READINGTON TOWNSHIP PLANNING BOARD MINUTES
SPECIAL MEETING
June 26, 2025

The Meeting was called to order by Chair Villa at 7:02 p.m. stating that the requirements of
the Open Public Meetings Act have been met and that this meeting had been duly
advertised.

ROLL CALL

Board Members in Attendance:
Becker

Hendrickson

Hindle

Mueller

Panico

Rhoades

Somonski

Villa

Board Members Absent:
Barton

Izzo

John

Mr. Panico moved, and Mr. Mueller seconded a motion to excuse the absence of Board
members [zzo and John. The motion carried unanimously.

Later in the meeting, Chair Villa stated Anna Barton had advised him that she would be
absent due to a family commitment and he asked for a motion to excuse her from the
meeting.

Mr. Panico moved, and Ms. Hindle seconded a motion to excuse the absence of Board
member, Anna Barton. The motion carried unanimously.

Others Present

Board Attorney, Jonathan Drill, Special Council for Airport-Related Matters, Robert Simon,
Affordable Housing Attorney, Michael Edwards, Readington Township Planner, Michael
Sullivan and Board Secretary, Sherri Russo.

APPROVAL OF MINUTES
Mr. Panico moved, and Mr. Rhodes seconded a motion to approve the June 9, 2025 Minutes.
Roll call follows.
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Member Motion | 2nd Yes No Abstain | Absent Not Recused
Eligible

Barton X

Becker

>< | <

Hendrickson

Izzo X

John X

Mueller

Panico X

Rhoades X

Villa

Hindle

PP D > <

Somonski

ADJOURNMENTS OF ANY SCHEDULED HEARINGS OR MOTIONS
There were none.

TRC UPDATE
There was no update.

PUBLIC HEARING ON THE PROPOSED 2025 AMENDMENT TO THE LAND USE PLAN
ELEMENT OF THE MASTER PLAN.

Chair Villa stated that the first order of business as a hearing on the proposed 2025
Amendment to the Land Use Plan Element of the Master Plan.

Board attorney Jon Drill introduced Robert Simon, Special Council for Airport-Related
Matters, and Michael Sullivan, Board and Township Planner. Mr. Sullivan was sworn into
testify by Mr. Drill and gave an overview of the proposed Amendment to Land Use Plan
Element of the Master Plan, which was on file at least 10 days prior to the April 26, 2025
hearing date.

Mr. Drill questioned if it was Mr. Sullivan’s opinion, based on his testimony, that the 2025
Amendment to the Land Use Plan Element will guide the use of lands in the municipality in
a manner that protects public health and safety and promotes the general welfare in
accordance with NJSA 40:55 D-28 which is a provision of the MLUL that governs Master
Plan Amendments.

Mr. Sullivan answered in the affirmative.
A Board member questioned the airport safety zone and Mr. Sullivan stated that the Air

Safety Zones are designed in a way to regulate height of structures located close to the
runways. He discussed zoning regulations, limitations on structure height, and clear zones.
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Chair Villa opened the hearing for questions and comments from the public. He stated
there would be a three minute limit per person for questions and comments and that the
clock would stop during answers to questions.

Mr. Drill stated all members of the public wishing to ask questions and give comments
would be sworn in.

Harold Michael Jones, resident, asked if any assessment was done of existing structures
within the clear zone and of the larger safety zone that was delineated.

Mr. Sullivan stated there was a state requirement to have the safety zone. The only
structures that mattered in the delineation of the air safety zone were the runways
themselves.

Mr. Jones expressed his concerns about zoning. He also expressed his disappointment that
there has been no attempt to build smaller multifamily housing projects to satisfy our
affordable housing requirement instead of the high density solution of larger
developments.

Upon no further questions or comments being offered by the public, Chair Villa closed the
public questions and comments portion of the hearing and asked if any Board members
wished to deliberate.

Upon ascertaining that the Board as a whole was in favor of adoption the 2025 Amendment
to the Land Use Plan Element of the Master Plan, Mr. Drill read a proposed Resolution
Adopting the 2025 Amendment to the Land Use Plan Element of the Master Plan into the
record and asked if anyone wished to move to adopt the resolution.

Chair Villa moved, and Mr. Panico seconded a motion to adopte the proposed Resolution
Adopting the 2025 Amendment to the Land Use Plan Element of the Master Plan. Roll call
follows.

Member Motion | 2nd Yes No Abstain | Absent Not Recused
Eligible

Barton X

Becker

>< | <

Hendrickson

Izzo X

John X

Mueller

Panico X

Rhoades

Villa X

Hindle

PP D > <

Somonski
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MASTER PLAN CONSISTENCY OF ORDINANCE 13-2025 UPON REFERRAL BY
TOWNSHIP COMMITTEE:

Chair Villa stated the next order of business was as follows:

Ordinance Referral from Township Committee

Ordinance Amending Chapter 148 (Land Use) of the Municipal Code of the
Township of Readington to Create a New Section 27.4 entitled
“Solberg-Hunterdon Airport Zone Districts” - Ordinance 13-2025

Mr. Drill stated that this ordinance was referred from the Township Committee to the
Planning Board for consistency with the Master Plan. The Planning Board has to report
back to the Township Committee indicating if they find this ordinance consistent,
inconsistent, or not inconsistent with the Master Plan. The Township Committee has
scheduled the ordinance for hearing and for adoption on July 7, 2025. He stated that the
master plan consistency review and any referral comments / recommendations are not
subject to a hearing, so there is no requirement for public questions or comments. Board
members can have questions and comments.

Mr. Sullivan gave an overview of ordinance 13-2025. He opined that it was substantially
consistent with the 2025 Amendment to the Land Use Plan Element of the Master Plan
which had just been adopted.

The Board questioned some of the runway numbers and recommended that the

inconsistencies be corrected. A further recommendation was to review and correct various

ordinance typos.
Mr. Simon also answered some of the Board members’ questions.
Ms. Hindle moved, and Mr. Becker seconded a motion that Ordinance 13-2025 is

substantially consistent with the Master Plan and that the aforementioned
recommendations be made. Roll call follows.

Member Motion | 2nd Yes No Abstain | Absent Not Recused

Eligible

Barton X

Becker X X

>

Hendrickson

Izzo X

John X

Mueller

Panico

Rhoades

Villa

Hindle X

PP D K <

Somonski
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RECESS:

The Board recessed while waiting for the Township’s Affordable Housing Attorney, Michael
Edwards, to arrive to the meeting. Mayor Adam Mueller made note that the deadline for all
municipalities to submit Fourth Round Housing Plans was June 30t and that the reason the
regular scheduled meeting for June 23rd was cancelled was due to our professionals being
unable to attend a meeting on that date. Therefore, this special meeting was necessary to
accommodate the Township’s professionals’ busy schedules, with all the municipalities
they represent, around the deadline.

Upon the arrival of Mr. Edwards to the meeting, Chair Villa called the meeting to back into
session.

Mr. Drill suggested that the Board go into closed session to discuss the pending affordable
housing litigation and to obtain attorney/client privileged advice where confidentiality is
required so that the Planning Board and Special Affordable Housing attorneys can exercise
their ethical responsibilities to their client and minutes of the closed session will not be
made available because it involves attorney/client privileged information.

EXECUTIVE SESSION:
A motion was made to go into closed executive session by Mr. Panico and seconded by Mr.
Mueller as set forth above. Roll call follows.

Member Motion | 2nd Yes No Abstain | Absent Not Recused
Eligible

Barton X

Becker

> | <

Hendrickson

Izzo X

John X

Mueller X

Panico X

Rhoades

Villa

Hindle

PP D <

Somonski

EXECUTIVE SESSION RESOLUTION

WHEREAS N.J.S.A. 10:4-12 (the Open Public Meeting Act) authorizes this Board to
exclude the public from that portion of a meeting at which this Board discusses certain
matters;

WHEREAS, the Board is about to discuss such a matter, specifically a matter falling
within the attorney-client privilege where confidentiality is required for the Board
Attorney and Special Affordable Housing Attorney to exercise their ethical duties as
lawyers to discuss pending affordable housing litigation and render attorney-client
privileged legal advice to the Board.
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WHERAS this Board believes the public should be excluded from this discussion and
advice.

NOW, THEREFORE, be it resolved by the Readington Township Board of
Adjustment on June 26, 2025 that this Board now go into closed session and the public be
excluded and that the Board believes that the discussions conducted in the closed session
may not be disclosed to the public because they will involve attorney-client privileged
advice and information.

A motion was made by Mr. Panico, and was seconded by Mr. Mueller to come out of a
closed session and resume the remainder of the Planning Board meeting. The motion
carried unanimously.

PUBLIC HEARING ON THE PROPOSED FOURTH ROUND HOUSING PLAN ELEMENT AND
FAIR SHARE PLAN ELEMENT OF THE MASTER PLAN:

Chair Villa stated the next order of business was a public hearing on the
Proposed Fourth Round Housing Plan Element and Fair Share Plan Element of the Master
Plan.

Mr. Drill explained that Mr. Sullivan would present and give sworn testimony about the
proposed elements and that Mr. Edwards was present to answer any questions regarding
legal issues and late breaking complications.

Mr. Edwards gave an overview of the proposed plan elements and recent complications to
the plan resulting from correspondence from Unicom. He wanted to make the record
abundantly clear that this plan will be amended and that the proposed plan was submitted
as a good faith effort to meet the deadline.

Mr. Edwards also stated that the Township received a letter from the Solberg Aviation’s
legal counsel, Thomas Carroll, Il and that the letter would become part of the record.

Mr. Sullivan spoke about the 2025 Housing Element and Fair Share Plan and the impending
deadline of our affordable obligation plan.

The Board asked about the last contact with Unicom, and Mr. Edwards stated that the last
contact was last evening.

Chair Villa opened the hearing to public questions and comments . He stated there would
be a three minute limit per person for questions and comments and that the clock would
stop during answers to questions.

Mr. Drill stated all members of the public wishing to ask questions and give comments
would be sworn in.

Betty Ann Fort, resident, voiced her concern for Whitehouse Station and the overcrowded
Whitehouse School. She asked the Board to look for balance.
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Howard Michael Jones, resident, questioned Round 3 conversations and inquired about

deed restrictions and the process. He questioned development of Open Space and

Preserved Farmland. He also questioned if the Fourth Round plan considered multiple
family dwellings. Mr. Edwards clarified his statement of when discussions began with
Unicom. He spoke of a gray area with the deed restrictions, and the contingency is to keep
the units remaining affordable. Mr. Drill explained the process and the reason for the
township being in litigation. He also gave reasons why the Township cannot disclose plans
to the public in advance. Mr. Sullivan explained deed restricted Open Space and Preserved
Land requirements including State House Commission approval. He also explained limited
sites and township funds for affordable multiple family dwellings.

Dennis Fimbel, resident, questioned Unicom’s involvement.

Mr. Edwards explained about Unicom’s housing and corporate development plans.

Upon no further questions or comments being offered by the public, Chair Villa closed the
public questions and comments portion of the hearing and asked if any Board members
wished to deliberate.

A motion was made to adopt the Fourth Round Housing Plan Element and Fair Share Plan
by Mr. Villa and seconded by Mr. Hendrickson. Roll call follows.

Member

Motion

an

Yes

No

Abstain

Absent

Not
Eligible

Recused

Barton

X

Becker

Hendrickson

Izzo

John

Mueller

>

Panico

Rhoades

Villa

Hindle

Somonski

<< <

OPEN MEETING FOR PUBLIC COMMENT ON MATTERS NOT ALREADY DISCUSSED

Chair Villa stated that he would open the meeting for public comments on matters not
already discussed.

Harold Michael Jones, resident, commented about property that was being acquired by

Readington Township and applications to Green Acres Trust Fund.

The Board advised him that his question should be directed to the Township Committee.
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ADJOURNMENT
Mr. Hendrickson moved, and Mr. Mueller seconded a motion to adjourn. The motion
carried unanimously, and the meeting was adjourned at approximately 8:40 p.m.

Respectfully submitted,

Sherri Russo
Planning Board Secretary



