



  May 10,2006

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:  Bill Kanyuck, Jim Adams, Helio Carvalho, Ken Hoser, Frank Marchetta, Doris Rayna, Tom Bolger, Tim Gale, Charles Stillman.  Also present were William Edleston, Esq., Michael Finelli, PE. and David Banisch, PP. Absent were Greg Blaszka and Dave Barretto. 

Doris Rayna made a motion, seconded by Tim Gale, to adopt the minutes of the March 8, 2006 meeting and April 12, 2006 meeting.  The vote is as follows:  

IN FAVOR:    Kanyuck, Carvalho, Hoser, Marchetta, Rayna,   

             Bolger, Gale, Stillman.  

OPPOSED:
 None.

ABSTAINED:   Adams.  

Motion carried.

Resolution. Resolution memorializing the grant of a second one year extension of period of protection for Final Site Plan approval of a child care center facility within the Greenwich Chase Development, Application #234-04, Block 23.14, Lot 1, was reviewed as to its’ form and accuracy. Upon review, Ken Hoser made a motion, seconded by Helio Carvalho, to adopt the Resolution as prepared.  The vote is as follows:

IN FAVOR:    Kanyuck, Carvalho, Hoser, Marchetta, Rayna,   

             Bolger, Gale.  

OPPOSED:
 None.

ABSTAINED:   None.   

Motion carried.
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MASTER PLAN PUBLIC HEARING. Attorney Edleston reviewed the Affidavit of Publication and found it to be timely and proper notice was given to adjoining townships within 200’ and to the Warren County Planning Department, in compliance with Municipal Land Use Law 40:55D-13, giving the Board jurisdiction to conduct a public hearing.  Helio Carvalho made a motion, seconded by Frank Marchetta, to open the public hearing.  The vote is as follows:  


IN FAVOR:    Kanyuck, Adams, Carvalho, Hoser, Marchetta, Rayna,   

             Bolger, Gale, Stillman.  

OPPOSED:
 None.

ABSTAINED:   None.   

Motion carried.

David Banisch, Planner, presented the Master Plan, Land Use Plan and Conservation Plan with a slide show presentation. Mr. Banisch stated that what the board is considering tonight are amendments to the Master Plan consisting of a Conservation Plan Element and a Land Use Plan Element. 

A Conservation Plan Element is provided for in the Municipal Land Use Law, which is a plan element providing for the preservation, conservation and utilization of natural resources. The purpose of the conservation Plan is to identify the terrestrial and aquatic natural resources in the Township and establish policies appropriate to their protection. 

Mr. Banisch stated that in l998, Greenwich Township Master Plan included a series of goals and objectives that were already directed towards the preservation of the environment and the protection of natural resources.  These include:  

1. Protecting rural open space areas to prevent suburban sprawl type of development.

2. Protect existing stream corridors.

3. Preserving woodlands.

4. Encourage the preservation of natural vegetation.

5. Preventing unnecessary cutting of trees.

6. Reducing impervious coverage, resulting from over intense development.

7. Promote the retention of open space throughout the community.

8. Reduce disturbance in flood plain areas.

Since the adoption of the 1998 Master Plan, the Environmental Commission prepared an Environmental Resources Inventory (ERI).  The township’s natural resources included in the ERI are the following:

· Geology



Land Use/Land Cover

· Aquifers



Soil Types

· Hydrology


Open Space

· Topography


Historic Sites
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The planning board has identified the following goals and objectives for the Conservation Plan, which build upon, refine and expand the 1998 Master Plan goals and objectives.  

1. Protect groundwater aquifers and surface water quality and quantity.  

2. Promote conservation of groundwater resources.

3. Prevent contamination of ground water resources.

4. Protect and maintain environmentally sensitive natural resources.

5. Reduce land use densities and intensities commensurate with the capacity of the environment to sustain development and as necessary to implement the goals, objectives and policies of this plan.

6. Preserve and protect high quality Category 1 waterways and institute measures such as enhanced riparian buffering.

7. Recognize and protect the township’s unique views and vistas.

8. Protect and preserve important farmland soils.

9. Identify wellhead protection and recharge areas.

10.Offer a range of development options for the  

   maintenance and protection of interconnected 

   open lands.

11.Encourage pedestrian and public transit and  

   linkages.

12.Limit disturbance and development of 

   forests, steep slopes, scenic vistas and 

   views, streams, etc.

13.Protect historic sites and farmsteads.

14.Identify and protect critical resource areas.

In developing the Land Use Plan, the Planning Board conducted a review of the prior Land Use Plan and existing zoning and found that the type and intensity of development permitted in local ordinances is inconsistent with resource conservation principles.  The Board found that development permitted in accordance with local zoning would result in the loss of irreplaceable natural resources with significant value to the residents of Greenwich, as well as the residents in the region.  As such, the Planning Board concluded that the Land Use Plan and zoning ordinance should designate a Resource Conservation District, consistent with local goals and objectives as well as State and Highlands Region goals and objectives to conserve critical natural resources.  

This master plan update coordinates with the Township’s Environmental Resource Inventory, the Conservation Plan Element, the 2005 Groundwater Resources Report, the purposes of the Municipal land Use Law, Highlands Protection goals and State Plan policies to establish should land use 
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and environmental protection policies that will ensure the protection of the township’s wealth of agricultural and critical ground and surface water resource and other environmental resources.  

This Master Plan embraces the fundamental goals of the State Development and Redevelopment Plan (SDRP) and Highlands Act.  This plan also endorses and incorporates into this Land Use Plan the purposes of the Municipal Land Use Law, which call for the conservation of natural resources, protection of farmland and natural systems, and for promoting the maintenance of a clean and healthy environment, which are consistent with the resource conservation goals and objectives of this plan. The primary goal of the Highlands Act is to protect, restore and enhance the quality and quantity of surface and groundwater.  

Greenwich Township engaged in a groundwater resources study which identified vast groundwater supplies existing in the carbonate rock geology lying beneath the surface of the township.  In that regard, Greenwich Township finds that is a valuable and useful resource not just to today’s citizens but to the State’s future needs as well. This study was completed for the township in 2005. 

Slides of “theoretical tracts” of land were shown.  This tract of land is encumbered by wetlands and transition areas and, to a lesser degree, steep slopes. A variety of pattern options of development were shown. Clustering, for example, leaves the tract predominately open.      

The following maps are incorporated within the Master Plan:  

1. Existing Land Use Map, prepared by Finelli Consulting 

    Engineers.

2. Proposed Land Use, prepared by Finelli Consulting.

3. Scenic Corridors, prepared by Banisch Associates, Inc.  

4. New Jersey Highlands Planning and Preservation Boundaries, produced by New Jersey Highlands Council.

5. State Planning Areas, prepared by Banisch Associates, Inc.

6. Planning Area Map proposed changes, produced by Warren County Planning Department.  

7. Farmland capability, prepared by Banisch Associates, Inc.

8. Critical Environmental Habitat, prepared by Banisch Associates, Inc.

9. Surface water Quality, prepared by Banisch Associates, Inc.

10. Steep Slopes, prepared by Banisch Associates, Inc.

Mr. Banisch stated that one of the primary objectives of this land use plan is agricultural retention.  To protect and preserve prime agricultural soils, which are an irreplaceable resource, maintain large contiguous undeveloped areas that serve as a critical recharge areas for the aquifers.  

For the majority of the municipality, a zoning designation called Resource Conservation District is shown in the proposed plan.  The zoning designations were shown on the proposed land use map and are as follows:  
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1. HPA – Highlands Preservation Area.  That designation is in the north and south of the township.

2. Resource Conservation District. This Land Use Plan identifies 

    resource conservation policies as the foundation for land use     

    planning, environmental protection and farmland retention in 

    Greenwich Township.  Greenwich Township has chosen resource 

    conservation as the planning principle to respond to the 

    constant threat of loss to development of productive farm 

    fields, productive soils and groundwater recharge systems, 

    woodlands, steep slope areas, and critical habitat areas. 

    This district, basically, is permitting agricultural uses and  

    a modest amount of residential development.  Basically, it  

    calls for and to permit the development of residential 

    dwelling units at one dwelling unit per 20 acres of land. The  

    development options in the Resource conservation District 

    include a cluster arrangement or lot size averaging plan or  

    open land zoning. Basically, it permits 100% density bonus 

    provided that 80% of the tract is maintained as open lands 

    and deed restricted accordingly.  Minimum lot size with a 

    clustering arrangement is approximately 81,000 square feet, 

    consistent with the 2 acre zoning. Maximum impervious 

    coverage for the district should not exceed 5% of the land.  

    One of the primary objectives of the district is to limit 

    impervious coverage in order to maximize ground water 

    recharge and serves the dual purpose of maintaining prime  

          farmland. The RCD includes all areas outside of sewer service 

          areas, including the residential developments formerly 

          designated R-75, R-1 and R-2.   

3. Office Professional Limited Research (OP).  That zone is situated to the east of the B-2, which is along Route 22. that OP district lies approximately at the intersection of Route 22 and I-78 and has some frontage on Greenwich Street. 

Development in this OP/LR will be permitted up to a maximum of 45% impervious coverage with a maximum FAR of 15%.  Development within this zoning district will be required to provide for a substantial separation of not less than 200’ between residential neighborhoods and impervious coverage areas on the site.   

4. Research Office (RO).  That portion of the township that lies 

    at the intersection of Route 78, Route 173, where they both   

    intersect Route 22. It is bound on the east by Beatty’s Road. 

    This zoning district permits hotels and conference centers as  

    a conditional use, provided that all driveway access to the 

    site is provided from a State highway, all buildings are 

    designed in accordance with strict architectural design 

    standards and further provided that a setback of all 

    development on site of not less than 500’ is maintained from 

    the frontage of any adjoining local street or road. Maximum   

    lot coverage is 50%.    
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5. Research Office Manufacturing (ROM).  This zoning designation 

    has been scaled back from its original designation on the     

    zoning map.  The zone contains a large scale Research Office  

    Manufacturing use. The ROM designation is retained primarily 

    to permit the continuation and expansion of existing ROM 

    uses. Maximum lot coverage is 50%.  

6. Neighborhood Business Zone (B1).  No real change proposed in 

    this plan. A conditional use is a farmer’s market and houses 

    of worship. This zone is located along Route 57.  State 

    highway access is the key to both of these designations.  In 

    both of these uses, increases in impervious coverage will be 

    required to accommodate the development and the parking  

          circulation requirements for these uses. Permitted uses and 

          development intensities in the B-1 are to remain as provided 

          for in the land use ordinances at the time of adoption of 

          this Land Use Plan.   

7. Highway Business (B-2).  Planned for neighborhood convenient 

shopping centers that also cater to the regional needs. B-2 lands are primarily situated along route 22, which is well-suited to accommodate relatively high-traffic volume uses.  

8. Planned Development Single Family Zone (PDSFZ).  This zone 

    responds to Greenwich Township’s zone to satisfy its’ 

    
    affordable housing obligation. This zone is built to its 

          maximum capacity and no changes are proposed.  

9. Planned Development Zone (PDZ). This zone provides for residential uses and was developed in response to litigation to satisfy the affordable housing obligation.  This zone is built to its maximum capacity and no changes are proposed. Note:  Greenwich Township carries about 70 affordable housing credits.              

The planning board engaged in an investigation of ‘green design’ for affordable housing, which was funded by a grant the Township received from the NJ Highlands Council.  It is the policy of this land use plan to incorporate at least 10% “green design” components into each affordable housing project.  This goal required that 10% of the cost of affordable housing production in the Township will be attributable to measures, including, but not limited to energy efficiency, building design, orientation, materials used, etc.  

Chairman Bolger opened the meeting to the public for their comments.  The following comments were heard:


Carl Rizzo, Esq., representing New Village Road LLC, owners of approximately 250 acres, Block 28, Lots 4,5,7.  His clients property is not in the Highlands Preservation area.  The property is in the Highlands Planning area and not subject to regulations.  His clients purchased the property knowing that it wasn’t regulated under the Highlands preservation area.  They purchased it knowing full well what the township’s requirements are, zoning wise, and understood that it 
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was already very restricted and provided for adequate open space.  They have entered into a contract to a purchaser for $5 million, offer dependent on the buyer being able to develop 19 residential lots and develop a house of worship.  This proposed development is conforming under the existing zoning laws.  What the board is proposing today will totally undermine that and his client’s are entirely against it and want to make it very clear to the board, and to the governing body if necessary, that what the board is trying to do here may sound admirable, but you have gone to far. The board is regulating areas that are not subject to regulations by the state.  The existing ordinance does a very good job of preserving open space.  Also, his clients property is in the rural area.  It is not in the rural environmental sensitive area.  The board is further burdening his clients property unduly.  If not corrected, clearly invites litigation.  A lot of constitutional issues will come up when you are confronted with houses of worship that is sought to be developed here.  Attorney Rizzo stated that the board is going down the wrong road by excluding houses of worship from the residential zones.  


Annie Imbesi, Hampton, N.J. Speaking on the same property, Ms. Imbesi is opposed to almost all development.  She is very environmental conscious and well aware of the rural nature of Hunterdon and Warren County. However, Greenwich Township is being presented with an amazing opportunity with almost 300 acres, to put up a very small amount of housing and the religious meeting facility. The majority of that land will remain undeveloped. What was presented is a perfect fit with the plans to protect the environment.  This is cluster development and very low density and the purchasers will permit continued farming of the undeveloped portion of the land.  Additionally, because the housing development would be so low, it will be a very low impact to the school.  


William O’Dowd, Greenwich Township property owner.  Mr. O’Dowd would like to echo Attorney Rizzo’s comments as they relate to his property.  In 1998, Mr. O’Dowd had one acre zoning and was rezoned to seven acres.  Mr. O’Dowd has been before the board several times with various concept plans  for his property.  To go to 20 acres seems ridiculous and to the extreme.  Not to many people build on seven acres.  Mr. Rizzo’s client is an exception.  Mr. O’Dowd stated that what the board is doing is eminent domain without compensation.  It is totally unfair.  As Attorney Rizzo stated, you are inviting a lawsuit.  Mr. O’Dowd very humbly asked the board to reconsider.  


Joseph Balani, 85 Dyer Court, Norwood, New Jersey.  Mr. Balani stated that Mr. Banisch gave a very nice presentation. It is understandable that any effort to protect any community sometimes steps are taken like tonight.  Like the other speakers, it is to extreme.  As Mr. Rizzo said, 70% open space is very good.  It protects the open land.  It seems like you are trying to preserve the farmland at the cost of the property owners.  Mr. Balani’s centers are throughout the USA and the world and any board member is welcome to observe them. The scenic look that the board talks about will be maintained.  Mr. Balani humbly requests that the board reconsider and we can assure the board, 
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even in writing, that we are the most responsible people that the board has ever met.     

Jim Adams made a motion, seconded by Tim Gale, to close the public hearing.  The vote is as follows:  

IN FAVOR:    Adams, Carvalho, Hoser, Marchetta, Rayna,   

             Bolger, Gale, Stillman.  

OPPOSED:
 None.

ABSTAINED:   None.   

Motion carried.

Frank Marchetta made a motion, seconded by Jim Adams, to adopt the Greenwich Township Master Plan as presented.  The vote is as follows:

IN FAVOR:    Adams, Carvalho, Marchetta, Rayna,   

             Bolger, Gale, Stillman.  

OPPOSED:
 Hoser.  

ABSTAINED:   None.   

Motion carried.

Frank Marchetta made a motion, seconded by Jim Adams, to adjourn the meeting.  Motion carried.  Meeting adjourned by 8:40 P.M.  







Elva N. Pomroy







Planning Board Secretary

Tom Bolger

Chairman

