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September 23, 2022

Chairman William Duffy

Town of Phillipsburg Planning Board
120 Filmore Street

Phillipsburg, NJ 088635

RE:  Consistency Review Letter Report
Amendment to the Riverfront Redevelopment Plan
District No. 5 Building Height
VCEA Project No. 9102.063

Dear Mr. Duffy:

Van Cleef Engineering has undertaken a review of the requested amendment to Riverfront redevelopment
plan in accordance with accordance with the Local Redevelopment and Housing Law (LRHL) Section
40A:12A-7e. This report was authorized by the Board at their August 25, 2022 meeting based on the
resolution number 2022-191 which was passed by the Phillipsburg Town Council on August 16, 2022.
The developer of the above referenced site which is located within redevelopment plan area has requested
a change to maximum permitted height of the principal building to be increased to 55 feet from the
current maximum height of 50 and then for overall building height envelope including rooftop equipment
and screening to then be permitted to maximum of height of 65 feet within the Riverside Industrial
District no. 5. '

Our office has reviewed the proposed amendment and finds the increase in building height to be
acceptable based on the below background, findings and recommendations/conditions.

Background

The subject property currently is located is District No. 5 of the Riverfront development plan and received
preliminary and final site plan approval for an industrial use development consisting of a 420,000 Square
foot warehouse with no rail connection and a maximum height of 49 feet to the parapet. The owner and
developer of the site has requested from the Town to amend the district to enable construction of cold
storage facility that requires an overall height of 65 feet, which the building height would be
approximately 55 feet and then additional 10 feet in height for mechanical systems. The developer
indicated this type of industrial user may be able to utilize adjacent rail system.

Findings

For this consistency report we considered recommendations and goals outlined Riverfront Redevelopment
plan and the Town’s Master Plan and the impact the requested change may pose to those standards. In
addition, we consider the goals/considerations as detailed in our prior consistency report for this district
dated February 25, 2021.
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Current redevelopment plan

For this report we, reviewed the impact to the height change based on the current redevelopment plan that
includes an amendment to the permitted uses previously approved by the Town of Phillipsburg. That
amendment included a consistency study prepared by Van Cleef Engineering dated February 25, 2021
which found industrial uses and 1-2 standard were acceptable for this district. With the amendment,
industrial uses were restricted to a maximum height of 50 feet. The requested change is to increase in
height for industrial building to 65 feet for the purpose of mechanical systems and support structures that
are needed for an industrial use. The change in height does not alter the goal of industrial use to be
developed within the district and further promotes industrial uses within the district. In addition, the
Applicant presented that the height increase may enable an industrial use that would include connectivity
to the railroad that would reduce truck congestion (which was a consideration in the prior study), this rail
connection may further benefit additional industrial users in the district/area to reduce truck traffic or
improve their economics or possible tourist/recreation access.

Consistency with 2004 Master Plan

Our office evaluated the amendment with the latest Master Plan of the Town (2004). For this report with
considered the findings of our prior report dated February 25, 2021. In our prior report, the 2004 Master
Plan were found to include the statement “to provide functions, accessible, and cost effective location
within the Town for industrial uses that enhance the economic for the individual uses and the Town as a
whole”. The proposed amendment would be consistent with this goal as the amended building height
would enable the construction of industrial use within a previously approved industrial zone that may
result in enhanced economics for the Town and individuals through job creation/opportunity and through
improvements to vacant land. The master plan included Land Use Plan elements that reflected a need to
screen impacts between zones or different land uses, with the increase height needed for the mechanical
systems, recommendations/conditions are noted to address the 2004 Master Plan standards related to
buffers/screening of impacts.

Conclusions and Recommendations

Our office finds the increase in maximum permitted height would be consistent with Riverfront
Redevelopment plan and Master Plan. The increase in height is recommended to be limited to enable
installation of mechanical and utility systems on the roof system of a building that is 55 feet or less and
overall building envelope would not exceed 65 feet including roof mounting mechanicals.

Requested Conditions/Restrictions
¢ The maximum building height is limited to 55 feet, with additional a height allowance for
installation of mechanical and utility systems to be installed up to a height of 10 feet from the
roof line and shall result in overall building envelope height of not more than 65 feet.

e All rooftop mounted mechanical and utility systems shall be screened, to be consistent with the
Master Plan goals to limit visual and noise impact of surrounding properties/zones/uses.

e All rooftop mounted mechanical and utility systems must be installed in a manner and setback
that enables access to the roof by the Town of Phillipsburg Fire Department and other emergency
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services.

e Mechanical and utility systems should be understood to include refrigeration systems, ventilation
systems, HVAC, solar panel systems and stormwater green infrastructure systems. It should not
include backup power generators without sound attenuation or storage of fuels.

e The rooftop mechanical area may not be used for storage of goods or products or office space.

e The rooftop mechanical area may not be utilize for office space, but should not prevent enclosed
mechanical cabinets and/or equipment control enclosures or life safety egress systems.

Considerations
e The Applicant has as part of the amendment request has indicated the amendment would may
enable a cold storage facility that could utilize the rail road located adjacent to the property,
which may require grading changes to the site. The Board and Council should consider if grading
changes provide for rail access that if the site layout permits rail access is made accessible to
additional users in the Town, as this would be in line with prior consistency report of address the
need to limit trucks on the Town roads.

e In addition, the regrading for the rail connection, may enable additional river level access to the
public and potential additional tourist access to the rail line, with this in mind the Board and
Council should consider requesting plans that include improved rail access to the site review
provisions to enable greater access to the river in conjunction with rail operator who would also
benefit from such increase access. This provision would be consistent with the redevelopment
plan goals for adjacent redevelopment recreation and open space area. In addition, this would be
in line with the prior consistency report recommendations to address balance between these uses.

If you require additional information or have any questions, please feel free to contact me at my office.
Very truly yours,

Van Cleef Engineering Associates

577//0/4///‘{ Obrien

Timothy M. O’Brien, PE, PP, CME
Land Use Board Engineer/Planner
NJ PE Lic. # 24GE05442500

NJ PP Lic #33L100650900

cc: All Board Members via Planning Board Technical Assistant
Applicants Attorney via Email
Applicants Engineer via Email

Board Attorney via Email
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