


Town of Newton Planning Board
Regular Meeting
August 20, 2025

MINUTES

The regular meeting of the Newton Land Use Board was held at the Town Hall on August 20, 2025. Chairwoman Vrahnos called the meeting to order at 7:00 pm. Chairwoman Vrahnos stated that proper notice had been given for this meeting in accordance with the “Open Public Meetings Act.”

Chairwoman Vrahnos led the Salute to the flag.

ROLL CALL
Deputy Mayor Dickson – absent		Mr. Flaherty – present
Mayor Le Frois – present			Ms. Vrahnos - present			
Mr. Russo, Jr. – present				Ms. Waldron - absent
Mr. Wink – present				Mr. Perigo, Alternate #1 - present	
Mr. Ragsdale – present			
						
ALSO PRESENT
Glenn Kienz, Board Attorney			Alison Kopsco, Town Planner
Tom Knutelsky, Board Engineer		Helen Humbert, Board Secretary						
DESIGNATION OF BOARD SECRETARY
Chairwoman Vrahnos opened the meeting to designate Helen Humbert as board secretary.
Mr. Russo made the motion to designate Ms. Humbert Board Secretary. Mr. Flaherty seconded the motion.

All in favor, none opposed.

DESIGNATION OF VICE CHAIR
Mr. Russo made a motion to nominate John Ragsdale for Vice Chairman.
Chairwoman Vrahnos seconded the motion.
All in favor, none opposed.

PUBLIC SESSION
Chairwoman Vrahnos opened the meeting to the public for items not on the agenda.
Peter Struble, a neighbor of 64 Sussex Street, wished to discuss an agenda item. Mr. Kienz advised that he would have the opportunity to speak later in the meeting during the relevant application discussion.
There were no other members of the public who wished to speak at this time.

MINUTES 
April 16, 2025
Mr. Russo made a motion to adopt the April 15, 2025 minutes. Mr. Wink seconded the motion.
IN FAVOR: Russo, Wink, Flaherty, Ragsdale, Vrahnos
OPPOSED: None
ABSTAIN: None

RESOLUTIONS
There were no resolutions to consider.

BUSINESS
PB #1-2025
64 Sussex Street BFM, LLC
Block 22.01, Lot 23
Variance Application

Mr. William Haggerty, the applicant’s attorney, requested that the board review the application for completeness. Mr. Haggerty described the subject property, which contains a trailer home in disrepair. Photos were submitted for reference. The applicant proposed a duplex, permitted in the zone, consisting of five bedrooms: three on the lower level and two on the upper level. The proposed building would be connected to public water and sewer systems.

A variance was requested for parking in the front yard. Mr. Haggerty referenced a neighbor’s concerns, noting the applicant plans to include buffer plantings for screening. He also emphasized that the lot, though small, is consistent with neighboring lots.

Mr. Kienz asked whether any other professionals were present. Mr. Haggerty confirmed that the applicant’s Site Project Manager was in attendance.

Mr. Kienz requested justification for the variances. Mr. Haggerty explained that relief was being sought for minimum lot size, driveway location, and plantings. He stated that front yard parking would reduce impervious coverage and site disturbance and be consistent with surrounding development.

Antonio Imbimbo, the applicant, was sworn in and accepted by the Board. Mr. Imbimbo confirmed agreement with Mr. Haggerty’s statements and was identified as the property owner.

Mr. Kienz noted that details were missing on page 2 of the plot plan. Mr. Knutelsky clarified that these details should be added to the final plans if the board approves the application. He also stated the applicant should indicate whether existing water and sewer services would be used or upgraded.

Mr. Haggerty agreed to comply. Mr. Knutelsky confirmed this satisfies Mr. Simmons' report.

Chairwoman Vrahnos inquired about the Planner’s Report. Ms. Kopsco confirmed that her office had submitted a report and requested more detail on the driveway screening. Mr. Haggerty responded that sky-rocket junipers were proposed along the adjacent property. When asked about lighting, Mr. Imbimbo confirmed a residential-appropriate post light would be installed, with no light spillover, subject to the engineer’s approval.

Chairwoman Vrahnos opened the floor to board questions.

Mayor Le Frois requested clarification on the variance, confirming it included front yard parking with four stacked spaces. Mr. Haggerty confirmed.

Mr. Ragsdale inquired about the retaining wall. Mr. Imbimbo stated the retaining wall existed at the time of purchase. Mr. Haggerty confirmed it was 0.7 feet and not a supportive wall. Discussion ensued. Mr. Haggerty reiterated it was not a structural retaining wall.

Mr. Flaherty suggested moving the structure forward toward Sussex Street and placing parking in the rear. Mr. Haggerty responded that only a 4-foot shift was possible due to setback limitations and the need for buffer planting. Mr. Flaherty noted that a variance would be required either way.
Mr. Knutelsky noted that rear parking would require a K-turn, increasing impervious coverage.
A discussion followed regarding the feasibility of on-street parking (not acceptable) and ensuring each unit has two designated spaces.

Peter Struble, resident of 62 Sussex Street, was sworn in. He shared that he had previously maintained the lawn and performed snow removal for 64 Sussex Street. He expressed no objection to the project and suggested shifting the structure left on the lot. Mr. Haggerty confirmed Mr. Imbimbo was willing to move the structure one foot to the left.

Chairwoman Vrahnos invited further public comment. None was offered.

Mr. Kienz summarized the application and conditions of approval, approval of the variances for minimum lot size and width, plot plan details (per Mr. Simmons’ report, page 2), move house one foot to the left, maintaining a 12-foot side yard setback, installation of lighting, subject to engineering review and lastly, approval of front yard parking variance.

A motion to approve the conditional use variance was made by Mr. Ragsdale and seconded by Mr. Russo.

IN FAVOR: Le Frois, Ragsdale, Russo, Wink, Perigo, Vrahnos
OPPOSED: Flaherty
ABSTAIN: None 

PB #5-2024
County of Sussex
39 High Street, County Judicial Complex 
Block 5.01, Lot 19
Preliminary and Final Major Subdivision and Variance Application

Mark Peck, attorney for applicant.

Mr. Mark Peck represented the applicant. The property is in a T-5/T-6 split zone, and no development is proposed. Existing Lot 19 will be subdivided into Lots 19.01 and 19.02.

Mr. Peck introduced Keith Nelson, Director of Facilities Management, and Ken Dykstra, Site Engineer/Surveyor/Planner. Both were sworn in.

Mr. Nelson noted the jail has been vacant since 2015. The County seeks to subdivide to potentially offload unused square footage. No decision has been made regarding the sale or retention of the parcel.

Mr. Dykstra submitted an engineering survey and described the 6.09-acre judicial complex property. After subdivision, Lot 19.01 would be 4.63 acres.

Mr. Dykstra described access points from Route 206 and Route 94 and stated that there are 11 existing nonconformities due to split zoning. Although the property lacks frontage, it maintains emergency access.

Mr. Knutelsky asked about C-1 variances and whether approval would create detriment. Mr. Dykstra confirmed the application met standards and would not negatively affect surrounding properties. The board discussed: Emergency access, gated areas, non-developable wooded slopes and shale, parking garage availability. Mr. Kienz summarized the application, including utility access and parking.

A motion was made by Mr. Russo and seconded by Mr. Flaherty to approve the request for subdivision approval and variances based on the testimony and reports prepared. 

IN FAVOR: Le Frois, Ragsdale, Russo, Wink, Flaherty, Perigo, Vrahnos
OPPOSED: None
ABSTAIN: None

PB #3-2025
Sussex County Community College
College Hill Road
Block 3.01, Lot 19
Courtesy Review – Addition to Building ‘A’

Mr. Peck introduced the project. The college is in Zone SD-2 and the addition complies with zoning. 

Dr. Cory Homer, President of Sussex County Community College, stated the new building would house labs for radiography, sonography, respiratory therapy, and dental assisting. These facilities would provide access to education otherwise requiring lengthy travel.

Mayor Le Frois expressed appreciation for a recent tour of the campus and noted enrollment was up 6%—5% above the state average.

Architect Chris Wolverton described the proposed 13,500 sq. ft. two-story glass-façade addition facing the pond. The first floor would house instructional labs and the second floor would contain classrooms. The building will be fully sprinklered and maintain the existing height, with rooftop HVAC units.

Mr. Dykstra presented the site plan. The campus covers 175 acres across Newton, Hampton, and Fredon. Runoff filtration is proposed and permits have been approved.

Mr. Knutelsky requested an updated operations plan once the work is completed for reference.

Ms. Kopsco summarized the project’s relation to the Town Master Plan. Mayor Le Frois stated that the project is not inconsistent with the Town's Master Plan. The Board agreed.

IN FAVOR: Le Frois, Ragsdale, Russo, Wink, Flaherty, Perigo, Vrahnos
OPPOSED: None
ABSTAIN: None

CORRESPONDANCE
The Board received a copy of the New Jersey Planner and had no comments.

EXECUTIVE SESSION
No Executive Session was held.

Mr. Russo made a motion to adjourn the meeting. Mr. Ragsdale second the motion. All in favor, none opposed.

The meeting was adjourned at 8:28 P.M.

Respectfully submitted, 
Helen Humbert
Planning Board Secretary
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