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DEVELOPMENT REVIEW COMMITTEE MEETING 
 
 
The regular Meeting of the Development Review Committee of the Monmouth County Planning Board was called to 
order at 2:09 PM on MONDAY, JANUARY 9, 2017 in the offices of The Monmouth County Planning Board.  
Committee members in attendance were: 
 
Paul Kiernan, Jr. 
Edward Sampson, PP 
Joseph Ettore, PE  
James Giannell  
 
Members Absent: 
 
None 
 
Alternates Absent: 
 
Joe Barris, PP 
Ray Bragg, PE 
Jennifer DiLorenzo 
Charles Casagrande 
 
Mr. Kiernan read the following statement:  "In accordance with Public Law 1975, Chapter 231, "Open Public Meetings 
Act," adequate notice of this Meeting of the Development Review Committee of The Monmouth County Planning 
Board was given as follows: 
 
1) On February 9, 2016 the Schedule of the Meetings to be held during the succeeding year of the Development 

Review Committee was forwarded for publication to The Asbury Park Press. The affidavit of publication is on 
file in the Monmouth County Planning Board Office.**  

 
2) Also, on February 9, 2016 a copy was faxed to The Coast Star, and on February 9, 2016 a notice of the 

Meeting was posted on the Freeholder’s bulletin board located in the Hall of Records, and on the Monmouth 
County Planning Board Bulletin Board and website. 

 
 
There being no further business, the Meeting was adjourned at 4:18 PM. 
 
Staff present included: Phyllis Harrington, Vince Cardone, PE, Mark Aikins, Esq., Victorino Zabat, PE, Mary Ellen 
Scott, Victor Furmanec, PP and Kevin Nugent, PE (left at 2:35 PM). Also in attendance were: William Mehr, Esq., 
William Vogt, PE, Scott Kennel, PE, John Orrico (NRDC), Tawney Farmer (Macerich), Frank Lucia (Macerich) and 
Jamie Stover (Roseland).  
 
 
 
 
 
**Date of publication attached. 
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COMPLIANCE STATEMENT 
 
 
IN ACCORDANCE WITH P. L. 1975, CHAPTER 231, "OPEN PUBLIC MEETINGS ACT", ADEQUATE NOTICE OF 

THE MONDAY, JANUARY 9, 2017 MEETING OF THE DEVELOPMENT REVIEW COMMITTEE OF MONMOUTH 

COUNTY PLANNING BOARD WAS COMPLIED WITH AS FOLLOWS: 

 
 
ADVERTISED: 
   
  ASBURY PARK PRESS:   Notified:  February 9, 2016   
  

Advertised:  February 11, 2016                     
 

FAXED TO: 
   
  THE COAST STAR:    February 9, 2016         

 
 
POSTED: 
 
  FREEHOLDER’S BULLETIN BOARD  
   Hall of Records   February 9, 2016 
 
  MONMOUTH COUNTY PLANNING   February 9, 2016 
  BOARD BULLETIN BOARD & WEBSITE 
   Hall of Records Annex         
 
 
 
 
 
 
 
 
 
 
 
 
 
2016 
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Following a review and discussion of the Subdivisions and Site Plans on Schedules 1267A, 1267B, 1267C, 1267D & 
1267E by the Committee, Mr. Kiernan offered the following resolution and moved its adoption: 
 
 RESOLUTION 
 
WHEREAS, the engineers of the Monmouth County Engineering Division on behalf of the Monmouth County 
Engineer have evaluated and reported on the Subdivisions and Site Plans on Schedules 1267A, 1267B, 1267C, 
1267D & 1267E. 
 
WHEREAS, the Monmouth County Planning Board staff has also reviewed the Subdivisions and Site Plans on 
Schedules 1267A, 1267B, 1267C, 1267D & 1267E in relation to planning matters and conformance with the adopted 
Master Plan of the Monmouth County Planning Board; 
 
WHEREAS, it has been determined that certain of the Subdivisions and Site Plans on said Schedules require review 
by the Monmouth County Planning Board pursuant to N.J.S.A. 40:27-6.2, 6.3 AND 6.6. 
 
NOW THEREFORE BE IT RESOLVED, that the actions of the Committee as herein indicated for those Subdivisions 
and Site Plans listed on the attached Schedules 1267A, 1267B, 1267C, 1267D & 1267E are hereby approved in 
accordance with the terms, standards and conditions noted on said Schedules. 
 
BE IT FURTHER RESOLVED, that the Director of the Monmouth County Planning Board is authorized to grant Final 
Approval to all Subdivisions or Site Plans for which conditions have been established, provided there are not 
substantial modifications to the Subdivision Maps or Site Plans affecting County requirements and all the conditions 
and requirements established in these Schedules have been met as shall be determined by the Committee. 
 
Seconded by Mr. Sampson and passed upon the following vote: 
 
In the affirmative: 
Mr. Kiernan 
Mr. Sampson 
Mr. Ettore 
Mr. Giannell 
 
In the Negative: 
None 
 CERTIFICATION 
 
I hereby certify the above to be a true  
copy of a Resolution adopted by The  
Development Review Committee of  
The Monmouth County Planning Board at  
a regular meeting on MONDAY, JANUARY 9, 2017. 
 
 
 
                                 
       Paul Kiernan, Jr. 
         CHAIRMAN 
Monmouth County Planning Board Development Review Committee 
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SCHEDULE1267A 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, JANUARY 9, 2017; CONTAINING 3 LOTS OR LESS. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Exempt 
Chick-fil-A, Inc.    Hazlet   HZ398  01-06-17 2 
Block 192    Township  (also HZSP9679)  (1 new) 
Lot 4.01 
State Highway 35 
                
 
Subdivision for             Exempt 
Hillcrest Development at Holmdel Holmdel  HL419  01-06-17 2 
Block 29    Township      (1 new) 
Lot 14 
Hillcrest Road 
                
 
Subdivision for             Exempt 
Jeffrey Bonner    Monmouth Beach MB380  12-29-16 2 
Block 46    Borough      (Lot Consolidation) 
Lots 9, 10.08 & 11 
Seaview & River Avenues 
                
 
Subdivision for             Exempt 
Fifth Venture, LLC c/o Paramount Neptune  N545  12-29-16 2 
Block 3903    Township      (1 new) 
Lot 3 
Jumping Brook Road 
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SCHEDULE1267B 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, JANUARY 9, 2017; CONTAINING 3 LOTS OR LESS ON A COUNTY ROAD. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
    
Subdivision for             Request 
Thelma Stewart    Hazlet   HZ397  12-28-16 2  Information 
Block 194.04    Township  ROW3939   (Lot Line Adjustment) 
Lots 25 & p/o 26 
Middle Road 
(County Route 516)   (Propose Use – Residential) 
     (Total Area – 0.997 acres) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. The subdivision plat shall be revised as follows: 

a. Indicate the centerline of Middle Road. 

b. Indicate the right-of-way boundary fronting the site and the boundary on the opposite site of Middle Road. 

c. Indicate the curb or edge of pavement fronting the site. 

d. Indicate a right-of-way widening dedication to a distance of 30 feet from the centerline. 

2. Pursuant to Section 5.2-1.1D of the Monmouth County Development Regulations, no portion of a driveway shall be 

located within ten feet of a side property line.  Driveway apron flares and corner radii are considered to be portions of 

the driveway.  The existing driveway along Middle Road shall be revised to comply with this standard. 

3. The applicant shall contact the owner of Lot 24 to discuss the feasibility of providing access to the proposed 

subdivision of Lot 24 from Seminole Drive. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Subdivision for             Conditional 
Jacquelyn Palmer   Howell   HW1408 12-27-16 2  Final 
Block 219    Township  ROW3931   (1 new)  Approval 
Lot 15             
Squankum-Yellowbrook Road          
(County Route 524A)   (Proposed Use – Residential)     
     (Total Area – 14.25 acres) 
 
Conditions: 
 

1. Revise the subdivision plat as follows: 

a. Change grantee of right-of-way dedication to Monmouth County. 

b. Clearly indicate that the shared driveway is to be removed. 

c. Provide standard Monmouth County driveway detail. 

d. Indicate metes and bounds of the dedication, noting area of dedication in square feet and acres. 

e. Show the location of existing traffic signs along property frontage. 
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SCHEDULE1267B         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for              
Jacquelyn Palmer   Howell   HW1408 12-27-16 2   
Block 219    Township  ROW3931   (1 new)   
Lot 15   

(CONT’D) 

        

2. Receipt of a deed of dedication for the widening of the County Route 524A right-of-way to a distance of 40 feet from 

the centerline.  The only acceptable form for the deed can be found on the Division of Planning webpage at 

www.visitmonmouth.com.  The draft deed and deed description shall be forwarded to the Division of Planning for 

review and approval.  Division of Planning staff will file the correctly executed deed with the Monmouth County Clerk. 

 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Jim Giannell,  
Seconded by, Ed Sampson, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
Subdivision for             Conditional 
PRC Development Co., Inc.  Manalapan  MN1056 12-19-16 2  Final 
Block 84.02    Township   ROW3937   (Lot   Approval 
Lots 2, 3.01 & 3.03      (also MNSP9628)  Consolidation) 
Smithburg Road/Monmouth Road 
(County Routes 527/537)  
County Bridge MS-75   (Proposed Use – Commercial) 
     (Total Area – 6.472 acres)  

Conditions: 

1. Revise the subdivision plat as follows: 

a. Show right-of-way widening dedication on C.R. 527 to a distance of 40 feet from the centerline. 

b. Show right-of-way widening dedication on C.R. 537 to a distance of 50 feet from the centerline. 

c. Show bridge maintenance and reconstruction easement for MS-75.  The easement should extend 50 feet into the 

site measured from the road centerline, 50 feet southward along C.R. 527 measured from the centerline of the 

structure, and northward on C.R. 527 to the property boundary. 

d. Indicate metes and bounds of the dedication, noting area of dedication in square feet and acres. 

2. Receipt of deeds of dedication for the widening of the County Routes 527and 537 rights-of-way to a distance of 40 

feet and 50 feet, respectively, from the centerline.  The only acceptable form for the deed can be found on the Division 

of Planning webpage at www.visitmonmouth.com.  The draft deed and deed description shall be forwarded to the 

Division of Planning for review and approval.  Division of Planning staff will file the correctly executed deed with the 

Monmouth County Clerk. 

http://www.visitmonmouth.com/
http://www.visitmonmouth.com/
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SCHEDULE1267B         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for               
PRC Development Co., Inc.  Manalapan  MN1056 12-19-16 2   
Block 84.02    Township   ROW3937   (Lot    
Lots 2, 3.01 & 3.03      (also MNSP9628)  Consolidation) 
(CONT’D) 

Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell   X  

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
Subdivision for             Discussion 
Antoni Fernandes   Matawan  MT311    2   
Block 67    Borough  ROW3778   (1 new)    
Lot 11                       
Ravine Drive                           
(County Route 6A)   (Proposed Use – Residential)               
     (Total Site Area – 0.45 acres) 
 
The DRC voted to authorize Mark Aikins to contact the applicant’s attorney regarding the unresolved road widening 
dedication.  The application does not have final approval because the applicant recorded the subdivision by deed, but did not  
satisfy the DRC’s conditions of approval prior to doing so.  One of the lots has since been sold and the new owner has not 
been agreeable to granting a road widening dedication. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Jim Giannell, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1267B         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Request 
Elsbeth Battel    Roosevelt  RS207  12-20-16 2  Information 
Block 7     Borough  ROW3938   (1 new) 
Lot 10.01 
Lake Drive 
County Bridge MS-21   (Proposed Use – Woods (Green Acres)/Homestead/Farmland) 
     (Total Area – 25.12 acres) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. The subdivision plat shall be revised to show the following: 

a. Indicate the location of County Structure MS-21 at the northwest corner of the site.  The size and dimensions of 

the structure should be noted on the plat. 

b. Indicate the centerline of S. Valley Rd. on the plat.  Provide dimensions from the centerline to i) the right-of-way 

boundary fronting the site, ii) the curb/edge of pavement fronting the site; iii) right-of-way boundary and 

curb/edge of pavement opposite the site; and, iv) headwall or end of structure fronting and opposite the site. 

c. Indicate an easement for county bridge maintenance and replacement.  The easement should extend 50 feet into 

the site measured from the road centerline, 50 feet southward along S. Valley Rd., and northward on S. Valley 

Rd. to the property boundary. 

d. Indicate metes and bounds of the easement, noting area of easement in square feet and acres. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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SCHEDULE1267C 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, JANUARY 9, 2017; CONTAINING MORE THAN 3 LOTS. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Request 
Frank Esposito    Colts Neck  CNMJ715 12-14-16 3  Information 
Block 33    Township       
Lot 21             
County Route 537   (Proposed Use – Residential with new road)   
     (Total Area – 13.9 acres) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated January 9, 2017. 
 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Subdivision for             Preliminary 
MACW Freehold, LLC   Freehold  FRTMJ700 12-28-16 5  Approval 
Block 70.05    Township      (4 new) 
Lot 17             
West Main Street           
(County Route 537)   (Proposed Use – Residential/Retail – Bellemead Tract)  
     (Total Area - 77.34 acres) 
 
Prior to Final Approval the applicant shall submit the following: 
 

 A final plat drawn in accordance with the New Jersey Map Filing Law and a final plat review fee of $300.00. 

 The project engineer shall submit an AutoCAD drawing (.dxf format) of the approved final subdivision plat on a 

standard compact disc. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Jim Giannell,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1267C         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Preliminary 
Edward & Lourdes McNamee  Howell   HWMJ730 12-20-16 9  Approval 
Block 153    Township       
Lots 25 – 30            
West Farms Road   (Proposed Use – SFR (West Farms))    
     (Total Area – 17.7 acres) 
 
Prior to Final Approval the applicant shall submit the following: 
 

 A final plat drawn in accordance with the New Jersey Map Filing Law and a final plat review fee of $100.00. 

 The project engineer shall submit an AutoCAD drawing (.dxf format) of the approved final subdivision plat on a 

standard compact disc. 

 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1267D 
 

SITE PLANS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH COUNTY 
PLANNING BOARD ON MONDAY, JANUARY 9, 2017. 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
Site Plan for             Request 
810 River Road LLC   Fair Haven  FHSP9513  12-21-16  Information 
Block 52    Borough       
Lots 11 & 12             
River Road            
(County Route 10)   (Proposed – 2900 sq. ft. addition to existing site) 
     (Total Site Area – 0.483 acres) 
     (Impervious Area – 0.374 acres existing 
          - 0.016 acres proposed 
            0.358 acres total) 
 
The following item must be addressed before formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated January 9, 2017. 

2. A note should be added to Layout and Dimensioning Plat stating that 6-inch thermoplastic striping is to be provided 

along the edge of the pedestrian crosswalks. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
Site Plan for             Conditional 
Fair Haven Retail, LLC   Fair Haven  FHSP9669  12-15-16  Approval 
Block 32    Borough 
Lot 2 
River Road 
(County Route 10)   (Proposed – renovations at existing site, including building, driveway, 
             additional parking and signage) 
     (Total Site Area – 4.36 acres) 
     (Impervious Area – 4.199 acres existing 
          - 0.206 acres proposed 
            3.993 acres total) 
Conditions: 

1. Revise the site plan to show the centerline of River Road, as well as the boundaries of the right-of-way. 

2. An executed hold harmless agreement in order to permit the existing wall, parking spaces and appurtenances to 

remain within the county right-of-way. 

 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Jim Giannell,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1267D         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for                     Amended 
Freemall Associates, LLC  Freehold  FRTSP3586E          Final 
Block 69.01    Township        Approval         
Lot 18.01             
Freehold-Smithburg Road          
(County Route 537)   (Proposed – new 7,842 sq. ft. Brio Tuscan  Grille)   
     (Total Site Area – 62.4 acres)     
     (Impervious Area – 62.4 acres existing – no change) 

At the request of the applicant, the Development Review Committee voted on January 9, 2017, to amend the Final Approval 
issued on January 26, 2015, to further extend the time period in which the applicant is obligated to complete the 
improvements specified in the May 23, 2011 Conditional Approval letter.  The term has been extended for an additional two 
years to February 9, 2019, at which time the cash payment is due if the required improvements have not been completed. 

 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Joe Ettore,  
Seconded by, Ed Sampson, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
Site Plan for             Conditional 
MACW Freehold, LLC   Freehold  FRTSP9510  12-28-16  Approval 
Block 70.05    Township        
Lot 17             
West Main Street           
(County Route 537)   (Proposed – Bellemead Tract – Phase 1 Infrastructure) 
     (Total Site Area – 77.34 acres) 
     (Impervious Area – 0.68 acres existing 
         + 2.37 acres proposed 
            3.05 acres total) 
 
Site Plan for             Conditional  
Freemall Associates, LLC  Freehold  FRTSP9510A  12-28-16  Approval 
Block 69.01    Township        
Lot 18.02            
West Main Street           
(County Route 537)   (Proposed – Bellemead Tract – Phase 1 Infrastructure) 
     (Total Site Area – 42.46 acres) 
     (Impervious Area – 0.33 acres new proposed) 
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SCHEDULE1267D         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             Conditional 
Freemall Associates, LLC  Freehold  FRTSP9510B  12-28-16  Approval 
Block 69.01    Township        
Lot 18.02            
West Main Street            
(County Route 537)   (Proposed – Freehold Raceway Mall – Bellemead Tract - Phase 1 Impacts) 
     (Total Site Area – 42.46 acres) 
     (Impervious Area – 16.13 acres existing 
          -   0.51 acres proposed 
            15.62 acres total) 
 
 
Site Plan for             Conditional 
Roseland Asset Services, LLC  Freehold  FRTSP9510C  12-28-16  Approval 
Block 70.05    Township       
Lot 17 (Proposed 17.3)           
West Main Street           
(County Route 537)   (Proposed – 400-unit residential rental apartments with 774 parking spaces) 
     (Total Site Area – 20.854 acres) 
     (Impervious Area – 10.8 acres new proposed) 
 
Conditions: 
 

1. The applicant shall submit full design plans for the geometric layout of the proposed roadway improvements. 

2. The traffic island located along westbound County Route 537 shall be designed to safely accommodate all necessary 

traffic signal equipment and ADA ramps without any changes to the currently proposed island footprint.  A detailed 

diagram of the traffic island depicting current and future traffic signal equipment and utilities shall be provided as part 

of the construction and signal design. 

3. Interim/temporary traffic signals will likely be required to maintain traffic flow through the intersection during 

construction of the proposed traffic signals.  The cost of designing and installing such interim/temporary traffic signals 

shall be borne by the applicant. 

4. Roadway Layout and Dimensioning Plan (Sheet 1 of 3) shall be revised as follows: 

a. The existing centerline geometry of County Route 537 and Trotter’s Way shall be provided in order to provide 

control and consistency for roadway layout. 

b. Ramp D:  The tangent length should be clearly labeled at Sta. D 40+00.  The radius should be noted for area 

from PCC (Sta. D 46+45) to PT (Sta. D 47+23).  The curb radius should be a minimum of 150 feet. 

c. Provide full geometry for curb return (compound curves) from eastbound County Route 537 to southbound 

Trotters Way. 

d. Ramp B:  The radius should be noted for area from PCC (Sta. B 28+10) to PT (Sta. B 28+95). 

e. Provide full geometry Proposed County Route 537 WB dedicated right turn lane. 

f. Confirm and dimension that a 10-foot minimum offset is provided between Ramp C and Ramp D per NJDOT 

Road Design Manual 

g. The Ramp C tie into eastbound County Route 537 should not have taper at end and shall be tangent / radial with 

mainline alignment / striping / curbline. 

h. Detail ‘A’s shall be modified to include all existing and proposed traffic signal equipment and overhead and 

underground utility information. 
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SCHEDULE1267D         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 

FRFTSP9510 – FRTSP9510C 

(CONT’D) 

 

i. All utility poles shall be relocated at least six feet behind sidewalks (six feet minimum setback from face of curb).  

In this regard, a note shall be provided on all affected plan sheets as follows:  If inspection reveals less than six-

foot clear distance between a utility pole and curb, the cost of any subsequent utility pole relocations shall be 

borne by the applicant. 

j. The proposed right-of-way line shall be clearly indicated on the plans, particularly at Ramp B. 

k. The existing driveway on County Route 537 shall be closed.  Any new access shall be provided from the Trotters 

Way extension. 

5. Road Signing and Striping Plan (Sheet 2 of 3) shall be revised as follows: 

a. The lane lines for southbound Trotters Way (thru traffic) and the northbound Left Turn Lane appear to 

overlap, and should be redesigned to eliminate this discrepancy. 

b. The crosswalk proposed at the eastside of the intersection of County Route 537 and Trotters Way shall be 

moved as close to the intersection as possible. 

c. All striping shall follow centerline geometry. 

d. The traffic signal pole for the southbound and westbound slip ramp shall be moved to provide a minimum 

distance of 40 feet from the stop bar to the signal head (only one head needed).  A separate pedestrian pole 

shall be provided, if necessary. 

e. Additional comments will be provided upon receipt of the entire Phase 1 application package. 

6. Road Profiles and Truck Turning (Sheet 3 of 3), shall be revised as follows: 

a. Provide Ramp B Profile. 

b. The Ramp D profile at Sta. D 47+00 cannot have 0% grade (G2).  The minimum permissible grade is 0.5%.  

The inlet at Sta. D 47+50± shall be reconstructed at the curbline with positive grade toward it. 

7. Turning Speed Sketch shall be revised as follows: 

a. The advisory speed for Ramp D is shown as 20MPH on the Signing and Striping Plan, but the mainline exit 

speed is indicated to be lower.  The advisory speed should be revised accordingly. 

8. The applicant shall submit plans and associated documentation demonstrating constructability of the intersection and 

traffic signal. 

9. Provide the information previously requested in the memoranda prepared by Victorino B. Zabat, dated March 28, 

2016. 

10. Prior to Final Approval, receipt of a performance guarantee (bond, letter of credit, bank/certified check) to assure the 

satisfactory installation of improvements to County Route 537.  The amount will be calculated upon the receipt of 

revised plans. 

11. Prior to Final Approval, a developer agreement shall be required between the County of Monmouth and the 

developer for all proposed County right-of-way improvements. 

 

 The Phase 1 roadway improvements are approved for the purpose of providing access to Phase 1 uses, i.e., 400 multi-

family residences.  Phase 2 development may necessitate redesign and reconstruction of Phase 1 roadway 

improvements, as may be indicated by the technical review of the anticipated Phase 2 application(s). 

 

 Additional comments may be provided upon receipt of plans and documents submitted to satisfy the above-noted 

conditions. 
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SCHEDULE1267D         MONDAY, JANUARY 9, 2017 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 

FRFTSP9510 – FRTSP9510C 

(CONT’D) 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by  Jim Giannell,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
Site Plan for             County 
Chick-fil-A, Inc.    Hazlet   HZSP9679  01-06-17  Approval 
Block 192    Township  (also HZ398)     Not 
Lot 4.03             Required 
State Highway 35   (Proposed – New 5151 sq. ft. restaurant with 42 parking spaces) 
     (Total Site Area – 1.02 acres) 
     (Impervious Area – 0.734 acres existing 

  -  0.007 acres proposed 
 0.727 acres total) 

                
 
Site Plan for              
The Bluffs Development, LLC  Long Branch  LBSP9602  12-14-16   
Block 216    City         
Lots 11, 12 & 24           
Ocean Boulevard            
(County Route 57)   (Proposed – new 33-unit multi-family residential complex) 
     (Total Site Area – 2.06 acres) 
     (Impervious Area – 1.1 acres new proposed) 
 

Jason Fichter, the applicant’s engineer, requested that the application be carried to the January 23
rd

 DRC meeting in order to 
allow the applicant opportunity to address all comments in the previously issued request information letter. 
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Site Plan for             County 
West End Group LLC   Long Branch  LBSP9677  01-03-17  Approval 
Block 127    City         Not 
Lot 4              Required 
Brighton Avenue   (Proposed – Mixed-use building with 2421 sq. ft. retail  

        and 6 residential units) 
     (Total Site Area – 0.066 acres) 
     (Impervious Area – 0.066 acres new proposed) 
 
Mark Aikins recused himself from this review and discussion. 
 
                
 
Site Plan for             Request 
PRC Development Co., Inc.  Manalapan  MNSP9628  12-19-16  Information 
Block 84.02    Township   (also MN1056 ROW3937)   
Lots 2, 3.01 & 3.03       
Smithburg Road/Monmouth Road 
(County Routes 527/537)  
County Bridge MS-75   (Proposed – Quick Chek food store with fuel sales) 
     (Total Site Area – 6.472 acres) 
     (Impervious Area – 1.244 acres new proposed)  
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated January 9, 2017. 

2. Address comments prepared by Vincent Cardone, dated January 11, 2017. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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Site Plan for             Request 
New York SMSA Limited Partnership Manalapan  MNSP9666  12-15-16  Information 
    d/b/a Verizon Wireless  Township 
Block 67 
Lot 35.01 
Millhurst Road 
(County Route 527)   (Proposed – wireless telecommunications facility) 
     (Total Site Area 3.655 acres) 
     (Impervious Area – 0.212 acres existing 
         + 0.007 acres proposed 
            0.219 acres total) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. Revise the site plan to show the following: 

a. The centerline, both boundaries of the road right-of-way, and the curbline/edge of pavement fronting the site. 

b. The Monmouth County driveway and pavement repair/sawcut details. 

c. Show the existing treeline along Millhurst Road to confirm there are no obstructions to the sight lines. 

d. A turnaround area so that vehicles do not back out onto Millhurst Road. 

2. Section 5.2-3.1A provides that common driveways shall be used to limit the number of access points and driveway 

conflicts along county roads.  The applicant should discuss the potential to utilize the existing driveway to access the 

proposed monopole. 

3. The applicant shall confirm there was a prior road widening dedication at the site. 

4. If the proposed driveway is permitted, a driveway apron shall be provided pursuant to Section 5.2-1.2E.  In addition, 

at least 25 feet of the driveway, as measured from the edge of pavement of the county road, shall be paved pursuant 

to Section 5.2-1.2F. 

5. Confirm whether the proposed driveway is part of the area leased for the proposed facility. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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Site Plan for             Request 
Coral Harbor Operator, LLC  Neptune City  NCSP9639  12-13-16  Information 
Block 106    Borough       
Lot 15             
Sixth Avenue            
(County Route 2)   (Proposed – improvements to existing site including 11 new parking spaces) 
     (Total Site Area – 1.38 acres) 
     (Impervious Area – 0.911 acres existing 
         + 0.076 acres proposed 
            0.987 acres total) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. The site plan shall be revised as follows: 

a. The proposed retaining wall shall be relocated entirely out of the county right-of-way. 

b. The ADA ramps shall be revised to conform to applicable standards. 

c. The proposed right-of-way widening should be noted as a dedication. 

d. Provide 15-foot radii for the driveway flares. 

e. The utility pole located between the two driveways shall be relocated beyond the proposed sidewalk. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Site Plan for             Final  
Cindy Lane Family Ventures, LLC Ocean   OSP9656  12-13-16  Approval 
Block 1.02    Township       
Lot 51.11            
Cindy Lane    (Proposed – new 48-unit multi-family residential    

        with 72 parking spaces) 
     (Total Site Area – 3.61 acres) 
     (Impervious Area – 1.173 acres new proposed) 

No County Planning Board Development Review Committee requirements pursuant to N.J.S.A. 40:27-6.6 et seq. 

Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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Site Plan for             Project 
55 West Front Street Partners  Red Bank  RBSP8489  12-19-16  Withdrawn 
Block 30    Borough        
Lot 10.01            
West Front Street            
(County Route 10)   (Proposed – 78,769 sq. ft. condominium building with 27 units) 
     (Total Site Area – 0.746 acres) 
     (Impervious Area – 0.67 acres existing 
          - 0.06 acres proposed 
            0.061 acres total) 
 

 The Monmouth County Development Review Committee is in receipt of correspondence from Joshua Hanrahan 
(Applicant’s Engineer), dated December 13, 2016, requesting withdrawal of the final approval issued for the above-
referenced application on September 10, 2007.  The Development Review Committee voted to rescind that prior 
approval. 

 The performance guarantee held by the County will be released to the applicant. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
Site Plan for             Request 
West Front Street Partners, LLC  Red Bank  RBSP8489A  12-19-16  Information 
Block 30    Borough       
Lot 10.01            
West Front Street            
(County Route 10)   (Proposed – 35-unit multi-family garden apartments  

        with 54 parking spaces) 
     (Total Site Area – 0.746 acres) 
     (Impervious Area – 0.646 acres new proposed) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. Provide a traffic analysis, with vehicle counts, that indicates prevailing traffic volume within this section of W. Front 

Street. 

2. Provide a turning template for a single unit truck for the proposed driveway along W. Front St.  The template shall 

indicate a traffic island that precludes vehicles from making left turns into the site. 

3. If the proposed driveway on W. Front St. is approved, the traffic island shall be designed to preclude vehicles from 

making a left turn into the site. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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Site Plan for             Conditional 
SBC Holdings, L.P.   Shrewsbury  SHSP9617  12-12-16  Approval 
Blocks 31 / 29    Borough        
Lots 1 & 3 / 18            
Shrewsbury Avenue            
(County Route 13)   (Proposed – new 88,230 sq. ft. Shop-Rite at existing shopping 

        center with 137 new parking spaces) 
     (Total Site Area – 34.12 acres) 
     (Impervious Area – 5.745 acres existing 
                     + 1.266 acres proposed 
                        7.011 acres total) 
Conditions: 
 

1. The sidewalk along Shrewsbury Avenue shall be relocated at least four feet from the curbline. 

2. Receipt of a deed of easement for the widening of the County Route 13 right-of-way to a distance of 40 feet from the 

centerline.  The only acceptable form for the deed can be found on the Division of Planning webpage at 

www.visitmonmouth.com.  The draft deed shall be forwarded to the Division of Planning for review and approval.  

Division of Planning staff will file the correctly executed deed with the Monmouth County Clerk. 

 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Jim Giannell,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

http://www.visitmonmouth.com/
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Site Plan for             Request 
Deborah Falco    Tinton Falls      TFSP6454A    12-21-16  Information 
Block 145    Borough       
Lots 10.03 & 11.01           
Shafto Road            
(County Route 547)   (Proposed – 22,500 sq. ft. addition for light industrial) 
     (Total Site Area – 5.95 acres) 
     (Impervious Area – 0.988 acres existing 
                     + 1.202 acres proposed 
            2.190 acres total) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated January 9, 2017. 

2. Address the following comments prepared by Vincent Cardone: 

a. A two-way center turn lane shall be provided along the site frontage to facilitate site ingress and egress, whereas 

the applicant proposes a left-turn lane.  Since there are RPMs along CR 547, milling and paving will be required 

so that there are no pavement repairs.  Appropriate signs and pavement markings shall be installed.  A mark-up 

of the site plan shall be provided to the applicant. 

b. An additional R3-2 sign shall be placed across Shafto Rd opposite the southerly site driveway. 

c. A R5-1 (Do Not Enter) sign shall be placed at the southerly site driveway.  The sign shall not be back-to-back 

with the R1-1 (Stop) sign. 

d. A note on Sheet 2 of the site plan suggests that a right-of-way dedication as previously provided for the site.  The 

applicant should verify whether this dedication was recorded with the County Clerk.  If the dedication was not 

executed, the applicant shall provide a right-of-way dedication along the entire site frontage to a half width of 40 

feet. 

e. A traffic impact statement outlining trip generation and class of vehicles using the site. 

f. Turning templates for the largest vehicle expected to use. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Site Plan for             Request 
Clean Living Technologies, Inc.  Wall   WSP9640  12-20-16  Information 
Block 917.01    Township  (also W1389)    
Lot 102.02            
Industrial Road    (Proposed – new 17,250 sq. ft. warehouse/office bldg.)   
     (Total Site Area – 1.36 acres) 
     (Impervious Area – 1.03 acres new proposed) 
 
The following items must be addressed prior to formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino Zabat, dated January 9, 2017. 

 
Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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               INCOMPLETE 
                

 
Site Plan for 
Boston Way Village, LLC  Asbury Park  APSP9674   12-22-16                 01-06-17 
Blocks 701/702    City 
Lots 1/1 
Memorial Drive 
(County Route 40A)   (Proposed – 104-unit low income housing) 
     (Total Site Area – 4.06 acres) 
     (Impervious Area – 2.7 acres existing 
         + 0.1 acres proposed 
            2.8 acres total) 
                
 
Site Plan for 
AGK Chevy, LLC    Freehold  FRTSP9676    12-29-16          01-03-17  
   c/o Lester Glenn Auto Group  Township 
Block 70.05     
Lot 14 
US Highway 9    (Proposed – demolish existing building and build new 25,731 sq. ft. 

        auto dealership with 144 parking spaces) 
     (Total Site Area – 2.14 acres) 
     (Impervious Area – 1.840 acres new proposed) 
                

 
Site Plan for 
M&M Realty Partners of Freehold, LLC Freehold  FRTSP9678     01-03-17                 01-03-17 
Block 80    Township  
Lot 3 
Elton-Adelphia Road 
(County Route 524) 
County Bridge F-58   (Proposed – New retail/commercial center totaling 40,923 sq. ft. 
              with 264 new parking spaces) 
     (Total Site Area – 14.62 acres) 
     (Impervious Area – 5.899 acres new proposed)  
                

 
Site Plan for 
Avinash Vashisht   Millstone  MSSP9673     12-21-16           01-06-17 
Block 59    Township 
Lot 11 
Trenton-Lakewood Rd/Monmouth Rd 
(County Routes 526 & 537)  (Proposed – new 14,443 sq. ft. retail center with 97 parking spaces) 
     (Total Site Area – 2.24 acres) 
     (Impervious Area – 0.585 acres existing 
         + 0.826 acres proposed 
            1.411 acres total) 
                

 


