
City of Lambertville 
Planning Board 

Regular Meeting Minutes 
Wednesday , July 10, 2019 

The meeting was called to order by Board Chairman, Paul Kuhl, at 7:00 p.m. with a statement of 
comp liance with the Open Public Meetings Act. 

Roll Ca ll 

Mrs. Lawton ca lled the roll as fo llows: 

Present: 

Absent: 

Also, in attendance: 

John Miller , Filomena Hengst, Michelle Komie, Sarah Gold , Counc il 
President Asaro , Paul Kuhl and Mayor Fahl. Kevin Romano arrived at 
7:05 pm and Gina Fischetti arr ived at 7:07 pm. 

Lester Myers. 

Attorney Timothy Korzun, Board Engineer Robert Clerico and Board 
Planner Emily Go ldman were present at the meeting. 

APPROVAL OF MINUTES - June S, 2019 

Counci l President Asaro made a motion to approve the June 5, 2019 meeting minutes , with minor 
changes. Sarah Go ld seconded the motion. A unanimou s roll call vote in favor of the motion was 
taken by all members present. Mayor Fahl was abstained from vot ing. MOTION CARRIED. 

RESOLUTION - Minor Subdivision and Site Plan Approval 
14 Lambert Lane 
Block I 034 Lot 5 

Mr. Korzun circulated a draft copy of the resolution to the Board members and its Professionals. 
There were severa l comments from John Miller that were addres sed in the revised copy. 
However , Ms. Go ldman also had comme nts and revisions that should be addressed in the 
resolution. A revised copy will be sent out for signatures. 

John Miller made a motion to approve the reso lution, with suggested change s. Sarah Gold 
seco nded the motion. A unanim ous roll ca ll vote in favor of the motion as taken by all members 
present. Filomena Hengst and Mayor Fahl were abstained from voting. MOTION CARRIED. 

RESOLUTION - TIME EXTENSION 
10-12 McCready's Alley 
Block l 076 Lot 4, 4.0 I and 5 
Funk n' Junk 

Christopher Costa , the applicant 's attorney, was present at the meeting reque sting a time 
extension of 90 days be approved so that the deeds can be filed. 

Mayor Fahl made a motion to grant the 90-day extension. John Miller seconded the motion. A 
unanimou s roll ca ll vote in favor of the motion was taken by all member s present. Kevin 
Romano was abstained from voting. MOT ION CARRIE D. 
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FINAL SITE PLAN APPROVAL 
JMG Builders 
Church and North Franklin Street 
Block 1076 Lot 14 

In attendance at the meeting was the attorney, Alan Lowcher and the proposed buyer Chris 
Habig, along with Eric Rupnarain, the applicants engineer. Both Mr. Habig and Rupnarain were 
sworn in as witnesses. 

Mr. Lowcher addressed Mr. Clerico's letter dated July 6, 2018 and Mr. Goldman's letter dated 
July 7, 2019. He stated that the applicant is requesting that they be permitted to submit the deeds 
prior to the issuance of the certificate of occupancy. He also stated that the maps were recorded 
last summer. 

The architect plans that were submitted with the original application will be remain the same, 
with the foot print in the same location, as approved. 

Ms. Goldman stated that is appears that there were several waivers that were discussed but never 
actually granted. Mr. Korzun stated that although the 20 IO resolution does not list the waiver, the 
resolution done in 2015 addresses them. 

Mr. Habig confirmed that the material that is to be used on the lower level of the units will be 
continuance on all four sides. 

The Board agreed that this application can be ratified and deemed diminimus. No further 
exceptions or relief is required. 

Mr. Lowcher advised the Board that the applicant will comply with the review letters from the 
Board Professionals. 

John Miller made a motion to grant the Final Site Plan approval. Mayor Fahl seconded the 
motion. A unanimous roll call vote in favor of the motion was taken by all members present. 
MOTION CARRIED. 

COMPLETENESS - Site Plan Wavier and Sign Variance 
239 North Union Street 
Block I 005 Lot 17 .0 I 
Basil Bandwagon 

An application submitted by Basil Bandwagon Inc., was reviewed at the DRCC meeting. In 
attendance at that meeting were Robert Clerico, Emily Goldman and the Board Secretary Crystal 
Lawton. 

Originally, this was submitted for the Zoning Board of Adjustments consideration. However, 
after reviewing the application, it became apparent that the application also required a Site Plan 
Waiver, along with the Sign Variance. Therefore, the Planning Board has jurisdiction to hear this 
application. 

A letter was issued to the applicant advising them of the Site Plan Waiver, with a list of items that 
were needed in order to deem the application complete at the next meeting. Mr. Clerico and Ms. 
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Goldman were satisfied that all items had been addressed and recommended the Board deem the 
application complete. 

Filomena Hengst made a motion to deem the application complete and continue with the public 
hearing. Sarah Gold seconded the motion. A unanimous roll call vote in favor of the motion was 
taken by all members present. MOTION CARRIED. 

PUBLIC HEARING - Site Plan Wavier and Sign Variance 
239 No1th Union Street 
Block 1005 Lot 17.01 
Basil Bandwagon 

Mr. Korzun advised the Board that the public notices that were sent to the sun-ounding neighbors 
within 200' were satisfactory and that the board may continue with the public hearing. 

The following exhibits were marked into the record ; A-1- Application, A-2 Public Notices , A-3 
DEP letter. 

Larry Wohl, the applicant's attorney was present at the meeting. Also , in attendance and swo rn 
in as witnesses were Michael Bums , the applicant's planner, Sue Haase and Ralph Celebre, the 
owners of Basil Bandwagon. 

Mr. Bums prepared a slide-show presentation showing the building with the previou s and current 
occupants sign locations and site improvements. 

There is an existing projecting sign with a bracket on the building that they intend to utilize. It 
should be noted that this sign in pa1ticular does not extend over the sidewalk, but rather over an 
existing flower bed. A variance may not be required for this sign; however , the applicant is 
seeking to include this in their requests. 

The applicant is proposing a total of five signs and is requesting four variances, I) Projecting 
Sign Elevation , 2) Projecting Sign, 3) Number of fa9ade signs , 4) Area of the fa9ade signs. There 
will be a fa9ade sign, a projecting sign, one over the entrance doors and two located directl y on 
the entrance doors. 

John Miller made a motion to grant the sign variances, as submitted. Mayor Fahl seconded the 
motion. A unanimous roll call vote in favor of the motion was taken by all members present. 
MOTION CARRIED. 

A Site Plan Waiver was also reque sted for the relocation of the existing loading zone and the new 
location of the HV AC system. 

The proposed loading zone is sixteen feet, two inches whereas, the prior one was twenty on feet, 
five inches. The applicant noted that there will be no parking space s eliminated with the new 
locat ion. 

The HV AC system that was previously there has been removed and the new location will comply 
with the City's requirement of twenty-five feet from the street line. 
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A resident from the public stated that the previous tenant had deliveries that would come in the 
early morning and would create a noise nuisance and he was concerned that this would continue 
with the new occupant. Mr. Celebre assured him that the pattern of deliveries would occur during 
regular hours and if there is a problem at any time, he will address it immediately. 

Mayor Fahl made a motion to grant the Site Plan Waiver, with the condition that all flood 
materials are incorporated into the project. Council President Beth Asaro seconded the motion. 
A unanimous roll call vote in favor of the motion was taken by all members present. MOTION 
CARRIED. 

PUBLIC COMMENT 
None. 

GENERAL BOARD BUSINESS 

John Miller addressed the Board regarding the project approved at 42 York Street for the carriage 
house. He stated that the carriage house that was originally approved by the Board had been 
demolished completely. 

Mr. Miller strongly disagreed with how the applicant went about this without contacting the 
Board for their consideration. 

A discussion ensued regarding how this information came about and it was decided that a letter 
would be drafted and submitted to the Construction Office on the action that should be taken. 

PAYMENT OF BILLS 

John Miller made a motion to pay bills, so long as funding was available. Council President Beth 
Asaro seconded the motion. A unanimous voice vote in favor of the motion was taken by all 
members present. MOTION CARRIED. 

ADJOURNMENT 

Council President Asaro made a motion to adjourn the meeting at 9:05 pm. John Miller seconded 
the motion. A unanimous voice vote was taken in favor of the motion by all members present. 
MOTIO CARRIED. 

Respectfully submitted, 

/~1~ 
Paul Kuhl 
Chairman 

Crystal Lawton 
Administrative Officer 
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City of Lambert\, i}le 
18 York Street 
Lambertville, '.',; e<w Jersey 085 30 

Attention: 

Reference: 

Crystal Lawton, Planning Board Secretary lconstruction'@lambertvillenj.org) 

Jason Greenwald (previously Genadi Zatuzhni) - Subdi vision/S ite Plan 
Block 1076, Lot 14 
City of Lambertville, Hunte rdon County, New Jersey 
Completeness /Technical Review - Report #2 

Dear Crystal: 

We are in receipt of the letter dated March 19th from Goldenbaum Bail! Engineering , [nc. and the 
follow ing attachments in connecti on with the above referenced application. 

o A revised plan set tit led --Major Subdi v ision and Site Plan for Jason Greenwald'' , 
prepared by Goldenbaum Bail I Associates dated last revisedand revised as 
follows: 

Sheet Dated Last Revised 
1 8/14/09 12/31/ 14 
2 8/14/09 12/3 1/14 
3 8/ 14/09 03/17/ 15 
4 9/15 / 10 03/ 17/15 
5 8/14/09 03/17 / 15 
6 8/14/09 03/17 / 15 
7 2/05/ 10 12/31/14 
8 9/15 / 10 12/31/ 14 

o An Operatio ns and Main tenance Manual for Poro us Pavemen t prepar ed by Eric 
Rupnarain , dated Januar y I, 2015 and last rev ised March 19, 2015 

o Certification letter from Hun terdon County Soil Conservation District dated 
01ovember 10, 2014. 

o Final Subdi vis ion Plan dated August 11, 201-l-, last revised March 17, 2015. 
o Metes and Bounds for .. Descr iption Drainage and Access Easement". dated 

March 17, 2015. 
'.) .Vletes and Bounds for --Descripti on Sigh~ Easements", dated Mar~h 17, 20 ! 5. 
o Metes and Bounds for .. Proposed Block 1076, Lot 14 ... da ted March 18, 2015. 
o Metes and Bounds for ··Propose d Block I 076, Lot 1-l-.0 I", da ted Mar ch 18, 2015. 
o Metes and Bounds for "P roposed Block 1076, Lot 14.02". dated Mar ch 18, 2015. 

P:easa ".eel•, .,..o, 
WESTERN NJ OFFICE • 1128 Route 31 • Lebanon NJ 08833 • 908.735 .9500 • Fax: 908.735.6 364 

w:t.~ '.Jc.~e' )Fc:s !,.., • 
Hamilton NJ • Hillsborough NJ • Phillipsburg NJ • Freehold NJ • Parsippany NJ • Doylestown PA • Bethlehem PA • 
Wyomissing PA • Newark DE • Salisbury MD 
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Jason Greem"ald - Final Major Subdi"is1on Rpt. ;=2 
Block I 076. Lot 1-i 
Cit: of Lambertville. Hunterdon Count). :,./e" Jern:} 
Comp!et~ne-,; Technical Re"ie"" 

P..1g~ 2 

Preliminan, Site Plan 
We ha" e reviewed the abo" e re\-ised document.::, as they relate to the outstandin g comments in 
our Pre liminary Site Plan-Resolution Confonna nce Report ;=2. dated Februar y 27.2 015 and find 
that the plan and document requirements of the Resoluti on of Appr oval for the Preliminary Site 
Plan have been met. 

Final Subdiv ision Technical Review 
We have reviewed the above revised documen ts as related to our initial tech nical comments in 
our Final Subd ivision Technical review also dated February 27, 2015. We have updated our 
previous technical commen ts here as follows: 

I. The first course of the drainage easement description shou ld read Southwest. not 
Southeast. 
This comment has been addressed. 

2. The third course, both on the plan and in the description sho uld be revised. As depicted it 
is not parallel w ith the property line (first course) and therefore should not be of the same 
bearing. 
This comment has been addressed. 

3. The applicant sho uld also provide descriptions of the indi vidual lots for review . 
These descriptions have been submitted for each of the three proposed lots. 

-+. The reference to the Site plan s should be updated in I ote #2 to the most current plan 
dates. 
This comment has been addressed . 

5. The pervious pavement BMP's will be required to have a BMP Maintenance easeme nt 
for each lot. These easements shoul d be shown on the Final Major Subdivi sion Plan and 
easement descriptions also provided for review . 
The BMP easements are shown on the subdivision plan and BMP easement s 
included in each lot deed description . This comment has been addressed. 

6. The applicant will also be required to provide cross-access easements. 
The easements at the rear of the properties will be both an access and drainage 
easement and are included in each lot deed description. This comment has been 
addressed. 

7. During our initial completeness review, reference was made to the need for an updated 
Soil Conservation District Certifi cation. The applicant needs to obtain an upda ted 
certification and submi t. 
The applicant has provide d an updated SCD certificat ion, therefore this comment is 
address ed. 

Subsequent to the receipt of the above material we also received a copy of a letter from JCP&L 
dated January 16. 20 l 5 indicating a willing ness to pro\ ide electric servi ce to the subjec t 
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la.son Greem\'.l1d - Fin.1I :Vlajor Subdi\ 1sion Rpt. :.2 
Blot:k 1076. Lor 1-t 
Cit) o·· Lambem ille. Hunterdon Count). 'i<!\\ km :> 
Completeness, Technical Re\ ie\~ 

P1g~ 3 

Van Cleef 
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pr.)perties It is also m:r understanding that the :1.pplican: has received connection permits from 
the LMCA :ind ½ill present them at the hearing tonight. 

I ½ill be in attendance at the hearing this ..,vening to hear testimony on behalf of thi:; application, 
and ""ill advise the board accordingly. If the Board is inclined to take action on this application. 
I suggest that any approval be subject to outside agency and utility approvals as appropriate. 

It is my understanding that the applicant ha:; not submitted a Final Site Plan application at this 
time. 

Very truly yours, 

/l,ta.111~ 
Peter G. McCabe, P.E. for 
Robert J. Clerico, P.E. ,Board Engineer 

R 50-i0 191 FmalSubd1vis1on-Rpl#2 15040 l doc 
cc: Board Members (via e-mail) 

William Shurts, Esq. (via e-mail fcslegal'@netcarrier.com) 
Emily Goldman. P .P. email (egoldman ftv annoteharvey.com) 
Eric Rupnarain. P.E. (via e-mail ebr g gbamail.com) 
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Fr::>m: 

Re: 

Date: 

1.0 

City of Lambertville Plann ing ~oard O ~ ~ \ 

Emi'y Goldman. PP.AICP ~ J1.i(IJ,.<J 

Church Street Three , LLC 

Final Site Plan 

3 r N. Franklin Street 
Block ro76, Lot 14 
CBD. Central Business District 

July 7, 2or9 

PROJECT & SITE DESCRIPTION 

MEMORAN DUM 

r.1 The applicant is seeking final site plan approval for Block ro76, Lot r4 in the CBD 
Central Business District to construct three (3) townho use dwelling s. 

1.2 The owner obtained preliminary site plan approval and preliminary major 
subdivision approval with variances, design exceptions, and a Residential Site 
Improvement Stand ards (RSIS) de minimis exception by Resolution 09 -2010. 

r.3 The owner also obtained final subdivision approval pursu ant to Resolution 0 6-
20 15. 

1.4 The site is currently improved with a stone parking area . 

2.0 

2 .I 

2.2 

CBD ZONE REQUIREMENTS. 

Principal Use. The application is in compliance. §406.r identifies a num ber of 
principal uses permitted within the CB D. including but not limited to, townhouse 
dwellings. The applican t is proposing Ll-iree (3) townhouse dwelling units. 

Area, Yard, Height and Coverage Requirements. The applicati on does not com ply 
with the fron t build to line. Resolu::ion 09- 20 ro approved variance relief for tJ1e 
rear ;;etbacks on proposed lots r4 and r4.or. 
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Table 1: §4o6-4 CBD Area, Yard, Height and Coverage Requirements 

Required Lot14 Lot 14.01 Lot 14.02 

Approved Proposed Approved Proposed Approved Proposed 

I M ~ lo: s;z:e 1,000 s'. 1.2.11 ;f. I 1.24 1 sf 1.120 sf 1.120 sf. 1,185 sf. •,185 sf. 

I N'in lo: f-on:age ' '1 f!. 25.73 f:. 25 73 ":. 22.0 2 f:. 22.0 2 -:. 22.70 f: 22 70 f!. 

I Front Build to Line (1) oft. 5.0 ft. 5,4ft. 5.0ft. 6.4ft, unknown 0.7ft. 

I Min, Rear Yard (2) 10ft. 5.0 ft. 5.0ft. 5,3ft. 5,3ft. N/A N/ A 

Min . 51:le Yard 0 ft. 2.6 ft. 0 ft. 0 ft. 

Max. Height 40 f!. 31.83 ft. 3,1.8 ft 31.83 ft. 34.8 't 31.83 ft. 34.8 ft. 

Max. Building Coverage 80% unknown 57% unknow n 63% unknown 60% 

Notes· 

(1) - The front wall of a building shall be located on the front property line, unless modifie d by i602 . 

(2) - Minimum rear tard shall be 10 feet, excepting corn ing lots 

~ - Variance relief previously granted pursuant to Resolution 09 -20 10 

2.3 Front Build to line . Variance relief is required. §406.4A.3 states that "the.front wall 
of a building shall be located on the front property line, unless modified by /602." 
Resolution 09 -20 10 , paragraph r8 , indicates that the owners engineer established 
the minimum building front setback line from the five (5) foot right-of-way line 
requi red to be dedicated pursuant to §6or.4 of the subdivision ordinance. 
However, the curr ent application indicates the proposed front build lines to 
Church Street for proposed lots 14 and r4.o r are 5.4 feet and 6 -4 feet respectively . 
Resolution 09 -2010 does not indica te what the appro ved front build to line for 
proposed lot 14.02 along . Franklin Street nor if variance relief was granted. The 
applicant is proposing a front build to line along N. Franklin Stree t of 0.7 feet. 
Variance relief for all three (3) townho use dwellings for front build to line that was 
not previously granted as part of Resolution 09-2010. 

2.4 Rear Yard Setback. The application is consistent with the prior variance relief granted. 
;406 .4A.4 states "the minimum rear yard shall be 10 feet, excepting corner lots.· The 

applicant is maint aining the previously approved rear yard setbacks on proposed 
lots r4 and 14.or as 5 feet and 5.3 feet. respectively. Proposed lot r4-02 is a come r 
lot and therefore does not have a rear yard . 

2..5 Building Separation. Additional information is required. §40 6 -4A.6 states "the 
minimum separation. distance between buildings shall be governed by the fire separation. 
distance requirements in tht currently adopted Building Code as amended by the 
Uniform Construction Code in N.J.A.C. 5:23-1 et seq." Pursuant to Resoluti on 09 -

July 7, 2019 / Page 2 of 8 

Variance 

No 

N::, 

Yes 

Yes* 

No 

No 

No 
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2oro. the Board prev10us!y gran:ed variance relief for all t..1.-iree uni!:s per:ain ing ta 
bui:ding se?ara:1.0n smce a'.l th::-ee (3) units· sout.li. facades are closer than ten (ro) 
fee ~o :.lie a:i1oinmg building "'i':.h windows. Subsequen!: ~o the owner 00taining 
preliminary site plan and subdivision approval. the neighbor to the west 
consrructed an adruj on to t..li.e1:: dwe!ling. The a?plican!: should pr:)vide :estimony 
as to the proposed distance between t.1.-ie dwelling on proposed lot r4 and the 
addition of the neighboring dwelling unit on lot r. 

2.6 Principal Building Height. The application is in compliance. ~40 6-4A.7. the 
maximum building height is 40 feet. Pursu ant to Resolution O9-2oro, the 
Planning Board previously approved a building height of 3r' ro" to the top of the 
cornice. The Architectural Plans indicate the building has a height of 3r' ro" to 
the parapet and an additional 3' to the cornice for a maximum height of 34.8 feet. 
The applicant complies with the CB D District requirements for maximum height. 

2.7 Landscape Elements . I recommend the applicant work with my office to identify 
appropriate native plant materials . §406.6 .B.8 states landscape elements such as 
individual trees and tree masses, walls, fencing, and other materials should be 
compatible with the existing views from the street. The applicant is proposing 
Siberian Crabapple, Hino Crimson Azalea. and "Anthony Waterer" Spirea; none 
of which are native plant species. This office recommends the proposed plant 
material be replaced with native species. 

3.0 LAMBERTVILLE DESIGN GUIDELINES 

Upon review of the Resolution O9-2oro. it does not appear that any of the 
exceptions from t.11.e City's Design Guidelines were granted as part of the 
preliminary subdivision and site plan application. Provided here is a description 
of the Design Guideline standards th.a: the applicant either is in com?liance with 
or requires exceptions from. 

3.1 Exposed foundations. Additional infomiation is required. §5.r.r.c. expo,ed 
foimdacions should be covered with exterior building materials, such as clapboard, 
stucco, brick or stone. Concrete blocks should not be exposed. Exposed foundations 
are prevalent on all of the facades. The applicant should confirm that the modular 
brid< in running bond will be along all four (4) facades of the building. 

3.2 Materials. An exception is required. Section p.r.f indicates "natural building 
mattrials should be used in ~u constru1,iion to the greatest extent possible. This inchides 

July 7, 2019 / Page J of 8 
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clapboard, brick. smooth stucco and stone." The applicant is proposing exposed 
::ernent fiber by hardie (hardie board) or eq!la.! siding, azek trim, fa,,cia. wood 
posts, wi ndows and cornice ?anel wi:h a raised inset. The a?plican~ is also 
?roposing modular brick in running bond along th.e foundations . 

3.3 Buildings on Corner Lots. An exception is required. ~5.r.rh requires buildings on 
comer lots to have frontages on two public streets. Both facades on proposed lot 
r4 .02 should be designed as the front of a building, although only one front door 
i;; necessary. The applicant has designed the townhouse uni t on proposed lot 
r4.02 with only one front fai;ade despite it having frontage along two public 
streets. 

3.4 

3.5 

3.6 

3.8 

Front Door Entrances. The application is in compliance. §5.1.3.a the front door 
entrances to all buildings shall be highly visible and inviting. The use of pediments, 
trim, glazing and porches are encouraged to emphasize the front entry. The front 
entrances are highly visible from Church Street and centered on the porch. 

Windows. The application is in compliance . §5.1.3.b all windows shall be framed 
with trim, lintels and sills. The width and materials of the trim will vary according to 
the architectural style and the exterior building materials. The windows are 
consistent on all elevations of the building . 

Sidewalks. The application is in compliance . §5-3-r.a gaps in the City's sidewalk 
network should be filled as the opportunities arise for adequate circulation. Sidewalks 
currently exist along N. Franklin Street and Church Street. The applicant is 
proposing to reconstruct the existing sidewalks. 

Driveways. A design exception is required. §5.3-1.c parking lots and drivways fo r all 
uses should utilize bricks and pavers, to the greatest extent possible. The applicant is 
proposing porous pavemen!. 

Tree Removal. Additional information is required. ~5-4-2 mature trees play a 
significant role in the character of the City. For every tree proposed to be removed 
wich a diameter at base height (DB H) of I2 ' or greater, two trees shall be planted with 
a caliper of 4" each. A March 3r, 2or5 memo prepared by the Board Planning 
indicated that a r2 " tree located on the comer of~- Franklin and Church Street 
required Shade Tree Commission approval. The applicant should be required to 
plan two (2) trees on site to replace the r2" tree previously removed. 

j uly 7, 2 019 / Page 4 of 8 
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4.0 CO MPLIANC E WITH RESOLUTION 09-2010 

Condition r Partially Satisfied. The applicant obtained final subdivision approval 
pur;;uan~ to Resolution 6-2or5. This office defers to the i3oard Engineer 
pertaining to the applicant';; resolution of all subdivision issues to the 
satisfac:i.on of t.1-ie Board prior to construction of any improvements. The 
review memo provided herein indicates the applicant's resolution of all 
outstanding site ?Ian issues to date. 

Condition 2 : Compliance is deferred to the City Engineer. 

Condition r Compliance is deferred to the City Engineer. 

Condition 4 : Compliance is deferred to the Board Engineer pertaining to the final 
subdivision perfection. 

Condition 5: Compliance is deferred to the Board Engineer. The applicant must 
submit an "As-Built " plan prior to issuance of a Certificate of Occupancy. 

Condition 6 : Compliance is deferred to the Planning Board Secretary. 

Condition T Compliance is deferred to the Board Engineer regarding complian ce with 
their report dated September 29, 2o ro. 

Condition 8 : Complianc e is deferred to the Board Secretary regarding escrow or 
inspection accounts. 

Additional conditions that were identified within Resolution 09-2oro but not specifically 
listed within the conditions include : 

Item ro: 

Item r;: 

Compliance is deferred to the Board Engineer and Board Attorney 
pertaining to cross easemen ts. 

Compliance is deferred to the Board Engineer pertaining to the sight 
easements and being depicted from the existing curb lines and right -of. 
way lines. 

5.0 COMPLIA NCE WITH RESOLUTION 06 -2015 

Condition rA: Compliance is deferred to the Board Engineer. 

Cond ition rB: See Section 3.0 for compliance with Resolu tion 09-2oro. 

Condition 2 : Compliance is deferred to the Board Secretary regarding escrow. 

July 7. 2019 / Page 5 of 8 
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Condition 3' C0m?iimce is deferred t0 :.1-ie Boad Engineer an<l Board Secretary. 

Condition 4 . Com?liance is deferred t:) t.1.-ie Board Engineer i?er!aining to ~ As-Built" 
olans. 

Condition f Compliance is deferred to the Board Secretary regarding escrow or 
inspection accoun~s. 

6.o CONSIDERATION OF THE "C" VARIANCE 

While this office defers to the Board attorney in advising the Board on the 
application of relevant variance criteria, this report identifies the "c" variance 
criteria for purposes of establishing a framework for review. The applicant bears 
the burden of proof, which is divided into two parts, in the justification of the 
variances . The applicant must justify the variances separately and each variance 
must satisfy both parts. 

6.1. Consideration of the Positive Criteria. To satisfy the positive criteri a for a "c" 
variance, the applicant has two choices . First, known as "c(r)" variance relief, the 
applicant may demonstrate that strict application of the regulation would result 
in peculiar and exceptional practical difficulties to or exceptional and undue 
hardship due to one of the following: 

• 

• 

• 

By reason of exceptional narrowness, shallowness or shape of a specific 
piece of property; 

By reason of exceptional topographic conditions or physical features 
uniquely affecting the specific piece of property; or 

By reason of an extraordinary and exceptional situation uniquely affecting 
a specific piece of property or the structures lawfully existing thereon. 

Altern atively, and known as "c(2)" variance relief. the applicant may 
demonstrate the following positive criteria in support of the request for relief: 

• Where in an application or appeal relatin g to a specific piece of property 
to purposes of this act. N.f.S.A. 40 :55D-2, would be advanced by a 
deviation from the zoning ordinance requirements and the benefits of the 
deviation would substantially outweigh any detrimen t. 

6. 2. Consideration of the Negative Criteria. Should the applican t satisfy the positive 
criteria, it must also be demonstrated that that the granting of the variance can 
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be accompli5hed ,;vi:h.out resulting in 5ubstantial decriment to :he public good 
and wit:iout subs:anjal impairment of the intent and j:>urpose of the zoning 
ordinance and zone pian. T:1ese facrors are referred to as the negarive criteria. 

7.0 MATER IALS REVIEWED 

7.r. City of Lambertville P!ar..ning «l Zoning Board Application and related documents , 
dated May r7, 2019 . 

7.2. Final Subdivision Plan, consisting of r sheet, prepared by Goldenbaum Baill 
Engineering , Inc., dated August, II, 2014, last revised March r7, 20 15. 

7.3. Major Subdivision and Site Plan, consisting of 8 sheets, prepared by Goldenbaum 
Baill Engineering, Inc. , dated August r4 , 2009 , last revised April 2, 2018. 

7.4. Architectural Plans, prepared by Ralph Finelli Architect, consisting of ro sheets, 
dated April 13, 20 18. 

7.5. Resolution 9-2010, dated Decembe r r, 20 10. 

7.6. Resolution. 06-2015, dated July r, 2or5. 

8.o APPLICANT/ OWNER AND PROFESSIONA LS 

8.r. Applicant: Church Street Three, LLC. 5 Randolph Drive, Robbinsvil le, NJ 0869 1. 
Telephone: 908.310.2408. Email: Chris .Mailr @yahoo.com. 

8.2. Owner : Jason Greenwold, P.O. Box 1208, Buckingham, PA 18912. Telephone : 
2 67-563.o775. 

8.3. A:t:orney: Alan Lowcher, Esq., 438 High Street, Bethlehem. PA r8o r8. 
Telephone : 908.689 .574::>. Email: LowcherLaw@comcast.net. 

8-4- Engineer: Eric Rupna rain, PE c/o Goldenbaum Baill Engineer ing Inc .. r509 

Route r79 , Lambertville, NJ 0853::>. Telephone: 609 .397.1505. Ema il: 
ebr@gb am ail.com . 

jidy 7, 201 9 / Page 7 of 8 
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8.5. Architect: Ralph Finelli Architect. P .0. Box r44. Sergean tsville. ~J 08 5 57. 
Telephone: 908.58r.0757. Email: rlfine lliarch1:ec:'.fi)gmail.com. 

8.6. Agent: Chris Habig. P.O. Box 503r, Clinton, NJ 08809. Telephone: 
908 .3ro.240 8. Email: Chris.Mailr'.fl)ya.•100.com . 

9 .0 SUMMAR Y 

The applicant is seeking a final site plan to create a total of three (3) lots and 
construct a townhous e building consisting of three (3) units. Based on our initial 
review, the following variances and exceptions are required or may be required , 
depending on the additional informati on submitted by the applicant. This list is 
not exhausti ve and may be augmented by analysis performed by other Board 
professionals. 

a) Variances 
§406-4A3 Front Build Line 

b) Exceptions 
Section 5.r.r.f Building Materials 
Section 5.r.r.h Buildings on a Corne r Lot 
Section 5.3-1.c Driveway Material 

c) Outstanding Conditions of Resolu tion 09 -2oro 
Condition r 

d) Outstanding Conditions of Resolution 06 -2o r5 
Condition r B 

Please contact this office with any questions you may have. 

W·\p::>o ,\LamJercv1Ue1Appitc acton R~vieWS\j'.)')7 200 . .:;reenw a!ct Fina, 3ire Plan' r;> oS.p .::::H R~view :iocx 
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City of Lamber.ville 
18 York Street 
Lambertville , New Jersey 08530 

'i e11 ! Jar Cleer, ~.=:., _.s. 31. PP. 
~ocer: J Ce r co. D E & :, o 
Samuel D. Costarzo, P.E. &. ~" 
C'(J'1tt11a V 'lorf' eet , coo 

Attention. Crystal Lawton. Planning Boar:! Secretary (construction@ lambertv illenj org) 

Refe rence : 

Dear Crystal: 

Riverspok e LLC d/b/a Basil Bandwagon Natural Market 
Sign Var iance & Request for Wa iver of Site Plan 
239 N Union Street Block 1005, Lot 17.01 
City of Lambertvill e, Hunterdon County, New Jersey 

I am in receipt of various documents assoc iated with the above refere nced Var iance app lication . The 
essence of the applicant's request is seeking approva l for several variances associated with the proposed 
installation of signs on this property . They are also proposing a major renovation to the interior of the existing 
building includ ing their proposa l to eliminate the two (2) existing overhead doors located on southwest 
corner of the building and install a new overhead door with exterior loading space on the southeast corner 
of the building . The shift ing of the overhead doors does require a minor adjustment to current layout of site 
improvements on this parcel including : 

• The relocat ion of 2 existing parking spaces from the southeast to the southwest corner of the 
building that is necessitated by the relocat ion of the overhead doors . As part of the relocat ion one 
of the new spaces will be established as a Handicap Access ible space adjacen t to the entrance to 
the build ing 

• The creation of an undersized Loading Zone that lines up with the new overhe ad door at the 
southeas t corner of the building. The proposed size of the Load ing Zone requires relief from the 
City's Land Use standards 

Based upon the minor natu re of the prosed site modific ations the applicant is requesting that the Board 
grant a waiver from submission of a formal Site Plan App lication and related Site Plan . Given that the City 
doe s not have a check list for submission of variance applicat ions and consider ing that the app licant is 
request ing waivers from the submiss ion of a formal site plan the issue of mak ing a "completeness 
determination" rests with the Board to determ ine if they have suffic ient information to rende r a dec ision on 
the reque sted items. 

In add ition to the application their subm ission includes the followin g: 

A. Cover Letter dated June 26, 2019 from Larry Wohl (attorney for applicant) out lining the applicant's 
proposa l. Among othe r things the letter indicates that the app licant has received appro val form the 
Lambertville Historic Preservat ion Commi ssion howeve r, a copy of that document was not include 
the informat ion provided to my office . 

B Buildi ng Interior Renovations plan prepared by The Dietz Partnership (Charles P Dietz AIA) 
consisting of 5 sheets depict ing existing and the resulting propo sed modification s to the interior of 
the structure . The plans are dated Apri l 5, 2019 with revisions through May 2, 2019. 

WESTERN NJ OFFICE 
1.'..28 KOUte 31 • Lebanon I\J 08833 
908 735 9500 • ",ix : 908 735 636'1 

Va ne t ee fl:-, gi ne e rin g .com 

Hillsborough NJ • Mt. Arlington NJ • Freehold NJ • Phillipsburg l\iJ 
Toms River NJ • Hamilton NJ • Doylestown PA • Bethlehem PA 
Mechanicsburg PA • Leespor': PA • '.lewari< DE 
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Ref: Riverspoke LLC d b1a Basil Bandv.agon ;--..arur:tl Vlar!,.et 

Sign Variance & Request for Waiver of Site Plan 
239 :--.. un ion Stree~ Bloc 1005. Lo~ 17.01 
Ci0 of Lamber::v11le. Hunterdon County . \;e\1, Jerse:r 

?a~~2.:>f2 

Van Cleef 
._ _ ---:E'liCINEERING ASSOC!.\ TES 

~ Site Diagram Plan prepared by Micbae, 81..r1s AJA consisting of a single sheet dated June 26 2019 

D Certificate of Approval issued by the D&R Canal Commission dated April 17, 2019 

Photographs of the existi:"lg st; ucture 

F. Details of the various signs proposed as part of this application. 

Based upon !he above I recomme nd that submission be deemed complete for consideration of the 
Sign Variances and that the Board defer its decision on the applicants request for waiver of the site 
plan until it as heard the applicant's presentation and clarification of their proposal. Some site related 
issues that will need to be addressed prior to and/or as a Condit ion of any action the Board on the requested 
waiver of Site Plan are as follows : 

1. The property is located within the Flood Hazzard Area of the Delaware River. Assuming that the 
proposed modifications to the interior building is considered a major renovation then the First Floor 
Elevation of the structure will need to be set above the FHA elevation or the building will need to 
have flood proofing up to that level. Some documentation of the applicant's com pliance with the 
City's Flood Damage Prevention regulation will need to presented . 

2. The Site Diagram Plan prepared by Michael Burns (submission item "C") indicates that the property 
lines and site conditions were taken from the Dietz Plan (submiss ion item "8") however, that plan 
does not referenced the source of the existing survey data. According the applicant shod provide 
a copy an actual survey of the site prepared by a licensed Surveyor which will confirm the existing 
conditions 

The details of the applicant's proposal along with issues related to the use of this site and the requested 
relief are outlined in the report provided by the Board Planner Emily Goldman dated June 30, 2019 . I defer 
to Emily's report for an overview of this proposal and do not see any Engineering issue at this time except 
for those noted above. I will attend the Board Meeting on Wednesday July 10th to review the above and 
listen to the applicant's presentation of their proposal. 

Very truly yours, 

Robert J . Clerico, P.E. 
Board Engineer 
R-5040 311-1900311-V anance App.docx 

cc: All Plannin g Board M embers (email distribu t ion) 
Tim Korzun Esq. - email (sheakkorzun® comcast.net) 

Emily Goldman . P.P. - email (:!!l J1d~ .1n 7c.:!1n ..:vr.,) 
Larry Wohl Esq -ema i l ( ,, .L.lf~:'~r .11.\_.;_:.,.,) 
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To: 

From: 

Re: 

Date: 

MEMO RANDUM 

City of Lambertville Planning Board ~ n ~ \ 
Emily Goldman, PP. AICP f ~ ~ 
Ricerspoke, LLC d/b/a/ Basil :~~Ua gon Natural Market 

Sign Variance and Waiver of Site Plan Review 

239 . Union Street 

Block I 005 , Lot 17 .0 I 

C-3, Genera l Commercia l Distr ict 

June 30, 2019 

1.0 PROJECT & SIT E D ESCRIPT IOJ-,; 

1.1. The subject property is a 0.061 -acre lot in the C-3 Gene ral Commercial District. The 
lot is cu1Tently improved with a two-story building , a parking lot, a loading area and 

fences. The exist ing building formerly was utilized by the Big Bear natural foods 

market. 

1.2. 

1.3. 

1.4. 

The applicant is proposing to use the existing building for a Basil Bandwagon natural 

food market. They are proposing to flip the locations of the exist ing loading area 

(which curren tly conta ins a p icn ic table) and two parking spaces. One of the relocated 
parking spaces will be converted into a ba1Tier free parking space . The app licant also 
is proposing to install conde nsing units and HY AC units along the northern building 

fa9ade to replace the units that were removed. The new conden sing and HVAC units 

are proposed to be installed on a platform to raise them above the flood hazard area 
elevation. 

Pursuant to §408.8 the application requires a variance for the size of the loading area. 

The app licant also requires sign variances , per §5 15.5 for the number offac,:ade signs, 

the area of fa9ade signs, and for the proposed projecting sign. 

The application also requ ires site plan approval, pursuant to §5 16.1, although the 
applicant has request ed a site plan waiver. 
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2.0 C -3 DISTRI CT COMPLIA:--;CE 

2.1. Principal Uses. The application is in com pliance. The C-3 district, pursuant to §408.1 

perm its of fices; parks and playgrounds; build ings used exclus ively by federal, sta te, 

county and local government; the who lesaling and retailing of good s and service s 

including the warehousing or storage of goods; existing non-conformi ng uses, 

building s or lots; and light industry. The appl icant is propos ing a natural food market 

where a natura l food marke t previously existed. 

2.2 . Area & Yard Requirements. The applicatio n is in compl iance. The applicant is 

proposing to utilize an exist ing building for a natural food market; therefo re, there is 

no change from the existing condit ions in terms of area and yard requirement s. 

? ,, __ .,_ Front Build to Line. The application is in compliance. §408.48 states "no build ing 
or structu re shall be located closer than 25 feet to any street right-of -way". The 

applicant is propo sing to use an existing building which is closer than 25 feet to the 

street right-of-way (pre-ex isting non-confor mance). The applicant is propos ing to 

construct a platform to hold condensing and HY AC units along the northern building 

fac;:ade. The app licant has located the platform and condensin g/ HY AC units 25 feet 

from the street right-of-way. 

2.4. Off-Street Parking (Loca tion), The appl ication is in comp liance. §408.6 8 states ··off

street parking space shall be located within 200 feet of the use it is intended to serve." 

The applicant is proposing to use an exist ing build ing on an existi ng property that 

includes a surface parking lot. 

2.5 . Off-Street Parking (Number). The app lication is in compliance. The C-3. per 

§408. 6C requires ··one (I) parking space per 700 square feet of gene ral commerc ial 

or office use and one (I) parking space per 3,000 sq uare feet of who lesale use ." The 
applicant is proposing to swap the locations of two (2) parkin g spaces and the loading 

area. One ( I) of the relocated parking spaces will be converted into a barrier -free 

parking space. 

2 .6 . Off-Street Loading. Variance relief is required. §408 .8 indicates the requ ired off

street loading for the C-3 District shall be in accordance with the C-2 District 

requirements . The C-2 District, per §407.8 , states --each business. office. or retail 

outlet shall provide off-street loading and unloadi ng space with adeq uate ingress and 

egress. There shall be no loading or unloadi ng from the street in any C-3 Zone. Each 

off-street loading and unload ing space shall measure 15 feet by 45 feet and be so 

located that any vehicles be ing loaded or maneuvering into a loading space do not 

June 30, 20 19 1 Page 2 of7 
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interfere with any other parking or loading areas, driveway. fire lanes, or street right 

of-way." The applicant is proposing a loading zone that is 16.167 feet by 21.4 167 

feet. 

3.0 SITE PLA ' REVIEW 

3 .1. Site Plan Approva l. The Board shou ld determ ine if a Site Plan Waiver is 
appropriate or if the applicant requires a fu ll, or part ial, Site Plan 
review· Pursuan t §516.3, the Board o f Jurisd iction is allowe d to 

' ·wa ive the req uirem ent for site plan approva l whene ver it determines 

that the propo sed development, alte ration, repair , or change of use or 

occupancy does not affec t the ex isting conditions o f the lot or 
premises ... and other considerations of s ite plan review.' ' 

The Site Diagram Detail plan indicates that two (2) ex istin g parkin g spaces wi ll be 
relocate d to the weste rn side of the sout hern fac;:ade to re locate the load ing area to the 

eastern side of the southern fac,:ade. Additionally, the Site Diagram Deta il plan 

indica tes that applicant is proposing a number of condensing units and HV AC units 

along the northern fac;:ade of the buildin g. The Appl ica nt should provide testimon y 

as to the nature of these s ite improvements. 

6.0 SIG S 

6.1. Fac,:ade Signs (Nu mber). Variance relief is required. §5 15.6 B states "o ne fac,:ade 

sign may be erected facing each street frontage with direct vehicular access from that 

street." The applicant is propos ing two (2) facade signs. One ( I) fac,:ade sign is on 

the east eleva tion facing . Union Street and one (I) fac;:ade sign is on the south 

elevatio n over the bui lding entran ce. 

6.2 . Fac,:ade Signs (Area). Variance relief is required. §5 15.68 states ·'t he permitted 

sign area shall be 5% of the total fac,:ade area, or a max imum of 20 square feet, 

whicheve r is less". The area of the southe rn fac,:ade of the tena nt space facing the 

parking area is approx imate ly 1,290 squa re feet; of wh ich 5% is approximately 64 

square feet. The area of the easte rn fac;:ade of the tenant space fac ing . Union st reet 

is approximately I, 183 square feet; of which 5% is approximately 59 .15 squa re feet. 

As such, the maximum permitted sign area on both the southern and eastern fac;:ades 

is 20 square feet. The appl icant is proposing one (I) 36 square foot sign along the 
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southe rn fa9ade and one ( I) I 9.5 square foot sign along the eastern facade. Variance 

relief is required for the sign area on the southern fai;:ade. 

6.3. Projecting Signs. Variance relief is required. §515.6 , Signs in C-2, Service 

Commer cial, C-3, General Commercial, and 0, Office Business does not permit 

projecting signs. The appl icant is proposin g one ( I) projection sign that is 6.25 square 

feet in area to replace the existing projecting sign from the prior tenant. 

6.4. Projecting Signs Elevat ion. fldd ition al inFormation is required . §515.3 H.3 

states "no portion of the sign may be lower than 9 feet when located above a street, 

sidewalk, or other pedestrian way." The plans do not identify the distance between 
the project ing sign and the s idewalk in order to determine compliance. This office 

scaled the vertical distance between the bottom of the buildin g to the bottom of the 

projection sign as approximately seven (7) feet. The applicant should provide 

testimony to determ ine if the project ing sign is in compliance. 

7 .0 Co SID ERA TION OF THE ··c" V ARIANCE 

While this office defers to the Board attorney in advising the Board on the application 

of relevant variance criteria, this report ident ifies the .. c" variance criteria for purposes 

of establi shing a framework for review. The applicant bears the burden of proof, 

which is divided into two parts, in the justification of the variances. The appl icant 
must justi fy the variances separately and each variance must sat isfy both parts. 

7.1. Consideration of the Positive Criteria . To satisfy the positive criteria for a .. c" 

variance , the applican t has two choices . First, known as "c( Ir· variance relief, the 

applicant may demon strate that strict applicat ion of the regulat ion wou ld result in 

peculiar and exceptional practical difficult ies to or except ional and undue hardship 
due to one of the following: 

• By reason of exceptional narrowne ss, shallowness or shape of a spec ific 

piece of property ; 

• By reason of except ional topog raphic condit ions or physical features 

uniquel y affect ing the specific piece of property; or 

• By reason ofan extraordinary and exce ptional situation uniquely affecting a 

spec ific piece of prope rty or the structure s lawfully exist ing thereon. 

Alternati vely, and known as ··c(2}" variance relief. the app licant may demon strate the 

following positive criteria in support of the request for relief: 
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• Whe re in an applicatio n or appeal relating to a specific piece of property to 

purposes of this act , .J.S.A. 40:55D -2, would be adva nced by a deviation 

from the zoning ordinance requirements and the benefits of the deviation 

would substantially outweigh any detriment. 

7.2. Consideration of the Negat ive Criteria. Shou ld the applicant satisfy the positive 
criter ia, it must also be demonstrated that that the granting of the var iance can be 

accomplished without resulting in substant ial detriment to the pub lic good and 

without substant ial impairment of the intent and purpose of the zoning ord inance and 

zone plan. These factors are referred to as the negat ive criteria. 

8.0 CITY OF LAMBERTVILLE'S MASTER PLA 

8. l . Master Plan Goals. The City Master Plan includes seve ral goals, of which , the 

following are relevant to the Board 's consideration of th is appl ication. The following 

goa ls can be found on page 5 of the 2019 Master Plan Reexaminat ion Report: 

I. Preserve the historic integrity of the City. 

2. Strive to preserve the natural. scenic, historic, aesthetic aspects of the 

commu nity and its environment. 

The prope1ty is located within both the Delaware and Raritan Ca nal Historic District 

(# I 600) and the Lambertville Histo ric District (ID# I 60 I) on the New Jersey and 

ational Registers of Historic Places. However , while the structu re itself is not 

included on the NJ and ational Reg isters of Historic Places, it was identified as the 

Allen's Oi l Company within the Delaware and Raritan Canal State Park Historic 

Structures Survey, dated June 1982. 

4. Seek long term solut ions to problems of parking and traffic congestio n, 

particularly truck traffic. 

The applicant requires seven (7) parking spaces and is not cha nging the numb er of 

parking spaces within the exist ing off-street parking lot adjacent to the existing 
build ing. 
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5. Encourage a greater diversity of personal service retail oppo1tunities in 

appropriate areas throughout the City and encourage a balance of residentia l 

as well as commercial uses in the central business district. 

6. Promote commercial, light industrial and office uses in appropriate areas 

throughout the City. 

The applicant is proposing a natural food market with in a vaca nt buildi ng in the C-3 

General Commercial district. 

9.0 MAT ERIAL REVIEWED 

9. 1. City of Lambertville Planning & Zoning Board Application and related documents. 
dated May 20, 20 I 9. 

9 .2. Interior Renovation Plans , prepared by The Dietz Partne rship, consisti ng of26 sheets, 
dated Apri l 5, 2019, last revised May 2, 2019. 

9.3. Sign Plan, prepared by River Signs, LLC, no date. 

9.4. DRCC Ce1tificate of Approval, dated April 17, 2019. 

9.5. Site Diagram Detail , prepared by Michael Burns Architects, consisting of I sheet, 

dated June 26, 2019. 

I 0.0 APPLICA. T / O ~ER / PR0 FESSI0. AL 

I 0.1. Applicant: River Spoke, LLC dba Basil Bandwagon atural Market c/o Susan Haase 

and Ralph Celebre. Telephone: 908.581.4859. Emai l: sue@ basilbandwagon.com 

and ralph@basi lbandwagon .com. 

10.2. Owner: Canal Properties, LLC, 1800 E. State St., Suite 220, Hamilton , NJ 08609. 

Telephone: 609.731.0378. Email: mpopkin @modernrecy cledspaces.co m. 

I 0.3. Attorney: Lawrence Wohl, 10 I Carnegie center, Suite 300, Princeton, J 08540. 

Telephone: 609.580.3707. Email: lwohl@archerlaw .com. 
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I 0.-l. Architect: Michael Bum s, RA., PP c,o Michae l Burns Architects. 21-2 Bridge Street , 

Lambert vi lle, J 08530. Telephone: 609.397.5508. Email: 

michae l@michaelburnsarc hitects.com . 

I 1.0 SUMMARY 

The applicant is seeking variance rel ief for signage, the size of the loading area and 

site plan waiver to ope n a natural food mark et within an existing building. Based on 

our initial review , the followi ng varia nces and except ions are req uired or may be 

required , dep ending on the add itional information subm itted by the applicant. Thi s 

list is not ex haust ive and may be augmented by analysis performed by other Board 

profess iona ls. 

a) Variances 

§408 .8 Off-street Loading 

§5 l 5.3H.3 Project ing Sign Elevation 
§515.6 Projec ting Sign 

§5 I 5.6B Fa9ade (Num ber) 

§515.6B Fa9ade (Area ) 

b) Exceptio ns 
§5 16.3 Site Plan Review Waiver 

Please contact this office with any questi ons you may have. 

W·\5000's1Lambertv11le\Apphcat10n Reviews\5097 20 I - Basil Bandwagon Sign V~nance\19 06 30 _ CCH Review docx 
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