OLDMANS TOWNSHIP
PLANNING BOARD MEETING
July 21, 2025

A meeting of the Oldmans Township Planning Board was held on July 21, 2025 at the Oldmans Township
Elementary School. The meeting was called to order by Sandy Collom at 7:00 pm. This meeting was
held in compliance with the Sunshine Law.

Members Present: Sandy Collom, Earl Ransom, Mike Tuturice, Rae Walzer, Stephen Wilson, David
Murphy, John Pomponi, Justin Schaller, Pete Talarico, Dan Daly and Melinda Taylor.

Professionals: Louis Cappelli, Solicitor
Brian Slaugh, Professional Planner
Steve Nardelli, Engineer
Joe Raday, Engineer (for Knight Owl Holdings Application)

MINUTES: June 16, 2025
Sandy Collom made a motion to approve, Rae Walzer seconded and all
agreed.

CORRESPONDENCE: None.

SUBCOMMITTEE:

Economic Development Nothing to report.
Environmental Nothing to report.
Farmland Preservation Nothing to report.

NEW BUSINESS:

Resolution 2025-14 Memorializing the Approval of Variance for EV Parking Space on
behalf of M & T Properties LLC, 51 W. Mill Street, Block 9/Lot 6.01
Steve Wilson made a motion to approve, Sandy Collom seconded and a
roll call vote was held:

Sandy Collom Yes
Earl Ransome Yes
Mike Tuturice Yes
Rae Walzer Yes
Steve Wilson Yes
David Murphy Yes
Melinda Taylor Yes
Justin Schaller Yes

8 aye/0 no



Resolution 2025-15 Memorializing Approval of Bulk Variance and Site Plan Approval for
Construction of a Duplex on behalf of M & T Properties LLC, 26 W.
Mill Street, Block 8/Lot 59
Earl Ransome made a motion to approve, David Murphy seconded and
a roll call vote was held:

Sandy Collom Yes
Earl Ransome Yes
Mike Tuturice Yes
Rae Walzer Yes
Steve Wilson Yes
David Murphy Yes
Melinda Taylor Yes
Justin Schaller Yes
8 aye/0 no

FORMER BUSINESS:

Knight Owl Holdings V, LLC

Block 28, Lots 11, 12, 13, 14, 15, 16, 17, 29, 31, 32, 33, 34, 38, 39, 40, 41, 46, 47 and 47.01
Straughns Mill Road

Preliminary Major Subdivision and Preliminary Site Plan Application — Completeness
Steve Wilson recused himself.

The application was deemed incomplete at the June meeting. Mr. Allen will be sending four response
letters each addressing the concerns of Mr. Raday and Mr. Slaugh for each application — subdivision and
site plan.

D2 Penny Run LLC (Applicant)

Bruce Shapiro and Joseph Mikulka (Property Owner)

Block 29.01/Lot 14

Straughns Mill Road

Preliminary Major Subdivision and Preliminary Site Plan Application — Technical Continued
Steve Wilson returned to the Board

Traffic Study: Nathan Mosley, PE/CME for Shropshire Associates presented the traffic study findings.
Exhibits included A1 and A3.

Straughns Mill Road is 22’ wide with a 25 mph speed limit in front of the property in question. The
traffic report included the following intersections: exit at Route 295, Straughns Mill& Perkintown Road
and Straughns Mill and Freed Road. A traffic count was conducted on January 28" and 29'". An
automatic traffic recorder was also used for one week. Findings:

Peak hour 7:00 — 8:00 am 124 total vehicles

Peak hour 3:00-4:00 pm 161 total vehicles

Straughns Mill is not at full volume traffic capacity. The applicant is requesting two points of access
which will be under the jurisdiction of the Salem County Planning Board. Both access points will NOT



allow trucks to turn right entering onto Straughns Mill from the facility; trucks will only be allowed to
turn left. Straughns Mill will have to be widened to allow a dedicated left turn into the facility.
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What about tractor trailers coming from Perkintown Road?
Trucks should be coming from Route 295
Trucks have been known to turnaround in farmers’ fields.

A left turn lane will be installed, for vehicles and trucks. The traffic study included the NJDOT growth
rate for 2028. The Knight Owl Holdings application was NOT included in the study. Access to the Knight
Owl Holdings project should not interfere with this project’s access. Worst case scenario was taken into
consideration for the traffic study: Land Use 156: High Cube Parcel Hub.
Trip calculations used were based on this land use category:

345 trips am peak hour with 45 tractor trailers

315 trips pm peak hour with 29 tractor trailers

Distribution of Traffic: Traffic will be coming and going from Route 295. Traffic trailers will only be
allowed a left hand turn toward 295. All intersections are stopped controlled. Straughns Mill &
Perkintown Intersection — 15 seconds or less (without warehouses) and should continue the same once
the warehouses are built. The intersection of Straughns Mill and Route 295 should have a delay of 15-
25 seconds. If the warehouses were used for manufacturing it would not change the traffic level of

service.

Building D — driveway will be installed in order to discourage truck traffic from turning right. Between
the two access locations and the interior connecting road, it will allow faster response for emergency

vehicles.
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Wanted to know if the access point by Building D could be changed and would
signage be available to help truckers.

The spacing between driveways meets the spacing standards of Salem County.
Only requesting preliminary approval at this point, signage will be addressed in
the future.

Where were the readings taken from for the traffic counts?

At all intersections and along the sites frontage.

When was the monitoring?

January 28" through February 4.

During farm season there is more traffic.

Could the study differentiate between cars versus tractor trailers?

Yes, since it was a human count, cars versus tractor trailers all accounted for.
Questioned south versus north traffic for tractor trailers — all coming from
Route 295.

Straughns Mill & Perkintown Raod counts between 6-7 peak hours had 2 tractor
trailers while morning peak hours also had w tractor trailers.

Appears that tractor trailers are encouraged to not make a right hand turn onto
Straughns Mill but no prohibition.

Could petition the Township Committee to pass an ordinance not allowing right
hand turn which then be enforceable by the police.

Southern turn by Building D could have slow moving tractor trailers; concerned
about distance between entrances.
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Believes there is sufficient area for tractor trailer safety to look down the road.
Speed limit is 25 mph by the site.

Wanted confirmation that both exits will be left turn only for tractor trailers.
Requested that the diagram be changed to reflect the change in traffic pattern.
Will change the design.

Has the County approved the application?

Was before the County Planning Board. Working on revisions. Hope to have
approval at the August County Planning Board meeting.

Commented that Gateway Business Park said trucks would only use Route 130
and Route 295 to and from the park but the town is having problems with
trucks driving through the center of town. Will there be a traffic light for this
project in the future?

There is potential for a traffic light; right now there is not sufficient traffic to
warrant a traffic light. County must make that determination.

Will the site be developed first or road improvements first?

Will happen at the same time.

Why is the water tank for Building D not in front of the building?

Per Oldmans code an accessory structure is not allowed in the front yard.
Cartway (Straughns Mill) is 22’ wide. Rural road with drainage ditches on both
sides and no shoulder. Will these conditions be addressed by the County?
County right of way will allow additional pavement.

Improving east side?

12’ shoulder has been proposed. Road designed for 35 mph with lighting.
Street lighting?

No street lighting but will have entry lighting.

No right hand turn?

No right hand turn for trucks.

Why are there two entrances instead of one entrance?

Due to size of project, road frontage and safety.

This plan is consistent with the County design.

Gateway Business Park only has one access point.

This design is channeling tractor trailers and allows emergency response access.
Will have emergency access around perimeter by installing grass pavers.
Emergency vehicles will have direct access to water tank.

Prefers one driveway into the project.

Applicant is only requesting preliminary approval at this time.

Due to road improvements, will eminent domain be needed at neighbor’s
property?

Plan on using the County right-of-way.

Will the connecting driveway have a permanent easement?

Each lot will have access.

Severable interest? Would like clarification.

The overpass at exit 7 goes from two lanes to one single lane.

That would be considered an off-site/off-track improvement.

All projects share the same interchange. Exit 10 has bad congestion.

Single lane has capacity to accommaodate this project, even with single lane off
interchange.

Concerned about traffic study being done in winter versus summer traffic.
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Is there enough space at the interchange for trucks coming from Route 295
sough to make a left hand turn?
Ok to make turn.

8:30 pm 5 Minute recess taken.

Community Impact Statement: John Taikina, PP, AICP presented to the Planning Board - Exhibit A-3

Expect to hire 100 employees. Project should have little to no influence on residential growth. Ratable
value of $61,612,500 per the Tax Assessor. There will be minimal impact from the site. No variances
are needed for approval. There is continuous buffering on all sides of the project either with fencing,
evergreens, berms or walls. Connecting driveway is located by wetlands with some woods remaining.

Trash compactors will be fenced or walled in at each location. All possible natural features will be
retained. In receipt of NJ DEP Letter of Interpretation which allows a 50’ wetlands buffer. Proposed
project is a permitted use. Will generate low traffic volume where high capacity is allowed.

General Questions & Answers
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Wanted an explanation of what makes up porous pavement.

Porous pavement is part of the State green design, needs to be permeable.
Could use asphalt with larger aggregate.

Ok for tractor trailers and fire trucks to drive on?

Yes for both.

Will a vacuum sweeper be used?

Yes, should be part of the maintenance plan.

Will record stormwater declaration which will be reviewed by Steve Nardelli,
Planning Board Engineer.

Entrance signs at front do not state setback distances.

Signs will be conforming.

How will the site monitor no parking zones along driveway?

Can be enforced through Township ordinances and signage.

Building D has a wall, what is its purpose and how high?

Site Plan Page C301 has wall for grading purposes. Will be 2-8’ tall.

Will there be a site sign for Building AB

Sign will be at the entrance with interior directional signs.

Landscape plan shows temporary tree fencing.

For tree protection and to buffer wetlands.

Questioned type of fencing along Route 295

Site Plan Page C500 shows a 6’ vinyl fence; will be solid fence.

Will there be a sign installed during construction with a contact phone number
for problems such as dust and noise? How about temporary lighting during
winter?

Will be using site lighting. Construction should be during daylight hours.
Will site need fill brought in?

Will have to bring in fill dir.

Building D — how will the site protect the neighbor’s driveway?

Outside setback lines. Can be recorded as a noise violation if it happens. Will
have landscape buffering 24 hours/day.
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How high will berm be?

Due to wetlands can’t have tall berm so are using extra landscaping.
Concerned about dust migration to wetlands.

State mandated procedures will be followed. Will use water trucks, vegetation
and silt fence.

OSHA phone number will be listed at the site.

Off street loading docks.

Plans were revised to accommodate; no variance is required.

Exhibit A-3 shows loading docks 15’ x 60’.

Questioned landscaping plan; believes a design exception might be required.
Doesn’t meet ordinance requirements.

Natural features were retained where practical.

Landscape plan has a discontinuance around perimeter; need plan revision.
Applicant has agreed to revise landscape plan with engineer. Revisions can also
be made during construction.

Lighting — would like written response.

Lighting standards are proposed to be 25’ at 125’ apart.

Anything more from the NJ DEP regarding threatened/endangered species?
Have NJ DEP Letter of Interpretation. DEP will review the landscape plan.
Questioned tree removal.

Conforms with Township ordinance. Required to plant 118 trees but actually
planting an additional 785 treees with 2” caliber and 5-6’ tall. There will be
2,000 plantings along the front (trees and shrubs).

Archeological findings will be under Building D. Suggested notating with
respective agency.

The former structure will be encapsulated and reported.

Most of his concerns have been addressed. He did suggest that the access
driveway between the buildings should be for heavy duty trucks such as
emergency response vehicles.

Plans still need fire review. Could open up radius.

Only allowed for truck emergency use, no cars?

Access point for cars and trucks. Will be 25’ wide.

Could the entrance be flipped at Building D? North entrance for trucks only and
south only for cars and emergency vehicles?

Applicant would like for each lot to have truck access.

Is Building D parking aisle 25’ wide?

Not encouraging truck traffic along that driveway.

Believes a 30’ wide driveway would be better.

Buildings will be labeled at entrance. Twenty-five (25’) feet can accommodate
tractor trailers.

Not recommending truck traffic mixing with cars. How will trucks move from
one building to another without making a right hand turn at the entrance?
Can modify plans.

Will connecting road allow internal truck traffic?

Not proposing daily use by trucks. Will pave for fire access. Not to be used for
trucks on a daily basis; only if one driveway is out of commission.

Right hand turn for cars allowed out of both driveways?

Yes,
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Is a variance needed for access road to both lots?

No ordinance, no variance.

Which way does the water run at the ditch behind the property?

Water flows from neighbors onto their site and then out to Route 295.
Private well for each building?

Yes until water is made available from NJ American Water.

Environmental Report no project specific Energy conservation measures are
proposed. What about solar?

Per NJ Statute solar could be possible.

Wanted to know status of Phase Ill Archeological Study.

Will be done after State reviews Phase II.

Environmental Report states no adverse impact. Questioned why traffic report
was not referenced.

Why two separate lots?

Sale ability of project.

Wanted clarification of what a private association would look like.

Internal condominium could be needed if Buildings AB and C are owned by
different entities. If common ownership would not be necessary.

Will buildings be built on spec. Buildings to be leased/sold?

Buildings will be spec built. Unknown at this time regarding leasing/sale.
Anticipated building date.

To be determined

Who will be responsible for the roads?

May need a cross easement if condominium ownership.

Made the following comments:

1. There are three traffic lights within % mile by warehouses on Route 48.

2. Changes to roadway versus when warehouse is complete — Warehouse on
Golfwood and Route 48 is built, but not all the road improvements are
done.

3. Lighting — Would like 3,000K considered versus 4,000K as proposed. Light
posts are listed as being 25’ tall, would like 15’ considered. Need to reduce
light distance, better for residents. Truck bay lighting should be below 25’;
may need to install more lights to assist truckers but light wouldn’t be
traveling to neighbors. Need to do a better job on managing lighting. Have
backlight controls. Wanted to know the distance between the project and
the house on Perkintown Road.

Measure building to building, not property line.

450’ to closest structure. There will be significant landscaping, keeping

wetlands, and only driveway aisles will be lit by house.

Requested reduction in lighting to 3,000K and lower pole height to reduce light

footprint.

Wanted to know if ownership of the project would be similar to Matrix in that

they own some warehousing and also manage some of the Gateway Business

Park.

Don’t know how the project will be owned.



Dean Sparks Inquired whether the applicant would be interested in purchasing adjoining two
acres for additional buffering.
Clint Allen Unable to answer that question.

Closed to Public

Lou Cappelli summarized the application for preliminary subdivision approval and preliminary site plan
approval. The applicant will have three years to obtain final approval for the subdivision. Conditions for
both the subdivision and site plan are:

e Additional landscaping

e Real time review of lighting impact

e  Petition municipality for no right turn for tractor trailers at both exits
e  Township ordinance — no trucks on County highway

e All outside agency approvals

Sandy Collom made a motion to approve the preliminary subdivision application, Earl Ransome
seconded and a roll call vote was held:

Sandy Collom Yes
Earl Ransome Yes
Mike Tuturice Yes
Rae Walzer Yes
Steve Wilson Yes
David Murphy Yes
Melinda Taylor Yes
John Pomponi Yes
Justin Schaller Yes
9 aye/0 no

Sandy Collom made a motion to approve the preliminary site plan, Earl Ransome seconded and a roll call
vote was held:

Sandy Collom Yes
Earl Ransome Yes
Mike Tuturice Yes
Rae Walzer Yes
Steve Wilson Yes
David Murphy Yes
Melinda Taylor Yes
John Pomponi Yes
Justin Schaller Yes
9 aye/0 no

There being no further business, David Murphy made a motion to adjourn, John Pomponi
seconded which was agreed to by all to adjourn at 10:10 pm.



Melinda Taylor
Secretary



