



             June 11, 2003

The monthly meeting of the Greenwich Township Planning Board was held on the above date and was called to order by Doris Rayna, Chairwoman, at 7:00 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.  

Board members present:  Greg Blaszka, Deborah Pasquarelli, Jim Adams, Steve Babula, Tom Bolger, Helio Carvalho, Ken Hoser, Brooke Waldt, Doris Rayna, and Charles Stillman, Alternate #2.  Also present were Michael Finelli, PE. and William Edleston, Esq.  Absent was Tim Gale.  

Minutes:  Tom Bolger made a motion, seconded by James Adams, to adopt the minutes of the May 14, 2003 meeting. The vote is as follows:  

IN FAVOR:     Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser,    

                         Waldt, Rayna.  

OPPOSED:      None.

ABSTAINED: None.

Motion carried.  Minutes approved.

Public Comment: Due to the length of the agenda, the public comment portion of the meeting was dispensed with.  

Pulte Lifestyle Communities Conceptual Plan, age-restricted housing.  Michael K. Ligorano, Esq. was present on behalf of Pulte Lifestyle Communities.  Attorney Edleston informed Attorney Ligorano that several board members live within 200 feet of the property in question.  Attorney Ligorano stated that he has no objection to those board members hearing the presentation.  
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The property in question is located directly east of Phase 2 of the Greenwich Center Shopping Center and directly south and adjacent to the Wyndham Farm Development.  The property is located in the B-I zone (Business-Industrial).  

Robert Stout, Director of Operations, stated that Pulte Lifestyles started over 52 years ago with 35,000 homes being built last year, the most recent community in Franklin Township, Somerset County.  Pulte’s goal is to deliver a quality home every time and to create communities within existing communities.  

Ron Kennedy, PE., Gladstone Design, showed a display of the proposed project and showed the Board what could be built on the property as presently zoned. The concept plan intends to be a residential development consisting of 289 single-family detached age-restricted senior housing with a common area including components such as a clubhouse, pool, tennis courts for use by residents.  Some units might have lofts.  Typical lot size would be 110’ x 50’.  The units would be built on a 95-acre parcel with about 20 acres set aside for open space and recreational uses. The detention basin is not included in the open space areas.   

The entrance to the development would have a boulevard entrance with access off of Dumont Road and New Brunswick Avenue.  Cul-de-sacs are proposed for internal circulation.  The key elements of the property are that there are no wetlands, no stream corridor, and no environmental restraints.  The property is open fields with some tree rows.  The property is in the sewer district and is an alternative to the current zoning.  The site works well and flows well, with its gentle slopes and could be developed into a real plan.  A 50’ buffer is proposed along the eastern portion of the property and a 75’ foot buffer is proposed adjacent to Wyndham Farms.  

Regarding the sewer, Michael Finelli’s report stated that the applicant has not provided sanitary sewer projections.  The applicant would need to secure the required allocation necessary to service the project.  The Township Committee would need to enter into an agreement with the applicant in order for the applicant to purchase the required sewage capacity for this project.  

Attorney Ligorano stated that this is a prime location, close to shopping and the road system.  It wouldn’t disturb the environment and fits nicely.  

Attorney Ligorano has reviewed Michael Finelli’s report, dated June 7, 2003, and doesn’t take any exception to any of the issues in the report.  A zone change would be required and the applicant would like some open dialogue with the board members.  The alternative of a zone change is to seek a variance.  

Steve Babula stated that he feels it is to premature to comment on the project.  That B-I zoning is a result of a COAH settlement and Mr. Babula feels that advice is needed from 
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COAH.  The property was involved in a builder’s remedy lawsuit, which set the current zoning as Business Industrial.  

Attorney Edleston stated that this is a concept review and comments made by the Board are non-binding.  It is a session to get a reaction from the Board, with the understanding that anything the Board says would be subject to review by a planner, or special counsel, on the COAH issue.  There is no problem with generalized comments and the Board giving their sentiments. It is also the board’s prerogative to say nothing.  The Board is not overlooking the merits of COAH.  Attorney Ligorano stated that when the next round of numbers come out, the township may need a project like this to comply with COAH.  

Deborah Pasquarelli stated that as a member of the governing and from a legal standpoint, there is a concern and if this were a different parcel, the board’s reaction would be different.  

Attorney Ligorano stated that it is a complicated project and it will take time.  The path is with the governing body or the planning board.  The applicant needs to get input.  Attorney Ligorano stated that when the COAH numbers are released, the township might need a project to comply with the COAH obligations.  

Doris Rayna, Chairwoman, stated that the questions to be answered are:


1.  Do we need senior housing?


2. Is this the right spot for senior housing?

3. Does the Board like the density?

Tom Bolger asked the applicant what makes it desirable to put in an adult community in that location?  Attorney Ligorano stated that it is a prime location, it is close to shopping, it fits nice in that area, it is compatible with the uses in the area and it is an ideal location with the road system.  If it were anywhere else, it would be to far from shopping and the road network is not ideal.  

Chairman Rayna asked the applicant if they would be satisfied with 150 homes instead of 289 homes?  Attorney Ligorano stated that it would not be profitable with less.  The plan shows what would fit on the site.  The number of homes is flexible, to a point.   

Jim Adams asked if the project includes on-site security and health care?  Attorney Ligorano stated that this project is not planning to be a gated community.  There is no security session.  It is not required on small communities.  They would be fee simple lots 

with common areas and the association would maintain the roads.  Jim Adams also asked that when the people pass away, how is the transfer controlled?  Mr. Kennedy stated that people would have to sell the home to someone 55 and older.  It is deed restricted.  
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Deborah Pasquarelli asked who is responsible to make sure that the deed restriction is adhered to?  Mr. Kennedy stated that the association would be responsible.  One person has to be 55 years and older.  No one under the age of 19 is allowed.  The community is geared to 55 years and older.  

Jim Adams asked about sewer capacity.  Attorney Ligorano stated that he is confident that the property can be sewered.  Projections have not yet been provided.  Michael Finelli, in his letter of June 7, 2003, states that for this project to proceed beyond the application stage, the applicant would need to secure the required allocation necessary to 

service the project.  The Township Committee would need to enter into an agreement with the applicant in order for the applicant to purchase the required sewage capacity for this project.  Additional capacity would need to be secured by the Township from Phillipsburg to adequately serve this project.  

Attorney Ligorano stated that his client couldn’t go forward unless there is some dialogue with the Board and has the authority to meet with the township’s professionals to address the issues expressed by the Board.  The applicant is willing to post $5,000.00 to cover the cost of the township’s professionals to review the COAH issue.  

Doris Rayna, Chairman, stated that the Board needs to find out the legal obligation regarding the settlement with COAH.  Deborah Pasquarelli stated that establishing an escrow account would be the first step.  

James Adams made a motion, seconded by Tom Bolger, to move into Executive Session.  The vote is as follows: 

IN FAVOR:     Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser,    

                         Waldt, Rayna.  

OPPOSED:      None.

ABSTAINED: None.

Motion carried.


WHEREAS, Section 8 of the Open Public Meetings Act, Chapter 231, P:L: 1975, permits the exclusion of the public from a meting in certain circumstances; and

WHEREAS, this public body is of the opinion that such circumstances presently exist.

1. The public shall be excluded from discussion of and action upon the hereinafter-specified subject matter.

2. The general nature of the subject matter to be discussed is personnel.
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3. It is anticipated at this time that the above stated subject matter will be made public when a decision has been made.

Greg Blaszka made a motion, seconded by Brooke Waldt, to move out of Executive Session.  The vote is as follows:  

IN FAVOR:     Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser, 

                         Waldt, Rayna.  

OPPOSED:      None.

ABSTAINED: None.

Motion carried.

Application #227-03, Gina-Marie Regan, Block 1, Lot 16.04, Route 57, Dance Unlimited, Completeness Determination.  

The property is located on the north side of Route 57 approximately 300 ft. east of Richline Hill Road.  The lot is situated the Township’s B-1 (Neighborhood Business) Zone.  The applicant is making an application for Minor Site Plan approval to allow for the change of use from former motorcycle sales and repair business to a dance studio.  The downstairs of the building would be used for a dance studio with two classrooms and a dance supply shop.  The upstairs would remain an apartment rental.  The barn will be converted to a third studio classroom in the future.  

Gina-Marie Regan, applicant and David Cushing, owner of the property, were present to answer any questions that the Board might have.  A question was raised regarding the barn as an accessory structure.  Attorney Edleston stated that he sees no problem converting the barn into a third studio classroom.  

Michael Finelli’s report, dated June 7, 2003, was reviewed and states that waivers are being requested and several checklist items have been omitted from the drawings.  Based upon Mr. Finelli’s report, Steve Babula made a motion, seconded by Jim Adams, to deem Application #227-03 incomplete.  The vote is as follows:   

IN FAVOR:     Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser, 

                         Waldt, Rayna.  

OPPOSED:      None.

ABSTAINED: None.

Motion carried.  Application incomplete.
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Deborah Pasquarelli made a motion, seconded by Steve Babula, to schedule a public hearing for July 11, 2003 to hear Application #227-03, Minor Site Plan.  The vote is as follows: 

IN FAVOR:     Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser, 

                         Waldt, Rayna.  

OPPOSED:      None.

ABSTAINED: None.

Motion carried.  Public hearing scheduled July 11, 2003.  A second completeness review and waivers will also be acted upon at the July 11, 2003 meeting. 

Pulte Lifestyles Concept Plan continuation.  Doris Rayna, Chairwoman, stated that she is not ready to appoint a subcommittee to review the concept plan until the COAH matter is settled.  Attorney Ligorano stated that his client is willing to put up the escrow monies so the board can decide whom to hire to resolve the COAH issue.  

Steve Babula made a motion, seconded by Jim Adams, to establish an escrow account of $5,000.00, giving the townships professional’s authority to review the COAH issue and to meet with Pulte Design representatives. The vote is as follows:

IN FAVOR:      Blaszka, Pasquarelli, Adams, Babula, Bolger, Carvalho, Hoser, 

                         Waldt, Rayna.  

OPPOSED:       None.  

ABSTAINED:  None.

Motion carried. 

Railroad Construction Company, Block 31, Lot 1, special meeting request.   

Greg Blaszka, excused himself from discussion of the request.

A request was made by Andrew MacIsaac, Vice President of Railroad Construction Company and Peter Fleming, Associate, to hold a special meeting to review the site plan application for a fill permit for Block 31, Lot 1.  

Railroad Construction has a contract with the NJDOT to construct the Weigh Station along Route 78.  The contract mandates the removal and disposal of approximately 800,000 cubic yards of excess soil and the means and locations for disposal are left up to the contractor.  Railroad construction has opted to purchase the subject property, owned by Greenbriar Associates, primarily so that relocation of the soil can be done with 

June 11, 2003

Page 7

minimal trucking over public roads.  Over 65,000 truckloads of soil must be removed from the jobsite, and approval of the fill permit would allow three quarters of this material to be relocated without entering public roadways.  Mr. Mac Isaac stated that there are no plans for the development of the property.  

Mr. Mac Isaac stated that some fill material has been committed to Union Township for their baseball field and to Phillipsburg for their playground and ball-fields.  Fill is needed for the land where the proposed firehouse might be located.  Railroad Construction will deliver the fill to the site, if the township so desires.  

When the soil is removed from the weigh station property and placed on the adjacent property, no mountains of dirt will be created and there will be no change in the topography.  

Doris Rayna, Chairwoman, stated that each application that comes before the Board and requests a special meeting is treated on their own merits, but the board doesn’t usually grant special meetings.  Debbie Pasquarelli agreed with Ms. Rayna.  

A fill permit application was submitted, but Mr. Finelli stated that additional information and other supporting documents were not submitted.  Therefore, from a submission standpoint, the application wasn’t complete.  

Mr. Finelli stated that there has to be a statement by engineers that the proposed grading will not alter the existing drainage pattern.  The application has to be handled as a preliminary and final site plan application.  All of the administrative parts of the application are not in place.  

James Adams made a motion, seconded by Tom Bolger, to deny Railroad Construction their request for a special meeting.  The vote is as follows:  

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

                        Waldt, Rayna.  

OPPOSED:      None.

RECUSED:     Blaszka.

Motion carried.  Request denied.  

A completeness review will take place in July.  

Greenwich Presbyterian Resolution.  Attorney Edleston stated that Attorney Jones has requested one minor correction to the Resolution.  The correction would be to delete “Newton Presbyterian” consent.  This matter will be discussed at the July meeting.  
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Greenwich Center Condominium.   Attorney Edleston wrote a letter to the Board concerning the issue of the creation of a condominium unit for Target.  Upon research of court cases, Attorney Edleston stated that the developer exercised its statutory right to create the Condominium Association and to convey a separate condominium unit to Target.   

James Adams made a motion, seconded by Tom Bolger, to adjourn the meeting.  Motion carried.  Meeting adjourned at 10:30 P.M.  







Elva N. Pomroy







Planning Board Secretary

Doris F. Rayna

Chairwoman

