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EAST AMWELL TOWNSHIP PLANNING BOARD
REORGANIZATION MEETING AGENDA
East Amwell Township Municipal Building
1070 Route 202, Ringoes, NJ 08551
January 12, 2022 @ 7:30pm

I.

CALL TO ORDER

II.

FLAG SALUTE

III.

ATTENDANCE

IV.

NEW BUSINESS- REORGANIZATION
A. Nomination and Vote for Chair
B. Nomination and Vote for Vice-Chair
C. Appointment of Planning Board Administrator- Krista Parsons
D. Authorize Contracts with Professionals
1. Attorney- Jolanta Maziarz, Esq.- Resolution PB#2022-01 and Contract
2. Planner- Elena Gable P.P.- Resolution PB#2022-02 and Contract
3. Engineer- William Burr, P.E.- Resolution PB#2022-03 and Contract
E. Motion to Approve Roberts Rules of Order- with exception of Board recognizing
members of the public to provide information out of turn
F. Motion to Approve 2022 Meeting Schedule- 2nd Wednesday of Each Month at 7:30
PM; January 12, 2022, February 9, 2022, March 9, 2022, April 13, 2022, May 11, 2022,
June 8, 2022, July 13, 2022, August 10, 2022, September 14, 2022, October 12, 2022,
November 9, 2022, December 14, 2022 and January 11, 2023.
G. Swearing in of New Planning Board Member

V.

REVIEW OF AGENDA

VI.

CITIZENS PRIVILEGE TO SPEAK ON ITEMS NOT ON THE AGENDA

VII.

PRESENTATION OF MINUTES
1. December 8, 2021 Executive Session Minutes
2. December 8, 2021 Minutes

VIII. RESOLUTIONS FOR APPROVAL
NONE
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IX.

NEW BUSINESS- APPLICATION
a. Perehinys Farm #1 LLC
Informal Review- Minor Subdivision
54 Garboski Road, Stockton, NJ 08559

X.

UNFINISHED BUSINESS
a. Master Plan Amendment
b. Re-Examination Report
c. Focus Group Meetings

XI.

ITEMS FOR DISCUSSION
a. Planning Board Information/Education

XII.

ORAL REPORTS
a. FOSPC
b. ENVIRONMENTAL COMMISSION
c. PB SECRETARY
d. CHAIR

XIII. PRESENTATION OF VOUCHERS
a. Colliers Engineering & Design
1. Tabby’s Place- December 2021

Block: 6
Lot: 26
Amwell Valley Agricultural District
INFORMAL REVIEW

$625.00

XIV. OPEN TO THE PUBLIC
XV.

CORRESPONDENCE
a. 2021 Year-end report

XVI. ADJOURN
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April 5, 2021
Tim Willey, Planning Board Chairman
Township of East Amwell
1070 Route 202/31
Ringoes, NJ 08551
Re:

Scope of Services for the Preparation of an Amended Land Use Plan Element
Township of East Amwell

Dear Mr. Willey & Planning Board Members,
We are pleased to submit this proposal for the preparation of an Amended Land Use Element for the East
Amwell Planning Board. It is our understanding that the Planning Board is seeking to review the existing
zoning ordinances and establish new planning policies and recommendations pertaining to the Amwell
Valley Agricultural District, Highway Office District, Village District, Local Business District, and the
Residential District.
The Municipal Land Use Law has been amended several times since East Amwell adopted its last Land
Use Plan Element. As required by statute, the Land Use Element will need to be updated to meet these
requirements, most which involve an analysis of the Township from a sustainability, resiliency, and
climate change-oriented perspective.
The 2017 MLUL amendment requires municipalities to form a statement of strategy concerning smart
growth including the potential locations of the installation of electric vehicles charging stations, storm
resiliency with respect to energy supply, flood prone areas, and environmental infrastructure, and
environmental sustainability. In 2019, the MLUL was amended to include more specific provisions for
electric vehicle charging stations in Land Use Elements and in Master Plan Reexamination Reports.
The Planning Board adopted its last comprehensive Land Use Plan Amendment in 2005. Since this time,
the Township has adopted a 2010 Farmland Preservation Plan, 2013 Master Plan Reexamination Report,
2014 Ringoes Village Study, 2017 Open Space and Recreation Plan, 2019 Housing Element and Fair
Share Plan, and 2020 Amended Land Use Plan Element regarding Golf Courses in the Amwell Valley
Agricultural District.
The following tasks have been identified in consultation with Planning Board members:
Task 1: Master Plan Reexamination Report
A Master Plan Reexamination Report is a tool that can be used to help set the stage for any proposed
rezoning and ordinance revision. The Reexamination Report will provide an update to the Township’s
planning policies, as well as changes that have occurred at the municipal, county, and state levels, as
applicable.
The Master Plan Reexamination will be prepared pursuant to N.J.S.A. 40:55D-89 as set forth below:
a) The major problems and objectives relating to land development in the municipality at the time of
the adoption of the last reexamination report.
b) The extent to which such problems and objectives have been reduced or have increased
subsequent to such date.
c) The extent to which there have been significant changes in assumptions, policies and objectives
forming the basis for the master plan or development regulations as last revised, with particular
regard to the density and distribution of population and land uses, housing conditions, circulation,
conservation of natural resources, energy conservation, collection, disposition and recycling of
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designated recyclable materials, and changes in State, county and municipal policies and
objectives.
d) The specific changes recommended for the master plan or development regulations, if any,
including underlying objectives, policies and standards, or whether a new plan or regulations
should be prepared.
e) The recommendations of the planning board concerning the incorporation of redevelopment plans
adopted pursuant to the “Local Redevelopment and Housing Law,” P.L.1992, c.79 (C.40A:12A-1
et al.) into the land use plan element of the municipal master plan, and recommended changes, if
any, in the local development regulations necessary to effectuate the redevelopment plans of the
municipality.
f)

The recommendations of the planning board concerning locations appropriate for the
development of public electric vehicle infrastructure, including but not limited to, commercial
districts, areas proximate to public transportation and transit facilities and transportation corridors,
and public rest stops; and recommended changes, if any, in the local development regulations
necessary or appropriate for the development of public electric vehicle infrastructure.

Task 2: Amended Land Use Plan Element for the Amwell Valley Agricultural Zone
Task 2.1 Existing Conditions
The existing conditions were compiled for Amwell Valley Agricultural District Analysis, which was
prepared and presented at the joint Planning Board/Township Committee meeting in January 2021. The
existing conditions that were inventoried in the report included the existing land use based upon tax
assessment records, preserved land, environmental constraints, soils, and a lot size analysis.
HGA will incorporate this data into the proposed Land Use Plan for the AVAD and will supplement this
data with the NJDEP’s Land Use Land Cover data, which will provide a comparison of AVAD’s land use
from 2007 through 2015.
In order to meet the MLUL requirements, HGA also proposes to review the 2016 Hunterdon County MultiJurisdictional Hazard Mitigation Plan and other County Master Plan documents. The Draft 2021 County
Hazard Mitigation Plan is expected to be released this spring. A summary of the 2016 document with
respect to the Township will be prepared as part of this task.
Further, Master Plans and existing zoning of adjacent municipalities (Hopewell Township, West Amwell
Township, Delaware Township, Raritan Township, and Hillsborough Township) will also be reviewed and
summarized.
HGA proposes to review the 2003 New Jersey State Development and Redevelopment Plan with respect
to its implications in East Amwell. Specifically, the SDRP Planning Areas will be mapped, and a summary
of these Areas will be prepared.

Task 2.2 Analyze Existing Zoning
It is our understanding that the Planning Board will be reviewing the existing ordinances for AVAD zone
and will assess, from their perspective, what regulations will need to be updated and what needs to be
added or eliminated.
The existing zoning options for the AVAD were reviewed as part of the AVAD analysis presented in
January 2021. HGA proposes to review the existing zoning standards within the ordinance with input from
the Planning Board and/or Subcommittee. Specifically, permitted uses, conditional uses, buffers,
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grandfathered lots, as well as the design and performance standards (Article VI Design and Performance
Standards) will be reviewed and analyzed to determine if revisions are necessary.
Deliverable: AVAD Existing Conditions Report
Task 2.3 Draft Land Use Plan Amendment for the AVAD
Prior to the preparation of the Draft Land Use Element, we recommend a brainstorming/work session be
held with the Planning Board (or a Planning Board Committee) to discuss the Existing Conditions Report.
See Task 4.1 below for more information.
A draft Land Use Amendment will be prepared, which incorporates the report and data from the previous
tasks. The Draft Land Use Amendment will include the analysis of existing conditions, existing zoning,
and proposed recommendations that will assist the Township in achieving their vision for the Township,
which may include the recommendations that were discussed in the brainstorming/work session. Any
proposed rezoning/development options (such as density-based rezoning), overlay zones, amended
principal, accessory, or conditional uses, design standards, etc. will be incorporated into the document.
In order to meet the 2017 and 2019 MLUL amendments, recommendations for the locations of electric
vehicle charging stations, and proposed policy pertaining to environmental sustainability and storm
resiliency will be incorporated.
Deliverable: Draft Land Use Plan Element for the AVAD, Final Land Use Plan Element for the AVAD
Task 2.4 Climate Change Analysis
On February 4, 2021, the Governor signed an amendment to the Municipal Land Use Law (MLUL) that
requires municipalities to conduct and include in any adopted Land Use Plan Element a “Climate Change
Related Hazard Vulnerability Assessment.” The assessment is required to include:


Analyze current and future threats and vulnerabilities associated with climate change related
natural hazards within the Township.



Include a build-out analysis of future development with assessment of the threats and
vulnerabilities identified in above related to that development.



Identify facilities, utilities, roadways, and other infrastructure that is necessary for evacuation
purposes and for sustaining quality of life during a natural disaster.



Potential impact of natural hazards on components and elements of the master plan.



Strategies and design standards that may be implemented to reduce or avoid risks associated
with natural hazards.



Policy statement regarding consistency, coordination, and integration of the climate-change
related hazard vulnerability assessment with other plans adopted by the municipality.

The law also states, “Upon request by a planning board, the DEP shall provide technical assistance as
practicable to a municipality preparing a climate change related hazard vulnerability assessment.”
At this time, we are unsure of how much effort it would be to prepare the Climate Change Related Hazard
Vulnerability Assessment and how much assistance NJDEP will provide.
Task 3: Amended Land Use Plan Element for the Local Business, Village, Highway Office, and
Residential Zones
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It is our understanding that the Township previously received a grant from Hunterdon County to review
and update planning documents pertaining to the Ringoes area. In consultation with Planning Board
members, HGA will prepare an amended Land Use Plan Element for the LB Local Business, V Village,
HO Highway Office and R Residential Zones, with a specific focus on the Ringoes area and the Route
202 corridor.
The Amended Land Use Plan Element for the LB, V, HO and R zones can be broken down into the
following tasks, similar to that of the Amended Land Use Plan Element being prepared for the AVAD:
Task 3.1 Existing Conditions
HGA has conducted some preliminary data collecting and mapping for the Ringoes area, which will be
updated during this task. During this task, we also anticipate a site visit to the Township to determine the
“on the ground” conditions for these areas.
We understand there may be a need to revise the zoning standards as it relates to undersized lots within
the Ringoes area. A lot size of analysis will be prepared for these zones, which will help to determine
whether zoning revisions may be necessary.
As stated above in the AVAD scope, County and State Planning documents, including the 2016 Hazard
Mitigation Plan, and the Master Plans of adjacent municipalities will also be reviewed and a summary of
these documents will be prepared as it relates to the LB, V, HO and R Zones.
Task 3.2 Analyze Existing Zoning
It is our understanding that the Planning Board will be reviewing the existing ordinances for the LB, V, HO
and R Zones and will assess, from their perspective, what regulations will need to be updated and what
needs to be added or eliminated.
HGA will also review the existing zoning, specifically where the zoning boundaries exist, identify any split
zoned lots, and determine if there are vacant or underutilized sites that are capable of supporting
additional development. Data collected during Task 3.1 Existing Conditions will be most helpful in
determining sites that are appropriate for development.
Deliverables: GIS Maps of existing land use, environmental constraints, lot size analysis for each zone,
Vacant & Underutilized Properties; Existing Conditions Report
Task 3.3 Prepare Land Use Plan Amendment for the LB, V, HO and R
Similar to the AVAD Land Use Plan Amendment scope, HGA will attend a brainstorming/work session
with the Planning Board or Subcommittee prior to the preparation of the draft Land Use Amendment (see
Task 4.1 below).
A draft Land Use Amendment will be prepared, which incorporates the reports and data from the previous
tasks. The Draft Land Use Amendment will include the analysis of existing conditions, existing zoning,
and proposed recommendations that will assist the Planning Board in achieving their vision for the
Township, which may include the recommendations that were discussed in the brainstorming/work
session. Any proposed rezoning, overlay zones, amended principal, accessory, or conditional uses,
design standards, etc. will be incorporated into the document.
In order to meet the 2017 and 2019 MLUL amendments, recommendations for the locations of electric
vehicle charging stations, and proposed policy pertaining to environmental sustainability and storm
resiliency will be incorporated.
Task 3.4 Climate Change Analysis
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As stated previously under Task 2.4, HGA is unsure how much effort will be required to prepare the
Climate Change related Hazard Vulnerability Report and how much assistance NJDEP is willing to
provide.
Task 4: Meetings
While HGA prepares Tasks 2.1, 2.2, 3.1, and 3.2, the Planning Board will be conducting a series of small
group public outreach meetings. It is also our understanding that the Planning Board will also be
reviewing the ordinance from an agri-tourism perspective to determine what regulations are working, what
regulations are needed, etc. Once these recommendations are finalized, they will be sent to HGA for
review and comment.
Task 4.1 Brainstorming/Work Session
As stated above, once the existing conditions have been complete, it is recommended that a brain
storming/work session be held with the Planning Board (or a PB subcommittee) to discuss the Existing
Conditions report, the public outreach conducted by the Board, and the Board’s vision for East Amwell.
During this meeting, it is anticipated that the existing conditions reports prepared by HGA and the public
outreach/preliminary zoning recommendations developed by the Board will be discussed at length as a
means to “fine tune” the vision of Township, which will be incorporated as recommendations in the Land
Use Plan Element. In preparation of this meeting, HGA will also review the Planning Board’s initial
recommendations, and will discuss these ideas and options during the meeting.
It is important to note that during this meeting, policy pertaining to the location of electric vehicle charging
stations, storm resiliency, and environmental sustainability should also be discussed.
Deliverable: Notes from Brainstorming/Work Session
Task 4.2 Meetings with the Planning Board (or Subcommittee)
It is anticipated that the 1st meeting will be held to discuss the initial draft Plan. Based upon those
discussions and comments received from the Board (or Subcommittee), the document may be revised to
reflect those changes.
Our attendance at the 2nd meeting will be to discuss the revised Land Use Plan Elements with the
Planning Board. It is anticipated that at this meeting, the Board will move forward to adopt the Plan at its
next meeting.
The 3rd meeting is anticipated to be our attendance at the public hearing for the adoption of the Master
Plan Reexamination Report and the Amended Land Use Elements.
Cost Estimate
We estimate the cost to prepare the Master Plan Reexamination Report, Land Use Element Amendment
for the AVAD, and Land Use Element Amendment for the LB, HO, R and V Districts will not exceed
$39,000 billed at our hourly rates. Our costs can be broken down into the following:


Task 1: Prepare Reexamination Report- $12,000



Task 2: Land Use Plan Amendment for the AVAD- $6,500
o

Task 2.1 Existing Conditions- $1,500

o

Task 2.2 Analyze Existing Zoning- $1,500

o

Task 2.3 Draft Land Use Plan Amendment- $3,500
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o




Task 2.4 Climate Change Analysis- TBD

Task 3: Land Use Plan Amendment for the LB, HO, R, and V Districts- $18,500
o

Task 3.1 Existing Conditions- $5,000

o

Task 3.2 Analyze Existing Zoning- $4,000

o

Task 3.3 Draft Land Use Plan Amendment- $9,500

o

Task 3.4 Climate Change Analysis- TBD

Task 4: Meetings- $2,000
o

Task 4.1 Brainstorming Work/Session- $600

o

Task 4.2 Attendance at Meetings- $1,400

Attendance at additional meetings will be billed separately at our hourly rates. HGA proposes to have the
draft Reexamination Report, draft Land Use Amendment for the AVAD and draft Land Use Amendment
for the LB, HO, R and V districts completed within 6 months of authorization to proceed.

Please let us know if you should have any further questions. Elena Gable will be in attendance at the
Planning Board meeting on April 14, 2021. Thank you.

Sincerely,
Heyer Gruel & Associates

Susan S. Gruel, PP

Fred Heyer, PP, AICP, CUD, LEED-AP ND,
CNUa
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EAST AMWELL TOWNSHIP PLANNING BOARD
Resolution PB#2022-02
Professional Planning Services Without Bids
WHEREAS, there exists a need for PROFESSIONAL PLANNER to advise the
Township of East Amwell Planning Board concerning applications, policy and legal issue during
the year 2022; and
WHEREAS, funds are available in the 2022 Temporary Municipal Budget and will be
made available in the 2022 Budget for Planning Board expenses; and
WHEREAS, the Local Public Contracts Law, N.J.S.A. 40A:11-1 et seq, requires that the
Resolution authorizing the award of contracts for “Professional Services” without competitive
bidding and the contract itself must be available for public inspection; and
NOW, THEREFORE BE IT RESOLVED, by the East Amwell Township Planning
Board, County of Hunterdon, State of New Jersey as follows:

1. The Chair and Secretary of the Planning Board are hereby authorized and directed to
execute a contract with Elena Gable, P.O, AICP, CFM of Heyer, Gruel & Associates
located at 236 Broad Street, Red Bank, NJ 07701 for services in 2022 including
applications for subdivisions and site plans, and general planning advice to the board; and
2. This contract is awarded without competitive bidding as a “Professional Service”
under the provisions of the Local Public Contracts Law because a lawyer is a
recognized professional who is licensed and regulated by the State of New Jersey, and
it is not possible to obtain competitive bids.
3. This contract requires an agreement by Professional Planner Elena Gable, P.O., AICP,
CFM, that she will comply with N.J.S.A. 19:44A-20.4, et seq., because this contract
was not awarded through a “fair and open process:.
4. The notice of this action shall be published in the Township’s paper of general
circulation within ten (10) days as required by law.

_______________________________________
Timothy Willey, Chair
East Amwell Township Planning Board
____________________________________
Krista Parsons, Planning Board Secretary
Dated: January 17, 2022

EAST AMWELL TOWNSHIP PLANNING BOARD
Resolution PB#2022-03
Professional Engineering Services Without Bids
WHEREAS, there exists a need for PROFESSIONAL ENGINEER to advise the
Township of East Amwell Planning Board concerning applications, policy and legal issue during
the year 2022; and
WHEREAS, funds are available in the 2022 Temporary Municipal Budget and will be
made available in the 2022 Budget for Planning Board expenses; and
WHEREAS, the Local Public Contracts Law, N.J.S.A. 40A:11-1 et seq, requires that the
Resolution authorizing the award of contracts for “Professional Services” without competitive
bidding and the contract itself must be available for public inspection; and
NOW, THEREFORE BE IT RESOLVED, by the East Amwell Township Planning
Board, County of Hunterdon, State of New Jersey as follows:

1. The Chair and Secretary of the Planning Board are hereby authorized and directed to
execute a contract with William H. Burr, IV, P.E. of Colliers Engineering & Design
located at 53 Frontage Road, Suite 110, Hampton, NJ 08827 for engineering services in
2022 including applications for subdivisions and site plans, and general engineering
advice
to the board; and
2. This contract is awarded without competitive bidding as a “Professional Service”
under the provisions of the Local Public Contracts Law because a lawyer is a
recognized professional who is licensed and regulated by the State of New Jersey,
and it is not possible to obtain competitive bids.
3. The notice of this action shall be published in the Township’s paper of general
circulation within ten (10) days as required by law.

_______________________________________
Timothy Willey, Chair
East Amwell Township Planning Board
____________________________________
Krista Parsons, Planning Board Secretary
Dated: January 17, 2022

EAST AMWELL TOWNSHIP PLANNING BOARD
Resolution PB#2022-01
Professional Attorney Services Without Bids

WHEREAS, there exists a need for an ATTORNEY to advise the Township of East
Amwell Planning Board concerning applications, policy and legal issue during the year 2022;
and
WHEREAS, funds are available in the 2022 Temporary Municipal Budget and will be
made available in the 2022 Budget for Planning Board expenses; and
WHEREAS, the Local Public Contracts Law, N.J.S.A. 40A:11-1 et seq, requires that the
Resolution authorizing the award of contracts for “Professional Services” without competitive
bidding and the contract itself must be available for public inspection; and
NOW, THEREFORE BE IT RESOLVED, by the East Amwell Township Planning
Board, County of Hunterdon, State of New Jersey as follows:

1. The Chair and Secretary of the Planning Board are hereby authorized and directed to
execute a contract with JOLANTA MAZIARZ, ESQ., of The Law Office of Jolanta
Maziarz, LLC located at 79 Mount Horeb Road, Warren, NJ 07059 for professional
legal services during 2022; and
2. This contract is awarded without competitive bidding as a “Professional Service”
under the provisions of the Local Public Contracts Law because a lawyer is a
recognized professional who is licensed and regulated by the State of New Jersey, and
it is not possible to obtain competitive bids.
3. The notice of this action shall be published in the Township’s paper of general
circulation within ten (10) days as required by law.

_______________________________________
Timothy Willey, Chair
East Amwell Township Planning Board

_____________________________________
Krista Parsons, Planning Board Secretary
Dated: January 17, 2022

