
AGENDA
PLANNING BOARD

MEETING TIME 6:30 PM - MAIN MEETING ROOM
JANUARY 7, 2026

OPENING STATEMENT

ROLL CALL

SALUTE TO THE FLAG

READING OF AGENDA BY THE SECRETARY

APPROVAL OF MINUTES

Minutes to be posted to Township Website Upon Approval

APPROVAL OF RESOLUTIONS 

None

ADMINISTRATIVE MATTERS

Request for Extension of Time #2019-201 – LaSalle, Lincroft, Inc. (Christian Brothers Academy), Block 
1063, Lot 67.01, Newman Springs Road, R-220 Zone. 

OLD BUSINESS

None

NEW BUSINESS

#2025-206 – Christian Brothers Academy, 850 Newman Springs Road, Block 1063, Lot 67.01, Located In The 

R-220 Zone. 

The applicant is seeking Minor Site Plan Approval to construct a 458.1 square feet accessory HVAC 
system with fencing and associated landscaping.

CBA PLANNERS TECHNICAL MEMO 122625.PDF

CBA_AIR CONDITIONER_1ST ENGINEERING REVIEW.PDF
CBA HVAC MINOR SITE PLAN RESUBMISSION_R122325S.PDF

CBA VARSITY GYM HVAC UNITS-082925.PDF

#2025-400 – Milano Brothers Builders, LLC, Walada Avenue & Arlington Avenue, Block 158, Lot 1; Block 159, 
Lot 3; Block 122, Lot 122, Located In The R-7 Zone. 

The applicant is seeking Preliminary & Final Major Subdivision Approval and Minimum Lot Frontage 
Variances where 75 feet is required, and 39.27 feet is proposed for New Lot 1; 64 feet is proposed for 
New Lot 2; 39.27 feet is proposed for New Lot 3; and 66.45 feet is proposed for New Lot 4.

WALDA AVENUE PLANNERS TECHNICAL MEMORANDUM.PDF

WALADA AVENUE T AND M REVIEW.PDF

WALADA AVENUE SUBDIVISION PLAN.PDF

ADJOURNMENT

1.

2.

MR. DAVID MERCES

Class IV Member

MS. ROSEANN ETESON

Class I/Mayor’s Designee

MR. CARL RATHJEN

Class IV Member

MR. JOHN RENTSCHLER 

Class II/Public Official Member

MR. KEVIN COLANGELO

Class IV Member

MR. KEVIN SETTEMBRINO

Class III/Township Committee Member

MR. STEVE SCHWEIZER

Class IV Member

MR. VLAD BERSON

Class IV Member

MR. JAY BANASIAK

 Alternate #1

MR. JOSEPH AMECANGELO

Class IV Member

 MR. JAMES PISANO

Alternate #2

3.

4.

5.

6.

7.

8.

9.

9.I.

Documents:

9.II.

Documents:

10.
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TECHNICAL MEMORANDUM 
 
DATE: December 26, 2025  
BOARD:  Planning Board 
APPLICATION: Christian Brothers Academy (#2025-206)   
   850 Newman Springs Road - Christian Brothers Academy  
   Block 1063, Lot 67.01 
   Minor Site Plan  
 
PROJECT DESCRIPTON AND HISTORY  
 
The applicant proposes to install a 481 sf HVAC mechanical system on top of a 458 sf concrete pad 
adjacent to the existing varsity gym; enclose the system with an 8’ tall chain-link fence with black privacy 
slats and with lockable gate access; and install a 4’ wide concrete sidewalk around the perimeter of the 
concrete pad and landscaping. 
 
In 2009, the applicant sought site plan and conditional use permit approval for various building additions 
and site plan improvements. The Planning Board granted approval with conditions in 2009 (2009-202) 
but the improvements were never completed.  
 
In 2021, the applicant obtained site plan approval from the Planning Board for building additions and site 
improvements (2019-201). In 2024, the applicant obtained amended site plan approval for the 
construction of an artificial turf baseball facility, bleachers, press box and improvements to walkways, 
drainage, and utilities. The applicant was granted extensions of time in February 2024 and February 2025.  

 
PROPERTY DESCRIPTION, ZONING AND SURROUNDING LAND USE 
 
The 143.814-acre tract is located on Newman Springs Road approximately 2 ½ miles west of the Garden 
State Parkway across from Thompson Park. The site contains the Christian Brothers Academy including 
the Main Academic Complex, Brothers Residence, sprint barn, Benilde Hall, Henderson Hall, McKenna 
Hall, Soloman Hall, Valentine Hall, two Maintenance Garages, LaSalle Auxiliary building, two storage 
sheds, baseball field, tennis and basketball courts, two running tracks, and associated parking, landscaping 
and lighting. 
 
The site is located in the Rural/Estate Residence (R-220) Zone District. Private schools are permitted 
conditionally in the R-220 Zone. The Low Density Single Family Residential (R-45) and Office Research 
(OR-1) Zones are to the north; the R-220 and Residence and Office (R-O) Zones are to the south; the Low 
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Density Single Family Residence (R-90), R-45 and R-O Zones are to the east, and the R-45 and R-220 
Zones are to the west. 
 
PLANNING COMMENTS 
 
1. Conditional Use Standards –  

Chapter 540-818 sets forth the standards for Private and/or parochial schools within a single family 
residential zone. Testimony shall be provided whether circumstances have changed with the current 
proposal from the 2021 Site Plan approval related to the Conditions for Private and/or parochial 
schools. At the time of the 2021 approval (#2019-201) the applicant was in compliance with the 
Conditions, and agreed to conform to all signage requirements.  
 

A. Convents, social halls, athletic fields and buildings and similar uses which are accessory to 
the educational use shall be permitted.  
 

B. Educational uses shall adhere to the following: 
(1) Elementary schools shall have a minimum lot area of five acres, plus one acre for each 25 

students in excess of 300 students, based upon the maximum functional capacity of the 
school. 

(2) Secondary schools shall have a minimum lot area of five acres, plus one acre for each 25 
students or fraction thereof based upon the maximum functional capacity of the school. 

 
C. Educational uses shall be screened from adjacent residential zones or existing residences 

adjacent to the site in accordance with the provisions of § 540-606B of this chapter and/or 
shall provide fencing along such property lines as may be deemed adequate by the Planning 
Board. 
 

D. Permitted signs. One freestanding sign not larger than 35 square feet in area and not 
exceeding eight feet in height. In addition, facade signage occupying an area no greater than 
5% of the front facade. Schools which border more than one street may have one freestanding 
sign facing each street. Only one freestanding EMC sign is permitted in accordance with § 
540-635U. 

 
E. Lot coverage shall not exceed 30%.  

 
2. Minor Site Plan – The applicant proposes to install 481 sf HVAC system adjacent to the varsity 

gymnasium on top of a 458 sf concrete pad; enclose the system with an 8’ tall chain-link fence with 
black privacy slats and with lockable gate access; and install a 4’ wide concrete sidewalk around the 
perimeter of the concrete pad. 
 

3. HVAC Equipment - Chapter 540-508(I) requires HVAC equipment for nonresidential and mixed land 
uses to meet the accessory structure setback standards for the relevant zone. The subject property is in 
the R-220 Zone and minimum accessory structure setback standards are 115’ from the front, 75’ from 
the side and rear. The applicant shall indicate in testimony compliance with these standards. 

 
4. Landscaping and Lighting – Chapter 540-632 requires that HVAC equipment be screened from public 

view. The screening shall consist of densely planted evergreen shrubs, which shall grow to not less 
than five feet after one growing season, along with a solid screening element, such as a solid and 
uniform fence at least five feet in height on four sides. The applicant proposes to enclose the HVAC 
system with an 8’ tall chain-link fence with black privacy slats and with lockable gate. Landscaping is 
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proposed along the northeastern perimeter. A design waiver may be required from providing a 
landscaped screen along for the remaining sides of the HVAC system. 

A. The applicant shall indicate in testimony if tree removal is proposed. If so, 
compliance with the Township Tree Removal/Replacement regulations found in 
Chapter 423 Article VI.  

B. We defer additional landscaping comments to the Board Engineer.  
C. No lighting is proposed as part of this application.  

 
5. Fire Advisory Board review and approval shall be made a condition of approval.  
 
DOCUMENTS REVIEWED 
 

 Minor Site Plan for Christian Brothers Academy Varsity Gym Air Conditioning, consisting of 
three (3) sheets, prepared by Kennedy Consulting Engineers, LLC, dated September 8, 2025, last 
revised December 23, 2025;  

 Architectural Site Plan for CBA Varsity Gym Air Conditioning, consisting of three (3) sheets, 
prepared by Kellenyi Johnson Wagner Architects, dated August 29, 2025;  

 NJ Department of Environmental Protection Freshwater Wetlands Letter of Interpretation: Line 
Verification, dated January 19, 2018;  

 Written request of waivers, undated;  
 Project Narrative, undated;  
 Disclosure Statement;  
 Certificate of Title, prepared by John Giunco;  
 Verification that property taxes are current;  
 Zoning Officer Denial; and 
 Development Permit Application. 

 
 
We reserve the right to make additional comments based upon the submission of additional documents or 
testimony presented to the Board.  
 
Report Prepared by: 
 

 
       
Amy H. Citrano, PP, AICP  
Director of Planning 
 
__________________________ 
Patricia Dunkak  
Sustainability Coordinator  
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MIPB-R8482 December 18, 2025 

Ms. Debi Yuro, Board Secretary via E-Mail (dyuro@middletownnj.org)   

Township of Middletown Planning Board 

One Kings Highway 

Middletown, New Jersey 07748 

Re: Varsity Gymnasium Air Conditioning 

Christian Brothers Academy 

850 Newman Springs Road 

Block 1063, Lot 67.01 

Minor Site Plan 

 First Engineering Review 

Dear Board Members: 

As requested, our office has reviewed the above referenced amended major site plan application, 

consisting of the following: 

• Minor Site Plan titled “Christian Brothers Academy CBA Varsity Gym Air Conditioning” 

prepared by James A. Kennedy, P.E., of Kennedy Consulting Engineers, LLC, dated September 

8, 2025, consisting of three (3) sheets. 

• Architectural Plan titled “CBA Varsity Gym Air Conditioning” prepared by Eric L. Wagner, 

A.I.A., and Richard R. Kane, A.I.A., of Kellenyi Johnson Wagner, dated August 29, 2025, 

consisting of three (3) sheets. 

Based on our review, we offer the Board the following comments and suggestions: 

 

A. Project Description  

 

The approximately 143-acre property currently contains the private Christian Brothers Academy 

boys’ high school along with associated athletic facilities and ancillary site improvements.  The site 

is located in the Rural Estate Residence (R-220) Zone of the Township with frontage along Newman 

Springs Road (CR 520).  The applicant received prior approval for various sports field improvements 

in 2021 which are currently under construction. 

 

With this application, the applicant is proposing an HVAC unit in the rear of the existing varsity 

gymnasium, to the west of the faculty parking lot. The proposed HVAC unit will be ground mounted 

on a concrete pad surrounded by river stone and the existing sidewalk between the gymnasium and 

the intended work is to be removed and relocated. The unit will be screened by an 8’-0” high fence 

with privacy slats.  

 

B. Design Waivers/Variances: 

 

1. We defer to the Board Planner with respect to any variances or waivers. 

 

C. Off-Site and Off-Tract Improvements 

 

1. No off-site or off-tract improvements are proposed. 
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Le: Township of Middletown  

 Attn: Debi Yuro, Board Secretary 

  

Re: Varsity Gymnasium Air Conditioning 

Christian Brothers Academy 

850 Newman Springs Road 

Block 1063, Lot 67.01 

Amended Preliminary and Final Major Site Plan 

 First Engineering Review 

D. Site Requirements/Layout 

 

1. The applicant should clarify the height of the proposed HVAC unit. We note that as the unit is to 

be screened by an 8’-0” high chain link fence with privacy slats and the architectural elevation 

views indicate the unit will be slightly taller than the fence. 

 

2. A construction detail shall be provided for the proposed fence. 

 

3. We note that the existing sidewalk which is to be removed and relocated connects to the faculty 

parking lot to the east of the gymnasium. A note shall be added to the plans indicating that all 

improvements shall be in accordance with the current ADA regulations, where applicable. 

 

4. Per Section 540-632.A.(1). of the Township Ordinance, screening of the HVAC unit shall consist 

of densely planted evergreen shrubs which shall grow to not less than five feet tall after one growing 

season.  Currently no evergreen trees are proposed.  The applicant shall provide the required 

screening or a design waiver will be required.  

 

5. The applicant shall provide testimony on conformance with noise level standards set in Ordinance 

540-528.C.(1). 

 

E. Drainage/Grading 

 

1. The project proposes minimal land disturbance and minimal increase in impervious coverage. No 

drainage-related improvements are proposed as part of this application. The applicant shall provide 

testimony regarding any anticipated drainage impacts for the project.  

 

F. Landscaping and Lighting 

 

1. The minor site plan indicates that all trees within the project area are to be protected and none will 

be removed. Should any trees require removal during construction, the applicant shall apply for a 

tree removal permit with the Township. 

 

2. The applicant proposes no landscaping improvements as part of the proposed development.  

 

3. The applicant proposes no lighting improvements as part of the proposed development.  

 

G. Miscellaneous 

 

1. The Applicant shall provide all information requested by the Board during the public hearing(s). 

 

2. Approvals or letters of service or letters of no interest should be obtained from the following 

agencies, where applicable: 

 

a. Fire Advisory Board. 

b. All other agencies and departments having jurisdiction. 
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Le: Township of Middletown  

 Attn: Debi Yuro, Board Secretary 

  

Re: Varsity Gymnasium Air Conditioning 

Christian Brothers Academy 

850 Newman Springs Road 

Block 1063, Lot 67.01 

Amended Preliminary and Final Major Site Plan 

 First Engineering Review 

If you have any questions or require additional information, please call. 

 

 

Very truly yours, 

  

T&M ASSOCIATES 

ROBERT R. KEADY, P.E., C.M.E. 

MIDDLETOWN PLANNING BOARD ENGINEER 

 

       

GREGORY T. GITTO, P.E., C.M.E. 

GROUP MANAGER 

RRK:GTG:GMM:STF 

 

cc: Amy Citrano, PP, AICP, Director of Planning, (acitrano@middletownnj.org) 

\\tandmassociates.local\Public\Projects\MIPB\R8482\Correspondence\CBA_Air Conditioner_1st Engineering Review.docx 

mailto:acitrano@middletownnj.org


BLOCK LOT ADDRESS

1332 1063-38 JUMPING BROOK PROPERTY LLC

140 MIDDLETOWN LINCROFT

LINCROFT NJ 07738

1332 1063-39.01 TWP OF MIDDLETOWN

1 KINGS HWY

MIDDLETOWN NJ 07748

1332 1063-78 UNIVERSITY HEIGHTS AT LINCROFT

LEHIGH DR

LINCROFT NJ 07738

1332 1063-64 LINCROFT BIBLE CHURCH OF MIDDL INC.

790 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1063-66.01 DE LA SALLE HALL INC

810 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1063-67.01 LASALLE LINCROFT INC.

850 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1099-10 COUNTY OF MONMOUTH - BD OF RC

805 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1099-8 COUNTY OF MONMOUTH -BD OF REC

805 NEWMAN SPRNGS RD

LINCROFT NJ 07738

1332 1063-69 SIMONE DOMINIC & EVELYN

22 GREENTREE TERR

LINCROFT NJ 07738

1332 1061-8 BAKER JOHN

858 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1061-9 PANTALERE ALEXEY & KHOROSH VERA

860 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1063-57 GALLINA GIANNI & LAURA

6 STAG PLACE

LINCROFT NJ 07738

1332 1063-10 K.HOVNANIAN AT MIDDLETOWN IV LLC

110 FIELDCREST AVE 5

TH

 FL

EDISON NJ 08837

1332 1063-70 TOTI PETER & CHRISTINA

26 GREEENTREE TERRACE

LINCROFT NJ 07738

1332 1063-71 SZOLDATITS JOSEPH F

30 GREENTREE TERR

LINCROFT NJ 07738

1332 1063-65 FSC DENAREAL ESTATE TRUST

800 NEWMAN SPRINGS RD

LINCROFT NJ 07738

1332 1063-104 PICA ANDREW J & SCAUTO JACLN

98 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-68 LASALLE LINCROFT INC.

820 NEWMAN SPRINGS RD.

LINCROFT NJ 07738

1332 1063-88 WINTERS ROBERT C III & BARBARA C

222 YALE DR

LINCROFT NJ 07738

1332 1063-89 CASALE CHARLES & MARISA

59 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-90 PREFER JOSEPH W & LAUREN A

61 LEHIGH DR

LINCROFT NJ 07738

1332 1063-91 LIOTTA ERMINIO J & DENISE R

63 LEHIGH DR

LINCROFT NJ 07738

1332 1063-92 SHAHABUDDIN MEAH A &ZESMIN FAOZIA

65 LEHIGH DR

LINCROFT NJ 07738

1332 1063-93 ZYSKOWSKI BERNARD R & BARBARA J

67 LEHIGH DR

LINCROFT NJ 07738

1332 1063-94 KELLY ANTHONY & JENNIFER

69 LEHIGH DR

LINCROFT NJ 07738

SITE

1332 1063-95 MAPLES JARED & MARY

71 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-96 CONNOLLY STEPHEN & DOMINIQUE

73 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-97 ALVAREZ MANUEL & JUDY O GORMAN A

75 LEHIGH DR

LINCROFT NJ 07738

1332 1063-98 RUGGIERI LEONARD V & ADELE

77 LEHIGH DR

LINCROFT NJ 07738

1332 1063-99 BERGRUD MARIA ELENA & JUSTIN

108 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-100 FINNEGAN MARK & KELLY

106 LEHIGH DRIVE

LINCROFT NJ 07738

1332 1063-101 MILHOMENS LEANDRO J & AMANDA S

104 LEHIGH DR

LINCROFT NJ 7738

1332 1063-102 MAURO MICHAEL & MARY

102 LEHIGH DR

LINCROFT NJ 07738

1332 1063-103 HEANEY TIMOTHY & ANGELINA F

100 LEHIGH DR

LINCROFT NJ 07738

1332 1063-58 ERN GARY R & ADRIENNE

12 STAG PL

LINCROFT NJ 07738

1332 1063-59 TROIA THOMAS & TERESA

18 STAG PL

LINCROFT NJ 07738

1332 1063-60 MIDDLETON ROBERT & LAURA K.

24 STAG PL

LINCROFT NJ 07738

1332 1063-53 LADDAGA VINCENT T&WINGERTER ERIKA A

24 DENISE COURT

LINCROFT NJ 07738

1332 1063-54 YESERSKI DAVID & ELIZABETH

102 STAG PL

LINCROFT NJ 07738

1332 1063-55 RAINERI STEVEN B & CLADINE SHANNON

104 STAG PL

LINCROFT NJ 07738

1332 1063-56 SIMLER RONALD B & MARIE

2 STAG PL

LINCROFT NJ 07738

1332 1063-10C0703 HENRY JOHN M & ALISON

65 LAWLEY DRIVE

LINCROFT NJ  07738

1332 1063-10C0704 MIKULA KARIN R TRUSTEE

67 LAWLEY DRIVE

LINCROFT NJ 07738

1332 1063-10-C0705 FRIEDMAN GARY S & SUSAN R

69 LAWLEY DRIVE

LINCROFT NJ 07738

1332 1063-10-C0801 RIZOV VADIM

71 LAWLEY DRIVE

LINCROFT NJ 07738

LOT 67.01 - BLOCK 1063, TOWNSHIP OF MIDDLETOWN

MONMOUTH COUNTY, NEW JERSEY

TAX MAP SHEET #267

(TAX MAP, DATED DECEMBER 17, 1992)

MINOR SITE PLAN

VARSITY GYM AIR CONDITIONING

MINOR SITE PLAN

PREPARED FOR:

INDEX OF SHEETS

TITLE SHEET TS-1 1 OF

2 OF

PLAN DATENO.FILE

OVERALL SITE PLAN

CAM-1

NJ AMERICAN WATER CO.

MIDDLETOWN SEWER AUTHORITY

VERIZON

COMCAST CABLEVISION OF MONMOUTH COUNTY

NEW JERSEY NATURAL GAS COMPANY

JERSEY CENTRAL POWER & LIGHT COMPANY

     WATER SERVICE:

     SEWER SERVICE:

     TELEPHONE SERVICE:

     ELECTRIC SERVICE:

     CABLE TELEVISION:

     GAS SERVICE:

UTILITIES:  

2.

4.

6.

7.

BOUNDARY AND TOPOGRAPHIC INFORMATION SHOWN HEREON TAKEN FROM A PLAN ENTITLED

"BOUNDARY & TOPOGRAPHICAL MAP OF PROPERTY KNOWN AS LOTS 66.01, 67.01 & 68 IN BLOCK

1063 (CHRISTIAN BROTHERS ACADEMY), TOWNSHIP OF MIDDLETOWN , MONMOUTH COUNTY,

NEW JERSEY",  CONSISTING OF NINE (9) SHEETS DATED JULY 20, 2017, LAST REVISED

MAY 10, 2019, AND PREPARED BY YORKANIS & WHITE, INC.

ADDITIONAL BOUNDARY INFORMATION SHOWN HEREON TAKEN FROM A PLAN ENTITLED

"BOUNDARY OUTBOUND SURVEY MAP FOR PROPERTY KNOWN AS LOTS 66.01, 67.01 & 68 IN

BLOCK 1063 (CHRISTIAN BROTHERS ACADEMY), TOWNSHIP OF MIDDLETOWN, MONMOUTH

COUNTY, NEW JERSEY", DATED DECEMBER 8, 2025 AND SIGNED ON DECEMBER 9, 2025 AND

PREPARED BY YORKANIS & WHITE, INC.

APPLICANT / PROPERTY OWNER:

GENERAL NOTES:

1.

200' PROPERTY OWNERS

ZONE  R-220    PRIVATE SCHOOL

REQUIRED

41 Acres (c)**

115 FT

75 FT 

325  FT

ZONING INFORMATION:

BUILDING SETBACKS (MIN.)

SIDE SETBACK 

LOT FRONTAGE (NEWMAN SPRINGS ROAD)

FRONT SETBACK

DESCRIPTION

GROSS LOT AREA (MIN.)

N/ABUILDABLE LOT AREA (MIN.)

125 FT 
REAR SETBACK

LOT COVERAGE (MAX.)

A. BUILDINGS 6 %

157.4 FT

2,523.9 FT

4.55 %

PROPOSED

MINOR SITE PLAN APPROVAL IS HEREBY REQUESTED FOR PLACEMENT OF ACCESSORY

MECHANICAL EQUIPMENT IN EXCESS OF 100 SF FOR THE CBA VARSITY GYM.

± 105 Acres

APPROVED/CONSTRUCTED BLDG AREA = 284,837 SF

B. TOTAL IMPERVIOUS 30 % (c) 14.5 %

APPROVED/CONSTRUCTED IMP. AREA = 908,814 SF

MAX. FLOOR AREA RATIO 

MAX. BUILDING HEIGHT 

PRINCIPAL BUILDING

35 FT

N/A

La Salle LINCROFT, INC.

820 NEWMAN SPRINGS ROAD

LINCROFT, NJ 07738

5.

PROJECT ATTORNEY:

JOHN GIUNCO, ESQ.

125 HALF MILE ROAD

P.O. BOX 190

MIDDLETOWN, N.J. 07748

PROJECT ARCHITECT:

LOCATION MAP

APPROX. SCALE: 1" =500'

KELLENYI JOHNSON WAGNER ARCHITECTS

ERIC WAGNER, R.A.

21 PETERS PLACE

RED BANK, N.J. 07701

PROPERTY BEING KNOWN AS LOT 67.01 IN BLOCK 1063 AS SHOWN ON SHEET NO. 267, DATED

DECEMBER 17, 1992 OF THE CURRENT OFFICIAL TAX MAP OF THE TOWNSHIP   OF MIDDLETOWN,

MONMOUTH COUNTY, NEW JERSEY.

3. THE SUBJECT PROPERTY IS LOCATED WITHIN THE R-220 ZONE. THE EXISTING SCHOOL IS A

CONDITIONAL USE WITHIN THE ZONE. ALL REQUIREMENTS FOR THE CONDITIONAL USE OF A

SECONDARY SCHOOL ARE MET.

THE SUBJECT PROPERTY IS LOCATED IN ZONE C (AREA OF MINIMAL FLOODING) AND B (AREAS

BETWEEN LIMITS OF100-YEAR FLOOD AND 500-YEAR FLOOD)  AS DESIGNATED ON THE FLOOD

INSURANCE RATE MAP, COMMUNITY- PANEL NUMBER  340313 0014 B DATED FEBRUARY 15,

1984, AS PREPARED BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY.

2-1/2 STORIES

<35 FT

2-STORY

(c)    CONDITIONAL USE REQUIREMENTS

(c)** SECONDARY SCHOOLS: MINIMUM LOT AREA OF 5 ACRES PLUS ONE ACRE FOR EACH 25

STUDENTS BASED UPON THE MAXIMUM FUNCTIONAL CAPACITY OF THE SCHOOL. THEREFORE: 5

ACRES + 900 STUDENTS*(1 ACRE/25 STUDENTS) = 41 ACRES.

0

SIDE SETBACK FOR ADDITION TO LACROSSE MAINTENANCE SHED (APPROVED)

1

 EXISTING/PROPOSED SIDE/REAR SETBACK FOR MAINTENANCE SHED (APPROVED)

2

 EXISTING/PROPOSED SIDE/REAR SETBACK FOR THE "ROUND BARN (APPROVED)

3

 PROPOSED SIDE/REAR SETBACK FOR THE TENNIS PAVILION (APPROVED)

4

  PROPOSED BUILDING HEIGHT OF BASEBALL FIELD PRESSBOX (APPROVED)

VARIANCE APPROVED

PROJECT SURVEYOR:

JOHN T. LUTS, PLS

YORKANIS & WHITE, INC.

23 VILLAGE COURT

HAZLET, NJ 07730

12/23/25

CHRISTIAN BROTHERS ACADEMY
CBA VARSITY GYM AIR CONDITIONING

CHRISTIAN BROTHERS ACADEMY
CBA VARSITY GYM AIR CONDITIONING

CHRISTIAN BROTHERS ACADEMY

I/WE ARE THE OWNER (S) OF THE SUBJECT PROPERTY

OWNER'S CERTIFICATION:

AND HEREBY GIVE CONSENT TO THE DEVELOPMENT AS

DEPICTED ON THESE PLANS.

DATE

AUTHORIZATION GIVEN ON DEVELOPMENT APPLICATION

______________________________.

ATTEST:

BOARD SECRETARY DATE

CERTIFICATION:

PLANNING BOARD  ENGINEER
DATE

APPROVED AS AN  MINOR SITE PLAN,

CHAIRPERSON

BY THE TOWNSHIP OF MIDDLETOWN ON

CRITICAL AREAS  MAP

OSP-1 3 OF

143.814 Acres 

± 10 FT¹

25 FT²

90.0 FT³

4

4

4

64.0 FTº

12/23/25

12/23/25

157.4 FT

2,523.9 FT

4.55 %

APPROVED/

± 105 Acres

14.5 %

<35 FT

2-STORY

143.814 Acres 

± 10 FT¹

25 FT²

90.0 FT³

64.0 FTº

CONSTRUCTED

PROPOSED IMP. AREA = 909,446 SF  

ACCESSORY BUILDING

16 FT 

VARIANCE

25 FT (BARN)

20.0 FT

4

KCE
DATE:

DRAWN BY:

FILENAME:Kennedy Consulting Engineers, LLC

KCE

JAMES A. KENNEDY, P.E.

1 of 4

TITLE SHEET

09/08/25

DS

TS-1

FENCE HEIGHT

8 FT 
8 FT

AIR CONDITIONING LAYOUT PLAN
LP-1 4 OF

4 12/23/25

12/23/25
DS

REVISED FOR MUNICIPAL REVIEW
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CRITICAL AREAS

MAP

2 of 4

CAM-1

MINOR SITE PLAN

CHRISTIAN BROTHERS ACADEMY

KCE
DATE:

DRAWN BY:

FILENAME:Kennedy Consulting Engineers, LLC

KCE

JAMES A. KENNEDY, P.E.

09/08/25

DS

VARSITY GYM AIR CONDITIONING

CLASS II CRITICAL AREA 

CLASS I CRITICAL AREA 

LEGEND:

NOTES:       CLASS I CRITICAL AREA: INCLUDES SLOPES > 25%, WETLANDS

                    CLASS II CRITICAL AREA: INCLUDES 15% TO 25% SLOPES, WETLANDS TRANSITION AREAS

CRITICAL AREA SUMMARY

CRITERIA

CRITICAL AREA I

SLOPES >25%

12,980 SF   (0.30 ACRES)

WETLANDS 1,206,257 SF   (27.69 ACRES)

 1,219,237 SF     (27.99 ACRES)

TOTAL

CRITICAL AREA II

SLOPES 15% - 25%

19,729 SF   (0.45 ACRES)

WETLANDS

TRANSITION AREAS

567,031 SF   (13.02 ACRES)

  586,760 SF     (13.47 ACRES)

TOTAL

CONTIGUOUS DEVELOPABLE AREA

CRITERIA

TOTAL PROPOSED LOT 67.01

≥ 2.5 ACRES

*4,605,245 SF   (105.72 ACRES)

NOTES: *AREA ALSO INCLUDES 25% OF CLASS II CRITICAL AREAS.

FRESHWATER WETLANDS AREAS

SLOPES >25%

SLOPES 15% - 25%

WETLANDS TRANSITION

AREAS

12/23/25
DS
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AIR CONDITIONING

LAYOUT & GRADING PLAN

LP-1

LEGEND

MINOR SITE PLAN

CHRISTIAN BROTHERS ACADEMY

KCE
DATE:

DRAWN BY:

FILENAME:Kennedy Consulting Engineers, LLC

KCE

JAMES A. KENNEDY, P.E.

09/08/25

DS

VARSITY GYM AIR CONDITIONING

12/23/25
DS

REVISED FOR MUNICIPAL REVIEW

10' MAX. O.C.

TOP RAIL PASSES

THROUGH

TOP RAIL 1 5

GALV. PIPE

/8" O.D.

6 GA. WIRE TIES AT 18" O.C.

FABRIC KNUCKLED

FABRIC TIES

AT 12" O.C.

BLACK VINYL COATED

FABRIC - 1 3/4" MESH

TYPE 1 - 6 GA.

TYPE 2 - 9 GA.

MIDRAIL

1 5/8" O.D. GALV PIPE

3" O.D. CORNER

END AND GATE

POSTS

1/8" x 3/4" TENSION

BANDS AT 15" O.C.

2" O.D.

LINE POSTS,

TYP.

BLACK VINYL COATED

FABRIC - 1 3/4" MESH

TYPE 1 - 6 GA.

TYPE 2 - 9 GA.

8" O.D. GALV.

PIPE BOTTOM RAIL

6 GA. WIRE TIES

AT 2'-0" O.C.

FINISHED GRADE

3/16" x 3/4"

TENSION BAR

BOTTOM KNUCKLED

4,000 PSI CONCRETE

10" 12"

8
"

4
'
-
0
"

8
"

4
'
-
0

"
8

'
-
0

"

NOTES:

1.  ALL FABRIC SHALL BE BLACK VINYL COATED (THERMALLY FUSED AND BONDED).

2. TIES SHALL BE HOT-DIP GALVANIZED, .90 OZ. ZINC PER SQ. FT. WITH BLACK 

VINYL COATING.

3.  ALL POSTS, RAILS, AND APPURTENANCES SHALL BE HOT-DIP GALVANIZED WITH 

BLACK VINYL COATING.

4.  FENCE TO BE PROVIDED WITH BLACK VINYL PRIVACY SLATS WOVEN INTO CHAIN LINK 

MESH.

5.  ALL POSTS AND RAILS SHALL CONFORM TO: GROUP IA: (ASTM F1043) SCHEDULE 40 

STEEL PIPE, ASTM F1083 REGULAR GRADE (30,000 PSI YIELD).

6.  FENCING SYSTEM IS DESIGNED TO WITHSTAND A WIND SPEED OF 105 MPH.
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MIPB-R9140 December 18, 2025 

Ms. Debi Yuro, Secretary via E-Mail (dyuro@middletownnj.org)   

Township of Middletown Planning Board 

One Kings Highway 

Middletown, New Jersey 07748 

 

Re: Milano Brothers, LLC  

Walada Avenue & Arlington Avenue 

Blocks 122, 158, & 159, Lots 122, 1, & 3 

Preliminary & Final Major Subdivision  

 First Engineering Review 

 

Dear Board Members: 

 

As requested, our office has reviewed the above referenced Preliminary & Final Major Subdivision 

application, consisting of the following: 

 

• Preliminary & Final Major Subdivision Plan, prepared by Robert D. Sive, P.E., of Crest 

Engineering Associates, Inc., dated May 30, 2023, last revised September 29, 2025, consisting of 

thirteen (13) sheets. 

• Final Plat prepared by Daniel P. Hundley, P.L.S., of Crest Engineering Associates, Inc., dated April 

23, 2025, last revised September 29, 2025, consisting of one (1) sheet. 

• Boundary and Topographic Survey prepared by James J. Heiser, P.L.S., of DPK Consulting, LLC, 

dated December 23, 2023, last revised September 22, 2025, consisting of one (1) sheet..  

• Tree Management Plan prepared by Robert D. Sive, P.E., of Crest Engineering Associates. Inc., 

dated March 20, 2025, consisting of one (1) sheet.  

• Soils Report prepared by Z. John Zingis Jr. of Air, Land & Sea Environmental Management 

Services, dated July 19, 2022. 

• Completeness Review, prepared by Amy Citrano, P.P. of the Township of Middletown, dated 

October 8, 2025. 

• NJDEP Land Use Permitting Report 

• NJDEP LOI Extension Letter prepared by Ariana Tsiattalos, of NJDEP, dated December 22, 2022.  

 

Based on our review and site visit, we offer the Board the following comments and suggestions: 

 

A. Project Description  

 

The tract in question consists of Lot 1 of Block 1589, Lot 2 of Bock 159, and Lot 122 of Block 12 and 

located within the R-7 zone. The tract fronts on two unimproved right-of-way paper streets, Arlington 

Avenue and Barton Place. The overall tract area is undeveloped and wooded. 

 

The applicant is seeking Major Subdivision approval to subdivide three (3) combined lots as well as 

vacate a portion of the Arlington Avenue right-of-way for the creation of four (4) new lots fronting on 

Barton Place. The subject application proposes the construction of four (4) single family residential 

dwellings within the proposed lots, along with constructing a new roadway and cul-de-sac on Barton 

Place with associated curbing and sidewalk to connect to Walada Avenue. Utility extensions are 

proposed from Walada Avenue to service the proposed dwellings. Additionally, the applicant proposes 

to construct an underground infiltration system within proposed Lots 1 & 2, as well as individual 

drywell systems on each of the four proposed Lots.  
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B. Variances and Design Waivers 

ORDINANCE 

SECTION 

ORDINANCE REQUIREMENT PROPOSED 

CONDITION 

VARIANCE/WAIVER 

REQUIRED? 

540-624.K The building envelope for any lot shall be of 

such dimensions that it shall be able to 

contain within it the shape of a circle whose 

minimum diameter is not less than 50 FT 

Lot 1: 44 FT  

Lot 2: 44 FT 

Lot 3: 44 FT 

Lot 4: 44 FT 

(Applicant to 

Confirm) 

Variances Required  

for Proposed  

Lots 1, 2, 3, & 4 

540-916.(3) Minimum Lot Frontage of 75 FT. Lot 1: 39.27 FT  

Lot 2: 64.00 FT 

Lot 3: 39.27 FT 

Lot 4: 66.45 FT 

Variances Required  

for Proposed  

Lots 1, 2, 3, & 4 

540-609.I.(3) The minimum slope for lawns shall be 3/4% 

Approximately:  

Lot 3: 0.4% 

Lot 4: 0.4% 

Waivers Required for 

Proposed  

Lots 3& 4 

540-609.I.(4) 
The maximum lawn grading within five feet 

of a building is 10%.  

Approximately:  

Lot 1 = 21% 

Lot 2 = 49% 

Lot 4 = 34% 

Waivers Required. 

540-612.J Access drives for single- and two-family 

dwellings shall have a minimum width of 10 

feet and a maximum width of 12 feet when 

they provide access to a one-car garage 

Lot 1: 15 FT 

Lot 2: 15 FT 

Lot 3: 15 FT 

Lot 4: 15 FT 

Testimony to be 

provided.  

540-619.B.4 Garages, whether attached or detached, shall 

be arranged to open to the side or rear of the 

lot, except fully detached garages located 

entirely to the rear of the principal building. 

Garages to open 

to the front of 

the lot. 

Wavier Required. 

540-622.B.6 Besides screening and street tree 

requirements, additional trees shall be 

planted throughout the subdivision. The 

number of trees planted shall be not less than 

10 per acre, calculated on the basis of the 

entire subdivision tract. 

No additional 

trees proposed. 

Wavier Required. 

540-631.C.2(a) 

Flexible asphalt concrete pavements shall 

have an equivalent structural depth of at least 

10 inches for local, local collector, and minor 

collector streets. Having a minimum wearing 

surface of not less than 1 1/2 inches of 

pavement, hot-mix asphalt (HMA) (Mix 

9.5M64), and a minimum HMA (Mix 

19M64) base course of not less than 2 1/2 

inches and a dense-graded aggregate base 

course to provide the remaining depth. 

The applicant 

does not 

propose 9.5M64 

HMA Surface 

Course or 

19M64 HMA 

Base Course.  

Porous asphalt 

pavement 

proposed. 

Waiver Required. 
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ORDINANCE 

SECTION 

ORDINANCE REQUIREMENT PROPOSED 

CONDITION 

VARIANCE/WAIVER 

REQUIRED? 

540-634.A 

Sidewalk construction shall be required on 

both sides of all streets within a development 

and entirely around the perimeter of all cul-

de-sacs. Where the development abuts only 

one side of an existing street, the sidewalks 

shall only be required for that side. 

Sidewalks shall also be constructed at other 

places, such as pedestrian walkways, access 

points to open space or where the sidewalk 

can connect to another existing sidewalk 

system.  

Sidewalk is only 

proposed along 

both sidewalks 

of the street, 

with the 

exception of the 

north side of 

Barton Place 

abutting 

adjacent Lot 4.   

Waiver required. 

540.641.G Minimum two-way pavement width shall be 

30 ft. for local roads. 

Roadway 

Width: 28 FT 

Waiver Required.  

540-651.B In zone districts in the Township where the 

maximum percent of lot coverage is greater 

than 15%, no more than 40% of such wooded 

areas within the net tract area may be cleared 

or developed. The remaining 60% shall be 

maintained as permanent open space or 

preserved within the lot. 

Approximate 

Clearing Limit 

> 40% 

 

Waiver Required.  

 

C. Off-Site and Off-Tract Improvements 

 

1. The applicant proposes a pervious pavement drainage system within the public roadway of Barton 

Place. This proposal will create challenges of ensuring restoration of this drainage system to its 

original design specifications if/when future excavation/repairs are conducted by the Township, 

Utility Authorities, or local contractors.  In addition, maintenance of the system will be challenging 

for the Township.  As such, we do not recommend this drainage proposal. The applicant shall 

investigate alternative drainage solutions to eliminate this system from the Township Right-of-

Way.  

 

2. The applicant proposes a 28 ft. wide paved road with an approximately 18.5 ft. radius cul-de-sac 

within the Barton Place Right-of-Way. The proposed radius does not meet Township 

Ordinance§540.641.D.(3) to provide a 50 ft. paved radius, nor does it meet  RSIS requirements for 

cul-de-sacs which require a 40 ft. radius and an additional 8 ft. radius beyond the edge of the 

cartway to the proposed Right-of-Way (48 ft. radius R.O.W.). The applicant shall review the design 

and provide plans complying with RSIS and Township requirements. In addition, the applicant 

shall provide the radius dimension of the paved area of the cul-de-sac on the plans, currently, the 

only dimension provided is the radius to the proposed Right-of-Way. 
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3. The applicant proposes sidewalk along the property frontages as well as on the south side of Barton 

Place to the intersection of Walada Avenue. No sidewalk is proposed on the north side of Barton 

Place to connect to this intersection. Per Ordinance §540-634.A, sidewalk is required on both sides 

of all streets within a development. If sidewalk is not installed, an appropriate contribution should 

be made in accordance with Ordinance §540-419.A. It should be noted that sidewalks are required 

per RSIS requirements.   

 

4. The applicant shall be responsible to mill and overlay the pavement along Walada Avenue with 2 

inches of 9.5M64 surface course pavement to 1 ft. beyond the outside limits of trenching or, to the 

opposite side curb line if trenching extends beyond the centerline.  Repair areas shall be rectangular 

in nature. Based on available mapping, it appears the existing gas main is in the west side of Walada 

Avenue and additional excavation and street restoration will be required than depicted on the plans. 

 

5. The applicant shall be aware that any damages to the existing pavement due to the proposed 

construction shall be repaired or replaced to the satisfaction of the Township Engineer. 

 

6. We recommend the applicant provide crosswalk and stop bar striping at the intersection of Walada 

Avenue. 

 

7. The plans shall be revised to dimension the proposed curb radii at the intersection of Walada 

Avenue. The minimum curb radius shall be 5 ft.  

 

8. The applicant proposes a sanitary sewer extension from Walada Avenue. We defer to TOMSA for 

review of the sanitary sewer improvements.  

 

9. The applicant is proposing to relocate a fence that exists within the Barton Place Right-of-Way 

which appears to be owned by Lot 4.  The fence is proposed to be relocated within the property 

boundaries of Lot 4.  Based on aerial imagery, it appears there is an existing above-ground pool in 

the rear yard of Lot 4 which may conflict with the relocated fence.  The applicant shall provide 

testimony regarding this.  A construction easement agreement will be required to be obtained from 

the owner of Lot 4.   

 

D. Site Requirements/Layout 

 

1. It is noted that no-parking restrictions are proposed on both sides of the proposed roadway. The 

R7-1 sign detail shall be revised to be consistent with MUTCD standards.  

 

2. The applicant is proposing driveways and garages on each lot.  Per RSIS a one-car garage and 

driveway combination count as 2 spaces. therefore, it appears that adequate parking is provided for 

the proposed single-family dwellings, however, the applicant shall provide testimony to confirm.   

 

3. The applicant proposes 15 FT wide driveways with garages. Per Ordinance §540-612.J., access 

drives for single-family dwellings with a one-car garage are permitted to be a maximum of 12 FT 

and drives serving two-car garages may be up to 24 FT wide. The applicant shall confirm if the 

garages are proposed as one- or two-car garages. A design waiver may be required upon further 

review. 
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4. The applicant shall note locations of A/C and other mechanical equipment on the individual plot 

plans, these areas shall be screened in accordance with the requirements of the Ordinance and shall 

meet any applicable setback requirements. 

 

5. It is noted that the nearest existing fire hydrant is located on the corner of Walada Avenue and 

Main Street, over 400FT from the intersection of Walada Avenue and Barton Place. The applicant 

proposes a fire hydrant at the cul-de-sac bulb. We defer further review to the Township Fire 

Advisory Board. 

 

6. The plans shall revise the circle diameter to be measured within the lot’s buildable envelope. 

 

E. Drainage/Grading 

 

1. The proposed area of disturbance exceeds 1.0 acre (1.02 acres) and the increase in motor vehicular 

surface (0.18 ac) and non-motor vehicular impervious surface (0.18 ac), therefore, the project is 

considered a “major development” as defined by N.J.A.C. 7:8, and is subject to the NJDEP 

Stormwater Management standards. 

 

2. The applicant indicates that the stormwater quantity requirement is addressed by reducing the post 

construction peak runoff rates and the volumes for the 2, 10 and 100-year storm events by using 

(2) drywells for each proposed dwelling, Pervious Paving driveway systems and a stone trench.   

 

3. This project increase in motor vehicle impervious surface area does not exceeds 0.25 acres; 

therefore, the water quality requirements are not applicable per N.J.A.C. 7:8-5.5.  

 

4. The applicant indicates that the project meets the groundwater recharge requirements to maintain 

100 percent of the average annual pre-construction groundwater recharge volume for the site, in 

accordance with N.J.A.C. 7:8-5.4(a)2i(1) by (2) drywells for each proposed dwelling, Pervious 

Paving, driveway systems and a stone trench.   

 

5. The applicant is proposing pervious pavement within the new Barton Place roadway.  After 

discussion with the Township Engineer, this is not an acceptable design for a municipal roadway.  

The Township does not have the capabilities to maintain this system and this system does not meet 

Township Roadway standards.  The applicant shall re-evaluate the drainage design to remove 

pervious pavement from within the Township Right-of-Way and provide an alternative design. 

 

6. Per Section 7:8-5.8(c) of RSIS, the responsibility for maintenance of the stormwater system in a 

residential development shall not be assigned or transferred to the owner or tenant of an individual 

property in a residential development or project, unless such owner or tenant owns or leases the 

entire residential development or project.  The applicant shall provide testimony confirming that 

the stormwater systems will be maintained by a Homeowners Association (HOA).  HOA 

documents outlining maintenance responsibilities shall be provided as a condition of any approval. 
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7. The application shall provide the following documents for review, 

• FEMA Map 

• Test pits information on “Grading and Drainage Plan”   

• Roof drain connection to the drywells 

• Locations of the inspection port for the stone trench and drywells. 

• Infiltration basin notes. 

• Stormwater Management Facilities Operations & Maintenance. 

• the X (1/2 length of basin, X direction in feet) and Y (1/2 length of basin, Y direction in 

feet) swapped Groundwater Mounding Calculations 

 

8. The applicant appears to propose flood vents at each dwelling and is within the fluvial 100-year 

floodplain. The applicant shall confirm and provide the following, 

a. Confirm compliance with the NJDEP Flood Hazard Area (FHA) rules. 

b. Provide all required permits associated with this project. 

c. Depict the flood plain limits on the plans. 

d. We defer to the Township Floodplain Administrator for any additional comments. 

 

9. According to NJ SWM BMP Chapter 12, Soil Testing Criteria, Section 2.3, two (2) soil borings are 

required for each green infrastructure if the BMP is greater than 500 square feet in area.  

 

10. Applicant shall provide the offsite (adjacent lots) topo and contours to ensure no offsite runoff sheet 

flows onto adjacent properties.   

 

11. Applicant shall revise the width of the Stone Trench Detail from 5.5’ to 10’ in the plan view detail. 

 

12. Pursuant to NJAC 7:8-5.2(m) all stormwater management measures must be reflected in a deed notice 

recorded in the Office of the Monmouth County Clerk. A form of deed notice should be submitted to the 

Township for approval before filing. 

 

13. As part of the NJDEP Stormwater reporting procedures the applicant should complete and submit to the 

Township Engineer the NJPDES Tier A, MS4 – Attachment D – Major Development Stormwater 

Summary sheet upon final approval from the Board. A copy shall also be provided to the Board Engineer.  

 

14. Pursuant to Ordinance 540-609.I.((3), a minimum yard slope of 0.75% is required, whereas there 

appear to be areas in Lots 3 & 4 with slopes as low as approximately 0.4%. The applicant shall 

review and increase the minimum slopes proposed, as feasible. 

 

15. The plans should be revised to reduce/eliminate the slopes within 5 feet of the buildings to a 

maximum of 10% in accordance with Ordinance 540-609.I.((4).  

 

16. Detailed grading information shall be provided for the proposed curb ramps along Walada Avenue.  
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F. Environmental 

 

1. It is noted that the applicant has received a Freshwater Wetlands Letter of Interpretation – Extension 

which verified the absence of any wetlands on the property.  This extension is valid until October 2027. 

 

2. It is noted that this property is located within the AE-13 Flood zone. We defer further review to the 

Township Floodplain Manager.  

 

G. Lighting and Landscaping 

 

1. The applicant is proposing post top streetlights with a 16 ft. mounting height.  The applicant shall 

confirm that the proposed streetlighting meets the requirements of the Ordinance, Section 540-

643. 

 

2. Per section 540-528.C.12(a) of the Ordinance, light spillage shall not exceed 0.5 foot-candles 

beyond any property line.  Based on the proposed lighting levels it appears that there is spillage 

into Lots 4 and 5 exceeding 0.5 fc.  The plans shall be revised to address this.  The applicant shall 

also address any issues with glare and provide adequate shielding for nearby residences. 

 

3. The applicant shall review the lighting at the southern curb ramp on Walada Avenue. It appears 

an existing streetlight on Walada will provide additional illumination for this crossing. However, 

this was not modeled in the lighting plan. The applicant shall confirm that the crossing will be 

adequately lit.  

 

4. A Light Pole Foundation construction detail shall be provided. 

 

5. The lighting schedule and plans shows a quantity of 5 total light poles, but the colonial post top 

standard detail states 6 total streetlights. The applicant shall revise the plans accordingly.    

 

6. The applicant shall confirm that the proposed lighting will be directed downwards.  

 

7. The applicant shall confirm if the proposed lighting will be dark sky compliant.  

 

8. Ordinance §540-651.B permits no more than 40% of wooded areas within the net tract area to be 

cleared or developed. The proposed clearing appears to exceed this requirement. The plans shall 

be revised to confirm. 

 

9. Ordinance §540-645 requires street trees to be planted at a maximum spacing of 30 ft. on center.  

Based on a total frontage of 209 FT, 7 street trees are required whereas 5 are proposed.  The plans 

shall be revised to comply, or a design waiver will be required. 

 

10. In additional to street tree requirements, Ordinance §540-622.B.6. requires 10 additional trees per 

acre to be planted throughout subdivisions, whereas no additional trees are proposed. The plans 

shall be revised to comply, or a design waiver will be required. 

 



MIPB-R9140 

December 18, 2025 

Page 8 

Le: Township of Middletown  

 Attn: Ms. Debi Yuro, Secretary 

  

Re: Milano Brothers, LLC  

Walada Avenue & Arlington Avenue 

Blocks 122, 158, & 159, Lots 122, 1, & 3 

Preliminary & Final Major Subdivision 

 First Engineering Review 

 

11. Ordinance §540-645.E.2. requires shade trees to have a minimum caliper size of three (3) inches, 

whereas, the plans note 2.5 to 3 inches.  The plan shall be revised to provide a minimum of 3-inch 

caliper. 

 

12. Ordinance §540-645.B requires that proposed street trees shall not lie closer than five feet to 

sidewalks. The plans shall be revised to confirm compliance with this requirement. 

 

13. The applicant has provided a Tree Management Plan. The following comments pursuant to the 

tree removal and replacement requirements of Ordinance 2024-3446 are offered: 

 

a. The plan bases tree removal on 0.1-acres tree inventory plots. As less than 1 acre of the tract 

is proposed to be cleared, the number and species of trees to be removed are to be based on 

the actual count.  

i. The tree count shall include the existing tree along the north lot line of Lot 5, which is 

located outside the limit shown on the woodlands management plan, as it would 

require removal for the construction of the roadway and sidewalk. 

b. Per the tree removal and replacement calculations, a total of 212 replacement trees are 

required. The landscaping plan proposes 5 street trees, however only up to 5% of trees 

required by a landscaping plan may be credited towards replacement requirements. Therefore 

only 1 street tree may be credited as a replacement tree. 

c. The applicant shall advise how they will comply with the tree replacement and/or waiver 

requirements by either providing the remaining 211 trees on-site, by providing the remaining 

211 trees off-site, or, if a waiver is approved by the Board, by providing a contribution to the 

Tree Replacement Trust Fund.  

d. The Tree Management Plan and tree replacement requirements are also subject to review to 

the Township Engineer, Township Planner, and the Township’s Tree Expert. We defer 

further review to them for same. 

 

14. It appears a marginal +/-6” buffer strip is proposed between the curb and sidewalk which will be 

difficult to maintain. We recommend this be eliminated.  

 

H. Subdivision 

 

1. The applicant proposes right-of-way vacations for portions of the unimproved paper streets, 

Arlington Avenue and Barton Place. As a condition of approval, the applicant will be required to 

receive approval the Township Committee prior to filing the subdivision. The limits of the Right-

of-Way vacations should be reviewed by the Township Engineer. The Township Committee should 

also determine if the additional sections of Arlington Avenue within these areas should remain as 

paper streets or be vacated to the adjacent properties. 

 

2. The applicant shall obtain confirmation in writing from the Township Tax Assessor that the 

proposed lot numbering is acceptable. Additionally, the existing lots are within separate blocks, 

however the proposed lot numbering does not indicate which block the proposed lots will be a 

part of. This should be confirmed with the Tax Assessor as well.  

 

3. The plan shall be revised to include additional curve data for the proposed lots lines along the cul-

de-sac (delta angle/chord distance/chord bearing). 
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4. Drainage and utility easements are depicted on the plans.  The Subdivision plan should be revised 

to further dimension the proposed easements from proposed lots lines and provide additional 

line/curve data for confirmation of easement limits.  

 

5. If approved, easement documents and metes and bounds descriptions for all easements shall be 

provided for review by the Board Engineer and Board Attorney. 

 

I. Miscellaneous 

 

1. The plans shall be revised to depict existing structures on adjacent lots abutting the property. 

Additionally, Lots 4 & 5 should further detail existing improvements on the property to help further 

assess any impacts of the proposed improvements. 

 

2. The plans shall be revised to properly indicate all waivers and variances required/requested for this 

application.   

 

3. The final plan submitted for signatures must be signed by the owner and notarized.   

 

4. The applicant shall be responsible to obtain a road opening permit from the Township Department 

of Public Works for utility connections on Walada Avenue.  

 

5. A note shall be added to the plan stating that all improvements will be ADA/PROWAG compliant 

where applicable.  

 

6. Approvals or letters of service should be obtained from the following agencies: 

 

• Middletown Township Fire Advisory Board 

• Township of Middletown Sewerage Authority (TOMSA). 

• Monmouth County Planning Board 

• NJDEP 

• Freehold Soil Conservation District. 

• New Jersey American Water 

• New Jersey Natural Gas 

• Comcast Cable 

• JCP&L 

• Verizon 

• All other agencies and departments having jurisdiction. 
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If you have any questions or require additional information, please call. 

 

Very truly yours, 

  

T&M ASSOCIATES 

ROBERT R. KEADY, P.E., C.M.E. 

MIDDLETOWN PLANNING BOARD ENGINEER 

       

GREGORY T. GITTO, P.E., C.M.E 

GROUP MANAGER 
 

RRK:GTG:GMM:AJA  

 

cc: Amy Citrano, PP, AICP, Director of Planning, (acitrano@middletownnj.org) 
 

G:\Projects\MIPB\R9140\Correspondence\Yuro_RRK_1st Engineering Review_Walada Avenue.docx 

mailto:acitrano@middletownnj.org
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