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Township of Freehold 
ENVIRONMENTAL COMMISSION 

One Municipal Plaza, Freehold, NJ 07728 
 

  
 
TO:  Donna Butch, Administrative Officer, Planning Board  
 

FROM: Tom Moskal, Environmental Commission  
 

DATE:  11/12/2019 
  
 

                      Project Name – Preliminary and Final Major Site plan SP# 257-1-19 Variance #011-19 
                                               Carl’s Fencing, Block: 71 Lot 13, 3468 Route 9 Freehold NJ  
 
 
 
 
The November 13, 2019 meeting of the Freehold Township Environmental Commission was called to 
order by Chairman Moskal at 7:35 pm. Board members present: William Lombardi, Brian Dougherty, 
Steve Leone, Anthony Ammiano, and Tom Moskal.   
 
 
The following statement was read by Chairman Moskal: “In accordance with the Open Public Meetings 
Law, c.231, P.L. 1975, this meeting was announced by posting a notice on the bulletin board reserved 
for that purpose, by mailing such notice to the office of the official newspapers of the Township, and by 
filing such notice with the Township Clerk.” 
 
 
The Commission has no comments or concerns regarding this project.  

 
 
The meeting was adjourned at 7:55 pm.  
 
 
Tom Moskal  
Chairman  
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February 14, 2020 
 
Mr. Timothy P. White, P.E.                 (via email: TWhite@twp.freehold.nj.us ) 
Freehold Township Engineer 
1 Municipal Plaza  
Freehold, NJ 07728-3099 
 
Attn: Donna Butch, Administrative Officer              (via email:  DButch@twp.freehold.nj.us ) 
 
Re: ABC Grocery Store (Pond Road Assoc., LLC) 

SP# 425-4-20 & V# 001-20 
4331-4345 Route 9 North; Block 5, Lot 6  
Freehold Township, Monmouth County 

 SA Project No. 20502 
 
Dear Mr. White: 
 

At the request of Freehold Township, a traffic review was performed for the above 
referenced application.  The materials submitted for review include: 
 

1. Preliminary and Final Site Plan set for Pond Road Associates, LLC Proposed Grocery 
Store, Retail and/or Flex/Warehouse Space, Block 5, Lot 6; prepared by Bohler 
Engineering; dated January 9, 2020 and as revised to February 10, 2020. 

 
2. Architectural Plans for ABC Grocer’s Tennant Fitout, 4331-4345 Route 9; prepared by 

The Dietz Partnership; dated January 8, 2020 and as revised to February 13, 2020. 
 

3. Statement of Operations for Pond Road Associates, LLC, Block 5 Lot 6, 4331-4345 
Route 9; undated. 

 
4. Traffic Statement for Grocery Store and Warehouse; prepared by Bohler Engineering; 

dated February 10, 2020. 
 

The Applicant requests (Amended) Preliminary and Final Site Plan and Use Variance 
approval to renovate 18,000 square feet (sf) of an existing 90,735 sf shopping center, including 
70,743 sf main building and 19,993 sf pad sites.  The 20.755-acre site located at                  
4331-4345 Route 9 North on Block 5, Lot 6 and is in the Corporate Multi-Use Development 
Zone (CMX-10). The existing site has two (2) driveways along northbound Route 9, two (2) 
driveways along southbound Pond Road, and multiple cross-access driveways with the adjacent 
lots to the north. The main parking area for the shopping center is located to the west of the 
existing shopping center, between Route 9 and the building. Loading areas are located to the 
east of the building.  The proposal is to renovate 18,000 sf of the existing main shopping center 
building for +/- 12,558 sf Grocery Store and +/- 5,343 sf (per Architect Certification) for Retail 
and/or Flex-Warehouse. No changes are proposed to the existing 70,743 sf building footprint.  
Minor improvements are proposed for circulation, parking and loading. 
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February 14, 2020 
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A traffic review letter dated January 30, 2020 was issued for the proposed improvements 
to the fence sales facility.  A Technical Review Committee (TRC) meeting was held on  
February 11, 2020 at which traffic and other review comments were discussed.  The Applicant 
has since revised the plans and provided additional information to address comments found in 
the traffic review and other professional review letters. 
 

Based on review of the revised Site Plan set and corresponding documents the following 
traffic comments remain: 
 
Access: 
 

Access to the shopping center will remain via two (2) right-in/right-out driveways along 
Route 9 northbound, two (2) full movement driveways along southbound Pond Road and four 
(4) cross-access driveways with lots to the north of the site. There are no proposed 
improvements to the existing access driveways. 
 

1. The existing driveways for access to Route 9 are under the jurisdiction of the 
New Jersey Department of Transportation (NJDOT). A Traffic Statement was 
provided to confirm there are no changes to existing Route 9 site access and 
there will be no increase in site trips, thus the site remains in conformance 
with the existing access permit.  No new permit is required. 

 
2. A note shall be added to the plans that “No planting, berm, sign, fence or other 

structure exceeding 30 inches in height shall be located in the sight triangle”. 
 
Circulation: 
 
 Circulation aisles remain, for the most part, as they exist.  The circulation aisle at the 
northwest corner of the main building is shown to be revised.  The circulation aisle along the 
west of the building will have its alignment shifted east toward the building and “straightened-
out” at its north end. The circulation aisle on the south side of the building will be narrowed by   
5 ft, from 30 ft to 25 ft, to allow for the loading area and trash enclosure for the grocery store.  
 

1. The stop sign (R1-1) at the northwest corner of the building (DSW Store) shall 
be located on the concrete sidewalk. 
 

2. The proposed sidewalk along the building near the northwest corner (DSW 
Store) shall be dimensioned. 

 
3. The proposed sidewalk ends at the northwest corner of the building.  It is 

recommended that a “laddered” crosswalk be striped from the north end of the 
sidewalk across the circulation aisle to the 7 parking spaces. 

 
4. The circulation aisle from the northwest corner of the building to the driveway 

connecting the shopping center to the north shall be dimensioned. 
 

5. The Applicant shall provide information regarding proposed improvements to 
the trash enclosures. Will the trash enclosure gates interfere with the 
circulation driveways?  Trash removal must not interfere with circulation. 
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6. Fire Lane pavement markings currently exist in circulation aisles.  Any Fire 
lane markings removed during pavement improvements shall be replaced in- 
kind.  A detail shall be provided for Fire Lane markings that require 
replacement.  

 
Parking & Loading:  
 

The 90,735 sf shopping center (main building and pad sites) currently has 538 parking 
spaces including 16 handicap (HC) parking spaces.  The parking spaces for the main building 
are located mostly to the west of the main building, with a row of 38 spaces to the east or rear of 
the building.  Parking spaces are provided adjacent to each of the pad sites. The 16 handicap 
parking spaces are distributed among the various parking areas for access to the various 
buildings.  Loading areas for the main building are located to the east of the building.  A loading 
area is also provided for the pad site at the southeast corner of the shopping center. 

 
1. Parking calculations show 499 parking spaces are required for the 90,735 sf 

shopping center where 538 parking spaces exist.  The proposal is to 
reconfigure onsite parking resulting in a net increase of 12 parking spaces. 
The proposed 550 parking spaces exceed the requirement by 51 spaces. 

 
2. A total of 16 HC parking spaces are currently available throughout the site 

where 10 HC spaces are required.  The increase in total parking to 550 spaces 
requires 11 HC spaces.  The reconfigured parking includes one (1) additional 
HC space resulting in a total of 17 HC spaces exceeding the requirement.  

 
3. The existing loading dock for the 18,000 sf will remain and be used by the 

proposed 5,343 sf Warehouse space.  A new loading dock is proposed on the 
south side of the building for the proposed 12,558 sf Grocery Store. 

 
Traffic Report: 
 

A brief traffic statement was provided.  The Applicant requests a waiver from providing a 
Traffic Impact Analysis report. 
 

The size (total sf) of the shopping center will not change.  The use, although 
requiring variance, is consistent with (retail) or less intense (warehouse space) 
than shopping center. Therefore, a waiver can be granted from providing a 
traffic impact analysis report.  

 
Additionally, should the application proceed to Site Plan, the Applicant shall obtain all 

required approvals including, NJDOT, Monmouth County, Freehold Fire Department and any 
other outside agency approvals. 
 
Sincerely,  
Shropshire Associates LLC 
 
 
 
A Andrew Feranda, PE, PTOE, CME 
Traffic Consultant 
AAF/jab 
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February 14th, 2020 
 
Mrs. Donna Butch 
Administrative Officer 
Township of Freehold 
One Municipal Plaza 
Freehold, NJ 07728 
 

RE:  Architectural Review:  
Pond Road Associates LLC 
ABC Grocery Store 
Preliminary and Final Major Site Plan (SP#425-4-20 & VAR#001-20) 
Block 5, Lot 6, 4331-4345 Route 9 North 

  Freehold, New Jersey 
  Review #2 
  

 
Dear Mrs. Donna Butch:  
 
Pursuant to our recent communication, on February 11th, 2020 and subsequent to your request, we are 
pleased to submit our revised architectural review of the project referenced above. Netta Architects has 
reviewed the following documentation; 
 

• Site Plan and Variance Applications 
• Application Addendum 
• Major Site Plan Checklists 
• Completeness Checklist Waiver Requests 
• Preliminary and Final Major Site Plan prepared by Bohler Engineering dated 01/09/2020 
• Architectural Plans prepared by The Dietz Partnership dated 01/08/2020 
• Alta/NSPS Land Title Survey 

 
Upon review of the application, our response is based on our firms’ previous experience and specific 
reference to architectural design requirements noted in the Freehold Township Ordinance, Chapter 190, 
Article XII, Section 114, Architectural Design Requirements for Commercial, Office and Industrial 
Development. Our comments to the above referenced project are as follows; 
 

1. The proposed façade renovations appear to conform to the township ordinance. The applicant 
has retained a traditional appearance with original details and an earth tone palette.  

 
2. The proposed exterior signage renovations appear to conform to the buildings architectural style 

and the regulations outlined under Chapter 190 Article XII Section 114 of the township ordinance. 
The proposed signage conveys the tenants “major message” and displays minimal graphic 
elements. The signage also does not exceed the 10% surface area outlined under section Chapter 
190 Section 183. We defer to further review by the sign review committee. 

 
3. The proposed awning and signage color selected appears to be non-conforming to the town’s 

“earthtone” palette. A variance request is required.   
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1084 Route 22 West, Mountainside, NJ, 07092 
Tel: 973.379.0006 Fax: 973.379.1061 Email: info@nettaarchitects.com 

4. The proposed awning material selected appears to comply with the township ordinance although 
the material selected is not outlined as an approved material. We defer to the township’s review 
for the approval of the selected vinyl material.   
 

5. The proposed awning design appears to be non-conforming. The township ordinance states “No 
awning shall extend more than (4’) four feet from the building façade”. Applicant shall revise 
architectural plans and elevations to reflect the township ordinance; if left as designed a variance 
request is required. 
 

 
The firm of Netta Architects is very pleased to furnish you with the above comments in regards to the 
referenced projects architectural design. These comments do not address additional issues the project 
may have such as, structural design, code compliance, compliance with ADA, and/or site design. Please 
feel free to reach out to us if there are any additional questions with the project referenced above. 
 
Very truly yours, 
 
 
 
 
Nicholas J. Netta, AIA, NCARB 
Principal 
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