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SALVATORE ALFIERI, Partner
saffieri@ceajlaw.com

Reply to: Matawan Qffice

Qctober 5, 2020

Township of Colts Neck

Zoning Board of Adjustment

Attn: Ms. Ruth Leininger, Zoning Board Secretary
124 Cedar Drive

Colts Neck, NJ 07722

Re:  Applicants: Morris Flanchbaum, Glen Dailey, and Doug Zagha
Application: Request for Appeal and Interpretation on Colts Neck Community Church
Property:  Block 33, Lot 21
249 Route 537

Dear Ms. Leininger:

As you are aware this office represents the Colts Neck Community Church, the owner of theé
property captioned above. As part of our response to above-listed Applicants’ Request for Appeal
and Request for Interpretation filed on August 27, 2020 (“Appeal”), we will be presenting testimony
from the following experts;

1. A.J. Garito, Professional Engineer

2. Andrew Janiw, Professional Planner

Enclosed herewith is the following exhibits:

1. Exhibit A—Township Ordinances (§102-84; §102-119; §102-90; and §102-11)

2. Exhibit B—Preliminary and Final Plat, Major Site Plan “Colts Neck Community Church”
Block 33, Lot 21, Township of Colts Neck, Monmouth County, New J. ersey prepared by A.J.
Garito of Two River Engineering dated February 13, 2020, revised on August §, 2020.

3. Exhibit C—Township Planner’s correspondence to Planning Board dated August 7, 2020.

4. Exhibit D--Board Engineer’s correspondence to Planning Board dated August 7, 2020

5. Exhibit E—Board Engincer’s correspondence to Planning Board dated September 2, 2020.

Should you have any further questions or concerns, please do not hesitate to contact me,

Matawan Office: 955 State Route 34, Sulte 200, Matawan, NJ 07747 Tel 732 583-7474 Fax 732 290-0753
Oakland Office: 169 Ramapo Valley Road, UL 105, Oakland, NJ 07436 Tel 973 845-6700 Fax 201 644-7601
Somerville Office: 50 Division Street, Suite 501, Somerville, NJ 08876 Tel 732 583-7474 Fax 201 644-7601

www.cgajlaw.com
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Michael B. Steib, Esq.
Client
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Township of Colts Neck, N.J
Sunday, October 4, 2020

Chapter 102. Development Regulations

Part 2. Administrative Provisions; Development Review
Procedures

Article IV. Administrative Provisions

§ 102-11. Conditional uses.

A. Before any approval shall be granted for a conditional use, application(s), with
checklist(s), shall be mads to the approving authority at least 10 days prior o a regular
meeting. The approving authority shall grant or deny the application after public hearing
but within 95 days of cerfification of a complete application by the administrative officer or
within such further time as may be consentad to by the applicant, Where a conditional use
application Involves a major site plan or @ major subdivision, notice of the public hearing
shall include reference to all matters being heard, and the approving authority shall review
and approve or deny the subdivision or site plan simultaneocusly with the conditional use
application. .

B. Failure of the approving authority o act within the required time period shall constifute
approval of the application. In reviewing the conditional use appiication, the approving
authority shall review the number of employees and users of the property and the
requirements set forth in this chapter for it or similar uses and shall give due consideration
to all reasonable eiements which would affect the public health, welfare, safety, comfort
and convenience, such as, but not limited to, the effect on adjacent properiies, the buffer
area, proposed use(s), the character of the area, vehicular traffic patterns and access,
pedesirianways, landscaping, lighting, signs, noise, dust, drainage, sewage treatment,
parking, potable water supply, screening, wetiands, utilitfes, the need by Township
residents and structure location(s) and orientation(s). The uses for which conditional uses
are granted shall be deemed to be permitted uses in their respective districts, and each
conditional use shall be considered as an individual case. in all requests for approval of
conditional uses, the burden of proof shall be on the applicant. All conditional uses shall
require site plan review and approval by the Planning Board. Prior to making its decision,
the approving authority shall be satisfied that the conditional use is reasonable and
hecessary for the use and convenlence of the public In the location proposed. In the
granting of conditional uses, a time limit of one year from the date of the conditional use
approval shall be set, within which time the owner shall securs a construction permit
and/or begin necessary development and/or begin the use, otherwise the conditional
approval granted shall be null and void. This time limit may be extended by the approving
authority for good cause shown.

C. Professional office buildings in the D Distillery and Bottling Plant District.
[Added 5-14-2014]
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(1) Professional office buildings may be permitted as a conditional use in the D Distillery
and Bottiing Plant District, provided that the use and/or structures shall adhere to the
following.

(2) Purpose.

(a) The purpose of professional office buildings in the D Distillery and Bottling Plant

(b)

Disfrict is to foster a traditional small-town scale of development and to minimize
large-scale office parks, strip commercial development, regional shopping
centers or large trip-generating uses. It is the intent to require maximum attention
to proper site design, including the size and locations of structures and parking
areas, proper ingress and egress, and developing an Internal street gystem,
Professional office buildings shall be designed to minimize impacts to natural
resources and environmentally sensitive features, be compatible with natural
foliage, solls, contours and drainage patterns, and avoid visual intrusion and
performance nuisances upon adjacent properties.

When professional office complex development oceurs, it should be designed to
achieve the following planning principles:

[1] Creation of a small-scale development found In traditional neighborhood
commercial districts.

[2) Provide open space for civic functions, screening of the development and
preserving environmentally sensitive features.

[3] Use of small bullding footprints and multiple buildings rather than large
buildings.

[4] Establish a harmony in building materials, colors, windows, rooflines,
signage, lighting, fencing and other improvements by sharing a common
colonial archltectural theme.

[5] Buildings should follow a fraditional colonial form. Emphasis should be
placed on facade details. Doors and windows shouid contain transoms, side
lights, fan lights, keystones, decorative lintels, shutters and awnings.
Building facades should contain columns, cornices, quoins, dentils,
medailions, pilasters and porticos.

[€6] Promote pedestrian circulation throughout the professional office buildings
to allow travel from one building to another without the use of automobiles. A
pedestrian realm lined with landscaping should be established along roads,
access aisles and parking areas. Sidewalks, paths, crosswalks and other
pedestrian areas should consist of brick or pavers laid in decorative
patterns,

(3) Yard, building and site plan requirements.
(a) The use shall adhere to the standards of § 102-112, D Distillery and Bottling

(b)

()

Plant District, or to the following standards, whichever are more restrictive.

Minimum principal and accessory front setback:
[1] County Routas 537: 200 feet.

[2] Laird Road: 100 feet.

Minimum principal and accessory side setback: 75 feet,

hiips:/fecade360.com/prinyCO0268 2quid=A737693
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(d) Minimum principal and accessory rear setback: 75 feet.

(e} Minimum distance batween buildings:

[1] When the yard area between buildings only consist of grass, fandscaping or
outdoor courtyard/plaza; 30 feet.

[2] When the vard area between buildings contains off-street parking areas,
access aisles or driveways: 100 feet.

(f) Maximum building coverage: 10%.
(9) Maximum gross floor area per building: 10,000 square feet.

(h) Professional office buildings in the D Distiliery and Bottling Plant District shall be
subject to the area, yard and site plan requirements of § 102-108E.

() Professional office bulldings shall be subject to the off-street parking
requirements of § 102~1G8F,

() A landscaping buffer a minimum of 200 feet deep shall be established along
County Route 537, a minimum buffer of 50 feet from Laird Road, and 40 feet
from all surrounding properties. A minimum of 30% of the landscape buffer shall
be planted with trees that will be at least 40 feet in height at maturity.

D. Flex space in the D Distillery and Bottling Plant District.
[Added 5-14-2014]

(1} Purpose. The purpose of permitting flex space is to fulfill a need that serves local
small businesses with a low-intensity use without detriment to surrounding propetiies.

(2) Flex space may be permitted as a conditional use in the D Distillery and Botiling
Plant District, provided that the use andfor structures shall adhere to the following.

(a) The use and/or structures shail adhere to the standards of the D Distillery and
Bottling Plant District or the following, whichever are more restrictive,

() No individual tenant or space shall have = gross floor area that exceeds 3,000
square feet,

(c) Minimum principal and accessory front setback:
[1] County Route 537: 450 feet,
[2] Laird Road: 140 feet,
(d) Minimum principal and accessory side and rear setbacks: 75 fest,

(e) Outdoor storage of equipment and materials which are incidental to the flex
space operation may be permitted as an accessory use in side or rear yards only
and subject to setback requirements. Such storage areas shall be screened from
public streets and adjacent properties by walls, fencing, landscaping or a
combination of these elements,

{ Cars, small trucks and vans (maximum overall length of 20 feet) may be parked
outdoors, but all other vehicles and trailers shall be parked indoors.

{g) Off-street parking requirements:

hitpe://ecode360.com/printCON2567guld=8737693
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[1]1 One space is required for every 200 square feet or fraction thersof devoted
to office use.

[2] One parking space is required for every 4,000 square feet or fraction thereof
devoted to storage or warehouse use,

E. Indoor recreational and training facifities in the D Distillery and Bottiing Plant District.
[Added 5-14-2014]

(1) Purpose. The purpose of permitting indoor recreational and training facilities in the D
Distillery and Botliing Plant District Is to fulfill an active recreational need while
complementing the existing outdoor recreational faciliies located at adjoining
Dorbrook Recreational Area. The intent is to promote an adaptive reuse of the
existing structures and facilities to minimize environmental impacts to the Swimming
River Reservoir, & Category 1 water body resulting from increased impervious
surfaces. The goal is to provide a year-round recreational practice and training facility
to support the recreational activities occurring at Dorbrook Recreation Area on a
seasonal basis. Emphasis must be placed on minimizing traffic impacts to Laird Road
and County Route 537. A small-scale practice and athletic training facility with limited
competitive games Is encouraged. A large-scale recreational facility with multiple
games and children's parties occurring simultaneously or consecutively on the same
day is not envisioned.

(2) Indoor recreational and training fagiiities may be permitted as a conditional use in the
[} Distillery and Bottling Plant District, provided that the use and/or structures shall
adhere to the following:

(a) The use shall adhere to the standards of the D Distillery and Bottling Plant
District or the following standards, whicheaver are more restrictive.

(b) Permitted uses: adult and children's yearround athletic activities and sports
academies to provide Instruction, training and practice in field and court sports
such as: baseball, soccer, foothall, softball, basketball, volleyball, ice skating,
hockey, lacrosse, field hockey, gymnastics and swimming, The facility may
provide training for a variety of sports. However, spectator seating shall be
limited to a maximum of 100 permanent seats, such as retractable bleachers,
tiered seating, etc., for the entire facility. Folding chairs or portable benches shall
not be considered as permanent seating.

(c} Accessory uses may Iinclude a maximum one-thousand-square-foot snack bar, a
rmaximum retail sales area for related sports and fitness items of 1,000 square
feet and management offices. Amusement devices shall be limited to &
maximum of five machines.

(d) Minimum principai and accessory front setbacks:
[11 County Route 537: 450 feet.

[2] Laird Road: 140 feet.
(e) Minimum principal and accessory side and rear setbacks; 75 feet.

{f) Vehicular access to and from the facility shall be limited to County Route 537 or
Dorbrook Recreation Area.

{g) Al patron and/or employee vehicles must be parking in an approved,
designated, paved parking space, Off-street parking requirements for the facility

https:/fecode360.comiprint/COD256 7quid=8737593 45
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shall be as follows:

(1] Indoor recreational and training facilities: two spaces per 1,000 square feet
minimuim; three spaces per 1,000 square feet maximum.

[2] Outdoor, court or fleld: 10 spaces per court or field minimum; 20 spaces per
court or field maximum.

Application for a recreational and training facility shall require a traffic study that
will address fraffic flow and off-street parking requirements. The study shall be
based on traffic counts and parking counts obtained from two separate similar
size and type of facllitles over a full week per facllity, Traffic counts shall not be
limited to typical a.m. or p.m. peaks but shall include all times of day, including
special everMs. The traffic study must demonstrate that the proposed
improvements will result in zero degradation to the existing level of service
during any period of time to County Route 537, Laird Road and the County
Route 537/Laird Road intersection,

The exterior of all building elevations facing County Route 537 or Laird Road
shall be treated with brick, stons, decorative masonry, wood siding, vinyl siding
or synthetic siding. No metal facades shall be visible from 2 public street. The
use of "bubble type” buildings shall be prohibited.

htips:/fecodedsd.comiprintiCO0256 Pquid=8737603
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Township of Colts Neck, NJ
Sunday, Qctober 4, 2020

Chapter 102. Development Regulations
Part 4. Zoning and Design Requirements for Residential Districts
Article VIII. Zoning Requirements

§ 102-84. A-1 and A-2 Agricultural Residential Districts: A-3
Village Residential District.

A. Purpose. The purpose of the A-1 and A-2 Districts is to encourage the orderly development of
open lands and the continuation of farms and, in light thereof, to require future development
to pratect views, wooded areas, mature Isolated trees, tree lnes and environmentally
sensiflve areas. The A-3 Distrlct Is to accommodate those areas with established pattetns of
smaller lot sizes. Cluster devefopment is permitted In the A-1 District in an effort to maintain
properly coordinated open spaces, floodplains, wooded tracts, reduced street distances and
the perpetuation of farming activity. Rural residential development is permitted in ail
residential districts except A-4 and AG Districts.

B. Principal permitted uses on land and in buildings. The following shall be permitted as principal
uses:

(1) Agricultural uses are permitted in all three districts, however, facliities for the keeping,
training, raising, breeding and shipping of farm animals are permitted In the A-1 District
only.

(2) Detached single-family dwellings and farms,

(3) Township recreational uses, including fishing and other outdoor sports, swimming pools,
playgrounds, parks and ball fields.

(4) Places of worship, libraries, private and pubiic nonprofit day schools of elementary or
high school grades and accredited by the New Jersey State Department of Education
and publlc utilities are permitted only as a conditional use after application to, review by
and approval of the approving authority. See § 102-11.

[Amended 2-28-2018]

{5) Building or land used exclusively by federal, state, caunty or Township government for
public purposes,

(8} Public or private golf courses open for play only during daylight hours.

{7) Cluster development in accordance with § 102-84 herein, in the A-1 Zone only.
[Amended 5-25-2005]

(8) Wireless telecommunications towers and antennas; subject to § 102-46.5.
[Added 8-16-2008]

hiips:/fecode380.com/print/CO0256 Pguid=8735600
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(9) Affordable housing units subject to § 102-46.8.
[Added 12-10-2008]

(10) The growing, cultivating, farming, manufacturing, distribution, or saliing of medical and/or
recreational marijuana, and/or paraphernalla that facilitates Its use, shall be a prohibited
principal, accessory or conditional use.

[Added 8-8-2018 by Ord. No. 2018-13]

C. Accessory uses. The following shall be permitted as accessory uses (subject to §§ 102-48
and 102-87):
[Amended 5-25-2005]

(1) Private residential swimming pools and recreation courts; subject to §§ 102-101 and 1062~
108,

(2) Bamns, toolsheds, greenhouses, detached garages, pocl cabanas, outdoor barbeque
structures, as well as customary accessory buildings to a single-family dwelling and
farms, including housing facilities used seascnally for farm workers actually working on
the farm on which they are housed, provided that they are occupled only on a saasonal
baelis and meet all state and local rules and reguiations [subject to § 102-84C(8)1.

(3) Off-street parking and private garages.

(4) Travel trailers, camper trailers, boats and boat trailers and solar enargy panels mounted
at ground leval, to be located or parked in rear and side yards only and which shall be
screened from view from public streets and neighboring properties by screening planting,
fencing or a comblination thereof such as to provide the proper shielding after two
growing seasons. Location and screening requirements do not apply to solar energy
panels mounted flush or nearly flush with building sides or roofs.

(5) Golf courses; subject to § 102-63.

{6) Accessory buildings shall be in accordance with the following schedule in the A~1, A-2
and A-3 Zones except that farm buildings and permitted accessory farm labor housing for
full-time employees of a farm shall be exempted from this maximum building, floor area,
volume, height and story requirernent.

[Amended 8-11-2004; 8-14-2013)

Schedule of Maximum Limitations: Accessory Structures

50,000 square foet

Zaro to 50,000 to 150,000 square  Groater Than
Lot Area square feet foet 150,000 square fast
First fioor 700 square feet 200 square faet 1,200 square feet
Total floor area N/A 1,200 square feet 1,800 square feet
Total building volume 8,000 cublic feet 13,000 cubic feet 20,000 cubic feet
Height 18 feet 25 feet 25 feet
Stories 1.5 2.5 2.5

Notes:

1. Total floor area and total building volume includes all basement areas but
excludes cellars.

2. Total floor area includes all areas In a half story where the floor-to-celling height
exceeds 4.5 feet.

hitps://ecode360.com/print/CO0258 7 guid=8738699
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(7) Fences and walls; subject to §§ 102-57 and 102.73.

(8) Temporary construction frailers; subject to § 162-80.

(9} Nursery schools affillated with churches, oparated on church premises and operated on a
nonprofit basis.

(10} Recreation Courts, private residential.

{11) Farm labor housing attached to or part of a bam or other farm building. Farms equipped
with horse training and/or horse breeding facilities and other operating farms that are
continuously engaged in training and/or breeding horses, raising fivestock andfor raising
crops may provide living quarters and associated bathroom and kitchen facllities in a
structure attached to or part of a bam or other farm building and specifically designed
and designated for the purpose and which meets New Jersey State Housing Code
{N.JAC. 5:28-1.2 et seq.) standards, The number of farm labor housing units (in addition
to the principal residence) permitted on a farm under these provisions shall not exceed
one unit per 15 acres or one unit per elght horse stalls, whichever results in the smaller
number for a total not in excess of three units per farm. Each unit shall have a maxinmum
gross floor area of 1,200 square feet per unit, Occupant(s) living In the quarters must be
full-ime employee(s) involved in the primary operation of the farm on which the
accessory structure sits, All other residents must be Immediate family members of the
full-ime employae(s). A farm must have an area of at least 15 contiguous acres to be
eligible. Certification of eligibility that the cccupants for the living quarters are full-time
employees involved In the primary operation of the farm shall be submitted by the
property owner annually to the Township Planner. Smoke detector Inspections pursuant
to § 29-7C(7) and submission of the health standard cerlifications pursuant io § 934 of
the Code of the Township of Colts Neck shall occur for each change in tenancy. Such
living quarters require a construction permit, and a certificate of ocoupancy. Any units
provided under this provision shall cease to be used as a residence within six months of
the date that occupancy ceases or that the property no longer qualifies for such housing
under the requirements herein. An accessory dwelllng unit which has received a
certificate of occupancy and was occupied as of the effective date of this saction may be
enlarged or reconstructed without an appeal fo the approving authority even though the
accessory dwelling unit may now be noncenforming as to the number of units per farm
permitted, provided that the accessory dwelling unit conforms with all bulic requirements
of the A-1 Zone.

[Amended 8-11-2004]

(12) Farm labor housing accessory dwelling units. Accessory dwelling units to serve as living
quarters are permitted on active horse training or breeding and other active operating
farms, provided that one accupant(s) is a full-time employee(s) of the farm on which the
accessory structure sits, that all other residents must be immediate family members of
the full-time employee, that each unit shalf have a maximum gross floor area of 1,200
square feet, and that the units are located and comply with the following requirements;
[Amended 8-11-2004]

{a) The setbacks shall be twice the setbacks required for farm accessory buildings,
except that said units shall not be located in any front yard area. These dwelling
units shall use the same driveway as the existing uses on the property.

(b) The number of farm labor housing units (in addition to the principal residence)
permitted on a farm under these provisions shall not exceed one unit per 15 acres or
one unit per eight active horse stalls, whichever results in the smaller number, for a
total not in excess of three units per farm,

hitpa:ffecadad60.com/print/CO0258 7guid=87 38650

37



10/4/2020 Tewnship of Colts Nack, NJ Ecode380

(c) Ceriification of eligibility that occupancy of a unit is by full-time employees involved
in the primary operation of the farm shall be submitted annually by the praperty
owner to the Township Planner. Smoke defector inspections pursuant to § 29-7C(7)
and submission of the health standard cerlifications pursuant to § 934 of the Code
of the Township of Colts Neck shall occur for each change in tenancy.

(d) A farm must have an area of at least 15 contiguous acres to be eligibie.

(@) Any units provided under this provision shall cease to be used as a residence within
slx months of the date that occupancy ceases or that the property no longer qualifies
for such housing under the requirements hereln.

() A construction permit and certificate of occupancy are required for these units.

(g) Grandfalhering of nonconforming accessory dwelling units in the A-1 Zone. An
accessory dwelling unit which has received a certificate of occupancy and was
ocoupied as of the effective date of this section may be enlarged or reconstructed
without an appeal to the approving authority even though the accessary dwelling unit
may now be nonconforming as to the number of units per farm permitled, provided
that the accessory dwelling unit conforms with all bulk requirements in § 102-
84C{12){a).

(13) Farm stands, temporary seasonal; subject to § 162-82.

(14) Wind energy systems in the A-1 Agricultural Resldentlal District only, subject to § 102-

8211
[Added 8-10-2011]
[1]  Editor's Note: Former Subsection C(14), private hefistops, was repealed 9-29-1999,

{15) Antennas, subject to § 102-49.

{16) Riding/training stables, Types 1 and 2, in A-1 Zone only; subject to §§ 102-102, 102-103
and 162-104.

(17} Horse tracks in the A-1 Zone with major site plan approval.

(18) The keeping of farm animals on a lot which is the subject of a farmland assessment shall
be permitted &s an accessory use with a principal farm use.
[Added 5-14-1997]

(19) Home office, meaning a room within a single-family dwelling where office aclivity is
carried on for gain by a resident in a dwelfing unit, shall be a permitted accessory use in
a single-family dwelling, provided:
[Added 5-25-2005]

(a) The business use is limited solely to offlce use;

{b) The use Is operated by or employs in the residence only a resident or residents who
are permanent full-time residents of the dwelling unit and no cother persons;

{(c) No nonresident employees, customers, or business invitees or guests shall visit the
dwelling unit for business purposas;

(d) The use shall be located in only one room of the dwelling unit, which shall not be
served by an entrance separate from the household;

(e} Interior storage of matetiais shall only consist of office supplies:
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{f) There shall be no change to the exterior of buildings or structures because of the
use, and no outside appearance of a husiness use, Including but not fimited to
parking, storage, signs or fights;

(9) The use operates no equipment or process that creates noise, vibration, glare,
fumes, odors, or electrical or electronic interference, including interference with
telephone, radio or television reception, detectable by neighboring residents;

(h) The use does not require any increased or enhanced water supply;

(i) The quantity and type of solid waste disposal is the same as other residential uses in
the zone district;

(i) The capacity and quality of effluent is typical of normal residentlal use and creates
no potential or actual detriment to the individual subsurface disposal system or its
compaonents;

{k) Delivery trucks shall be limited to U.S. Postal Service, United Parcel Servics,
Federal Express and other delivery setvices providing regular service to residential
uses in the zone district; and

(I) All vehicular traffic to and from the home office use shall be limited in volume, type
and frequency to what Is normally associated with other residential uses in the zone
district,

0. Bullding height. Na building shall exceed 35 feet in height or 2 1/2 stories, except for places of
worship, schools, government buildings and barns, which shall not exceed 55 feef. See
§ 102-61.
[Amended 2-28-2018]

E. Area and yard requirements,
[Amended 5-25-2005]

(1) Public and private schools shall meet the following minimum requirements: lot area, 20
acres: lot width, 1,000 feet; lot depth, 1,000 feet; each side yard, 250 feat; front yard
setback, 200 feet; rear yard setback, 100 feet. Maximum building coverage shall not
axceed 10%.

(2) Places of worship shall have a minimum lot area of five acres meeting the following
minimum requirements: lot frontage and width, 300 feet; lot depth, 300 feet: each side
yatd, 75 feet; front yard setback, 100 feet; rear yard setback, 100 feet. Maximum building
coverage shall not exceed 10%. :

[Amended 2-28-2018]

{3) Detached single-family dwellings shall meet the minimum requirements as shown on the
schedule of limitations.

(4) Except as noted elsewhere hereln, agricultural uses and farms shall meet the following
minimurn requirements: lot area, five acres; lot frontage and width, 300 feet: Jot depth,
300 feet; each side yard, 100 feet; front yard setback, 75 feet; rear vard setback, 75 feet.
Total building coverage shall not exceed 10%.

(5) For swimming pools and private residential recreation Courts, see §§ 102-101 and 102-
108.

F.  Minimum off-street parking.

hitps:/lecode360.com/prnt/CO0256 7guid=873569%
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{4)

5)

(6)

{7)

(8)

(9)
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There shall be three spaces per dweliling unit.

There shall be one space for each three permanent seats in a place of worship,
[Amended 2-28-2018]

Public buildings and government buildings shall provide one space for every 600 square
feet of gross floor area.

Golf courses shall provide sufficient spaces and maneuvering area to prevent any
parking along public rights-of-way or private driveways, fire lanes and aisles,

Any use having access only from & collector or arterial sireet as shown on the adopted
Master Plan or Official Map shall provide a paved turnaround area on the site.

Public and private schools shall provide 1.2 spaces per employee and, in all cases,
sufficlent addlitional parking space for school bus loading and unloading and parking for
public events normally held on premises and student parking.

No commercial motor vehicle, truck tractor, omnibus or school bus as defined in N.J.S.A.
39:1-1 and the various amendments thereto nor registered constructor vehicles or solid
waste vehicles as defined in N.J.8.A, 39:3-20 and the various amendmants thereto, over
1/2 ton registered weight or a trailer bearing commercial license plates, shall be parked
out of doors any lime, except those vehicles actually engaged in deliveries, construction
or simitar activity that is in progress at the site in question, in which case the vehicle may
be parked on a temporary basis. School buses may be parked on school grounds as
allowed by these development regulations or in the duly established municipal parking
lot. This section shall not apply o registered farm vehicles as defined in N.J.S.A. 39:3-24,
39:3-25 and 39:3-26 and the various amendments thereto.

All parking lots providing eight or more parking spaces shall be lighted if used
commercially after dark.

Horse tracks shall provide and maintain in good condition and free of grass and weeds
an improved, gravel-surfaced parking area adequate for the maximum number of
vehicles normally using the facility.

Minimum off-street loading and unicading., All nonresidential uses shaill show properly

” dimensioned loading spaces on the site plan as appropriate for the proposed use and

separate from off-street parking areas.

Signs.

(N

()

3

Street number designations, postal boxes, on-site directional and parking signs and signs
posting property as "private property," "no hunting” or similar purposes are permitted, but
shall not exceed two square feet in area per side per sign,

All uses other than singie-family dwellings may be permitted one externally lighted sign,
with an area of not more than 12 square feet on each of two sides, Said sign shall be
located no closer than 10 feet from the existing curbed or paved roadway and if
freestanding, shall be no higher than eight feel. If attached to the building, the sign shall
not exceed the building height to which it is attached. Notwithstanding the above, any
valid preexisting nonconforming sign legaily erected prior to the adoption of this chapter
shall be permitted for as long as the business for which the sign is used continues.
[Amended 11-10-1999]

A temporary real estate sign advertising the sale or lease of a property or structure is
permitted with the following restrictions:
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[Amended 11-10-1999)

(@) There shall be nc more than one sign per property, except that corner lots shall be
entitled o two signs per each such lot.

(b) Signs shall located not closer than 10 feet from the nearest curbed or paved area;
such signs shall not be lighted.

(c} Signs must be located on the property advertised.

{d) Directional signs advertising for open houses may be permitted on the day before
the apen house and must be removed the same day after the termination of the
open house. The number, size and location of such signs are to be determined by
the Zoning Officer or Code Enforcement Officer in the exercise of his of her
reasonable judgment. In any event, no more than five signs shall be permitted for
any aone open house event.

(4) All signs shall be in accordance with the requirements specified in § 102-106, Signs,
{6} For seasonal decorations, see § 102-166C,
(6) For golf courses, ses § 102-93.

I. Recyclable material storage. A condition of approval of all subdivisions shall be that all
dwelling units constructed on sald subdivislon shall provide a storage area of at least 12
square faet within each dweiling unit to accommaodate a four-week accumulation of mandated
recyclable materiafs (including but not limited to newspaper, glass bottles, aluminum cans, tin

and bimetal cans). The storage area rmay be located in the laundry room, garage, basement
or kifchen. This requirement shail be stated on the subdivision plat.

hifps:/fecoded60.com/print/CO02567guid=8738699
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Township of Colts Neck, NJ
Sunday, Qclober 4, 2020

Chapter 102. Development Regulations

Part 5. Zoning and Design Requirements for Nonresidential
Districts

Article XI. Design Requirements

§ 102-119. Off-street parking.

A. landscaping
[Amended 10-11-2017]

(1) For lots in residential zones containing other than a single-famlly dwelling use, afl-season
screen planting of a dense evergreen material not less than six feet in height shall be
provided hetween off-street parking areas and any kot line or street line: such planting shall
ke located within 15 feet of the edge of the parking areas. In lieu of scresn planting, a fence
of woven lattice, wooded louverype of split cedar fence with a maximum of 3/4 inch
spacing or any combination of plantings and fences may be provided and shall be not less
than six feet in height, malntained in good condition and without advertising. All fences shall
be landscaped.

(2) A minimum of 5% of the interior of any parking srea over 5,000 square fest shall be
landscaped within the parking area, with shrubs no higher than four feet when fully grown
and/or with trees with lower branches removed so as net to cause traffic hazards. This
landscaped area shall consist of at a minimum one tree and four shrubs per 10 parking
stalls. This landscaping is in addition to the trees and shrubs required separating every 10
parking spaces, as well as the landscaping at the end of parking rows and along the
perimeter of parking areas end acocess aisles. In rows of parking spaces, an area equal to at
least one parking space out of every 10 parking spaces or an altemate arrangement
praviding equal landscaped area which the Planning Board determines meets the Intent of
this provision shall be provided and shall consist of at least one free and four shrubs per
landscaped area. This landscaping is in addition to any other landscaping requirement of
this chapter but may be included in the 5% parking area fandscape calculation.

{3) All planfing and landscaping plats must be drawn, signed and sealed by a licensed
landscape architect and/or engineer. Required planting and landscaping onh private property
shali not be considsred to have been provided unless it Is maintained in good condition by
the owner.

(4) All parking areas shall contain a landscape area equivalent to at loast cne parking space at
the end of each row of parking. Each landscape area shall contain at least one trea and four
shrubs.

{5) The outer perimeter of all parking lots and access aisles shall be planted with shade trees
planted 50 feet on center and meeting the requirements of § 102-71.
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(6) ANl parking areas shall reserve sufficient areas clear of landscaping for the stockpiling of
snow which shall be designated on all site plan applications.

B. Lighting. Lighting used to illuminate off-street parking areas shall be amanged to reflect the light
away from residential premises and streets. See § 102117,

. Surfacing and curbing.
(1) Surfacing.

(8) Unless specifically stated elsewhere in this chapter, any parking lot and access drive

(b)

(c)

(d)

shall be paved as oullined below or the equivaient as determined by the Township
Engineer. All parking areas, regardless of size and location, shall be suitably drained
and maintained. Areas of ingress or egress, loading and unlcading areas, major inferior
driveways or access aisles and other areas likely to experience similar heavy traffic
shall be paved with four inches of compacted bituminous stabllized base course, Mix I
2. The materlal shall be prepared In accordance with Sections 903 and 904 and shall be
constructed in accordance with Section 304 of the New Jersey Highway Department
Btandard Specifications for Roads and Bridge Construction/1989 and amendments
thereto,

A two-inch-thick compacted wearing surface of bituminous concrete, Mix 15, shall be
constructed thereon. The materials provided shall be In accordance with Sections 903
and 804 and shall be constructed in accordance with Section 404 of the aforesald New
Jersey State Highway Department Specifications and amendments thereto,

Parking stall areas and other areas likely to experience similar fight traffic shall be
paved with three inches of compacted bituminous stabilized base course, Mix 1-2,
prepared and constructed In accordance with sections of the New Jersey Highway
Depariment Standard Specifications cited in Subsection C(1)(a)} above. A ons-and-one-
halfinch compacted wearing surface of the bituminous concrate, Mix 15, shall be
constructed thereon in accordance with the section of the New Jersey Highway
Department 8pecifications cited within Subsection C(1){b) above.

Where subbase conditions of a proposed parking area are wet, springy or of such a
nature that surfacing would be inadvisable without first treating the subbase, the
treatment of the subbase shall be made in the following manner. The areas shall be
excavated to a depth of six inches to 12 inches below the proposed finlshed grade and
filed with suitable subbase material as determined by the Township Engineer. Where
required by the Township Engineer, a systsm of porous concrete pipe or equivalent
subsurface drains shall be consfructed beneath the surface of the parking area and
connected to a suitable drain. After the subbase material has been properly placed and
compacied, the parking area surfacing material as described heretofore shall be spread
thereon.

{2) Curbing.

(a)

(b)

All off-street, bituminous concrete surface parking lots shall be provided with curbing or
the equivalent, so that vehicles cannot be driven onto required landscaped areas, buffer
zones and sireet rights-of-way and so that each parking fot has controlled entrances
and exits and drainage control.

Curbing or wheel stops shall be located to prevent any part of the vehicle from
overhanging the street right-of-way, required landscaped areas, property lines or
internal sidewalks, Parking spacas shall not be an extension of any street right-of-way.

hitpa:/ffecode3B80.comiptint/CO0256 Pguid=8739629
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(3) Al off-street parking lots shall have adequate designations to indicate fraffic flow and
parking spaces.

Access. Except for single-family dwellings, access points from any one lot crossing the street line
shall be limited to the more restrictive provision of either the Route 34, Colts Neck, Highway
Access Management Plan, as amended, for developments locatad in the area Inciuded In that
Plan or the followlng: a maximum of two means of ingress and two means of egress along the
frontage of any single street, and the center fines of any separate access points shall be placed
at least 65 feet apart; shall handle no more than two lanes of traffic; shall be at least 150 feet
from the street line of any intersecting street; and shall be at least 40 feet from any property line.
For all uses, confinuous open driveways in excess of 16 feet at the streat lne shall be prohibited,
except that for nonresidential uses where driveways of more than 16 feet may be permitted with
the approval of the approving authority after giving due consideration fo the proposed width,
curbing, direction of traffic flow, radii of curves and traffic lane dividers, For all yses, curbing shall
be either depressed at the driveway or have the curbing rounded at the comners and the driveway
connected with the streat in the same manner as ancther street.

[Amended 8-13-1997; 4-26-2017]

Location, provision and malntenance of parking areas.

(1) Parking spaces shall be provided and maintained as long as the buildings and premises are
used for the purposes indicated, and they may not be considerad as provided unless
reasonable precautions are taken to assure their use only by persons residing or employed
in or vislting the building or premises for which they are provided and unless the parking
surface Is kept clean, free of grass and weeds, in good repair and associated landscaping is
kept living, free of tall grass and weeds and in good health. Required off-street parking
spaces shall be on the same lot or premises with the use served, regardless of the number
of spaces required by this chapter. Off-street parking may oceupy front, side and rear vard
areas subject to site plan approval but shall be no closer than 25 feet to any street line or 10
feet to any other lot line.

[Amended 5-25-2005]

(2) For nonresidential uses, no parking of vehicles shall be permitted in fire lanes, driveways,
alsles or tuming areas and street rights-of-way. Nothing shall prohibit driveways for ohe-
family dwellings from being considered one off-street parking space if all ordinance
requirements are met,

Type of facility. Parking spaces for nonresidential facilities shall be paved and on the surface of
the ground. Underground or multistory parking garages are prohibited.

- Number of spaces, access and parking space dimensions. The provision of the parking spaces

required for each use shall be held to be the minimum number of spaces required and the owner
shall provide the necessary additional spaces, should experience indicate that the spaces
provided are inadequate. All parking spaces shall include adequate driveway and necessary
turning areas for handling emergency vehicles and all vehicles reasonably expected to ufilize the
area. Parking areas shall be designed to permit each motor vehicle to proceed fo and from the
parking space provided for it without requiring the moving of any other motor vehicle. Aigles
providing access to parking spaces shall have the following minimum dimensions. Where the
angle of parking is different on both sides of the aisle, the larger aisle width shall prevail,

For Parking Spaces Nine Fest  For Parking Spaces Ten Faet Wide

Wide
Angle of Parking One-Way Aisle Twe-Way Alsle One-Way Aisle  Two-Way Aisle
{degrees) {feot) {feat) {foet) {feet)
80 25 25 22 25

htips:/fecode360.com/print’/CO0256 Pquid=B7 39620
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For Parking Spaces Nine Feet  For Parking Spaces Ten Feet Wide

Wide
Angle of Parking One-Way Alsle  Two-Way Aisle  One-Way Alsle Two-Way Alsle
{degrees) {feat) {fect) (feef) {foet)
60 20 22 18 20
45 18 20 15 20
30 18 18 12 18
Paralled 12 18 12 18

H. See also definition of parking space in Article i,

I Stockpifing of snow. All parking lots shall he designed with consideration given to areas which
can accommodate the stockplling of show.
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Township of Colls Neck, NJ
Sunday, October 4, 2020

Chapter 102. Development Regulations

Part 4. Zoning and Design Requirements for Residential
Districts

Article IX, Design Requirements

§ 102-90. Buffers.

[Amended 10-11-2017]

lL.andscapa buffers are required along all lot lines where nonresidential uses or zone
boundaries abut residential uses or zone boundaries, except as noted in Subsection E below.
Buffer requirements for the A-4 Mixed Housing District are covered in § 102-85. Buffer areas
shall comply with the following standards:

A. The buffer area shall be located on the lot which requires it. The minimum buffer width
provided shall be 30 feet,

(1} The landscape buffer shall be provided on the nonresidential lot, except where an
applicant is proposing residential improvements on a lol adjacent fo an exisfing
nonresidential use,

(2) Where an applicant proposes residential improvements on a lot adjacent to an
existing nonresidential use, the landscape buffer shall be provided on the residential
lot,

B. Buffer areas shall be maintained and kept clean of all debris, rubbish, weeds and tall
grass by the owner or his or her agents.

C. No structure, activity, storage of materials or parking of vehicles shall be permitted in the
buffer area, except for access drives from public streets and directional and safety signs
per each direction of traffic per access drive.

D. The huffer area shall be planted and maintained with grass or ground cover, massed
evergreens and deciduous trees and shrubs of such species and size as will produce,
"within two growing seasons, a screen at least six feet in height and of such density as will
obscure, throughout the fuil course of the year, all of the glare of automobile headlights
emitted from the premises. Planting in all required buffer areas shall consist of two
staggered rows of evergreen trees spaced 15 fest apart and each row planted 15 feet on
center. The buffer shall also be supplemented with groupings of additional plantings at a
rate of one tree and two shrubs for every 100 linear feet of buffer area.

(1) Screen planting shall be maintained permanently by the owner or his or her agents,
and any plant material which does not live shall be replaced within six months.

https;/fecode380.com/printfCO02562guld=6739006
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(2)

(3}

(4)

(5)

Township of Colts Nack, NJ Ecode360

The screen planting shall be so placed that at maturity it will be not closer than three
feet to any street or property line.

A clear sight triangle shall be maintained at &ll strest intersections and at all paints
where private accessways intersect public straets. Private accessways shali maintain
a sight triangle by having no planting, grading, dirt or structures higher than 2 1/2 feet
above the street center line located within the sight triangfe.

The screen planting shall be broken only at points of vehicular and pedestrian ingress
and egress.

This landscaping Is in addition fo any other landscaping required in this chapter.

‘Landscaping plans shall be drawn, signed and sealed by a licensed landscape

architect and/or engineer.

No screen planting shall be required along streets which form district boundary lines,
provided that only the front of any proposed building shall be visible from the adjacent
residential districts.
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To:  Honorable Chiairman and Members of the Colts Neck Planning Board

From: Timothy Anfuso, P.P., Township Planner 7""/

RE: Colts Neck Community Church
Conditional Use Permit, Preliminary & Final Major Site Plan with Variances
PB739 - Block 33, Lot 21 — 249 Route 537

Date:  August 7, 2020

The Planning Department has reviewed the Preliminary and Final Major Site Plan for Colts Neck
Community Church prepared by Two River Engineering dated February- 13, 2020 revised July
20, 2020. Staff offers the following comments.

Project Description

This is an application for Conditional Use Permit as well as Preliminary and Final Major Site
Plen approval with variances. ‘The applicant is proposing to construct a 22,557 s.£, place of
worship. The facility will have a 400 seat sanctuary,  gathering area with warming kitchen and
five classrooms for Sunday School purposes. The property will be serviced by a 175 stall
parking lot access from County Route 537. The property is zoned A-1 Agricultural Residential
and the proposed place of worship is a permitted conditiona) use.

Varignces and Design Slandard Waivers

This apphication involves three variances and four design standard waivers, A complete listing is
attached.

Planing Depmrtment Conymerits and Recommendations

1. This application requires a variance to permit two signs (facade and freestanding) where
only one sign is petmitted, Testimony should be provided to justify this variance,

Colts Neck Township . 124 Cedar Drive . Colts Neck, NJ 67722
Tel: 732.462.547) . Pax: 732.431.3173
www.coltsneck.ovg



10,

The freestanding sign requires & varlance to permit 15 5.5, of sign area whete 12 5.f is
the maximum permitted. Testimony should be provided to justify this variance.

It appears the fagade sign will also require a variance for exceeding the 12 5.£, in area
limitation. The exact dimensions of this sign should be provided on the Architectural
Plans to determine the extent of this vatiance. In addition, notes should be added to the
plans indicating the sign will be sxternally illuminated,

Design waivers are required to allow the detention, basin within the 300’ riparian buffer
atd as well 83 fo not encumber the entire 300° riparian buffer in a conservation essemont,
The basin requires a Flood Hazard Permit by the NIDEP, If approved, | believe that i
should be removed from the Conservation, Drainage, Open Space and Utility Right-of
Way easement. This is to make clear that the Township has no long term maintonance
responsibilities for the basin. It should be noted that this basin is in a substantially
similat location as the previously approved thres lot subdivision for the Egposito
application. :

Along the western side of the property the applicant is excluding an open field between
the 150" Special Water Resource Protection Area and the 300° tiparian buffer from the
conservation easement. I believe this is to maintain a lawn area to practice outdoor
religions assembly, I have no planning objections to thig as long as the temaining
conservation easement is not disturbed and is allowed to return to it's natural state,

A design walver is required to permit & 20" foot buffer from an adjoining residential use
where 30 feet is required, Testimony should be provided (o justify this waiver.

A design waiver is requited for not providing a landscape island separsting rows of 10 or
moro parking stalls. This occuts in one location at the rear of the building,

The applicant should confirm that the olassrooras will be used for Sunday classes or
evening church related meetings and that the church will niot rent any portion of the
facility to outside oxganizations, This should be a condition of apptoval,

Pursvant to Section 102-119A2 the two center islands in the front and rear parking areas
need four shrubs per ten stalls and each parking lot island needs four shrobs per island,

Shade Trees spaced at 50" intervals need fo be provided on the outside edge of the front
parking lot (§102-119A5),

The limita of the wooded areas along the northern and western boundaties should be
shown on the Site Plan. A tree location and tree removal plan should be provided for the
drainage system outfall stracture to Mine Brook.

A gondition of approval should require that the Tree Save Plan shown on Sheet 4 of 5,
Grading and Utility Plan be installed prior to any land disturbance,



11.

12.

13.

14,
15.

16,

17,

ce.

The Site Investigation and Soil Sampling does not include a survey for butied drums,
tanks or waste using ground penetrating tadar or other techniques, Given the past history
of the site, underground tanks may exist and I recommend the survey be perfortmed.

The applicant should consider decorative stemped concrete sidewalks with a brick or
paver design throughout the site.

The proposed colors and materisls used for all exterior treatments of the building should
be labeled on the Architectural Plans.

Deeds of all easements need to be submitted for review and approval,

The applicant will be required to obtain the following outside agency approvals:
9 Monmouth Covnty Planning Board
e Freehold Soil Conservation District
@ NIDEP “Flood Hazard Permit”?
e NIDEP Freshwater Wetlands “General Permit”

The applicant should comment on the status of the Shade Tree Commigsion, Board of
Health, Fire Marshall, Environmental Commission and Architectural Review
Committee’s review and comment on this application.

Since this application involves a place of worship, a conttibution to the Affordable
Housing Fund will not be required.

M. Steib, Esg.
G. Gerken, P.E,
8. Alfieri, Raq,
AJ, Garito, P.E,



VARIANCES AND DESIGN WAIVERS

Varignce Description

102-84H2 Proposed two signs (freestanding & fagade) where
only one is permitted

102-84H2 Proposed 15 5.1, freestanding sign whete 12 s.f, is
the maximum permitted

102-34F12 Proposed fagade sign in excess of 12 5.1,

Descrintion
102-69B Proposed detention basin within the 300° riparian
buffer

102-69B Not preserving the entire 300 ripatian buffer in a
oongervation easement

102-90A Proposed 20° buffer along a residential property
where 30 ig required

102-119A2 Proposed 14 off-street parking stalis without a
landscape island where 10 stalls are the maximum
permitted
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| YRUR GOALS. UK MTSSION,
August 7, 2020

Township of Colts Neck
Planning Board

124 Cadar Drive

Colts Meck, NJ 07722

Reg:  T&M File No. COPB-R1005
Conditional Use and Site Plan Application for Colts Neck Community Ghurch
Block 33, Lot 21. - 249 Route 837
Application No, PE739 - Initial Engineering Review
Township of Colts Neck, Monmouth County, NJ

Dear Board Members:

Please be advised that | have recelved and reviewed the following documents submitted in suipport
of the above referenced application:

1. Boundary and Topographic Survey prepared by Morgan Engineering and Surveying
dated 1/8/2013.

2, Preliminary and Final_ Major Subdivision plans prepared by Two River Englneering
censisting of 15 sheets dated February 13,2020 and last revised July 7, 2020,

3. Stormwater Management Report prepared by Two River Engineering dated Fébruary
19, 2020. Part of Appendix 4 and Appendix 5 were submiited with the resubmittal
package on 7/27/2020.

4. Architectural Plans prepared by Eric Walker AIA contalning 4 sheets dated June
16,2020 showing building elevations, floor plan and building schematic views.

5. Historic Pesticides Analysis Report for Esposito Property dated December 5, 2014
prepared by Two River Engineering.

8. Environmental Report by Environmental Data Resources Inc, for Esposito Realty LLC
dated October 21, 2010.

The property congists of 13.1 acres and is located In the A-1 Agricultural Residential District Zone,
The property previously contalhed five dwellings, four barns, one garage and asphalt driveway with
walkways, ali of which have been currently removed. The property i now vacant and is bordered by
residential lots to the west, the reservoir to the north, subdivision of Camelot Dv to the east and
Gounty Route 537 to the south.

Previously a 3 lot subdivision for Frank Esposito was approved for this Iot with the resolution adopted
by the Board on 11/10/2015, The subdivision was never perfected. If this application is approved,
the ptior approval of the 3 |ot subdivision should be rescinded.

This application proposes a new house of worship for Colts Neck Community Church, The proposad
building is 22,557 sq. ft. with a sanctuary that holds 400 seats. The plan proposed 176 parking
spaces with 54 in the front, 13 on the side and 109 in the rear, There is a covered drop off area in
the front of the building, The proposed house of worship is parmitted as a conditional use in the A-1
zone with certaln enhanced lot size, dimenstons and sethacks.

T&M ASSOCIATES, 1144 Hooper Avenue, Sulte 202, Toms River, NJ 08753 K3 7324733400 F3 tandmassoclates.com
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Sheet 2
Le: Township of Colls Neck
Plehning Board
Re: T&M Flie No. COPB-R1005
Conditionzal Use and Site Plan Application for Colts Neck Cornmunity Church
Bjock 33, Lot 21 - 249 Route 537
Anplication No. PB739 - Inktial Engineering Review
Township of Colts Neok, Monmouth County, NS

The property is bordered by a stream on the west and northerly side of the lot. The 150 fi. Spacial
Water Regsource Protaction Area and the 300 i Riparian Buffer are shown on the pians. All of the
improvements to include the buliding, driveway and parking areas are all located outside of the 300
ft. area. The Detention Basin and piping Into it and discharge piping is within the 300 ft Buffer but
outside of the 180 ft, SWRPA line. The final discharge from the detantion basin extends into the 150
ft. SWRPA down fo and discharges at the wetland limit. Approvals from NJDEP will be redquired for
these éncroachments

Zoni ia;

1. Places of Worship are permitted in the AL zone as a conditional use. Section102-84 E
requires enhanced area, dimensions and setbacks. A minimura of 5 acres; 300 ft. frontage,
width and depth; front and rear setbacks of 100 ft.; and each side yard setback of 75 /. are
required. Also, the maximum bullding coverage of 10% is permitted. The existing lot and
building propiosed meet all of these requirements,

2. Avarlance for the free standing sign from section 102-84 H is required. A maximum of 12 il
ft. is allowed, and 15 sf, ft. is proposed. The sign complies with the height and setback
requirements.

3. It Is confusing if a building facade sign variance is required. In the applicant’s engineers
letter of 7/27/2020 he states that it is his undérstanding that no buliding fagade sigh Is
proposed but if one is proposed, it will be shown on the architectural plans, Sheet A201
shows on the front efevation view what appears to be a bullding fagade sign. No dimensions
of detalls of It are provided. Testimony concerning this must be provided, If i Is proposed
then a varance from having a second sign Is required and dimensions are needed to
determine if a variance for the size is dlso required.

4. A design waiver from section 102-90 for the landscape buffer on the easterly property line.
Thirty feet Is required and 20 feset is proposed. The landscape plan does propose the
required 2 staggered rows of evergiesn trees as required by subsection D.

5. A design walver from section 102-119A2 is required for not providing a landscaped Island
every 10 parking spaces. To the back left of the bullding one row has 14 spaces without a
landscaped island,

1. There is a discrepancy In the number of seats for the church. On sheet 3 of the engineering
olains It lists 400 segts. Within the submittal titled “Colts Neck Community Church Facliities
Use” it indicates that & maximum of 475 people may atiend a Sunday Service. On the
grehitectural plan ALOL i labels 475 seats for the Sanctuary (labeled in front of the
Platform) however, when one adds up the seats labeled in the 4 aress it totals 400 seats.
This discrepancy shouid be cleared up. It doesn't make any difference as far as parking is
concernad betause 176 spaces proposed complies for gver 500 seats.

2. | have reviewed the size of the parking spaces, width of the alsles and pavement
specification detail and find that all conform. The application and engineering plans state
175 spaces are provided but wheén | count the spaces it totals 1786 spaces.
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August 7, 2020
Sheet 3
Township of Colts Neck
Planning Board
T&M Flle No, COPB-R1D05
Conditional Use and Bite Plan Application for Colts Neak Comrmurity Church
Block 33, Lot 22 - 249 Route 537
Application No. PB739 - Initial Enginesring Review
Townghip of Caits Neck, Monmouth County, N}

3. The Historic Pesticides Analysis Report was actually done for the previously approved 3 lot
subdivislon. Six samples were taken and all show results below the NJDEP cleanup criteria,
The readings for argenic ranged from 5.19 to 13.1 ppm and the allowabie is 20 ppm so all
samples comply. As pointed out with the subdivision report under ssation IV Projact Location
of the report it refers to lot 20 of block 33 and it should be lot 21,

4. | have reviewed the Stormwater Management Repott, A total of 9.39 acres drain to the
stream in existing conditions. Runoff rates for that were astablished. In post development
conditions, 4.29 acres are undeveloped and flow direct to the stream as it currently does, A
total of 5.1 acres Is being developed afid will sither flow direct into the detention basin or be
colfected and piped into the detention basin. Caleulations for these are provided and the
post flaw utilizing the detention basin with no infiltration counted, is less than the reductions
required of the predeveloped conditions. So, the rate reductions of 7:8 of NJACY:8 are met.
The calculations have been provided for the ground water recharge and again that complies.

5. Forthe drainage, the report is stifl migsing the Conduit Outlet Protection Calculations and the
Emergency Spillway Calculations. Also, an Operations and Maintenance Manual for the
Stormwater system Is required and has not been provided.

6. The plan propeses within the 300 ft. Riparlan Area the detention basin, septic disposal flelds
storm drainage piping and a landscape berni in the scenic corridor, Also, drainage piping and
the giifcharge extends into the 150 SWRPA area. Approvat for all of these is required from
NJDEP,

7. The plans propdése a conservation easernent which encumbers all of the 150 ft SWRPA and
about half of the area between the 150 ft. to the 300 ft, lmit, The detention basin is
included in the easement and normally that would be excluded so that the Township has no
responsibiiity for the basin. Alse, there is a large are In the 300 ft. portion besides the seplic
fields which is excluded. | question why the extra area besides the septic figlds are excluded.

B, Deeds of easement are required for the conservation easement and seenie corroder For the
conservation eassment covering the wet inflltration pond and access, the easement should
algo be dedicated to the Homeowners Assoclation besides the Township,

9. | have reviewed the Jighting sheet and find that produced conforms with the ordinance. It
indicates that the kelvin is 3,000, 4,000, or 5,000. it Is suggested that It not exosed 3,500.

10.1 have forwarded the Site investigation Report prepared by EDR a8 teferenced in number 6 of
the items reviewed to one of our LSRP's, His comments will be submitted separateiy.

11. Qutside approvais from-Monmouth County Planning Board and Freehold Soil Conservation
District are needed. Township approval from the Board of Health for septic system and the
Shade Tree Commission for the proposed landscaping is needed. Comments should also be
obtained from the Enwironmental Commission and Architectural Review Cominittee.

12. Performance Guaranties and Inspection Fees are required for the Improvaments, They will be
calouiated by this office if this application is d@pproved.



August 7, 2020
Sheet 4
Le: Township of Colts Neck
Planning Board
Re; T&M File No. COPB-R1005
Conditional Use and Site Plan Application for Colts Neck Community Church
Biock 33, Lot 21 - 249 Route 537
Application No. PB739 ~ Initial Enginesring Revlew
Township of Colts Neck, Mornmouth County, NJ

Should you have any questions concerning the akiove, please gve me a call.

Very truly yours, ﬁ
' A |
i i Mathopo

A B
GLENN R. GERKEN, P.E,
BOARD ENGINEER

GRG:Is
ce: Michael Steib, Esg., Board Attorney (via email)

Twao Rivers Engineering (Applicant’s Engineer) (via emall)
§ Alfler, Esq. (Applicant's Attorney) {via email)

G:\Projects\COPB\R100E\Correspondence\PB_GRG Initial Engineering Review.doc
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September 2, 2020

Colts Neck Townahip
Planning Board

124 Cedar Drive
Colts Neck, NJ 07722

Re:  T&M Flle No. COPB-R1006

Gonditional Use and Site Pian Application for Colts Nedk Gommunity Church

Blook 33, Lot 21 ~ 249 Route 537
Applioation No. PBT3Q - Second Engineering Review
Cofts Neck Townshtp, Monmauth Caunty, Nf

Daar Board Members:

Pleasa be advised that t have received dnd reviewed the followlng datuments submitted In sispport,

of the above referenced apalication:

1. Boundary and Topographic Sutvey prepared by Morgan Englneering and Burveying

dated 1/8/2013,

2. Preliminary and Final Mafor Subdivision plans prepared by Two River Engiheering
gonsisting of 15 sheets dated February 13,2020 and last revised August 25, 2020,

3. Stormwater Mariagement Repott prepared by Two River Engin

eering dated February

19, 2020 and revised August 28, 5020, Appendx 4-& B have now bisen addad o this

repon.

4, Operations & Maintenance Manual prepared by Two River Engineering dated August

2%, 2020,

5. Architectural Plans prepared by Eric Walker AiA containing
18,2020 showing buiiding elevations, floor plan and bullding
appiicants engineer indicates that these have besn revised to

4 sheets dated tune
achematic visws, The
aliminate the bufiding

fagade sign. | have not been provided a copy of these raviged plans.

6. Historle Pesticides Analysls Report for Esposito Propetty dated Dacember 5, 2014

prapared by Two River Engin eating,

7. Envlronmental Report by Environmental Data Resaurces inc. for Esposito Realty LLC

dated Ortober 24, 20410,

| previously reported on this apptication on August 7, 2020. | wil car
modifying themi based on the latest submittals referencad ahove,

enaral Deseription

ry forward my prior comments

The property consists of 13.1 acres and is located In the A-1 Agricultural Restdential Digtrist Zone.
The property previously contained five dwelllngs, four barns, one garage an eaphalt driveway with
- m.m..,...__waikwagts,.,aﬂ.nf.wm’ch.have.been.eufxantiyrwm&‘%-pmpew-%s-mw%eaﬁt«&ﬁﬂs-‘bﬂrdmﬂ“brm' e e
residentlal lots to the west, the reservoir to the north, subdivision of Camalot O to the east and

Codinty Rowld 53T {o the south.
Previously a 3 ot subdivision for Frank Esposito was eparoved for this

by the Board on 11/10/2015. The subdivisior was naver perfected.
the prior approval of the 3 lot subdivision should be rescinded,

TaM ASSOCIATES, 1144 Hedper Avenue, Suits 203, Tams River, i 08753

lat with the raselution adoptec
If this appiication is appraved,

117324733400 ] wndmassoctates.com



Lt Colts Neck Townghip
Planning Board )
Re:  T&MFle No. COPR-R1006

Septernber 2, 2020
Shast 2

Conditional Use and Site Plan Application for Colts Neck Community Chargh

Block 33, Lot 21 - 249 Raute BEY
Applisation No. PH738 - Setond Engingering Review
Colts Neck Township, Monmouth Courty, NJ

This application proposes a new house of wership for Calts Neok Community Church. The proposed
building is 22,657 sq. ff. with a sanctuary that holds 400 serts, The plan proposes 175 parking
spaces with 54 In the front, 13 on the side and 109 in the rear. There ls a covered drop off area In
the front of the bullding, The proposed house of worship le permitied us a condltionat use In the A

zons with certaln enhanced 1ot size, dimenslons and setbacks,

Thi property is borderad by & stream on the wost and northerly side of the lot, The 150 ft. Special
Water Resource Protection Area and the 300 t. Riparlan Buifar are shown on the plang. Al of the
mmprovernents to inslude the building, driveway and parking ereas are all foeatéd outside of tha 200
1. area. The Detention Basin and piping Into it and discharge piping s within the 300 ft Buffer but
outside of the 150 ft, SWRPA line. The final discharge from the detention basin sxtends into the 450
fi. SWRPA down to und discharges at the wetland fimit, Approvals from NIDEP will be required for

these enoroachrmenia

1. Places of Worghip are permitted in the A-L zone as a conditional use. Sectlon102-84 £
requires enhanced ares, dimensions and setbacks. A minimum of 5 acres; 300 fi. frontage,
width and depth; front and rear setbacks of 100 ft.: and esich side yard setback of 75 f. are
required, Also, the maximum bullding coverage of 10% fs permitted. The existing lot and

bullding proposed meef all of thase requiraments,

2, Previously the sign did not :‘:ump% with the medimum 12 sq., f, aroa requirement which

would have requirad g variante,
which compfies. The sign complies with the area, height

e revised plan détail has reduced the size 19 19 &, §t,

and setback requirements.

2. Previously architectural drawing A-201 showsd 8 bullding facade sign on the front efevation,

The applicants engineer Indicates that this has been revised to eliminate the sign. This would
eliminate the second sign and the need for a variance, Coples of this revised plan must be

provicied,

4. A design walver from section 102-80 for the ferdscape buffer oh the easterly proparty fine ia
requlrad, Thirty feet is required and 20 fest Is proposed. Within the 20 L. to 30 ft. orea, part
of the entrance drive, part af some parking spaces and the refuse ghelosure are proposed.
The landscaps plan does proposs the required 2 staggored rows of evergreen tees as

required by subsection 1 of the Ordinance. .

5. A previously raquired design waiver from section 10211922 has been eliminated by
hreaking up the row of 14 parking spaces In the rear by providing & landséaped lsland,

oo il - Thore- b5 discreparisy in-the-numbar of seats fo

~Orrsheet 3-of the-enghreerin

rthe-thurch:
pians it lists 400 seats. Within the submittal titled “Colts Neok Cormmunity Church Facilities
Use” [t Indivates that a maximum of 475 people mey altend a Sunday Servics. On the

architectural plan AL01 it fabels 475 seats for the

Sanctuary (labeled In front of the

Platform) however, when one adds up the seats [abefed In the 4 areas It totals 400 seats,
The appiicants engineer In his forwarding letter of Augiust 25, 2020 states that the sanctuary
Is limited to 400 seats. This discrepancy should be clearad up between the two sets of plans.

.
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Septenbar 2, 2020
Shaet 4
Colte Nedi Tawnship
Planning Board
T&M Fila No, COPB-RI00E
Concditionaf Lise and Stte Plan Application for Colts Neck Comemunity Churoh
Blotk 33, Lot 21 - 249 Route 837
Applieation No, PB738 - Ssoond Englnearing Review
Colts Neck Township, Monmouth Caunty, MJ

it doean't make any difference as far as parking iz concerned beoause 175 spades proposed
campties for over 500 soats,

{ have reviewed the size of the ?ark-!ng Spaces, withh of the alsles any pavernant
specification detall and find that all conform. The plan proposes a Wtal of 175 parking
spaces.

The Historic Pesticides Analysis Repoit was actually done for the previously approved 3 ot
subedivision, Six samples were taken and all show results below the NIDEP cleanup oriteria.
The readings for arsenic ranged from 5,19 to 13.1 ppm and the aliowable is 20 ppm 0 sl
samples comply, As pointed out with the subdivision report under section IV Project Location
of the report It refers to lot 20 of block 33 end It should be lot 21,

U have revigwed the Stormwater Management Report, A total of 9.39 acres drain to the
stream i existing conditions. Runoff rates for that were established. In post development
conditions, 4,29 acres are undeveloped and flow direct to the stream as It suirrently does, A
total of B.1, acres Is belng developad and will either flowr direct Into the detstition hasin or be
collected and piped into the detention basin, Calculations for these are provided and the
post flow utilizing the detention basin with no irfiitration counted, s less than the reductions
required of the predeveloped conditions. Se, the rate reductions of 7:8 of NIAET:S are met.
The caltulations have been provided for the ground water recharge and again that complies.

| have reviewed the Operations and Malntenance Manual refsrenced above and find jt
acceptabile. The lot awner will be responsible for the maintanance and operation of the storr
drainage piping system and the detantion basin. Annua! Inspections sre proposed and &

farmal inspection every 4 vears,

ator dramaposes wlpin the 300 . Riparian Area the detention bésin, sepic disposal feids

storm drainage pipfng and & landscape barm In the seanic corridor, Afso, dralnage piping and

ﬁ?}& g;}aenarga extends into the 160 SWRPA area. Approval for ail of these fs required from
IDER,

. The plane propose g conservation sasentent which encurmbers all of the 150 ft SWRPA and

about & quarter of the area betwesn the 150 ft. to the 500 fL. limit. The detention basin is
excluded from th easement which s normal, By excluding the basin, the Township has no
respansibility for the basin. In the remaining area éxgluded from the conservation easement
i8 the septic systern and an opan area with about, 18 farge mature trees 18" to 46" In
diameter, all of which are scheduled 1o ba saved and protested during construction by tree
protection fencing, The applicants engineer indicates that this area will also be used for
recieation activitles,

Deeds of ensement are required for the tongervation essement and scenis corridor,

P s < b i s

9. THave reviewed the TIghtIng SHabT arid find Tt rroposed conforma with the ordicance. ™™

10. [ have forwarded the Site Investigation Report prepared by EDR a8 referenced In number &

of the items reviewed to one of our LSRP's. His commetts dated August 241, 2020 were
previdusly submitted and are attached to this report aswell, '



September 2, 2020

. Sheet 4.
Le: Colts Neck Townshlp

Planning Board
Rei  T&M Flle No. COPB-R1005
Conditonal Use and Ske Plan Application for Colts Neck Community Church
Block 33, Lot 24 - 249 Route 537
Application No. PB739 - Sacond Engineering Review
Coits Nack Townstilp, Monmouth County, NJ

11. Quiside approvals from Monrmouth County Planning Board and Freehold Soil Conservation
Digtrict are needed, Township approvat from the Board of Health for geptic system and the
Shade Tree Commission for the proposed landscaping is needed. Comments should also be
obtained from the Environmentat Commission and Architectura] Raview Committge,

12. Performance Guaranties and Inspection Fees are required for the Improvements. They will be
calcuiated by this office i this apnplication is approved.

Shouid you have any questlons congerning the above, please give me a call.

Very truly yours,

a
% o JE A fF 8]
. w%&w’/ /CZ‘

GLENN R, GERKEN, P.E.
BOARD ENGINEER

GRG:s
Enclosure

ce: Michael Stelb, Esq,, Board Attornay (via amaily
Two Rivers Englneering (Applicant’s Englnear) (via smail)
$ Alfiert, Esq. (Applicant's Attorney) (via emall)
Colts Neck Community Church
25 Merchants Way, Colts Neck NJ 07722

G\*roleots\COPE\RIODS \Correapondence\Ph._GRG Secont Engineering Review.don
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Environmental Review Memorandum for Colis Neck Community Church

August 21, 2020 - COPB-RIDOS
Blisck 33 Lot 21 - Appl PB-738

249 Rowte 537 (69 County Road)

Prepared By: Joseph 5, Martin, CHIVMM, T&M

Bocuments reviewsed:

¢ EDR Radius Map report dated October 21, 2090 titled; “Esposito Raaity, LLC" is for the address of 69
Courtty Read 537 East, Colts Neck, NI with lozation at the Site gt the nottherly side of Route 537, The
radius map report presemts a fisting for this address on the New Jersey Depertivent of
Engironmentat Protgction’s (NJDEP) NJ Spill emvironmenta! datibase, The listing Is for Case Ng, 88-
05-19-1220-02 for & complaint by a "Citizen” on May 19, 1998. The Status ot Spiff of the listing
states, “Suspected llegal dumping in fleld by caller's property”. The EDR Report llsting does not
provide any other information for the reported splll case, Coples of the NIDEP GeoWeh Program
listings for this Spill Case downloaded by T&M for this review are attached to this memovandum.

¥ EDR Environmentat Lien search réport dated Ociobéer 2§, 2010. The Yien search report does not note
or identify any environmenttal llens or activity and use lmitations for the Site in the Deed datnd
September 9, 2009,

s EDR City Directory Report, fopographic map report and aerial photegraph regort,

#  Historic Pesticides Analysis Report prapared by Two River Engineering dated December 5, 2014, The
results of the coll investigation for potential historleally applied pesticide soll contamination dig not
indicate any exteedances of the applicabia NIDEF soll remediation standerds {5R8) and no further
investigation would be reguired.

Ohsurvations and Recommendations:

1. The NIDEP GeoWeb program does not depict any mapped, fill moterial arees at the Site. TRM
submitted a formal Opan Public Recards Act (OPRA) request 10 the NIDEP Office of Records Acgess
on August 13, 2020 to acquire copies of all files, documentation or reporting for the May 1992 NI
Spill Case for llegal dumping listed In the EDR Radlus Map Regart. The reply recelved from the
MIDEP on August 17, 2020 states that files are available and T&M has requested coples. TRM will
advise regarding the estimated date for reciipt of the fles,

T&M recommends that the current Dwaner of the Site b asked to pravide alf information for the
May 158 Spill Case repott or any other Information associater with iflezal dumping at the Site. This__

e ———

tnformation shonid aiso be requested of the prior Owner, E5posito. TRM alsa recommends that the
current Owner prowide coples of any prior or current ervironmental reporting for the Site including
Fhase | Enviranmental Site Assessments, Preliminary Assessments and Phase li/Site hwestigation
reports which may have been conducted at the Site. This Information should aiso be requested of
the prior Oviner, Esposito.



_ August 21, 2020
Environshientat Revlew Memorandum for Coles Neck Comuntty Chirch - Shiet 2

Additionally, a Site inspaction of the entire Site should be performed by Townzhip representatives
and/or T&M personnel to identify any visual indications of il matarial at the Site such ss mounding,
surface and/for partially buried scild waste,

. T&M's review of the serial photograph record for the SHe Indicates tha former presenca of

structures at the Site from at least 1931 to at least 2013.

T&M recommends that the Township permit file for the demolition of the former structures be
reviewed for any record of the closure and rémoval of underground storage tanks {LiSTs) &t the Site
which may have been utllized to store heating fuel ofl for the structures and/or motor fuel for farm
vahicles and equiprment. Information regarding the former presenca of USTs at the Site should also
ba requested of the prior Cwner, Espasito,

if these querles and reviews do not Identify any records for the closure and ramoval of USTs af the
Site, TRM recomunends that the applicant have a nos-invasive geophysical survey (GF Survay)
conducted at the Site to confirm or deny the presence of USTS which would need to be tiosed and
removed per applicabla local and state procedures.

End af Envirohmental Raview Memorendum

@:\Projepts\COPB\RA00S\Calculations & keparts\Environmental Revlew for COLTS NECK COMMUNITY CHURCH. doc
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