OXFORD TOWNSHIP
LAND USE BOARD
MEETING DECEMBER 17, 2024
www.oxfordtwpnj-org

FLAG SALUTE
CALL TO ORDER: Mr. Ischinger called the meeting to order at 7:00pm

ADEQUATE NOTICE was given as follows: Notice was sent to the Express Times and The Star Ledger.
Notice was posted on website and the municipal bulletin board in the Township Administration
building in Oxford Township, New Jersey and notice was filled with the Township Clerk.

ROLL CALL:

Members Present: Mr. Ott, Mr. Daneault, Linda Koufodontes, Mr. Ischinger, Mr. Niece, Ms. Hoffman,
Mr. Weiss, Ms. Taranto, Mr. Mcguire

Members Absent: Mr. Ort, Mayor Norton, Mr. O’Neil

Professionals: Richard Schneider, Land Use Board Attorney, Bryce Good, Land Use Board Engineer, Tim
O’Brien, Land Use Board Planner

MINUTES: November 21, 2024 Land Use Board Minutes
Eligible to Vote: Mr. Ott, Mr. Daneault, Linda Koufodontes, Mr. Ischinger, Mr. Niece, Mr. Weiss, Ms.
Hoffman, Mr. Mcguire

A motion to approve meeting minutes was made by Mr. Neice, seconded by Ms. Koufodontes

Ayes 8, Nays 0, Abstain 1, Absent 0
Motion carried.

DISCUSSION:
Resolution 2024-11:

Rich Schneider stated that this resolution is from action taken at our last meeting. The resolution has
met the proper notices to the appropriate agencies and in the newspaper



RESOLUTION 2024-11

RESOLUTION APPROVING THE 2024 MASTER PLAN RE-EXAMINATION
REPORT
DECIDED: November 21, 2024
ADOPTED: December 17, 2024
WHEREAS, N.J.S.A. 40:55D-89 requires that the Governing Body provide for a general re-

examination of its Master Plan and Development Regulations by the Planning Board at least every ten

(10) years; and

WHEREAS, by Resolution 2024-108, the Township of Oxford Committee adopted a Resolution
directing the Planning Board, pursuant to N.J.S.A. 40:55D-89, to undertake a re-examination of the

Master Plan and to submit its findings and recommendations to the Governing Body without delay; and

WHEREAS, pursuant to said Resolution, Van Cleef Engineering Associates, through the services
of Timothy M. O’Brien, PE, PP, CME, Township Planner, prepared a report entitled “2024 Master Plan
Re-examination Report” revised through November 15, 2024 with a final issue date of December 17,

2024 (“Re-examination Report”); and

WHEREAS, in accordance with a public meeting scheduled for November 21, 2024, the Planning

Board Clerk effectuated public notice, as required by statute, to the extent required; and

WHEREAS, the Board conducted a public hearing on November 21, 2024 in accordance with the

statutory requirements relating to a public hearing for a periodic re-examination; and

WHEREAS, the Board hereby makes the following findings of fact and conclusions of law:



1.

2.

3.

4.

At the November 21, 2024 public hearing, the Land Use Board considered the 2024
Master Plan Re-examination Report and further considered the expert testimony of
Mr. O’Brien in his capacity as a Professional Planner.

The Re-examination Report, in accordance with N.J.S.A. 40:55D-89, reviewed the
statutory requirements for a re-examination report, including the required
components of said report as reflected on Page 2 of said report. The Re-examination
Report specifically referenced the most recent re-examination in 2018, at which time
the Township adopted a Re-examination Report and Oxford Highlands Center Plan.
The report and testimony of Mr. O’Brien reviewed the goals and objectives of the
2018 report and specifically identified those outstanding problems and objectives in
the 2018 Master Plan Re-examination that had not been resolved in accordance with
the 2000 Master Plan. The report and testimony also set forth certain
recommendations that were not addressed as of the completion of the 2018 Master
Plan Re-examination. Mr. O’Brien comprehensively reviewed in his testimony the
status of major problems remaining from the 2000 Master Plan that have not been
addressed, reviewing in detail 18 separate items and the status of those items that,
as set forth in Section 1V, that have largely not been addressed.

The Master Plan Re-examination, in accordance with N.J.S.A. 40:55D-89c, is further
required to address the significant changes that have occurred in the state, county,
and municipal policies and objectives. Of particular significance, as referenced in
Section V of the report, is the closure of the incinerator plant in 2019. That incinerator

plant comprised up to 24% in tax revenue of the Township of Oxford’s municipal



budget through host community fees creating a need to make up the loss of that
revenue within the municipal budget. In the opinion of the report and testimony of
Mr. O’Brien, the loss of the revenue associated with the closure of the incinerator
invokes the need to transform Oxford from a municipality highlighting a state of
preservation to that being more open to development to generate income through
permitting the development of non-residential operations within the Township. In
furtherance of that objective, Mr. O’Brien noted that the establishment of applicable
zoning ordinances to permit Class 1, 2, 3 or 4 cannibas licenses in areas within
designated CBO — Cannabis Business Overlay Zones that will economically benefit the
Township of Oxford through the taxes imposed on such facilities. Section V of the
report further identifies other changes and makes resultant recommendations to
address the same as more particularly set forth in Section VI. Specific reference is
made to the recommendation within Section VI that the Township of Oxford continue
to work towards the establishment of cannabis related businesses requiring a Class 1,
2, 3 or 4 license by adopting or re-adopting zoning ordinances within the Township as
deemed appropriate by the Governing Body to establish an additional flow of funding
into the municipal budget through taxes placed on such operations. That
recommendation is in addition to those other recommendations otherwise set forth
in Section VI.

At the conclusion of the public hearing on November 21, 2024, the Land Use Board
recommended that the Township Planner make certain further revisions to said

report, which are reflected in the final issue report dated December 17, 2024. At the



December 17, 2024 continued public hearing, the Board reviewed the additional
revisions to said report and approved the findings of the re-examination based on the
revised report.
6. This Resolution is a memorialization of the action taken by the Land Use Board at its
November 21, 2024 meeting adopting the findings of the Re-examination Report with
a final issue date of December 17, 2024.
NOW, THEREFORE, BE IT RESOLVED, by the Land Use Board of the Township of Oxford,
County of Warren, State of New Jersey, that the 2024 Master Plan Re-examination Report with a final
issue date of December 17, 2024 is hereby approved and that a copy of this Resolution be transmitted

to the governing body as well as such additional entities as required by N.J.S.A. 40:55D-89.

The undersigned Secretary of the Oxford Township Land Use Board hereby certifies that the
within Resolution of Memorialization was adopted by this Board at a public meeting held on December

17, 2024.

A motion to was made by Mr. Ott to approve Resolution 2024-11, seconded by Mrs. Koufodontes

Ayes 9, Nays 0, Abstain 0, Absent 0
Motion carried.

Public Hearing: SHRI Application

Rich Schneider stated that this hearing was not heard at our last meeting due to a legal notice issue the
applicant re-notice properly.

The process will go as follows the applicants Lawyer will speak, then each witness will go over the
variances and review the report. After each witness, we will open up public questions only for what the



witness has testified. Prior to the conclusion of the public hearing, we will take any additional
guestions and comments on this application.

Linda Koufodontes recused herself from the SHRI public hearing
Mr. Gonzales attorney from Griffin and Alexander representing the SHRI Application.

The Townhome project being represented here tonight will have 122 Townhomes and 2 apartment
buildings with 12 units in each.

We have 2 witnesses that will be speaking tonight Chris Nusser the Engineer and Planner and Andrew
Podberezniak the architect.

Chris Nusser was sworn in by Rich Schneider. Mr. Nusser went over his education and has been in front
of over 70 boards. Mr. Nusser has been qualified as an expert licensed Engineer and Planner.

Mr. Nusser presented a site plan exhibit dated 7/9/24 — as Exhibit A-1 Areal over view of the property.
Discussed the property in detail

- BL32L21.01

- 114 Pequest Rd

- Lot size 23.56

- This areais in the Redevelopment area

- Rec fields, parking lot, Building

- Cell Tower access driveway

- Wooded area

- The original developer went bankrupted

- Utilities, Stormwater and sewer mains are on the property
- No Dep and Wetlands for this property

The project is going to have 122 townhomes across 19 buildings
- 4 to 8 units per building
3- or 4-bedroom units
- 86 3 bedrooms
- 364 bedrooms

There will be 2 apartment complexes
- 12 units in each apartment
- 22 units 2 bedrooms
- 2 units will have 1 bedroom



The project will be in 5 phases

Phase 1 will be the 2-apartment complex and 2 townhome units, Roads and Utilities
Phase 2 next 4 townhome units
Phase 3 next 6 townhome units

Phase 4 &5 balance of the townhome units
Cell Tower

Will remain the same with no changes and will have access to the cell tower throughout the construction
process. Once complete they will have a direct route thru the complex up to the cell tower for their
needs.

Site Construction few minor exceptions

- Height of apartments Building 1 36.45ft & Building 2 36.75ft they are higher than 35ft
- Front yard setback

- Side Road A

- Signage at the entrance of the property

Site will have a divided entrance and parking along the way.

Each Building will have EV hook up and 7 parking spots for guests

Trash and recycling for each townhome and the apartments will have a dumpster.

Townhomes roads will be 24ft wide with dead ends E thru H, B & C and Road | cell tower access will
provide a 300ft turn around.

Each unit will have a 2-car garage and parking in driveway
Each unit will have EV hooked in the garage
Guest parking at the end of each unit and along the road and 4 guest EV Charging Stations.

Traffic Report Information

893 trips from one report and 984 trips daily from another report
Peak hours

69 in the morning

83 in the evening

60 on Saturday

53 on Sunday

Local road has the capability for the traffic. This includes residential, guest, deliveries, mail, trash and
school bus traffic.



Site Grade

Road max slope 8%

Section 265-291 6%

Site subdivision 8% max

RSIS 12% for the road

The units will tier up the slope of the property

Some units will have a walk out basement and will be on the odd side
Stormwater run off grading meets the requirements

2 1.2 acres for run off

Leftside ridge will have 2 basins above ground and 1 below

Right Side of ridge 3 surface basins

Main Basin by entrance of site — design has met all the requirements
Soil Testing — have been done and will be doing more

Public Utility NJ American Water- current water tower. There is a current water line thru the site
Sewer line runs thru the property main connection thru Cambridge East

Remaining Utilities will be run underground all buildings

Stormwater thru easement from Cambridge East will relocate to Pequest Road will be done first.

Lighting — will be along the road, intersections, parking and walkways thru the development — LED
Lighting. Will comply with the ordinance.

Will need a waiver for land by NJ Open Space .1 or .2 candles

Landscaping — street trees along the road. Evergreen screening from Pequest. Planting thru out

Last meeting existing pine trees row proposed to be removed we will work on replanting and restore
buffer

Soil Erosion met the requirements

Township Engineers Report Dated December 14, 2024 — response to the report

Starting on Page 4.

#5 Modular Block wall 16ft no concerns for the wall

#6 Provided wall calculations

#7 Will adjust

#8 Will work with Mr. Good on entrance basins

#9 Meets & bounds — easement approval township attorney

#10  24ft RSl requirements
#11  Will make corrections
#12  Will comply



#13  Will provide

#14  Speed limits signs at entrance

#15  Will comply

#16  Will comply with Fire Chief recommendations. Hydrant placement
#17  Will work with Fire Chief on waivers to conform with sprinklers connections
#18  Slope of roads will adjust

#19  Will Comply

#20  will grade to comply

#21  will comply

#22  will comply

#23  will provide

#24-25 Phasing of project will work Mr. Good — details of construction safety
#26-27 will adjust

#28  discuss stormwater on site

#29  will comply

#30  will comply

#31  will comply

#32  Update plans

#33  Discussed

#34-39 will provide additional information

#40  Will provide

#41  will provide additional information

#42  will make corrections

#43  will provide before maintenance plan
#44  discussed lighting — dawn to dusk

#45  Waiver

#46  Cell tower — no lighting

#47  Will work with providers

#48  Sewer discussed — Cambridge East

#49  Existing Line increase

#50-52 Will make adjustments

#53  Will make adjustments

#54-55 Cleanouts shown next to shed

#56  No generators

#57  Will Clarify

#58  Deck/Patios concrete, wood composite
#59  Was discussed

#60  No changes access will be available to cell tower
#62-63 Trash/recycling discusses

#64  will provide additional details

#65  will adjust

#66  Will meet with Mr. O’Brien

#68-71 Will Comply

#72-74 acknowledged them



#75-78 will comply

Bryce Good had no questions just a comment:

Bulk front yard,

road signs,

building height,

will driveway meet RSIS fire isle (Chief Weiss),

Road 6% not required,

soil testing waiting on approval,

stormwater design change- comeback to review changes, stormwater calculations.
Details earthwork, details of earthwork during the 5 phases, Light waiver grant minor spillage will be
granted.

Mr. O’Brien comments:
Landscaping add planting where needed to buffer use of native plants/trees/grass.

Mr. Schneider comments:

Cell tower has an easement.

Applicant not in control of cell tower.

Will confirm easement and provide access to the cell tower.
Townhouse for sale or rent

apartments for sale or rent

Private roads — Township not responsible

Garage will find out if private or work with the township
Work with Chief Weiss on hydrant placing and connections
Limit parking for Fire Department access

Title 39 police enforcement of regulations

Management office on site - no

Chairman Mr. Ischinger open up to public comment for questions

Mr. Collins, Oxford, NJ
Retaining Wall behind Cambridge effects my property will this new project effect it to.

Diane Hooper, Oxfrod, NJ
- Clarification basin underground
- Tree Line between Cambridge East and new property
- Dumpster will they be secure

Dave Volker, Oxford NJ
- Traffic Study
- There are 5 phases — start to finish

Chris Hrebin, Oxford, NJ
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- Plans for recreation on property
Ann Lewis, Oxford, NJ
- Will this be a 55 and Over

Andrew Zeitman, Oxford, NJ
- Prices for the townhouse

Chris Pozarycki, Oxford, NJ
- Traffic turn lanes into the property
- Delivery trips
- Traffic on Pequest and Rt 31 speed concern
- Isthere another access in the development

Resident, Oxford, NJ
- Township lot — zoning is permitted

Justin Lombardo, Oxford, NJ
- EVin each garage — will it affect the power grid

Miles Stafford, Oxford, NJ
- Construction Hours — follow the ordinance

Diane Hooper, Oxford, NJ
- Cell tower — Revenue

Ann Lewis, Oxford, NJ
- Apartment Stories
Mr. Ischinger Closed that portion of the Public Hearing
Mr. Gonzales attorney from Griffin and Alexander introduce the Architect for the SHRI Application Mr.
Podbereznak.

Mr. Podbereznak was sworn in by Rich Schneider. Mr. Podbereznak went over his education and owns
his own business for 21 years. Mr. Podbereznak has been qualified as an expert Architect.

Mr. Podbereznak stated that 122 townhomes 19 cluster building 4-8 units and 2 apartment buildings.
Exhibit A-2 Birds eye view

Townhomes
2 story buildings
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86 - 3 bedroom units

36 - 4 bedroom units

same square footage in all the units
Some will have walk outs

15t floor 679 square footage

2" floor 1075 square footage
Basement 679 square footage
Floor Plans on Plans A6

Apartment
Plans A2

No basements

12 units in each building

Entry foyer to the building
2-bedroom 800 square footage
1-bedroom 676 square footage
9ft ceiling in the units

Building set up:

15t floor utility rooms

2"d & 3" floor — apartment units

Variances for building height

Peak of roof 36.48 building 1 and 36.75 building 2
Front walls 29ft

Sprinklers for apartments

Exhibit A-3 Color example of Townhomes

Dark shine board and baton

White with black windows

Color choices dark brown, black, white on white

Exhibit A-4 color example of apartment
Dark and white board and baton
Black windows

3 story building

Exhibit A-5 another color example Townhomes
All white with black windows

Mr. Chris Nusser as planner will discuss more during his testimony

Rich Schneider the colors shown on the set who picks them?
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Dave Ischinger likes the darker building then the white color

Bill Ott asked about 35ft height restriction
Bryce Good stated that is the standard height

Rich Schneider
- for a 3 story buildings standard height and our ordinance is 35ft. less than 10% is typically
approved and over 10% goes above the Land Use Board approval

Don Neice
- asked do we need 9ft ceilings? If we have normal ceiling height you wouldn’t need the
building height variance.

Bryce Good
- will there be elevators in the apartment building — no
- ADA on 1% floor
- Townhomes different facades choices

Rich Schneider
- 40 Sprinklers — attic common area, fire related ceilings fire rating between each unit comply
with code

Tim Weiss will there be fire rated ceiling and walls in the townhomes
Suzanne Taranto where will their mailboxes be and will there be cameras in the common areas.

Rich Schneider
- Before vote clarify conditions of color submit to Bryce Good

Mr. Ischinger opened up to public comment for questions
Chris Pozarycki, Oxford, NJ
- Color of the townhomes is there an ordinance

- Why 2 apartment building and not all townhomes

Mr. Tindel, Oxford, NJ
- Will there be a clubhouse

Diane Cooper, Oxford, NJ
- Will there be security guards

Rich Schneider will conclude this portion of the Public Hearing for SHRI application and we will reconvene
on January 28. 2025 at 7pm. The public will not be re-noticing the original notice will carry over.
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The application will continue with the testimony of the applicant’s planner.
PUBLIC COMMENT:

No public comment

EXECUTIVE SESSION:

VOUCHERS:

A motion was made by Mr. Niece and seconded by Mr. Ischinger to pay the Vouchers for the Land Use
Board.

Ayes 9, Nays 0, Abstain 0, Absent 3
Motion carried.
ADJOURNMENT:
A motion was made by Mr. Ischinger and seconded by Mr. Mcguire with no further business before the
board and no public comment offered the meeting was adjourned at 9:50 pm.

Respectfully Submitted,

Lee L. Geller, Secretary
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