READINGTON TOWNSHIP BOARD OF ADJUSTMENT MINUTES
REGULAR MEETING
June 19, 2025

The Meeting was called to order by Chair Stephen Nees 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:
Barton
Bola
Giallorenzo
Guerriero
Nees
Mason
Roglieri
Saad
Pascale

Others Present:
Board Attorney Joseph Tauriello and Board Secretary Sherri Russo.

A motion was made to go into Executive session by Mr. Saad and seconded by Mr. Roglieri.
This was followed by a unanimous vote.

EXECUTIVE SESSION

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 to exercise his ethical duties as a lawyer with respect to attorney-client privileged
legal advice he wishes to give the Board.

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 May 15, 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.

Mr. Roglieri moved, and Mr. Saad seconded a motion to come out of a closed session. The
motion carried unanimously.
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APPROVAL OF MINUTES
Mr. Saad moved, and Mr. Giallorenzo seconded, a motion to approve the May 15, 2025
minutes. The motion carried unanimously. Mr. Nees and Mr. Bola abstained.

ADOPTION OF RESOLUTIONS
There were none.

PUBLIC HEARINGS

Hayden’s House of Healing

Application ZB24-004- Preliminary & Final Site Plan with “D” Variance - Retreat Center
Block 57 Lot 7-11 Forty Oaks Road

Chair Nees gave an outline of what the remainder of the hearing would entail. He stated
there would be an opportunity for the public to question Mr. Hanson on his testimony only.
He also announced that there would be time for public comment/questions at the end of
the hearing with a three minute per person time limit.

Attorney Craig Bossong was present on behalf of the applicant. Mr. Bassong stated that the
applicant appeared before the Board on October 17, 2024 and February 20, 2025. He
reiterated that the applicant is seeking preliminary and final site plan approval with use
variance to operate a faith-based retreat facility at the subject property located in an
Agricultural Residential zone. He provided a brief overview of what was covered in the
previous meetings and stated John Hansen would be opening this meeting with his
Planning testimony.

Mr. Tauriello swore in Brian Slaugh from Clark Caton, Hintz who was here on behalf of
Michael Sullivan, Township Planner.

Mr. John Hansen introduced himself to the Board and the public as an expert in the field of
Professional Planning and stated he was previously sworn. He reminded the Board and
public that he spoke as an Engineer at the previous meetings. Tonight, Mr. Hansen will
provide his planning testimony. He discussed permitted uses in the Readington Township
AR zoning districts. He discussed the positive criteria that he felt existed. He went on to
explain the AR zone and permitted uses and as well as what was not a permitted use within
it. He also spoke of the agreed upon conditions of approval. He discussed the use that was
requested and why a use such as what the applicant is proposing would not be on the
Master Plan due to its uniqueness.

Chair Nees opened the floor to questions from the public about Mr. Hansen’s Planning
testimony.
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James DiPaolo, resident, questioned if the property was a four bedroom home or five
bedroom home and asked that under the uniform fire code, does it qualify as a hotel or
motel.

Mr. Hansen stated the property would be considered an event center if the application is
approved. He did not know what the fire code was.

Caitlyn Alicino, resident, spoke about other similar permitted usages and how licensed
professionals were on site for those. She referenced the statement Mr. Hansen made about
Hayden'’s House benefitting society as a whole. She questioned how can he state this being
there are no mental health professionals present. She went on to ask how he compared the
mental health uses and long term care use to their proposed use.

Bob Sohl, resident, questioned if it was a pseudo business.

Mr. Bossong felt that question had no relevance.

Dennis Fimbel, resident, questioned where the cars would be parking.

Mr. Hansen stated there would be no parking on the grass.

Greg Buchefsky, resident, raised concern for the safety of neighborhood children.

Susan Solz, resident, questioned if this is a weekend residence, who the house is owned by
and if they are paying residential taxes.

Mr. Bossong stated it is owned by individuals and that the tax question was not a valid
issue to bring before the Board of Adjustment.

Catherine Toro, resident, questioned the driveway usage and would parking be allowed on
the grass and the impact their proposed use would have on the environment.

Mr. Hansen stated there was none.

Ralph DeLorenzo, resident. referenced the Readington Township Master Plan and stated
this proposed use directly contradicts it, as this s basically a “transient hotel.”

Mr. Hansen stated he felt that the applicants were genuine in the way they plan to operate
the facility.

Peter Justo, resident, stated he was confused as to how they would be part of the
community being they would only be there 20 weekends a year.
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Nicole Panzarella, resident, questioned Mr. Hansen as a sworn professional as to how he
came up with the conclusion that Hayden'’s House is beneficial to mental health. She asked
what data he had collected to support his conclusion. She questioned the conditions of
approval and who would regulate these.

Mr. Hansen stated he spoke with the Dorsett’s and their employees/volunteers and that
was how he came up with his conclusion. Mr. Hansen stated the zoning officer would be

responsible to monitor adherence to these conditions.

Ralph DeLorenzo, resident, stated he lives directly across the brook behind their home and
hears everything.

Diane Schulze, resident, questioned how many people would be sleeping in the house.

John Hansen stated because it is a four bedroom house, there is no prohibition to having
others stay if need be.

Mr. Schlessinger, resident, asked if any studies were done on how it would affect property
values.

Mr. Bossong stated that the Board cannot consider financial implications/property values
in this application as it is the law.

Paul Carvalho, resident, commented on how this would have negative effects on property
values.

Ted Ceruli, resident, questioned the septic system and all of the use for a multifamily home.
He questioned the pole barn use.

Mr. Hansen spoke about the septic system upgrade for the retreat center. The pole barn
will be used as a parking garage.

Carolyn Fimmel, resident, questioned where the AV car charger would be located. She
questioned the number of deliveries and the concern for traffic.

Mr. Hansen said only one EV charger would be installed and that traffic impact would be
minimal.

The Board stated that some of the members visited the site, not all.

The Board questioned the 20 weekends are for retreats. What other uses would this
home/retreat center be for?
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Mr. Hansen stated there would be maintenance of the home on those off weekends.

The Board questioned whether employee training would take place on non-retreat
weekends.

Mr. Hansen stated there would be no training taking place at the property.

The Board questioned whether there would be any formal organized outside activities and
if the schedule allowed for free time for the attendees and if outdoor use is permitted
during down time.

Mr. Dorsett stated there are no formal outdoor activities. Ms. Dorsett stated there is a two
hour break after lunch and the scheduled program ends approximately 9 pm. She stated 10
pm is the ordinance.

The Board requested clarification from Mr. Hansen as the application states a retreat
center, but he had called the property an event center. Was that correct? For clarification
of the record, is it an event center or retreat center?

Mr. Hansen stated he misspoke, and it is a retreat center.

The Board questioned the septic testing and possible reserve area could be utilized that
was in the buffer. What would happen to determine that.

Mr. Hansen stated nothing has been done since that last meeting. They did required testing
for both a primary and a reserve area. Soil logs and permeability of soil is acceptable to
code. Ground water monitoring for eight weeks that is a requirement here in the wet
season was performed and inspected by a local Health Department representative. He
determined two separate areas to put the septic system.

The Board questioned when the retreats would take place. It was previously stated that
there would be twenty retreats March through November or all year.

Mr. Dorsett stated that is typically the timeframe. Generally, they tried to avoid the winter
months for travel and potential bad weather.

The Board questioned if they would be willing to stipulate the number of events per year as
a condition of approval.

Township attorney Joseph Taurello stated for the clarification, they are not willing to
stipulate the months of the year.

Mr. Dorsett stated they are open to many stipulations. They want to work with the Board to
make everyone feel comfortable that they are doing the best they can.
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The Board questioned if a retreat guest wanted to take a walk outside during their break,
how would they know they are staying on this property?

John Hansen stated the property is framed by vegetation and it would be an anomaly if
someone walked through the vegetation that acts as a natural border.

The Board questioned if there was a code of conduct for retreat attendees and would they
be asked to leave if they did not abide.

Mr. Dorsett stated there is a code of conduct that the hosts highlight at the beginning of the
retreat with rules, emergency plan, and quiet hours. All of that is stipulated in the code of
conduct to provide a safe weekend for everyone.

Attorney Joseph Tauriello questioned Mr. Hansen on his testimony on general welfare and
his testimony that stated it benefits people with their mental health. To clarify, does he
hold a license in the mental health field?

Mr. Hanson stated he does not.

Attorney Tauriello stated he testified this is a unique use and not contemplated by zoning.
[s that fair to state characterization of your testimony?

Mr. Hansen agreed it was.

In preparing for this you had the opportunity to review all the zones in Readington
Township including the ROM1 and ROM 2 zones. It is still your testimony that this use is
not contemplated by the zoning scheme of Readington Township?

Mr. Hanson said he did not look today, and he did not see it.

The Board inquired how the dates for the retreats would be determined. Would they have
the dates annually and submit that to the zoning officer?

John Hansen stated they would alert the zoning officer in advance of a retreat and advise
the officer the number of participants. He did not expect them to schedule the entire year
and give that information in one effort.

The Board felt that as a matter of a condition, it seems open to interpretation.
Ms. Dorsett stated that they typically schedule the retreats for the calendar year in

August/September to prepare/schedule the hosts and allow applicants time to sign up to
attend. Typically, it will be planned in yearly and in advance.
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Mr. Brian Slaugh, Readington Township Planner had some questions for Mr. Hansen
regarding his testimony. He questioned his interpretation of the Medici case and stated his
interpretation differed from Mr. Hansen’s.

Mr. Slaugh read the Planner’s Report that was provided by his firm regarding the Use
Variance and Site Plan Review. He summarized this as an assembly use and that this is a
permitted use in Readington Township in the ROM1 and ROM2 zone districts. He
explained the AR zone district and how this use was inconsistent with what the applicants
were proposing as a use. Mr. Slaugh also spoke about the design exceptions.

Mr. O’Brien, Township Engineer, spoke about his report from March 21, 2024.

John Hansen commented that all of the engineering concerns that were raised in this
document were addressed in the design and were in compliance.

Chair Nees opened the floor to public questions of the Township Engineer.
The Board asked Mr. Hansen to confirm that the septic system was a raised septic system.

Andrew Saad motioned, and Chris Roglieri seconded a motion for a bio break followed by a
unanimous vote.

Steve Nees stated for the record that the meeting was resumed at 9:14 pm. He opened the
floor for public comment and stated that sworn comments would be limited to three
minutes to allow for everyone to speak.

Township Attorney, Joseph Tauriello collectively swore in all of the public who wished to
comment.

Toni Arnold, Retreat Coordinator for Hayden’s House of Healing, spoke on behalf of the
Dorsetts and Hayden's House of Healing.

Dan Mendosa, Advisory Board Member for Hayden’s House of Healing, spoke on behalf of
the Dorsetts and Hayden's House of Healing. He stated how this program helped him and
others.

Jason Moore, Solberg Road resident and crisis counselor, spoke on behalf of Hayden’s
House of Healing and his support of their variance approval.
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Meredith Carvalho, resident of Forty Oaks Road, stated her opposition to the variance
approval due to it compromising the neighborhood’s rural identity and zoning laws.

Caitlin Alicino, resident of Forty Oaks Road, stated her opposition to the variance approval
due to safety concerns.

James DiPaolo, resident of Forty Oaks Road, spoke against the approval due to safety and
property value concerns.

Peter Justo, resident of Forty Oaks Road, stated his opposition to the variance approval due
to a business entering a residential zone.

Greg Buchefsky, resident of Forty Oaks Road, had safety concerns and opposed the variance
approval due to safety and traffic concerns.

Katie Bodda, employee of Hayden’s House of Healing, spoke in support of Hayden’s House
of Healing and how it helped her deal with the loss of her son.

Paul Carvalho, resident of Forty Oaks Road, stated it was absolutely a zoning issue and
spoke of his opposition to the variance approval.

Ted Ceruli, Little Brook Road resident, spoke in opposition to the variance approval due to
safety and environmental concerns.

Kerry DiPaolo, Forty Oaks Road resident, spoke in opposition to the variance approval due
to the potential negative impact she felt it would have on their neighborhood.

Joseph Panzarella, Forty Oaks Road resident, spoke in opposition to the variance approval
due to the potential negative impact it would have on their neighborhood.

Glen Schlessinger, Forty Oaks Road resident, spoke in opposition to the variance approval
due to neighborhood increased traffic.

Kathleen Lestuk, Forty Oaks Road resident, spoke in opposition to the variance approval
due to traffic concerns.

Nicole Panzarella, Forty Oaks Road resident, asked to have a Facebook post and an e-mail
from The State of New Jersey stating Hayden’s House of Healing was not a registered
nonprofit e-mail entered in as evidence. She also spoke in opposition to the variance
approval.

Dennis Noble, Forty Oaks Road resident, spoke in opposition to the variance approval due
to environmental concerns.



Readington Township Board of Adjustment
June 19, 2025
Page 9

Joan O’Connell, Forty Oaks Road resident, spoke in opposition to the variance approval due
to lack of professional involvement at Hayden’s House of Healing and safety concerns.

Carolyn Fimbel, Forty Oaks Road resident, spoke in opposition to the variance due to safety
concerns for neighborhood children.

Sabrina Abrahamson, President of Hayden’s House of Healing, spoke in support of the
variance approval.

Diana Schultz, Forty Oaks Road resident, spoke in opposition of the variance as it
compromises the rural integrity of the area and zoning ordinances.

Shirley Cisz, Forty Oaks Road resident, spoke of her concerns for safety and spoke in
opposition of the variance.

Andrew Saad moved and Scott Barton seconded a motion to close public comments. It was
followed by a unanimous vote.

Board Attorney Joseph Tauriello spoke to the Board and made them aware that some of the
comments/references were not to be considered by the Board. He stated that this D-1
variance application was to be considered solely on its own merits and evidence presented
to this Board.

The applicant’s attorney, Craig Bassong, made closing remarks in support of Hayden’s
House of Healing and granting the D-1 variance.

Andrew Saad motioned and Chris Roglieri seconded a motion to close the public hearing.
This was followed by a unanimous vote.

The Board questioned what the conditions were for approval. There were concerns about
the enforceability of some of the conditions such as a deed restriction. A use variance
transfers with the property. There is a potential problem with the deed restriction being
reversed without another hearing. The Board questioned if granting this variance
advances the purposes of the Master Plan.

Chair Nees made a motion to vote on the D1 Variance.
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Andrew Saad made a motion, and Chris Roglieri seconded a motion to deny the application.
Roll call follows.

Member

Motion

2nd

No

=<
(9]
7]

Abstain

Absent

Not
Eligible

Recused

Barton

Bola

Giallorenzo

Guerriero

Nees

Roglieri

Saad

D PP | [ | <

Mason

Pascale

ADJOURNMENT
Mr. Saad moved, and Mr. Bola seconded a motion to adjourn the meeting. The motion

carried unanimously, and the meeting was adjourned at approximately 10:27 p.m.

Respectfully submitted,

Sherri Russo

Board Secretary




