Stagliano, Michele Batista, Mike
Blaskovich, PM (online identification), Rita (online identification), Sheaa Amin,
Stuart S, Theresa Mordarski, TinaRose Yuli, Valerie (online identification), Victa
McKenzie, Walt Lucchesi, Wanna Chin, Young Yi, Deb (online identification), Ron
(online identification), Sharon Steinhorn, Sherri Gugliara, Call-in Users 1 thru 34

. ARC PREAMBLE

Counsel Aikins read the Amendment Review Committee (ARC) Preamble

. COMMITTEE REORGANIZATION

A. MCPB Resolution 2024-05 Naming ARC Membership for 2024
(attached hereto).
B. Election of officers

Counsel Aikins served as Chairman Pro-Tem. Charles Casagrande motioned
and Lori Ann Davidson seconded election of James C. Schatzle as Chairman.
There were no other nominations. Mr. Casagrande motioned, and Mr. Ettore
seconded those nominations be closed. James C. Schatzle was elected
Chairman by unanimous affirmation.

Chairman Schatzle motioned election of Lori Ann Davidson as Vice-Chair.
There were no other nominations. Mr. Casagrande motioned to close
nominations. Lori Ann Davidson was elected Vice-Chairperson by unanimous
affirmation.

C. Adoption of 2024 Meeting Schedule

Ms. Davidson motioned and Mr. Barris seconded adoption of the 2024 Meeting
Schedule (attached hereto). The 2024 ARC meeting Schedule was adopted
by unanimous affirmation.

. STAFF REPORT — Amendment Review Committee Active Projects
Ms. Mallm reported on the active projects for the Amendment Review Committee
(ARC) per table distributed in Committee members’ packets (attached hereto).

. Minutes of Wednesday, December 6, 2023

Charles Casagrande motioned to accept the December 6, 2023, Minutes.
Seconded by Lori Ann Davidson. Minutes were adopted by affirmative vote of
Charles Casagrande, Lori Ann Davidson, Joseph Ettore, and James C. Schatzle.
Joe Barris was not present on December 6, 2023, and abstained.

. New Business

A. 255 Squankum Road, Zarelli Commercial Property Site Specific Amendment,
B 49 L 11, Howell
Ms. Mallm presented the staff report on the Zarelli Commercial Property for
committee review (attached hereto).



Mr. Barris commented that the removal of the residential use on the property
makes the site more conforming with existing zoning in Howell Township.

Chairman Schatzle opened the floor for public comments.

Kip Cherry, Conservation Chair Central Jersey Sierra Club commented she did
not hear anything about the quality of drinking water.

Mr. Ettore motioned to accept the Zarelli Commercial Property staff report, Mr.
Casagrande seconded, followed by a unanimous roll call vote.

9. Old Business
A. Colts Neck Manor Site Specific Amendment, B 22, Lot 18 Colts Neck
Ms. Honigfeld reported on the Colts Neck Manor Site-Specific Amendment
application (attached hereto).

10.Comments from the Public
Public Comments opened at 11:37 AM regarding the Colts Neck Manor Site

Specific Amendment application.

There appeared to be confusion of the format of the public comment period.
Counsel Aikins stated the ground rules for the public comment period referencing
the public meetings act, members of the public are given the opportunity to
comment. The public comment period is not a question-and-answer format.
Responses to questions during the public comment period are at the discretion of
the committee and staff.

Due to the large number of members of the public requesting to speak, Chairman
Schatzle allotted five minutes to each speaker, calling upon members of the
public, in person and virtually who requested to speak and reasonably allowed
members of the public to complete their comments and or yield their time to their
fellow citizens.

Public Comments:

Joyce Costa is concerned about who will be responsible if there are system
failures regarding the Colts Neck Manor site specific amendment.

Marianne Cucolo expressed concern about the quality of the drinking water and
testing for the chemical PFAS.

Rick Orriss commented on their concerns of endangerment to the water quality of
the Yellow Brook tributary to the Swimming River Reservoir, risks of the
wastewater treatment system proposed by the applicants of the Colts Neck
Manor project and remediation options if disposal field fails (presentation
attached hereto).

Rose Ann Scotti disagrees with the ARC procedures when it comes to water
guality and commented that the ARC should provide a technical review after
hearing the “new” information provided by the public today.



Kip Cherry commented on her concerns regarding the quality of the wastewater
and the impacts to drinking water for current and future Colts Neck residents.
Ms. Cherry also presented ideas to the ARC regarding the ARC regulatory
process and decision-making process (attached hereto).

Bill Tipton has concerns about system failure and the burden it will place on
taxpayers.

Judy Travis commented on the reason Colts Neck Township approved the
application and is concerned about the current septic system, possible
contamination to aquafers and asked the committee to find a way to protect
residents from any environmental impacts.

Nancy Walton is concerned about potential flooding and first aid responders
getting into the proposed building in emergent situations.

Francene Campis believes the Colts Neck affordable housing project doesn’t
make sense. Has major concerns about contamination of the water.

Monica Guy is concerned about the environmental impacts the project will have
on residents.

Evelyn Murphy representing the League of Women Voters, asked the committee
to reconsider and reject the Colts Neck affordable housing project. Ms. Murphy
has concerns about the drinking water and wastewater management planning.
Also provided a copy of her speech/letter to the committee.

Harold Zullow commented on the water quality of Monmouth County and
referenced an analysis done by the New York and New Jersey Harbor Estuary
Program. Also provided copies of flood maps to the committee.

Argyios Milonas is concerned the Colts Neck manor project has the potential to
mess up the water supply. Also wants to stop the project from happening.

Carol Robertson is concerned about the water and encouraged the committee to
look at all the data presented by the public today.

Walt Lucchesi commented on the disposal field system’s reliability and
sustainability, believes the system will fail. Would like to know where information
on the analysis of the design reliability of the disposal system can be found.
Kevin Obrien (Call-in User_28) is concerned about the protected waterways and
suggested an alternative connection for the Colts Neck Manor project.

Bonnie Hapernick ( Call-in User_5) is concerned about flooding as it is currently
an issue for the area.

Michele Batista was amazed that there wasn't a representative from New Jersey
American Water Company present at the meeting. Believes renters of
apartments will not care about what they will dispose of down the toilets or drains
that will feed into the waste management system and is very concerned about
the impacts.



Vince Scotti is concerned who will pay if the system fails for the Colts Neck
Manor project.

Kathleen Foley is concerned about the wastewater treatment system proposed
by the Colts Neck Manor project.

Rose Ann Scotti spoke again and made the final public comment regarding the
validity of a permit received by the Colts Neck Manor applicant and submitted a
Resolution passed by the Planning Board.

Mr. Barris clarified that the ARC does not prepare Resolutions. Counsel Aikins
added that the ARC is an advisory organization that makes recommendations to
the Planning Board. The Planning Board adopts Resolutions.

Public Comments were closed at 12:55 PM.

Chairman Schatzle called for a roll call vote to recommend the Colts Neck Manor
Site Specific Amendment application to the Planning Board. Ms. Davidson, Mr.
Barris and Mr. Ettore voted in favor while Mr. Casagrande and Chairman
Schatzle voted against. The motion was carried by 3 in the affirmative and 2
against for recommendation to the Planning Board.

Adjournment

Charles Casagrande motioned and Joseph Barris seconded adjournment of the
meeting. By affirmation, all were in favor and the meeting was adjourned at 12:57
PM.
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	Project Name: 255 Squankum Road Zarelli Commercial Property
	Date Received: 1/9/24
	ApplicantDeveloper: Rod Zarelli
	Municipality: Howell Township
	Blocks Lots: Block 49 Lot 11
	Address: 255 Squankum Road (County Route 547)
	If yes what is the status of the DRC review: Pending resubmittal 
	Watershed: Manasquan River
	Subwatershed: Marsh Bog Brook
	Proposed collection authority: MRRSA
	Proposed treatment authority if different: OCUA
	Proposed acres added to sewer service area: 9,251 SF (+/- 0.21 acres)
	Revision: Off
	Site Specific Amendment DGW: Off
	Site Specific Amendment DSW: On
	Proposed flow total project: 764.85 gpd
	Proposed flow amendment area: 764.85 gpd
	Is the project within 3000 ft of NWS Earle: No
	Acres of project site: 11
	of units if residential: N/A
	Zone: Special Economic Development-1 Zone (SED-1)
	Existing Conditions: The project is located at Howell Township Block 49 Lots 11 on Squankum Road. The project site is approximately 11 +/- acres, within the Special Economic Development-1 Zone (SED-1).

Current use of property is residential and commercial. The commercial operation provides miscellaneous site services including portable toilet rentals, dumpster rentals, and equipment storage/maintenance.  An existing commercial structure provides office space, a storage warehouse, and mechanical shop. There is also an existing two-story, three-bedroom, residential dwelling on-site that predates the commercial structure. The eastern portion of the site is the developed area and the western portion of the site is currently forested with wetlands but was an agricultural field roughly prior to the 1960s.

The site currently treats wastewater using an individual subsurface sewage disposal system; however, the system is reaching the end of its usable life. The Manasquan River Regional Sewer Service Area extends to the southeastern corner of the site.

Adjacent uses include the Howell Ice Arena to the south, wooded vacant lots to the north and west, and Allaire State Park to the east across Squankum Road. 

	Proposed Use: The project proposes to terminate the residential use and demolish the residential structure and expand the footprint of the commercial structure. 

The warehouse portion of the space will be divided into five (5) tenant units, designed to have five (5) employees for each unit. The remaining loft space will be used as office space.  The existing 6,430 SF commercial structure will be expanded by 2,821 SF to create structure with a footprint of 9,251 SF. The 1,398.5 SF of office space in the loft will bring the total gross area to 10,649.5 SF.

The project proposes to expand the MRRSA sewer service area to include the total square footage of the existing structure plus the proposed addition, which is 9,251 SF (+/-0.21 acres) to accommodate an estimated sanitary flow of 764.85 GPD.
	Monmouth County Master Plan: Monmouth County Master Plan Principle 3.4 Economic Development and Redevelopment Objective A. states: Support ongoing county economic development initiatives and provide technical assistance when needed. And Objective B. Encourage development of a high quality, diversified tax base to provide superior economic resiliency when confronted with unanticipated changes in the overall economy.

The project proposes to expand an existing commercial use and remove a residential use which is currently not a permitted in Howell's SED-1 Zone.
	Municipal Master Plan: The Township of Howell Master Plan Utility Element, adopted February 19, 2015, states, "In the long term, sewer improvements should be extended to SED and NC zones to promote commercial growth that will support local residents and development."





	Municipal Zoning Ordinance: Howell Township adopted Ordinance O-22-23 on June 14, 2022, which rezoned the property from SED where warehouses are not permitted to SED-1 where warehouses are conditionally permitted. 

The Township of Howell Zoning Board of Adjustment adopted Resolution 2022-14 on August 14, 2023, Granting Use Variance C variance waivers and preliminary and final major site plan approval. 
	Municipal WMP: N/A
	Treatment Authority WMP: N/A
	State Development and Redevelopment Plan: The site is located within the PA 5 Environmental Sensitive Planning Area, per the State Development and Redevelopment Plan. However a commercial operation currently exists on the property and is permitted in the municipal zone. 
	Affirming Documentation: * MRRSA Resolution No. 2022-57 Authorizing a Statement of Consent for a Site Specific Amendment to Include Block 49 Lot 11 in Howell Township within the Manasquan River Regional Sewerage Authority's Future Wastewater Service Area

* Howell Resolution No. R-22-295 Resolution Consenting to the Proposed Water Quality Management (WQM) Plan Amendment for Block 49 Lot 11 (Rod Zarelli)




	Natural Heritage Priority Sites: N/A
	Subdivision/Site Plan Approval: The Township of Howell Zoning Board of Adjustment adopted Resolution 2022-14 on August 14, 2023, Granting Use Variance C Variance Waivers and Preliminary and Final Major Site Plan Approval. 
	T&E: The proposed sewer service area is not proposed within mapped threatened and endangered species habitat. Although Landscape Project Rank 3 habitat is present on the lot, it is not within the proposed sewer service area and existing developed area. 
	Habitat Suitability Determination Findings: N/A
	Cat 1 Waters: While a Category 1 waterway runs through the rear of the property, the existing structure and proposed sewer service area are more than 300' from the riparian buffer.
	Wetlands: The NJDEP LOI dated April 23, 2021, verifies the location of freshwater wetlands on the site. The proposed sewer service area does not intersect with freshwater wetlands.
	CAFRA: N/A
	201 Facilities Grant Conditions: The EPA issued a waiver, dated March 9, 2023, from the Environmentally Sensitive Area special grant condition placed on the the Manasquan River Regional Sewerage Authority construction grant projects.
	Flood Hazard Area: Per a DEP flood hazard applicability determination, dated Nov. 8, 2019, a flood hazard permit is not required. 
	NJDEP Permit Status: N/A
	other: N/A


