



  September 13, 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.  

Doris Rayna made a motion, seconded by Jim Adams, to adopt the minutes of the August 9, 2006 meeting.  The vote is as follows:


IN FAVOR:   Kanyuck, Blaszka, Adams, Carvalho, Hoser, 

            Rayna, Bolger, Stillman.


OPPOSED:    None.


ABSTAINED:  Gale, Stillman.

Motion carried.

A letter of resignation was received from Frank Marchetta.  Frank’s resignation was accepted with regrets. 

Appointments. The following appointments were made by the Township Committee at their meeting held on August 17, 2006:  


Roy North appointed as Alternate #2, term expires 2007


Charlie Stillman appointed as Alternate #1, term expires 2006


Tim Gale appointed as regular member, term expires 2006.

Roy North was sworn in by Attorney Edleston as an Alternate #2 member of the planning board, term expiring 2007.  
Board members present:  Bill Kanyuck, Greg Blaszka, Jim Adams, Helio Carvalho, Ken Hoser, Doris Rayna, Tom Bolger, Tim Gale.  Also present were William Edleston, Esq., Michael Finelli, PE, Walt Lublanecki, Traffic Engineer and David Banisch, PP. Dave Barretto and Roy North arrived at 7:40 P.M. 
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Resolution.  Resolution amending the Land Use Plan Map, as prepared by Attorney Edleston, was reviewed as to its’ form and accuracy.  Upon review, Greg Blaszka made a motion, seconded by Jim Adams, to adopt the Resolution as prepared.  The vote is as follows:

IN FAVOR:     Kanyuck, Blaszka, Adams, Carvalho, Hoser, 

              Rayna, Bolger.


OPPOSED:      None.


ABSTAINED:    None.  

Motion carried.

Application #244-06, Polaris Medical Fitness Building Site Plan, Preliminary technical review/Public Hearing.  
The board secretary reviewed the Affidavit of Publication and found it to be timely and proper notice was given to property owners within 200’, giving the board jurisdiction to conduct a public hearing.

Greg Blaszka made a motion, seconded by Jim Adams, to open the public hearing.  The vote is as follows:   


IN FAVOR:     Kanyuck, Blaszka, Adams, Barretto, Carvalho, Hoser, 

              Gale, Rayna, Bolger.


OPPOSED:      None.


ABSTAINED:    None.  

Motion carried.

Attorney Edleston stated that at the August meeting, questions were raised by the board regarding some environmental issues, one of which has to do with the possible mercury on site.  Since last month’s meeting, the applicant has supplied proof that a “No Further Action” has been issued by the DEP and, of course, they supercede the board in that area.  So therefore, that question has been satisfactorily resolved in the affirmative and the township’s Environmental commission also issued a letter raising some other questions that the applicant will address.  

Michael Selvaggi, Esq., presented the application to the board.  Sworn in by Attorney Edleston was Elizabeth Calhoun, PE, Mace Consulting. Ms. Calhoun presented her credentials to the board.   Ms. Calhoun will be testifying as an engineer and planner. Upon hearing same, the board recognized Ms. Calhoun as an expert in the field of engineering and planning. 

The following exhibits were entered into evidence:

A-1:  Preliminary and Final Site Plan, Sheet 2, existing  

      conditions.

A-2:  Proposed plans, Sheet 3 and Sheet 5.  
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The existing property contains 5.03 acres and is currently in the B-2 Zone. The property is located at the corner of Stryker’s Road and County Route 519, Block 25, Lot 2. The existing well and septic system shall be properly abandoned and site will be sewered. Proposed water and sewer will run along the frontage of the site.  

Polaris Medical proposes to expand the building footprint from the existing 30,073 square feet to 34,050 square feet.  This will be achieved through the removal of 6,593 square feet and an additional of 10,570 square feet.  

The parking area will be expanded on all four sides of the building providing a total of 181 parking spaces.  A connecting driveway will be added in the front of the building to permit circulation around the building and emergency access around the building.  

The existing detention basin will be expanded and provide for additional water recharge, water quality and water quantity controls.  

Additional landscaping will be provided in the grass yard areas and within the parking lot.  

The primary entrance is on the front corner and sidewalk is proposed to be all around the entire building.  Access to the facility will continue to be via the existing single driveway opening along County Route 519. Pedestrian circulation will be around the entire building.    

The following variances are being sought:

1. Side yard: A 70’ setback is required.  The minimum distances from the existing southwest side of the building to the property line are 68.07’ and 69.92’, respectively.  Relief of 1.85 feet is being sought. These setback distances reflect an existing condition.   

2. Township ordinances do not permit parking in the front.  There are 6 handicap spaces proposed in front of the building.  This allows pedestrians to stay on the sidewalk and not have to walk across the driveway to access the sidewalk and ramp to the main entrance.  It makes for shorter distance and less conflict. The proposed spaces encroach one (1) ft. into the front-yard setback. 

3. Landscaping variance from the transition buffer between nonresidential and residential zone.  A buffer is not being proposed. The fitness center will never be used as a residence and is not impacting any residences. The applicant has provided some larger trees and shrubs along the driveway.  The power companies don’t want anything larger than 6 feet.  This will be confirmed with the power company.  Smaller vegetation can be shown.  The applicant proposes to maintain the existing trees and supplement some additional trees.  The applicant will work on the basin planting detail to soften 
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    the appearance of the basin, as suggested in Mr. Banisch’s   

report of August 9, 2006.  

4. Parking lot landscaping.  Relief is being sought because of the site constraints imposed by the location of the existing building.  Because of the shape of the lot, the parking lot is being spread around the building.  The building helps to break up the massive parking lot and trees were provided around the perimeter, but because of the layout the applicant doesn’t have significant parking islands.  

Ms. Calhoun has reviewed Mr. Lublanecki’s traffic report, dated September 6, 2006, and doesn’t have any issues with Mr. Lublanecki’s conclusions and recommendations.  As Route 519 is a County Road, Ms. Calhoun has had preliminary discussions with the County and will meet with them again to resolve all issues. The County will be looking for some improvements along Route 519.  Attorney Selvaggi stated that the applicant would comply with Mr. Lublanecki’s recommendations.  

The lighting plan includes 25’ high light fixtures distributed throughout the site.  All light shall be cut off at the property lines adjoining residential zones (across Route 519).  Except those required for public safety, all exterior lighting including signage lighting, shall be turned off within one hour of the close of business at the site. Mr. Finelli recommends that plans be revised to read exterior lighting will be automatically turn off in accordance with Ordinance 16-12B.5a.  Light poles shall be a minimum of 2.5 ft from the edge of curb or pavement edge. The lighting would be off by 10:00 p.m.  There might be some security lighting left on. Mr. Banisch’s report recommends that the amount of lighting should be reduced, particularly in the front yard along Route 519.  Ms. Calhoun will comply with Mr. Banisch’s other lighting comments contained within his report of August 9, 2006.  Ms Calhoun testified that she would work with the professionals to soften the lighting.  

The applicant is proposing a modification of the on-site circulation and the amount of parking.  The amount of proposed parking exceeds parking required by ordinance (181 proposed vs. 170 required). Mr. Banisch suggested “bank” parking and later on see if the situation would warrant the additional spaces. Ms. Calhoun stated that she discussed with the applicant the possibility of banking two locations, one on the southern part of the building with seven spaces and also four in the back.  

Ms. Calhoun has reviewed Mr. Finelli’s comments regarding storm water management and takes no exception to Mr. Finelli’s comments. The storm water system will be extended around to the back of the building and extending it up along the frontage. Along the front, we are trying to get the runoff into the grassy area and try to provide as much non- structural features in the front.  The discharge is proposed to stay in the same location, currently discharging into an inlet at the intersection. 
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The proposed sewer and water will run along the frontage of the property. There may be a need for an easement outside of the right-of-way.  The existing on-site septic system will be abandoned.  The material within the tank will be taken out and disposed of.  The system will have to meet the standard requirements.  The Environmental Commission spoke about the failing septic system and the possibility of soil/ground water contamination. Ms. Calhoun stated that she isn’t sure of how much testing gets done.  Ms. Calhoun further stated that she has been on site and there is evidence that the system has problems, but doesn’t know how extensive it is.  It is not functioning properly.  

Regarding signage, Ms. Calhoun states that signage will conform with township ordinances and additional notes will be added on the plans as requested by Mr. Banisch.  

Ms. Calhoun stated that the primary reasons for the variances are the layout of the site, as it is a triangle shape. Because of the shape, it restricts where things can go. The existing building is fixed and the existing site dictates the need for the variances.  The negative impact is very minimal and very small impact on the adjoining properties and zone plan.  

Attorney Selvaggi stated that he has reviewed Mr. Finelli’s report of August 7, 2006 and takes no exception of his comments and recommendations. 

Mr. Finelli stated that the one variance the board should think about is the landscape treatment, where the applicant is looking for relief from the landscape and sidewalk requirements along the collector or arterial roadways, in this case is County Route 519.  When Strykers Road is completed in Greenwich Township, there will be a sidewalk that is built from where the Lopatcong section is up to route 519.  

There are no plans to promote pedestrian circulation along Route 519 and there are no sidewalks along Route 519.  This would be the opportunity, should we think it might be a good idea and beneficial to the town, to start the pedestrian circulation in this area.  Route 519 is a busy road, but the board should think about it in conjunction with the evaluation of the applicant’s request for relief. 

Mr. Finelli discussed the 15-foot wide drainage easement on the northern side, property owned by Louis Haydu. There is a series of storm sewer from SMP trucking and Phillipsburg Easton/Honda, which discharges into a ditch, which is within this easement.  This might be the time to discuss piping that down to the Strykers Road storm sewer.  It would be almost 700 feet of 24” pipe. It is an open ditch is fairly deep and there are some significant flows in that ditch. Mr. Finelli would encourage the board to consider requesting of the applicant that they convey that in an underground storm sewer. When Strykers Road is completed, it will certainly clean up the new intersection relative to storm sewer improvements that are proposed. 

Mr. Lublanecki’s, traffic engineer, main recommendation is to provide enough width on County Route 519 to accommodate a center left turn lane that can act as a left turn lane into Stryker’s Road and also a left 
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hand turn lane into the site.  Mr. Lublanecki has discussed this with the County and it was agreed upon by both parties. 

Regarding the widening of Route 519 and the possibility of tree removal, Ms. Calhoun stated that the widening probably won’t be that wide, but she would have to look at each tree individually to see how far the roots are projecting out.  The applicant would like to maintain the trees.  Ms. Calhoun stated that the sidewalk might have to go into the County easement and they may not want the sidewalk in their right-

of-way.  Mr. Finelli stated that the County has allowed sidewalks be constructed in the right-of-way in other projects in the township.    They would require a maintenance agreement for the township to execute with the County. Greg Blaszka recommends continuing the sidewalk. A sidewalk in front of Rath’s deli and Rita’s to Dumont Road was also discussed. This would enable pedestrians to cross safely.   Mr. Banisch also agrees putting in the sidewalk.  

Mr. Banisch stated that the hours of lighting should be put on the plans and putting in an island, 9’ x 40’ landscape island is acceptable

Continuing the pipe was discussed and Attorney Selvaggi stated that piping is very expensive.  His client would make a contribution towards extending the pipe, but feels it is unfair to burden this particular property owner with problems that started from another property.    Mr. Finelli stated that it would be appropriate and timely to request of the applicant to connect the pipe. Mr. Finelli stated that in most storms, the ditch property conveys the flow.  The downstream property, which is the Haydu property, is impacted when it overflows.  This was further discussed. This ditch is the rear property line of all three properties. Mr. Finelli stated that the pipe connects into the existing storm sewer that is at Strykers/Route 519 intersection. Mr. Finelli believes that it would be appropriate and timely, under the circumstances, to request of the applicant to continue the pipe. It would clean up the situation, in particular, where the storm sewer is entering the new intersection. Jim Adams feels that the connection should be completed.     

Chairman Bolger stated that the issues that have to be resolved are the storm water management, sidewalk, completing the pipe connection, sewer septic, screening. 

Vice-Chairwoman Rayna stated that the Greenwich Township Environmental Commission had some concerns and one of them was the septic system.

Sworn in by Attorney Edleston was Richard D. Lev, C.P.G., Senior Associate, Melick-Tully. Mr. Lev presented his credentials to the board.  Upon hearing same, the board recognized Mr. Lev as an expert in the field of Geotechnical Engineering and Environmental Consultant. 

Mr. Lev testified that he oversaw the environmental investigation at the site.  In 2003 a Preliminary Assessment was completed, similar to an Environmental Phase I, but using the DEP’s protocol of Preliminary Assessment.  This was done for Superior Quartz (former owner) and once the Preliminary Assessment and Site Investigation were completed, 
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Superior Quartz received a Site-Wide “No Further Action/Covent Not to Sue” declaration from DEP as part of the Voluntary Cleanup Program.  

A previously investigated stainless steel settling tank and drywell were recently closed in accordance with local code requirements, including excavation and off-site disposal of the settling tank, and filling of the drywell with clean crushed gravel.  These closure activities were observed by local code enforcement staff and Melick-Tully personnel.  No evidence of a discharge was observed during the closure activities. 

Chairman Bolger stated that since the applicant is applying for sewer hook-up allocation, once approval is given, Melick-Tully will close down the septic in an appropriate fashion, according to protocol, and the septic system will be abandoned properly. 

Mr. Finelli stated that the new parking lot goes over the old septic.  Because of its location, Mr. Finelli thought that the system would be removed.  Mr. Lev stated that there wouldn’t be any type of major collapse.  Mr. Lev’s understanding and his experience in other municipalities is that the piping usually is left in place.  Mr. Finelli doesn’t think that there is a requirement to actually remove it.  

Chairman Bolger stated that the only issues to be resolved now are the sidewalk, screening and storm water. 

Charles Stillman would like to know when the easement was granted and to whose benefit.  Attorney Selvaggi stated that the water is not emanating from the applicant’s property.  Ms. Calhoun estimated $25,000 to connect the pipe.  Mr. Stillman further asked if there was any possibility of running the sidewalk on the opposite side of Route 519 and running it down to Dumont Road.  Board members didn’t feel that a sidewalk was needed in front of the cemetery.  

The chair addressed the public.  No comments were received.  Jim Adams made a motion, seconded by Helio Carvalho, to continue the public hearing to the October 11, 2006 meeting.  The vote is as follows:

IN FAVOR:      Kanyuck, Blaszka, Adams, Barretto, Carvalho, 

               Hoser, Gale, Rayna, Bolger.


OPPOSED:       None.


ABSTAINED:     None.

Motion carried.

Greg Blaszka made a motion, seconded by Helio Carvalho, directing the township’s professionals to work with the applicant’s engineer in resolving engineering issues:  stormwater, sidewalk and landscaping screening.  The vote is as follows:
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IN FAVOR:      Kanyuck, Blaszka, Adams, Barretto, Carvalho, 

               Hoser, Gale, Rayna, Bolger.


OPPOSED:       None.


ABSTAINED:     None.

Motion carried.

Concept Plan/Zone Change Request.  Helio Carvalho recused himself, as Mr. Carvalho is an adjoining property owner.

Mark Peck, Esq., stated that the concept plan before the board is for an active adult age restricted community located off of Dumont Road behind the Greenwich Center shopping plaza.  The following professionals were sworn in by Attorney Edleston:  Richard Reading, Mark Zelina, John Vincenti, and Joseph Layton.

Mark Zelina,PE, director of Land Planning with Matzel & Mumford, a A K. Hovnanian Company, stated that Matzel & Mumford is contract purchaser for the property.  The property is identified as Block 26, Lot 33, located behind Greenwich Center, consisting of 94 acres.  Currently the subject property is vacant and actively farmed.  The property is currently zoned for Office Professional/Limited Research. Access to the site will be from Dumont Drive.  

The site is an exceptional site for an age-restricted community.  The site is serviced by all utilities, is in the sewer service area and has excellent road access.  There are no containments or pesticides on site no sinkholes were observed on the site and no wetlands on site. 

The proposal, known as Four Seasons at Greenwich, calls for 114 luxury townhouse units and 234 detached single-family units.  Of the single family, some are on lots of 50 x 120 or 55 x 120. There is a 50’ buffer around the entire perimeter of the site. Every unit backs up to green space throughout the development.  310 of the dwelling units will be market rate and the balance, 38 units, will qualify as affordable housing.  In addition to the housing, the applicant proposes provisions and facilities for storm water management, 27 acres of open space, a clubhouse and swimming pool.  A portion of the site along Route 78 will not be developed and will act as a buffer.  

Richard Reading, Economic Analysis and Consultant, prepared a Fiscal Impact Analysis and stated that the biggest advantage of the township would be a revenue stream.  Senior citizen development provides tax revenues without adding children to the school system.   Prices for the homes will range from $300.00 to $375.00, with an average sales price of $350,000 yielding a completed value of $121.9 million.  The proposed adult community, with 626 anticipated residents, would have generated additional tax-supported municipal costs of $207,150 had it been in operation during 2006.  Added municipal tax revenues from the proposed development would have amounted to $423,140 in 2006 and have resulted in a surplus of municipal revenues amount to $215,990.  It would only create another $513,000 worth of new municipal services, for a surplus of about $2.1 million.  This revenues surplus is comprised of a surplus 
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of $215,990 for municipal operations, a surplus of $1,357,030 for local school operations and a surplus of $575,860 for County operations.  

The development of the subject property for the proposed adult community would represent an attractive fiscal alternative relative to its development for other types of non-age restricted residential uses.  

The complete Fiscal Impact Analysis, prepared by Richard B. Reading Associates, is on file in the Planning Board office.  

John Vincenti, PE., Maser Consulting, prepared a Traffic Impact Analysis.  The subject property is zoned Office Professional/Limited Research.  The report is intended to compare and contrast the estimated volumes of traffic generated from the proposed Active Adult community versus a theoretical development of OP/LR.  There would be significant reduction in total trips with an adult community than with OP/LR zoning. A fully developed senior community would generate an average of 1,513 trips per day.  By contrast, a fully developed research/office complex would create an average of 5,695 trips per day.  The totals would be even higher were the development more than 50% office space.  The senior complex would generate 80 trips at the a.m. peak                    and 95 trips in the p.m., compared to  830 and 750 trips for the office/research area.  When compared, the proposed Four Seasons @ Greenwich Active Adult Community will result in less traffic impacts on the surrounding community.  Also, due to the site’s close proximity to major highway arteries, the impact of the increased traffic from the active adult community will have no significant impact on local township roadways.

The complete Traffic Impact Analysis, prepared by John P. Vincenti, P.E., is on file in the Planning Board office. 

Chairman Bolger stated that regarding traffic, complaints are being received about a dangerous weave situation regarding the State highway and County roads coming together.  You are looking at age-restricted drivers trying to navigate coming off of Route 78 and Route 173, trying to merge onto Route 22 to get into where the development is, just as all the heavy traffic is coming in. Saying that piece of property is a prime place to put an active adult community with older drivers coming through that intersection, might cause more concern.  The other place of concern is exit 4 off of Route 78, which has a situation that when the weigh station gets built and operating, that also will be a weave situation. 

Regarding the population and the population going down 11%, I wouldn’t think that the older or elderly population would move out of town, I think that percentage went down due to the influx of new homeowners who are much younger than the older generation.  The population going up also pushed the older population numbers down.  If the seniors come from Greenwich, they are going to sell their house and move into the adult community.  Who is going to be those homes that they are selling, but families with children and those families with children are going to increase the number of students in the school system.  
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Chairman Bolger stated that the property is currently zoned for OP/LR.  The board did that in the course of updating the Master Plan.  This piece of property was discussed for many months.  Although the township has grown in its residential properties, it has not grown in office professional or limited research areas.  In addition, there are many residents in town who travel miles to work because there is not an adequate supply of medical offices to house the medical doctors, physical therapy places in town.  That was one of the major reasons to put in OP/LR to attract that type of development near the communities to service the community.  

Attorney Peck stated that this proposal would provide 38 COAH units.  If what is currently permitted, that would generate a considerable COAH obligation, probably close to 74 to 75 units that would have to be found and built someplace else in the township. 

Because of the late hour, Attorney Peck asked the board if the presentation could be carried over to the next meeting in order for Joseph J. Layton, Professional Planner, to give his planning analysis.  

Bill Kanyuck made a motion, seconded by Greg Blaszka, to continue this proposal next month and provide the applicant with an hour to further present his proposal.  The presentation will be for ½ hour and open for questions/discussion by the board for ½ hour. The vote is as follows:

IN FAVOR:      Kanyuck, Blaszka, Adams, Barretto, Hoser, Gale, 

               Rayna, Bolger.


OPPOSED:       None.


ABSTAINED:     Carvalho.

Motion carried.  

Mandatory training courses will be held on October 28, 2006 and March 10, 2007.  Please notify the board secretary which date is available. 

PICC Land Management/Lot Line Adjustment/Minor Subdivision.  The application has been postponed until the October 11, 2006 meeting.  No further notice will be required.  

Jim Adams made a motion, seconded by Helio Carvalho, to adjourn the meeting.  Motion carried.  Meeting adjourned at 10:25 p.m.  








Elva N. Pomroy








Planning Board Secretary

Tom Bolger

Chairman

