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Present: Martinelly, Canonico, Murphy, Daly, Roache, Akerblom, Henderson 

  Kennedy (Attorney) 

  Cranmer (Engineer) 

Absent: Edwards, Carnes  

 

All saluted the flag, and the Presiding Officer’s Statement was read 

 

Minutes: 

A motion was made by Ms. Canonico, seconded by Mr. Murphy to adopt & memorialize the July 

11, 2018 minutes as submitted. All approved. 

 

Planning Board Rep:   No report 

 

Unfinished Business:    None 

 

New Business: 

 

Martelli Developers, LLC:     Use Variance – only 

942 Broad St 

Bl: 30, Lot: 60 

 

Mr. David Cranmer, Engineer, Zoning Officer was sworn. 

 

Mr. Kennedy announced that this application is for a use variance. 

Mr. Salvatore Alfieri, Esq., Cleary, Giacobbe, Alfieri, Jacobs, represents the applicant,  

Martelli Developers, principal owner Salvatore Martelli, property owner Michael Lynn 

 

Mr. Steve Mlenak, Esq.: Greenbaum Rowe Smith Davis LLP, representing Thornebrooke 

Condominium Association. 

  

No other attorneys were present representing any other homeowners. 

 

Mr. Kennedy asked if there were any conflicts among the board members for Martelli 

Developers, Mr. Michael Lynn, Thornebrook Condo Association, no issues were raised with 

respect to conflicts. 

 

Ms. Martinelly announced that her conflict as announced last month is no longer an issue, and 

she will no longer recuse herself on this application. 

 

Mr. Kennedy asked if there were any official objections to the Notice that was served? 

Mr. Mlenak stated no issues, no members of the public had any issues on the Notice. 

 

Mr. Kennedy announced that he reviewed the Notice and finds it to be adequate and the board 

has jurisdiction to hear this matter. 
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Mr. Kennedy briefly described the use variance process and the bifurcating process, site plan 

approval, and the bulk variance approvals, but the applicant is only seeking the use variance 

approval tonight. 

 

Mr. Kennedy marked the following into evidence: 

 

A-1:  Zoning Board Development Application (complete package) 

A-2:  Survey – prepared by Charles Surmonte PE 9/27/2016 

A-3:  Proposed Use Variance, prepared by Marc S Leber, 2/6/2018, revised 4/30/2018 

A-4:  Traffic Impact Study, prepared by Bright View Engineering, LLC Aaron Schager,  

         4/24/2018 

B-1:  Cranmer Engineering Review letter dated 7/31/2018 

 

Mr. Salvatore Alfieri, Esq represented the applicant, Martelli Developers, LLC 

 

Mr. Alfieri described the proposed development: 

• Use Variance only 

• 2 - 5,500 sq. ft. medical office buildings 

• Applicant will provide both the positive/negative criteria for the use variance. 

• If the use variance is granted the applicant will return to the board with a fully engineered 

project and still meet the negative criteria.  If the approval doesn’t work on the site the 

project could shrink in size, the will not increase in size. 

 

Mr. Joseph Mae, Engineer was sworn and gave his educational & professional experience and 

was accepted as an expert witness in engineering.  Board members or Mr. Mlenak did not have 

any objection. 

 

Mr.  Mae referred to A-3, which does not have any modification and described the site: 

• Site is known as Bl: 30, Lot: 16 

• 3.4 acres in the PSC Housing Zone District 

• 300’ of frontage, 500’ deep 

• Wetlands on the south/west side of the property, an existing pond is located, and the 

applicant has done a L.O.I. description, and the applicant will provide a 50’ buffer to the 

wetlands, but upon site plan review they will provide the required buffer. 

• Occupied presently by 1 single family home 

• Shrewsbury Borough is to the north, Thornebrook to the south, and single family homes 

directly across Broad St. 

• 2 free standing medical offices are proposed (5,500 sq. ft each, each floor will have 2,750 

sq. ft.) 

• Access will be from Broad St, with a right turn only out 

• Stormwater Management will be located in the rear of the property with an above ground 

basin, Soil logs indicated that the Seasonal High Water Table is only 4’ deep, and will be 

addressed at the site plan hearing. 

• Refuse container will be located in the rear of the property 

• 6 handicapped parking stalls to be proposed where only 4 are required 
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• 25’ wide aisle widths which will accommodate 2 way traffic throughout the site, and 

emergency vehicle access 

• ADA walkways are proposed to each building 

• Landscaped is proposed, but the buffering is not shown on this plan, they will comply 

with recommendations of the board. 

• Broad St is under the jurisdiction of N.J.D.O.T, 

• Lighting proposed will be L.E.D. down face lighting, or night sky friendly lighting, no 

glitter or spillage.  A photometric plan will be provided, with no spillage to adjacent 

properties. 

• The set back to the residential uses is approximately 70’ from the property line to the 

building, 40’ buffer is available for plantings where 20’ is required, the other side of the 

property there will be a 70’ buffer area. 

• Currently the flow of water travels right to light on the site (diagonally) it is the intention 

to maintain all the Stormwater that is generated from the site from the upland basin and 

discharge into a permitted use that would meet all DEP Requirements to the westerly 

property line, wetland area, and the existing pond area. Currently they show a 50’ 

wetland buffer, but there will be a jurisdictional determination from the DEP as to what 

exactly would the site plan wetland limits would be. They are proposing not to touch the 

whole western side untouched.  From the parking lot to the property line is approximately 

200’. 

• Driveway will be relocated to the south/west or centered on the lot. 

 

Mr. Kennedy marked: 

A-5:  Architectural Rendering – by applicant, dated 9/5/2018 

 

Mr. Alfieri stated that a 

• Traffic Engineer will testify tonight to address traffic 

• NJDEP approval will be applied for and an L.O.I. 

• NJDOT approval for the driveway access 

• Utilities, MCPB & Freehold Conservation approvals will be applied for subsequent to the 

use variance approval 

• Miscellaneous: 3.0 of Mr. Cranmer’s review letter – will be addressed during site plan 

approval 

•  

Mr. Murphy asked if this project is approved, and the wetland lines are moved back, the 

applicant would have to return to the board for an amended application?  Mr. Alfieri said that 

they would have to return and renotice for any change. 

 

Mr. Steve Mlenak, Esq represented Thornebrook Condominium Association. 

 

Mr. Mlenak asked if anyone could answer questions with regard to the operation?  Mr. Alfieri 

explained that they do not have any tenants, but Mr. Martelli would answer the best to his 

knowledge. 
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Mr. Mlenak asked questions with regard to wetlands and storm water runoff even though they 

will be dealth with at a later hearing: 

• Which direction does the water run off flow- Mr. Mayer advised the water flows right to 

left, which will be addressed in the Storm Water Management Report when it is prepared. 

This is not a flood hazard area, the water will not impact the residents.  The water 

currently is going to the west.  There is a small drainage basin currently on the property.  

The water level will not be increased.  Mr. Mlenak asked if there will not be any 

substantial detriment to the neighboring properties.  Mr. Mayer feels that the neighboring 

properties will benefit.  There isn’t any water management on the site currently. 

• Mr.  Mlenak asked if there is enough information to substantiate… Mr. Mayer said there 

is not a current L.O.I., they do not have an official L.O.I.   A condition of approval would 

be to obtain a current delineation. 

• Discussion on the proposed 86 parking spaces where 74 is required, impervious bulk 

variances, he asked why are the additional 12 needed which increases the impervious 

coverage.  Mr. Mayer stated that their current coverage is 26% where 65% is allowed in 

the B1 Zone, which is comparable to a business use. 

• Lighting poles will comply with Borough Ordinances, with timers as required  

• Buffers were discussed, the existing pond will remain, trees will be removed 

• Landscaping and plantings from the residential properties will meet the Boroughs 

requirements 

• The Stormwater quality will be improved, and the quantity of water will be diminished, 

currently the water runs into the pond with no cleansing of the water. 

•  

Mr. Cranmer advised that our Stormwater Mgmt requires peak post development and peak rate 

reductions that the applicant would have to achieve, 50% for a 2 year return frequency storm 

event, 25% for 10 year, and 20% for a 100 return frequency story event. Water quality would 

have to be demonstrated, 80% total –inaudible ------ removal, through the use of a structural or 

non- structural Stormwater strategy, manufactured treatment device with a water quality basin.   

Mr. Cranmer is not sure if there is not a riparian zone on the site, a DEP would have to review 

the site for not only a Fresh Water Wetlands L.O.I but a jurisdictional determination that there 

isn’t a Category I stream within 300’ of the street, and that the pond on site would not constitute 

a Riparian Water-Way and need a 300’ buffer from it.  He feels that the basin size maybe too 

small.  He doesn’t feel that a ground water recharge system will function well on the site.  

That will be reviewed upon submission of site plan details, should be the board act favorably 

tonight. 

 

Ms. Canonico asked to have the use variance that is being applied for. 

 

Mr. Cranmer explained that the property is currently in a R1A Zone – created for the 

Thornebrook Development, which allows: 

• 45,000 sq. ft. lots, single family dwellings, which is the present use   OR: 

• Cluster Development – Planning Senior Citizen – which is the Thornebrook 

Development – these are smaller lots usually with environmental restraints, usually on ½ 

acre lots which is what is permitted on this site. 

• Medical development that is being requested is permitted in the B1 Zone, HC/PO Zone, 

or P1 Zone, explained the uses that would be permitted. 
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A motion was made by Ms. Canonico, seconded by Mr. Daly to open the meeting to the public.  

All permitted. 

 

Mr. Rich Jones, 61 Thornebrook Drive, was sworn.  Mr. Jones asked the applicant’s engineer 

Mr. John May to describe the site and setbacks to the proposed project, which he explained all 

the buffers, and setbacks and the locations of wetlands. 

 

Mr. John Woloszyn, 945 Broad St., was sworn, and asked Mr. May questions with regard to 

pedestrian sidewalks, and the difficult driveway that will be used for a medical use. 

 

Ms. Lorraine Woloszyn, 945 Broad St., was sworn, asked questions with the esthetics of Broad 

Street and the Historic District, and how the change from residential to commercial would be 

affected, she asked if they were still going to move the driveway 20’ north, which would place 

the driveway directly across from her driveway, would there be any consideration for traffic 

control there?  Mr. May advised that the traffic expert would address her concerns. 

 

Mr. Paul Lynsey, 2 Adams Way, was sworn.  Mr. Lynsey asked questions with regard to the 

impervious coverage. Mr. May said less than what the Ordinance allows, after construction it 

would be 26% coverage.  –inaudible----      

Mr. Lynsey asked if Stormwater will be reviewed, Mr. May said at the time of site plan, this is 

only for the Use Variance, he advised that the quantity, quality and the run off of the water will 

be improved and managed.   Mr. Alfieri stated that this site has not been engineered, landscaping 

or buffering has not been designed, the applicant will comply with any requirements, or requests 

of the residents.  Mr. Alfieri stated that the applicant will be applying for any and all permits 

necessary from the State, and that will all be done after approval of the use variance. 

 

Mr. Kennedy reminded the audience that this meeting is being recorded, and if you have 

statements to please come to the microphone. 

 

 

Mr. Harman Willey, 51 Thornebrook Drive was sworn.  Mr. Willey asked questions with regard 

to the trash enclosure.  Mr. May stated that it will be compliance with Borough Ordinances, he 

stated that the trash will be limited, picked up once a week.  Medical waste will be addressed by 

the State with special containers.   Mr. Willey asked if the existing detention basin will remain? 

Mr. May explained that is to be determined, if it needs to be adjusted that will be determined 

during the site plan review.   

 

A motion was made by Ms. Canonico, seconded by Mr. Daly to close the meeting to the public.  

All approved. 
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Mr. John Jahr, Traffic Consultant, Bright View Engineering, gave his educational & professional 

background and was accepted as an expert witness in Traffic. 

 

Mr. Kennedy marked the following into evidence: 

A-4:  Bright View Traffic Report, 4/24/2018 and reviewed the report: 

• Site is located on Rt. 35 which is a State Highway with many openings 

• Silverbrook Rd was included in the study since it is a prime location from the site 

• A Traffic study was done Tuesday April 24, 2018 – AM & PM Peak Hours counts were 

done, which is required for an medical office building, if this was an office building they 

would need to do AM & PM Peak Hours and a Saturday, which is based on the I.T.E. 

Standards 

• Morning peak hour (8:00 am – 9:00 am) -1700 vehicles on Rat 35   

PM peak hour (3:30 pm – 4:30 pm) +2,000 vehicles bidirectional – north/south at 

Silverbrook Rd.  

• Mr. Jahr explained the rating of the signals on Rt. 35 – Level Service “C” & “D” which is 

approximately a 20 second delay, “D” & “E” reflects a delay 40 seconds.  Over the 

course of the day 20,000 vehicles use Rt. 35.  Vehicles leaving Silverbrook will have an 

additional 2 second delay in the AM to 23.8 second delay, and from 46.1 second delay to 

a 48.6 second delay after construction. 

• Mr. Jahr discussed the Trip Generation based on 2 – 5,500 sq. ft. buildings. NJDOT has 

trip generation formula vs the I.T.E. Trip Generation. He found that the medical offices 

have a lower trip generation vs the NJDOT, and a lower trip than the general offices than 

the I.T.E. proposes, and explained that for the office buildings everyone comes in in the 

morning and goes home at night, the medical offices it’s an all day long process, then 

generate traffic throughout the day. 

 

Mr. Kennedy marked the following: 

A-6: NJOIT Aerial Plan, prepared by Beacon Planning, Colts Neck 

 

Discussion on right turn in and out of the site, which will be presented to the State for approval 

from the NJDOT. Ms. Canonico asked if the applicant could apply for right out / left turn out of 

the site?  Mr. Jahr said that he would not be comfortable with the movements.  He suggested 

right in right out of the site, he feels that the left in would be problematic.  He would rather have 

the tenants of the site find another way of ingress.   Signage would be used for the no left turn 

out of the site. 

 

Mr. Jahr suggested that the parking is over parked and he would strongly suggested that the 

applicant use the right amount parking, it is adequate with a surplus of parking, he would suggest 

additional handicapped spaces.  Doing this would allow more green space on the site. 

 

Mr. Steven Mlenak, Esq, asked Mr. Jahr questions with respect to the following: 

• Mr. Mlenak stated that this lot currently has a single family and the level of service is 

already an “E” which is not favorable and it currently exists.  Why add to this already 

problem area and it is a substantial detriment change that is going to be added to the site. 
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Mr. Jahr stated that this is a good proposal for the site, because the applicant has done 

everything to minimize the impact to Rt. 35.  He feels that any residential use that is 

proposed will want the right in/right out.    Mr. Mlenak stated that the 1 residential home 

has right in/right out and left in/left out, which is more of a detriment to the homes across 

the street. Mr. Mlenak asked what has the applicant done to minimize the traffic?   

Mr. Jahr explained not allowing left turns out. Mr. Mlenak asked will this cause a “U” 

turn down the street at the Thornebrook driveway?   Mr. Jahr wants to make sure that cars 

do not go into the Silverbrook Rd neighborhood. Mr. Jahr gave the peak hour trips,  

AM peak - 40 trips and PM peak - 76 trips. 

 

Mr. Mlenak referred to the Silverbrook Rd prohibition, and asked if he has seen the sign?  

Mr. Jahr said no.  Mr. Mlenak referred to the signage on Silverbrook Rd that has not 

deterred vehicles from turning down Silverbrook Rd.  What will stop the illegal “U” turns 

at Thornebrook?  Mr. Jahr said with proper enforcement……anyone making the illegal 

turn would be subject to a Violation and Ticket and loss of License. 

 

Mr. Mlenak stated that you were asking for a use variance with circulation that is going 

to create at least 10 vehicles in the AM Peak hour and 37 vehicles in the Peak Hour, 

approximately how many will use the “illegal” turns?  Mr. Jahr said none, it’s illegal. 

 

Mr. Jahr feels that the application is going to improve public safety with the use of 

additional signage…. 

 

A motion was made by Ms. Canonico, seconded by Mr. Murphy to open the meeting to 

the public.  All approved. 

 

Mr. Paul Lyndsey, 2 Adams Way, was sworn.  He gave his concerns on public safety 

concerns at the corner of Broad & Sycamore and the possibility of stacking going south 

in front of the ingress to the proposed project.  Mr. Jahr explained that at the time of site 

plan they may be proposing an upgrade to the shoulder making it a travel lane allowing 

for de-acceleration with the approval of the NJDOT, after they do a study. 

 

Ms. Lorraine Woloszyn, 945 Broad, asked where the new driveway is planned for?   

Mr. Jahr explained that it is planned for the middle of site, approximately 20’ to the 

north.  Mr. Woloszyn has concerns since her driveway would be directly across street.   

Mr. Jahr said that vehicles would only be allowed a right turn in, no additional vehicles 

will impact the right turn in lane.  Ms. Woloszyn asked if the Traffic Study that was done 

considered Silverbrook Rd.  Mr. Jahr said that the traffic that will be going in and out of 

the site should not have an impact. 
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Ms. Carla Fiscella, 15 Adams Way, was sworn, pointed out when vehicles want to go 

north they would have to go to the next jug handle ½ mile to turn around or go to the 

Newman Springs Road jug handle to back the other way, isn’t slowing down more of a 

hazard?  This is a very dangerous section of Rat 35.  Mr. Jahr explained that the traffic in 

general is a concern, and left turns cause problems.  Ms. Fiscella asked Mr. Jahr if he can 

say that this right hand turn out only will not negatively impact the residents of this 

community?  Mr. Jahr he said that he cannot answer the question.   

 

Mr. Ned Newland Thornebrook Drive, was sworn, asked if he has taken into 

consideration the number of people that would be in waiting rooms in this office 

complex?  Mr. Jahr said no, he is the traffic expert only, he doesn’t know what the 

“people count” would be.  A general office will have 77 vehicles exiting in the peak hour, 

for the maximum occupancy, and for a general office 40 vehicles will exit. 

 

Ms. Mary Lynsey, 2 Adams Way was sworn, asked questions with regard to the shoulder 

expansion.  Mr. Jahr explained that the NJDOT will make the final decision.  The 

NJDOT will look at this site as a small traffic generator, and he will work with the board 

and Engineer as part of the site plan approval.  Ms. Lynsey asked if the applicant would 

consider installing gates for the Thornebrook community to assure that no traffic will 

enter their site?  Mr. Alfieri said that he would have to discuss that with the applicant. 

 

A motion was made by Ms. Canonico, seconded by Mr. Daly to close the meeting to the 

public.  All approved. 

 

Break: 9:50 pm – 9:55 pm.  All present at roll call. 

 

Mr. Salvatore J Martelli, Martelli Developers prospective purchaser 942 Broad St, was 

sworn.  Mr. Martelli gave a brief history of his business. 

 

Mr. Martelli explained that he will not be signing any leases until after the approval 

process.  This is a generic design divided into 4 offices.  He originally wanted to develop 

the property for retail use, but now he would like to relocate his office into one of the 

proposed building with a design center.  He felt that the medical would cause him to 

maximize the parking for a medical use or professional use.  If someone wants to rent one 

of the offices he would be open, but it is his intent to move into at least ½ of one of the 

buildings.   

 

Mr. Mlenak asked if it is his intent to use the building for both a professional or medical 

uses?  Mr. Martelli said yes, and he would have all the parking in place.   

Mr. Mlenak said that the approval that he is seeking is only for medical use.   

Mr. Martelli explained that he has had conversations with one potential client.   

Mr. Martelli said he would rent to any medical uses.  Mr. Mlenak went through a list of 

uses i.e.: medical marijuana, sleep center, in office procedures, Mr. Martelli said no, only 

in office visits, no procedures, only doctors with typical doctor’s office hours.   
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A motion was made by Ms. Canonico, seconded by Mr. Daly to open the meeting to the 

public.  All approved. 

 

Mr. ------ inaudible---, asked if this could be used for a drug treatment facility?   

Mr. Martelli said he doesn’t think so, he agreed that as a condition of approval that type 

of use would be prohibit that type of activity. 

 

Mr. Joe Burns, 81 Thornebrook Drive, was sworn, he asked if there will be 40 offices? 

Mr. Martelli said it would be 4 offices to a building, 2 offices per floor, and 2,500 sq. ft. 

per floor. 

 

Ms. Joan Meehan, 52 Thornebrook Dr was sworn, asked if medical trucks will going in 

and out of site.  Mr. Martinelly explained the biggest truck will be the size of UPS truck, 

no tractor trailer trucks, maybe a moving truck when a tenant moves in or out. 

 

Ms. Carla Fusella, remained under oath, gave her concerns on the proposed trash area in 

the rear of the property, she asked if another location could be looked into?  Mr. May said 

yes. 

 

A motion was made by Ms. Canonico, seconded by Mr. Daly to close the meeting to the 

public.  All approved. 

 

Ms. Canonico asked if he is planning on a “duel use” for professional & medical located 

in 1 building?  Mr. Martelli said yes, he has spoken to someone who is interested in 

moving into his building.  He advised that he has designed the building with keeping with 

the style and history of Shrewsbury, and he has reduced the building coverage by 30% 

and will have the maximum number of parking spaces to cover the medical uses. 

 

Ms. Canonico asked if there are different “grade levels” for a medical use facility and 

could this be an IMA?   Mr. Cranmer said yes it could, there is a pending Bill in the 

Assembly stating that certain treatment centers would be permissible in any zone in the 

State of New Jersey that permits a medical office.  He is not sure that a Use Variance 

approval with a condition of approval would rise to the level that would preclude that 

from happening.   

 

Mr. Cranmer indicated when reviewing in his Zoning Officer capacity, he relies on the 

North American Industrial Classification System, and they classify every land use by 

categories – is it a medical officer, is it a medical industry, is it a general office, a 

business office, and that is frequently relied on for guidance when we determine if it is a 

medical use or a professional office use.  It is a muddy water where those two intersect, 

frequently whether it is professional office or medical office, many of the uses could fit 

into both.  There is a plethora of uses that could fall under medical and if the applicant 

wants this to be an office use, where general office would be permissible or business 

office, he feels that the applicant would have to amend his application and renotice.  

Currently the public was noticed for a medical office.  Currently his understanding is for 
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a medical use.  There is a higher demand for a medical.  If the board receives an 

application for a medical office and takes action and makes a favorable determination on 

a medical office, that doesn’t mean that a “lesser use” could occupy the space, from a 

parking standpoint, from any restriction standpoint.  If it’s a medical use, it’s a medical 

use. 

 

Ms. Canonico asked could the board have the ability to restrict the type of medical use, 

could we said “no drug dispensing”?  Mr. Cranmer stated that a marijuana dispensing is 

covered by Ordinance, stating that it is a prohibited anywhere in the Borough.   

Mr. Cranmer referred that restriction to Mr. Kennedy.  Mr. Kennedy explained that it is a 

very difficult question, he will come back with the limitations on what the Board can do 

 

Mr. Mlenak wants to clarify that this will be continuing to hear this application on a 

medical use only, otherwise, he will object to the jurisdiction.  Mr. Alfieri said yes they 

are as of tonight, and if between now and the next hearing then amend the application, 

they will renotice to meet the Municipal Land Use Law.   

 

Mr. Kennedy announced that this application will be carried to October 3, 2018 @ 

7:30pm., without further notice, unless the applicant will amend the application. 

 

Mr. Alfieri agrees to extend the time in which the board has to act.   

 

Mr. Mlenak agreed to 10/3/2018. 

 

A motion was made by Ms. Canonico, seconded by Mr. Roache to carry the application 

of Martelli Developers, LLC to 10/3/2018 @ 7:30 pm without further notice.   

All approved 

 

 

Mr. Alfieri advised since the traffic expert has concluded his testimony he will not return 

on 10/3/2018. Ms. Martinelly advised ok.  

 

A motion was made by Mr. Roache, seconded by Ms. Canonico to adjourn the meeting at 

10:15 pm All approved. 

 

 

  

 

 

 

 

 

 

 


