
 
 

 
 

READINGTON TOWNSHIP PLANNING BOARD MINUTES 
REGULAR MEETING 

March 23, 2026 
 

 
The Meeting was called to order by Chair Villa at 7:00 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: 
Albanese 
Barton 
Becker 
Hendrickson 
John 
Izzo 
Rhodes 
Routel  
Somonski 
Villa  
 
Absent Board Member:  Vincent Panico 
 
Others Present 
Council, Joseph Tauriello, Esq.  
Planner, Eric Harris 
Engineer, Robert O’Brien 
Traffic Engineer, Jay Troutman 
Board Secretary, Sherri Russo 
AutoZone Engineer – Thomas Pugsley Jr. 
AutoZone Council – Frank Revolini, Esq.  
AutoZone Planner – John Taikina, PP 
AutoZone Traffic Expert – Gary Bean  
 
 
APPROVAL OF MINUTES 
Mr. Hendrickson moved, and Mr. Albanese seconded a motion to approve the January 12, 
2026 Minutes. The motion carried unanimously.   
 
ADOPTION OF RESOLUTIONS 
There were none.  
 
ADJOURNMENTS OF ANY SCHEDULED HEARINGS OR MOTIONS 
There were none. 
 
TRC UPDATE 
Chair Villa provided an update on the New Tannery application.  
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NEW BUSINESS 
Chair Villa made an announcement regarding the upcoming March 30th meeting to discuss 
Affordable Housing.  
 
OLD BUSINESS 
There was none.  
 
PUBLIC HEARING 
AutoZone  
Application PB2025 -01- Preliminary & Final Major Site Plan  
545 U.S. Route 22 
Block 35 Lot 1 and 25  
 
Mr. Revolini introduced himself as council for the applicant.  He also introduced the 
applicant’s professionals, Thomas Pugsley Jr., John Taikina, and Gary Bean.  All of the 
professionals were sworn in.  Mr. Revolini gave an overview of AutoZone and their 
business.  
 
Mr. Pugsley gave his credentials and was accepted as an engineering expert.  He went on to 
explain the location of the property and proposed project and summarized the existing 
conditions.   
 
The Board questioned if AutoZone owned the property.  They are leasing the property.  
 
Mr. Pugsley went on to summarize the proposed AutoZone project.  He stated their 
days/hours of operation as well as the number of potential employees. He also addressed 
the vehicle parking as well as vehicle circulation flow.   He stated the facility will house a 
spent oil container that will be collected by a licensed, contracted professional periodically. 
 The proposed storm water abatement system was discussed  but needs to be confirmed as 
there is an ongoing investigation.   He also explained what variance relief was being sought 
as well as presented the landscaping plan.  
 
Exhibit A1 – Overall Site Plan, sheet 2 of 16 of the overall plan.   
Exhibit A2 – Colorized Board/Landscaping, sheet 3 of 16 of the overall plan.  
Exhibit A3 – Traffic Flow Map  
 
The Board questioned Mr. Pugsley about the stormwater abatement plan.  
 
The Board questioned spill containment.  
 
The Board had concerns about the drainage basin. The Board stated that the condition of 
approval would be to verify the drainage basin and communicate that information to 
Township Engineer, Rob O’Brien.  
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The Board had concerns about the tractor trailer noise/lights during deliveries that take 
place after business hours and potentially during quiet hours.  There were also concerns 
about tractor trailers being able to turn in the limited space in the parking/loading area.  
 
The Board voiced concerns about the landscaping and particular plants and trees that 
attract deer and how to deer proof the trees.  
 
The Board questioned the monitoring wells at the location and the maintenance and 
measures of protection during construction.  
 
The Board questioned the paving behind the building and encroachment of neighbors’ 
fences within the right of way and requested public works and the fire official be involved. 
 
The Board questioned the proposed lighting plan. 
 
The Board questioned if solar panels were considered.  
 
Joe Tauriello discussed specific conditions of approval that will be in the approving 
resolution.  Rob O’Brien and Eric Harris went over their memos and reiterated the 
conditions and clarifications required.  
 
The Board questioned if a more specific delivery window time could be established.  
Delivery times were discussed and noise issues as well as noise reduction precautions and 
reassurance that no deliveries would occur during quiet times.  
 
A pedestrian access/sidewalk  was discussed and the Board felt strongly that it needed to 
be provided.  
 
Chair Villa opened the floor to residents for questions to the applicant’s planner.  
 
Roxanna Ziolkowski had questions about the stormwater management as the inlet is next 
to her property line and had concerns about it being maintained and questioned who was 
responsible for maintaining it. She requested a maintenance schedule.  She voiced  
concerns about the truck turn plan..  She requested signage on Juniper Road.  
 
There were also concerns about water runoff and collection. Because of the ground 
disturbance during construction, well water monitoring done during and post construction 
would be appreciated.   
 
Greg Ziolkowski reiterated the need for a cross walk to make the area more pedestrian 
friendly and to deter trucks or cars from parking in designated area.  
 
Rob O’Brien assured the residents that the engineers will be at the site monitoring during 
construction. 
 
Eric Coker requested clarification of tractor trailer delivery times.  He had concerns about 
noise.  
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Ramona Lloyd questioned the depth of the retention basin and what the plans were for it.  
She had runoff concerns and tractor trailers trying to navigate the turn given the limited 
space as well as the time of deliveries.  
 
Gary Bean, Traffic engineer, gave his credentials.  The Board accepted him as an expert 
witness.  He went on to explain how much traffic activity the site would impact Juniper 
Road as well as Route 22.  He explained that AutoZone historically does not attract a lot of 
traffic volume.  He stated in his opinion, he did not see any foresee any major traffic impact 
and estimates traffic to be low volume.  He felt that the recommendations from the 
Readington professionals were reasonable.  
 
Jay Troutman, Readington Township Traffic requested to review the truck turning plan. He 
referenced comments he made on his report.  
 
Chair Villa opened the floor to questions from the public.  
 
John Taikina, Professional Planner gave his credentials. The Board accepted him as a 
Planner Expert for AutoZone.  He discussed the variance relief being sought. He highlighted 
both positive and negative impacts to the community and property.  
  
Eric Harris, Planner, commented that under the previous zoning they would have required 
a use variance because previous zoning did not allow more than one principal building.  He 
requested positive and negative criteria regarding variances for disturbance of slopes as 
well as the topographic modification.  
 
Chair Villa opened the floor to questions from the public.   He then opened the floor to 
comments from the public.  
 
The Board stated they struggled with the delivery time during quiet hours.  
 
The Board asked when neighboring AutoZone stores were receiving deliveries.  They also 
asked if the other municipalities had quiet times.  The Board was concerned about noise 
levels and impact on the neighboring Whitehouse Village community.  
 
The Board stated they struggled with all of the variances required for this project given the 
new zoning for this property.   
 
The Board had concerns about the sewage.  
 
Mr. Villa moved, and Mr. Becker seconded a motion to grant preliminary and final major 
site plan approval with conditions listed by Joseph Tauriello.  The roll call follows. 
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OTHER DISCUSSIONS 
None. 
 
PUBLIC COMMENT ON MATTERS NOT LISTED ON THE AGENDA 
None.  
 
ADJOURNMENT 
Mr. Hendrickson moved, and Mr. Becker seconded a motion to adjourn. The motion carried 
unanimously, and the meeting was adjourned at approximately 11:08 p.m. 
 

        
Respectfully submitted, 

  
 

Sherri Russo  
Planning Board Secretary 

Member Yes No Abstain Absent Not 
Eligible 

Recused 

Albanese X      
Barton 

 
  X     

Becker X      
Hendrickson X      
Izzo X        
John 

 
  X     

Panico           X   
Rhoades X        
Villa X      
Routel    X                
Somonski                  X  


