Franklin Township Land Use Board
Meeting Minutes
April 22, 2026

Mr. Meltzer opened the mee4ting with the pledge of allegiance and by reading the open
public meetings act notice.

In attendance were the following members:

Mr. Balough, Mr. Corde, Mr. Herzer, Mr. Meltzer, Mr. Onembo, Ms. Payne, Mr. Santini, Mr.
Sigler, Mr. Truszkowski, Mr. Sciortino

Also in attendance were board professionals Mr. Schneider, Mr. Kyle and Mr. Ingram

Member Truszkowski announced he has a conflict and has to recuse himself from this
application and left the premises.

Mr. Schneider swore in Jim Kyle and Wayne Ingram as board professionals.

380 Bloomsbury Road application testimony and public hearing began.

Attorney Mr. Mark Peck was present representing the applicant. The application is for
Preliminary major site plan approval for a warehouse located at 380 Bloomsbury Road.
The application was previously deemed complete and all notices in order to continue.

Mr. Peck indicated that it is in the Industrial zone district. AWarehouse is a permitted use.
There are No variances being requested and they are not seeking a pilot or any other
special treatment. Mr. Peck stated who would be presenting this evening. Mr. Ed Wilkes of
Ware Malcomb and Mr. Mohsen Yaraghi.

Mr. Darius Yaraghi was sworn in.

Mr. Peck asked Mr. Yaraghi about the company and if it was associated with Safavieh. Mr.
Yaraghi stated what the company did. Typical customers are Walmart, Amazon, Home
Depot, Macys, basically every big retailer. Safavieh was founded by his brothers in NY.
They have around 30 facilities. 15 warehouses and 12 retail and showrooms/offices around
the country. Locations in California, Texas, Indiana, Illinois, Pennsylvania, NJ, NY and
Georgia. Warehouses are for home furnishing products to be distributed in northeast. They
do not have enough space and other sites are not efficient. This site is Closer to the port
and consumer. The other closest are in Clinton, Flemington and Easton PA. They are not
seeking any tax breaks or pilot program. He indicated that now the taxes are less than
$10,000 on that property and will be around $1.4 million when up and running. Mr. Yaraghi
stated there will be around 50 employees. It will be mainly one shift, maybe extended



hours during peak times. The hours would vary but normally 9 hours aday 7am -5 pm orin
that range. The plans show an external patio for employee breaks, outside the indoor break
area. The general public will not be invited. Strictly warehouse use. The employees will be
managers, pick and packers, and help to unload from containers. Other than the trucks
coming in and out there will be no other activity outside of the facility. There will be a
minimal number of containers in parking lot. There will be Crown electric equipment for
picking and putting product in stock. There will be a few loaders to put the productin
trucks. Itwill be all electric. He gave a scenario of how the facility will operate. The
containers will come from the port, inthe Clinton facility an average 2 to 3 or maybe 4 per
day from the port. Itis only a few FED EX and UPS trucks. The Clinton facility is very
similar, but this would be double the size. Mr. Meltzer said that some of the drawing shows
higher traffic load on the site besides the loading docks. Mr. Corde asked if it was 150
docks as on the plan. Mr. Yaragi said you build the facility so the containers get positioned
in the right spot where you unload and load. The containers are 40 ft. and the trucks are 53
ft.. Mr. Sigler asked where most of the product is going. Mr. Yaraghi said they will only use
Route 78. The main destination is the port and FED EX and UPS facilities. Itis owner
occupied, not leased or rented. Mr. Kyle noted the cover sheet said 130 employees and 3-8
hour shifts. Mr. Yaraghi said only 1 shift, in peak maybe extended hours. The planis
probably made for max use of the building so that is why is says that. Mr. Kyle asked about
the drivers of the trucks. Mr. Yaraghi said they use one company for trucking and they only
receive items when employees are there. There will be no overnight drops, only during
working hours. Mr. Schneider asked about the testimony of generally 2-3 containers based
on Clinton, since this facility will be double the amount. Mr. Yaraghi said the expected
number of containers will be 6-8 incoming, 4-6 leaving per day. They could add more if itis
a LTL truck pick up, aka box truck. This is very rare. Mr. Onembo asked if there is any plan
on consolidation. Mr. Yaraghi said perhaps the one site from Easton. Mr. Yaraghi said
Flemington/Clinton is not moving. The facility will not increase due to the Easton
consolidation. There were no other questions by the board or its’ professionals at this time
and this concluded Mr. Yaraghi’s testimony.

Mr. Schneider gave guidelines for public comment.

John Kaplan, Harold Law firm, representing Skylands Alliance was present.

Public comment for Mr. Yaraghi:

Mr. Kaplan: Mr. Kaplan wanted to clarified that a good day is 6-8 trucks incoming and
somedays nothing comes in. Mr. Kaplan asked if it is containers from the port or trucks.



Mr. Yaraghi said they are all dropped outdoor. Confirmed hours are normally until 5 pm,
rarely to 8 pm. Mr. Kaplan asked if the containers stay loaded overnight. Mr. Yaraghi said
they do.

200’ list property owners:

#1- Jaya George; she asked about the square mileage in Clinton vs mileage in Bloomsbury.
How can you compare the two. Mr. Yaraghi said itis in Lebanon township, not really
Clinton.

#2-Lee Heidelman; asked does any part of the application indicate how many years do they
intend to use the site. Mr. Yaraghi said as long as they are in business. Does it preclude you
from renting or selling. Mr. Yaraghi said he does not think so. He said the warehouses that
are builtin last 10 years are still being used as warehouses. Mr. Yaraghi said no they are
not planning on any of that. They are planning on using it for their own use but he cannot
predict whatever might happen down the road.

#3-lan Houser -asked about the quality of the employment. Mr. Yaraghi said the lowest is
$20 for starting rate. Managers will be more.

#4-Rick Cannaly asked the state of the business today. Mr. Yaraghi said brick and mortar
not very good. Main business is online and is good. Mr. Cannaly asked if the company
takes off will trucks be increased, or if it fails what will happen? Mr. Yaraghi said if business
goes up you have to increase warehouse space. There is nho space that will be available.
Mr. Yaraghi said it is mostly accent furniture that will be in warehouse. Lighting, outdoor
furniture. Small items that can be shipped by UPS and FED EX. Mr. schneider asked about
outgoing deliveries. This is for wholesale business and not direct to consumer. Shipped to
local area by FED EX or UPS distribution centers. Discussion ensued about the logistics of
the shipping.

#5-Nancy Mason asked why is it more advantageous to you at this point considering all the
empty warehouse space that is available in the area. Mr. Yaraghi said this is the land they
bought. They don’t like to rent, itis very expensive. They like to own and they like to stay
forever. Ms. Mason stated on earth day they want to destroy more farmland.

#6-Sean Latino asked about scheduling outgoing trucks. How many outgoing trucks are
outgoing? Mt. Yaraghi said 6-8 trailers outgoing by FED EX and UPS. Incoming containers
could be 0-8 perday. Thisis 14 per day average. Mr. Latino asked if he ever lived in a
peaceful town. Mr. Peck said there is no relevance to the application. Mr. Yaraghi said he
appreciates this type of town.

#7- Mr. Lidel — asked about the quality of life. He was advised it was not appropriate at this
time and he could ask that question at a later time.

#8-Susan Cilli asked for clarification of the planning board. She has heard that Bloomsbury
Road was illegal for tractor trailers. She said they go through there all the time. Mr. Sigler



said it was a county road. She asked about the drivers of the trucks and the number of
hours they can drive. She asked about the drivers sitting at the site. Mr. Yaraghi said they
have a spot at the port to wait. She gave a scenario of not getting to the site in a timely
manner. She asked about the one shift since the plan states it could be 3 shifts. Mr.
Yaraghi stated for the building it could max at 3 shifts not for his business.

#9-Monica Scott is concerned about the capacity of trucks that they could have more than
the 8 based on the application. She lives on Rt. 57. Mr. Yaraghi said they are using Rt. 78.
She asked what the capacity is based on their application.

#9-Courtney (?) asked about the sites in Easton and why are they not being expanded. Mr.
Yaraghi said not enough space. She asked if there are 2 customers purchasing would that
be a high value of LTL?. Can he provide a fact statement on other facilities.

#10. John McCormick — asked if they are creating an off ramp from 78 and how many local
roads are going to be used. Mr. Peck said this is for the traffic engineer.

#11-Laura Warnaski asked if they own all their warehouses. She asked about the Georgia
warehouse. She asked about leasing to a site. Mr. Yaraghi said they own the building but
have a tenant in Georgia. She asked if they lease from something. She asked if it was used
for human trafficking. She stated their better business ratingis a D.

Member Corde asked about leasing of the Georgia facility. He stated that they have other
buildings that they own and lease. Mr. Corde asked if it was a warehouse. Mr. Yaraghi said
they lease to Wayfair and other grocers. Mr. Yaraghi said they are building for their own use
and there is potential for future leasing.

#13 - Lee Heidelman - asked about the warehouses they own and if they are rented. He
asked how many loading dock bays are there. He was advised the site engineer will
discuss.

#14-Kim Lorenzo said she is confused, trying to understand the economics, why do they
need another warehouse. Mr. Yaraghi said for more business. People want more business
they need more warehouses.

#15- Heidleman asked if trucks will carry any hazardous material or store it. Mr. Yaraghi
said no. Nothing that is against the law.

#16-Guy Citrone asked about efficiency. Mr. Yaraghi said it is very important. The Easton
site is not efficient, that is why they will move it. Mr. Citrone asked about automation and
its efficiency . Willrobots be used? Mr. Yaraghi said that is too advanced. Mr. Citrone
asked if they looked at a construction company. He was told not at this time. Mr. Citrone
asked if Mr. Perrucci would be considered for anything. Mr. Yaraghi said they spoke with
them but have not committed. Mr. Citrone asked why they chose to select this law firm
who has Mr. Steinhardt as a partner. Mr. Peck and Mr. Schneider stated that is not relevant.



#17-Vincent Russo asked about the truck traffic and if the township is responsible for
enforcing the law. NJSP handles the truck traffic enforcement. Mr. Russo said trucks
cannot use county roads. He also said the road is in a flood plain area. How will that be
addressed. Mr. Russo asked how this is economical. Mr. Yaraghi said this location will not
be leased.

#18-John Ketcherson of Lopatcong-asked about containers that come into the port and
staging of them. Mr. Yaraghi said it depends on the timing. He said that trucks will not
come in during the night.

#19- Peggy (?) she asked when they open if approved how many containers will it take to fill
it. Mr. Yaraghi said he was not sure.

#20 Meg Fischer asked about utilities. Mr. Peck said that will be heard later.

#21- George (?) said has 2 properties close to this project. He asked about the proposalin
2021. What happened to that proposal? Mr. Schneider stated that there was not a site
plan application in 2021, there was a proceeding if the property was an area in
redevelopment. Mr. Peck said they never had an actual hearing on the site plan. There was
aredesign. Mr. Peck said the site engineer will testify.

Public comments for Mr. Yaraghi concluded at this time.

Mr. Peck introduced site engineer Mr. Ed Wilks. Mr. Wilks was sworn in and gave his
credentials. Mr. Wilks was accepted as an expert.

Mr. Wilks described the existing site and surrounding area — exhibit A-1 was introduced.

An arial exhibit and boundary survey of Block 58 lot 1 consisting of 113 acres. Located 1
mile north of Rt. 78 on County Road 632. Itis a 45 mph posted speed limit. Surrounding
lands are all agriculture. Site is on Bloomsburg road and there are 5 residents on that road.
A Warehouse is a an permitted use. Itis currently actively farmed. There is sloping towards
Bloomsbury Road, it is vegetated with woodlands on perimeter and the will keep that.
There is an existing swale in NE direction under the jurisdiction of DEP. Application is made
for verification and a permit to change that location has been made to DEP. They are
comfortable that this is moving forward as planned. Mr. Meltzer asked about the DEP
process and where they are. Mr. Wilks feels approval within the next 6 months. Mr.
Onembo asked what the issue is. Mr. Wilks said there were some legal items around if it
was regulated or not. They had to make a proposal for uplift of this area. He explained how
this would happen. This has been going on for 2-3 years with the DEP.

A-2 exhibit — proposed site plan rendering was introduced. It is the site plan layout as
submitted. The swale location is on the north side and traverses around where it starts.
There is 817,068 sq feet of warehouse. 8000 sq. ft of office space on each side of building.



There is a 36 ft wide driveway on Bloomsbury road. All traffic to and from Rt. 78. No left
turn for trucks allowed. Mr. Wilkes discussed the design of the site. He stated the facility is
secure with fencing and gates. The gates are open when facility is open then closed at
night. A lot of stormwater management is being proposed. He described the stormwater
further. This is a compliant application meeting all bulk standards. 30% coverage is
proposed, the building is 17% coverage and is under what is allowed. The height is 48ft and
all set back requirements are met. There are 293 parking spots, 10 ADA and 3 EV. Itis 305
as relates to the zoning calculations. It complies with the stormwater management
practices, complies with water quantity and quality. Mr. Wilkes explained this further. The
signs proposed above office pod says Safavieh. The site sign is per code. Electric and
telecom served from existing utility and there is an on site sewage system. It has a 1950
gallons per day design. Water is serviced from wells. Separate wells for domestic and fire
suppression system. They are proposing 175,000 gallon water tank for suppression system
Northeast of the property. Letters have been submitted for portable wells to confirm that
there is adequate water in aquifer to service the site The light level will be in compliance.
There are 38 wall mounted led fixtures, 67 pole mounted led 20ft high. No spillage on
adjacent properties. Township professionals were concerned some residents will see
some of the lights. They will shield any lights necessary. Dense landscaping around the
site including 312 trees proposed and 831 shrubs. Additional plantings requested by
Township professionals were discussed. Mr. Wilkes agrees that additional buffering is
required and will work with township. Mr. Peck asked if he reviewed the board engineers
technical reviews and Mr. Wilkes said there is no objections to that report. Mr. Wilkes also
reviewed the Township planners report and they agree to comply with any requests. Mr.
Onembo asked about entry and exit of the facility A lot of concern is truck traffic. Mr.
Onembo does not think sighage will do it. What do they envision if they come via Asbury .
He addressed engineering controls that would prohibit it to make it impossible to turn left.
There are ways to design it so they cannot turn left. Mr. Onembo said dealing with this is
critical and signage will not satisfy it. Mr. Onembo said a lot of the concern is trucks and it
is critical to design it so it does not impact people on Asbury road. Mr. Wilkes said they
could redesign so they cannot make a left. Mr. Corde spoke about the driveway and the
line of site Mr. Wilkes said that they have to demonstrate that. Mr. Corde asked if solar
panels will be on the top. There is a State requirement that they have to have it solar ready.
There are conversations whether it would be community solar but he cannot answer. Mr.
Meltzer asked about the Musconetcong tributary to the water on site. Mr. Wilkes explained
how this would work. Mr. Kyle asked about 293 parking spaces because they do not need
that many. Mr. Kyle said maybe bank the amount of parking spaces proposed. Thisisa
good opportunity to reduce the amount of pavement on the site because it is not needed.
Itis a discussion for the board to have. He suggested the applicant discuss this. A variance



would be necessary. Mr. Kyle clarified item #5 on his review letter. A 40’ bufferissue was
discussed. It could be reduced to 25 ft if not residential. He feels the 25 ft buffer is
required based on current conditions. He asked about the slope analysis and if any relief
required. Mr. Wilkes explained the slope disturbance and the analysis. They will include
that and they do comply. Mr. Ingram asked about the cut/fill and where itis at. Mr. Wilkes
said they are in a fill condition. Mr. Ingram said he would like to see if there is room to
improve this and minimize the amount of trucks coming in. Mr. Ingram asked about lighting
on signs. Free standing sign would be lit. It would be backlit or ground lit either or. Mr.
Corde asked what the purpose was of that sign. Itis a logo sign and a way of finding it. Mr.
Ingram asked about waiver on page 10 item #e14 on April 22" report. It will need relief. Mr.
Ingram asked about trash enclosure. Itis on west side of the building and enclosed in the
gate. Mr. Wilkes addressed this as itis and feels it is satisfactory. Mr. Corde asked what
type of waste is created. Itis mainly employee created. No packaging materials. Mr.
Meltzer asked about the fencing. Mr. Wilkes addressed the questions. Mr. Ingram asked if
they reached out to the fire company. Mr. Wilkes said they will have not. Mr. Schneider
suggested it be done now. The applicant agrees. Mr. Wilkes will make sure they model
what will be used. Mr. Ingram asked how the septic gets serviced. Mr. Wilks said they have
a septic consultant that has designed it. He said they do not have to maintainit. They
have a conceptual design, they will have to go to the county for approval. Mr. Schneider
stated he agrees with Mr. Kyle’s suggestion as it relates to the parking based on 50
employees he feels the parking is excessive, with the understanding there would be a bank
of parking. He also concurs with Mr. Kyles’ report paragraph 14 suggesting the reduction of
the light . Mr. Wilkes agrees. He spoke about the dim lighting in the evening, what they
proposed meets the light level for the township, the applicant will agree to dim them if it
does not need a lot from the applicant as the board goes. Mr. Kyle said that the board
would agree to grant that relief.

Mr. Meltzer said he feels it appropriate to carry the matter due to a meeting stop at 10 pm.
Mr. Schneider made a statement asking if the board would like to obtain an independent
traffic professional to guide the board. He stated it should be done quickly. It would be at

the cost of the applicant.

Motion to have a traffic expert for the board made by Mr. Corde, seconded by Ms. Payne.
Roll call- motion passed by all in favor.

Discussion on future meeting dates took place.



Mr. Schneider stated next meeting will be May 27" at 7:00 p.m. at the Franklin Township
Elementary School without further notice.

Someone from the public asked about bonding. Mr. Kyle addressed her concerns.

Someone from the public asked about runoff. Mr. Ingram addressed his concerns.

Someone asked if things could be posted. It will be considered.

Motion to adjourn by Corde, seconded by Herzer to adjourn the meeting at 10:00 p.m. was
carried by all in favor.

Kelley Smith, Secretary



