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WEST WINDSOR DEVELOPMENT REVIEW BOARD 
Minutes 

January 02, 2024 

 

DRB members: S. Harrington, B. Truex, and Bruce Boedtker Others: Deb Shearer, Peter Varkonyi 
 

1. Call to Order – DRB Chair Shannon Harrington called the meeting to order at 6:36 PM 

2. Changes or Additions – None 

3. Announcements Public Comment - None 

4. Continued Public Hearing 2875.  Shannon opened the continued hearing.  Applicant Peter Varkonyi 

was sworn in and the DRB disclosed no ex-parte conversations. Peter submitted two revised site plans 

as additional exhibits which he had emailed to the Board earlier in the day. Design Option #1 was 

rejected. The board focused on Design Option #2 – The changes included: all items drawn to scale;  The 

bottom of both propane tanks would be buried at 664.08'; the existing slope would be matched to the 

current existing grade of between 672' and 670'; 6 bollards spaced at 3 feet part protecting the 

generator; bollards no longer along west side or propane tanks; Shannon pointed out that the revised 

site plan was missing the demarcation of the FEMA Special Flood Hazard Area and the propane line 

was not marked. The previous site plan showed bollards protecting the tanks as well as the generator.   

Peter said this plan revised the bollard placement, per NFPA regulations (Code 30), the crash protection 

zone is within 10 feet of a parking area or vehicular traffic area and the proposed placement of the 

tanks is beyond that. However, bollards are essential surrounding the generator.  Peter provided 

additional information from Dead River, the ideal depth of installation for a buried propane tank is 3.5 

feet. Additionally, proper installation includes six inches of sand surrounding the tank. Soil 

erosion prevention will be installed as originally described and vegetation and landscape will be 

installed for aesthetics. Peter wanted assurance that DRB had determined during the previous hearing, 

that, if buried, the propane tanks would be considered utilities and not structures and therefore could 

exist in the setback area.  

 

Deb said she had emailed John Broker Campbell and confirmed that the West Windsor Flood Hazard 

Regulations only applied to the FEMA Special Flood Hazard Area and did not bleed into the elevation 

contours as some other towns do.  He confirmed he received the application and has 30 days to write 

his comment letter.  Peter said Dead River would be doing the installation and he is leasing the tanks 

from them. If there was ever an accident, a leak, or damage they’re the ones responsible. Shannon 

suggested sending John Broker-Campbell the updated site plan because it has much more detail. 

She said she still had concerns about the drainage swale between the properties. It is pretty close to the 

neighbor's property, and she isn’t sure they can excavate without going over the property line, she 

would highly suggest a conversation with his neighbor.  Peter said that his excavator felt confident 

when he shot the grade that he would be able to maintain the existing slope while still burying the tanks 

to the proper depth.  

 

The second part of the project is to address the overall business and how it has grown and changed over 

time.  The original permit assumed 6 employees at the busiest shift, and you now have 12, to comply 

with the regulations you need more parking spaces. An offsite parking plan was submitted plan with the 

application to address this. The 4 bistro tables on the deck were not considered in the original permit.  

Peter asked if he removes the tables from the deck will that comply with what they are currently 

permitted for?  Deb said, your permit currently allows for 24 indoor seats, you have 23. Yes, by 

removing the outdoor tables, you would comply with what you are currently permitted for. However, if 

the offsite parking you are applying for is granted, that extra parking would create the possibility for 

extra seating. However, any changes in use, (like catering), increased seats or increased number of 



Draft Minutes 1/02/24 

 2 

employees may have an impact on the water/wastewater flows and you may need to update the 

wastewater permit. Peter said he had looked at increasing the seats to 40 and determined it was not 

worth the increased sewer and water fees. He wasn’t sure if adding catering as a use, or the increase in 

employees was figured into that calculus and would be happy to go back and have his engineer revise 

the flows.  One issue he is facing is that most municipalities base their calculations on a metering 

system or pay for what you use. West Windsor bases their fees on Equalized User Units (EEU), which 

is a unit measure, which cannot be adjusted easily, without the great expense of hiring an engineer and 

recalculation from the town.  He doesn’t feel the way the flows are calculated by (every individual) use 

and their standard calculated flows accurately reflect his business's actual use.  The Butcher & Pantry’s 

combines many businesses (uses) under one roof, bakery, meat, and seafood departments, with only 

one kitchen. All the ‘uses’ are effectively using the same system. They have a water softener in the 

building and at no time has it ever exceeded 700 gallons of water per day. He has brought this up 

before, but to change the sewer system to metering all users (instead of EUU) would be too great of a 

cost. Using Equalized Users benefits the highest user, which is the hotel. But for small businesses, 

they're paying the same rate. He said it was a much more complex conversation for another time and 

not germane to this hearing but felt obligated to ask the engineer to add catering and additional 

employees to his calculations. Bruce suggested they could add reworking the flows as a condition.  

Shannon added she would like to see some no-parking signs to remind the public not to block the area 

as well.  

 

Peter said he delayed the installation date 3 times from Dead River and wants to be candid with the 

DRB that it is scheduled for January 15. Considering the flood event just before Christmas, if they had 

lost power there would have been a great loss for the business. So, with extreme respect and 

understanding of the timeline granted to the board to make their determinations, he has presented the 

best design to appease all parties and would feel comfortable starting. Shannon said that the DRB 

moved very quickly on this after the application was submitted, and the design changed slightly with 

each new update to the site plan. Still, it needs additional updates and Johne Broker Campbell hasn’t 

submitted his comment on the project. She didn’t feel comfortable closing the hearing. There was a 

lengthy conversation about the risk of starting the project before the permit it written.  Peter said he 

understood if he did start the project the risk was all his. If the DRB did find a problem, or the decision 

was appealed, whatever was put in, he would be responsible for taking out.  He understood it would be 

in violation, but the cure for the violation is having a permit, and that would just be a matter of time. 

Peter said he was more nervous about continuing to be vulnerable to the increase in storms we have 

been experiencing without a generator to protect his inventory.  He will weigh that with starting the 

project and assuming the risk of violation.  The DRB concluded they couldn't close the hearing without 

an accurate site plan and John Broker Campbell's comments.  Barbara moved to continue the 

hearing to January 16, 2024; at 1:30 PM, Bruce seconded, and the motion passed unanimously. 

7. Minutes – Passed over   

8. Adjourn –the meeting adjourned at 7:55 pm by unanimous consent.  
 

Respectfully submitted, 

 

Deb Shearer 

 

 


