                                                         May 08, 2002

The monthly meeting of the Greenwich Township Planning Board was held on the above date and was called to order by Doris Rayna, Planning Board Chairwoman, 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, 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.  

Resignations were received from Michael Valente and Greg Wovna.  

Board members present: James Adams, Steve Babula, Helio Carvalho, Dominick Esposito, Ken Hoser, Doris Rayna, Frank Marchetta.  Also present were Michael Finelli, PE and William Edleston, Esq. Deborah Pasquarelli arrived at 7:40 P.M.     

 PUBLIC COMMENT PERIOD.  No comments were heard regarding the items on the agenda. 

Dominick Esposito made a motion, seconded by Helio Carvalho, to adopt the minutes of the March 26, 2002 workshop meeting. Motion carried with an affirmative “aye” vote.

Dominick Esposito made a motion, seconded by James Adams, to adopt the minutes of the April 10, 2002 meeting.  Motion carried with an affirmative “aye” vote.

Correspondence:

Warren County:

1. Conditional approval granted to Tir Na Nog Farm, LLC., Preliminary and Final Site Plan and conditional approval granted to Greenwich Chase, Room to Grow Learning Center.

May 8, 2002

Page 2

Resolution – Tir Na Nog Farm.  Resolution memorializing the grant of Minor Site Plan approval to Tir Na Nog Farm, L.L.C. (Margaret Donovan) for an indoor riding arena, Application No. 220-02, Block 44, Lot 26, was reviewed as to its’ form and accuracy.  Upon review, Helio Carvalho made a motion, seconded by Dominick Esposito, to adopt the Resolution as prepared.  The vote is as follows:  


IN FAVOR:      Rayna, Adams, Babula, Carvalho, Esposito, Hoser, Marchetta.


OPPOSED:       None.


ABSTAINED:  None. 

Motion carried.  Resolution adopted.  

Warren County – Minor Subdivision, Hamlen Property, County Route 519.  David Dech, Planning Director, was present and stated that the County wishes to subdivide off a 2 ½ acre lot to sell to the private sector.  The 2-½ acres would include the Hamlen house, the outbuildings and the existing yard.  The County has no use to retain the building for any County purpose.  The house has been vacant since 1997.  By selling it, that will put the property back onto the tax rolls.  Open space and farmland, in an open park like setting, will surround the property and will be marketed that way.  The County is also proposing to create a new roadway into the site between the Hamlen house and the Jim Lee property, which would service the 2-½ acre lot as well as the Jim Lee property.  The long-range plan is to make the Jim Lee property into a County museum. This roadway is to be constructed within a 3 to 5 year period.  After the sale of the property, access rights will be granted across the existing Harry and Pat’s Lane and at the time that this roadway is constructed, access rights across Harry and Pat’s Lane will be terminated and all access will be through the new roadway. Vehicular access on Jim Lee’s current driveway will be terminated.  All vehicular traffic will go onto the new roadway that will be constructed.  The roadway will eventually link into a parking lot for visitors to the Jim Lee’s piece. The new roadway is directly opposite the entrance to Overlook Development in Lopatcong. The intention of the roadway will be to serve the Hamlen piece and Jim Lee’s piece.  Mr. Finelli stated that the lanes shown are 11’ lanes, which would be typical. The auction of the property will occur sometime after October. The rest of the property will remain as open space or farmland. The County has no intention in developing the rest of the property other than recreation or farmland.  

Helio Carvalho was concerned that the proposed new road would connect into Thomas Carling Drive.  Michael Finelli stated that could be a possibility, but quite unlikely. Any 

extension of that would not be in keeping with the Board’s proposed Circulation Plan.  The connection would be over the Morris Canal and into County owned property. The County would have to come to the Board with some type of development scheme requesting that extension.  As a full public right-of-way, Mr. Dech stated that he doesn’t 
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see that happening.  If anything happens across the canal, a parking lot would be constructed that would provide for emergency access.  It would not be a thoroughfare.  

Mr. Finelli stated that part of the reason the County is subdividing 2 ½ acres, is that the County is creating a conforming lot within the zone per the lot size averaging of a mechanism within the Township’s ordinances.  When an applicant takes advantage of a density bonus provision such as this, there is a provision put into the deed for the remaining lands, which says that they have already gotten the benefit of the additional area for the balance of the property.  

The Board’s main concern was that the remaining lands would not be subdivided.  Attorney Edleston stated that a restriction could be made in the deed stating that the remaining lands will no longer be subdivided and will remain forever open space and that the County has already been given credit for the lot size averaging in the current zoning.    Mr. Dech stated that he has no problem with that, but would have to take the recommendation back to the freeholder board.  Mr. Dech stated that, to the best of his knowledge, the County has no intention of further subdividing the piece. The future of the property will remain in recreation and open space and if any further development does take place on the property, it is going to be in the terms of the parking lot or something else, recreation related.  

Mr. Dech stated that the property was purchased for farmland preservation purposes.  County Open Space Trust Fund money was used to buy a portion of the property, but not all of the property. When the farm was purchased, the intention was to keep it as open space and farmland and, possibly, develop it into a museum or a farmland property.     

It was suggested that the Board take no action, have Attorney Edleston prepare a Resolution for June’s meeting, and, in the meantime, Mr. Dech would go back to the freeholders with the recommendation of the deed restriction and have a letter sent to the Board prior to June’s meeting of their agreement of the restriction.   

Jim Adams asked Mr. Dech that when he was before the Board in October, the Board asked him to check into why the FFA is requiring a blinking light on top of the cellular tower on Beatty’s Road, when the airstrip on Mr. Hamlen’s property has been abandoned.  Mr. Dech will research that and report back to the Board.     

David Dech discussed the easement through the Steele property, which is next to Jim Lee’s property.  The County has purchased the Steele property and had subdivided the house and the barn.  Mr. Dech was before the Board in the year 2000 and had discussed 

an easement and the extension of Wyndham Farm Boulevard out to Route 519. At that time, it was on the Township’s Circulation Plan.  The County was willing to provide a floating easement, which would provide for the ability to put a road through.  Mr. Dech stated that when the property was submitted for Green Acres for reimbursement, the 
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County was informed that that was not a proper way to record an easement.  Mr. Dech asked the Board if they would like the County to continue providing an easement for the possibility of the Wyndham Farm Boulevard extension or abandon that easement.     

Dominick Esposito made a motion, seconded by Deborah Pasquarelli, to abandon the easement to County #519.  The vote is as follows:

IN FAVOR:      Pasquarelli, Adams, Babula, Carvalho, Esposito, Rayna.    

OPPOSED:       None.                  



ABSTAINED:  Hoser, Marchetta (Mr. Marchetta is within 200 feet of property) 

Motion carried.  Easement to County 519 is abandoned.  

Deborah Pasquarelli made a motion, seconded by Dominick Esposito, authorizing William Edleston, Esq. to prepare a Resolution to be reviewed at the June meeting.  The vote is as follows:


IN FAVOR:    Pasquarelli, Adams, Babula, Carvalho, Esposito, Hoser, Rayna.


OPPOSED:     None.


ABSTAINED: Marchetta (Mr. Marchetta is within 200 feet of property).  

Motion carried.  Resolution is to be prepared for the June meeting.  

Application #223-02, Kevin Treich, Minor Subdivision, Fulmer Street. The application before the Board is a three lot minor subdivision and a remainder lot.  The application was originally submitted as a Major Subdivision. The township has made the decision not to proceed with any vacation of Fulmer Street. Based upon the existence of Fulmer Street as a “paper” street, the reasons for which the application was previously viewed as a Major no longer apply and the application has been resubmitted as a Minor Subdivision.     

Liz Calhoun, PE, still under oath, presented the application to the Board and stated that in regards to the vacation of Fulmer Street, the conclusion is that it has not been vacated and will remain a paper street.  Plans have been revised to indicate that Fulmer Street will remain.  As a result of that, there is no need to dedicate some additional right-of-way.  The applicant has proposed a 15 ft. wide roadway/driveway extension from the end of the 

existing paved section of Fulmer Street to serve proposed Lot 1.03, Block 22.  The other two (2) proposed lots would have access directly from Greenwich Street. Fulmer Street will be extended to about 100 feet at a width of 15 feet and then brought into the Treich 

property.  This will serve more like a driveway, but will be within the Fulmer Street right-of-way.  The context of the 3 lots really hasn’t changed except for a few minor changes.  The rear lot line of proposed lot 1.01 was pulled forward a few feet so that, by accident, an additional lot wasn’t being created. 
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Michael Finelli’s report, dated May 6, 2002, states that as per Township Ordinance Section 15-4.gg.5, a Minor Subdivision can not involve”an adverse effect on development of the remainder of the parcel of adjoining property.”  By virtue of the existence of Fulmer Street and the configuration of proposed Block 22, Lot 1.01, there will exist a “sliver” of property (6 ft.), which connects the remainder of Block 22, Lot 1.  The proposed subdivision, although only proposing to create three (3) new lots, will, by virtue of the proximity of Fulmer Street to the rear property line of Block 22, Lot 1.01, segregate the eastern-most portion of the remainder. Mr. Finelli raises the question that the subdivision, as presently configured, may potentially comply with Section 15-4.gg.5 of the ordinance, thereby causing the application to be considered as a Major Subdivision. 

Mr. Finelli stated that the proposed property lines for Block 22, Lot 1.01, the rear property line, has been situated so as to eliminate the creation of the fourth lot, as indicated by Ms. Calhoun.  However, by virtue of the location and the orientation of that line, there is a little “sliver” of property between the Fulmer Street right-of-way and proposed lot 1.01.  This would create a very peculiar shaped remaining parcel.  That piece of property is going to be in limbo.  It will either be conveyed to the Township as an additional right-of-way or it is going to be annexed to Block 22, Lot 1.01, just because of its width (6 feet).  Mr. Finelli stated that the Board either agrees that it does qualify under the definition of a Major or the Board agrees that it does not qualify and does not meet that definition and then would be classified as a Minor. 

Ms. Calhoun stated that by pulling that “sliver” in, that when the remainder gets developed, Fulmer Street will not be in its’ current state. By pulling the rear property line towards Greenwich Street, it actually helps to get through the spot that is relatively narrow.  The remaining lands, Block 22, Lot 1, will look peculiar.  Mr. Finelli stated that if it were classified as a Major, the fourth lot would be created.  If classified as a Major, improvements would have to be made to Fulmer Street.  If a Minor, it would just be a driveway extension.  

A conceptual layout was shown by Ms. Calhoun, if that piece were taken away, the back parcel would be very difficult to get back there. Under the current zoning, the little “sliver” would most likely not be that way when the rest of the property gets developed.  

If the rear lot were contiguous with Fulmer Street, then a fourth lot would be created.  

Mr. Treich stated that his intentions are to get the lots sold so he can recap the money that he has invested.  He is not looking into the future as to the remaining property.  

May 8, 2002

Page 6

After Board discussion with Mr. Treich and Ms. Calhoun, Steve Babula made a motion, seconded by Helio Carvalho, to classify Application #222-02, Kevin Treich, as a Minor Subdivision, with changes.  The vote is as follows:  

IN FAVOR:      Pasquarelli, Rayna, Adams, Babula, Carvalho, Esposito, Hoser,   

                          Marchetta.


OPPOSED:       None.


ABSTAINED:  None. 

Motion carried.  Application classified as a Minor Subdivision.  

Because a revised plan has not been submitted, James Adams made motion, seconded by Frank Marchetta, to deem incomplete Application #222-02, Kevin Treich, Fulmer Street, 3-lot subdivision.  The vote is as follows:   

IN FAVOR:      Pasquarelli, Adams, Babula, Carvalho, Esposito, Hoser,   

                          Marchetta, Rayna.


OPPOSED:       None.


ABSTAINED:  None. 

Motion carried.  Application deemed incomplete.  A second completeness review and technical review will take place at the next Board meeting, to be held June 12, 2002.     

Application #223-02, Allentown SMSA d/b/a Verizon, Block 15, Lot 2, Route 57, Co-location, Minor Site Plan, Completeness Determination.  

Presenting the application was Michael Lavigne, Esq.  Attorney Lavigne stated that Verizon would like to colocate on an existing tower located on Route 57.  The property, where the existing monopole is, is approximately 29 acres. There is an existing 50 x 50 fenced compound within which Sprint has erected a 135’ monopole.  Sprint also has some of its’ electronic equipment cabinets within this compound and has its antennas on the monopole. All existing facilities located on this property were constructed as a result of a recent use variance/site plan approval granted by the Board of Adjustment.  The township had adopted an ordinance, making the application a permitted use in certain zones of the township.    

The applicant proposed to expand the present use of the communications facilities by adding up to 15 panel antennas to the existing tower.  The antennas will be mounted at a 
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height of 123 ft.  To service the new antennas, the applicant proposed to install a 12’ x 30’ unmanned equipment shelter and ancillary equipment.  The proposed site improvements are to be installed within the existing easement and the existing fence.  

Attorney Lavigne stated that he has reviewed the ordinance and Mr. Finelli’s report, dated May 3, 2002 and will comply with all items and revised plans will be submitted. 

A question was raised on Mr. Finelli’s report regarding the need to request a variance from the side-yard setback on this application.  Attorney Lavigne stated that he spoke with the project engineer and he confirmed that the figures that are listed on the zoning table on the map for setbacks for the accessory structure are erroneous.  When revised plans are submitted, those figures will be eliminated.   

 Mr. Lavigne had questioned one section in the ordinance.  Attorney Edleston stated that if the applicant feels that he cannot comply with certain sections of the ordinance, that a variance would be needed and should be included in the public notice for the public hearing. 

Mr. Finelli stated that this application is the first “test” case of the township’s new ordinance.  Mr. Finelli stated that the Planning Board has never been through the previous four tower applications. Those applications were before the Board of Adjustment.   

Mr. Finelli’s report stated that Ordinance 2001-01 e. (7) contains a design standard that limits the size of any additional equipment shelter to 200 sq. ft.  This application proposes a 360 sq. ft. equipment shelter.  If the size of the equipment shelter cannot be reduced, the applicant must request a design waiver for same.

 Attorney Lavigne questioned a section in the new Ordinance, page 5, paragraph 7, talking about the electronic equipment shelter buildings. This section was unclear to Attorney Lavigne.  An answer could not be given to Attorney Lavigne.  Mr. Finelli stated that this section was never a point of discussion.  Attorney Edleston stated that the Board could interprete it as whether or not the applicant needs a design waiver.  It will be up to the Board as to its’ interpretation.       

Dominick Esposito made a motion, seconded by Helio Carvalho, to deem incomplete Application #223-02, Allentown SMSA d/b/a Verizon.  The vote is as follows:  

IN FAVOR:      Pasquarelli, Adams, Babula, Carvalho, Esposito, Hoser,   

                          Marchetta, Rayna.


OPPOSED:       None.


ABSTAINED:  None. 
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Motion passed.  Application deemed incomplete.  If the revised plans are submitted by the deadline date, a second completeness review and technical review will take place at the next Board meeting, to be held June 12, 2002.  

Steve Babula made a motion, seconded by Helio Carvalho, to schedule a public hearing on June 12, 2002, to hear the application of Allentown SMSA d/b/a Verizon, minor site plan.  The vote is as follows:  

IN FAVOR:      Pasquarelli, Adams, Babula, Carvalho, Esposito, Hoser,   

                          Marchetta, Rayna.


OPPOSED:       None.


ABSTAINED:  None. 

Motion passed.  Public hearing scheduled June 12, 2002.

Revised proposal.  Dominick Esposito made a motion, seconded by Frank Marchetta, to accept Michael Finelli’s Revised Proposal, dated April 22, 2002, for Professional Engineering and Planning Services regarding the Greenwich Township Master Plan, Circulation Plan Element.  The vote is as follows:  

IN FAVOR:      Pasquarelli, Adams, Babula, Carvalho, Esposito, Hoser,   

                          Marchetta, Rayna.


OPPOSED:       None.


ABSTAINED:  None. 

Motion passed.  Revised proposal accepted.

Bob Shandor, member of the Warren County Board of Recreation Commissioners, requested that the Board not endorse the subdivision of the Hamlen property. This is a historic site and the Board of Recreation would like to utilize that historic site in conjunction with the canal. The Board of  Recreation would like to see further studies done before that sale goes through. Mr. Shandor stated that a letter was sent to the Freeholders stating that the Board of Recreation does not agree with the freeholders on the sale of the Hamlen property.  Having a private residence in the middle of the parkland is not a good idea. Mr. Shandor stated that the freeholders were made aware of the roof damage on the house.  The Board of Recreation has maintenance money, that would come out of the Open Space Fund, to maintain the property, but Buildings and Grounds should have been maintaining the building.  

James Adams made a motion, seconded by Helio Carvalho, to adjourn the meeting.  Motion passed.  Meeting adjourned at 9:05 P.M.  

May 8, 2002

Page 9







Elva N. Pomroy







Planning Board Secretary

Doris F. Rayna

Chairwoman

