
FRANK FERRARO* 

CONSTANTINE STAMOS* 

*MemberofNJ &NY Bars 
frankf@ferrarostamos.com 
deans @ferrarostamos.com 

Via UPS 
Ms. Cheryl L. Chrusz 

Ferraro & Stamos, LLP 
Attorneys at Law 

Rockleigh Business Center 
22 Paris Avenue, Suite 105 
Rockleigh, N.J. 07647-0518 

Tel: (201) 767·4122 • Fax: (201) 767-4223 
www.femrostamos.com 

February 11, 2020 

Secretary, Zoning Board of Adjustment 
Municipal Building 
2261 Route 206 
Belle Mead, N J. 08502 

RE: Use Variance, Height Variance and Site Plan Application 

Westchester. N.Y. Office 
75 South Broadway, Suite 400 

White Plains, N.Y. I 060 I 
(914} 684-2088 

Mailing Address: 
P.O Box 158 

Rockleigh. NJ 07647-0158 

Applicants: SectorSite LLC, Sectorsite Tower Assets and New York SMSA 
Limited Partnership d/b/a Verizon Wireless 

Site Name: Skillman NJ.418 
Property: 26 Dead Tree Run Road, Township of Montgomery, Somerset 

County, N.J. 08502 
Block 17001, Lot 11.02 

Zone: R-2 Residential 

Dear Ms. Chrusz: 

This office represents the applicants, SectorSite LLC, ScctorSite Tower Assets and 
SMSA Limited Partnership d/b/a Verizon Wireless, with respect to the enclosed application 
seeking use variance, height variance and site plan approval to install a 135' tall stealth tree 
monopole and wireless telecommunication. facility at the above referenced address. In support of 
this application, enclosed please find the following submissions for completeness review: 

1. One (1) original and seven (7) copies of the application forms together with an owner's 
affidavit of consent, application addendum, waiver addendwn, 10% corporate disclosure 
form, 200' property owner list, tax certification, collocation commitment letter, copy of 
the filed County Planning Board application, copy of the filed D&R Canal applica6on, 
copy of the filed Somerset-Union County Soil Conservation District and copy ofthe filed 
NJDEP LOJ Footprint of Disturbance application; 

2. Eight (8) copies of a RF Emissions Study Repmt by VCOMM, LLC, dated 1/29/20; 

3. Eight (8) copies of a RF Analysis and Report by VCOMM, LLC, dated 1129/20; 
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4. Eight (8) Environmental Impact Statement reports by E2PM, dated January 2020; 

5. Eight (8) Storm water Runoff Quality Calculations report by E2PM, dated January 
2020; 

6. Eight (8) Surveys prepared by Van CleefEngineering Assocs. LLC, dated 
I Oil 7/19; and 

7. Eight (8) Site Plans prepared by E2PM, LLC, last revised 1123/20. 

Kindly advise as to the required application fee and escrow deposit and I will send to 
your attention under separate cover. 

Thank you very much for your attention to this matter. Should you need any additional 
information, please feel free to contact me (20 1) 767-4122. 

FF/encs. 

cc: Mr. Dan Getchman, SectorSite 
Ms. Lynn Toomey, SectorSite 
Mr. Alex Moss, SectorSite 
Mr. Jason Smolinski, E2PM 
Mr. David Stern, VCOMM 
Mr. Jennifer May, VCOMM 
Mr. David Karlebach, PP 



SectorSite LLC, Sectorsite Tower Asset Assets, and New York SMSA Limited Partnership d/b/a 

Nameof'Applicunt Verizon Wireless 
22 Paris Avenue, Ste. 105 

Frl)ai l frankf®ferrarostamos. com 

201-767-4122 
Address _________ Phone (Daytime), ________ _ 

City Rockleigh Statc. __ N_J ___ Zip. __ o_7_6_4_7 ____ tYoxl 201-767-4223 

Lessee Applicant interest in property (owner, lessee, etc.), ___________ _ 

N fo ·r 
1
. John & Charlotte Johnson ame o wner (r not app tcanl), _ _ _____________________________ _ 

Address 26 Dead Tree Run Road 

City Belle Mead NJ 08502 201-767-4122 
!.>wtc, ____ _:Zip _____ J>hone. _ ___________ _ 

Wht:n property was acquired by applicant. __ N_/_A ____ _ 

N/A 17001 11.02 
Tax Map Page ______ Riock'-----------Lot'------------------

26 Dead Tree Run Road Address ofpropcri y _ _ _ _ _ ___________ ___________________ _ 

Farm and single-family home Present Use ofl'mpcn y: ___________________________________ _ 

Proposed Use ofProperty: FCC licensed wireless telecommunication facility (see application addendum) 

SectorSite NJ-04188 
Development Name,_ __________ _ ________________________ _ 

Is the property served with public sewer system'! Yes ___ x __ No, ____ _ 

Is the property served with public water system'! Yes ___ x __ No ___ _ 

Is the applicant willing to dedicate land for the widening ofroads in compliance with Township and/or County Master 

Plan'! Yes ___ No. __ x __ 

Is the proposed use located on a Municipal __ x_ County·-- State __ road? 

Area ofpropcrty __ 7_3_. 9_7 _______ acres or 3, 2:22,133.20 sq. ft. 

912.44 Frontage on un improvt:d street ___ _ __ n. R-2 Residential Present Zoning: __________ _ 

1 Numbt:r of Lots Existing. _________ l'roposcd 0 

0 Number of buildings: Existing _.:..a _____ Proposed _________ _ 
135' stealth tree monopole (140' to top of branches) 

Proposed principal building h~ iQ ht : Proposed accessory building ht:iJlhL N/A 

Gross square footage ol'proposed building(s) N/A - no buildings proposed 

Floor area of all structures: l:.xtsturg,__N_o_ c_h_a_n..:g_e ______ Proposc d. _ __ N_o_ c_h_a_n..:g:....e _ ___ _ 

Percentage of coverage by buikl ings. _ _ · _0_0_0_9_' ____ by impcrvrous covcrngc,. __ ._1_\ _ ____ _ 

u lk · · 'd d " y d 708.4' s·d y d 317.2' R y d 1608 6' JI~J·~ht 135' to tower nll restnctJons provt e : ~ ront ar ____ . 1 e ar car ar · ~ 
14 • to top of 

Parking spact:s I'C(!Iti red,_0 ___ 2 ________ and pr<•Vided 1 branches 

Yes March 12, 2001 lias a subdivision previously hcen granted? ____________ Datc:: _______ _ 

H · · b Yes March 12, 2007 as a varmnee prev1ously een gnltll~J·I _____ _____ ___ T>ate _______ _ 

If previous applications were applied for please indicate the case number(s), __ P_a_-_0_3_-0_7 ________ _ __ _ 

Arc there any existing or proposed covenants or deed restrictions on the property '' None to applicant's knowledge 

Ifyes, explain. _____ N_/_A ____________________________ ~ 

Is a variance requested? Yes (:>)xNo () No. of variances requested See application addendum 

Tl'PE OF APPLICATION Use Variance, Height Variance, Bulk Variances and Site Plan Approval 

with waivers 

4 Revised 1!1120 



Descrihe in detail section of7.oning Ordinance from which applicant seeks design waivers. __________ _ 

See attached waiver addendum 

Describe in detail section of Zoning Ordinance from which applicant seeks submission waivers: 
See attached submission 1oaiver addendum 

PI.ANS 
Name of I \1\ginccr/Survc yor:_J_a_m_e_s_ M_u_r_a_w_s _k_i _, _ P_ . E_ . ___ EmaiJ __ J_· a_s_o_n_._s_m_o_l _i _n _sk_ i_®_e_2_p_m_._c_o_m ____ _ 

Address: 87 Hibernia Avenue 

C'ii) __ R_o_c_k_a _wa_Y ____ _.:Stalc __ N_u _ __;l.lp 07866 l'htlllll 973-299-5200 rax 973-299-5059 

Name of Architect:_ N.:.../ _A _______________ Email __ N_ IA _____________ _ 

Address ____________________________________ _ _ 

Cuy _________ !illnc. ____ Zip ___ l'h•mc _______ _.r ax. ________ _ 

CERTIFICATION 
I hereby certify thm the inlomJation and exhibits herewith submitted arc true and correct to the best of my knowledge and 
that I am to file this application and act on behalf of the signatories of the auached authori:tation. I further authori:te 
Township Ollicials to inspe~:t the site noted ahnve. 

DATF.D _____ _ See attached Owner's Affidavit of Consent 

amc l'n teJ and Appliealll's Signilture) 
Attorney for Applicants 

SWORN TO AND SUIJSCRI 
THIS /0 ;e LISA A. GOZZA 

A Not~ry. Public of New Jersey 
My CommiSSIOn Expires 1 j"Ll.. }.?D">i..l. 

222sa29 -r 
Persons to be ccJnlm.:tc regarding mailers 
perti1ining to this application, if other than applicant 

Name: N/A 

Address: __________ _ 

APPLICANT'S ATTORNEY; 

Frank Ferraro, Esq. 
Name: _______________ _ 

Ferraro & Stamos LLP 
Address:. _____________ _ 

22 Paris Ave., Ste. 105, Rockleigh, NJ 07647 

Phone: ____________ _ l'hone: 201-767-4122 

Fax: ____________ _ 201-767-4223 Fax ________________ _ 

I, the developer/applicant, as signed below, acknowledge familiarity with the procedure set forth in the Montgomery 
Tom1ship l.and Development Ordinance lor submittals and required a~tion <1 agree to be bound by it. 

Oate 

, Esg . , Attorney for Applicants 

' :; Name Printed and Applicant's Signature 

5 Rc:vist·t.l II 1/20 



AGRE~MENT TO PAY FOH PROFESSIONAL HEVIEW 

THJS AGREEMENT made this ~'l:lay oJ' __ F_e_b_r_u_a_r_Y _____ 20~betw.:cn : 
Name: Sect.orsi Le, LLC; Sectorsi ~e '!'ower Assets; New York SMSA Limited Partnership d/b/a 

Address: c/o Frank Ferraro, Esq .. Ferraro & Stamos, LLP. 22 Paris Ave .. Ste. 105. Rockleigh 

N. J . 117647 17001 11 02 
Type of Appli<;ation: __ u_s_e_ v_a_r_i_a_n_c_e _________ BlocL Lut · _ ___ _ 

llcrcinafter call "Applicant" 

and: 

The Township of Montgomery, in the County of Somerset, a municipal corporation nfthe State of New Jersey, 
hereinaller call "Township'' 

WIT N I' SSE T II 

That tho:: Applicant has suhmined a development application to the Township's Planning Board/Zoning Board for 
consideration in accordance with the New Jersey Municipal Laud Use Law and the Montgomery Township Land Use 
Ordinances and Applicant hcrchy covenants and agrees as follows: 

reasonable . . . · I d 
I , Applicant agrees to pay all costs related to the Township's n:view and admuustratlOn ol t le propose 

application with said costs including but notlitllited to: 

/1 l<eview hy tlte Dcvdopmcnl R~view Commiuce. whid1 entail~ proli:ssional consultant costs for: l'lannt:r. 
Engineering. Legal and other extraordinary consuliant services as may be rC\IIIir<>d by the T011~1ship: 

B Full applie3tion prof<?~sinnal review hy th~ Site Plan Curnmillcc. Subdivision Committee. Planning 
Board, and Zoning 13oard, which entails prnlessiunal consultant co.sts for: Planner, Engineering, Legal 
and other extraordiuar)' consullant services as may be required by tl•c r ownship: 

reasonable 
2. Applicant understands and agrees to pay all costs as set forth above from the date of initial application 

submission through the Township's signature of approved plans which slntll indu<.le any costs for extensions 
and revalidation's. 

3 Applicant understands and agrees to deposit with the Township's l'lanningl/.oning Office an initial application 
filing fee which is noJHt:timdahlc and m1 initial escrow deposit in accordance with Section 16-9. I of the l.and 
Development Ordinance. 

4. Applicant understands and agrees that the Township will withdraw Jrom said escrow deposit to cover costs as set 
fonh in Section I above. 

reasonable 
5. Applieallt understands and agrees to pay within TJ--:N HUSINF.SS DAYS of receipt of the Township's 

statt:mentlbilling all additinnal costs as may he incurred and billed to the applicant by the Township relative to 
the review and adminimation of the application even iftltc costs of said review and administration exct:ed the 
initial escrow deposit 

6. Applicant understands m1d agrt:e.~ that in the event Applicant litils to pay a billed amount the Township rn~y 
discontinue Planning Hoard/Zoning Hoard review aud consideration on said application or if Plmming 13oard/ 
Zoning Board approval has hecn previously giveu Towushipmay deny issuance of a construction pennit and/or 
certificate of occupancy or if permit has been previously issued Township may initi:.~tc ll Stnp Work Order. 

7. Township agrees to relimd 10 applicant any escrow stun deposited with Township for review and administration 
of the application and neither spent nor needed by Township A rt:f\m<.l will he issued upon ret1ues1 by Applicam 
by Township following co111pletion of the Township ·s review and administration oft he applic<Jtion 

8. APPUCANT AGREI:"S ANJJ UNJJERSTANIJS THAT 11' JS INCUMBENT ON APPLICANT TO 
PER/ODJCALLl' MONITOR TilE STATUS OF SAID ESCROW ACCOUNT. APPUCANT AGREES AND 
UNDERSTANDS THAT RESPONS/8/L/Tl' TO PAY ALL ESCROW CHARGES IS THE APPLICAN7''S 
1-:VI:.'N IFAPPUCANT SI:.'US OR CONVEYS SAW PROPEH1'Y CITED ABOVE TO ANOTIIER PARTY. 

Sectorsite LLC, Sectorsite Tower Assets, and New Y~~ts~~~~11imited Partnership d/b/a 



ESCROW ACCOUNTING AOMINISTRATIVE PROCEDURE 

The following is a procedure to ensure proper control of payments to professionals reviewing and billing against 
applications tor development within Montgomery Township: 

A. GENERAL CONSIDERATIO!\ 

I. Professionals will be primarily responsible to review applications in l ight of their own professional 
expert1se. 

2. The Community Development Department will he rcspomihle for the administration and processing of 
professionals bills to the Township finan.:e Director. 

3. All correspondence shall reference a case number, block and lot, and application name 11nd address. 

4. Applicants arc to receive a copy of professional memoranda or reports at the same time as the Township 

5 Professional's invoices to the Townshi1> ma)' include but not be limited to report writing, field 
inspcclions, auendance at meetings with Township representatives, 1111endance at municipal meetings 
where applications arc heard, and meeting with applicants . 

6. The Director of Community Development will he the responsible agent oft he Township for coordinHting 
mccti11gs among the various profi:ssionals employed by the Township to disCU);S devdopment 
applications. 

B. SPECIFIC: AREAS OF RESPONSIBILITY Otri'LI NEll 

I. The Engineer is responsible for reviewing the design of projects and reviewing public and semi-public 
improvements connected with development applications. 

2 Planners arc rcl'ponsihle for project designs, comments relating to the Master Plun and Ordinances 

3 The Landscape Architect is responsible for landscaping reviews of applicat ions. 

4 The TrHffic Engineer is responsible for commenting on traffic and transportation aspects of applications. 

5 The Planning Board or Board of Adjustment Attorney is rcsponsihle for legal representation of the 
Planning l:loard or Roard of Adjustment at meetings and any legal aspects of development plan review 
11nd approvul, as well as litigation concerning projects. 

6 The Township Attomey is responsible for legal aspects of public improvements and any legal contractual 
aspects of the application process tu which the Township is n party 

7. The Environmental Consultants arc responsible fur reviewing Environmental Impact Stalemtmts 
sohmitted with an application. 

R The ApplicHtion Coordinator is responsible for general administration throughout the application review 
process and is also responsible for completeness items ~nd issues within applications 

9 The Director of Finance is responsible for establishing escrow u~oounts, maintaining a ledger of the 
accounts and payment ofprufi:ssionals' invoices following approval by the Community Development 
Depar1ment 

C. BILI.INC 

I. Since professionals are appointed by, and work directly for, the Township. bills w ill be sent to the 
Community Development Department for checking and routing Invoices will, ut a minimum, indicate 
individuals who performed work, the time spent, and the b1lling rate. 

2. Bills are checked for the following: 
A. Correct case numbers; 
[3 Correct block alllllot(sl numbers 
C Correct application names 

3 Bills are checked ~:~gainstl.:dger balances to avoid overdrafts. 

4 When accounts are:: close to becoming over~xtended, further funds will be re<1uested of applicants. 

7 



ESCROW ACCOUNTING AOMINfSTllATIVE PROCEDURE 
(CONTINUED) 

5 failure by applicants to maintain sufficient positive escrow balances may subject applications to delays 
111 revtt:w. 

6. Professionals billing against escrow accounts must send a duplicate copy, marked or stamped, .. ,.·on 
INFORMATIONAl. PliRPOSF.S O:'III.V" to the applicant at the .sanu: time the bills are sent to the 
Township. 

D. QUESTIONS COI'\CERNING BILLII'\GS 

I . Applicant inquiries regarding billing must be made in writing to the Director of Community 
Development specifying concerns, in detail, within two weeks of date of invoice 

2. Invoices will be scrutinized a second time for possible billing errors. 

3 The Director of Community Development will determine the appropriateness of the billing, make a 
decision on whether or not the bill will be paid, and infonn botl1 parties concerned. 

4 . Notwithstanding the above, nothing in this section shall constitute a waiver of 
Applicants' rights to further appeal any contested billing or invoice in 
accordance with applicable law. 

ApJllicant agre~s and understands the "f.scrow Accounting Administrative Procedure" and agrees to be 
bound by same. 

Sectorsite LLC, Sectorsite Tower Assets, and New York SMSA Limited Partnership d/b/a 
Verizon Wireless 

Ferraro, Esq. Attorney for Applicants 

2/5/20 

DATE 

Rcvosod Jil/20 



NOT APPLICABLE 

i\101'\TGOI\-U:tn· TOWI'\SIIIP PLAI'\\T\'G/ZOI'\1:\'G BOARD 

Appeal Alleging Error i11 Atlmini!ilrtttive Deci!iiOn 

(S~o:e N.J .S./\ . 40 55D-70{a) and Zoning Ordinance) 

APPEAl. is herehy made from the action uf __ --,-----,-----.,----,-.,---,--.---,.,---
takcn on . based on or made in the enforcement of the Zoning Ordinance: {state act inn 
appealed fi·om) 

2. The following section of the Zoning Ordinance and Stale Statutes are involved. 

3. Applicant i.~ aggrieved or allcctcd by said action, and alleges that same is in error on the following grounds (set 
forth legal anti factual argument indicating error) 

9 Re>oscd Ill !20 



Not Applicable 

MONTGOMERY TOWNSIIIP PLANNING/ZONII\'G BOARDS 

Request for /aterprelalion of Zoni11g Reg11loliollS or Map 

1. Request is hereby made for au interpretation of the following provisions of the Zoning Ordimmce or Map in llteir 
application to the following case: (State facts of case, parts of Zoning Ordinance involved, and questions 
propounded): 

10 Rcvi,.;d 1/1/20 



MONTGOMI::RY TOW;'~.'SHIV PI .Al\':-.!ING/ZOI'\1\'G BOARDS 

Applicatiuu fur Bulk Vrtdrmce 
(St:e NJ S A 40 550-70( c) and Zoning Ordinance) 

Application is hereby made for a variance from the stnt:l applit:alion or the following provisions of th~ Zoning 
Ordinance: (Specify sections of Ordinance involved): 

Section l6 -4.lb ~use variance ; l6 -4. 2c- height va r iance; l6 -6.lp.9(a); 16-6.1p.9(b); 

16 6. lp.' (c) miu lease axea , 16-6 .lp. 9 (d) (5)- towez within '56 of a xeside nt ial zone 

2. Applicant requests a variance to the following ~xl~nt: (Set lorth specilic variance requested) 

See at~ached application addendum 

A"\SWEI~ ROTH !\I 1:\,1BEitS 3 ANn 4 OH ANSW~:I~ \'1 i\1RER ~AS t\PPI.IC'/\81 F 

3. The .micl application of said provision would result in: (Complete one or both of the following in d<:tail} 

A. 111ejo/lnwing pecu/iur and exceptional practical dijJicufties: 

See attached appl ication addendum 

B. Thefnllowillg exceplirmaf and undue flardsflip: 

See attached application addendum 

4. S<Jii.ll.lillicullies or hardship are by rea~on of(complctc one of the following in detail): 

A. F.xccptional narro\\<llcss, shallowness nr slwpe of the property (describe): 

See attached application addendum 

H Exceptional topographic conditions or physical features uniquely affecting the property (describe): 

See attached application addendum 

C. Reasons unique and peculiar to the lands or buildings for which th t variauce is sought and do not appl)' 
gcnewlly to lands or buildings in tht: neighborhood, because: 

See attached application addendum 

II H.c\'is.:cll/l/20 



Application for 811/k Vuritmce (Collfilmed} 
(See N.J.S.A 40:55D-70(c) and Zoning Ordinance) 

5 The lollowing purpose of the 7oning Act would be advanced by a deviation from the Zoning requirements; and, 

See attached application addendum 

6 The requested variance is the minimum rea~onMbly needed, because 

See attached application addendum 

7. The benefits of the proposed deviation would substantially outweigh any detriment because 

See a ttached application addendum 

----------------------------------------------------------------------

8 The variance requested will not result in substantial detriment to the public good because: 

See attached application addendum 

9. The variance will nuL substantially impair the intent nnd purpose of the Zoning Ordinance and Ma~ter Plan 
because: 

See attached application addendum 

12 Revi~d l/1/20 



MONTGOMERY TOWNSHIP PLANNING/ZONING BOARDS 

Applicntirm for a Use V11riance 

2. 

(Sec NJ.S.A 40:55D-70(d) and Zoning Ordinance) 

Application i~ hen:b}' m<Jde for the granting of a variance from the 7.oning OrdmmtC1: to allow for the following: 

A. XX 

H. XX 
c. 
D. 
F.. 
F. XX 

A usc or principal structure in a district restricted against such usc or principal structure 
An cxransion of a nonconforming use 
A deviation from a specification or standard of a conditional use 
An increase in the permitled flou r area ratio 
An increase in the permilled density 
The height of a principal structure exceeds the maximum height a II owed in the :wne by I 0 leet or 1 00/o 

Said muetures or uses arc proposed to he located in the -R~- -2 _____ .:t.oning District, which is restricted 
against sume by the lollowing provisions of the Zoning Ordinance: 

Sec. 16 -4 . lb 

3. This application is ha5cd upon the I(IJlnwing special reasons: 

See attached application addendum 

4. S<Jid reasons are unique and peculiar to the lands or building for which the variance is sought and do not apply 
generally to land or buildings in the neighborhood because: 

See attached application addendum 

5 The strict application ofthc regulations prohibiting said structure or use would deprive applicant of the 
reasonable usc of the lands or buildings involved, because: 

See attached application addendum 

6 The requested variance is the minimum reasonably needed, because: 

See attached application addendum 

7 The variance requested will not result in substantial detriment to the pubhc good because: 

See at~ached application addendum 

IS ., he variance will not substantially impair the intent and purpose of the Zoning Ordinance and Master Plan 
hccausc: 

See attached application addendum 
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SECTOR SITE LLC, SECTORSITE TOWER ASSETS, NEW YORK SMSA LIMITED 
PARTNERSHIP D/B/A VERIZON WIRLEESS 

APPLICATION ADDENDUM 
Site Name: NJ-418 

26 Dead Tree Run Road, Township of Montgomery, Somerset County, N.J. 08502 
Block 17001, Lot 11.02 

R-2 Single Family Residential 

I. Introduction: Sectorsite LLC and Sectorsite Tower Assets ("Sectorsite") is wireless 
telecommunication tower developer and New York SMSA Limited Partnership d/b/a Verizon 
Wireless, ("VZW") is licensed by the Federal Communications Commission (FCC) to provide 
personal communication services to the public. VZW's license area is known as the New York 
Major Trading Area, a geographic area which includes, among other areas, Somerset County, 
New Jersey. SectorSite and VZW are co-applicants with respect to this proposed wireless 
telecommunication facility application. 

II. Proposed Installation: VZW currently has gaps in reliable coverage and capacity in and 
around the vicinity of 26 Dead Tree Run Road, Montgomery, N.J. ("Property"), as explained in 
detail in the Radio Frequency engineering report submitted with this application. The Property is 
currently occupied by a farm and consists of 73.97 acres tract developed with several fann 
related buildings and including a single-family home. The co-applicants are proposing a new 
multi-carrier stealth tree monopole and equipment compound at a central location on the 
property, effectively maximizing separation distances to adjacent properties. In addition, the 
tower and equipment area will be located behind existing buildings on the Property to help mask 
same from public view. 

VZW is attempting to remedy this service deficiency by constructing a 13 5' tall stealth 
tree monopole (i.e., 140' to the top of the faux tree branches) which will support 9 panel 
antennas on t-arm mounts, as well as, 6 remote radio heads and 1 over-voltage protection panels. 
The antennas will be installed at a centerline height of 132' and all appurtenances on the tree 
monopole will be painted brown to match. All cables leading from the ground equipment to the 
antennas will be run within the interior of the tree monopole. 

On the ground, the co-applicants are proposing a 30' x 60' fenced multi-carrier 
compound within which will be the VZW 12.5' x 22' equipment lease area. The equipment area 
will include 2 equipment cabinets, a t 0' tall cable bridge, load center, telco cabinet, GPS 
antenna, work light and appurtenances. In addition, a 30KW propane gas emergency generator 
and 500 gallon propane tank are proposed in the equipment area to run the facility during 
emergency power outages. The entire compound will be surrounded by an 8' tall chain link 
fence and will have a gravel surface. Bollards will be placed outside the compound to further 
protect the equipment and landscaping will be installed to help buffer the equipment from view. 
Finally, a rain garden is proposed adjacent to the equipment compound to handle stotm water. 



In addition, the 122' antenna center! ine hci ght of the stealth tree monopo I e and a portion 
of the fenced compound have been reserved for FCC license carrier, Sprint Spectrum, LP 
("Sprint"), based upon a co-location reservation agreement with Sectorsite. Sprint's antennas 
and equipment have been added to the plan for informational purposes. 

Access to the facility is proposed via an existing gravel/dirt access drive from Dead Tree 
Run Road. The facility will be unmanned and will not require any permanent employees at the 
site. The equipment shelter will be visited once every 4-6 weeks by a technician in an SUV type 
vehicle for routine maintenance. The facility will be remotely monitored on a 24/7 basis by 
VZW to ensure it is operating properly. The facility will not require any new municipal services, 
sewer service, water service, or refuse pick-up. As noted in the Radio Frequency emissions, 
report provided, the antennas and equipment will operate well within all allowable limits set 
forth by the FCC. Lastly, the facility will be constructed in accordance with all EJA/TIA 
standards and applicable building codes. 

III. Relief Requested: The subject property is located within the R-2 Single Family 
Residential Zone ("R-2" Zone) of the Township. Per Sec. 16-6.lp.5, wireless 
telecommunication facilities are a permitted use or conditionally permitted use at the following 
two prioritized locations only: 

(a) first Priority Locations: The first priority locations for wireless communication 
antennas shall be on the existing towers, water tanks and silos, or within the existing church 

steeples in the Township of Montgomery identified in the chart and on the map in Addendum 1* 
to this paragraph; antennas so located shall be permitted uses in the zoning districts in which the 
identified existing structures are located, notwithstanding any other provision of this Code to the 
contrary, and 

(b) Second Priority Locations: The second priority locations for wireless 
conununication antetmas shall be on new wireless communication towers within the 11 PPE, 11 

"REO," "MR/SI" and "LM" zoning districts, and antennas so located shall be conditionally 
permitted uses. 

Since there are no suitable existing structures in the area and the co-applicants could not 
secure a suitable Second Priority location for the proposed wireless facility, we request the 
following relief from the Montgomery Zoning Board of Adjustment: 

1) A use variance per N.J.S.A 40:55D-70d(l) & (2) from Sec. l6-4.lb to install a new 
stealth wireless telecommunication facility in the R-2 Zone and on the Property~ 

2) A height variance from Sec. 16-4.2c since the maximum permitted height in the R-2 
Zone is 35' , whereas the proposed stealth tree monopole will be 135' tall (i.e.,1 40' 
tall to the top of the stealth tree branches). 

3) Bulk variances from Sections 16-6.lp9(a) [if required], 16-6.lp9(b) and 16-6.lp9(c) 
to allow a minimum leasehold area of approximately 2, 700 s.f. (including equipment 
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area outside the compound) and to permit other structures within the min. land area 
requirement of20,000 s.f .. 

4) Bulk variance from Sec. 16-6.lp9(d)(5) since no wireless telecommunication facility 
is permitted within 750' of any residential district boundary line and the proposed 
distance is 0' since the facility will be within an R-2 Zone. 

5) Bulk variance from Sec. 16-6.1 p9( d)(3) since no wireless telecommunication facility 
is permitted within 1,000' of a historic district or site as duly designated by 
Montgomery Twp., Somerset County, the State of New Jersey and/or the Federal 
government, whereas, the subject site is located within the Bridgepoint Historic 
District. 

6) Design Waiver from Sec. 16-6.lplO(b) to permit a monopole height in excess of 125' 
(i.e., 135' is proposed to top of monopole I 140' is proposed to the top of the faux 
branches). 

7) Design Waiver from Sec. 16-6.lplO(g)(4) so that an outdoor multi-carrier equipment 
compound can be utilized instead of one multi-carrier building. 

8) Design Waiver from Sec. 16-6.1 p 1 O(h) so that the landscape plan can be prepared by 
a N.J. Licensed engineer instead of landscape architect. 

9) Preliminary and Final Site Plan approval with detail and submission waivers. 

1 0) Any additional approvals, variances, waivers, exceptions or any other relief which 
may be deemed necessary upon review of the application by the Zoning Board of 
Adjustment, including, but not limited to, the continuance of any existing non­
conforming conditions on the property and any relief which is not subsumed under 
the requested use variance relief. 

IV. Use Variance: To obtain a use variance, an applicant must demonstrate that there are 
"special reasons" for the grant of the variance and that there will not be a substantial negative 
impact if the variance is granted. N.J.S.A. 40:55D-70d. The "special reasons" are often referred 
to as the positive criteria and can be demonstrated if the use is inherently beneficial, or the site is 
particularly well suited for the use. In Smart SMR v. Fairlawn Bd. of Adj., 152 N.J. 309 
(1998), the court held that with telecommunication providers, an FCC license generally 
establishes that the use promotes the general welfare. Id. at 336. In addition, wireless 
telecommunications provide access to 911 services, internet services, and roadside assistance 
programs, all of which promote the public welfare. 

The New Jersey Courts have found the "particularly suited" standard satisfied for 
various reasons including when: 1) the site is centrally located in the carrier's search area; or 2) 
propagation maps demonstrate an inadequacy of signal coverage; or 3) viable alternative sites 
and existing structures are not available. Ocean County Cellular Tel. Co. v. Township of 

3 



Lakewood Bd. of Adjustment 352 N.J. Super. 514,525, certif. denied, 175 N.J. 75 (2002). The 
applicant will offer evidence proving the above criteria at the public hearing. 

A. The site is particularly well suited for the use. "To demonstrate that a site is 
particularly suited for a telecommunications facility, the applicant initially must show the need 
for the facility at that location." New Bnmswick Cellular Tel. Co. v. Borough of South Plainfield 
Zoning Bd. of Adjust., N.J., A-21 decided June 30, 1999 at 16. The need for a site can be based 
upon the carrier's lack of adequate radio signal coverage in a geographic area, or, as in the New 
Brunswick case, a lack of capacity to serve its customers. This need is manifested as a coverage 
deficiency or coverage gap within the existing network. The New Jersey Appellate Court in 
New York SMSA v. Board of Adjustment of Township of Week.hawken, 3 70 N.J. Super. 319, 
851 A.2d 110 (2004) found the particularly well-suited standard satisfied when the applicant, 
"using propagation maps and expert testimony, established a need for an additional wireless 
communication facility and demonstrated that the proposed site is located so as to redress the 
coverage problem. It also showed that no technically comparable alternative sites are available.'' 
Therefore, the applicant must demonstrate only a coverage deficiency (i.e., "coverage gap"). 
With respect to the availability of alternative sites, the court explained in the recent seminal case 
of Larry Price v. HimejL LLC and the Union City Zoning Board of Adjustment, 214 N.J. 263, 
292-293 (2013), that although the availability of alternative locations is relevant to the analysis, 
demonstrating that a property is particularly suitable for a use does not require proof that there is 
no other potential location for the use, nor docs it demand evidence that the project 'must' be 
built in a particular location. Rather it is an inquiry into whether the property is particularly 
suited for the proposed purpose, in the sense that it is especially well-suited for the use, in spite 
of the fact that the use is not permitted in the zone." 

In the case before the Board, it will be demonstrated through expert reports, expert 
testimony and exhibits that VZW has a coverage/capacity deficiency in this area of the 
municipality and that the proposed site will serve to remedy same. Furthermore, there are no 
available permitted or conditionally permitted locations under the Zoning Ordinance which could 
serve as a more suitable mounting location for the antennas given the need for a minimum 
antenna height of 135' (i.e., 140' to the top of the faux tree branches) to address the area of 
deficient service. 

It is respectfully submitted that the subject propetty is particularly well-suited for the 
proposed use. Important factors which support a grant of variance relief include the following: 
1) the site is centrally located between the existing VZW sites permitting VZW to provide its 
service where there is currently a deficiency or gap in reliable service; 2) the existence of a large 
73.97 acre property which has the necessary space to accommodate the additional use; 3) there 
are no priority locations in the area which could serve as a more suitable mounting location for 
the antennas given the need for a minimum antenna height of 135 ' to service the deficiency; and 
4) the vast separation distances from the tower to the closest surrounding adjacent property lines 
helps mask the proposed telecommunication facility from public view and allows the stealth tree 
monopole design to blend in with the surroundings; and 5) VZW is unable to utilize the 
previously approved property at 1800 Route 206 for a wireless telecommunication facility since 
it is no longer available for lease (that site was approved by ZBA vote on July 18, 2017 with the 
resolution not being adopted until February 26, 2019). 
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B. The negative criteria. In addition to proving the positive criteria, an applicant 
for a use variance must also demonstrate the negative criteria, i.e., that the variance can be 
granted without substantial detriment to the public good and that it will not substantially impair 
the intent and the purpose of the zone plan and zoning ordinance. N.J.S.A. 40:55D-70. As noted 
above, VZW proposes to install 9 panel antennas on a proposed 135 ' tall stealth tree monopole 
(i.e., 140' to the top of the faux tree branches) together with a ground based equipment area. 
Moreover, FCC licensed wireless carrier, Sprint Spectrum LP, has reserved the 122' tall antenna 
centerline space on the proposed tower, as well as ground space, in order to address its coverage 
deficiencies in the area. Since the entire facility will be stealthed to blend in with the 
surrounding area, the facility will not have a substantial negative impact on the surrounding area 
while resolving the coverage deficiencies of multiple carriers. 

In addition to the above, the wireless facility will not produce any objectionable noise, 
vibrations, smoke, dust, odors, heat, or glare and will operate well within all applicable state and 
federal standards with respect to radio frequency emissions. It is therefore clear that the proposed 
facility, if approved, would not have a negative impact on the public good, or the intent and 
purpose of the zone plan and zoning ordinance. 

V. Bulk Variances Subsumed within Use Variance Relief: Pursuant to the Supreme 
Court's decisions in Larry Price v. Himeji, LLC and the Union City Zoning Board of Adjustment, 
214 NJ 263, 299 (2013}, "a use variance by its nature, carries with it the implications that the 
ordinary bulk and density requirements of the zone will not be applied." This means that the 
"board, as part of granting a use variance, consider the other requested variances as ancillary to 
the principal relief being sought." ld. at 299. More specifically, the Supreme Court has 
observed that "a Zoning Board in considering a usc variance must then consider the overall site 
design, with the result that the 'c' variances are subsumed in the "d" variance. ld. at 301, 
quoting Puleio v. North Brunswick Twp. Board r~f'Adjustment, 375 N.J Super. 613, 621 (App. 
Div 2005). Bulk variances are referenced in the notice for this application simply on a "if 
necessary" basis. As set forth above, generally, application for a "c" variance and a "d" variance 
cannot coexist. If an application is for a use not permitted in the zone, the bulk regulations 
designed for that use cannot be applicable to the intended use. In essence, the "c" variances are 
subsumed in the "d" variance." Accordingly, the applicant's position is that no "c" or bulk 
variances are required. 

However, even if the bulk variances were not subsumed, the proposed wireless facility 
substantially conforms with the dimensional regulations in the Montgomery Wireless Ordinance 
as noted below: 

1. Bulk variances from Sections 16-6.lp9(a) [if required], 16-6.1p9(b) and 16-
6.lp9(c) to allow a minimum leasehold area of approximately 2,700 s.f. (including equipment 
area outside the compound) and to permit other structures within the min. land area requirement 
of 20,000 s.f.. While a separate 20,000 s.f. lease area has not been created, the Property is 
73.97 acres in size and meets the intent of the Ordinance by ensuring the facility is located 
on a lot which is large enough to accommodate the use. 
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3. Bulk variance from Sec. l6-6.lp9(d)(5) since no wireless facility 
telecommunication facility is permitted within 750) of any residential district boundary line and 
the proposed distance is 0) since the facility would be in an R-2 Zone. While the proposed 
wireless facility is being sited in a R-2 zone, the existing use of the Property is a farm with 
multiple structures. As such, this proposed stealth tree wireless facility will blend in with 
the rural environment on the Property and the surrounding area. 

4. Bulk variance from Sec. 16-6.1p9(d)(3) since no wireless teleconununication 
facility is permitted \vithin 1,000' of a historic district or site as duly designated by Montgomery 
Twp., Somerset County, the State of New Jersey and/or the Federal government, whereas) the 
subject site is located within the Bridgepoint I Iistoric District. The existing property consists 
of a farm with multiple structures. As such, this proposed stealth tree wireless facility will 
blend in with the rural environment on the Property and the surrounding area. 

VI. Height Variance: As the height variance associated with the new stealth tree 
monopole, numerous court decisions have found such height deviations warrant variance relief. 
See Smart SMR v. Fair Lawn, supra, 152 N.J. at 333 (replacement of90-foot monopole with 
140-foot monopole resulted in no substantial impairment ofthe zone plan or the Fair Lawn 
skyline); Nynex Mobile Communications Co. v. Hazlet Tp. Zoning Bd. of Adjust., 276 N.J. 
Super. 598, 612 (App. Di v. 1994)(finding addition of 8 to 10 feet of antenna on top of existing 
130-foot water tower was "aesthetically inconsequential and minimal intensification of the 
nonconfotmity"); Kingwood Tp. Volunteer Fire Co. v. Board of Adjustment, 272 N.J. Super. 
498, 509 (Law Div. 1993)(holding that replacement of75-foot tower with 197-foot tower would 
impose, at most, minimal intrusion on surrounding community). In this case, the proposed 
stealth tree monopole will be 135' tall (i.e., 140' to the top ofthe faux tree branches) which is 
only 5' taller than the 135' tall design requirement contained in Section 16-6.lplO(c)(2) ofthe 
Montgomery Zoning Ordinance. The subject monopole will accommodate future collocation 
thereby justifying the additional height and the stealth design is in substantial conformance with 
the design criteria in the Wireless Ordinance. 

VII. Conclusion: For the above referenced reasons and those to be adduced during the public 
hearing) the co-applicants respectfully requests that the above referenced relief be granted. 
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See attached Disclosure Forma 

MONTGOMERY TOWNSHIP PLANNING/ZONING BOAR OS 

Applictmt's Disclosuu Statemellt 
(Corporation or Partnership) 

Sec N . .J.S.A. 40:550-48.1 and 48.2 and Zoning Ordinance 

A CorporHtion or Partnership applying to the Planning Board or Zoning Board of Adjustment for: 

A. Subdivision with three (3) or more lots; or 
B. Site Plan for Conunercial Purpose; or 
C. Variance to construct multi-dwelling or twenty-five (25) or more family units; 

must complete the following: 

The names and addresses of all persons, stockholders, or individuHl partners owning at least ten percent ( 10%) interest in 
the corporation, parn1ership, or applicant are as follows: 

Name Address 

14 KeviS«<lll/20 



DISCLOSURE STATEMENT PURSUANT TO N.J.S.A. 40:550-48.1 AND40:55D·48.2 

New York SMSA Limited Partnership (d/b/a Vcrizon Wireless) is a New York limited 
partnership, with a principal place of business at One Verizon Way, Basking Ridge. NJ 07920. 
The sole entity with at least a tO% interest in this p.nnnership is Cellco Partnership, with an 
address of One Verizon Way, Basking Ridge, NJ 07920. 

Cellco Partnership (''Cellco'') is a general partnership formed under the laws of the State of 
Delaware. The foltowing entities have at least a 10% interest in CeJico: 

I. Bell AtfarJtic Mobile Systems LLC 
2. GTE Wireless LLC 
3. Verizon Americas Inc. 

J. Bell Atlantic Mobile Systems LLC, One Verizon Way, Basking Ridge, NJ 07920-1097 
a Delaware limited liability company with its principal place of business in New Jersey, 
whose sole member is MCI Communication~; Services, Inc. 

MCI Communications Services, Inc. a Delaware corporation with its principal place of 
business in Virginia, whose sole shareholder is MCI Broadband Solutions, Inc. 

MCI Broadband Solutions, Inc., a Delaware corporation with its principal place of business 
in Florida. whose sole shareholder is Terremark. WorJdwide, Inc. 

Terremark Worldwide. Inc., a Delaware corporation with its principal place of business in 
Florida., whose sole shareholder is MCI International Tetecommunication Corporation. 

MCI International Telecommunication Corporation. a Delaware corporation with its principal 
place of business in New Jersey. whose sole .shareholder is MCIIntemational Services, Inc. 

MCI International Services, lnc., a Delaware corporation with its principal place of business 
in New Jersey, whose sole shareholder is MCllntemational, Inc. 

MCI International, Inc., a Delaware corporation with its principal place of business in New 
Jersey, whose sole shareholder is Verizon Business Network Services, Inc. 

Verizon Business Network Services Inc., a Delaware corporation with its principal place of 
business in New Jersey, whose sole shareholder is MCl Communications Corporation. 

MCl Communications Corporation, a Delaware corporation with its principal place of 
business in New Jersey. whose sole shareholder is Verizon Business Global LLC. 

Verizon Business Global LLC, a Delaware limited liability company with its principal place 
of business in Florida. whose sole member is Ve.rizon Communicttfions Inc. (see below) 
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2. GTE Wjreless LI~C, One Verizon Way, Basking Ridge, NJ 07926-10?7 
a Delaware limited liability company wirh its principal place of business in New Jersey, 
whose sole member js GTE LLC. 

GTE LLC, a Delaware limited liability company with its principal place of business in New 
Jersey, with Verizofl Communications l11c. the s(J)e entity with an interest of 10% or more 
(see below). 

3. Verizon Amerkas Inc., One Verizon Way, Basking Ridge, NJ 07920-1097 
a Delaw<m: corporation with its principal place of business in New Jersey, whose sole 
shareholder is Verizon Americas Finance I (nc. 

Vedzon Americas Finance I Inc., a Delawart corporation with its principal place or business 
in New Jersey, whose sole shareholder is Verizon Cnmmwtic:atiorts Inc. (see below). 

v.,riz<Jn Commu.11ications IJw. is a publicly traded company, with its principal place of business 
at 1095 Avenue of the Americas, New York:, NY. There are no companies, entities or 
individuals wirh a 10% or greater intere~l in any class of stock of this entity. 

NEW YORK SMSA LIMITED PARTNERSHIP 
DIBI A VERIZON WIRELESS 

ip, its General Partner 

Paul Serber, Assistant Secretary 

Dated: October 17, 2016 
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J\101\.'TGOMERY TOW:">SHIP PLAI'I\ING/ZOJ\ING IIOAIH>S 

Affidavit of Ownership 

STATE OF NEW JERSEY) 

COUNTY OF SOMERSET) 
SEE ATTACHED OWNER'S AFFIDAVIT OF CONSENT 

_____________ of full age being duly sworn accor<.ling to law on oath deposes and says 

that the deponent resides at ________________ in the Township of 

in th<- County of _ _________ and State ol_· ______ that _____ ---------

is the owner in fee of all that certain lot, piece or parcel oflMd situated, lying and being in the Township of 

Montgomery, New Jersey, and known and designated as Block _____ _ Lot _____ _ 

OATF.O 

Owner's Name Printed and Owner's Sigmtture 

SWORN TO AND SUBSCRIBED TO BEFORH ME 

THIS _ DAY OF _______ 20 --· 

(Notary Public) 

AUTHORIZATION 

(If anyone other than the above owner is making this application, the Jbllowing authori7ation must be executed.) 

To the Board of Adjustment/Planning Aoard: 

_____________ _.is hereby authorized to make the within application. 

DATE __________ ~20 ____ ~ 

SEE ATTACHED OWNER'S AFFIDAVIT OF CONSENT 

Owner's Name Printed and Owner's Signature 
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OWNER'S AFFIDAVIT OF CONSENT 

State ofNew Jersey) SS: 
County of Somerset) 

________ J_am ___ &_~ ___ l_ot_~ __ J._~ ____ n ____________ ~,offtUlagebemgdwyswom 

according to law on their oath deposes and says that they are the owners of the 

property located in the Township of Montgomery, Couoty of Somerset, State of 

New Jersey, known as 26 Dead Tree Run Road and shown on the Township Tax 

Assessment Map as Block 17001, Lot 11.02, hereinafter referred to' as '1he Property.'' 

The owner consents to the filing of applications by SectorSite Tower Assets H, LLC, 

and New York SMSA Limited Partnership d/b/a Verizon Wireless, with the 

Township of Montgomery Planning Board/Zoning Board of Adjustment, the CoWlty of 

Somerset, and any and all other federal, state or local governmental authorities having 

jurisdiction, for approval of an FCC licensed wireless telecommunications facility on 

the Property. Permission is also granted to the members of the governmental approval 

boards and their experts to access the Property in connection with the applications if 

necessary. 

BY:~~ 
Name: Charlotte:~ 
Title: Owner 

Title: Owner 





} CHECK LIST } 

Details Required For 
Preliminary Major Subdivision Plats 

And 
Preliminary Major Site Plans 

~ote: Sec Section 16-8.4 ol'thc Montgomery Township Land Dcvclormcnt Ordinance fur further details of 
submission requirements and ()rocedurcs. 

Sectorsite LLC, Sectorsite Tower Assets, New York SMSA Limited Partnership d/b/a 
Appli~·ant Verizon Wireless Block 17001 l.ot ~ 

Address 26 Dead Tree Road 

Item ~or Waiver Item Of Information Required By The Land 
# Provided Relevant Asked Development Ordinance 

For 

I X Application Fonn(s) and Checklist(s). 

2 X Application and Escrow Fees in accordance with Section 
16-9. I. 

3 Plats or Plans signed and scaled by a N.J.P.L.S. or N . .I.P.E., 
X as required, and folded into eighths with the Title Block 

revealed in accordance with Subsection 16-8.4 b. ofthis 
chapter. 

4 X Existing Protective Covenants, Easements andlur Deed 
Restrictions. 

5 Scale of I" equals not more than I 00' for major subdivision 

X 
plats or I" equals not more than 50' for major site plans on 
one of the following four (4) standard sheet sizes (8'h" x 
13", 15" x 21", 24" x 36" or 30" x 42"), each with a clear 
perimeter border at least I" wide. 

6 X Key Map ar 1" equals not more than 2,000' 

7 Title Block in accordance with the rules goveming "title 
X blocks" for professional enginc::er.s (N.J.S.A. 45:8·36), 

including: 

8 Name of the development, Township ofMontgomery, 
X 

Somerset County, N . .l; 

9 X Name, title, address and telephone number of 
applicant; 

10 Name, title, address, telephone number, license 
X number, seal and signature of the professional or 

professionals who prc::parell the plm or plan 

11 X Name, title and addrcs.~ of the owner or owners of 
record; 

12 X Scale (written and graphic); and 

13 X Date or original preparation and of each 
subsequent revision thc::reof and a list of spcci fie 
revisions entered on each sheet. 

14 X North Arrow. 

IS Certification that the applicant is the owner of the land or 
X 

his/her propc::rly authorized agent, or ecrtilic<llion li·om the 
owner that he or she has given his/her consent under an 
option agreemc::nt. 
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l'rclimin:U") \llljor Site l'lan and l'rdiminary \1:~jor Subtlivision Chctklisl (cont.) 

Item Not Wai,·cr Item Of Information Required By The Land 
II l'r·o,·idcd Hclc\'anC Asked Orn:lupmcnt Ordinance 

For 

16 If the applicant is a partnership or 0.1 co'lJoration, the names 
and addresses of <JII partners, or the names and addre~scs or 

X all stockholders owtring ten percent (I 0%) or more of any 
cla~s of.~tock of the corporation as required by N.J.S.A 
40:55D-4!1 I et seq. 

17 Acreage figures to the nearest tenth of an ;~en: (both with 
and without areas within pub I ic rights-ol:way) and a 

X computation ofthc area of the tract to be disturbed. For 
subdivisions, acreage of proposed lots with tolal acreage 
calculation. 

18 X Approval signature and date lin..:s l<•r lhe Chairman, 
Secretary or Ill!:: Goard and til<: Township Fnginecr 

19 E:.xisting tax sheet 1\lllllbcr(s) and existing block at\d lot 
X munber(s) of the lot(s) to he ~ubdivided or developed as 

rhey appear on the lownsltip Ta:« Map, and propos..:d block 
and lot mnnbcr(s). 

20 The namc(s) and block and lot number(s) of all properly 
X owno::rs within two hundr.;d (200} feet of the t:xlrcme limits 

of tire tract as shown on rhe mosl recent tax lisl prCJ>arcd hy 
the Township Tax Assessor. 

21 X Tract boundary line (heavy solid line) and ;my existing and 
proposed subdivision or properly line(s) within the tract. 

22 Zoning districts(s) affecting the traer, including district 
X names and all requirements, wirh a comparison to the 

proposed devdopment, and all zoning disrrict(s) within one 
hundred ( 100) feet of the tra.:t. 

2J The location of natural fcatun:s. including but not I imitcd to 
X treed art:as, high points, marshes, depressions, and any 

extensive rock formations. hoth within the tract and wirhin 
two hundred (200) feet of its boundaries. Waiver- as to o f -site 

24 
Delineation ol llood plains, including. both lloodway and 

X 
llood fring.: areas, and Tm\nship stream corridors, both 

condi \:ions . 

within the tr<Jct and within twO htllldrcd (200) feet of its 
boundary, and the source and d<Jte of the llood plain 
inf<•rm<Jiion. Waiver as to off-site conditions 

25 Delineation or ponds, marshes, wetl<~nds, wetland transition 
areas, hydric soils, and lmlds sutlject to Oooding, !loth 
within the tract and within two hundred {200) J<:etthereof 

X A copy of the applicant's request lor a Letler Of 
Interpretation (L01) from the New Jersey Department of 
~.nvironmcntal Prmcctinn {NJDI::I') and the accompanying 
piHn shall be submined for all delineated wetlands. Where 
an LOI has been received, a copy of the NJDJ:::l' L.OI and 
stamped approved plan shall be suhmiued to the Township. 
waiver requested from submission requS rementl 

26 All~:xisting and proposed warcr cour~es (including lakes 
X and ponds) within the tm:t illld ll'ithin 1wo hundred (200) 

fe-t:"t ofth~ tract shall he shown and be accompanied by the 
folh11ving inl(mmrlion: Waiver as to off-site t ions condi · 
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Item 
II 

27 

2R 

29 

30 

31 

32 

33 

34 

JS 

36 

Prclimin~ry Major Site I'IHn :1nd l'reliminary ;'lhjnr Subdivision Checklist (('Oot.) 

\"ol Wainr Item Of Information Rcquir·cd By T he !.and 
Prm·idcd Rclcv~nt Asked [)evelopmcnt Ordinance 

For 

When ~ stream i~ proposed lor allcratiun. 
X 

improvement or relocation or where a drainage 
srrueture or fillrs proposed over, under, in or 
along a running stream. a report on the status ol' 
review by the State Dcpanmcnt ol' 
Environmental Protection. Division of Water 
Rcsnurccs, shall a~uompuny tile ~ubmis~ion 

Cro55-scctions of water courses and/or drainage swalcs 
showing the extent of the flood plain, top of hank, 

X nonnal water levels and houom dev"'tions at the 
locations in Subsection I 6-8 4 t> 15.(h) where 
~ppropriatc or where requi red by the Board Engineer or 
Township Engineer. 

X 
The total acreage of I he drainage basin of any 
watercourse running through the tract 

X 
The location and cxlcnt ofdrainuge an<.l 
conservation cast:mt:nts allll stream encroachment 
lines. 

X 
The location. extent and water level evaluation or all 
(;Xisting or propose<.! Jakes or ponds with in the tract and 
within two hundred (200) feel of the tra~t. 

The size, direction of flow and the t)'pt: or proposed 
X surface water rrnmagement provision~ to reasonably 

reduce and minimi7c cxro~urc 10 floo<.l damage. 

X 
Existing and proposed comour$ as rcqmrcd oy Ordinance 
and an indication of steep ~loped areas 

Locations of all existing structures and !heir uses (with their 
numerical dimensions and an indication as to ·whether 

X existing structures will be retained or removed). hoth within 
the tract and within two hundred (200) leet or its boundary, 
including hut not limited to buildings. paved areas, 
railroads, bridges, culverts, dnrin pip!!s, any historic features 
such as family hurial grounds nnd buildings more thun lilly 
(50) years old, and the existing and proposed front, rear and 
side yar<.l st:thack. distances to all buildings 

The location an<.l si:~:e of e."is ting strucwrcs such as water 

X 
an<.l sewer mains, valves, hydrants, ulilit)' stru~tures, gas 
transmission linc:s ami high tension power lines on the tract 
and within two hundred (200) feet of ib boundaries 

The locat ion an<1 ident ification ofexrstrng vegetation with 
X an indiCl:Jtion as to whether it is to remain or he removed 

The location and species of all existing mdividualtrees or 
groups of trees having il calipt:r of six (6) inches or more 
measured four and one-half (4'1!) feet (Dnl I) ahovt: the 
ground level shall he shown wnhin the portion(s) of the tract 
to he disturbed ns n result of the proposed <.lt:vdopment, 
indicating which tr~t:s arc to remnin and 1111ich arc to be 
rc:muved. with the limits of dislll rhancc clearly in<.licated on 
the plan. 
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l'rclimin~ry 'lajnr Site rlan :tnd l'rclimin:u·y 'lajor Subdh•i.s ion Checl<list (cont.) 

~ot Wah'cr Item Of lnfurm:ttion Required B~· The l .nnd 
PrOI'iclcd llele,·ant Asked Lle,·ciOj)m cnt 0 rdina nee 

For 

X 
A Landscape Plan \howmg the IOC<ltion of all proposed 
pl~ntings, st:reening and buffering. a legend list111g t h~! 
botanical ami common names. the sizes at the time of 
plant in~ a planting schedule, method of irngation, the total 
quantity of each plant. ami the location of each plant keyed 
to the plan or plat 

Size, height and location of'all proposed buildings 
X ( including spot elevations and grad~s), stru~tures. signs and 

fences, including details for any signs. and s ign lighting. 
fences and trash enclosures and provis ions for the separation 
and storage of recyclable materi<Jls To the ex t ent appl 

All dimensions and setbacks n.:ctssnry to confirm 
conJilrmity to the chapte r, suc ll as the s i7.r of the tra<:l and 

X 
any proposed lot(s). the number o l'lots being created, 
structure setbacks, structure heights, ynrds, floor area mtios, 
building a11d lot covcral!cs, the amount of' contiguous net 
useable a<:n::<Jge, the d~ linc:ati o n of all "criticul an::as .. , and 
the inscription of a 205 foot di um~tt:r ci rcle, where required 
for residential uses To the extent app licab le 

The proposed lucat ion, height. si?.c, direction of ill umination 
with isolux curves, power and l)'pe of proposed outdoor 

X light ing, includingdetaib of ligluing poles, luminaries, 
hours and time ofl ighting, a poml by point plan and the 
average loolccmdle level Wa i ver as to isolux curve 
candle s due to de minimus na t ure of proposed 

Existing and proposed street and lot layout, with dimensions 

X 
correct to scale, showing that pon iun proposed for 
development in relation to the entire tract, and existing lot 
lines to he climin<Jtt:d TO the extent applicable 

The location and dt:sign or any ofl'-street parking or loading 

X <Jrea, showing the s iz.e and location of bays, aisles and 
harriers, curlling and paving specificat ions and any 
associated signagc To the extent applicable 

Allme~ns of vehict1lar access and egress to and from the 
sit(: onto publi~ streets, showing the si;:c and the Jo~ation of 

X driveways, sidewalks, tire lanes lind curb cuts, including the 
possible utilizlltion ol' tra l'lk signals, channcli ;:minn, 
acceleration and deceleration lanes, s ight triangle 
casements. additional width ami other proposed devices 
necessary Re l e vant information has been showr 

Plw1s, typ ical cross sections and construc tion dt: ta il s, 

X 
horizontal and vcni~:a l a l ignmt:n ts of t he centerli ne of a ll 
proposed st reets and of all cxist1ng streets allulling the tract 
including street name!> The vertical alignments shall he 
lla.~ed on lJ.S.U.S venical datum or a more ~11ecilied datum 
supplied by the Town~h1p [ngmeer, including curbing, 
s idewalks. street trees and plantmg strips, storm drains and 
gutters, dra i nagc structures and cross sect ions every hal rand 
full stlllion o r all proposed streets and of all cxlsting streets 
abutting. the tract. To the extent appl i cabl e 

Sight triangles. the radius or curb lines and street sign 
X l u~ations shall be clearly indicated at the intersections 

The ll'idtb of cartwoy and right-of-way, loc<Jtion and 
X width or utility lines, type and width of pavement, linal 

design grades, and a prn tilc or the lop o r curb within the 
bulb or lillY cul-dt:-SOC shall be included 
The relevant information has been s hown on 
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f'reliminar)' Major Site f'fan ancl f'rclimin:tr~' ~bjor Subdivision Checklist (cont.) 

:\'or w~ivcr Item Of lnfom•~tion ltequh·ed Uy The L~nd 
Pro1·idcd ltclcvant Asked Dcl•clo(lmcnt Ordin:mcc 

For 
lhc width ofaddninnal nght-o f~way to be dedicated to 

X the: Township or other appropriate governmental agency 
shall be shown as ~pcc• fi..:d in the Master l'lan or Official 
Map <Jn<lthe slr~t requirements ofthi~ chapter 

Drainage calculations. propo~cd drainage improvements and 

X 
detail f., and s!ormwaler design requirements as may he 
required in Section 16-5.2, with suhmtssinn requireme1ltS set 
forth in Subsection 16-5 2 mJ ol'this chapter Drainage 
plans shall include the following, as may be required by the 
Board Engineer: 

X Topographic Base Map per Suh~ection 16-5 2m.3.(a); Tc 

Environmental Site Analysis included in the Stnnmval~ 
X Management Report per Subsection 16-5 2 m.3.(b): 

)( 
Project Oescrip!ion in the Stormwnler Management 
Rt:port and Site Plan p.:r Subsection 16-5 2 m 3 ( .:): 

Land lise Plan per Subst:(tion 16-5 2 m.3.(d), including: 

X 
( I) New Jersey NonStructural Storm water Measures 
Str<llcgies point ~Y!>lt:m, Low Impact ('hecklist, detailed 
narrative and illustrative map~: (2) Development 
description to m~t:l erosion control , groundwater 
recharge, stonHwnter runoff quantity and quality 
sland~rds; and (J) LEI::O project checklist with narrative 

Stormwatcr Mapping per Subscct1on 16-5.2 m.J.(e), 
X including: t I) Area to be developed at one (I) foot 

contours; (2) Soil boring locations: (J) Dt:tatled design: 
(4) \Jtility Plan: and (5) Grnding Plan: Utility locat. 

X 
Stormwater Calculations and Smls Report per Subsection 
16-5 2m 3.( f); and 

X 
Operations and Maintenance l'lan per Subsection 16-5.2 
111 3.(g) . 

l'lans, pmlllcs and details of'prnpost:d improvements and 
X 

utility layouts including sewers, storm drains and water 
I incs, and feasible connections to gas, telephone and 
electri(afutilily systems, including plnns, profiles llnd 
details of <JII c:-:isting and proposed s;tnilm): sewage f-'lcilitics 
and water m<Jins with proposed connections, as required in 
Subsection 16-8 4 b.29 

If the proposed lotls) is (arc) not sc:rved by <• >nnitury sewer, 
X three (3) copies of the plan npproved by the Township 

Board of Health, with date nl approval, of site evaluation 
tests, certified by a licens~d professional engineer, 
indicating that the proposed lot(~) can adequately 
accommodate a sepltc ~yst c:m ·1 he locat ion(s) of the rest 
holc(s) and boringls). ~oil logs, propo!>t:d location of the 
~cptic disposal area~ and reserve areas, test rewlls. soil 
types, percolation rates and eomplian<-'C with the "Individual 
Sewage Disposal Cod~ of New Jersey·· or applicable 
Township Hoard of Health Code, whichever m~y be more 
r~strictive, shall )le shown on the plat and catif'ied lly a 
licensed professional engineer 
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l'rclinlinar~· 'lajor Silc J>hm and rrcliminary !\tajor Subdivision ChcddiM {wnt.) 

Item Xol Wai\'ct· Item Of Information J{~:quii'Cd Hy ·rhc Luu..l 
# l'ro,·idc<l J{clcv:.~nt Asked nc,·elorment On.linancc 

I' or 

58 Th~ nan1e.~, location and width of all ~xisting and proposed 
X t:l!so::ments aud righls-ol:way, til.: usc(s l J(,r which they arc 

inteudcd to he limileu. tht: manner in which the cascmt:nts 
will be controlled. and tn whom they are granted 

59 Any existing prnlo::ctive covenallls or deed rcstriclions 
X applying to the land hciug developed shall be submitted 

with lhc application and/or indicated on the submiucd plat 
or plan 

60 
X 

Plans for Soil Erosion and Sedimcnl Control as required by 
N.J.S.A. 4:24-39 ct st:(] <.~nd in accordance with th~.: 
Smnerst:l County Soil Conservation Dislricl. 

61 The o:xistiug atid 1>roposrd J>crmanenl monulli<:IIIS siHtll he 
X shown, iu acwrdance with lht: Map Filing l.all'. N J S.A 

46:23-<J.<J See Survey 

62 X An Environmental llllpact Statrmrnt in m:cordancc with 
Subsection H)-8 4 c of this chaptt:r. if required 

63 X A Tranic Impact Statement if required in ac<:ordance 1\'itil 
Subsection 16-R 4 d. oflhis ch<iptt:r, if re(1uircd 

64 If a survey is referenced. a copy of a signed and sc<.~lcd 
X surv~.:y hy a licensed New .lc•·sey land surveyor, showing the 

tract boundary, topographic inl(trmmion, existing 
wndilions, and all '·critical an:as". as dt:lined by this 
chapter 

65 Ccrtilication from the Township Tax Collt:ctor lhat all taxes 
X and asse~smcnts an: pit ill to dale, and cenitication lromlhc 

Chit:JTinancial Officer or his/her dt:signc::e thm all prior 
escrow fees have been posted. 

6(, A I ist of all known licenses, permits <.~nd other forms of 
X :.spproval re(lttired by Jnw for the development and operation 

of the proposed projccl, including approvals required hy the 
Township, as wdl as agencies of tile County, State and 
Fed~ral government Evid.:nc.: of I he submission of the 
applicalion(s) for other agency appwvals having jurisdiction 
over the application and/or rt:(luired by the Township 
Enginet:r shall h.: submitted. Where approvals h;~ve hecn 
gr<111ted, copies of said approv<.~ls shall be attached. Wht:rt: 
approvals :m: pending, a note shall he made to that t:ITeet . 

67 Concerning. major site plans only, the proposed use and 

X 
operatious of the buildings, the proposed number of shills to 
be worked, the maximum number of emplnvecs on each 
shill, and the lloms (>forcratinnopt:nto public usc. 

68 Concerning major site plans only involving the storage or 
X har.ardous suhst:mccs, a proposal for the means of storage of 

ha<:ardous substances in accordance with Ordiuance 81-&5. 

69 
X 

Wllt:rt: any clearing ;md/or constructi<>n of public 
itnprovements is proposed tu commence prior w lin;~ I 
approval, a wrincn statement fh•mtlle applicnnt indicating 
this inll:nt and his acknowledgement ofth.: n.:quirements or 
Se..:lion 16-9.2 of this chapter :md, ifth~ development i~ to 
l>e ph!lsl'd, th~ location of arens \\"here ~uch dearing or 
conslruction is prc>t>os.:d. Th~ l(>llowing ndditionnl 
infnnnalion also is rcquirc1i: 
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l' rcliminary Mll.iOI" Site Plan and l'1·eliminary ~lajor SubdiYi~ion Checldist (cont.) 

Item 
II 

70 

71 

72 

73 

74 

NOTr.: 

Not Waiv~r Item Of Informa tion Required Hy Tlu.• Land 
r ro\'ided Rele,·ant Asl<ed Dc\•t lopmcnt Ordinance 

For 

A letter from the developer indicat ing thnt he/she shall 
X be proceeding with construction ba~cd upon a 

preliminary appmvul only at his/h~r own risk and that 
he/she acknowledges that there arc no assurances that the 
improvements installed will be granted final approval. 

1\ separ~te plan depicting the areas within the site where 
construction shall be performed prior to linal approval, 

X inc I ud ing clearing ~nd grading limits, and a summary of 
the improvements that arc proposed to be constructed 
prior to fi nal approval. 
A separate plan depicting soil erosion 11 11d sediment 

X 
control measures which shall b~ implemt>nted prior to 
final<~pproval . the location of topsoil and nmterial 
stoc~pilcs and construction stl!ging ar~as, and measures 
to protect existing trees and vcg~tat ion along clearing 
limits. 
If clearing and grading are proposed beyond the right-of~ 

X 
way line on a proposed lot prior to final approval, a 
written explanation selling forth the reasons for such 
clearing prior to final approval and grading plan approval 
for the subject lot(s). 

In the case nf any subdivision or site plan submission of a 
planned development, the applicant shall be required to 

X submit all of the required infom1ation for all of the 
propenies comprising the planned development, regardless 
of whether the appliC<Jnt is seeking approval of the whole or 
a section of the planned development; specifically, the 
applicant shall be required to show the inter-relationship of 
each ponion of the project with the whole of the: proj ect 
considering land use, trallic, open space, buffc ri11g, drdinage 
and surface water management, sewc:r11gt:, potable water 
supply and any otht:r specilic planning considerations as 
may be of parl icul ar re levance to a particulur pi anned 
development. 

The 13oard reserves the right to require additional information he fore b'f<~n ting preliminary approval when 
unique circumstances affect the tract and/or when the appl ication lor development poses special 
prohlcms for the tract and surrounding area, provided, however, that nn application shall be declared 
incomplete for the lack of such additional information 

2/S/20 

Esq. Attorney for Applicant 
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