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MINUTES 

August 23, 2022 

Milford Township Planning Commission Hybrid Meeting 560 Rt. 6 & 209 

7:00 p.m. 

A meeting of Milford Township Planning Board was called to order at 7:00 P.M. by 

Chairman Robert Di Lorenzo through a Hybrid call, the contact information for which had been 

advertised in advance in the Pike County Dispatch. Also present at this meeting were Members 

Kevin Stroyan (Vice-Chairman), Ray Willis, and Patrick McCarthy, Solicitor Thomas Farley, 

and Secretary Shahana Shamim.  

Review of June 9, 2022 Workshop Minutes: Mr. Stroyan made a motion to table these 

minutes, Mr. McCarthy seconded, and it passed unanimously. 

Review of June 28, 2022 Meeting Minutes: Mr. Stroyan made a motion to table these 

minutes, Mr. McCarthy seconded, and it passed unanimously. 

Review of July 14, 2022 Workshop Minutes: Mr. Stroyan made a motion to table these 

minutes, Mr. McCarthy seconded, and it passed unanimously. 

 

Review of July 26, 2022 Meeting Minutes: Mr. Stroyan made a motion to table these 

minutes, Mr. Willis seconded, and it passed unanimously. 

 

Mr. Stroyan made a motion to revise the agenda to table items #11, 12, 13, 16, and 17 to 

the next meeting’s agenda, Mr. McCarthy seconded, and it passed unanimously. He added that 

nobody was present for the Plate lot combination, and he made a motion to put this item on the 

next meeting’s agenda, Mr. McCarthy seconded, and it passed unanimously. 

 

Schneider & Shea Lot Improvement Application: Mr. Stroyan made a motion to table 

this item to the next meeting, as this application needed to be sent to the Engineer, Zoning 

Officer, and County. Mr. McCarthy seconded the motion, and it passed unanimously. 

Annual Convention of Township Officials of Pike County – Number of persons 

attending: Mr. Stroyan said that he might be able to attend this convention, and the rest of the 

Members said that they won’t be able to attend. 

Making the Zoning Map Official: Mr. Stroyan said that it had come to the Board’s 

attention that this map needed to be reviewed again. He added that he and Mr. Willis would 

communicate with the County regarding this matter, and he made a motion to table this item at 

the next meeting, Mr. McCarthy seconded, and it passed unanimously. 

Conditional Use Application for Distribution Facility – LVL Engineering Group: 

Attorney Joseph Piperato said that he was present on behalf of the National Land Developers, 

LLC. He added that Mr. Gable had made some responses for the questions and concerns that the 

Board and the Audience had at the previous meeting. The Solicitor said that at the previous 

meeting, Mr. Vito DiBiasi was ready to present his concerns, but that meeting needed to be 

continued to tonight’s meeting because of the time constraint.  

Mr. DiBiasi said that the Engineer had said that the proposed warehouse was a small 

piece of the entire watershed, but actually it’s a large piece in the Zone 2 of the delineated 
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aquifer, and it’s close to where the springs discharge. He continued that the Engineer had said 

that the water table was only 30 feet below the proposed warehouse. Pollutants can reach the 

springs in only eight hours. Although it’s not a reservoir, it’s an unconfined aquifer below the 

ground, and the proposed development is like floating a warehouse in the middle of a reservoir, 

as the drinking water is just 30’ below. His own house is in the Zone 2 of the Milford aquifer, 

and his well is 30 feet. Source Water Protection Plan (SWPP) is a scientific document, the 

applicant had refused to do a water study, and it should be a condition for this conditional use 

application. The environmental impact study should include both quality and quantity of the 

aquifer drinking water, all the aspects such as healthy stream and microorganism systems like 

fish, wildlife, and plants, temperature consistency for cool water species to survive, protection of 

the exceptional value of the Sawkill Creek, the quality and protection of the wetlands, and this 

study should be a condition for the conditional use before this application is accepted. Wetlands 

are the Zone 2 of the Milford Water Authority, and that wetland tells “hey, I’m an aquifer 

underneath here”. Quality and quantity of the future protection of Milford Springs need to be 

thought about, and those should be parts of the environmental impact study also. The applicant 

had mentioned that this area was already being used as an industrial truck transfer station, and 

the Township needs to investigate if there’s a permit for that. He asked the applicant how much 

sand and gravel of this unconfine aquifer would be blown up. He added that the applicant has 

mentioned that a PennDOT salt shed, and two gas stations already exists in this area, the 

proposed development would only put a tiny little more risk, and that’s a flawed logic. 

Mr. DiBiasi continued that a truck carries an average of 250 gallons of fuel, hence, 250 

trucks everyday calculate to 62,500 gallons per day of fuel on top of the unconfined aquifer, and 

that should be part of the risk assessment. The applicant had said that this collective water can be 

made better than the nature is already doing, while for decades, the scientific documents had 

proved just the opposite. According to the scientific documents, as impervious surface increases, 

degradation of the nearby water sources also increases, and the applicant’s claim should be 

proven as part of the conditional use requirement. There is a 30-year drought in the west, and 

that’s happening from the climate change. There was flooding in the Midwest, Kentucky, 

Tennessee, and Las Vegas. A record flooding had happened in Washington D.C. and Maryland, 

which are in the eastern part of USA, the local area is experiencing a drought, and a flooding 

could hit this area very easily. Global temperature rise is caused by the climate change, the 

applicant had said that he could not predict the future, and Dr. John Crowe had said that he does 

not believe in the climate change. The applicant said that this specific comment of Mr. DiBiasi’s 

was not true.  

Mr. DiBiasi continued that in some of the recent storms, there were seven inches in two 

hours, and the limitations of the Jellyfish system needed to be known, such as, whether it would 

be able to handle the antifreeze and salt, which are used for snowstorms. The sewer system might 

fail, there might be major changes, such as, from severe drought to a major flooding, and how 

the proposed system would handle that should be considered. The EPA had made Stricter rules 

for chemicals in the drinking water and the environment, and he asked if those latest EPA 

guidelines would be followed. He asked if a Hazard Mitigation Plan would be produced, and if it 

would be coordinated with the Fire Department, and that should be a condition of the conditional 

use. There would be 250 large trucks per day, and 499 cars, and hence, air quality would be a 

concern. Residential neighborhoods, such as the Sawkill Run, and residential areas in Buist 

Road, surround that area, there are children and immunocompromised people, and Milford 

Borough is down the road. Studies for the air pollution and noise should be included in the 
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conditional use, and many municipalities have noise ordinances to protect their residential area. 

The preliminary traffic study had shown that there would be 749 vehicles per day from one 

warehouse, and a second warehouse from across the street will double that number. A more 

comprehensive traffic study considering seasonal increases in traffic, the school bus traffic 

pattern, coordinating with the school district specifically for the shift change, student pick up and 

drop off, fatalities, and weather conditions should be done. There should be a contingency plan 

in case the I-84 is closed, when trucks must use Route 6 & 209 as a detour, and all these 

considerations should be part of the conditional use. 

Mr. DiBiasi continued that the applicant was talking about jobs and taxes, whereas a 

recent news article stated that Sawkill Creek is an exceptional value (EV) stream, and these EV 

streams get a benefit of $327.3 Million just for Pike County alone. Pennsylvania has only 2% left 

of its EV streams, and 80% of those EV streams are in the Poconos. The taxpayers would prefer 

buying the land outright for $3 Million for permanently protecting the drinking water to spending 

$20 Million for a new interchange for the trucks of the proposed warehouse. Who the client is 

going to be is not known, whether they would follow the regulatory and maintenance concerns of 

DEP, EPA, and OSHA is not known either, and the regulatory data should be part of the 

conditional use. Both the client and the compliance record should be prerequisites for the 

consideration of the conditional use also. The applicant had said that a heavy metal collection 

pond would be made, and the grass would indicate if it’s working properly, whereas the grass is 

green only four months of the year. He asked how the proper functioning would be indicated in 

the other eight months of the year. In reply to Mr. McCarthy’s inquiry, he said that he is an 

interested party, he lives on Buist Road, which is in Dingman Township, and he represented 

“Friends of the Milford Aquifer”.  

Mr. Gable said that he was working on bringing the regulatory authority, which is DEP, 

into the process, and he was waiting for a date, which might be in the middle of September. Mr. 

DiLorenzo said that he had heard from DEP that day that Mr. Gable had started the conversation 

with DEP, but he never continued it, and he didn’t do a follow up.   
Mr. Gable said that they had submitted the scoping meeting application to PennDOT, 

which would review their application, do the traffic impact study, and might go over the 

improvements that would be needed, and the township engineer would be invited to that meeting. 

Mr. Stroyan asked him to invite a Township Official also. Mr. Gable continued that the truck 

traffic of 250 meant 250 trip ends, and hence, the number of trucks would be 125 per day, as the 

same single truck, which enters and leaves the parking lot, is considered to make two trips. The 

same calculation would lead to 250 cars, instead of 500. Ongoing maintenance for the 

stormwater facilities is the most important thing, as the best design and installing best things can 

turn out to be useless if those are not maintained. They had met with JMT Environmental 

Technologies, an environment response company, to provide a proposal for the rates and costs 

for the 24-7 emergency response services for any spills and potential cleanups. This company 

would also review the emergency response plan, inspect all the structures every after six months, 

and they have vacuum trucks for cleaning. 

 

The Solicitor asked if any perc tests were done, and Mr. Gable said ‘no’. He added that a 

preliminary Hydrogeologic study would have to be done, a bunch of perc tests will be done also, 

and all those would be done in the design phase. He further added that those studies are very 

expensive and won’t be done until the conditional use process is done, as the building or the 

parking areas might need to be moved. The Solicitor said that if the studies are done now then 
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the conditions could be set, and conditions cannot be drawn until the studies are done. He added 

that the applicant was asking for the conditional use on a conceptional theory, while the ground 

water is an objective standard. Mr. Gable said that he didn’t agree with him, and he believed that 

the ground water is a specific standard. The Solicitor said that the applicant doesn’t want to do 

any studies before the conditional use, Mr. Gable said that those studies would cost $50,000, and 

those studies would have to be redone if things have to be moved. The Solicitor said that the 

aquifer is underneath, and the community must be protected. Mr. Piperato said that the studies 

could be the conditions. The Solicitor said that the applicant wants the approval for the 

conditional use, the study would be done afterwards, and then how can you go back and put 

conditions on the use? He added that this property is unique, as it’s on top of the aquifer, the 

actual water flow from those studies is required, and the applicant won’t do it. Mr. Piperato said 

that he did not see any studies as part of the conditional use. The Solicitor added that the 

Engineer was trying to put everything on the land development, and he did not agree with it. Mr. 

Gable said that he had done the testing for the septic, Mr. DiLorenzo said that he was the Sewage 

Enforcement Officer (SEO), and that testing was done without his presence. Mr. Gable’s reply to 

that was that the SEO’s presence was not required, as he had the soil scientist with him for the 

preliminary testing. Mr. DiLorenzo said that the testing can’t be preliminary if he is asking for an 

approval. 

 

In reply to Mr. Stroyan’s inquiries, Mr. Gable said that Mr. Allan Johns was a local 

representative, but he was not present, as he had another obligation that night. Mr. Johns is more 

behind the scenes, and Joe Marley, who is the formal spokesperson, is present. People had been 

trespassing that property, and it’s a concern, as there are safety issues. They had met with the 

Fire Department, it was a very productive meeting, and plans were provided to them. The office 

space is 50,000 square feet, and there would be a warehouse facility. A locker room, 

maintenance rooms, and facilities for the workers would be part of that 50,000 square foot office 

space. There would be 30 office staff and 80 warehouse workers, and the sewage calculation will 

depend on the number of people. Only preliminary studies, and no formal studies for the sewage 

were done.  

Mr. McCarthy said that Mr. Gable had stated that the water sample would be taken once a 

year. He inquired how the safety of the water would be guaranteed, as the testing would be done 

only once a year. He also inquired if testing every after six months would be more advantageous. 

Mr. Gable replied that wells would be monitored every month during the first year, and the test 

results would be forwarded to the Water Authority, which would be authorized to take their own 

samples. Mr. Stroyan added that the Water Authority has several monitoring wells. Mr. 

McCarthy asked if a water is found to be tainted then how it would be rectified. Mr. Gable said 

that it has to be maintained and monitored, there have to be plans for the worst-case scenarios, 

and if contamination happens then it would have to be handled through an insurance policy. Mr. 

Weber said that he had spent an hour at the Dimmick Inn, and he had seen six/eight eighteen 

wheelers pass by, whereas Mr. Gable had said that no trucks over 20 Tons are supposed to pass 

through Milford Borough. He added that there are no weighing stations, and he inquired how that 

20 Ton limit would be enforced. Mr. Gable added that the fact that the Interstate Commerce uses 

the Interstate Highways is from the transportation Engineers, and he can’t help if the law is not 

enforced. 

Mr. Frank Turquinio said that a spill mitigation plan was mentioned, and he inquired how 

far those are from the aquifer. Mr. Gable replied that the equipment is kept all over the state, and 
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the closest team is about 40 minutes away. He added that the initial cleanup has to be done by the 

onsite staff, who would be trained, that would have to be a part of the emergency response plan, 

and JMT comes later to clean up the leftover messes. Mr. Turquinio asked how big the diesel 

container would be to sustain a generator for five/six days, and Mr. Gable replied that typically 

these containers can hold 300-425 gallons, and there’s a sensor inside the tank to sense any leaks. 

Mr. Turquinio said that a distribution center was mentioned in the documents as opposed to the 

warehouse. Mr. Gable replied that initially he came with the term distribution center, the 

ordinance doesn’t differentiate between a warehouse and a distribution center, and the proposed 

used leans more toward the distribution type. Mr. Turquinio said that the distribution center can 

have bigger trucks and smaller trucks, which could go towards Newton of New Jersey and 

Stroudsburg. Mr. Gable said that taking 209 is illegal, and they would have to take the 84. Mr. 

Willis said that the Road 01 was being upgraded to handle that kind of traffic. 

Marianne Keegan from Lackawaxen Township said that Mr. Gable had said that the 

existing steep slopes were created from the 1935 quarry activities, and Mr. Gable added that 

those sand gravel were pushed and used to build Route 6. Ms. Keegan asked if those steep slopes 

would be cut and levelled for the proposed project, and if so, whether the cut would be on the 

unconfined aquifer in Zone 2 of the Source Water Protection Plan (SWPP). She also asked if this 

removal and building the stormwater facility would increase pollution and decrease drinking 

storage water capacity. The other questions she had were whether the stormwater flow to the 

spring and Sawkill Creek would increase, and if a study would be required to quantify these 

effects. Mr. Gable replied that there would be no cuts on the steep slopes on the site, it will 

remain undisturbed, and the risk already exists, as some trucks are parked on the site. He 

continued that there’s a gas pipe, and that won’t be touched either. The water table was disturbed 

during the 1930s, there was an orchard in the 30s and 40s, and irrigation was done for it. The 

proposed project would fix this problem by carefully filling it with stone, and filter media layers 

would be placed on top of that. The building would be done on top of that, and that would seal. It 

would be reviewed by DEP, the Township Engineer, and the Water Authority. By law, the 

stormwater has to be 24” above the water table, and a filter media with high-level organic 

contents will be placed. The stormwater management plan will be developed, and a 

hydrogeologic study would be done to demonstrate that there would be no measurable changes in 

quality, quantity or peak rate of flow of the stormwater.  

 Joseph Zenes said that he was involved when SWPP was developed 20 years ago. He 

added that the detention basins and filtration areas will collect all the metal and heavy metals, 

and that soil, which would be tested, would be replaced. He further added that there are about 

nine detention basins, and those are about an acre in size. Mr. Gable replied that the soil gets 

contaminated after many years, contaminated soil would be dug out and filled with clean soil. 

Mr. Zenes said that it might take a year to figure out that the soil is becoming contaminated. He 

added that who is going to be there is not known, and if they don’t test the soil then nobody 

would know. He commented that Mr. Gable had built Milford Landing on top of an unconfined 

aquifer, but those people drink the city water. 

Peter Pinchot said that he lived on Schocopee Road, which was on top of the water shed. 

In reply to his inquiry, Mr. Gable said that the hot spot, which is a storm water terminology, 

would be the loading dock area, and the storm water will go through a hydraulic process to 

remove the sediments. He continued that the storm water will pass through some inlets, then it 

will go through the CDS unit, and it will remove some of the hydrocarbon elements.  The 

stormwater will then go through the Jellyfish unit, which has hydrocarbon filters, it will capture 
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the remaining small sediments and hydrocarbons, and then it will discharge onto the infiltration 

basin, which at the bottom has soils that are augmented with some sands and some organic 

materials to quickly absorb any potential soluble and heavy metals. It would need to be redone 

every after 15-20 years. Mr. Pinchot said that the study shows that the CDS and Jellyfish filters 

don’t remove 100 percent. Mr. Gable said that the nitrous and phosphorus are very difficult to 

filter out, and an organic process is needed to filter those out. Mr. Pinchot said that according to 

the literature that was provided, the smaller the particles the less well functioning the filters are. 

Mr. Gable added that the biological process will happen in the retention basin, which will do the 

final polishing, and DEP has done a lot of studies on it.  

Mr. Pinchot said that the contaminants would be equally distributed on the whole surface 

area. Mr. Gable said that the first two inches of the storm would be filtered out. He added that 

Surfaces are dirty during the first two inches of the rainfall event, the facilities are designed to 

filter those two inches of rain, and it’s known as the first flush. Mr. Pinchot asked where the 

stormwater would travel. Mr. Gable replied that the system would keep operating with a hundred 

percent efficiency even if a two inches/hour rain continues for a period of ten hours. He added 

that a rainfall rate of two and a half, three, or four inches/hour would cause the system to lose 

efficiency. Mr. Pinchot said that he had lived in Milford for 30 years, he had seen the soil to 

totally saturate, and then a massive storm had come. He asked where the rainwater would go 

when it bypasses the CDS unit. Mr. Gable replied that in that case, the rainwater would go onto 

the Stormwater management facilities. Mr. Pinchot asked if that facility would be big enough to 

hold that water, and Mr. Gable replied that a portion of it could spill onto the stream. He added 

that there will be 15 acres of development on the site, it would be 29 acres including the basins, 

and the area of the impervious surface would be 821,000 square feet. Mr. Pinchot said that a lot 

of that area would then be deforested, and Mr. Gable said that eight acres would be deforested to 

make the impervious surface.  

 

 Ms. Faith Zerbe from Delaware Riverkeeper Network said that she heard Mr. Pinchot 

saying that eight acres of forest will be removed for this project. In reply to her inquiry, Mr. 

Gable said that there are about 13 acres of dirt area, and 2- 2½ acres of meadow type area, which 

is tributary to the existing pond, all those would remain undisturbed, and some area would be 

disturbed to realign the roads. He continued that about 16 acres of woodland would be removed 

for this project, some of it is old vegetation and some of it is young growth. Of those 16 acres, 

eight acres would be slope area, and some areas would be replanted. John Crowe PhD said that 

his office was in Hackettstown in New Jersey, he had lived in this area since 1968, and he had an 

office in Milford for many years. He continued that he had spent some time at the site, and he 

saw that some areas in that site were already disturbed. A pond exists in that area, the land slopes 

to it, and some farming activities were done after that excavation. There are runoffs, it carries 

contamination toward that pond, and this situation needs to be protected. The pond probably sits 

above the water table, and more would be learned down the line. The runoff was coming from 

the highway, it needs to be trapped, and that way that area could be cleaner. That portion of the 

land is very steep, it was excavated, and it was cut down to the water table by mistake. That work 

was done a long time ago, it contains a combination of shrubby and marshy stuff with some 

trees, and the area is vulnerable. There’s a ditch, which gets the road runoff. Nothing is being 

done to treat this runoff, and some water quality treatment needs to be thought about. 

 

Executive Session: 
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Mr. Stroyan made a motion to recess and to go to an executive session, Mr. Willis 

seconded, and it passed unanimously. After the executive session, Mr. DiLorenzo said that he 

would like to reconvene the meeting, and the Members were ready to declare the decision that 

was made at the executive session. Mr. Stroyan made a motion to not recommend this 

conditional use, as the applicant had failed to meet the specific and objective standards of 

Sections 407 and 608 of Milford Township Zoning Ordinance, and the findings to be sent to the 

Board of Supervisors later. Mr. McCarthy seconded the motion, and it passed unanimously. 

 

At 9:20 P.M., Mr. Willis made a motion to adjourn the meeting, Mr. McCarthy seconded, 

and it passed unanimously.  

Respectfully,  

Shahana Shamim  

Secretary  

 


