
 

 
Township of Freehold 

OFFICE OF THE PLANNING BOARD 
One Municipal Plaza, Freehold, NJ 07728 

 
REGULAR MEETING AGENDA 

May 7, 2020 
 
 

This Meeting will be available for the public via conference call.  The call-in information is… 

     Call-in #:   646-741-5292  or  646-741-5293  or  973-854-6173  (all 3 numbers will join) 

     Meeting ID #:  111 513 7614 

     URL:  https://meeting.windstream.com/j/1115137614 

 

Reports and Attachments 
 
Pg. 2-3 Agenda for Regular Meeting of May 7th, 2020 
 
Pg. 4-6 Resolution for Land Bank Freehold LLC’s Extension # 4 
  Preliminary & Final Major Subdivision  # 890-13 

Preliminary & Final Major Site Plan  # 849-13 (Phase 1 & 2) 
Preliminary & Final Major Site Plan  # 854-14 
Land Bank Freehold, LLC (Owner) 
Block 71, Lot 8 – 3390 Route 9 

 
Pg. 7-9 Freehold Township – Michael J. Tighe Park  SP# 467-1-20 

Capital Review Application 
  Block 84, Lot 18 – 65 Georgia Road 
 
Pg. 10-23 Freehold Borough - Proposed Well No. 10  SP# 436-1-20  

Capital Review Application 
Block 5, Lot 17 – 144 Waterworks Rd 

 
Pg. 24-34 Freehold Borough - Proposed Water Treatment Plan    SP# 598-2-20  

Capital Review Application 
Block 9, Lot 2 – ## Waterworks Rd 

 
Pg. 35-69 Amended Site Plan and Variance Application  

SP# 890-2-20 & VAR# 007-20 
PHIRL Acquisitions, LLC / Wemrock Senior Living 
Block 69.01, Lots 23 – 168 Route 33  



 

 
Township of Freehold 

OFFICE OF THE PLANNING BOARD 
One Municipal Plaza, Freehold, NJ 07728 

 

REGULAR MEETING AGENDA 
May 7, 2020 

 
 

The Freehold Township Planning Board will hold a Regular Meeting on Thursday, May 7, 2020, at 
7:00 p.m. in the Municipal Building, One Municipal Plaza, Freehold, New Jersey to consider the 
following.  Formal action may be taken. 

 
This Meeting will be available for the public via conference call.  The call-in information is… 

     Call-in #:   646-741-5292  or  646-741-5293  or  973-854-6173  (all 3 numbers will join) 

     Meeting ID #:  111 513 7614 

     URL:  https://meeting.windstream.com/j/1115137614 

 
 1. Call meeting to order. 
 

 2. Notice of Open Public Meetings Law. 
 

“In accordance with the Open Public Meetings Law, (c.231.P.L. 1975), this meeting was 
announced by posting the notice on the bulletin board reserved for that purpose; by 
mailing such notice on January 17, 2020 to the official newspapers of the Township and by 
filing such notice with the Township Clerk.” 

 

 3. Roll Call. 
 

 4. Pledge of Allegiance. 
 

 
 
RESOLUTIONS: 

Extension #4 
Preliminary & Final Major Subdivision  # 890-13 
Preliminary & Final Major Site Plan  # 849-13 (Phase 1 & 2) 
Preliminary & Final Major Site Plan  # 854-14 
Land Bank Freehold, LLC (Owner) 
Block 71, Lot 8 – 3390 Route 9  

Members Eligible to vote:  Mayor Preston, Mr. Ammiano, Mr. Bazzurro, Mr. Bruno, Mr. Gatto,  
Mr. Kash, Mr. Shortmeyer, Ms. Kurtz and Mr. Levy. 
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NEW APPLICATIONS: 

Freehold Township – Michael J. Tighe Park     SP# 467-1-20 
Capital Review Application 
Administrative Building Bathroom Addition / Renovation 
Block 84, Lot 18 – 65 Georgia Road 
Capital Project Review application for Freehold Township’s bathroom addition / renovation within 
the existing Administrative Building within the Michael J. Tighe Park. 
 
 
Freehold Borough - Proposed Well No. 10     SP# 436-1-20  
Capital Review Application 
Block 5, Lot 17 – 144 Waterworks Rd 
Capital Project Review application for Freehold Borough’s proposed construction of a 15’ x 10’ 
building addition and well. 
 
 
Freehold Borough - Proposed Water Treatment Plan   SP# 598-2-20  
Capital Review Application 
Block 9, Lot 2 – ## Waterworks Rd 
Capital Project Review application for Freehold Borough to replace the existing water treatment plant 
with a new water Treatment Plant. 
 
 
Amended Site Plan and Variance Application       SP# 890-2-20 & VAR# 007-20 
PHIRL Acquisitions, LLC / Wemrock Senior Living 
Block 69.01, Lots 23 – 168 Route 33  
Applicant is requesting variance relief for a 6-9” side yard setback encroachment for newly three-story 
senior housing building. 
 
 

 
DISCUSSION: 
 

 Recommendation(s) from the Technical Review Committee 

 Old/New Business 
 

 Adjournment 



PLANNING BOARD OF THE TOWNSHIP OF FREEHOLD 
RE:  LANDBANK FREEHOLD, L.L.C. 

     AS SUCCESSOR TO K. HOVNANIAN SHORE ACQUISTIONS, L.L.C. 
APPLICATION NOS: 890-13; 849-13; 854-14; 

FOURTH EXTENSION OF FINAL MAJOR SUBDIVISION AND SITE PLAN 
APPROVALS 

 
 

RESOLUTION 
 
 

Mr. ___________ offered the following Resolution and moved its adoption which 

was seconded by Mr. ______________;  

WHEREAS, LANDBANK FREEHOLD, L.L.C, hereinafter referred to as the 

"Applicant" is the owner of premises know as Lot 8 in Block 71 as shown on the Tax Map 

of the Township of Freehold and located on Route 9 South; and 

WHEREAS, the Applicant previously received final major subdivision and site 

plan approvals from the Freehold Township Planning Board on June 18, 2015; and 

WHEREAS, the statutory protection relating to the said approvals expired as of 

June 17, 2017; and 

WHEREAS, the Applicant previously received three (3) one-year extensions of 

final major subdivision and site plan approvals, the most recent of which extension will 

end on June 6, 2020; and 

WHEREAS, pursuant to N.J. Rev. Stat. 40:55D-52, the Applicant has applied to the 

Freehold Township Planning Board for a fourth extension of said approvals for a period 

of one year ending on June 16, 2021; and 

WHEREAS, the Planning Board has determined that an extension of the approvals 

should be granted;  



 2

NOW THEREFORE, BE IT RESOLVED by the Freehold Township Planning Board 

that the final major subdivision and site plan approvals granted by the Planning Board 

on June 18, 2015 under Application Numbers 890-13; 849-13 and 854-14 are hereby 

extended for an additional period of one year to June 16, 2021, subject, however, to the 

following: 

1. The within extension is subject to all unsatisfied conditions contained in the 

resolutions granting final major subdivision and site plan approvals and 

variances and any extensions thereof previously adopted by the Board. 

2. The Applicant shall comply with any revisions of the Design Standards set 

forth in the Freehold Township Land Use Ordinance since the date of the 

original approvals granted by the Board. 

3. It is a condition of the approval granted by the Planning Board that the 

Applicant shall pay any additional escrow fees required under section 190-

10 of the Land Use Ordinance of the Township of Freehold in order to pay 

the expenses for professional services related to the application. Therefore, 

the Applicant shall not receive a signed subdivision plat, Deed of 

Subdivision, signed site plan, construction permit or Certificate of 

Occupancy for the Development described herein, as the case may be, 

unless and until the chief financial officer of the Township is satisfied that 

sufficient funds remain in the escrow account to pay the aforesaid expenses. 

4. Applicant shall post such performance guarantees and enter such 

developer's agreements as shall be required by the Freehold Township 
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Engineer and Freehold Township Committee. Further, Applicant shall 

bring the application current to conform with Freehold Township 

requirements. 

 
BE IT FURTHER RESOLVED that a copy of this Resolution certified by the 

Secretary of the Planning Board to be a true copy be forwarded to the Clerk of the 

Township of Freehold and within ten days of today's date, to the Applicant herein. 

Further, notice of this decision shall be published in accordance with the requirements of 

the Revised Statutes of the State of New Jersey and the Freehold Township Land Use 

Ordinance. 

 
ROLL CALL 
 
YES: 
 
NO: 
 
ABSENT: 
 
ABSTAINED: 
 
DISQUALIFIED: 
 
DATE:  May 7, 2020 
 
 

I HEREBY CERTIFY that the foregoing is a true copy of a Resolution which was 

passed by the Freehold Township Planning Board at its meeting held on May 7, 2020. 

 

       
Robert Shortmeyer, Secretary 



 Hearing Date:  May 7, 2020 
 
 

EXHIBIT LIST 

Township of Freehold     SP #467-1-20 
  Capital Project Review, Michael J. Tighe Park 

Block 84 Lot 18 – 65 Georgia Rd 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Application for Capital Project Review 
 

A-2 Site Plan, prepared by Netta Architects, dated 2-26-20  
 

 
 
 
 
 
 
 

 
REPORTS/CORRESPONDENCE 

 
 
 

NONE 
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 Hearing Date: March 19, 2020 
Carried to May 7, 2020 

 

 

EXHIBIT LIST 

Borough of Freehold     SP #436-1-20 
Capital Project Review,  Proposed Well #10 

Block 5 Lot 17 – 144 Waterworks Rd 
 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 
 

A-1 Application for Capital Project Review, dated 3-5-20 
 

A-2 Letter describing purpose of Capital Project Review, prepared by William Wentzien of 
Abbington Engineering, date 3-5-20 

 

A-3 Site Plans, prepared by Abbington Engineering, LLC, dated 11-15-19 (7 sheets) 
 

A-4 Resolution for Application #436-85 for Capital Project Review & Approval 
 

A-5 Aerial photograph of project, rcvd 5-6-20 
 
 
 
 
 

 
REPORTS/CORRESPONDENCE 

 

P-1 Timothy P. White, Township Engineer Memorandum, dated 3-13-20 
 
 
 
 



App.# ______ _ 

Township of Freehold 
OFFICE OF THE PLANNING BOARD 

One Municipal Plaza, Freehold, NJ 07728 

CAPITAL PROJECT REVIEW 

Pursuant to Section.190-44 of the Freehold Township Land Use Ordinance, application is hereby made to the 
Planning Board for Capital Project Review- NJSA 40:SSD-31 hereinafter more particularly described: 

Project Name: Borough of Freehold, Well No. 10 
Project Address: 144 Wate r works Road, Freehold Township ,  NJ 

Block: __ 5 _____ _ Lot (s): _ __ 17 ________ _ Tax Map Sheet: __ 8 ____ __ 

Owner's Name: Borough of Freehold 
Address: 51 West Mains Street Freehold, NJ 07728 

Phone: 732-462-4200 

Public Agency/ Applicant's Name: _B_o_ro_u_,_,g _h _o _f F_r_e _eh_o_ld _____ _ _____ Phone: 732-462-4200 

Public Agency/ Applicant's Address: 51 West Mains Street Freehold, NJ 077?8

Relationship to Property Owner: ---=-A
c..cP..1:.P.=lic_;;_;:a=n2

t/---=O'--'-w.:.:.
n
=--=
e"----r _ _____________________ _ 

• Attach a description of the proposed structure and/ or use.
• Include three (3) copies and a digital copy of the proposed improvements plan.

Phone: 732-462-4200 Name of Person Signing application: Stephen J. Gallo, B us iness Administrator 
Firm of Person Signing application: Borough of Freeh old 

Petitioner's Signature: .. � 

Email address: sg a l lo@freeholdboro.org

Address: 51 West Mains S eet Freehold, NJ 07728 

FOR OFFICIAL USE ONLY 
Rec'd by: ___________ _  _ Fee: n/a - Capital Project Date: __________ _ 
Board Decision: ( ) Approved ( ) Denied Date: _____ ____ _ 
Chairman's Signature: ___ ____ ___________ _ Date: _________ _  _ 

Secretary's Signature: _____________ ____ _  _ Date: _____ _____ _ 

Rev.· 1/20 
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PROPOSED WELL NO. 10

PREPARED FOR

BOROUGH OF FREEHOLD

MONMOUTH COUNTY, NEW JERSEY

INDEX OF SHEETS

SHEET
1
2
3
4
5
6
7

DESCRIPTION
COVER SHEET
OVERALL EXISTING CONDITIONS SITE PLAN
SITE PLAN
BUILDING ELEVATIONS
BUILDING ELEVATIONS AND DETAILS
BUILDING SPECIFICATIONS
DETAILS

KEY MAP

JOB SCOPE: CONSTRUCTION OF WELL No. 10 BUILDING

- NOV. 2019 -

1"=2000'

ENGINEERING
SITE PLANNING

ENVIRONMENTAL
LANDSCAPE ARCHITECTURE

www.abbingtonengineering.com

COVER SHEET
PROPOSED WELL NO. 10

PREPARED FOR

BOROUGH OF FREEHOLD

SITUATED IN

BOROUGH OF FREEHOLD,
MONMOUTH COUNTY, NEW JERSEY

SHEET OF1 7

436 W. COMMODORE BLVD., SUITE 2
JACKSON, NJ 08527

TEL: (732) 431-1440   FAX: (732) 987-5078

ABBINGTON ENGINEERING, LLC.

CERTIFICATE OF AUTHORIZATION #24GA28239800

WILLIAM T. WENTZIEN, P.E., P.P., C.M.E.
PROFESSIONAL ENGINEER

NJ LICENSE No. 27799

GOVERNING BODY
BOROUGH OF FREEHOLD

MAYOR       J. NOLAN HIGGINS

COUNCIL       JAYE SIMS, PRESIDENT
      MICHAEL DIBENEDETTO
      KEVIN KANE
      RONALD GRIFFITHS
      GEORGE SCHNURR
      SHARON SHUTZER

BOROUGH CLERK       TRACI L. DIBENEDETTO, R.M.C.
BUSINESS ADMINISTRATOR       JOSEPH BELLINA
BOROUGH ATTORNEY       KERRY HIGGINS, Esq

JOSEPH BELLINA, BOROUGH ADMINISTRATOR
BOROUGH OF FREEHOLD
51 W. MAIN STREET
FREEHOLD, NJ 07728
(732) 462-4200

PETER DONAHUE
VERIZON
1500 BELMAR BOULEVARD
FARMINGDALE, NJ 07727

JOY BOSTICK
JCP&L
ONE RIVER CENTER
331 NEWMAN SPRINGS ROAD - BUILDING 3
REDBANK, NJ 07701
MARK PANACCIONE
NEW JERSEY NATURAL GAS COMPANY
1415 WYCKOFF ROAD
PO BOX 1464
WALL, NJ 07719

UTILITIES

JOSEPH FLOWUDAS
FREEHOLD BOROUGH SANITARY AND WATER DEPARTMENT
51 MONMOUTH AVENUE & ANN STREET
FREEHOLD, NJ 07728
(732) 462-3502

- NOTICE -

- NOTE -
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PROJECT
LOCATION
WELL #10

ENGINEERING
SITE PLANNING

ENVIRONMENTAL
LANDSCAPE ARCHITECTURE

www.abbingtonengineering.com

OVERALL
EXISTING

CONDITIONS
SITE PLAN

PROPOSED WELL NO. 10
PREPARED FOR

BOROUGH OF FREEHOLD

SITUATED IN

BOROUGH OF FREEHOLD,
MONMOUTH COUNTY, NEW JERSEY

SHEET OF2 7

436 W. COMMODORE BLVD., SUITE 2
JACKSON, NJ 08527

TEL: (732) 431-1440   FAX: (732) 987-5078

ABBINGTON ENGINEERING, LLC.

CERTIFICATE OF AUTHORIZATION #24GA28239800

WILLIAM T. WENTZIEN, P.E., P.P., C.M.E.
PROFESSIONAL ENGINEER

NJ LICENSE No. 27799

REVISIONS DATE

AE FILE NAME:

DATE:

SCALE:

AE FILE NUMBER:

DRAWN

CHECKED

RELEASED

1"=60'

RMP

SRK

WTW

OVERALL SITE

1315.001.007-.002

NOTES:

1. PROJECT SITE LOCATED IN FREEHOLD TOWNSHIP.

2. ALL UNDERGROUND ELECTRIC CONDUIT SHALL BE PVC, PIPE ENCASED IN A MINIMUM
2" CONCRETE ENVELOPE.

3. ALL INFORMATION AS TO THE LOCATION OF EXISTING UNDERGROUND UTILITIES HAS
BEEN COLLECTED FROM VARIOUS SOURCES. ALL UTILITIES ARE SHOWN FOR
INFORMATION ONLY AND ARE NOT GUARANTEED AS TO ACCURACY. THE
CONTRACTOR IS TO DETERMINE THE EXACT LOCATION OF UNDERGROUND UTILITIES
AS REQUIRED.

4. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES A MINIMUM OF 48 HOURS IN
ADVANCE OF ANY EXCAVATION.

5. ALL EXPOSED PIPING AND FITTINGS TO BE FLANGED, CEMENT LINED, DUCTILE IRON
PIPE CL. 52.

6. ALL UNDERGROUND PIPING AND FITTINGS TO BE MECHANICAL JOINT, CEMENT LINED,
DUCTILE IRON PIPE CL. 52.  A MINIMUM OF 4' COVER IS REQUIRED OVER ALL
UNDERGROUND PIPING.

7. ALL WATER DISCHARGE DURING WELL TESTING TO BE DIVERTED TO THE CLOSEST
STREAM IN ACCORDANCE WITH N.J.D.E.P. REGULATIONS.

8. PRIOR TO ANY WORK TO EXISTING BOROUGH FACILITIES, THE CONTRACTOR SHALL
NOTIFY THE BOROUGH ENGINEER AND THE BOROUGH'S SUPERINTENDENT OF PUBLIC
WORKS OF ALL WORK TO EXISTING BOROUGH FACILITIES AND SHALL BE DONE IN
COORDINATION WITH THE BOROUGH PERSONNEL AND THE ENGINEER.

9. THE CONTRACTOR IS TO MAINTAIN THE SITE IN AN ORDERLY MANNER AND ALL
EXCESS DEBRIS TO BE REMOVED AS DIRECTED BY THE BOROUGH ENGINEER.

10. ALL DISTURBED GROUND IS TO BE RETURNED TO ITS EXISTING GRADE AND
STABILIZED.

11. REMOTE CONTROL ELECTRICAL HOOK-UP SHALL BE PROVIDED AT THE MAIN PLANT
BUILDING AS DIRECTED BY THE OWNER.

12. THE CONTRACTOR SHALL VERIFY ALL DETAIL DIMENSIONS FOR FITTINGS AND
STRUCTURES BEFORE PROCEEDING WITH HIS WORK. ANY DISCREPANCIES SHALL BE
BROUGHT TO THE ATTENTION OF THE ENGINEER.

13. ALL FOOTINGS SHALL BEAR ON UNDISTURBED SOIL.

14. FOUNDATION REQUIREMENTS SHALL BE GOVERNED BY ACTUAL FIELD     CONDITIONS
DURING THE TIME OF CONSTRUCTION, AND THE CONTRACTOR     SHALL COMPLETE
ALL REQUIREMENTS OF THE SPECIFICATIONS AND DRAWINGS.

15. FILL AS REQUIRED TO ACHIEVE FOOTING AND SLAB SUBGRADE ELEVATION      SHALL
BE CONTROLLED FILL COMPACTED TO 98% OF THE MAXIMUM DENSITY     AS
DETERMINED IN THE LABORATORY IN ACCORDANCE WITH THE MOST RECENT     ASTM
D-L557 STANDARD.

16. CONTROLLED FILL SHALL BE CLEAN, WELL GRADED, GRANULAR SOIL MATERIAL WITH
A MAXIMUM PARTICLE SIZE OF FOUR (4) INCHES, BETWEEN TEN (10) AND
SEVENTY-FIVE (75) PERCENT PASSED THE NO. 50 SIEVE AND NOT MORE THAN TWELVE
(12) PERCENT PASSED THE NO. 200 SIEVE. COMPACTION SHALL BE IN LIFTS NOT TO
EXCEED EIGHT (8) INCHES.

17. ALL METAL SURFACES INCLUDING PIPING, VALVES, PUMP HEAD AND MOTOR SHALL BE
PAINTED AS FOLLOWS:TWO (2) COATS OF STEEL-GUARD 8500 SERIES. TOTAL MINIMUM
MIL THICKNESS PER SYSTEM - 4 MILS.

11/15/2019



ENGINEERING
SITE PLANNING

ENVIRONMENTAL
LANDSCAPE ARCHITECTURE

www.abbingtonengineering.com

SHEET OF3 7

436 W. COMMODORE BLVD., SUITE 2
JACKSON, NJ 08527

TEL: (732) 431-1440   FAX: (732) 987-5078

ABBINGTON ENGINEERING, LLC.

CERTIFICATE OF AUTHORIZATION #24GA28239800

WILLIAM T. WENTZIEN, P.E., P.P., C.M.E.
PROFESSIONAL ENGINEER

NJ LICENSE No. 27799

PROPOSED
SITE PLAN

PROPOSED WELL NO. 10
PREPARED FOR

BOROUGH OF FREEHOLD

SITUATED IN

BOROUGH OF FREEHOLD,
MONMOUTH COUNTY, NEW JERSEY



ENGINEERING
SITE PLANNING

ENVIRONMENTAL
LANDSCAPE ARCHITECTURE

www.abbingtonengineering.com

SHEET OF4 7

436 W. COMMODORE BLVD., SUITE 2
JACKSON, NJ 08527

TEL: (732) 431-1440   FAX: (732) 987-5078

ABBINGTON ENGINEERING, LLC.

CERTIFICATE OF AUTHORIZATION #24GA28239800

WILLIAM T. WENTZIEN, P.E., P.P., C.M.E.
PROFESSIONAL ENGINEER

NJ LICENSE No. 27799

ELEVATIONS

PROPOSED WELL NO. 10

PREPARED FOR

BOROUGH OF FREEHOLD

SITUATED IN

BOROUGH OF FREEHOLD,
MONMOUTH COUNTY, NEW JERSEY

ELECTRICAL & CONTROL NOTES:

1. RE-CIRCUIT THE LOAD SIDE FEEDER OF THE EXISTING MOTOR STARTER IN THE THIRD SECTION OF
MCC-WH3 THAT SERVES THE WELL PUMP MOTOR OF WELL NO. 7 DIRECTLY TO THE EXISTING FEEDER
CONDUCTORS THAT LEAVE WELL HOUSE 3 TO SERVE WELL PUMP 7.

2. REMOVE THE EXISTING LINE SIDE FEEDER BETWEEN THE OUTPUT OF THE EXISTING MOTOR STARTER IN
THE THIRD SECTION OF MCC-WH3 THAT SERVES THE WELL PUMP MOTOR OF WELL NO. 7 AND THE
EXISTING ABANDONED ADJUSTABLE FREQUENCY CONTROLLER FOR WELL NO. 7.

3. REMOVE THE EXISTING LOAD SIDE FEEDER BETWEEN AND THE EXISTING ABANDONED ADJUSTABLE
FREQUENCY CONTROLLER FOR WELL NO. 7 AND THE EXISTING ABANDONED BYPASS TRANSFER SWITCH
FOR WELL NO. 7.

4. REMOVE THE EXISTING SECTION OF THE LOAD SIDE FEEDER THAT ORIGINATES FROM THE EXISTING
MOTOR STARTER IN THE THIRD SECTION OF MCC-WH3 THAT SERVES THE WELL PUMP MOTOR OF WELL NO.
7, PASSES THROUGH THE ENCLOSURE OF THE EXISTING ABANDONED BYPASS TRANSFER SWITCH FOR
WELL NO. 7, COMES BACK TO THE THIRD SECTION OF MCC-WH3 THAT SERVES THE WELL PUMP MOTOR OF
WELL NO. 7, AND IS CONNECTED TO THE EXISTING FEEDER CONDUCTORS THAT LEAVE WELL HOUSE 3 TO
SERVE WELL PUMP 7.

5. REMOVE THE EXISTING ABANDONED CONTROL CABINET AND ALL ASSOCIATED CONTROL AND
INSTRUMENTATION WIRING.

6. REMOVE ALL EXISTING CONTROL WIRING SERVING THE EXISTING ABANDONED ADJUSTABLE FREQUENCY
CONTROLLER FOR WELL NO. 7.

7. REMOVE ALL EXISTING CONTROL WIRING SERVING THE EXISTING ABANDONED BYPASS TRANSFER SWITCH
FOR WELL NO. 7.

8. REMOVE THE EXISTING ABANDONED ADJUSTABLE FREQUENCY CONTROLLER FOR WELL NO. 7.  THIS
SPACE SHALL BE UTILIZED FOR THE INSTALLATION OF THE VFD FOR WELL NO. 10.

9. REMOVE THE EXISTING ABANDONED BYPASS TRANSFER SWITCH FOR WELL NO. 7.  THIS SPACE SHALL BE
RESERVED FOR THE FUTURE INSTALLATION OF A VFD FOR EXISTING WELL NO. 7.

10. INSPECT, TEST, CLEAN, AND PERFORM MAINTENANCE OF THE EXISTING MOTOR CONTROL CENTER
MCC-WH3 IN ACCORDANCE WITH CHAPTER 12 - MOTOR CONTROL EQUIPMENT OF NFPA 70B -
RECOMMENDED PRACTICE FOR ELECTRICAL EQUIPMENT MAINTENANCE (CURRENT EDITION).

11. REPAIR AND/OR REPLACE THE DAMAGED DOOR LATCH ON THE DOOR OF THE THIRD SECTION OF EXISTING
MCC-WH3 THAT SERVES THE WELL PUMP MOTOR OF WELL NO. 7.

12. REMOVE THE EXISTING ABANDONED LOAD SIDE FEEDER FROM THE EXISTING MOTOR STARTER IN THE
FIRST SECTION OF MCC-WH3 THAT SERVES THE REMOVED WELL PUMP MOTOR OF REMOVED WELL NO. 3.

13. REFURBISH THE CUBICAL WITHIN THE FIRST SECTION OF EXISTING MCC-WH3 THAT SERVED REMOVED
WELL NO. 3 AS REQUIRED TO SERVE WELL NO. 10.

14. UTILIZE THE SPACE CUBICAL WITHIN THE SECOND SECTION OF EXISTING
MCC-WH3 LABELED “EXTG. COMPRESSOR” TO SERVE THE SPACE HEATER(S) TO BE PROVIDED WITHIN THE
WELL NO. 10 BUILDING ADDITION.  REFURBISH OR MODIFY CUBICAL AS REQUIRED.

15. UTILIZED THE EXISTING 100 AMPERE, 120/240-VOLT, SINGLE PHASE BRANCH CIRCUIT PANELBOARD
LOCATED WITHIN SECOND SECTION OF EXISTING MCC-WH3 TO SERVE THE 120/240-VOLT BRANCH
CIRCUITS WITHIN THE WELL NO. 10 BUILDING ADDITION.  MODIFY THE EXISTING PANELBOARD AS
REQUIRED.
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 Hearing Date:  May 7, 2020 
 
 

EXHIBIT LIST 

Borough of Freehold     SP# 598-2-20 
  Capital Project Review  –  Proposed Water Treatment Plant 

Block 9 Lot 2  –  ## Waterworks Rd 
 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Application for Capital Project Review 
 

A-2 Water Treatment Plant Building Upgrades Description, prepared by Mott MacDonald,  
received 4-23-20 

 

A-3 Site Plans, prepared by Mott MacDonald, revised 10-9-19 (5 sheets) 
 

 
 
 
 
 
 

 
REPORTS/CORRESPONDENCE 

 

P-1 Memorandum from Timothy P. White, Township Engineer, dated 4-29-20 
 

P-2 Memorandum from Michael D. Imbriaco, Township Tax Assessor, dated 4-29-20 
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  MAYOR 

 Lester A. Preston Jr. 

  

 

TOWNSHIP OF 

FREEHOLD 

TOWNSHIP COMMITTEE 

Thomas L. Cook., Deputy Mayor 

Anthony J. Ammiano 

Maureen Fasano 

Alan C. Walker 

 

“Preserving and Enhancing the Quality of Life” 

 

1 MUNICIPAL PLAZA ∙ FREEHOLD, NJ 07728-3099 ∙ PHONE (732) 294-2000 ∙ 

FAX (732) 462-7910 
www.twp.freehold.nj.us 

 

M E M O R A N D U M 

 

TO:  Planning Board, c/o Donna Butch, Administrative Officer 
 

FROM:  Michael D. Imbriaco, Township Tax Assessor 
 

DATE:  April 29, 2020 
 

RE:  Borough of Freehold 

Water Treatment Plant 

Capital Review Project 

Block 9 Lot 2 

 
This review refers to the following: 

 

• Freehold Borough Water Treatment Plant Project #1315001-002, known as Block 9 Lot 2, dated October 9, 

2019, prepared by Matt MacDonald, signed and sealed by Brian T. Dougherty, PE.  

 
 

I am in receipt of the plans and recommend the mailing address be amended from 238 Pond Rd to 133 Waterworks Rd.  

Thank you. 

 

 

Sincerely, 

 

 
MICHAEL D. IMBRIACO 

Tax Assessor, Freehold Township                         
 

MI/mi     
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  Hearing Date: May 7, 2020 
 

EXHIBIT LIST 

Amended Major Site Plan # 890-2-20 
Variance Application # 007-20 

PHIRL Acquisitions, LLC / Wemrock Senior Living 
Block 69.01, Lots 23 – 168 Route 33 

 
ADMINISTRATIVE & TECHNICAL (APPLICANT) 

 
A-1 Variance Application Form, dated 3/5/20 
 

A-2 Letter from Clint Allen, Archer Attorneys at Law, dated 3/06/2020 
 

A-3 Application Addendum, 3/9/20 
 

A-4 Zoning Schedule, dated 3/5/20 
 

A-5 Consent of Owner/Consent to Inspect/Disclosure Statements  
 

A-6 Escrow Maintenance Form/W-9/Tax Statement 
 

A-7 Waiver of Statutory Time Limitations 
 

A-8 Variance Plan, [1 sheet], prepared by ESE Consultants, dated 3/02/2020 
 

A-9 Color Rendering of Wemrock Senior Living Building, revised 3/9/2020 
 

A-10 Prior Resolutions:   
Preliminary Major Site Plan Resolution #890-17  

      Amended Preliminary & Final Major Site Plan Resolution #890-1-18 
 

A-11 Proof of Service  
 
 
 

 
 

REPORTS/CORRESPONDENCE 
 

P-1 Freehold Township Planning Board’s Declaration of Completeness, dated March 31, 2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated April 7, 2020  
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss Grygiel, LLC dated April 14, 2020 
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PLANNING BOARD OF THE TOWNSHIP OF FREEHOLD 
 

RE: PIRHL ACQUISITIONS, L.L.C. (WEMROCK SENIOR LIVING) 
APPLICATION NO:  890-17 

  PRELIMINARY MAJOR SITE PLAN APPROVAL 
MEETING DATE:  APRIL 20, 2017 

 
RESOLUTION 

 
Mr. Kash offered the following Resolution and moved its adoption which was seconded by      

Ms. Kurtz:      

WHEREAS, PIRHL ACQUISITIONS, L.L.C., hereinafter referred to as the Applicant is the  

contract purchaser of premises known as Lot 23 in Block 69.01 as shown on the tax map of the Township 

of Freehold, County of Monmouth, State of New Jersey and located at 168 New Jersey State Highway  

Route 33 Business; and 

WHEREAS, the Applicant has secured the consent of the owner to the within application; and  

WHEREAS, the Applicant has submitted an application for Approval as more particularly        

described hereinafter; and 

 WHEREAS, the Freehold Township Planning Board has the authority to exercise to the same  

extent and subject to the same restrictions all of the powers of the Zoning Board of Adjustment pursuant 

to N.J.S.A.40:55D-25; and  

WHEREAS, if required, the Applicant gave notice pertaining to the public hearing to be held on 

said application in accordance with the Revised Statutes of the State of New Jersey and Section 190-7 of 

the Freehold Township Land Use Ordinance; and 

WHEREAS, pursuant to said notice a public hearing was conducted by the Freehold Township 

Planning Board at the Freehold Township Municipal Complex on April 6, 2017; and  

WHEREAS, the Applicant presented the testimony of the following persons:  Lara Schwager, a 

Vice President of Applicant, Jay S. Kruse, a professional engineer, S. Maurice Rached, a traffic engineer, 

and Jaquelin R. Camp, an architectural consultant; and 
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WHEREAS, the Planning Board received certain exhibits into evidence which are enumerated in 

Schedule A to this Resolution; and 

WHEREAS, the Freehold Township Planning Board carefully considered all of the evidence and 

exhibits presented and the questions and comments of interested property owners and based thereon has 

made the following findings of fact and conclusions of law: 

  

1. Applicant seeks preliminary major site plan approval to permit the development of the 

premises in the following manner:  the construction of a three story senior housing build-

ing containing 67 rental units, lobby area, management offices, maintenance areas,  

community room, fitness room, and laundry room.  The housing provided will be devoted 

entirely to the provision of low and moderate income housing for seniors.   

2. The premises are located in the R-80 Residential Zone, however, the development       

application is made under the Affordable Housing Overlay Zone PAC-AHO, and the 

proposed use is a permitted use therein. 

3. The application meets the bulk requirements of the overlay zone. 

4. The Applicant proposes to service the facility with 68 parking spaces which exceeds by 

one the requirements of the Freehold Township Land Use Ordinance.  However, the New 

Jersey Residential Site Improvement Standards Regulation (RSIS) requires a substantial-

ly greater number.  The Board is satisfied based on the Applicant’s traffic consultant’s 

testimony that the parking provided for this facility will be adequate to service the needs 

of the residents considering the high probability that motor vehicle traffic and vehicular 

use of the site will be minimal.  The Board has therefore determined that the requirements 

of RSIS are in this case impracticable and will exact undue hardship on the Applicant  

because of the nature of the development and site constraints associate with the property.  

Under these circumstances, the Board finds that the relief sought by the Applicant in this 

regard is a de minimis exception from the site improvement standards pursuant to 
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N.J.A.C.5:21-3.1, and the exception is therefore granted subject however, to the banked 

parking area requirements hereinafter set forth. 

5. The applicant has requested pursuant to N.J.S.A. 40:55D-51 that it be granted certain   

exceptions from the requirements of the Freehold Township Land Use Ordinance (herein 

after called waivers) pertaining to the following: 

Design waivers: 

A. A requirement that sidewalks be installed along New Jersey Route 33 

 fronting the site; 

B. The installation HDPE pipe in place of concrete pipe in certain areas on 

 the premises; 

C. The provision of loading spaces.   

 The Board finds that particularly considering the nature of this  

 development that the proposed waivers are reasonable and within the 

 general purpose and intent of the ordinance for approval of a site plan.  

 The literal enforcement of the provisions relating to these design  

 elements is impracticable and therefore the waivers are granted. 

6. The Applicant requires approval from several governmental agencies for this project in-

cluding the Freehold Soil Conservation District, the Monmouth County Planning Board, 

the New Jersey Department of Transportation, the New Jersey Department of Environ-

mental Protection, and the New Jersey Housing and Mortgage Finance Agency, and con-

ditions for those approvals are provided for herein. 

7. Concerns were raised regarding the development’s impact on the adjoining Hebrew Ben-

efit Society Cemetery as to sign location, parking, and possible additional access between 

the sites. 

8. The provision of public water and public sewer service to the project is contingent upon 

the installation and availability of the water main extension to be constructed as part of 
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the Regency at Freehold Development recently approved by the Board under application 

Number SD 895-16.  Sewer service is contingent upon installation of a sanitary sewer 

gravity main and pump station to service the Regency at Freehold Development.   

9. The Planning Board is mindful of the commitment of the Township of Freehold to satisfy 

its obligations to provide low and moderate income housing, and the proposed develop-

ment will advance that purpose.  The granting of preliminary approval as requested by 

the Applicant is necessary in order for it to continue the process of obtaining other neces-

sary approvals and the Planning Board indicates its willingness to cooperate in this regard 

although there are numerous issues requiring resolution which the Board is willing to 

postpone until such time as the applicant submits an application for final major site plan 

approval.  In order to insure the integrity of the site during this process, the Applicant has 

agreed that notwithstanding any authority to install improvements upon the grant of pre-

liminary site plan approval, the Applicant will not install any improvements whatsoever 

nor construct any facilities pending final approval of the site plan by the Planning Board. 

 

NOW THEREFORE BE IT RESOLVED by the Freehold Township Planning Board based on the 

foregoing findings of fact and conclusions of law that the application for preliminary major site plan     

approval known as case number 890-17 is hereby approved subject however to the following: 

 

SPECIFIC CONDITIONS 

1. The Applicant shall obtain such approvals and permits from the New Jersey Department of 
 Environmental Protection for the proposed disturbance of a special water resource         
 protection area located along the westerly boundary of the site where a 300 foot category 1 
 buffer  is required. 
 
2. The Applicant shall obtain from the New Jersey Department of Environmental Protection 
 an updated Letter of Interpretation concerning fresh water wetlands along the western 
 boundary of the site. 
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3. The Applicant shall obtain approval from the New Jersey Department of Environmental 
 Protection for the disturbance of a wetlands transition area and discharge of storm water at a 
 proposed storm water outfall. 
 
4. The Applicant shall provide a conservation easement dedicated to the Township of Freehold 
 covering all environmentally sensitive areas including flood hazard areas, wetlands and 
 associated buffers. 
 
5. In accordance with the Applicant’s Agreement, no development of construction activities 
 whatsoever shall be undertaken as a result of the within preliminary approval, and the site 
 shall remain undisturbed pending final approval of the site plan by the Board. 
 
6. There shall be no construction activity on the site unless and until a water main extension 
 permit and sanitary sewer connection permit are secured and approved by Freehold  
            Township on behalf of the applicant. 
 
7. HDPE pipe shall only be installed in areas which will not be subject to any vehicular traffic. 
 
8. The Applicant shall secure approval from the Housing and Mortgage Finance Agency of the
 State of New Jersey concerning conformity of the proposed apartments pertaining to closet 
 and cabinet space. 
 
9. The Applicant shall comply with the requirements of the Freehold Township Land Use  
 Ordinance Section 190-140.4(C) requiring that at least one half of all units be affordable to 
 low income households and at least one half of all units shall be affordable to moderate   
 income households. 
 
10. All units shall be age-restricted as permitted by the Federal Fair Housing Act, the Housing 
 for Older Persons Act, and the State of New Jersey Uniform housing affordability Controls.  
 All units shall be deed restricted as age restricted affordable housing for no fewer than 30 
 years. 
 
11. The Applicant shall install colonial light fixtures along the driveway entrance from New 
  Jersey State Highway 33.  Further, there are other remaining architectural issues which must
 be resolved prior to final approval. 
 
12. The Applicant shall secure a Highway Access Permit from the New Jersey Department of 
 Transportation for access to the site from New Jersey State Highway 33. 
 
13. The Applicant has indicated an area adjacent to the access drive which is reserved as a 
 banked parking area.  
 
14. Pursuant to N.J.A.C.5:21-3.1, the Administrative Officer of the Planning Board shall forward 
 notice of grant of de minimis exception and a copy of this Resolution to the New Jersey     
 Department of Community Affairs, Division of Codes and Standards, 101 South Broad 
 Street,  P.O. Box 802, Trenton, NJ 08625-0802. 
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15. The applicant shall relocate its entrance sign so as not to conflict with the sign for the 
 adjacent cemetery.   
 
16. Prior to submission of the application for final approval, the Applicant shall have endeav-
 ored to reach agreement for possible emergency access to the site from the adjacent ceme-   
 tery and shall  also have developed adequate signage and other modalities to discourage the 
 parking of vehicles entering the site from parking on the adjacent cemetery property. 
 
 

 
GENERAL CONDITIONS TO APPROVALS 

1. Conditions and Agreements in Record.  Applicant shall comply with all other requirements, 
agreements and conditions contained in the record of the proceedings in this matter including 
those set forth in the reports of the Freehold Township agencies, boards, commissions and staff 
which have not been satisfied or specifically waived by the Board. 

 

2. Escrow Accounts.  It is a condition of the approval granted by the Planning Board herein that the 
applicant shall pay any additional escrow fees required under Section 190-10 of the Land Use 
Ordinance of the Township of Freehold in order to pay the expenses for professional services re-
lated to the within application.  The applicant shall not receive a signed subdivision plat, deed of 
subdivision, signed site plan, construction permit, certificate of occupancy, nor shall the applicant 
receive any other municipal authority to proceed with the development described herein unless 
and until the chief financial officer of the Township certifies that sufficient funds remain in the 
escrow account to pay the aforesaid expenses. 

 

3. Developer's Agreements.  In conjunction with any application for Final Approval, no site plan or 
subdivision plat shall be signed by the Chairperson, Secretary or Engineer unless and until the 
applicant shall enter a developer's agreement with the Township Committee of the Township of 
Freehold associated with this development which agreement shall include provision for any water 
main or sewer extension required for the project and shall further post such performance guaran-
ties and deposits as shall be required in order to assure completion and maintenance of improve-
ments required by the Land Use Ordinance of the Township of Freehold and this resolution.  The 
Applicant shall further have filed with the Clerk of Monmouth County all deeds of easement or 
other conveyances associated with the development to establish rights of way, access, utility loca-
tion, sight triangles, conservation areas, landscape buffers and the like and shall provide such    
assurances of title as may be required by the Township Attorney.  Further, in the event that any 
off-tract improvements are required in conjunction with the proposed development for which the 
applicant is to pay a pro-rata share allocation of cost pursuant to Section 190-64 et seq. of the   
Freehold Township Land Use Ordinance, then provision for such contributions shall be made in 
the Developer's Agreement.   

 

4. Availability of Public Water and Public Sewer.  In the event that the Township of Freehold is 
subject to any limitation on its water diversion rights, or if there shall be any moratorium or other 
restriction of whatever nature pertaining to public water supply or public sewer, then the within 
approval is expressly conditioned upon the ability of the Township Committee of the Township 
of Freehold to provide these utilities to the proposed development.  

5. Private Wells and Septic Systems.    Development of the subject premises employing a private 
well is contingent upon satisfaction of the Freehold Township Health Officer that a proper        
potable water supply will be available.  Septic systems shall meet the requirements of N.J.A.C. 
7:9A “Standards for the Construction of Individual Subsurface Sewage Disposal Systems” and 
the Freehold Township Water Resources Protection Ordinance. 



 7 

 

6. Other Governmental Approvals:  As specified herein and any other required governmental  
approvals. 

 

7. Modifications of Plans.  In the event that any other agency having jurisdiction over the applica-
tion or any portion thereof requires modifications of the plans approved by the Freehold      
Township Planning Board, such modifications may require further action by the Planning Board 
and in no event shall the Freehold Township Planning Board be deemed to have given authority 
for    development of the project in any manner other than as shown on the approved plans herein.  
Any modifications to the plan submitted to other concerned governmental agencies shall simulta-
neously be submitted to the Planning Board.   

 

8. Storm Water Detention/Retention/Re-Charge Basins.  If the applicant has proposed to        
dedicate to the Township of Freehold any lot or lots within the development for storm water   
management facilities, then at the time of acceptance by the Freehold Township Committee, the     
applicant shall post with the Township of Freehold a maintenance guaranty for said facilities for a 
ten-year period as provided by the Freehold Township Land Use Ordinance and as calculated by 
the Freehold Township Engineer. 

 

9. Dedication of Lands.  The within approval is subject to the applicant securing the acceptance by 
the Township Committee of the Township of Freehold of any lands proposed by the developer to 
be dedicated to the Township of Freehold and associated with this development.  

 

10. Taxes and Assessments.  All taxes and assessments applicable to the subject premises shall be 
paid and current.   

 

11. Restrictive Covenants.  Any restrictive covenant or other condition of record proposed to be in-
cluded in deeds to purchasers shall be set forth on the final plat and a copy thereof shall be sub-
mitted to the Board for approval. 

 

12. Plan Revisions.  It is a condition of this approval that the Applicant submit to the Planning Board 
within 90 days of the date of the NJHMFA award for the project the revised plats, maps, reports 
or other data containing the additions or corrections specified in the record of the proceedings       
including but not limited to those additions or corrections set forth in the reports of Freehold 
Township agencies, boards, commissions and staff.  No construction permits shall issue nor shall 
any further action whatsoever be taken on account of the application until this condition is met.  
Further, in the event that the correctly revised data is not submitted within the 90-day period 
aforesaid, the Planning Board shall presume that the applicant does not intend to submit the       
revisions and therefore the within approval shall be rendered null, void and of no further effect. 

 

13. Breach of Conditions.  Failure to satisfy any conditions set forth herein  or a subsequent breach 
of any such condition or a failure by the applicant to discharge any obligation hereunder will     
result in the reconsideration and possible revocation or rescinding of the within approval.  A     
certification by the Freehold Township Engineer that the applicant has breached any such        
conditions shall immediately terminate the right of the applicant to obtain construction permits, 
certificates of occupancy or any other government authorizations necessary in order to continue 
or complete development of the project pending a hearing before the Freehold Township       
Planning Board regarding the breach. 

 
14. Waiver regarding Installation of Sidewalks.  If the Planning Board has granted a waiver for the 

installation of sidewalks in conjunction with this approval then, in accordance with Section     
190-73 of the Freehold Township Land Use Ordinance, Applicant shall contribute sixty percent 
of the reasonable cost of sidewalk installation as calculated by the Freehold Township Engineer 
to the sidewalk construction account of the Township. 

 





PLANNING BOARD OF THE TOWNSHIP OF FREEHOLD 
 

RE: PIRHL ACQUISITIONS, L.L.C. 
APPLICATION NO:  890-1-18 

  AMENDED PRELIMINARY MAJOR SITE PLAN APPROVAL 
MEETING DATE:  April 19, 2018 

 
RESOLUTION 

 
Mr. Kash offered the following Resolution and moved its adoption which was seconded 

by Ms. Kurtz:      

WHEREAS, PIRHL ACQUISITIONS, L.L.C., hereinafter referred to as the Applicant is 

the contract purchaser of premises known as Lot 23 in Block 69.01 as shown on the tax map of 

the Township of Freehold, County of Monmouth, State of New Jersey and located at 168 New 

Jersey State Highway Route 33 Business; and 

WHEREAS, the Applicant has secured the consent of the owner to the within              

application; and  

WHEREAS, the Applicant has submitted an application for Amended Preliminary Major 

Site Plan Approval as more particularly described hereinafter; and 

 WHEREAS, the Freehold Township Planning Board has the authority to exercise to the 

same extent and subject to the same restrictions all of the powers of the Zoning Board of       

Adjustment pursuant to N.J.S.A.40:55D-25; and  

WHEREAS, if required, the Applicant gave notice pertaining to the public hearing to be 

held on said application in accordance with the Revised Statutes of the State of New Jersey and 

Section 190-7 of the Freehold Township Land Use Ordinance; and 

WHEREAS, pursuant to said notice a public hearing was conducted by the Freehold 

Township Planning Board at the Freehold Township Municipal Complex on April 19, 2018; and  

WHEREAS, the Applicant presented the testimony of the following persons:  Lara 

Schwager, a Vice President of Applicant, Jay S. Kruse, a professional engineer, Jason Tronco, 

a landscape architect, Jeffrey Fiore, a traffic engineer, and Joseph W. Healey, a licensed      

architect; and 
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WHEREAS, the Planning Board received certain exhibits into evidence which are    

enumerated in Schedule A to this Resolution; and 

WHEREAS, the Freehold Township Planning Board carefully considered all of the       

evidence and exhibits presented and the questions and comments of interested property     

owners and based thereon has made the following findings of fact and conclusions of law: 

  

1. Applicant previously obtained preliminary site plan approval from the Freehold 

Township Planning Board to permit the development of the premises consisting 

of a three story senior housing building containing 67 rental units, lobby area, 

management offices, maintenance areas, community room, fitness room, and 

laundry room.  The approved housing is to be devoted entirely to the provision of 

low and moderate income housing for seniors.  The Resolution of the Planning 

Board granting said approval was adopted on April 20, 2017 under Application 

Number 890-17, a copy of which is attached hereto as Schedule B. 

2. The premises are located in the R-80 Residential Zone, however, the develop-

ment application is made under the Affordable Housing Overlay Zone PAC-AHO, 

and the proposed use is a permitted use therein. 

3. The Applicant now seeks amended preliminary site plan approval to increase the 

height of the building from three stories to four stories and the number of rental 

units from 67 rental units to 75 rental units.  Proposed site improvements include 

a paved access driveway from New Jersey State Highway Route 33B, 77 parking 

spaces, underground utilities, two storm water management facilities, retaining 

walls, concrete sidewalk, paved walking paths site landscaping, outdoor patio 

garden area, a storage shed 12 feet by 12 feet in dimension and site lighting. 

4. The application meets the bulk requirements of the overlay zone. 
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5. The number of parking spaces proposed by the Applicant, namely 77 spaces 

does not meet the requirements of the New Jersey Residential Site Improvement 

Standards Regulations.  The Board is satisfied based on the Applicant’s traffic 

consultant’s testimony that the parking provided for the facility will continue to be 

adequate to service the needs of the residents considering the continuing high 

probability that motor vehicle traffic and vehicular use of the site will be minimal.  

The Board has therefore determined that the requirements of RSIS are in this 

case impracticable and would exact undue hardship on the Applicant because of 

the nature of the development and site constraints associated with the property.  

Under these circumstances, the Board finds that the relief sought by the          

Applicant in this regard is a de minimIs exception from the Site Improvement 

Standards pursuant to N.J.A.C.5:21-3.1 and the exception is therefore granted 

subject however to the banked parking area requirements hereinafter set forth. 

6. The within amended approval sought by the Applicant seeks to include the      

exceptions from the requirements of the Freehold Township Land Use Ordinance 

pursuant to N.J.S.A.40:55D-51 as set forth in Finding Number 5 in the Resolution 

dated April 20, 2017.   

7. The Applicant’s proposed monument sign at the entrance to the development will 

feature the color Sea Green, which is in accordance with the Freehold Township 

Color Palette.  Letters on the sign will feature halo lighting to reduce glare and 

off-site spillage. 

8. The Applicant has indicated the possibility that solar panels may be installed on 

the roof of the proposed buildings.  No approval is granted by the Board as to 

any such solar panels, and any proposal for same shall be submitted to the 

Board for review and approval. 
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9. Concerns continue regarding the possibility of non-permitted parking on the     

adjoining Hebrew Benefit Society Cemetery.  The Applicant has agreed to        

include signage on-site indicating that such parking is prohibited including signs 

within the common areas of the buildings and inclusion of a provision prohibiting 

such parking in all leases.  Such signs shall be subject to the review and         

approval of the Freehold Township Engineer. 

10. Planning Board concerns identified in the original resolution granting preliminary 

major site plan approval require action by the Applicant including but not limited 

to provision of public water and sewer to the project, disturbance of a special   

water resource protection area, discharge of storm water in wetlands, requiring 

the continuing imposition of conditions to approval associated with the Board’s 

original action and as hereinafter set forth. 

 

 

NOW THEREFORE BE IT RESOLVED by the Freehold Township Planning Board based 

on the foregoing findings of fact and conclusions of law that the application for amended          

preliminary major site plan approval  known as case number 890-1-18 is hereby approved     

subject however to the following: 

 

 

SPECIFIC CONDITIONS 

1. Unless the Applicant has satisfied or the Board has modified the Specific Conditions   
imposed in the Resolution of the Board dated April 20, 2017, then such Specific Conditions are 
hereby reasserted and affirmed.  As to original Specific Condition Number 9 in accordance with 
Freehold Township Ordinance Number 0-18-2, the dwelling mix to be provided in the project 
shall be a minimum of 13% of the units for affordable to very low income households, and no 
more than 70% of the units be affordable for moderate income households.  As to original    
Specific Condition Number 15, the Applicant has relocated the entrance sign on the currently 
submitted plans so as to avoid conflict with adjoining cemetery signage. 
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2. The following additional Specific Conditions are imposed: 
 
 (A). No approval is granted for the installation of solar panels on the roofs of any 
buildings and any proposal to install such facilities shall be subject to review and approval by 
the Planning Board.   
 
 (B). All rooftop mechanical equipment shall be screened from view from Highway 33 
and neighboring properties. 
 
 (C). Applicant shall provide a signage proposal pertaining to the prohibition of parking 
in the Hebrew Benefit Society Cemetery. 
 
 

 
GENERAL CONDITIONS TO APPROVALS 

1. Conditions and Agreements in Record.  Applicant shall comply with all other require-
ments, agreements and conditions contained in the record of the proceedings in this 
matter including those set forth in the reports of the Freehold Township agencies, 
boards, commissions and staff which have not been satisfied or specifically waived by 
the Board. 

 

2. Escrow Accounts.  It is a condition of the approval granted by the Planning Board here-
in that the applicant shall pay any additional escrow fees required under Section 190-10 
of the Land Use Ordinance of the Township of Freehold in order to pay the expenses for 
professional services related to the within application.  The applicant shall not receive a 
signed subdivision plat, deed of subdivision, signed site plan, construction permit, certifi-
cate of occupancy, nor shall the applicant receive any other municipal authority to pro-
ceed with the development described herein unless and until the chief financial officer of 
the Township certifies that sufficient funds remain in the escrow account to pay the 
aforesaid expenses. 

 

3. Developer's Agreements.  In conjunction with any application for Final Approval, no 
site plan or subdivision plat shall be signed by the Chairperson, Secretary or Engineer 
unless and until the applicant shall enter a developer's agreement with the Township 
Committee of the Township of Freehold associated with this development which agree-
ment shall include provision for any water main or sewer extension required for the pro-
ject and shall further post such performance guaranties and deposits as shall be 
required in order to assure completion and maintenance of improvements required by 
the Land Use Ordinance of the Township of Freehold and this resolution.  The Applicant 
shall further have filed with the Clerk of Monmouth County all deeds of easement or oth-
er conveyances associated with the development to establish rights of way, access, utili-
ty location, sight triangles, conservation areas, landscape buffers and the like and shall 
provide such assurances of title as may be required by the Township Attorney.  Further, 
in the event that any off-tract improvements are required in conjunction with the pro-
posed development for which the applicant is to pay a pro-rata share allocation of cost 
pursuant to Section 190-64 et seq. of the Freehold Township Land Use Ordinance, then 
provision for such contributions shall be made in the Developer's Agreement.   

 

4. Availability of Public Water and Public Sewer.  In the event that the Township of 
Freehold is subject to any limitation on its water diversion rights, or if there shall be any 
moratorium or other restriction of whatever nature pertaining to public water supply or 
public sewer, then the within approval is expressly conditioned upon the ability of the 
Township Committee of the Township of Freehold to provide these utilities to the pro-
posed development.  
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5. Private Wells and Septic Systems.    Development of the subject premises employing 
a private well is contingent upon satisfaction of the Freehold Township Health Officer 
that a proper potable water supply will be available.  Septic systems shall meet the     
requirements of N.J.A.C. 7:9A “Standards for the Construction of Individual Subsurface 
Sewage Disposal Systems” and the Freehold Township Water Resources Protection 
Ordinance. 

 

6. Other Governmental Approvals:  As specified herein and any other required          
governmental approvals. 

 

7. Modifications of Plans.  In the event that any other agency having jurisdiction over the 
application or any portion thereof requires modifications of the plans approved by the 
Freehold Township Planning Board, such modifications may require further action by the 
Planning Board and in no event shall the Freehold Township Planning Board be deemed 
to have given authority for development of the project in any manner other than as 
shown on the approved plans herein.  Any modifications to the plan submitted to other 
concerned governmental agencies shall simultaneously be submitted to the Planning 
Board.   

 

8. Storm Water Detention/Retention/Re-Charge Basins.  If the applicant has proposed 
to dedicate to the Township of Freehold any lot or lots within the development for storm 
water management facilities, then at the time of acceptance by the Freehold Township 
Committee, the applicant shall post with the Township of Freehold a maintenance    
guaranty for said facilities for a ten-year period as provided by the Freehold Township 
Land Use Ordinance and as calculated by the Freehold Township Engineer. 

 

9. Dedication of Lands.  The within approval is subject to the applicant securing the      
acceptance by the Township Committee of the Township of Freehold of any lands      
proposed by the developer to be dedicated to the Township of Freehold and associated 
with this development.  

 

10. Taxes and Assessments.  All taxes and assessments applicable to the subject      
premises shall be paid and current.    

 

11. Restrictive Covenants.  Any restrictive covenant or other condition of record proposed 
to be included in deeds to purchasers shall be set forth on the final plat and a copy 
thereof shall be submitted to the Board for approval. 

 

12. Plan Revisions.  It is a condition of this approval that the Applicant submit to the     
Planning Board within 90 days of the date of the adoption of this resolution the revised 
plats, maps, reports or other data containing the additions or corrections specified in the 
record of the proceedings including but not limited to those additions or corrections set 
forth in the reports of Freehold Township agencies, boards, commissions and staff.  No 
construction permits shall issue nor shall any further action whatsoever be taken on     
account of the application until this condition is met.  Further, in the event that the      
correctly revised data is not submitted within the 90-day period aforesaid, the Planning 
Board shall presume that the applicant does not intend to submit the revisions and   
therefore the within approval shall be rendered null, void and of no further effect. 

 

13. Breach of Conditions.  Failure to satisfy any conditions set forth herein or a             
subsequent breach of any such condition or a failure by the applicant to discharge any 
obligation hereunder will result in the reconsideration and possible revocation or          
rescinding of the within approval.  A certification by the Freehold Township Engineer that 
the applicant has breached any such conditions shall immediately terminate the right of 
the applicant to obtain construction permits, certificates of occupancy or any other     
government authorizations necessary in order to continue or complete development of 
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 PLANNING BOARD OF THE TOWNSHIP OF FREEHOLD 
 

 RE:  PIRHL ACQUISITIONS, L.L.C. 
APPLICATION NO. 890-1-18 

FINAL MAJOR SITE PLAN APPROVAL 
MEETING DATE: April 19, 2018 

R E S O L U T I O N 

 Mr. Kash offered the following Resolution and moved its adoption which was seconded 

by Ms. Kurtz: 

  WHEREAS, PIRHL ACQUISITION, L.L.C., hereinafter referred to as the “Applicant” is 

the contract purchaser on the premises known as Lot 23 in Block 69.01 as shown on the Tax Map 

of the Township of Freehold and located at 168 New Jersey State Highway Route 33 Business; 

and 

 WHEREAS, the Applicant has secured the consent of the owner to the within application; 

and 

WHEREAS, Applicant has secured amended preliminary major site plan approval from 

the Freehold Township Planning Board; and 

 WHEREAS, the Applicant has applied for final major site plan approval of said project 

consisting of the construction of a four story building containing 75 rental units for low and mod-

erate income senior housing and associated site improvements as described in the resolution 

granting amended preliminary major site plan approval of today’s date; and 

 WHEREAS, the within application for final approval is timely under the terms of the 

Freehold Township Land Use Ordinance; and 

 WHEREAS, Applicant has met all of the requirements of the Freehold Township Land 

Use Ordinance for final major site plan approval except as is hereinafter set forth. 

 NOW, THEREFORE, BE IT RESOLVED by the Freehold Township Planning Board 

that the application for final major site plan approval known as case no. 890-1-18 is hereby     

approved subject, however, to the following terms and conditions: 

1. Any and all unsatisfied conditions set forth in the Resolution granting amended 

preliminary major site plan approval and use and bulk variance relief and any  

extension thereof. 

2. Applicant shall comply with all requirements and conditions contained in the 

record of the proceedings in this matter, including the reports of Freehold    

Township agencies, boards, commissions and staff which have not been satisfied 

or specifically waived by the Planning Board. 
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3. It is a condition of the approval granted by the Planning Board that the Applicant 

shall pay any additional escrow fees required under Section 190-10 of the Land 

Use Ordinance of the Township of Freehold in order to pay the expenses for    

professional services related to the application.  Therefore, the Applicant shall 

not receive a signed site plan plat, Deed of Site plan, signed site plan,             

construction permit or Certificate of Occupancy for the development described 

herein, as the case may be, unless and until the chief financial officer of the 

Township is satisfied that sufficient funds remain in the escrow account to pay 

the aforesaid expenses. 

4. Applicant shall post such performance guarantees and shall enter such Develop-

er’s Agreements as shall be required by the Freehold Township Committee. 

5. The within approval is subject to acceptance by the Freehold Township       

Committee of any lands proposed by the developer to be dedicated to the     

Township of Freehold. 

6. The within Application and the overall development are subject to the obtaining 

of permits and/or approvals from numerous governmental agencies including the 

New Jersey Department of Environmental Protection, the New Jersey             

Department of Transportation, the Freehold Soil Conservation District, the   

County of Monmouth, the Manasquan River Regional Sewage Authority, Ocean 

County Utilities Authority, and any other concerned government agency. 

7. Failure to satisfy any conditions set forth herein including the specific conditions 

hereinafter set forth, or a subsequent breach of any such condition or a failure by 

the applicant to discharge any obligation hereunder will result in the                 

reconsideration and possible revocation or rescinding of the within approval.  A 

certification by the Freehold Township Engineer that the Applicant has breached 

any such conditions shall immediately terminate the right of the Applicant to    

obtain construction permits, certificates of occupancy or any other government 

authorizations necessary in order to continue or complete development of the 

project pending a hearing before the Freehold Township Planning Board          

regarding the breach. 

8. Pursuant to N.J. Rev. Stat. 40:55D-52, all rights granted by virtue of the within 

approval shall expire two years from today’s date. 
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April 14, 2020 
 
Freehold Township Planning Board  
℅ Donna Butch, Administrative Officer 
Freehold Township 
1 Municipal Plaza 
Freehold, New Jersey 07728 
 
RE: Revised Planner’s Review Letter 
 Amended Preliminary Major Site Plan/Final Major Site Plan #890-2-20 
 Variance #007-20 
 Wemrock Senior Living  
 168 Route 33 
 Block 69.01, Lot 23  
 Planned Adult Community–Affordable Housing Overlay (PAC-AHO) Zone 
 
Dear Chairman and Members of the Board: 
 
We have reviewed the above-referenced development application, including the 
following documents: 
 
- Variance Plan, Wemrock Senior Living, Block 69.01, Lot 23, Township of 

Freehold, Monmouth County, New Jersey, consisting of 1 sheet, prepared by Jay 
S. Kruse, P.E., of ESE Consultants, dated 3/2/2020 

 
- Colored rendering of building elevations, unsigned, undated 

 
Project Description 
 
The subject property is developed with a four-story, 75-unit rental apartment building 
that is limited to low- and moderate-income senior citizens. The applicant initially 
received preliminary major site plan approval in April 2017 (Application #890-17) 
and returned to the Planning Board for amended preliminary site plan approval and 
final site plan, which was granted on April 19, 2018 (Application #890-1-18). The 
applicant is now seeking to amend the previous site plan approval and request a bulk 
“c” variance related to an as-built condition that resulted in a deficient side yard 
setback.  
 
The subject property measures 7.35 acres and is irregular in shape. It is located 
along NJ Route 33, between Wemrock Road and Cardigan Bay Lane. Land use in the 
vicinity of the subject property is comprised of undeveloped, forested public lands 
under the ownership of NJDEP and Freehold Township to the north and south; 
Freehold Raceway Mall to the southeast; Freehold Hebrew Benefit Society cemetery 
to the east; and single-family residences along Route 33. There is an unnamed 
tributary to Wemrock Brook along the subject property’s western property line. The 
site is developed with the aforementioned 75-unit rental apartment building with 77 
surface parking spaces and related improvements.  
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The applicant is now requesting variance relief to permit a side yard setback of 29.5 
feet from the principal building to the easterly property line, where 30 feet is required 
in the PAC-AHO Zone. The applicant has indicated that the deficiency is the result of 
installation of a natural brick fascia to the building in this location. No other changes 
to the approved preliminary and final major site plan is proposed at this time.  
 
Zoning Compliance & Planning Comments 
 
1. The PAC-AHO Planned Adult Community-Affordable Housing Overlay zone (within 

the underlying R-80 Residential zone) is designed to permit a planned adult, 
age-restricted, affordable housing development consisting of multifamily 
housing units as an affordable housing development option on Lot 23 in Block 
69.01. The existing/proposed development complies with these requirements.  

 
2. The applicant is requesting a variance to permit the easterly façade to be 

located a minimum of 29.5 feet from the side yard property line, where 30 feet 
is the minimum required in this zone. As such, bulk “c” variance relief is 
required. The applicant should provide testimony indicating the circumstances 
of the request for variance relief, and address whether the requested relief will 
have any impacts on neighboring properties. We note that the variance being 
requested is de minimis in nature, as the easterly setback would range from 
29.5 feet to 29.8 feet and is unlikely to have a visual impact as compared to the 
required 30-foot setback. 

 
3. As “c” bulk variance(s) are required in connection with the application, the 

Board must find that there is either undue hardship or practical difficulty 
associated with the strict application of the requirements of the zoning 
ordinance in connection with this specific piece of property; or that one or more 
purposes of zoning would be advanced by the deviation and the benefits of 
granting the variance(s) for this specific piece of property would substantially 
outweigh any detriment. In addition, the Board must be satisfied that the 
granting of the variances would not cause substantial detriment to the public 
good or substantially impair the intent and purpose of the zone plan and zoning 
ordinance. 

 
We trust that the above information is responsive to your needs. 
 
Respectfully submitted, 
 
 
________________________ 
Kate Keller, P.P., AICP 
 
cc: Roger A. McLaughlin, Planning Board Attorney 
 Timothy P. White, P.E., Township Engineer 
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