



         November 12, 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 7:30 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.  

Board members present:  Greg Blaszka,  Deborah Pasquarelli, Jim Adams, Steve Babula, Tom Bolger, Helio Carvalho, Ken Hoser,  Brooke Waldt, Doris Rayna, Tim Gale, Alternate #1 and Charles Stillman, Alternate #2.  Also present were Michael Finelli, PE., William Edleston, Esq., David Banisch, Planner and Walt Lublanecki, Traffic Engineer.

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

Minutes.  Jim Adams made a motion, seconded by Ken Hoser, to adopt the minutes of the October 8, 2003 meeting.  The vote is as follows:

IN FAVOR:     Blaszka, Adams, Babula, Bolger, Carvalho, Hoser, Waldt, Rayna, 

                         Stillman.

OPPOSED:      None.

ABSTAINED: Pasquarelli 

Motion carried.  Minutes adopted.  Tim Gale was not present for the adoption of the minutes.  

Application #229-03, Greenwich Commons, Block 23, Lot 36.01, Greenwich Street and Route 22, Preliminary Site Plan, Public Hearing.  

Page 2

November 12, 2003

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.  

Helio Carvalho made a motion, seconded by Tom Bolger, to open the public hearing.  The vote is as followed:

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

                         Waldt, Rayna.

OPPOSED:      None.

ABSTAINED: None.

Motion carried.  Public hearing opened.

The following reports/correspondence were received:     

1. David Banisch, PP, Township Planner

2. George White, White Environmental Services.

3. Michael Finelli, PE.

4. Walt Lublanecki, Traffic Engineer

5. Matt Muhall, P.G., Geologist

6. Stewartsville Volunteer Fire Company, Joseph Mecsey III, Chief

Representing the applicant was Michael Selvaggi, Esq.  Attorney Selvaggi stated that the applicant has reviewed all the submitted reports and they are in agreement with all of the board’s professionals.  The applicant is seeking approval to construct an office building, located in the B-2 Zone.  The proposed office building is a permitted use.  

Sworn in by Attorney Edleston was the applicant’s engineer, Robert B. Heibell, PE., Van Cleef Associates.  Mr. Heibell stated his credentials to the board and the board recognized Mr. Heibell as a expert in the field of civil engineering. 

The following exhibit was entered into evidence:


A-1:  Site Plan sheet 3 of 14.  

The following property consists of approximately 5.6 acres and is located in the B-2 (Highway Business) Zone.  The property is located at the northeast corner of the Route 22/Greenwich Street intersection with frontage along Greenwich Street and minimal frontage along Route 22.  The applicant is proposing to construct a two-story office building consisting of a total floor area of 47,400 sq. ft., a decrease of 6,600 sq. ft. from the concept plan.  
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The property contains a small area of freshwater wetlands along the western-most section of the property, running parallel with Route 22.  That flows under the existing pipe under route  22 and eventually into the Pohatcong Creek.  DEP indicated that wetlands were of exceptual quality and established an 150’ transitional buffer area from those wetlands. The proposal is not to disturb either the wetlands and/or the buffer.   A stormwater detention basin is west of the proposed parking area.  The water will flow into the basin and will take care of water quality and quantity.  The water will exit prior to the wetlands and meets the criteria for stormwater detention facilities.     

The applicant is providing 237 parking spaces and it is the applicant’s intention to put as many medical tenants in as possible.  The parking spaces are adequate for the intended use and no bank parking is proposed. The total impervious surface is allowed under the ordinance.  

The entrance to the property used to be to the east, but the entrance was moved so it will bisect between the two traffic signals.  The driveway will be located approximately mid-way between the Greenwich Center traffic signal to the east and the Route 22 traffic signal to the west.  This maximized spacing from both traffic signals and minimizes the possibility of the driveway ever being blocked by eastbound vehicles queued at the Greenwich Center signal or westbound vehicles queued at the Route 22 signal.  Specially, there is 350 ft. of vehicle stacking area available in two lanes along eastbound Greenwich Street approaching the Greenwich Center signal before the proposed driveway becomes blocked.  Along westbound Greenwich Street approaching route 22, there is 150 ft. of vehicle stacking in three lanes followed by an additional 200 ft. of vehicle stacking in two lanes before the driveway becomes blocked.  There will be a restripping along County Route 638 so there will be a left turn lane, which would allow cars driving east on Route 638 to make a left hand turn.  There will be a stacking lane, a cut and repainting of County 638 in order to accomplish that. The applicant tried to acquire the Hoffman house, but the owner will not sell.   

Walter Lublanecki, Traffic Engineer, recommends that due to the potential capacity problem with the medical office building driveway approach, especially during the PM peak hour, the prohibition of the left turn movement out of the driveway should be strongly considered.  The elimination of the left turn movement out of the medical office-building driveway onto Greenwich Street would reduce conflicts and make this segment of Greenwich Street much safer.  The prohibition of a left hand turn would be a condition of approval. Mr. Heibell stated that he has reviewed Mr. Lublanecki’s report and the applicant will adhere to Mr. Lublanecki’s comments regarding no left hand turn out.  

The applicant has reviewed the geologic report prepared by Matt Mulhall, P.G. and Mr. Heibell stated that the applicant agrees with the report and Mr. Mulhall’s recommendations will be done during construction.  The applicant takes no exceptions to the recommendations.  
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The applicant has reviewed the environmental report prepared by George White, White Environmental Services, and takes no exception to the comments in the report except the following two main items:

1. The applicant has applied to the NJDEP for Letter of Interpretation to verify 

the extend of the delineated wetlands.  It is expected that these wetlands will    

                 be classified by the NJDEP as exceptional resource value with a standard       

                 transition area of 150 feet, because the wetlands drain to a trout-production  

                water.  The applicant would not like to touch the buffer or wetlands.  Mr. White  

                stated in his report that 150 feet is the maximum width of the buffer that could 

                be required under the current NJDEP regulations.  However, it is also possible  

                that this wetland could be classified as a drainage swale, by the State.  If that 

                were the case, no transition area would be required.  

2. There was one recommendation in Mr. White’s report which the applicant  

      would not like to do.  The recommendation was to disturb the wetlands, pipe it 

      down to the wetlands and, in turn, go to NJDEP for a General Permit #11.  

      Mr. Heibel stated this project has been carefully designed not to touch the 

      wetlands and the buffer .  The applicant is asking the planning board not to  

      adhere to that recommendation.  All other comments in Mr. White’s report are   

      acceptable to the applicant.

The applicant has reviewed Mr. Finelli’s report and takes no exception to the comments in the report.  The project is in the sanitary sewer service area, but there is not a sanitary sewer directly in front of the property.  There is a pump station on McDonalds property and goes east to the existing sanitary sewer, collecting effluent from the Toll Bros. Project.  The applicant had contacted Toll Brothers to see if there is available capacity in the pump station, and in the force main, and if the applicant could enter into those lines.  Toll requested that the applicant not add any more capacity.  Due to that fact, an independent system was designed.  Gallons per day are 4,700.  The plans currently show an underground on site pump station and force main that goes to the east along route 638 and then it goes into the existing gravity sanitary sewer. There is another pump station on the southerly side of Greenwich Street and it is the pump station for the shopping center.   Mr. Finelli recommends that the applicant contact the shopping center and get into the pump station.  The County also recommended the same.  The applicant will enter into discussions with the Greenwich Center people, but if the applicant and the shopping center can’t come to terms, the underground pump station remains.  

A letter was received from the fire company stating that the fire company cannot provide adequate fire protection for the facility and does not have the proper apparatus for any type of fire or emergency operation at a 35-foot building.  Chief Mecsey recommends 
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that the proposed building be put on hold until an aerial apparatus has been purchased and in service and a fire station has been built to house the fire apparatus of the fire company.  Mr. Heibel stated that the proposed building is 30 feet high rather than 35 feet and doesn’t exceed the maximum allowable height.  Mr. Heibel stated that the fire chief’s letter is a plea to the township committee.  

Mr. Heibel is a professional planner and gave testimony as to the following variances required:  

1. Lot 36.01 is somewhat triangular and irregular in shape-narrow along the US 

      22 frontage and wide toward the rear where the lot adjoins commercial 

      property and a residence. Due to the exceptional shape of the lot, a variance is 

      required for lot depth (400’ required vs. 315’ provided).  Additional land is  

      not available.  

2. Township ordinance does not permit parking within the required front yard 

      setback.  In the B-2 Zone, the required front yard setback is 75’ and proposed  

      parking is setback a distance of 40’.  Shown on the plans are 32 parking 

      spaces within the front yard setback requiring a variance.  All other setbacks  

      comply with the ordinance or are greater. 

 Mr. Heibel stated that granting the variances does nothing to harm the Township’s Master Plan. 

Mr. Heibel commented on the following items contained within David Banisch’s report:

1. The applicant is asking the board for permission to construct all 237 parking spaces from the onset.  Bank parking is not proposed.  

2. The following exhibit was entered into evidence:

a. Exhibit A-2:  Rendering of the building showing access on all four (4) sides.  The two main entrances are facing Greenwich Street and Route 22, but not off of Route 22.  There will be multiple tenants on each floor of the building.  Medical tenants will be encourages.  

3. The basin will be a dry basin.  There will be no pool of water. The basin is to be constructed using gabion retaining walls, about 4 to 5 feet in height.  Ivy will be planted to cover the gabion walls and the bottom of the basin will be planted with some water tolerant vegetation.  The applicant will maintain the basin and is the owner of the facility.  The applicant will, also, maintain all of the grounds.  Board stated that ivy would die out.  The longevity of ivy is in question, but the ivy is more natural.  
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4. The sign is 13.3 sq. ft.  Township ordinance allows for a 40 sq. ft. sign.  The proposed sign is smaller than what the ordinance allows.  It is not a totally illuminated sign and the sign meets all codes.  

5. Light fixtures are shown as box light fixtures.  There will be no light going off the property.  The lights will be on a timer, going off at 10:00 or whatever the ordinance allows.  The ordinance allows the lights should be off  one hour after closing.  In this case, it would be 11:00 P.M.  Two or three lights should stay on for security.  Appropriate shields will be placed on the lighting. There will be no glow off site.  The height of the lighting fixtures in the parking area will be 20 feet and won’t protrude below the shoe box structure.  

6. The project doesn’t propose sidewalks.  The county would prefer not to have sidewalks.  The applicant is required to have a row of trees and in between the two rows of trees, the ordinance provides for a walkway, which has to be maintained by the owner.  A sidewalk is proposed internally.  This will parallel County Route 638, but not within the public right of way.  The sidewalk is in keeping with the buffer criteria.  

7. A NJDEP Stormwater Drainage Permit for release of the storm drainage will not be required.  

8. All roof mounted equipment will be shielded by a parapet on the roof.  

David Banisch stated that given the location of the site, it is the gateway entrance to the township.  The board should think very carefully of the effect that granting a variance for parking would have.  Moving the parking away from the road is a more desirable effect.  It also has the effect of adding more green space in keeping with community character. 

In referring to the traffic report, the medical office is the most conservative.  Mr. Lublanecki is satisfied with the applicant’s analysis.  Mr. Lublanecki’s main concern was the no left hand turn and the applicant will comply with that request.  A connection to the commercial lot is not recommended and the applicant is not proposing that.  Those roads are not made for through traffic and will conflict with the shopping traffic.  An emergency access in the back was discussed, but would eliminate some parking spots.  Me. Heibel stated that the applicant can only build to their property line, but will discuss it with the adjoining property owner.  

Regarding sidewalks, the County didn’t request pedestrian walks and board comments were made that maybe a sidewalk is not in the best interest of the township.   Sidewalks always attract pedestrians and it could be a safety issue.  
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Regarding lining up the driveway with the light at Lowe’s, sworn in by Attorney Edleston, Mr. Larry Gardner, General Partner, stated that approximately five (5) months ago, he went to see Mr. Hoffman and discussed purchasing his home and offered to pay for an appraisal for his home.  Mr. Hoffman stated that he has no intention of selling his home. If it ever comes to a point that Mr. Hoffman wants to sell the house, eventually the driveway can change.  The applicant can’t do anything with Mr. Hoffman at the present time.  Mr. Heibel was asked to do some type of feasibility design that would incorporate an extension or a new driveway and how that would tie into the proposed site features as they are currently designed.  

Mr. Banisch recommended that a safety fence should be provided around the basin.  Mr. Finelli stated that the township has taken a stance of no fencing.  The basin is in the front of the property and the applicant has agreed to increase the buffering around the basin.

Mr. Finelli stated that regarding the issue of the discharge from the detention basin, Mr. White’s recommendation is that it should be further into the wetlands versus Mr. Heibel’s comment.  Mr. White should respond back to the board regarding this issue.  

The applicant needs to secure the required sanitary sewer allocation (approximately 4,740 GPD) capacity through the Township Committee.  This will be complied with prior to the applicant securing any Final Site Approval.  

The pump station location at Tyler Circle is where all the flows go to before they go to Phillipsburg.  Currently, there are three (3) private stations.  This one would be the fourth (4th ).  The applicant is responsible to maintain it.  If the DOT goes ahead with their plan, it could affect McDonald’s.  That property is going to be condemned and the DOT scheme takes a good portion of the Larken property.  

Sworn in by Attorney Edleston, Paul Schwartz, Architect, referring the Exhibit A-2, stated that the plan shows a traditional brick building.  It has a flat roof and the building will have a reflective glass.  The building will be in earth tone colors in keeping with the township ordinances.  There might be some lighting at the entrances.  Board members felt that this building is not traditional for Stewartsville and they would like to see the building more in concert with the houses in the area.  

A dumpster for removal of medical waste is located in the back of the building and the entire building is sprinkled.  

The Chairwoman addressed the public for their comments.  Upon hearing none, a motion was made by Tom Bolger, seconded by Steve Babula, to continue the public hearing to the December 10, 2003 meeting.  The motion carried with an affirmative “aye” vote.  
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Tom Bolger made a motion, seconded by Brooks Waldt, to adjourn the meeting.  Motion carried.  Meeting adjourned at 9:45 P.M.  






Elva N. Pomroy






Planning Board Secretary

Doris Rayna

Chairwoman

NOTE:  The following correction was made to the minutes:

Page 3, paragraph 3, first sentence:  The word “use” was changed to “used”.    

Page 4, number 1:  the last sentence in number 1 was deleted. The deletion was “the applicant is asking the planning board that the applicant not to adhere to that recommendation”.   

