



             February 11, 2004

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, Star Gazette and Star-Ledger.

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

3. Filing a copy thereof with the Township Clerk.  

Board members present:  Frank Marchetta, James Adams, 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. and David Banisch, Planner.  Absent was Steve Babula. Tom Bolger arrived at 7:50 P. M. 

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

Jim Adams made a motion, seconded by Charles Stillman, to adopt the minutes of the January 14, 2004 meeting.  Motion carried with an affirmative “aye” vote.

Correspondence:  A letter was received from Michael Ligorano, Esq., dated February 10, 2004, requesting a special meeting for Pulte to make its formal presentation for further discussions concerning the zone change request for block 26, lot 33.  Board members discussed the request and the consensus was not to grant a special meeting.  

Application #230-04, Medarex, Inc., Block 31, Lot 11.02, Preliminary and Final Site Plan, Minor Subdivision, continued public hearing.  

Hal Simoff, Traffic Consultant, still under oath, stated that the Institute of Transportation Engineers (ITE) Trip Generation Publication was utilized to project the site traffic.  The increase in traffic is minimal.  The Highway Capacity Manual delineates levels of service 
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from A to F.  Traffic flow, presently, operates at Level A in the morning and Level B in the afternoon.  The driveway would function in a safe and efficient manner and safety is not compromised.  The available sight distance for the vehicles exiting from the Medarex driveway to the east is approximately 420 feet and to the west 500 feet.  There will be no sight obstructions at the decision point of the driveway except the obstruction caused by the vertical curve of Route 173.  It meets the criteria and with the additional traffic, it will continue to act as a safe driveway.  The applicant will, however, clear additional brush as required within the right-of-way.  Stopping sight distances conform to current AASHTO standards. When the remainder of the site is developed, the existing driveway will be utilized as emergency access only.  

Michael Selvaggi, Esq. stated that he has reviewed Michael Finelli’s and David Banisch’s report and Michael Textores, PE., applicant’s engineer, still under oath, stated that he will do everything that is contained in the reports.  

Attorney Selvaggi stated that in reference to item #6, page 4, of Mr. Finelli’s report, the intention of the expansion is to bring in 85 employees and the current septic system will handle 85 employees.  Eighty-five employees will not overflow the system. Jim Wancho, sworn in by Attorney Edleston, stated that sewage generated by the existing facility is disposed of on-site via two (2) existing subsurface disposal fields located on the southwestern corner of the site.  The system for Building No. 1 is designed to handle 1,500 gallons per day and Building No. 2 is 3,825 gallons per day.  Based upon flow rates, the system currently discharges 1,720 gallons per day and the system will be more than adequate to handle the additional employees.  The applicant anticipates, ultimately, upgrading the system to handle 5,550 gallons per day to handle the needs of future expansion.  

 Mr. Finelli’s report stated that the applicant will need to secure a Treatment Works Approval (TWA) permit from the NJDEP and that the Board may wish to consult with the Township’s Sewer Consultant in this matter.  Attorney Selvaggi stated that when you deal with DEP, it could take 4 months for a TWA approval and a concern is not getting a Certificate of Occupancy because of the TWA permit.  A CO would like to be obtained prior to the approval of the permit.  Mr. Finelli stated that once you give a CO and they are in the building, there is no “employee police” to see how many people are in the building.  Attorney Selvaggi stated that he would post a bond and feels comfortable that the additional employees won’t exceed the system.  The applicant agrees to, as a condition, provide flow numbers and have Joe Pryor, Township’s sewer consultant, review them.  DEP is the reviewing agency and the Board asked if the applicant could get a letter stating that the existing system will handle the additional people. 

As to the aspect of the creation of a new lot, extensive discussion centered upon the requirement that the newly created lot would accommodate the Township’s Traffic Circulation Plan.  The applicant acknowledged that the subdivision deeds will include a 
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restriction that no development of the remaining parcel shall be permitted until a new entrance is provided for that lot from Route 173, which entrance road must tie into the Township’s Circulation Plan road.  

Both subdivision deeds shall contain notations to the effect that a reciprocal cross easement is created, both as a benefit to and a burden upon each of the lots, that access shall be tied into the location of the new Master Plan road at such time as the location is determined.  As a result of the location of the new Master Plan road not being determined, the applicant shall grant the Township a floating easement on the 94.657 acre lot to be created which shall provide for the ability to locate that road at a future date.  The current entrance road to the site is designated as temporary in nature and will be noted on the subdivision deeds.  Mr. Simoff stated that in the future, the large subdivided lot would have the flexibility of locating a driveway.  

Chairwoman Rayna addressed the public for any comments.  Upon hearing none, Helio  Carvalho made a motion, seconded by Greg Blaszka, to close the public hearing.  The vote is as follows: 


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Hearing closed.

For the record, Brooke Waldt listened to the tape recording of the public hearing, held on January 14, 2004; therefore, Mr. Waldt is eligible to vote on the Medarex application.

Brooke Waldt made a motion, seconded by Tim Gale, to grant a variance for lot width, 400 feet required vs. 256 feet on subdivided lot 11.02 to Application #230-04, Medarex, Inc.  The vote is as follows: 


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Variance granted.

James Adams made a motion, seconded by Brooke Waldt, to grant Minor Subdivision, with conditions, to Application #230-04, Medarex, Inc.  The vote is as follows:


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.
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Motion carried.  Minor subdivision, with conditions, was granted.

Helio Carvalho made a motion, seconded by Brooke Waldt, to grant a variance for off-street parking spaces, 194 current spaces to 302 spaces, with an additional 36 spaces being “banked parking”, thereby achieving the Ordinance requirement of 338 spaces,  to Application #230-04, Medarex, Inc. The vote is as follows:


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Variance granted.

James Adams made a motion, seconded by Helio Carvalho, to grant a variance for parking stall size, 10’x 18’  required vs. 10’ x 20’, to Application #230-04, Medarex, Inc.  The front and side of Building No. 2 are 10’ x 20’ spaces.  Fifty eight (58) 10’ x 18’ parking stalls are proposed, including 4 handicapped accessible stalls.  The vote is as follows:


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Variance granted.

Brooke Waldt made a motion, seconded by Ken Hoser, to grant Preliminary Site Plan approval, with conditions, to Application #230-04, Medarex, Inc.  The vote is as follows:  


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Preliminary Site Plan, with conditions, granted.

Application #230-04, Medarex, Inc., Block 31, Lot 11.02, Final Site Plan.  The applicant has requested a multitude of waivers from the Final Site Plan Checklist.  Michael Textores, PE stated that he will comply with the following Final Site Plan Checklist items:

1. Checklist Item #18:  Accurate boundary survey prepared and certified by a New Jersey Licensed Land surveyor.

2. Checklist Item #46:  Utility company letters.
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3. Checklist Item #54:  Location and design of all fire prevention.  

Based upon Mr. Finelli’s recommendation and the applicant’s compliance, Helio Carvalho made a motion, seconded by Greg Blaszka, to grant the waivers requested from the Final Site Plan Checklist for Application #230-04,  Medarex, Inc.  The vote is as follows: 


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Waivers granted.

Brooke Waldt made a motion, seconded by Helio Carvalho, to deem complete Application #230-04, Medarex, Inc., Final Site Plan.  The vote is as follows:


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Final Site Plan deemed complete.

Attorney Selvaggi stated that he has reviewed Mr. Finelli’s initial technical review of the final site plan  and all comments will be complied with.  

On behalf of the township‘s Environmental Commission, Helio Carvalho stated that the commission has no objection to the presence of freshwater wetlands within the subject parcel.  Referring to Mr. Finelli’s report of February 9, 2004, the area designated as wetlands, per the applicant’s consultant, is well beyond the limits of the proposed improvements and is located within the proposed “undeveloped” lot, Lot 11.02.  

Brooke Waldt made a motion, seconded by Greg Blaszka, to grant Final Site Plan approval, with conditions, to Application #230-04, Medarex, Inc.  The vote is as follows:


IN FAVOR:      Blaszka, Adams, Carvalho, Hoser, Waldt, Rayna, Gale, Stillman.


OPPOSED:    
  None.


ABSTAINED:  Marchetta, Bolger.

Motion carried.  Final Site Plan approval granted.  

Board matters.  The Chair stated that other planning board’s receive a monthly financial report of the planning board budget as to what is being spent and who it is being paid to. 
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The Chair would like to see where the money is going.  Mayor Marchetta will discuss this with the Township’s Chief Financial Officer.

Master Plan.  Board members reviewed David Banisch’s Master Plan Cost Estimate and wanted to know what has to be done legally to update the Master Plan and the minimum things that have to be done to satisfy the State’s requirements. David stated that the minimum is the Re-examination Report. 

David stated that the first thing that you do is to prepare and adopt a periodic Re-examination Report that protects the validity of the ordinances.  A report will be drafted and forwarded to the Board.  In the coming year, COAH will be adopting new rules so the Housing Plan Element and Fair Share Plan will need to be updated. In conjunction with that, you will want to do the Land Use Plan element.  The Board will want to look at their goals and objectives and want to reevaluate them to make sure they remain valid because the Land Use Plan is really built on those goals and objectives.  

Upon review of David Banisch’s cost estimate, the Chair, and other Board members agreed, that we have to draw the line on expenses.  The last Master Plan cost a lot and has held up very well over the last six years.  Several Board members agreed that a full blown analysis is not necessary. The Chair took a straw vote on what the Board members felt about the current Master Plan.  The consensus is that the Master Plan should be revised to meet the requirements of the State.  The Board doesn’t think that they have to re-invent the wheel.  

David strongly recommended preparing a Conservation Plan Element, which is another part of the Land Use Plan.  The Current Planning Capacity is recommended and the geology and carrying capacity analysis may be contracted out to Hydrologist.

At the request of the Chair, Board members submitted their Master Plan re-examination comments, concerns and goals and discussed what was submitted.   The consensus was to maintain the rural character of Greenwich Township.  Comments and concerns were:

1. Industrial/business zoning/retail – review, reduce.  If reduced, what type of  

      zoning would it be changed to? 


2. Address buffer zones.

3. Controlling density.

4. Is the Town Center designation needed?

5. Concept of density transfer.

6. Preserve open space

7. Supporting the agricultural use of the community.

8. Designation of recreation areas.

9. Keeping Greenwich rural

10. “Bank” street names, suitable for the area, for future use.
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11. Golf course concept without the large number of homes.

12. Certain areas to be rezoned.

13. Ordinances should support each and every objective.  

14. Larger residential lots with supporting documentation.

It was suggested that David meet with Michael Finelli to discuss mapping costs and what the township has on file and maybe the figures could be modified.

Greg Blaszka stated that ordinance changes and Master Plan costs can be spread over a period of 5 years.  If it is something that needs to be addressed, then the Board has to look at it.  The township committee will have to made a decision on the cost when preparing the township’s budget.

The Chair stated that you can do any element of the Master Plan at any time.

Jim Adams stated that the professionals have the Board’s comments and suggested that David Banisch and Mike Finelli meet, consolidate the comments and start categorizing them and come back to the Board with an estimate that makes sense.  

David Banisch stated that in his cost estimate, he included an Economic Plan Element, which looks at the availability or distribution of jobs in the community relative to how much housing you have.  That element is not included in the current Master Plan.  This is an elective element that the Board can do if they want to. 

The Chair stated that a new committee has been formed in the township, namely the Capital Facilities.  Part of the money is going to come from businesses and yet it appears that members are doing everything that they can do to keep any new businesses out of the township.  Michael Finelli stated that without the ability of sewer, the business/industrial/commercial zones can not be built out.  Sewer is the controlling factor in development. 

James Adams made a motion, seconded by Tom Bolger, to adjourn the meeting.  Meeting adjourned at 10:20 P.M.





Elva N. Pomroy






Planning Board Secretary

Doris Rayna

Chairwoman

