
  Hearing Date: August 6, 2020 
                                                                                                                    (Carried from July 9, 2020) 
 

EXHIBIT LIST 

Variance # 011-20 
JOCZ, Edmund Jr. 

Block 71.07, Lot 12 – 152 Old Post Road 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Variance Application Form 
 

A-2 Zoning Schedule 
 

A-3 Consent of Owner/Consent to Inspect 
 

A-4 Escrow Maintenance Form/W-9/Tax Statement 
 

A-5 Waiver of Statutory Time Limitations 
 

A-6      Variance Checklist Submission Documents 
 

A-7 Map of Survey, prepared by Alfred F. Williams Assoc., Land Surveyors, dated 6/8/1983 
 

A-8 Construction Plans & Site Plan, drawn by Zimbler Architecture [4 sheets], dated 7/8/2020 
 

A-9 Proof of Service  
 

 
 

REPORTS/CORRESPONDENCE 
 

P-1 Freehold Township Planning Board’s Declaration of Completeness, dated 6/1/2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 7/24/2020 
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss, Grygiel, LLC, dated 7/28/2020 
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July 28, 2020 
 
Freehold Township Planning Board 
℅ Donna Butch, Administrative Officer 
Freehold Township 
1 Municipal Plaza 
Freehold, New Jersey 07728 
 
RE: Variance Application #011-20 
 Planner’s Review Letter #2 
 Edmund A Jocz, Jr. 
 152 Old Post Road 
 Block 71.07, Lot 12 
 R-25 Single-Family Residential Zone 
 
Dear Chairman and Members of the Board: 
 
We have reviewed the above-referenced development application, including the 
following documents and revisions: 
 
− 2020 Variance Application, prepared by Edmund J. Jocz, Jr. (Applicant), 

received 5/28/2020 
 
− Map of Survey, for Edmund A, Jocz, Jr. & Isabelle M. Jocz, prepared by Alfred F. 

Williams, of Alfred F. Williams Associates, dated 6/8/1983 
 
− Wood Frame Single Family Home Addition Architectural Plans and Zoning data, 

consisting of 11 sheets, prepared by Alan J. Zimbler, RA, of Zimbler 
Architecture, dated 1/16/2020, Sheet A-3 revised through 7/8/2020 

 

Project Description 

The applicant is seeking bulk “c” variance relief in order to construct an attached over-
sized garage structure directly behind the existing attached 2-car garage, which is to 
be converted to living space. Bulk “c” variance relief is required to permit the proposed 
garage to measure 39.5 feet wide by 27 feet deep (1,053 square feet), where 24 feet 
by 36 feet and 864 square feet is the maximum permitted in a residential zone. 
 
The subject property currently consists of 25,000 square feet (0.57 acres) and is 
developed with a 2-story single-family dwelling and related accessory structures.  The 
property is located on the north side of Old Post Road within the Sleepy Hollow Village 
subdivision, approximately one half-mile west of US Route 9 and one half-mile north of 
Elton-Adelphia Road (CR-524). Similar single-family residences in the R-25 zone 
surround the subject property. Existing accessory structures on the subject property 
include a freestanding 12-foot by 16-foot storage shed (totaling 192 square feet), an 
in-ground private pool with an associated concrete walkway, a small patio to the rear 
of the existing home, and various pool equipment. An asphalt driveway provides access 
to the existing garage from Old Post Road. 
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The applicant is seeking variance relief to construct a new 3-car attached garage to be 
located directly behind the existing attached garage, which is proposed to be converted 
to living space. The proposed new garage would measure 39.5 feet wide by 27 feet 
deep (1,053 square feet) and one story/16 feet in height. It would be located 30 feet 
from the westerly side yard property line shared with Lot 10 and 11 and approximately 
73 feet, 2 inches from the northerly rear property line, shared with Lot 26.  
 
Vehicular access to the proposed 3-car garage addition will be through three (3) 
separate 8-foot wide by 9-foot high insulated overhead doors on the west side of the 
garage. The existing driveway is proposed to be removed and replaced with a new 
driveway along the western side of the property to provide access to the new garage.  
A 12-foot wide new asphalt driveway is proposed to start from the existing driveway 
apron from Old Post Road and terminate at the northwestern corner of the proposed 
garage addition. The driveway is proposed to measure 27 feet in depth between the 
garage and the westerly property line in order to accommodate vehicle turnaround. A 
new concrete walkway is proposed to connect the existing concrete walkways to the 
proposed asphalt driveway. An existing 6-foot high wooden fence located to the west 
of the dwelling is proposed to be removed to allow for construction of the new driveway. 
 
The new garage is proposed to be clad in shake-style siding with new fiberglass 
shingles, which are noted to match the existing home’s exterior.  The new living space 
is identified as a den with no additional plumbing or gas service noted. Interior access 
to the proposed 3-car garage addition would be from the existing “mud/laundry room” 
and the proposed new den space. An exterior door would be located on the easterly 
side of the garage addition, leading to the existing concrete walkway to the in-ground 
pool. Two (2) vinyl double-hung windows are proposed on the easterly side of the 
addition.   
 
Zoning Compliance & Planning Comments 
 
1. The subject property is part of the Sleepy Hollow Village subdivision, which was 

approved and recorded in 1972 in the R-25 zone. The subject property and all 
existing improvements continue to meet the required lot dimension and setback 
requirements for the R-25 zone. 
 

2. Per §190-133C, private garages in the R-25 zone shall not exceed 864 square feet 
or 24 feet by 36 feet in dimensions, whether attached or freestanding. The 
applicant’s proposal exceeds the permitted square footage and dimensions. As 
such, bulk “c” variance relief is required. Testimony should be provided describing 
the need for the proposed size of the structure, and the visual impact on 
neighboring properties. The applicant should describe any and all landscaping 
and/or fencing proposed on the site as part of this testimony. 
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3. Per §190-162(E), no access drive shall be located closer than 5 feet to any side or 
rear property line. In order to accommodate vehicles accessing the proposed 3-car 
garage, the applicant is proposing to extend the width of the driveway so that the 
edge of pavement is 3 feet from the westerly side yard property line. As such, bulk 
“c” variance relief is required. Testimony should be provided in support of this 
variance request.  

 
4. The applicant should provide testimony as to the proposed use of the new den 

space in the converted garage and indicate whether any new utility connections 
are proposed.  

 
5. As bulk “c” variance relief is 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 variance(s) 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 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 
 



  Hearing Date: August 6, 2020 
 (Carried from July 9, 2020) 

 

EXHIBIT LIST 

Variance # 012-20 
FRONC, JANINA 

Block 105, Lots 14 – 343 Jackson Mills Road 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Variance Application Form 
 

A-2 Zoning Schedule 
 

A-3 Consent of Owner/Consent to Inspect 
 

A-4 Escrow Maintenance Form/W-9/Tax Statement 
 

A-5 Waiver of Statutory Time Limitations 
 

A-6      Variance Checklist Submission Documents 
 

A-7 Boundary Location Survey, prepared by American Layout Surveyors, dated 2/26/2020 
 

A-8 Proof of Service  
 

A-9 Previous Resolutions: SD 701-88 and SD 701-1-90 
 
 

REPORTS/CORRESPONDENCE 
 

P-1 Freehold Township Planning Board’s Declaration of Completeness, dated 6/2/20/2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 6/23/2020  
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss, Grygiel, LLC dated 6/22/2020 
 

P-4 Memorandum from Margaret B. Jahn, Health Officer, dated 6/18/2020  
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  Hearing Date: August 6, 2020 
 (Carried from July 9, 2020) 

 

EXHIBIT LIST 

Variance # 013-20 
BRUCE, William 

Block 97, Lots 32 – 202 Jackson Mills Rd 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Variance Application Form 
 

A-2 Zoning Schedule 
 

A-3 Variance Checklist Submission Documents 
 

A-4 Consent of Owner/Consent to Inspect 
 

A-5 Escrow Maintenance Form/W-9/Tax Statement 
 

A-6 Waiver of Statutory Time Limitations 
 

A-7      Wetlands Study, prepared by Richard Picatagi, Landscape Architect/Environmental 
 Scientist, dated 2/1/2020 
 

A-8 Plan of Survey, prepared by Charles O’Malley, Prof. Land Surveyor, dated 4/28/2020 
 

A-9 Future Plan, dated 5/28/2020 
 

A-10 Grading & Drainage Plan, prepared by Kevin E. Shelly, Shore Point Engineering, dated 
5/18/2020 

 

A-11 Pool Grading Plan, prepared by Michael T. Cannon, The Cannon Group P.C., 11/1/2019 
 

A-12 Proof of Service  
 

 
 

REPORTS/CORRESPONDENCE 
 

P-1 Freehold Township Planning Board’s Declaration of Completeness, dated 6/3/2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 6/24/2020  
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss, Grygiel, LLC dated 6/26/2020 
 

P-4 Memorandum from Margaret B. Jahn, Health Officer, dated 6/18/2020  
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June 26, 2020 

 

Freehold Township Planning Board 

℅ Donna Butch, Administrative Officer 

Freehold Township 

1 Municipal Plaza 

Freehold, New Jersey 07728 

 

RE: Variance Application #013-20 

 Planner’s Review Letter 

 William Bruce 

 202 Jackson Mills Road  

 Block 97, Lot 32 

 R-E Rural-Environmental Zone 

 

Dear Chairman and Members of the Board: 

 

We have reviewed the above-referenced development application, including the 

following documents: 

− Plan of Survey, Lot 32, Block 97, Township of Freehold, Monmouth County, 

New Jersey, prepared by Charles O’Malley, PLS, dated 4/28/20 

− Grading and Drainage Plan for 202 Jackson Mills Road, prepared by Kevin E. 

Shelly, PE, of Shore Point Engineering, dated 5/18/20 

− Pool Grading Plan and Future Plan for Lot 32, Block 97, prepared by Michael T. 

Cannon, PE, PLS, of the Cannon Group, PC, dated 11/1/19 and revised 

through 2/14/20 

− Wetlands Study, prepared by Richard Picatagi, LLA, LTE, PP, LEED AP, dated 

2/1/2020 

Project Description 

The applicant is seeking bulk “c” variance approval in order to permit the construction 

of a new inground pool with a surrounding concrete patio and a new driveway 

extension. The construction would increase impervious coverage on the property so 

that it exceeds the maximum permitted in the R-E Zone. 

The subject property measures ±131,544 square feet (3.02 acres) and is developed 

with a 2-story single-family dwelling with a detached garage, driveway, septic disposal 

bed and accessory fencing. The property is located on the west side of Jackson Mills 

Road. The nearest intersections are Geisler Road to the south and Riviera Road to the 

north. Existing development is generally located in the easterly third of the property, 

towards the northerly property line and Jackson Mills Road. Wetlands are present in 

the rear third of the property, where no development is existing or proposed.  
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the Surrounding land uses are comprised of single-family dwellings and conservation 

areas located in the R-E Zone. The Riviera at Freehold development is located to the 

north and east in the RR-PAC Zone.  

The applicant is seeking approval to construct a new in-ground pool with a concrete 

patio area. The concrete patio area is proposed to measure ±888 square feet. The 

applicant is also seeking approval to extend the driveway to connect to the existing 

detached garage, as the garage is not presently accessible via the existing driveway. 

The driveway extension would measure ±720 square feet.   

Zoning Compliance & Planning Comments 

1. The subject property is located in the R-E Rural Environmental zone. However, the 

single-family dwelling on the subject property was constructed prior to the adoption 

of the current zoning. As such, there are a number of preexisting nonconforming 

conditions related to the property. No changes are proposed to these preexisting 

nonconforming conditions, as follows: 

• Minimum lot size: 10 acres required, where 3 acres are existing/proposed 

• Minimum lot width at building line: 500 feet required, where 233 feet is 

existing/proposed 

• Minimum lot frontage: 400 feet required, where 225 feet is 

existing/proposed 

• Minimum principal front yard setback: 150 feet required, where 44 feet is 

existing/proposed 

• Minimum principal side yard setback: 100 feet required, where 11 feet is 

existing/proposed 

• Minimum accessory side yard setback: 100 feet required, where 45 feet is 

existing/proposed 

• Maximum height, accessory structure: 16 feet permitted, where 20 feet is 

existing/proposed (garage) 

 

2. Per §190-126D150 and Schedule C, total impervious lot coverage may not exceed 

5% in the R-E Rural Environmental Zone. The applicant is proposing to increase lot 

coverage from 7.7% (a preexisting nonconforming condition) to approximately 9% 

as a result of installation of a new pool patio and driveway extension. As such, bulk 

“c” variance relief is required. The applicant should provide testimony in support 

of this variance request.  

We note that while the property is significantly undersized, the purpose of the R-E 

Zone is to encompass lands with a prevailing high-water table, freshwater 

wetlands, floodplains, and other sensitive environmental features including 

regional aquifer recharge areas, broad floodplains and freshwater wetland areas 

and lands that are surrounded by or drain to these lands. The headwaters and 

tributary areas of the Manasquan and Metedeconk Rivers contribute to surface 

waters that are utilized or planned for reservoirs for surface water for potable water 
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purposes. The applicant should discuss how any impact on runoff or wetlands will 

be mitigated. We defer to the Planning Board Engineer regarding any further 

drainage comments.  

 

3. The applicant should confirm the impervious coverage associated with the 

proposed improvements. Per the application, the proposed impervious coverage 

would be 9.5%, where the pool patio is proposed to measure 888 square feet, and 

the driveway would measure 720 square feet. However, if the existing impervious 

coverage on the site is 10,107 square feet as indicated, the addition of 888 square 

feet plus 720 square feet would result in 11,715 square feet of coverage, or 8.91% 

coverage. Further, one plan included in the application shows a smaller driveway 

area. While the variance request and required proofs would remain the same, the 

exact figures should be confirmed for Township records. 

 

4. The application materials indicate that the proposed driveway is “possible future 

work.” The applicant should discuss timing related to construction of the driveway 

expansion.  

 

5. 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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  Hearing Date: August 6, 2020 
 

EXHIBIT LIST 

Variance # 017-20 
INCE, Linda 

Block 96, Lots 47.01 – 403 Georgia Rd 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 

A-1 Variance Application Form 
 

A-2 Zoning Schedule 
 

A-3 Variance Checklist Submission Documents 
 

A-4 Consent of Owner/Consent to Inspect 
 

A-5 Escrow Maintenance Form/W-9/Tax Statement 
 

A-6 Site Plan, prepared by Stanley B. Peters, PE – LS, dated 5/2/1983 
 

A-7 Building Permit Plot Plan, prepared by Mathew R. Wilder, Morgan Engineering & Surveying, 
dated 6/2/2020 

 

A-8 Architectural Plan, prepared by Michele Di Salvo, RA, licensed architect [2 sheets], 
dated 5/12/2020 

 

A-9 Monmouth County Document Summary Sheet, Easement Agreement, dated 10/14/2019 
 

A-10 Proof of Service  
 

A-11 Previous Resolutions:  
Variance #008-79 Resolution, dated 6/16/1980 

  Variance #006-83 Resolution, dated 7/7/1983 
  Variance #006-83 with Site Plan w/ Waiver Resolution, dated 9/1/1983, 
 
 

REPORTS/CORRESPONDENCE 
 

P-1 Freehold Township Planning Board’s Declaration of Completeness, dated 6/26/2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 7/23/2020  
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss, Grygiel, LLC dated 7/23/2020 
 

P-4 Memorandum from Margaret B. Jahn, Health Officer, dated 7/27/2020  
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  Hearing Date: August 6, 2020 
 

EXHIBIT LIST 

Preliminary and Final Major Site Plan # 825-1-19 and 
 Variance Application # 013-19 

Freehold Car Connection Inc – DBA Raceway Kia of Freehold 
Block 67 Lot 5 – 4044 Route 9 

 
ADMINISTRATIVE & TECHNICAL (APPLICANT) 

 

A-1 a.  Application for Minor Site Plan 
b.  Application for Variance, Variance Petition Attachment & Kia Dealer Identification 

Program Policy and Kia Motors Trademark 
 

A-2 a.  Minor Site Plan Checklist – Part A Submission Documents 
 b.  Minor Site Plan Checklist – Part B Plat / Map Requirements 
 c.  Waiver Request Letter 

d.  Affidavit of Completeness 
 

A-3 Project Description 
 

A-4  Consent of Owner/Consent to Inspect/Disclosure Statements 
 

A-5 Escrow Maintenance Form/W-9/Tax Statement 
 

A-6  Waiver of Statutory Time Limitations 
 

A-7 Monmouth County Planning Board Letter, dated5/28/2019 
 

A-8 Operations & Maintenance Manual for Stormwater Management Facilities, prepared by  
 Stout & Caldwell Engineers, LLC, dated 9/20/2019 
 

A-9 Minor Site Plan & Sign Inventory Plan (2 sheets), prepared by Stout & Caldwell Engineers, 
LLC., dated 3/10/2020 

 

A-10 Architectural Plan, prepared by Warren Beltz, Architect, dated 3/5/2020 
 

A-11 Sign Applications (4) for Wall Signs, received 5/13/2019 & Colored Plan (6 sheets), received 
12/5/2019 

 

A-12 Sign Applications (2) for Ground Signs, received 5/13/2019 & Colored Plan (5 sheets), 
prepared by Pattison Sign Group, received 12/5/2019 

 

A-13 Historical Resolutions - SP# 825-10 – Prelim. & Final Major SP Resolution, dated 11/16/2011 
 

A-14 Proof of Service pkg 
 

 
REPORTS/CORRESPONDENCE 

 

P-1 Freehold Township Planning Board’s Declaration of Completeness dated 6/27/2019 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 3/18/2020  
 

P-3 Memorandum from Kate Keller, PP, Phillips, Preiss Grygiel, LLC, dated 4/15/2020 
 

P-4 Memorandum from Nicholas Netta, Netta Architects, dated 4/20/2020 
 

P-5 Memorandum from Tom Moskal, Environmental Commission, dated 12/12/2019 
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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:  12/12/2019 
  
 

                      Project Name – Minor Site Plan with Variance # 825-19 and Variance # 013-19 Freehold                       
Car Connection INC – DBA Raceway KIA of Freehold, AC Realty Block 67 Lot 5 - 4044 Route 9. 
  
 
 
 
The December 9, 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.” 
 
 
Upon review the Commission has the following concerns;  

1. Light spillage to adjacent properties 
2. The shoe box fixtures do not comply with Township ordnances for light fixtures exceeding 25’ 

in height.  
 
The Commission has no other comments or concerns.    
 
 
The meeting was adjourned at 7:55 pm.  
 
 
Tom Moskal  
Chairman  
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  Hearing Date: August 6, 2020 
 

EXHIBIT LIST 

Preliminary and Final Major Site Plan # 908-20 and 
 Variance Application # 014-20 

Mediplex Holdings, LLC 
Block 85.36 Lot 8 & 9 – 670 West Main St 

 
ADMINISTRATIVE & TECHNICAL (APPLICANT) 

 

A-1 a.  Application for Preliminary Approval Major Site Plan 
 b.  Application for Final Approval Major Site Plan 
 c.  Application for Variance 
 

A-2 a.  Minor Site Plan Checklist – Part A Submission Documents 
 b.  Minor Site Plan Checklist – Part B Plat / Map Requirements 
 c.  Submission Waiver Request 
 d.  Affidavit of Completeness 
 

A-3 Project Description 
 

A-4  Consent of Owner/Consent to Inspect/Disclosure Statements 
 

A-5 Escrow Maintenance Form/W-9/Tax Statement 
 

A-6  Waiver of Statutory Time Limitations 
 

A-7 Monmouth County Planning Board and Site Plan Appl. Form 
 

A-8 Freehold Soil Conservation District, Application for Soil Erosion & Sediment Control 
 

A-9 Environmental Services, Tree Survey Results, prepared by Amy Jones, Sr. Biologist/Project 
Mgr. with DuBois & Associates, dated 12/11/2019 

 

A-10 Environmental Impact Report, prepared by Gary Chiang, PE with Geller Sive & Co., dated 
6/1/2020 

 

A-11 Traffic Engineering & Parking Elevation, prepared by Lee D Klein, PE of Klein Traffic 
Consulting, dated 12/18/2019 

 

A-12 a.  Potable Water Calculations, prepared by Gary Chiang, PE with Geller Sive & Co., dated    
6/1/2020 
b.  Sanitary Sewer Calculations, prepared by Gary Chiang, PE with Geller Sive & Co., dated 
6/1/2020 
  

A-13 a.  Stormwater Management Report, prepared by Gary Chiang, PE with Geller Sive & Co., 
dated 6/1/2020 

 b.  Preliminary and Final Major Site Plan, Pre Development Drainage Areas May (2 sheets), 
prepared by Robert Sive, Geller Sive & Co., dated 6/1/2020 

 

A-14 Boundary Survey w/ Topography, prepared by DPK Consulting, dated 2/27/2019 
 

A-15 Preliminary and Final Major Site Plan (14 sheets), prepared by Robert Sive, Geller Sive & Co., 
dated 6/10/2020 

 

A-16 Certification of Square Footage for proposed buildings, prepared by Robert W. Adler & 
Associates, PA Architects, dated 6/15/2020 

 



Mediplex  (SP# 908-20)   Hearing Date: 8/6/2020 
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A-17 Architectural Plan (5 sheets), prepared by Robert W. Adler & Associates, PA Architects, revised 
4/23/2020 

 

A-18 Colored Photos (4) of Proposed Building 
 

A-19 a.  Sign Application, dated 6/25/20 
b.  Sign Plan, prepared by Robert W. Adler & Associates, PA Architects, dated 6/17/2020 

 

A-20 Proof of Service pkg 
 
 

 
REPORTS/CORRESPONDENCE 

 

P-1 Freehold Township Planning Board’s Declaration of Completeness dated 6/29/2020 
 

P-2 Memorandum from Timothy P. White, Township Engineer, dated 7/23/2020  
 

P-3 Memorandum from Kyle Smith, Mott MacDonald, dated 7/22/2020 
 

P-4       Memorandum from Dennis Dayback, T & M Associates, dated 7/23/2020  
 

P-5 Memorandum from Kate Keller, PP, Phillips, Preiss Grygiel, LLC, dated 7/29/2020 
 

P-6 Memorandum from Nicholas Netta, Netta Architects, dated 7/22/2020 
 

P-7      Memorandum from Andrew Feranda, Shropshire Associates, LLC, dated 7/22/2020 
 

P-8 Memorandum from Margaret B. Jahn, Township Health Officer, dated 7/27/2020 
 

P-9 Memorandum from Shaun Reilly, Township Fire Official, dated 7/8/2020  
 

P-10 Memorandum from Tom Moskal, Township Environmental Commission, dated 7/13/2020 
 

P-11 Memorandum from Scott Higgins, Township Public Works Superintendent, dated 7/23/2020 
 

P-12     Memorandum from Michael D. Imbriaco, Township Tax Assessor, dated 7/8/2020 
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July 29, 2020 

 

Freehold Township Planning Board 

℅ Donna Butch, Administrative Officer 

Freehold Township 

1 Municipal Plaza 

Freehold, New Jersey 07728 

 

RE: Preliminary and Final Major Site Plan #908-20 and Variance #014-20 

 Planner’s Review Letter 

 Mediplex Holdings LLC 

 670 West Main Street 

 Block 85.36, Lots 8 & 9 

 P-1 Professional Zone 

 

Dear Chairman and Members of the Board: 

 

We have reviewed the above-referenced development application, including the 

following documents: 

 

- Boundary Survey with Topography for Tax Lots 8 & 9, Block 85.36, prepared by 

Jonathan A. Stuhl, PLS, of DPK Consulting, LLC, dated 2/27/2019 

 

- Preliminary and Final Major Site Plan, Tax Lots 8 & 9, Block 85.36, consisting 

of 14 sheets, prepared by Robert D. Sive, PE, of Geller Sive & Company, dated 

6/1/2020 and revised through 6/10/2020  

 

- Architectural Plans for Proposed Two-Story Medical Building, consisting of 5 

sheets, prepared by Robert W. Adler, RA, of RWA & Associates, PA, dated 

11/15/2019 and revised through 4/23/2020 

 

- Signage Color Exhibit for Mediplex Holdings, prepared by Robert W. Adler, RA, of 

RWA & Associates, PA, dated 6/17/2020 

 

- Environmental Impact Report for Block 85.36, Lots 8 & 9, prepared by Gary 

Chiang, PE, of Geller Sive & Company, dated June 1, 2020 

 

Project Description 

 

The applicant is seeking preliminary and final major site plan approval in order to 

demolish an existing single-family home on the subject property and construct a new 

two-story medical office building to measure 10,072 square feet. Site access is 

proposed via an ingress/egress driveway from West Main Street; proposed 

improvements also include paved circulation and parking areas, landscaping, and 

lighting. 
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The subject tract consists of two tax lots that are considered as one for tax purposes. 

The total tract area for Lots 8 and 9 is 1.16 acres (50,364 square feet). The site is 

presently developed with a single-family home, which is located in the northerly 

potion of the site towards West Main Street (CR-537). The site has ±175 feet of 

frontage along West Main Street. The campus of Centrastate Healthcare, including 

CentraState Medical Center, an ambulatory surgery center and the Manor Health and 

Rehabilitation Center, is located directly across CR-537 from the subject property. 

Healthcare uses (e.g., a medical office building and Monmouth Crossing Assisted 

Living) are located to the southwest along CR-537. Vacant land is located to the 

northeast and southeast. Single-family residences in the Potter Glen subdivision are 

located further to the southeast.  

 

The proposed medical office building would measure 10,072 square feet across two 

floors, where the first floor would measure 5,112 square feet and the second floor 

would measure 4,950 square feet. The building would be oriented so that the main 

entrance would in the rear, where the parking area is proposed to be located. Access 

is proposed from West Main Street via a 24-foot wide right-in, right-out driveway. This 

driveway would extend along the south side of the building to provide access to the 

rear parking area, which is proposed to consist of 42 parking spaces (including 2 

ADA-compliant spaces) to be located to the south and west of the building. A 

concrete walkway is proposed to provide pedestrian access to the rear (main) 

entrance from the parking area under a covered overhang. A second concrete 

walkway with a flush-mounted curb would provide pedestrian access to the 

secondary entrance t0 the front of the building.  

 

A new trash enclosure with a chain-link fence gate is proposed to be constructed in 

the southeasterly portion of the site, to measure 10 feet by 10 feet. A detail has been 

provided indicating that the enclosure would be constructed of concrete block with a 

finish to match the building and would measure 6 feet in height. A sand-bottom 

stormwater basin is proposed to be constructed in the southwesterly corner of the 

site, to be accessed via a 10-foot ramp from the parking area. The plans indicate that 

a 20-foot wide drainage easement (1,237 square feet) is proposed on Lot 7 to the 

rear, to be located in the vicinity of the stormwater basin.  

 

The applicant has provided a landscaping plan showing deciduous and evergreen 

trees and shrubs to be planted throughout the site. Japanese holly and bayberry 

shrubs (2 to 3 feet at planting) are proposed along the front façade and walkway. 

One white oak and one Japanese lilac tree are proposed in the front yard; an 

additional three deciduous trees are proposed in vicinity of the rear parking area. A 

row of Burkwood viburnum flowering shrubs are proposed between the parking area 

and stormwater basin. Five (5) American holly trees (6 to 8 feet at planting) are 

proposed to screen the refuse enclosure.  
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Pole-mounted commercial lighting fixtures are proposed to measure 15 feet in height 

along the drive aisle and within the rear parking area. Building-mounted fixtures 

would be installed at 8 feet near the front and rear entrances. Bollard-mounted 

lighting is proposed between the building and the rear parking area.  

 

The building is proposed to be clad in principally in brick veneer with EIFS plaster 

trim, crown trim and column features, and include a peaked roof with a standing 

seam metal trim feature. Similar architectural treatments are proposed on all sides 

of the building. The left side of the front façade would include two floors of glazing, 

including casement and paned windows, while a 2-story storefront system is 

proposed at the rear main entry corner. The provided renderings show that the 

principal colors will be red brick and gray with white trim.  

 

Floor plans provided by the applicant indicate a dermatology suite, a cosmetic 

surgery suite, and 3 other suites to be determined. Suites would contain reception 

areas, exam rooms, surgical rooms, labs, doctors’ offices, employee areas, etc. An 

elevator would provide access to both floors.  

 

Signage  

Façade Signs 

• “Mediplex 670” sign, to be located at front entrance, rear entrance, and left 

side near front of building 

• 9.58 square feet each (11 feet, 6 inches wide by 10 inches high) 

• Red text to be installed on white façade 

 

Freestanding Sign 

• One monument sign to be located on east side of entry drive, 15 feet from 

right-of-way 

• 94 square feet (11 feet, 8 inches wide by 8 feet high) 

• “Mediplex 670” text plus 9 tenant spaces 

• Brick veneer finish with stone-style trim and base 

• Externally illuminated 

 

Zoning Compliance & Planning Comments 

 

We offer the following for your consideration. 

1. The P-1 Professional Zone is intended to serve as a buffer zone between 

residential and non-residential uses, particularly those related to and supporting 

the existing hospital and medical offices on this portion of CR-537. Medical 

office buildings are a permitted use in this zone.  

2. The subject tract consists of two lots (Block 85.36, Lots 8 & 9) that have 

historically been under common ownership and treated as one for tax purposes. 
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The applicant should indicate whether they intend to formally consolidate the 

lots as part of this development proposal. While the combined size of the lots is 

1.16 acres, where 2 acres is the minimum permitted lot area in the P-1 Zone, we 

do not take exception this preexisting nonconforming condition, since no new 

lots are technically being created as part of this application.  

3. There are preexisting nonconforming conditions related to lot width and lot 

frontage, where 200 feet is required for each and 174.8 feet is 

existing/proposed. No changes are proposed to these conditions.  

4. As per §190-164, every building constructed for commercial purposes shall 

permanently maintain off-street loading and unloading space(s). The applicant 

has not provided a formal loading space and has indicated that one is not 

necessary as any deliveries will arrive via mail truck or a similar vehicle. As such, 

a bulk “c” variance is required. The applicant should provide additional details 

as to the expected timing, frequency and location of deliveries in support of this 

variance. 

5. The applicant is proposing to construct the trash enclosure in the southeast 

corner of the parking area near the rear lot line. The minimum setback for 

accessory structures in the P-1 Zone is 30 feet from side and rear lot lines. 

Further, per §190-122C, masonry trash enclosures shall include a solid gate. 

We recommend that the applicant relocate the trash enclosure and provide a 

solid fence in lieu of the proposed chain link fence. If this is not feasible, bulk 

“c” variance relief may be required.  

6. The applicant is proposing wall-mounted LED lighting fixtures on the buildings 

and “cobrahead”-style LED pole-mounted fixtures within the parking areas. We 

recommend that the applicant provide decorative lighting fixtures in the front 

and side yard areas to better meet the intention of §190-114 with regards to 

overall site architecture and design.  

7. The applicant has provided 42 parking spaces in accordance with §190-163, 

which requires 1 space per 200 square feet of first floor area and 1 space per 

300 square feet of upper floor area for professional offices. A total of 42 spaces 

are required for the proposed 10,072-square foot building. Testimony should be 

provided as to the proposed number and type of medical tenants anticipated for 

the building and address their anticipated parking needs (including the need for 

ADA-accessible spaces). We defer further to the Township Engineer and 

Planning Board Traffic Engineer on this matter. 

8. The portion of West Main Street (CR-537) bounding the subject property is located 

within a designated Scenic Roadway Corridor Overlay Zone per §190-160 of the 

Township Ordinance. Properties in the P-1 Zone are required to provide a 40-foot 

undisturbed planted buffer along designated frontages. While the access drive 
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and monument sign represent the only development proposed in this area, a 

planted buffer is not provided. As such, bulk “c” variance relief is technically 

required. We note that as the site was previously developed, there is minimal 

existing vegetation within the required buffer area and the applicant is proposing 

to retain several trees along this frontage. However, in light of the required 

variance relief, the applicant should provide testimony describing proposed site 

landscaping and visibility from the public right-of-way. We recommend that 

additional landscaping be provided in the front yard and throughout the site where 

appropriate, in order to better meet the spirit of the ordinance. We defer further 

to the Planning Board Landscape Consultant on this matter.  

 

9. The Township Ordinance at §190-114 stipulates that all commercial sites shall 

be designed and developed in a manner that will be compatible with the 

architectural and visual characteristics of historic buildings, sites or districts in 

the Township and sets forth architectural design requirements for commercial 

development. We defer further to the Township Architect for comment on the 

applicant’s conformance to the above-referenced section. 

10. The applicant has indicated that a drainage easement will be required from the 

owner of adjacent Lot 7. Documentation of this easement should be provided. We 

defer further to the Township Engineer and Planning Board consultants regarding 

site drainage.  

Signage 

11. The applicant is proposing signs on 3 facades, where per §190-179C(1), signs 

are permitted on only one façade for properties that are not corner lots. As such, 

bulk “c” variance relief is required. The applicant should provide testimony 

indicating the need for 3 signs. We note that each sign is proposed to measure 

less than 10 square feet in area, where up to 100 square feet would otherwise 

be permitted on the front elevation.  

12. Each business or commercial use in the P-1 Zone is permitted a freestanding sign 

per §190-179C(2)(a), with the maximum area permitted dependent on the lot 

frontage. The applicant is permitted a double-faced sign measuring up to 96 

square feet per side and 20 feet in height. The proposed 94-square foot, 11.5-

foot high monument sign complies with these requirements.  

13. The applicant should provide testimony as to compliance with the general 

requirements for signage set forth in §190-176, specifically with regards to the 

permitted color palette. We note that specific tenant sign designs have not been 

submitted at this time. If any signage is proposed in a color that does not comply 

with the palette, or includes more than 3 colors in total, bulk “c” variance relief 

may be required. 
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14. As bulk “c” variance relief is 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 variance(s) 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, Board Attorney 

 Timothy P. White, P.E., Township Engineer 
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