




















S:\Shared1\Dev Rev\comments\2023\May 2023 Comment Report revised.doc 

 SUBDIVISIONS & SITE PLANS 

         May 22, 2023 

 

SUBDIVISIONS 

 

Minor subdivisions not located on a county road were reviewed by the Warren County 

Engineer’s Office and the Warren County Planning Department on the below listed dates. 

 

None 

 

Subdivisions previously approved with conditions were submitted and approved on below listed 

dates.   

 

None 

 

The following subdivisions were previously approved with conditions on or before November 28, 2022. 

Conditional approvals have now expired and the application is deemed disapproved pursuant to the 

Warren County Development Review Regulations since the conditions have not been met.   

 

None  

   

NON COUNTY ROAD (MAJORS) 

 

The Non County Road Major subdivision report was accepted on a motion by Mr. Urfer, 

seconded by Ms. Meuse.  Motion carried. 

 

23-003 

Manor House Homes  

Phillipsburg 

Block 2701, Lot 5.05 

Green Street & Parkwood Court 

 

Description:  A preliminary/final Non-County Road residential subdivision.  This is an ongoing 

subdivision in Phillipsburg on Green Street and Parkwood Court for Block 2701 Lots 5.05, 7, 8 

and 9.  This application is for lot line adjustment on these lots.  Lots 8 and 9 were merged and 

portion of lot 5.05 to be conveyed to lot 7. The site is in the R-75 residential zone. 

Approved with conditions: 

 

1. The existing masonry foundation located on Lot 5.05 shall be shown on the plan (similar to 

that on adjoining Lot 5.04). 

 

 

NON COUNTY ROAD (MINOR) 

 

None 
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COUNTY ROAD (MAJORS)  

 

None 

 

COUNTY ROAD (MINOR) 

 

None  

 

 

SITE PLANS 

 

Site plans previously approved with conditions were submitted and approved on the following 

dates. 

 

None 

 

The following site plans were previously approved with conditions on or before November 28, 2022.  

Conditional approvals have now expired and the application is deemed disapproved pursuant to the 

Warren County Development Review Regulations since the conditions have not been met.  This report 

was accepted on a motion by Mr. Urfer, seconded by Ms. Meuse.  Motion carried. 

 

21-041-SP                      Belvidere                Belvidere Urban Renewal, LLC 

 

 

 

NON COUNTY ROAD  

 

The Non County Road site plan report was accepted on a motion by Mr. Urfer, seconded by Mr. 

Smith.  Motion carried. 

 

22-026-SP 

PR Bridge I78 Phase II Owner Urban Renewal, LLC 

Phillipsburg 

Block 3401, Lot 1 

NJH Route 22 and Rand Blvd. 

 

Description: Non-county road site plan, Block 3401 Lot 1 in Phillipsburg, for two (2) 

logistics/assembly/office buildings totaling 1.7 million square feet as part of the I-78 Logistics Parks 

warehouse/distribution center. Access to the site is from non-County Roads, US 22 and Rand 

Boulevard. The site is in the Phillipsburg Commerce Park Redevelopment Zone. Building #1 is 

1,408,759 million square feet and Building #4 is 264,059 square feet. The site plan includes 759 new 

parking spaces and 71.64 acres of impervious surface. 

 

Approved with conditions: 
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1. A meeting shall be scheduled with the County to review the status and update on the signage 

plan on truck traffic routing provided to and reviewed by the New Jersey Department of 

Transportation to address concerns of the County. 

 

COMMENTS 

 

1. The applicant is hereby notified that Warren County will not accept responsibility for the dam 

structures or the review of subsequent inspection reports; the responsibility for these items 

must therefore be assumed by the Municipality(s) or the N.J.D.E.P. 

 

2. A copy of the NJDEP Bureau of Dam Safety permit for the dam structure (Retention Basin 

South) shall be provided to the County.  A copy of the Emergency Action Plan (EAP), if 

required by the NJDEP Bureau of Dam Safety, shall also be provided to the County. 

 

 

 

 

The Non County Road Site Plan report was accepted on a motion by Mr. Urfer, seconded by Ms. 

Meuse.  Motion carried. 

 

23-012-SP 

Moore Energy Group for Warren Asphalt/ 

H&K Group  

Greenwich 

Block 3, Lot 14 

Morris Avenue 

 

Description: Preliminary/Final Non-Residential NCR site plan on Block 3 Lot 14, located in 

Greenwich Township.  This site is on NJ Route 57.  This site is currently being used as quarry 

and asphalt plant.  This site is proposing a solar energy system, 407 KWDC/350 KWAC.  Total 

impervious surface is 267,458 Sq. Ft.  This is located in the B-1, neighborhood business zone. 

 

Approved with conditions: 

 

1. Provide survey by C. Douglas Cherry & Associates as referenced with the submitted 

Township application information.  

 

2. The references to right of way widths on County Route 637, North Main Street and Liberty 

Road shall note the documentation source. 

 

3. The stormwater management plan and maintenance responsibility for the subject property 

need to be unconditionally approved by the Township of Greenwich Land Use Board. 

Confirmation of the approval needs to be provided to the County. 
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COUNTY ROAD  

 

The County Road Site Plan report was accepted on a motion by Mr. Urfer, seconded by Mr. 

Smith.  Motion carried. 

 

22-031-SP a&b 

10 Brass Castle Road, LLC 
Washington Boro and Washington Twp. 

Block 2.05 Lot 7 and Block 23, Lot 12.01 

Brass Castle Road (CR 623) 

 

Description: County road site plan for a proposed residential rehabilitation facility on a 2.79 acre 

site located in Washington Borough and Washington Township. The project is located on a flag 

lot. The ‘flag’ is 2.45 acre lot located within Block 2.05, Lot 7 in Washington Borough. The 

‘stem’ is a 0.34 acre lot located within Block 23, Lot 12.01 in Washington Township. The site in 

located on County Route 623 (Brass Castle Road). Proposed access to the project from CR 623 is 

from an existing driveway in Washington Township. The proposed area of disturbance for the 

project is located in Washington Borough only. The proposed project will increase the floor area 

of an existing building by 7,833 square feet to a total floor area of 24,000 square feet.  The site 

currently has 48 parking space and the project proposes to reduce parking spaces to 40 spaces. 

The project will increase impervious surface by 1,014 square feet. The existing medical/office 

building on the site is located in the B-1 Highway Business District Zone.  

 

Disapproved for the following reasons: 

 

1. The proposed grading utilized for design on the site plans shall be consistent with the 

Drainage Area Maps within the Stormwater Management Report. A meeting to review the 

proposed drainage design shall be scheduled with the County. 

 

2. The shallow depth Manhole C-1 and its associated constructability shall be evaluated for 

installation of a trench drain similar to the adjoining QuickChek driveway to ensure capture 

of water before entering the County right of way.  

 

3. The existing “A” inlet to the south along the edge of the roadway pavement shall be 

modified to an “E” inlet to allow for the proposed 12” CPeP pipe connection from the 

driveway structure to be constructed.  

 

4. The existing “A” Inlet to the north should be utilized as a connection for the proposed 15” 

pipe and the existing 12” RCP connector pipe replaced with a 15” pipe to the “E” Inlet in 

the County roadway.  

 

5. Clarification shall be provided as to if the subsurface stormwater basin has been designed to 

have sufficient capacity for 150% of the 100 year storm. Provide the water surface 

elevation that will be seen within the subsurface stormwater basin.  
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6. The proposed Rip-Rap design calculations at the basin emergency spillway discharge shall 

be provided.  
 

7. The stormwater management report, as well as the permeability tests provided, confirm that 

the soils are well suited to support a groundwater recharge system on site. Given the 

possibility of sinkhole development due to carbonate rock formation, the groundwater 

recharge requirement should be mitigated elsewhere to satisfy the requirements.  

 

8. The stormwater management plan and maintenance responsibility for the subject property 

need to be unconditionally approved by the Washington Borough Land Use Board.  Written 

confirmation of the approval needs to be provided to the County. 

 

COMMENTS 

 

1. A Highway Access and Construction Permit will be required from the Warren County 

Engineer’s Office for any work within the County Route #623 right of way. 

 

2.  A Highway Access and Construction Permit(s) will be required from the Warren County 

Engineer’s Office for any utility work within the County Route #623 right of way by the 

respective utilities. Any revisions to the utilities shown on the plans will need to be resubmitted 

to the Planning Department for review and approval prior to permitting. 

 

 

 

The County Road Site Plan report was accepted on a motion by Mr. Smith, seconded by Mr. 

Urfer.  Motion carried. 

 

22-007-SP 

Larken Associates, LLC 

Pohatcong 

Block 93, Lot 5.04 

High Street (CR 642) 

 

Description: Preliminary/Final site plan in Pohatcong, Block 93 Lot 5.04 located on High Street 

CR 642.  This is a residential site plan multi-family housing.  Lot 5.04 is 8.87 acres.  The project 

is proposing to construct 120 multifamily apartment units.   This is located in the AH- 

Affordable Housing District. 

 

Disapproved for the following reasons: 

 

1. The existing physical centerline of the roadway shall be clearly shown and labeled. 

Dimension the right of way line from the centerline on all plan sheets. 
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2. The trip generation provided indicates both proposed driveways to be major driveways. 

County road widening shall be provided in accordance with County standard detail T6. The 

road improvement plans shall be at a scale of 1”=20’ or 1”=30’ in accordance with County 

standards and the entire length of widening shown. Label the centerline of the roadway and 

dimension the proposed edge of pavement 22 feet from the centerline. Dimension the 200 

feet widening length and fifty feet transition length. 

 

3. The Soil Erosion and Sediment Control Plan shall be updated once the proposed County road 

pavement widening is revised to meet County standards. 

 

4. For the “County Road Widening Pavement Detail” on Sheet 24, the base course and surface 

course shall be noted to be minimum thicknesses (match existing) and all thicknesses shall be 

noted to be compacted thicknesses. 

 

5. The following shall be addressed for the cross-sections in the vicinity of the proposed County 

road widening: 

a. The cross sections shall be revised to show pavement widening on both sides of the 

roadway in accordance with County standards. 

b. For the cross section at Stations 0+50, 7+50 and 8+00, the slope of the existing 

pavement is not consistent with the elevations and width provided. 

c. The label for the cross section at Station 2+00 shall be corrected. 

d. For the cross section at Stations 2+50 and 3+00, the slope of the proposed widening is 

not consistent with the elevations and width provided. 

e. For the cross section at Station 4+00 through 7+00 and at Station 8+00, provide the 

dimension and slope between the sidewalk and curb and verify that the slope is not 

excessive. 

 

6. Once design plans are completely finalized, the Township will need to execute an Agreement 

with the County in which the Township assumes responsibility for the ownership and 

maintenance of the sidewalk, ADA ramps and crosswalks within the County right of way. 

 

7. The proposed sight triangles shall be 30’ x 100’ measured along the road right of way lines in 

accordance with County standard detail T6. The details “Sight Triangle Easement West 

Entrance Detail” and “Sight Triangle Easement East Entrance Detail” and all applicable plan 

views shall be revised accordingly. 
 

8. The County’s standard sight triangle easement form is to be used for the 30’ x 100’ sight 

triangles.  An 8 ½” x 14” copy of the plan showing the dedications shall be attached to the 

deed.  A copy of the draft deed needs to be submitted to the County Engineer’s Office for 

approval prior to recording.  The deed is to be recorded and returned to the Warren County 

Planning Department prior to approval.   

 

9. Label the pavement radii at both proposed driveways. 
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10. Sightlines for both proposed major driveways shall be shown on a 20 or 30 scale plan. The 

major driveway classifications shall be noted on the plan. Sight line profiles shall be 

provided in accordance with County standards. 

 

11. The previous response letter indicates that the testing done found the soils on site to be HSG 

D. The on-site soil reclassification shall be mentioned in the report along with an explanation 

on why the soils are being reclassified. Test results confirming the reclassification of soils 

shall be provided as well.   

 

12. The Tc calculations determined in the stormwater report for the existing conditions shall be 

reviewed to ensure all inputs are correct. There are discrepancies with the flow lengths, 

manning’s roughness coefficients, velocities, etc. that affect final Tc calculations. The direct 

entry Tc values for the existing condition hydrographs are not consistent to the values that 

have been calculated in the appendix.  

 

13. The 100 year proposed runoff value has been input incorrectly in the table on page 6 of the 

introduction. The 100 year proposed runoff was calculated to be 27.2 cfs per the Stormwater 

Management Report and shall be revised accordingly. 

 

14. The outlet pipe between Outlet Control Structure 33 and Headwall 34 are inconsistent 

between the plans and report. All plan sheets, details, and calculations applicable shall be 

revised accordingly.  

 

15. The FES Rip Rap Design shall be recalculated as the inputs used in the formulas do not 

match the results calculated for the final design. When recalculating, note that Q and q are 

different values where Q represents discharge and q represents discharge per unit width. 

Refer to page 12-2 of the NJ SESC Manual.  

 

16. Dimensions for the underground basin shall be clearly shown on the plan where applicable. 

The height of the underground basin from bottom of stone to top of stone shall be provided. 

If the dimension varies then it shall be noted on the underground basin detail as such.  

 

17. The underground basin storage capacity calculations are inconsistent for different storm 

event hydrographs in the reports appendix. The 2, 10, and 100 year proposed conditions 

take into account that the 24” pipe storage volume takes away from the stone storage 

volume (18241 cf). The 2 and 10 year stability hydrographs do not account for the piping 

storage volume (21069 cf). The total underground storage capacity calculations shall be 

consistent throughout the report.  

 

18. The underground basin storage calculations in the stormwater management report shows the 

invert elevation for the bottom of the basin and the 24” HDPE to be equal at 352.37’. The 

underground basin detail calls for 6” of cover between the bottom of the basin and the 

bottom of the 24” HDPE. Clarification shall be provided on what design will be utilized and 
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the proper revision shall be made where applicable. Please note that underdrains will be 

required if 6” of cover is necessary between the basin bottom and HDPE pipes to allow for 

any stormwater that travels to the bottom of the basin to be discharged towards Outlet 

Structure.  

 

19. It is unclear how the underground basin will discharge to MH 26 and further downstream to 

OCS 27. A detail drawing similar to that of the Surface Detention Basin Section shall be 

included to provide clarity as to how the underground detention system operates. 

 

20. The aboveground bioretention basin shall have sufficient storage to hold the WQDS runoff 

volume without overflow. The maximum depth of runoff for the WQDS in a bioretention 

system is 12” and on line systems shall set the lowest quantity control outlet at the water 

surface elevation of the WQDS. The basin shall be revised to meet the standard of the 

NJDEP BMP Manual.  

 

21. The length of the emergency spillway is 30 feet on the plans and 40 feet in the Stormwater 

Management Report. Coordination between the two is needed and the information revised 

accordingly. 

 

22. The stormwater management plan and maintenance responsibility for the subject property 

need to be unconditionally approved by the Township of Pohatcong Land Use Board. 

Confirmation of the approval needs to be provided to the County. 

 

23. The percentage of the trip distribution assigned to County Route #641 (20%) which is not 

corroborated by the provided Existing 2022 weekday AM & PM peak hour traffic volumes. 

The percentages shall be adjusted accordingly and the LOS calculations run for the 

intersection of County Route #642 (High Street) and County Route #519 (3rd Street). 

 

24. The submitted Traffic Impact Study for Larken Living at Pohatcong, Pohatcong Township, 

NJ prepared by McDonough & Rea Associates, Inc. dated January 24, 2023, last revised 

April 12, 2023 was reviewed. The enclosed May 18, 2023 review letter by WSP, the County 

traffic engineering consultant, shall be satisfactorily addressed. 

 

 

COMMENTS 
 

1. A Highway Access and Construction Permit will be required from the Warren County 

Engineers Office for any improvements within the County Route #642 right of way. 

 

2. A Highway Access and Construction Permit will be required from the Warren County 

Engineers Office for any utility work within the County Route #642 right of way. 

 

3. The detention basin berm may be considered a Class IV Dam under New Jersey Dam Safety 

Standards.  The applicant is hereby notified that Warren County will not accept responsibility 

for the dam structure or the review of subsequent inspection reports; the responsibility for these 

items must, therefore be assumed by the Municipality or the N.J.D.E.P. 
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The County Road Site Plan report was accepted on a motion by Mr. Urfer, seconded by Mr. 

Smith.  Motion carried. 

 

21-009-SP 

Hopatcong DD, LLC 

Blairstown 

Block 703, Lots 1 & 2 

Buchanan Road (CR 674) and Route 94 

 

Description: County road preliminary/final site plan to construct a new Dunkin Donuts 

coffee/donut shop with drive thru on a 1.6 acre site located at Block 703, Lots 1 and 2 in 

Blairstown Township. The site is located on County Route #674 (Buchanan Road) and NJSH 94. 

Existing access to the site will be replaced with proposed access from a new driveway on NJSH 

94 and a new driveway on CR#674. The proposed project would include a one-floor building 

containing 2,502 square feet of commercial space, 18 new vehicular parking spaces, access 

drives, and stormwater management facilities. The project will include approximately 24,360 

square feet of new impervious surface.  The present use of the site is commercial/residential and 

existing structures will be removed to construct the project. The site is located in the HC 

(highway Commercial) Zone District.  

 

Disapproved for the following reasons: 

 

1. The draft deed for the sight triangle easement at the driveway access to County Route #674 

was reviewed and is acceptable. The complete deed document is to be recorded at the office 

of the Warren County Clerk by the applicant and returned to the Warren County Planning 

Department prior to approval. 

 

2. Since it was indicated improvements at the intersection of County Route #674 and Route #94 

for realignment as noted by the Township are not to be installed, a fair share pro-rata 

contribution will be considered. 

 

3. The draft deed for the right-of-way dedication for County Route #674 was reviewed and is 

acceptable. The complete deed document is to be recorded at the office of the Warren County 

Clerk by the applicant and returned to the Warren County Planning Department prior to 

approval. 

 

4. The draft deed for the sight triangle easement along State Route #94 at the intersection with 

County Route #674 was reviewed and is acceptable. The complete deed document is to be 

recorded at the office of the Warren County Clerk by the applicant and returned to the 

Warren County Planning Department prior to approval. 
 

5. In accordance with the County Development Review Regulations, Section 5.10.f. , a pro-rata 

fair share contribution towards the cost of improvement to the road segment of County Route 

#674 (Buchanan Road) shall be made pursuant to the formula therein. The calculation and 

resulting contribution amount shall be submitted to the County prior to final approval. 
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6. The stormwater management for the development needs to be unconditionally approved by 

the Township of Blairstown Land Use Board.  Written confirmation of the approval by the 

Township needs to be provided to the County. 
 

7. The final version of the Operation and Maintenance Manual for Stormwater Management 

Facilities once approved by the Township shall be provided to the County referencing the 

latest plan revision date in Part II, Item e. 

 

8. A copy of the NJDOT permit, once issued, indicating approval by the NJDOT for the outlet 

structure discharge system connecting to the Route 94 drainage system to complete the 

proposed design shall be provided. 

 

COMMENTS 

 

1. The sewerage disposal design and well abandonment must be approved by the Warren 

County Health Department. 

 

2. A permit from the Warren County Shade Tree Commission will be needed for the removal 

of any trees that are 8" or greater in diameter, within the County right-of-way. 

 

3. A copy of the access permit and drainage permit from the New Jersey Department of 

Transportation for the proposed improvements within the Route #94 right of way shall be 

provided. 

 

4. A Highway Access and Construction Permit will be required from the Warren County 

Engineer’s Office for any work within the County Route #674 right of way. 

 

5. The detention basin berm may be considered a Class IV Dam under New Jersey Dam Safety 

Standards.  The applicant is hereby notified that Warren County will not accept 

responsibility for the dam structure or the review of subsequent inspection reports; the 

responsibility for these items must, therefore be assumed by the Municipality or the 

N.J.D.E.P. 

 

 

 

EXEMPT  

 

Noted and Accepted. 

 

23-011-SP  Hackettstown   ST FRA Stiger, LLC  04/19/23 

 

23-013-SP  Phillipsburg   R Amos Real Estate, LLC 05/08/23 
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TIME EXTENSIONS 

 

A time extension of 60 days was approved by the Warren County Planning Board for file number 

21-034-SP on a motion by Mr. Urfer, seconded by Ms. Meuse.   

 

21-034-SP  Pohatcong  Paul Matinho/NJ Battery Energy Storage Project 

 

Description: County Road Site plan located on CR # 519 in Pohatcong Township. The applicant 

is proposing a Battery Storage Facility on Block 105 Lot 1.  This is an abandon industrial site.  

The battery storage, to store electricity.  The site plan has 5,135 square feet of impervious 

surface.  The site is located in the Industrial Zone. 

 

 

 

 

 

 

 

 

 

 

 

 

TN/ 

 

Proofread____RPC 
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