



             March 10, 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:  Greg Blaszka, Frank Marchetta, James Adams, Steve Babula, Tom Bolger, Helio Carvalho, Ken Hoser,  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 Brooke Waldt. 

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

Tom Bolger made a motion, seconded by Steve Babula, to adopt the minutes of the February 11, 2004 meeting.  Motion carried with an affirmative “aye” vote.

Medarex, Inc. Resolution.  Resolution memorializing the grant of Preliminary and Final Site Plan approval and Minor Subdivision approval in connection with office expansion, Application #230-03, Block 31, Lot 11.02, was reviewed as to its’ form and accuracy.  

Attorney Edleston stated that Attorney Selvaggi had reviewed the Resolution and requested that the board consider several amendments.  The main change was regards to the Township’s Circulation Plan Road, page 6, paragraph 12 .  In a letter dated March 9, 2004, Attorney Selvaggi stated that Medarex would relocate its entrance if an alternate access route were provided from Route 173.  However, there is no guarantee that this alternate route will be part of the Township’s Circulation Plan road.  Access to any development on the newly created lot could come from a boulevard or road extending from Route 173.  The applicant has requested that the paragraph reads that no 
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development of the remaining parcel shall be permitted until a new entrance is provided for that lot from Route 173, which must accommodate the Township’s Circulation Plan Road, if constructed.  

 Mr. Finelli stated that the new owner of the property would most likely build the road in compliance with the circulation plan.  The township won’t build it.  After discussion, Mr. Finelli suggested the paragraph read, “In that regard, the applicant acknowledged that the subdivision perfection Deeds will include a restriction that no development of the remaining parcel shall be permitted until a new entrance is provided for that lot, which must be in compliance with the Township Circulation Plan”.  

Greg Blaszka made a motion, seconded by Charles Stillman, to adopt the Resolution, as amended and authorize Attorney Edleston to make the changes.  The vote is as follows:


IN FAVOR:      Blaszka, Carvalho, Hoser, Rayna.   


OPPOSED:       Adams.


ABSTAINED:  None.

Motion carried.  

Greenwich Center Phase II, Amended Final Site Plan, Completeness and Technical Review.  Presenting the application was Michael K. Ligorano, Esq.  Attorney Ligorano stated that the applicant is proposing the same amount of building floor area as approved.  The approved site plan was for five (5) retail units, consisting of 79,439 sq. ft.  The amended site plan is for six (6) buildings, consisting of the same square footage.  Attorney Ligorano stated that the only significant change is the rear portion of the building configuration.  The parking will remain the same.  This portion of Phase II consists of six (6) assorted retail stores (including Pier I Imports, Barnes & Noble, PetsMart and three unnamed retail areas).  This portion of Phase II would represent the final phase of construction within the Greenwich Center Shopping Center.

The proposal submitted indicated sign variances requests. Attorney Ligorano stated that all variance requests have been withdrawn. Mr. Ligorano stated that the applicant has reviewed Mr. Finelli’s letter of March 5, 2004 and will comply with all items.  In Mr. Finelli’s report, it stated that the reconfigured building size should improve traffic circulation in the rear of the proposed new building.  

Attorney Edleston stated that Target had been subdivided off.  A condominium had been created for the Target store.  Attorney Edleston asked Attorney Ligorano if there is any intention of any user doing the same thing, the Board should know this up front.  Multiple ownership in a shopping center should be eliminated.  When there is multiple ownership, each tenant can file their own separate tax appeal.  Attorney Ligorano stated that it is designed for tax purposes.  It doesn’t affect bulk standards and the tenants can’t do 
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anything that violates zoning.  Attorney Ligorano stated that he would get confirmation on that.  The condominium regime is legal in the State of New Jersey.  A copy of the documents will be obtained and provided.  Attorney Ligorano stated that Starwood Ciruzzi is the developer and intends to maintain overall maintenance of the whole center.  

A suggestion was made that the applicant put stop signs on the crosswalks in the Target area. Mr. Finelli stated that section of Greenwich Center is not before the Board. Attorney Ligorano stated that request should not be a condition of approval of the application before the Board.  The stop signs at Lowe’s were a result of a request made by the Chief of Police.  This was an agreement between Lowe’s and Greenwich Police.  Mr. Finelli suggested that the Police Chief be contacted and request that he talk to the shop owners and request stop signs.  Mr. Finelli stated that the applicant has been very cooperative in working with the township.  Attorney Ligorano stated that he would make contact with his client and submit a letter before next month’s meeting that will state their willingness or their ability, or lack of, to install the signs.

Jim Adams stated that he has a concern that coming in the development from Route 22, you have a choice between the Staples development on the right and the new proposed development to the left.  When you make that left hand turn, you are coming in and immediately there is a break in the median to access the parking area.  After you make the left, going towards Lowe’s, you continue down, almost to the back of the motel.  Mr. Adams doesn’t feel it is a safe situation.  The turning motion is very difficult.  Attorney Ligorano stated that the whole design was done on the assumption that something would be built there and would be open.  Chairwoman Rayna stated that when the motel was before the Board to get tractor trailer parking, it was decided that when that parcel of land was developed, there would be an opening for tractor trailers to get out.  Mr. Finelli has talked to the Phillipsburg Inn people.  The easement is in place and when it is time for them to build the driveway, a driveway permit will have to be filed and they will have to replace the curbing.  Attorney Ligorano stated that this is new to him and requested a copy of the Resolution.    

Jim Adams stated that he has an issue with going from five (5) to six (6) stores.  David Banisch, Planner, stated that he has no strong feeling between five (5) and six (6) buildings.  It is the same square footage and the parking is the same.  The nature of this type of development is fairly flexible. Attorney Ligorano stated that there is no limit on the stores as long as the square footage remains the same. Board members did not have an issue on the number of stores.  

Attorney Ligorano stated that he has read  Mr. Finelli’s report and will comply with all comments.

All pertinent, supporting documentation has previously been submitted as part of the original Final Site Plan approval granted for Phase II.  Based upon Mr. Finelli’s 
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recommendation, Greg Blaszka made a motion, seconded by Frank Marchetta, to deem complete the application for Amended Final Site Plan, Greenwich Center Phase II.  The vote is as follows: 

IN FAVOR:     Blaszka, Marchetta, Adams, Babula, Bolger, Hoser, 

                         Rayna, Gale, Stillman.

ABSTAINED:  Carvalho (close proximity of his home to the property).

OPPOSED:       None.

Motion carried.

Regarding the break in the parking and the concern Mr. Adams expressed, Mr. Finelli stated that you could potentially close that off and still there would be ample points of ingress and egress.  Mr. Finelli suggested that Mr. Lublanecki, Township‘s Traffic Engineer, review it and render his opinion on whether he feels that there is turning constraints or restrictions or a dangerous situation that might exist.  Attorney Ligorano objected to that suggestion.  Thousands of dollars were spent reviewing the exact traffic flow that is there and two (2) years was spent on the study of the traffic flow.  Attorney Edleston stated that he would have to agree to that because to bring up that issue, the application would be an amended preliminary site plan and the application before the Board is for Amended Final Site Plan, not preliminary.

Tom Bolger asked is this is a problem, what recourse does the board have.  Mr. Finelli stated that the recourse would be that his office would evaluate the existing conditions and assess that there is a problem.  He would have to coordinate with the developer and ask them to curb the opening.  There could be some issues, such as drainage, etc.  It is a controlled 4-way stop at that intersection.  

Attorney Ligorano stated that Dumont Road will be a public street and then the town could do what they want to do.  In terms of a site plan, this was previously reviewed and hours were spent on the internal circulation plan.  To review this would reopen the entire preliminary approval.  In fact, Attorney Ligorano stated that this probably would be a field change that wouldn’t even be before the Board.

Chairwoman Rayna stated that this plan has already been approved.  The township is going to own this road and at that point in time, if there is a problem, it could be looked at then.  The only thing before the Board at this time is Amended Final Site Plan from five (5) to six (6) stores.

Jim Adams made a motion to approve the Amended Final Site Plan with the condition that this particular issue get re-visited.  Hearing no second on the motion, the motion dies for lack of a second.
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Greg Blaszka made a motion, seconded by Frank Marchetta, to grant Amended Final Site Plan approval to Greenwich Center, Phase II.  The vote is as follows:       

IN FAVOR:     Blaszka, Marchetta, Babula, Bolger, Hoser, 

                         Rayna, Gale, Stillman.

ABSTAINED:  Carvalho (close proximity of his home to the property).

OPPOSED:       Adams (due to safety concerns).  

Motion carried.

Application #231-04, Vanguard Cellular, Minor Site Plan, Block 15, Lot 2, Route 57, Completeness Determination.   The applicant proposes to expand the present use of the communications facilities by adding up to six (6) panel antennas to the existing tower, three (3) antennas upon approval and three (3) antennas in the future, at 110’.  

The application was reviewed against the Township Minor Site Plan Checklist and based upon Mr. Finelli’s recommendation, in his report of March 5, 2004; Tom Bolger made a motion, seconded by Helio Carvalho, to deem the application incomplete.  The vote is as follows:

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

                         Rayna, Gale.

OPPOSED:      None.

ABSTAINED: None.

Motion carried.  

Application #232-04, Greenwich Center, Block 26, Lots 2 and 33, Amended Final Site Plan Review for an additional wall mounted sign on the Target store, Completeness Determination.  

Representing the applicant was Bruce Jones, Esq.  The application proposes the installation of one (1) additional façade sign onto the side/southern wall of the existing Target store, to provide visibility for traffic traveling Route 78 West.  

In a report, dated March 6, 2004, Mr. Finelli states that as part of the original approval, certain variances were granted relative to the existing signage for the various stores, including Target.  Numerous waivers have been requested from the Final Site Plan Checklist, but Mr. Finelli stated that sufficient information has been submitted to allow his office and the Board to properly review the application.  

Based upon Mr. Finelli’s recommendation, Steve Babula made a motion, seconded by Greg Blaszka, to deem the application complete.  The vote is as follows: 
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IN FAVOR:      Blaszka, Marchetta, Adams, Babula, Bolger,  Hoser,  

                          Rayna, Gale.

OPPOSED:       None.

ABSTAINED:  Carvalho.  

Motion carried.  

Tom Bolger made a motion, seconded by Greg Blaszka, to schedule a public hearing on the Target sign variance application for April 14, 2004.  The vote is as follows:  

IN FAVOR:      Blaszka, Marchetta, Adams, Babula, Bolger,  Hoser,  

                          Rayna, Gale.

OPPOSED:       None.

ABSTAINED:  Carvalho.  

Motion carried.  

Application #233-04, John Hawrylo, Block 3, Lots 2 and 12.01, 9 lot Preliminary Major Subdivision, Completeness Determination.  The application is proposing to subdivide parcels into nine (9) building lots ranging from 2.618 acres to 12.828 acres.  The applicant wishes to provide five (5) commercial properties within the B-1 Zone and four (4) residential properties within the R-7 Zone.

David Banisch, the township’s planner, indicated that Banisch Associates had dealings with Mr. Hawrylo back in 1998 reviewing a conceptual plan development.  Attorney Edleston suggested that the applicant be contacted before April’s meeting to get their position on the matter.  Mr. Banisch stated that he hasn’t had any dealings with them since 1998.  
The application was reviewed against the Township Preliminary Major Subdivision  Checklist and based upon Mr. Finelli’s recommendation, in his report of March 5, 2004, Jim Adams made a motion, seconded by Tom Bolger, to deem the application incomplete.  The vote is as follows:

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

                          Rayna, Gale.

OPPOSED:       None.

ABSTAINED:  None.    

Motion carried.

Driving Force Golf Recreation Center – Informal Discussion.  Presenting the conceptual plan was Tom Gaskill and Bob Brauer.  The property is located on 27 acres 
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off Route 173 and Voorhees Road, across from Muller Chevrolet.  The project’s primary venue would include a miniature golf course, driving range, practice area and concession stands.  Other optional venues would be a skate park, go-kart track, paintball court and an outdoor rink that would be used for ice-skating in the winter and roller hockey during the warmer months.  The optional venues would be phased in.  Mr. Gaskill stated that the idea is to create a memorable family affair and hopes to provide safe, clean fun for people in the community.  The proposed clubhouse could be used for birthday parties and community events.  Soda, hotdogs, etc. would be sold at the concession stand.  

Regarding the driving range, installers of barrier netting have been contacted and the biggest concern is safety.  Netting is not a thing to take a short cut on.  There will be a couple of sand tracts in the driving range or a person can just come and practice.  There will be 30 to 35 hitting stalls with a grass tee area.

The skate part will be an enclosed area with a variety of skating ramps, rails and jump, approximately 10,000 sq. ft.  

The go-karts will be an enclosed racetrack with appropriate safety enhancements such as “Electronic Tract Manager” so that the attendant could flip a switch and all 15 cars would stop.  The paved track will measure approximately 800 linear feet. 

The paintball ply area would be barricaded and have a referee.  Participants would be required to wear safety equipment.  

The outdoor skate rink is a dual purpose rink for seasonal activities.  Possible organized roller hockey and ice hockey play.

The site would be open 9 a.m. to 11 p.m. during the peak summer hours and less in the winter.  The company also is looking into creating a playground that would be free to the public.  

Steve Babula stated that the driving range is facing the wrong way.  Tom Bolger stated that driving ranges should be oriented to the north.  

The proposal was well received by the planning board but concerns were expressed regarding noise and lighting and safety.  As for lighting, the developers said they plan to use a subtle type that will produce little to no spillover into the surrounding neighborhoods and the engines on the go-karts would be muffled, cutting back on the noise.  

To move forward, the applicants would have to ask the planning board for a zone change since the site is now zoned Industrial.  Mayor Marchetta stated that it is the board’s policy not to change a zone for the good of the applicant. The planning board is 
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reviewing their master plan and that area could be looked at.  Attorney Edleston stated that it wouldn’t be changing the zone.  It would be making a change in the zone as a permitted use. David Banisch, Planner, recommended it as a conditional use, if it doesn’t go to the Board of Adjustment.  If ordinance standards are in place, that would regulate the concept presented and address the Board’s concerns.     

Sunshine Tree and Landscape.  A letter was received from Paul Berezny, owner of Sunshine Tree and Landscape, stating that he has the opportunity to work with another company who will bring in wood chips and turn it into certified playground mulch.  The product is used for schools, township, pre-schools and residents who wish to use this product.  Mr. Berezny is requesting to use 2 of his 12 acres to provide this service.  Mr. Berezny has an exemption letter from the DEP for the operation of a facility to receive, store, process and transfer branches, tree limbs, tree trunks, brush and wood chips.  He is currently operating in this format and now, is requesting to do this on a larger scale.  Mr. Berezny stated that the product is turned around quickly and is not stored on the property any longer than one (1) week at a time.  

Mr. Finelli stated that Mr. Berezny is always looking to make his business flourish.  He wants to play by the rules and calls him before he does anything.  

Tom Bolger made a motion, seconded by Steve Babula, that no further site plan review is necessary for Sunshine Tree and Landscape for Mr. Berezny to expand his business, using 2 of his 12 acres.  Attorney Edleston will notify Mr. Berezny of the Board’s decision.  The vote is as follows:

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

                          Rayna, Gale.

OPPOSED:       None.

ABSTAINED:  None.    

Motion carried.

Pulte Adult Community.  Attorney Edleston stated that he has been in contact with Attorney Ligorano regarding the Pulte Adult Community.  Pulte is still requesting a special meeting and Attorney Ligorano stated that is not allowed to have a special meeting, Pulte will apply before the Board of Adjustment for a use variance.  David Banisch, Planner, stated that he doesn’t want to see them go before the Board of Adjustment, as there isn’t any ordinance zoning standards for an Adult Community. The Board may want to hear the presentation and put an ordinance in place.  After discussion, Helio Carvalho made a motion, seconded by Frank Marchetta, to schedule a special meeting for Pulte on March 31, 2004 at 7:30 P.M.  The motion carried with an affirmative “aye” vote. 
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Master Plan.  David Banisch, Planner, asked the Chair if she would like to set up a subcommittee to review the Master Plan.  Chairwoman Rayna stated that she would prefer a full board. She doesn’t like to work with sub-committees when it comes to the Master Plan.  She feels all members of the Board should have input.  

Tom Bolger made a motion, seconded by Frank Marchetta, to adjourn the meeting.  Motion carried.  Meeting adjourned at 9:45 P.M.








Elva N. Pomroy








Planning Board Secretary

Doris Rayna

Chairwoman

