
 

 

 

 

 

 

 

        March 14,2007 

 

 

 

 

The monthly meeting of the Greenwich Township Planning Board was held 

on the above date and was called to order by Tom Bolger, Chairman, at 

7:30 P.M. in the Municipal Building.  The meeting opened with the 

Pledge of Allegiance.   

 

Pursuant to the Open Public Meetings Act, Chapter 231, PL, 1975, 

adequate notice of this meeting has been given in accordance with the 

Open Public Meetings Act by:  

     

1. Mailing a notice of scheduled meetings of the Greenwich 
Township Planning Board to the Express-Times and Star-Ledger. 

2. Posting a notice thereof on the Township bulletin board. 

3. Filing a copy thereof with the Township Clerk.   

 

Board members present:  Jim Adams, Dave Barretto, Helio Carvalho, 

Elaine Emiliani, Tim Gale, Doris Rayna, Tom Bolger, Charles Stillman.  

Ken Hoser and Roy North arrived at 7:35 p.m.  Also present were Michael 

Finelli, PE, William R. Edleston, Esq. and David Banisch, Planner. 

Absent was Bill Kanyuck.   

 

Doris Rayna made a motion, seconded by Jim Adams, to adopt the minutes 

of the March 27, 2006 workshop.  The vote is as follows: 

 

IN FAVOR:      Adams, Barretto, Carvalho, Rayna, Bolger,  

               Stillman. 

OPPOSED:       None. 

ABSTAINED:     Emiliani, Gale. 

 

Motion carried. 

 

Jim Adams made a motion, seconded by Helio Carvalho, to adopt the 

minutes of the June 29, 2006 workshop.  The vote is as follows:    

   

IN FAVOR:      Adams, Barretto, Carvalho, Rayna, Bolger,  

               Stillman. 

OPPOSED:       None. 

ABSTAINED:     Emiliani, Gale. 

 

Motion carried 
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Helio Carvalho made a motion, seconded by Dave Barretto, to adopt the 

minutes of the December 13, 2006 workshop.  The vote is as follows:    

   

IN FAVOR:      Adams, Barretto, Carvalho, Gale, Rayna, Bolger,  

               Stillman. 

OPPOSED:       None. 

ABSTAINED:     Emiliani.   

 

Motion carried.   

 

Jim Adams made a motion, seconded by Tim Gale, to adopt the minutes of 

the January 10, 2007 meeting.  The vote is as follows:    

   

IN FAVOR:      Adams, Barretto, Carvalho, Emiliani, Gale,  Rayna,    

               Bolger, Stillman. 

OPPOSED:       None. 

ABSTAINED:     None.     

 

Motion carried.   

 

Application #245-06, PICC Land Minor Subdivision/Boundary Line 

Adjustment, Block 23.30, Lots 1.01 and 2.  The properties are located 

on the north side of Greenwich Street at the southwest corner of 

Valerie Place.  Existing Lot 1.01 is owned by PICC Land Management and 

contains .67 acres.  Existing Lot 2 is owned by the Township of 

Greenwich and contains .44 acres.  This application contemplates the 

exchange of 0.268 acres of land and the simultaneous reconfiguration of 

the lot line between the properties from a north-south orientation to 

an east-west orientation.  The Township will continue to own proposed 

Lot 2 which will continue to have an area of 19,228 sq. ft., but will 

now be situated primarily with frontage along Greenwich Street and PICC 

land Management will own proposed Lot 1.01, continuing to occupy an 

area of 29,131 sq. ft. with frontage exclusively on Valerie Place.  The   

Land exchange and lot line reconfiguration enables the Township to 

eliminate the need to secure an easement for the recently construction 

bike path along Greenwich Street and enables PICC Land Management to 

develop its lot with driveway access to Valerie Place instead of 

Greenwich Street.   

 

Based upon Mr. Finelli’s recommendation in his report of February 9, 

2007, Tim Gale made a motion, seconded by Helio Carvalho, to deem 

complete Application #245-06, PICC Land Minor Subdivison/Boundary Line 

Adjustment.  The vote is as follows: 

 

 IN FAVOR:      Adams, Barretto, Carvalho, Gale, Rayna, Bolger,   

                     Hoser, Stillman, North.   

 OPPOSED:       None. 

 ABSTAINED:     Emiliani.  

 

Motion carried.   

 



Tim Gale made a motion, seconded by Dave Barretto, to open the public 

hearing.  The vote is as follows:   
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IN FAVOR:      Adams, Barretto, Carvalho, Gale, Rayna, Bolger,   

                     Hoser, Emiliani, Stillman, North.   

OPPOSED:       None. 

ABSTAINED:    None. 

 

Motion carried.   

 

The following comments were received: 

 

Charlene Johnson, 1002 Valerie Place.  Ms. Johnson stated that 

she paid a high premium for her lot and the builder informed them 

that no one could ever build on that property.  She paid to have 

a park like setting. She purchased the property predicated on the 

condition that there would only be two homes built on Valerie 

Place.  Her home is one of two corner lots with a private 

landscaped entrance leading up to the property. The proposal 

before the board seeks to take away the privacy that she paid 

for.     

 

Mary Carol Moran, 1923 Gary Road.  Ms. Moran stated that she 

objects to the deal between the township and PICC Land.  She was 

told that only two houses could go on Valerie Place and what PICC 

Land is trying to do is to take the park like entrance away.  

Valerie Place was promoted as a two house street by the 

developer. This is taking away from the entrance into Wyndham 

Farms from Valerie Place. The entrance is bermed, up high, it has 

trees and three (3) sets of rocks. Ms. Moran’s backyard faces the 

back of the farmhouse and before it was remodeled, looked 

terrible.  Since PICC Land remodeled the farmhouse, Ms. Moran has 

a beautiful setting and the Johnson’s have done extension 

landscaping front and back, and as you drive down Valerie Place 

it looks like an extension of the entrance coming in.         

 

Chairman Bolger stated that then the application got to the 

planning board level, the transfer had been done at the township 

committee level. The house would look better on Valerie Place and 

from a safety standpoint, with the driveway coming out onto 

Valerie Place.  

 

Lillian Sheehan, 1003 Valerie Place.  Ms. Sheehan stated that she paid a premium for her 

lot as well.  There was no building around them, as shown on the subdivision maps.   
 

Charlene Johnson, 1002 Valerie Place.  We canôt stop them from building a house 

on that lot, but Ms. Johnson really would wish they would build it on their 

subdivision and not bring it over to Valerie Place.   Ms. Johnson feels by doing 

that, will decrease the value of her property.   

 



Mike Finelli stated that until the subdivision is approved, it is not a done deal.  

With a driveway on Valerie or not, there will be another house there.  The 

township is co-applicant with this application because the existing piece of  
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property, which, basically, consists of the landscaped berm, is owned by the 

township.  The township thinks this is a positive and an advantage to have the 

dwelling on Valerie Place.  The access is a much safer location.  If the driveway 

was on Greenwich Street, it would cross the bike path and is not desirable because 

of the traffic on Greenwich Street. The Township Committee was of the opinion 

that it would be a benefit.  Chairman Bolger stated that when that house was built, 

Greenwich Street was not a busy road as it is today and having a driveway 

coming out onto a side street is much more desirable.  Mr. Finelli stated that for 

safety reasons, the driveway is much better coming off Valerie Place.  Mr. Finelli 

further stated that this is a conforming lot/minor subdivision and does not require 

a public hearing.  The public hearing was held at the township committee level in 

December 2006.   

 

David Banisch, Planner, stating that addressing a public safety concern by the 

board, the driveway is best directed on a side street, where there is less traffic.  Is 

there a condition that the board could include with this approval, such as 

landscaping, to reduce the impact of the additional dwelling if the subdivision is 

approved.   

 

Mary Moran stated that she can identify one problem for the three residents and 

that is the groundhogs are really plentiful and they live in the rocks and berms and 

when they get moved, the groundhogs will scatter towards the houses.  Maybe 

PICC land could do something to deal with them.  Mr. Finelli stated that he was 

on site and agreed with Ms. Moran that they are plentiful there in the rocks and 

under the sheds.    

 

Charles Stillman stated that if a house is built  on the original subdivided lot 

facing Greenwich Street, is there any obligation on the part of the developer to 

landscape or install a berm.  David Banisch responded by saying ñthere would be 

noneò.  There is an opportunity to buffer or landscape if the land is swapped.   

Michael Finelli stated that the berm exists along Valerie Place.  The new berm is 

going to be along Valerie, make a turn,   run along Greenwich Street and then 

make another turn next to the renovated farmhouse.  It would be solely contained 

within the new Township owned property along Valerie and Greenwich Street.  

David Banisch suggested landscaping along the common property line with two 

of the adjoining property owners.  Mr. Finelli stated that could be discussed with 

the applicant and his engineer.   

 

Jim Adams made a motion, seconded by Doris Rayna, to close the public hearing.  The 

vote is as follows: 
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 IN FAVOR:     Adams, Barrette, Carvalho, Emiliani, Gale, Hoser, Rayna, Bolger,  

                         Stillman, North.   

 OPPOSED:      None. 

 ABSTAINED: None. 

 

Motion carried.   

 

From a procedural standpoint, Attorney Edleston stated that the board has 45 days from 

when the applicant was deemed complete to render a decision. 

 

Helio Carvalho made a motion, seconded by Elaine Emiliani,  to continue the PICC 

application to the April meeting.  The vote is as follows:   

 

IN FAVOR:     Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna, Bolger,  

                         Stillman, North.   

 OPPOSED:      None. 

 ABSTAINED: None. 

 

Motion carried.   

 

Mr. Finelli stated that Liz Calhoun, PE and the applicant are present and can address the 

concerns.  Ms. Calhoun stated that they could buffer along the common side lot line. 

 

Charles Stillman stated that when the planning board considered this, the board was 

under the understanding that there were no public objections.  Therefore, the board 

examined it on the merits of safety and what would be best for the town.  However, now 

that the board knows there are public objections to this proposal, the board now needs to 

consider that.  The board was under the impression that there were no objections.   

 

Ms. Calhoun stated that where the house is proposed, the berm would have to be cut 

down in order for the house to be built because the driveway would be to steep.   

 

Charles Piccione, applicant, stated that he could put the house anywhere on the lot.  25 

foot utility easement is where everyone puts their shrubbery.  The house can be located to 

the southern part of the property and keep as much separation from the existing homes as 

possible, but you still will have a driveway cut coming in close to the corner.  David 

Banisch stated that the driveway can stay as is.  Mr. Finelli stated that by asking the 

applicant to move the house to the south, you are then compromising the berm. 

 



Chairman Bolger stated that since there are issues, the board should take the time to do a 

site inspection.   
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Ms. Calhoun stated that the applicant will come back to the board in April, adjust the 

house and look at some type of landscaping on the north side and try to maintain as much 

of the berm as possible.  The dwelling might have to be relocated to the west.  Michael 

Finelli asked Ms. Calhoun if she could incorporate the new berm on the plans.  A copy of 

the map will be provided to the residents.   

 

Medarex  Extension Request.  A request was received from Michael Selvaggi, Esq., 

requesting the board grant a one year extension to Medarex , allowed by Law.  Attorney 

Selvaggiôs letter stated that an applicant is entitled to extensions if it has diligently 

attempted to satisfy all outstanding conditions, but has been unable to through no fault of 

its own.  Attorney Edleston stated that proper reasons for the extension have been stated 

in Attorney Selvaggiôs letter of February 2, 2007.   

 

Elaine Emiliani made a motion, seconded by Jim Adams,  to grant an extension to 

Medarex, extension expiring April 13, 2008.  The vote is as follows:   

 

IN FAVOR:     Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna, Bolger,  

                         Stillman.     

 OPPOSED:      None. 

 ABSTAINED: None. 

 

Motion carried.     
 

Rainbow Child Development, Day Care Center, Washington Valley Drive Extension 

Request.   
 

Mr. Finelli stated that he has been in contact with the applicant and discussions were held 

with Attorney Edleston regarding a request to change the façade of the building to brick 

or build the building as approved, which the applicant has no problem doing.  Mr. Finelli 

and Attorney Edleston felt they could not make that decision by themselves.  It had to be 

brought before the full board.  Michael Finelli stated that the applicant would prefer to 

build the building in brick.  The applicant thinks it would be a nicer building.  Mr. Finelli 

stated that the applicants have no problem building the building as approved and will be 

happy to do that.  Approval was granted for vinyl siding and a little split face block at the 

bottom.   

 

After discussion, Tom Bolger stated that the day care center is to look like the rest of the 

homes in the neighborhood, and Attorney Edleston stated that if the building is to be 

changed to brick, the applicant would need to ask for relief from that condition in the 



adopted Resolution and a public hearing should be held and property owners should be 

notified.   
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Jim Adams made a motion, seconded by Elaine Emiliani, to stay the course and adhere to 

the Resolution and keep the façade of the building the same as approved.  If the 

developers want to change the façade, they should come back to the planning board with 

notice to the property owners.  The vote is as follows: 

 

IN FAVOR:       Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna,  

   Bolger. 

 OPPOSED:        None. 

 ABSTAINED:   Stillman. 

 

Motion carried.    

 

A request was received from William Robertson, Esq., requesting the board grant a third 

one year extension of the final site plan approval to Rainbow Rascals (formerly Room to 

Grow Learning center), as allowed by Law.  Attorney Robertsonôs letter states that his 

client has met all conditions of the site plan approval and anticipates beginning site 

improvements and construction shortly.   

 

Jim Adams made a motion, seconded by Doris Rayna, to grant a third (and final) one year 

extension of period of protection for final site plan approval to Rainbow Rascals, Block 

23.14, Lot 1.   The vote is as follows: 

 

 IN FAVOR:        Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna,    

                                        Bolger. 

 OPPOSED:         None. 

 ABSTAINED:    Stillman. 

 

Motion carried. 

 

Mini nni Concept Plan/Rezoning.  Alan Lowcher, Esq.  and Liz Calhoun, PE, presented 

the concept plan to the board.   

 

The property in question is identified as Block 14, Lot 2, a tract of land consisting of 

approximately 13.25 acres and located in both the Townshipôs RCD and B-1 zones.  The 

tract is currently vacant land bounded by New Jersey State Highway Route 57 to the 

north, the Morris and Essex Main Line Railroad to the south, Prospect Street to the west 

and several privately held lots to the east.    

 



The proposal is for the construction of two (2) office/business offices on the eastern 

portion of the site.  One would be built as a ñflex officeò, which could contain business 

offices and associated storage, consisting of 18,400 sq. ft.  The second building would  
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contain the applicantôs business office and garage, consisting of 19,946 sq. ft.  The area 

surrounding the property has mixed uses, both residential and commercial.   

 

Business and professional offices are a permitted use in the B-1 zone.  ñWarehouse, not 

otherwise incidental and accessory to permitted usesò is a prohibited use, under Section 

16-17.5b9.   

 

Ms. Calhoun stated that the majority of the property is located in the RCD zone.  A small 

portion is in the B-1 zone and the applicant would like to expand the B-1 zone to allow 

the expansion.   Attorney Lowcher stated that you could not fit anything on the existing 

B-1 portion that would comply with the townshipôs zoning ordinance.    

 

Charles Stillman stated that the adjoining lots in the RCD are residential.   Ms. Calhoun 

stated that she would have to adjust the map to 200 feet setback from the residential area. 

 

Ms. Calhoun stated part of the property is severally impacted by the flood zone.  The 

lower area of property, because it is in the flood zone, would remain open space. The 

proposal is only about 26% impervious coverage.   

 

David Mininni, applicant, stated that the  remaining lands would stay undeveloped.  He is 

just looking to put up the two buildings and would be willing to put the remaining land  

in preservation/conservation easement.  The land is now zoned for mixed use.   

 

Chairman Bolger asked for board comments.  Chairman Bolger stated that the board is 

looking for non-residential in certain corridors like Route 57 and Route 22.  The board is 

concerned about changing any zoning and is reluctant to change the zoning.  Members 

agree the concept falls in line with part of their vision of locating business on highway 

corridors.   

 

Jim Adams stated that when the zone lines were drawn, the whole south side of Route 57 

was left out.  Maybe it is just an adjustment and not a rezoning.     

 

Charles Stillman asked about the  COAH obligation.  David Banisch stated that there will 

be a COAH obligation.  COAH is not backing off of the growth share.  They will come 

back with another formula and Mr. Banischôs best guess, and it is only a guess, is that 

they are going to add 20% obligation, so it would be one dwelling unit per 20 jobs.  The 

obligation should be accommodated on site.  If the board is looking in the direction of a 

re-zoning, they should contemplate a mixed use requirement to put the affordables on 



site.  Chairman Bolger stated that the board always tries to put the COAH obligations on 

the same location.   
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Dave Barretto stated that the applicant could go to the board of adjustment for a variance.  

Chairman Bolger stated that since the planning board is very reluctant to change the 

zoning, which would be another option for Mr. Mininni.     

 

Mr. Mininni stated that he is in the environmental business. The name of the business is 

ADS Environmental and ADS Homes.  ADS Environmental does cleanup on sites where 

there has been a gas or oil spill.  He needs a facility to keep his trucks inside and outside 

in a fenced in area.  The fenced in area is 100 by 150.  One unit is offices and garages 

(just for his business) to keep his trucks inside.  The other building, he is looking to lease 

out.  Mr. Mininni has 7 new backhoes and 7 new trucks.  Everything is within 3 years 

old.  ADS operates out of Bridgewater and 80% of his business is done in Warren County 

and Hunterdon County.  All employees are licensed. ADS has 10 employees now and is 

looking to grow.  They clean up underground tanks in neighborhoods.  Mr. Mininni 

stated that they do need a DEP permit.   

 

Chairman Bolger stated that the nature of Mininniôs business means the planning 

board/board of adjustment will need environmental data, including how ADS handles 

water used to clean itsô fleet of seven trucks and backhoes.      

 

Dave Barretto stated that access to public water and fire protection has to be addressed.     

 

Doris Rayna encouraged the applicant to proceed.   

 

Charles Stillman stated that this plan does appear to be more in line with the townshipôs 

vision and that particular area. 

 

David Banisch stated the RCD has a schedule of impervious coverage.  This proposal 

probably exceeds what would otherwise be permitted on a 13 acre lot.  There is a 

component of this development plan that is speculative in nature.  There is one piece that 

was presented that is his business and then there is the other piece that seems to be kind 

of a ñsecond halfò that probably kicks up that impervious number above the RCD 

impervious coverage.  You could conceivably respect some of the goals and objectives of 

the RCD and still accommodate some level of development on this site by scaling it back.   

 

Attorney Edleston stated that the applicant does have an option.  To get a decision 

sooner, the applicant should consider the board of adjustment approach.  If the planning 



board is in favor of this concept, that would help the board of adjustment with their 

decision.  

 

Chairman Bolger stated that this could be just an realignment and directed David Banisch 

to go back and look at the alignment of the zone line.  . 
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Helio Carvalho stated that once the 200 foot setback is incorporated between residential 

properties, the buildings might have to be scaled down.   

 

Ken Hoser questioned the location of the entrance off of Route 57.   

   

Tim Gale stated that he likes the concept.  It seems to be consistent with what the board 

had planned along the Route 57 corridor.   

 

Highlands Draft Regional Master Plan discussion.  David Banisch had drafted 

comments of what the board had discussed at a special meeting and a letter will be sent to 

Thomas A. Borden, Deputy Executive Director.  Steve Balzano, Highlands Council, is 

available on March 29
th

  to discuss the plan.   

 

David Banisch stated that the current zoning has the OP/LR zone, which has been the 

most contentious zone in the town.  It is currently designated Conservation Zone on the 

Land Use Capability map.  It is going to have stringent land use regulations associated 

with it that are going to be aimed toward preserving agricultural.  Similarly, the land at 

the intersection of Route 173 and Route 78, zoned RO, which is also in the agricultural 

resource area and it is in the conservation zone and there are going to be land use policies 

aimed at preserving that land use character and not encouraging economic development 

uses.  Likewise, behind Medarex, in the southeasterly corner of town, you have non-

residential zoning.  It is designated conservation zone and in the agricultural resource 

area and is agricultural in character.  If we alert to the Highlands council to these 

concerns, at this point in the process, it becomes a place holder.  In other words, they are 

put on notice that when the township gets to the conformance level, we want to talk about 

some appropriate development standards for economic development uses in these zones 

that are consistent with the townshipôs Master Plan.   

 

When Ken Hoser questioned why they are putting in a water line on those properties on 

Route 173, Chairman Bolger stated that those lands are currently zoned to be built, but 

are labeled as conservation on the Highlands Master Plan.  We are not going to change it, 

it is still going to be conservation, but it has to be brought up to the Highlands Council 

informing them that is not part of the townshipôs Master Plan.  We are looking to develop 

that property, but we want to put some good guidelines around those properties that the 

Council has in the Conservation Zone.   

 



Attorney Edleston stated that when the Highlands Council came out with their draft 

Master Plan and they have this conservation district that is shown in the Land Use 

Capability Map, they are going to go through the process of ñconformanceò and they are 

going to try and make everybody conform with what their Master Plan shows.  What 

David Banisch is saying is basically, what the townshipôs Master Plan shows is not what 

the draft Highlands Master Plan shows as far as certain areas.   

March 14, 2007 

Page 11 

 

 

Elaine Emiliani made a motion, second by Dave Barretto,  to schedule a meeting on 

March 29, 2007 at 6:30 with the Highlands representatives.  The vote is as follows:   

 

IN FAVOR:        Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna,    

                                        Bolger, Stillman. 

 OPPOSED:         None. 

 ABSTAINED:    None.   

 

Motion carried. 

 

Jim Adams made a motion, seconded by Elaine Emiliani, to update the letter to Tom 

Borden, Highlands Deputy Director, and include the comments regarding the OP/LR, the 

zone along Route 173 and Route 78 and Route 173 near Medarex to include comments to 

the fact that the townshipôs master plan is not currently in line with what is scheduled as 

the Conservation area of the Highlands plan.  The vote is as follows:   

 

IN FAVOR:        Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna,    

                                        Bolger, Stillman. 

 OPPOSED:         None. 

 ABSTAINED:    None.   

 

Motion carried. 

 

The Highlands public comment period is scheduled to end on April 2, 2007.   

 

The comments regarding the OP/LR will be discussed at the March 29, 2007 meeting 

with the Highlands representatives.   

   

Polaris Resolution.  Doris Rayna made a motion, seconded by Helio Carvalho, to adopt 

the Polaris Resolution and stand by the original wording of the Resolution concerning the 

COAH obligation.  The vote is as follows: 

 

 IN FAVOR:      Adams, Barretto, Carvalho, Emiliani, Gale, Hoser, Rayna, Bolger,   

                                      Stillman. 

 OPPOSED:       None. 

 ABSTAINED:  None. 



 

Motion carried.       

 

If Polaris wants to change it, the applicant is to come back and ask for relief from that 

condition.   
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Chairman Bolger asked the board members to please be present at the meeting by 7:20 so 

the meeting can start at 7:30.   

 

Attendance at the March 10, 2007 mandatory training classes:  Jim Adams, Helio 

Carvalho, Ken Hoser, Charles Stillman.    

 

Jim Adams and Elaine Emiliani attended the Highlands meeting on 2/6/07, sponsored by 

Warren County.  Litigation was discussed and Elaine stated that the State assembly 

people should be looking at legislation to support the farmers.   

 

Jim Adams made a motion, seconded by Elaine Emiliani, to adjourn the meeting.  Motion 

carried.  Meeting adjourned at  9:40 p.m.        

   

 

  

 

      Elva N. Pomroy 

      Planning Board Secretary 

 

 

 

Tom Bolger 

Chairman 


