
  Hearing Date: August 19, 2021 
 

EXHIBIT LIST 

Preliminary Major Site Plan Application # 910-21 
PIRHL at Jackson Mills Road 

Block 83, Lot 9 – 55 Jackson Mills Road 
 

ADMINISTRATIVE & TECHNICAL (APPLICANT) 
 
 

A-1 Application for Preliminary Approval Major Site Plan 
 

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

A-3 Application Addendum 
 

A-4 Freehold Township Planning Board’s Declaration of Completeness dated 6/23/2021 
 

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 Environmental Summary, prepared by Michael Kovas with EcolSciences, Inc., revised 
6/17/2021 

 

A-9 Freshwater Wetlands Letter of Interpretation: Line Verification, dated 12/11/20 
 

A-10 Traffic Assessment Letter and Report, prepared by Jeffrey M. Fiore, PE, with Colliers 
Engineering & Design, dated 6/16/2021. 

 

A-11 Water System Engineer’s Report, by Jay S. Kruse, PE, with ESE Consultants, Inc., dated 
7/30/2021. 

 

A-12 Sanitary Sewer System Engineer’s Report, by Jay S. Kruse, PE, with ESE Consultants, Inc., 
dated 7/30/2021. 

 

A-13 Soils and Foundation Investigation Report, by Mark R. Denno, PE, with Melick-Tully & 
Associates, dated 6/17/2021. 
  

A-14 Stormwater Management Report, by Jay S. Kruse, PE, with ESE Consultants, Inc., revised 
6/21/2021. 

 

A-15 Boundary and Topographic Survey, prepared by Suzanne E. Warren, PLS, dated 6/3/2021. 
 

A-16 Preliminary Major Site Plan [19 sheets], by Jay S. Kruse, PE, with ESE Consultants, Inc., 
revised 8/2/2021. 

 

A-17 Architectural Floor Plans and Elevations [11 sheets], prepared by Joseph W. Healy, AIA, with 
Wallace Roberts & Todd, LLC, dated 6/8/2021. 

 

A-18 Response letter to Professional Reports, by Jay S. Kruse, PE, with ESE Consultants, Inc., dated 
8/3/2021. 

 

A-19 Proof of Service pkg 
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REPORTS/CORRESPONDENCE 
 

 

P-1 Memorandum from Timothy P. White, Township Engineer, dated 8/11/2021 
 

P-2 Memorandum from Kyle Smith, Mott MacDonald, dated 8/10/2021 
 

P-3       Memorandum from Dennis Dayback, T & M Associates, dated 8/5/2021 
 

P-4 Memorandum from Kate Keller, PP, Phillips, Preiss Grygiel, LLC, dated 8/10/2021 
 

P-5 Memorandum from Margaret B. Jahn, Township Health Officer, dated 7/1/2021 
 

P-6 Memorandum from Shaun Reilly, Township Fire Official, dated 8/5/2021 
 

P-7 Memorandum from Tom Moskal, Township Environmental Commission, dated 7/29/2020 
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resource value with a required 50-foot transition area. The developable upland tract 

acreage is ±9.36 acres. 

 

The proposed development would be located in the southerly portion of the subject 

property. Two access drives are proposed via Jackson Mills Road, with the northerly 

driveway measuring 24 feet in width and the southerly driveway measuring 30 feet in 

width. Four (4) proposed residential buildings and a community building would be 

centered around an interior courtyard, with a loop road encircling the buildings. 

Surface parking areas would be provided along the loop road. The proposed buildings 

would consist of residential units as follows: 

• Building 1: 16 units; 19,653 square feet gross floor area 

• Building 2: 16 units; 19,653 square feet gross floor area 

• Building 3: 12 units; 13,896 square feet gross floor area 

• Building 4: 16 units; 19,669 square feet gross floor area 

The community building would include 2,210 square feet of gross floor area. The 

interior courtyard would include a children’s play area, a community garden with 

storage shed, and open lawn and landscaped areas. A 4-foot sidewalk would traverse 

the courtyard and provide access to a 6-foot sidewalk along the loop road. Each 

residential building would be accessed via the external side facing the loop road.   

 

A total of 120 parking spaces (2 per unit) are proposed on the site, with parking 

areas located adjacent to each of the four residential buildings. Ten (10) additional 

banked parking spaces are provided in the vicinity of proposed parking areas. Trash 

enclosures clad to match the buildings are proposed in the southeast, northeast, 

northwest portions of the development, to be accessed via the loop road. Stormwater 

management facilities are proposed to include a wet pond in the southwestern 

corner of the property and 4 rain gardens, which would be located along the loop 

road.  

 

In total, the development would contain 13 one-bedroom units, 25 two-bedroom 

units, and 22 three-bedroom units. Thirty of the proposed 60 units would be set 

aside for affordable housing, to include 8 one-bedroom units, 12 two-bedroom units, 

and 10 three-bedroom units. Each of the four buildings would include a combination 

of each unit size and type. Each building would measure 3 stories and 29.75 feet in 

height.  

 

The buildings would be clad with stone veneer and lap siding with asphalt shingle 

roof material. Each building would have multiple entrances, which would provide 

access to one or two units. Twenty-four (24) pole-mounted lighting fixtures (mounted 

at 15 feet in height) would be provided within the circulation and parking lot areas; 

poles would have a black or dark bronze finish and a decorative post top. One new 

entrance monument sign is proposed to the north of the southerly access driveway, 

to be set back 15 feet from the Jackson Mills Road property line.  
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The applicant has submitted preliminary landscaping plans, which indicate that 

berms are proposed along Jackson Mills Road to provide a screen from the adjacent 

roadway. The berms would be planted with a combination of evergreen, shade and 

ornamental trees. Shade trees are also proposed along the loop road and within the 

interior courtyard’s open space area. Foundation plantings including a mixture of 

grasses, evergreens, and perennials would be provided at the base of the residential 

buildings. In addition, all 3 trash enclosures would be screened by holly trees. Open 

space is proposed to comprise 56.4% of the overall site area. 

 

Zoning Compliance & Planning Comments 

1. The purpose of the ML-9 Zone is to provide a realistic opportunity for the 

construction of housing for persons and families of low and moderate incomes 

as part of a mixed-income inclusionary development. Multi-family housing 

developments consisting of a maximum of 60 units are permitted in this zone. 

The proposal also complies with all lot, yard, and area requirements set forth in 

the ML-9 Zone.  

 

2. The applicant should provide testimony as to compliance with the low- and 

moderate-income housing requirements per §190-142.5D(2), including  the 

Uniform Housing Affordability Controls (UHAC) at N.J.A.C. 5:80-26.1 et seq. and 

Section 42 of the Internal Revenue Code related to Federal Low-Income Housing 

Tax Credits.  

 

3. The applicant should provide testimony as to proposed operations of the 

residential development, including trash pickup procedures, emergency access, 

and any other delivery or loading needs.  

 

4. Testimony should be provided as to the proposed preliminary landscaping and 

screening plans. We note that while a 35-foot scenic corridor buffer has been 

provided in accordance with ordinance requirements, waiver relief may be 

required from §190-166H to permit two driveways within the buffer area.  

 

5. The applicant has indicated that the following checklist items would be provided 

as part of final major site plan submission, per §190-142.5E: 

• Sign permit application. (The final major site plan submittal should also 

provide a sign detail, including area, height, materials, colors, etc.) 

• Proof of application to Monmouth County Planning Board 

• Proof of application to Freehold Soil Conservation District 

• Tree Removal Permit application 

• Tree Save and Tree Clearing Plan 

• Final landscaping and screening plan 

• Off-site drainage plan 

• Center line profiles of streets bordering the site, internal roadways, and 

major circulation aisles, if required by the Township Engineer 
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• Full soil boring logs 

 

We trust that the above information is responsive to your needs. 

 

Respectfully submitted, 

 

 

________________________ 

Kate Keller, P.P., AICP 

 

 

cc: Roger J. McLaughlin, Planning Board Attorney 

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

 

 

J21207 
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