



             September 08, 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, Jim Adams, Steve Babula, Tom Bolger, Helio Carvalho, Ken Hoser, Brooke Waldt, Tim Gale, Charles Stillman, Doris Rayna.  Also present were Michael Finelli, PE  and David Banisch, Planner.  Absent was William Edleston, Esq.   

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

Greg Blaszka made a motion, seconded by Steve Babula, to adopt the minutes of the August 11, 2004 meeting.  The vote is as follows:

IN FAVOR:      Marchetta, Blaszka, Babula, Hoser, Waldt, Rayna. 

OPPOSED:       None.

ABSTAINED:  Adams, Bolger, Carvalho, Gale, Stillman.  

Motion carried.  

Master Plan discussion.  David Banisch stated that he met with Michael Finelli to discuss the changes that the Board would want to see.  A plan was developed as an initial conceptual Land Use Plan  for the Board to review.  The map shows the following land use changes:  
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· Resource Conservation District (RCD)

· Highlands Preservation Area, north and south of the Township, (HPA).

· Reducing non-residential in the Township.

· Predominately farmland preservation.

· ROM districts are being changed to RCD.

· R-2 is being changed to the RCD, also R-1 and R-75.

· ROM made smaller.  

All existing development in the R-1, R-75 and R-2 zoning districts can be grandfathered.  

The map shows one contiguous tracts of preserved land.  

On the west side of the township, there have been a series of discussions that have taken place over the course of the summer having to do with the Highlands legislation and the towns efforts to get the entire municipality designated as the Highlands Preservation area and what kind of implications that might have to the sewer service area designation.  When it was believed that the township might end up in the highlands preservation area in its entirely, the task force took to view that if the lines are going to be permanent, let’s look out in the future and forecast how much growth the township can tolerate and how much will the township be willing to accept and program the Wastewater Management Plan amendment in such a way that the township permits a modest level of growth.    That was the recommendation for an amendment to the Wastewater Management Plan.  Basically, it eliminates the southerly sewer service area and it reduces the amount of land included in the Phillipsburg sewer service area.  

There is some wastewater treatment capacity that has already been committed to development of the ROM zone that lies within Beatty’s Road, Route 78 and Route 173.  

In the B-I zone, off of Route 22,  an adult community plan was presented and also retail. The Board has to decide what land use designation they would like the B-I.  Along the highway, there is a substantial amount of commercial development, serving a regional clientele rather than just local clientele. The Board feels that the town has enough commercial development.   

COAH’s third round rules have been published.  One of the provisions in COAH’s rules is that in order to get Substantive Certification under the third round, the township will have to go for plan endorsement in the State Development and Redevelopment Plan.  Before COAH adopts their third round rules, the planning board may submit their comments.  In the past, townships did not have to comply with the State Plan.  
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The Highlands Regional Plan has to be cross accepted with the State Development and Redevelopment Plan.  It has to be consistent with the SDRP.  All of the information is shared by all of the State agencies.  The Highlands Regional counsel is going to be looking for Transfer of Development rights receiving zones.  DEP is going to be reviewing an application to an amendment to the wastewater management, which will be reducing developable area in the sewer service area of Greenwich Township.     

The board has to review the permitted uses in the ROM zone and make some determinations of what would really be appropriate land uses within the ROM.  The Board would like to see design standards incorporated into the ordinance.  

The B-I area, which was proposed by a developer for an Adult Community was discussed.  It is close to a highway and access to sewer.  The question is what does the Board want to designate that area.  

Pictures of a Mixed Use Development were distributed to the Board.  Comment – doesn’t look like a rural character.  

Clustering option was discussed.  Clustering provides an open space concept.  The “Agricultural Protection Zoning” is a zoning technique used to support and protect farming by stabilizing the agricultural land base.  The Board discussed a base density of one dwelling unit per 20 acres and that can be increased to one dwelling unit per 10 acres provided there be clustering.  The majority of the land on the tract remains as farmland.   

Regarding the draft map, the Board is behind the Resource Conservation District (RCD) concept.  This is reduced residential below what is permitted at the present time.  Past discussions indicate a one to twenty.   If the development is arranged according to the pattern that the township dictates, the vast majority of the land is set aside for open space. This is consistent with the goals and objectives of the Master Plan.  The first priority of the township is to preserve, to the maximum extent possible, contiguous areas of land in its natural state.  The preserved land should be identified in the RCD district as preserved.  

Discussing the vacant property, behind Lowe’s, where the adult community was proposed, suggestions were made to provide for small office businesses, small employment center and more open space closer to the homes.  This would provide homes and employment, creating a balance.  This would also create a mixed-use, which some Board members feel doesn’t have to be included in the plan at this time.  Mr. Banisch feels that the State will be looking for a mixed-use development.  The RO’s and the ROM’s are worthy planning objectives to create reasonable employment opportunities in close proximity to a population where there is available infrastructure and transportation resources.  Right now, there might not be a high demand for it.  
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It was suggested that the board move on the Master Plan this year and make the decisions as we see fit today.  Other comments were:  

Adopt a plan now, but plan some of what we know the State would want so that when the State does get our plan, we might not get impacted or impacted very little. 

The Board should plan for a small strip of mixed use of business and housing along Route 173.  At least show it on the map so that when the time comes that the State is looking for that, we can provide an area where, if there is a need to build, we would have an area that we can build mixed use and accommodate some COAH low income housing. 

Response: If  that is provided on the plan now, the state will look at it and say that is where we are going to put it.  

Greenwich would be in a better position if the Board adopts the Master Plan the way the planning board would like to set it up and see the vision for Greenwich Township.  If it needs to be changed, based upon decisions  that are made in the future with the Highlands Coalition Counsel, COAH, etc., the Board would react accordingly. 

The question is RO zone and leave ROM as is.  The Board might want to review the permitted uses in ROM zone.  

When you build your ROM, COAH housing has to come in. Every 25 jobs created generates one unit and every 8 single family dwellings generate one affordable unit.  The township’s surplus can be counted towards our future share.  The township has approximately 13 units in surplus.  RO will support less people than ROM.  

Given the character of the community, the Board is making a policy decision that it wants to discourage manufacturing.  

There is a potential expansion of the Medarex facility.  It is currently zoned ROM and the suggestion was made to keep that ROM in the southern portion of the town.

The discussed modifications are:

· BI ( Business-Industrial) to RO (Research-Office).

· ROM (Resource/Office/Manufacturing) to RO (Research/Office).
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· Create a RCD zone (Research Conservation District).   

· The R-7, north of Route 57 is HPA (Highlands Preservation Area).  The zoning for that area will be RCD (Resource Conservation District) until the 
State tells us difference.   

· The B-1 on Route 57 will remain in place.  There are a number of land uses there that need protection and permitted to continue and even expand to the extent that they would be able to under the law.  The residential zoning in that area will be RCD.

· The south side of Route 57 (B-1) will remain the same, but not the Recycling Center.  That should be a stand alone non-conforming use.  

A straw vote was taken on the changes:  

Marchetta, yes; Blaszka, yes; Adams, yes; Babula, yes; Bolger, yes; Carvalho, yes; Hoser, yes; Waldt, yes; Rayna, yes; Gale, yes; Stillman, yes.   

The Board authorized David Banisch to make those modifications.  

The Chair would like a special meeting in September for further review of the Master Plan.  Board members will be contacted as to a date.  

A public hearing on the Master Plan could be scheduled after the Board looks at the Land Use Plan.  David Banisch would like a Conservation Plan Element of the Master Plan adopted at the same time.  Both plans should be in agreement with one another and the Land Use Plan will reinforce the goals and objectives of the Conservation Plan Element.  The Conservation Plan element is going to take your Environmental Resources Inventory and it is going to lay the ground work for resource conservation in the township.  The E.R.I., Conservation Plan Element and the Land Use Plan are going to work together.  David Banisch stated that a public hearing could be scheduled in December.  

Draft Cross Acceptance.  David Banisch stated that the County’s draft report build-out numbers are higher than what the township has.  The County did their numbers on a series of assumptions, not like the analysis Mr. Finelli did for the township.  Mr. Finelli stated that he spoke to David Dech regarding the numbers. The lines for the existing sewer service area have to be changed.  In general, the PSDRP and State Plan Policy Map Planning Area designations are consistent with the master plan, the Planning Board’s vision for the township and the preservation oriented master planning efforts currently underway. 
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The County’s draft Greenwich Township questionnaire report is generally consistent with the Planning Board’s recommendations.  After reviewing the report, the Board discussed and recommended a few revisions to the mapping.  Mr. Banisch is also going to 

Page 6recommend additional review of amendments to the township’s wastewater management plan, specifically the northerly sewer service area.  

Scenic Vistas.   Tom Bolger and Jim Adams showed slides of the township. The various locations were Adrienne Street, Wyndham Farm South, Wyndham Farm North, Greenwich Street looking over the newly preserved farms, Stewarts Hunt, Main Street, Route 57, Richline Hill Road looking west.  If scenic vistas are documented, any property that came before the Board for development would see that the property is in scenic vista and would have to adhere to certain guidelines and more stringent development requirements than other properties.   David Banisch stated that site design in a scenic corridor is done on a site by site basis.  There are comprehensive plans for managing scenic vistas or scenic corridors.  David stated that the board can identify valuable scenic vistas and scenic corridors which provide public views to prominent unique natural landscapes of exceptional aesthetic value.  

Mr. Banisch suggested to Tom and Jim to try and make a list of ten (10) views that the board may want to protect and describe what they are and then try to describe design techniques to manage those areas.

Tom Bolger made a motion, seconded by Steve Babula, to adjourn the meeting.  Motion carried.  Meeting adjourned at 10:00 P.M.
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