



      February 10, 2005
The monthly meeting of the Greenwich Township Board of Adjustment was held on the above date and was called to order by Ray Buckwalter, Chairperson, at 7:30 P.M., in the Municipal Building.

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 Board of Adjustment to the Express-Times, Phillipsburg Free Press and The Star-Ledger.

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

3. Filing a copy thereof with the Township Clerk.





The following appointments were made by the Township Committee on January 1, 2005 and were sworn in by Attorney Edleston:    

     Jeans Burns, Alternate #1                   Term expires 12/31/06

     Dawn Marie Kondas, Alternate #2     Term expires 12/31/05

     Kathy McDermid


     Term expires 12/31/08*

   
 *Kathy was not present for the swearing in.

Board members present:   Robert Vetrecin, Bruce Williams, Ray Buckwalter, Jean Burns, Dawn Marie Kondas.  Also present were William Edleston, Esq., Michael Finelli, PE., and Charles Newcomb, Planner.  Absent were Steve Babula, Bill Savino, Robert Volk,  Kathy McDermid arrived at 8:25 P.M.  

Ray Buckwalter, Chairman, announced that Case No. 1-05, Jeff Hagerty, will be adjourned until the March 10, 2005 meeting.    There will be no further notice.

Case No. 10-04, Phillipsburg Easton Honda, will be adjourned until the March 10, 2005 meeting.  There will be no further notice.  Ray Buckwalter made a motion, seconded by Bruce Williams, to carry Phillipsburg Easton Honda to the March 10, 2005 meeting at which time a public hearing will be held.  The vote is as follows:


IN FAVOR:    Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:     None.


ABSTAINED:None.
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Motion carried.  

Robert Vetrecin made a motion, seconded by Bruce Williams, to adopt the minutes of the January 13, 2005 meeting.  The vote is as follows:


IN FAVOR:      Vetrecin, Williams, Buckwalter.


OPPOSED:       None.


ABSTAINED:  Burns,  Kondas.

Motion carried.

P& M Land Group, Doggie Day Care, Block 31, Lot 13,  Asbury-Bloomsbury Road, Preliminary Site Plan, 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.  Robert Vetrecin made a motion, seconded by Jean Burns, to open the public hearing.  The vote is as follows:


IN FAVOR:      Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.  

Representing the applicant was John Thatcher, Esq., and Elizabeth Calhoun, PE.  

Ms. Calhoun has testified before the board previously and was accepted as an expert witness in the field of Civil Engineering.  

Sworn in by Attorney Edleston, Ms. Calhoun entered the following exhibits into evidence:

A-1:  Existing Conditions and Boundary Survey Plan.  

A-2:  Presentation plan (colored drawing).  

The property is located at the intersection of Asbury Bloomsbury Road and Route 173.  The subject property is Block 31, Lot 13 and contains a total area of 2.61 acres.  The property is also located north of the new weigh station currently under construction.  The new ramp, coming off the highway, will almost come right along the front of the subject property.  
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As part of the application, the landscape plan shows the existing larger trees on the site and shows some of the trees that will be coming down. The plan also shows the trees along the road that will remain.  The site is heavily wooded.  A certain amount of the exiting woods will remain as a natural buffer between Asbury Bloomsbury Road and the proposed structure.  

The applicant proposes to construct a 4,450 sq.ft. one story building.  The access coming up from Asbury Bloomsbury Road will be to a 26-space parking lot.  There will be a small truck turnaround.  There will be no large trucks coming into the site.  

The site property goes up from Asbury Road to the rear of the site.  There will be an actual swale that runs around the back of the building down towards the detention facility and then there is another swale that comes down on the northern side of the building and there will be a storm drain that will come down to the basin.  

The rear of the property is where most of the dog activity will take place and will be fenced in.  This will be the only outdoor play area for the dogs.  

There is a sidewalk coming up to the front entrance, which will provide safe pedestrian access to the building.   

There is extensive buffering along the front of the parking lot to try and screen the parking lot from the roadway.  Buffering and screening will be provided and will include evergreens, shrubs and trees will be planted along the parking lot.  The applicant tried to maintain what they could along the front of the property.  There are some trees there and the applicant intends to keep what they can in that area of the site.   

As you come in the access drive, there are several pole-mounted lights, alternating on the two sides of the building.  This will light up the parking lot for safety purposes.  Proposed is a freestanding sign close to the first light.  A sign detail on Sheet 10 of the plans depicts the sign as a double-faced sign with two parallel faces.  No relief is being sought for the sign.  

Regarding landscape buffer, Mr. Newcomb stated that the ordinances requires that a frontage buffer be provided in the ROM and RO zones along all collector or arterial roads where the frontage of the ROM or RO site in question faces a residential district.  One of the concerns that Ray Buckwalter expressed is that it looks like the fence in the back is very close, or right on, the property line so there wouldn’t be much room for buffering from adjacent property.  Robert Vetrecin stated that discussion was held relating to that point and that the consensus was that there be relief from any buffering requirements right now because it is a cornfield.  It would be an ultimate requirement to accommodate buffering if future development were such that it would require that.  Mr. Buckwalter’s concern is once the fence is up, there isn’t much space left on the property to plant 
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anything.  Mr. Finelli stated that there is no buffering required from a ROM Zone to a ROM Zone.  It would be up to the board to request or require appropriate landscaping.  If the fence could be backed up about 5 feet or so and try to retain whatever existing vegetation you might be able to retain there.  Mr. Finelli stated that the property behind the applicant’s property is higher, so, from a visibility standpoint, if there would be an office building constructed up the hill somewhere on that property, the odds are that you would be looking over the fence into the dog play area.  Ray  Buckwalter stated that there should be some provision for a buffer there because we don’t know what use will come in on that adjoining property.  Ms. Calhoun stated that the property is a tight site and the applicant is trying to get the most area for the dogs to play in.  Jean Burns questioned the stone row.  Ms. Calhoun stated that is a typical stone row that you find between fields.  Basically, it is a pile of rocks and will stay there. Ms. Calhoun stated that along the stone row, there are some scrub trees, smaller trees, but no large ones. Ray Buckwalter stated that his concern is that if a good ratable comes in on the adjoining property and there is no buffering, they might not want to look at a yard full of dogs.   Robert Vetrecin stated that it is not a requirement of the zoning to have landscaping and there will be a fence.  Even if the fence stands off 5 feet from the property line, if you put in a fast growing cedar trees, in two years it will be higher than the fence and grow through the fence.  The only type of landscaping would be hedges, bushes or something like that.  

Mr. Finelli stated that if something comes in on the adjoining property, there would be building setbacks that are fairly extensive; there will be other buffering that would be required of that applicant.  There are woods on that property that the board would want to try and retain some of the existing woodland that is adjacent to the parcel.  

Robert Vetrecin stated that a stockade fence of 10 feet is proposed.  Ms. Calhoun stated that they would like to put in a wood fence in the front and have chain link around the back.  A variance is needed.  

Discussing lighting, the center will be operating until 7:00 P.M. and lights will be off at 8:00 P.M.  Mr. Miller, the applicant and previously sworn,  stated that there might be a small light on outside the door for employees to walk to their cars.  Board members stated that with the weigh station and the new truck repair station, that area would be well lit. 

Ray Buckwalter addressed the public for any comments.  Upon hearing none, Robert Vetrecin made a motion, seconded by Ray Buckwalter, to close the public hearing.  The vote is as follows:  


IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.
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Motion carried.

The variances needed are as follows:


Property frontage setback distance 150’ required vs. 130’ proposed.


Residential Zone setback 200’ required vs. 155’ proposed.  


Fence 6’ required vs. 10’ proposed.

Ray Buckwalter made a motion, seconded by Bruce Williams, to grant  a variance from the front property line, County Road, setback distance 150’ required vs. 130’ proposed, Section 16-19A.6.c..  The vote is as follows:


IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Bruce Williams made a motion, seconded by Bob Vetrecin, to grant 45’ of relief from the minimum building setback from property line, Residential Zone setback, 200’ required vs. 155’ proposed, Section 16-18A.6.j.  The vote is as follows:  


IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Ray Buckwalter made a motion, seconded by Bruce Williams, to grant a variance relief for the fence height, 6’ required vs. 10’ proposed.  The fence construction will be shadow box on the front of the building and chain link on the outer perimeter.  On the west and north side it will be chain link and on the south side it would be shadow box.  The vote is as follows:  

IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Bob Vetrecin requested that in the Resolution, there be some wording incorporated that the Board didn’t start a precedent with higher fences.  Board members stated that for the safety of the dogs, the fence height was granted.  
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Ordinance Section 16-4.16 entitled “Stream Corridor Protection,” does not permit any disturbance within 250 feet of the edge of the Musconetcong River.  Mr. Finelli stated that there would be some disturbance within 250 feet of the river.  The access drive and a portion of the site improvements are within this protection area.  Ms. Calhoun stated that it would be a very limited area of disturbance.  Robert Vetrecin made a motion, seconded by Ray Buckwalter to grant a variance from Section 16-4.16, 250’ required vs. 210’ proposed.  The vote is as follows:

IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Off-street loading and unloading space.  Mr. Finelli stated that the requirements are that they have to measure 10’ by 40’, Section 16-10.3.  They are well in excess of 10’, but are not 40’ in length.  The applicant needs relief from the length requirement of the ordinance, from 40’ required vs. 35’ proposed.  Bruce Williams made a motion, seconded by Robert Vetrecin, to grant 5’ of relief for off-street loading and unloading space, 40’ required vs. 35’ proposed.  The vote is as follows:  

IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Regarding the landscaping issue, Ray Buckwalter stated that the consensus of the board is that it is not required between ROM Zones.  Mr. Newcomb stated that the ordinance requires the landscape area to contain two rows of trees.  The applicant is providing two rows of inkberry, a shrub, which will be 3’ to 3 ½’ when planted.  Mr. Newcomb stated that the double row of inkberry will provide more of a buffer than actually planting a double row of trees, unless you are planting evergreens.  Along the front of the property, the applicant is proposing no disturbance of the existing vegetation.  Attorney Edleston stated that the planting meets the intent of the ordinance and that no variance is required.  

Bruce Williams made a motion, seconded by Robert Vetrecin, to grant Preliminary Site Plan Approval, with conditions, to P&M Land Group, Doggie Day Care Center, Block 31, Lot 13.  The vote is as follows:  
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IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

The applicant has agreed to comply with Mr. Finelli’s comments contained in his report dated January 8, 2005 and any subsequent reports issued.  If the applicant can’t comply with those comments, the applicant reserves the right to apply for relief.  

Bruce Williams made a motion, seconded by Robert Vetrecin, to grant Final Site Plan approval, with conditions to be laid out in the Resolution, to P&M Land Group, Doggie Day Care Center, Block 31, Lot 13.  The vote is as follows:  

IN FAVOR:     Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:      None.


ABSTAINED: None.

Motion carried.

Kathy McDermid was sworn in by Attorney Edleston.  

Robert Vetrecin made a motion, seconded by Ray Buckwalter, to adjourn the meeting.  Motion carried with an affirmative “aye” vote.  Meeting adjourned at 8:40 P.M.  






Elva N. Pomroy






Board of Adjustment Secretary

Ray Buckwalter

Chairman 

