



  March 08,2006

The monthly meeting of the Greenwich Township Planning Board was held on the above date and was called to order by Tom Bolger, Chairman, 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 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:  Bill Kanyuck, Greg Blaszka, Dave Barretto, Helio Carvalho, Ken Hoser, Frank Marchetta, Doris Rayna, Tom Bolger, Tim Gale.  Also present were William Edleston, Esq., Michael Finelli, PE., and David Banisch, PP. Absent was Jim Adams and Charles Stillman.

Doris Rayna made a motion, seconded by Tim Gale, to adopt the minutes of the November 28, 2005 Master Plan workshop meeting.  The vote is as follows:

IN FAVOR:      Blaszka, Carvalho, Hoser, Marchetta, Rayna, 

               Bolger, Gale.

OPPOSED:       None.

ABSTAINED:     Bill Kanyuck, Dave Barretto. 

Motion carried.

Greg Blaszka made a motion, seconded by Helio Carvalho, to adopt the minutes of the February 8, 2006 meeting.  The vote is as follows: 

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna,Bolger.  

OPPOSED:       None.

ABSTAINED:     Dave Barretto, Tim Gale. 

Motion carried.  

PUBLIC COMMENT. Frank Marchetta made a motion, seconded by Greg Blaszka, to open the meeting for public comment regarding items on the agenda.  The vote is as follows:  
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IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried.  

Upon hearing no comments, Greg Blaszka made a motion, seconded by Tim Gale, to close the public portion of the meeting.  The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried.  

Application #241-05, Commerce Bank, Preliminary and Final Site Plan, Block 26, Lot 2.01, Greenwich Street and Route 22, continued Public Hearing. Representing the applicant were Mark Peck, Esq. and Brett Skapinetz, PP.

Revised plans were submitted addressing concerns expressed at the February meeting.  Additional landscaping has been added along the frontaqe of Greenwich Street and additional landscaping and shrubs have been added to the landscaped island adjacent to the northeast side of the bank. No trees will be added to the frontage along Route 22 in order to provide visibility of the bank from Route 22.  Modifications were made to the sign package and changes were made to the drawings in compliance with Mr. Finelli’s letter of February 2, 2006 and Mr. Banisch’s letter of February 2, 2006. The proposed ATM will remain where shown on the plans.  Police Chief Guzzo had requested that the applicant relocate the proposed ATM to the northeast side of the building.  Mr. Skapinetz stated that they did not rotate the building due to queuing problems.  Mr. Skapinetz has no objection to talking to Chief Guzzo regarding this issue. 

Reviewing Mr. Finelli’s letter of March 2, 2006, Mr. Skapinetz stated that he has no problem addressing his engineering comments. 

Referring to item #14, page 8, Mr. Skapinetz stated that he is looking into the adequacy of a 1-inch water supply line to the building for the purposes of both potable water supply and fire suppression. 

NJDEP calculations indicate that the bank will require a sewer allocation of 410 gallons usage per day.  Mr. Skapinetz testified that the bank would more closely generate only 200 gallons of water use per day.  

Regarding lighting, the areas brightly lit on site have been confined to the areas closest to the walk-up ATM.  List case from the inside of the building shall be minimal and lighting levels are minimal around the site except for the levels near the walk-up ATM. Site lighting will 
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employ a new single head fixture and the relocation of 2 existing fixtures.  The drive-through lights will be shut off 1 hour after closing time and site illumination will be the equivalent of 2 foot candles provided 60 feet on either side of the ATM area in accordance with federal regulations, which lighting will be on from dusk until dawn.  The interior lights in the bank are designed to stay on all night long. Tom Bolger stated that the bulk of the brightness is on the Route 22 side.  

Regarding COAH and addressing item 24 of Mr. Banisch’s February 2, 2006 letter, Attorney Peck stated that the bank is not a developer of housing and would be happy to make payments.  This would be a condition placed in the Resolution and set forth in a developments agreement. 

Regarding Walter Lublanecki’s letter, Mr. Skapinetz stated that the applicant has no objection to Mr. Lublanecki’s recommendations. As to the aspect of the stacking of vehicles within the drive-up lanes, the applicant proposed that if queuing becomes a problem, the issue will be revisited by the bank. In the interim, the plans reflect banking of an additional shoulder area which could be constructed in the future to provide additional stacking. The site plan depicts the temporary removal of 12 parking spaces during the construction phase of the bank. 

An additional 17 parking spaces are required for the bank resulting in a net loss of 29 of the existing spaces.    

Signage will employ multiple signs, the majority of which will be located on the façade of the building.  A 39.8 square foot sign bearing the “c” logo will be attached to the façade and will be backlit by fluorescent bulbs.  Three one square foot signs bearing a small “c” are to be affixed on the pillars of the bank.  In lieu of a freestanding monument-type sign, the bank will affix a 55 square foot sign below existing Lowes’ sign. There will be no sign boxes on the back of the building, eliminating the necessity of a variance.  

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

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried.  

In accordance with township ordinance, “Off-Street Loading and Unloading space,” the plan shall show the location of a 10-foot wide by 40-foot long loading space.  The applicant has requested to eliminate this requirement, therefore, a variance is needed.  Helio Carvalho made a motion, seconded by Greg Blaszka, to grant a variance from off street loading/unloading space requirements.  The vote is as follows:  
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IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.  

Motion carried.  

In accordance with township ordinance, “General Requirements for Parking,” requires parking spaces to be 10 feet wide and 20 feet long.  A variance has been requested to allow 9’ x 18’ parking spaces in lieu of the 10’ x 20’ spaces required by Ordinance. Frank Marchetta made a motion, seconded by Doris Rayna, to grant a variance to allow 9’ x 18’ parking spaces in lieu of the 10’ 20’ parking spaces required by Ordinance. The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       Hoser.  

ABSTAINED:     None.   

Motion carried. 

Relief from Ordinance requirements as per section 16-10 (5 minimum spaces plus 5 stacking per drive-up window – 20 required vs. 14 proposed.  Greg Blaszka made a motion, seconded by Helio Carvalho, to grant a variance from vehicular stacking requirements.  The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

Frank Marchetta made a motion, seconded by Helio Carvalho, to grant Preliminary and Final Site Plan approval, with conditions, to Application #241-05, Commerce Bank, Block 26, Lot 2.01. The applicant is bound by any comments that are made by the Township Engineer in conjunction with Final Site Plan.  If the applicant can’t adhere to any of the comments, the applicant reserves the right to apply to the board for relief.  The vote is as follows: 

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     Barretto.    

Motion carried. 

Resolution.  A Resolution was drafted requesting New Jersey Senate and Assembly representatives to take actions necessary and appropriate to ask New Jersey voters to authorize open space and farmland preservation 
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funding in November 2006.  Greg Blaszka made a motion, seconded by Bill Kanyuck, to adopt the Resolution as prepared.  The vote is as follows:

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

Helio Carvalho made a motion, seconded by Frank Marchetta, to reopen public comment.  The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

Dawn Marie Kondas, representing the Open Space Planning Committee, discussed impervious coverage on preserved lands. The OSP committee’s charter is to preserve the quality of life by determining what properties should be protected and preserved.  Ms. Kondas outlined the OSP’s accomplishments and stated that the OSP committee believes that to allow impervious coverage to be built on these preserved lands would be counterintuitive to their charter and objectives. At the present time, the OSP wants the greenways to stay green and not to have any kind of structures clouding that. Ms. Kondas stated that the structures are permanent, such as greenhouses, ice cream stands, etc. This only applies to preserved land.  Private citizens can do whatever they want to do on their land as long as it is within the zoning laws.  The complete formal communication will be made part of the minutes. 

David Banisch had issued a report dated March 8, 2006 regarding Impervious Coverage Standards – Resource Conservation District. Mr. Banisch’s memo stated that his research of various sources of literature relating to maximum recommended coverage in carbonate rock/limestone – sole source aquifer conditions suggests a maximum impervious coverage limit of 10%.  This limit may require further analysis and refinement and will be offering additional information to the Board in this regard. David stated that it is very difficult to promise no impervious coverage on the farmland.  The only impervious coverage you can put on Green Acres land are structures that support outdoor recreation.  A review of zoning standards in the township’s various zoning districts indicates agriculture impervious coverage of 5%.  

Greg Blaszka made a motion, seconded by Frank Marchetta, to close public comment.  The vote is as follows:
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IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna,Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

Master Plan Discussion (Impervious Coverage).  David Banisch distributed his memo of March 8, 2006 regarding Impervious Coverage Standards – Resource Conservation District. David’s report stated that one critical element of ensuring that an adequate recharge of groundwater is maintained throughout the Planning board’s proposed Resource conservation District is limiting impervious coverage.  This proposed district is principally underlain by the carbonate rock-aquifers.  The maximum impervious coverage in the township’s zoning district was identified in the memo. David stated that the board has to define impervious coverage.  The board could use the state’s definition of impervious coverage, which is the most restrictive definition Mr. Banisch has seen. Referring to ballfields, you can’t count grassy areas as parking spaces/lots, without relief. 

The following materials, constituting Greenwich’s interim report for the MP3 project, were forwarded to Chris Danis, PP:

1. MP3 Grant Progress Report

2. Memorandum to Planning Board constituting the draft report on sustainable agriculture.

3. Draft report on green/sustainable affordable housing development. 

David Banisch informed Ms. Danis that the planning board will be reviewing draft ordinances at the March monthly meeting and again at the March 27th workshop.  Ms. Danis made a suggestion about the ordinances to David that the board shouldn’t try and fix everything in the ordinances, but try to come into some sync with the regional entity.  David has to give that statement a little more consideration, but she did want some suggestions as to what the COAH staff can do to assist in local decision making. 

From a local policy orientation, the board has looked at sustainable agricultural.  The Master Plan will be referring to that particular report.  Then the governing body, at some point, will be free to rely on some of the recommendations in that report as part of the Master Plan, if they want to adopt ordinances to enact some of those policies. 

A memo, dated February 28, 2006, from David Banisch, referring to Green/sustainable Affordable Housing, was distributed to the board.  This memorandum addresses a series of activities include in Task 2 of Greenwich Township’s MP3 grant, which provides for an investigation into green/sustainable affordable housing development techniques and strategies and  requires a paper identifying findings related to the Planning Board’s investigation into this subject. In this memo, David outlined what green building design is from a couple different perspectives. The NJ Energy Star program and the concept behind green 
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affordable design is to have high energy efficiency designs, have very durable materials that don’t require a lot of maintenance and replacement.  The only time those State regulations come into play is if the township’s accept State money from the Department of Community Affairs. That is the only time that the Energy Star program is 

triggered. Mr. Banisch’s full memorandum of February 28, 2006 will be made part of the minutes. When asked what the definition of low and moderate income is, David Banisch stated that moderate income is between 50 and 80% of median income for the region and low income is between 30 and 50% of median income for the region.  

The Portland Oregon document, attached to David’s memo, is a very comprehensive document.  The document cites the purpose of the guidelines to establish goals and standards to increase the environmental performance and durability for all affordable housing in Portland.  The document identifies design and construction guidelines to improving performance, tenant health, and long-term durability in affordable housing. 

Ms. Danis asking the board to consider this mixed use development for non-residential in the growth share component.  The board could look at the areas that are slated for non-residential development, located in the westerly portion of the township, and come up with a concept plan from the municipal perspective that shows where the affordable housing would be constructed on the site, where the non-residential development may be constructed on the site and incorporate the landscaping and buffering and put all that stuff on a piece of paper. The plan would show the buffer between the residential neighborhoods and the non-residential component of the site and show a small portion of affordable housing located on the site, which is also buffered from the non-residential component.  This plan would be shown to the developer and that would inform him of how the board would want the site developed. Ms. Danis asked for a site plan, like the above, by April, 2006. Board members stated that this could not be addressed by April, 2006.  Helio Carvalho stated that why couldn’t the board disperse the affordable housing units throughout the town. Dave Barretto stated that the units in Greenwich Chase were suppose to be dispersed through the entire Toll Brothers project. By having the units dispersed, you are not creating a “project” or low rent district. The members would like to see the units dispersed throughout the town and Dave Barretto likes the idea of considering existing properties for the use of low and moderate. Greg Blaszka stated that the problem that would be created with dispersing the units all over the township is the busing.  When you start putting all these little 3 or 4 units all over the township, instead of putting them in one section, you will have to have nice little busing schedule to pick up all these kids all over town.  David Banisch stated that they would be put into existing neighborhoods where the busses are already going. Frank Marchetta stated that the model example is Mansions at Allamuchy.  Affordable housing are dispersed among expensive homes.  It is suggested that an ordinance be created to request the developer to go out and find land or existing structures to remodel.  
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A draft of the proposed Resource Conservation District Zoning Ordinance, dated March 8, 2006, was distributed to the board for their review and discussion. The RCD is an agricultural district that permits residential, one (1) dwelling unit per 20 acres is the by-right density, except if you go to lot size averaging and put one (1) 

dwelling unit on 80,000 sq. ft., you can have two (2) dwelling units. Upon review, the following changes were recommended:  

1. Page 5, (4) Maximum building height.  

c. The height of farm structures shall not exceed 45 feet.  

Ken Hoser stated that the standard for a silo is 20’ diameter x 60’ in height. A provision can be put in the draft ordinance that silos can exceed the maximum permitted height of 45’. 

2. Page 4, (3) Permitted Uses.  Golf courses was questioned.                 

    David Banisch stated that they do use a lot of water, but   

    about 40% goes back into the ground.  A concern of using  

    pesticides was expressed.  David Banisch stated that 

    pesticides are very expensive so they are used very 

    conservatively.  Golf courses are not big polluters like in 

    the past.  If standards are put into an ordinance and if the   

    developer employs those particular standards, there is a 

    higher standard of performance that is required.  It is 

    protecting habitant, etc.  It could be put in the ordinance 

    that it is permitted under certain conditions.   

3. The draft ordinance states churches and other places of worship, Sunday School buildings, rectories and parish houses on lots not exceeding 10 acres in area. After discussion, the board requested Mr. Banisch to look into churches and other places of worship as a permitted use in zone districts other than proposed RCD. 

David Banisch will be supplementing the draft RCD ordinance with additional development options.  Attorney Edleston will look into the houses of worship and other public places.   

Frank Marchetta made a motion, seconded by Bill Kanyuck, to move into Executive session.  The vote is as follows:    

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 
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WHEREAS, Section 8 of the Open Public Meeting Act, Chapter 231, P:L: 1975, permits the exclusion of the public from a meeting 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 COAH – objections.

3. It is anticipated at this time that the above stated subject matter will be made public.  

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

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

A letter dated March 8, 2006, was received from  Michael Selvaggi, Esq. requesting that his clients, Balani/Batra, have an opportunity to meet informally with the Planning Board’s consultants to discuss their proposal for Block 28, Lots 4, 5 and 7. After discussion, Dave Barretto made a motion, seconded by Helio Carvalho, to deny Mr. Selvaggi’s request and instruct him to appear before the full board at a regular planning board meeting.  Due to urgent planning board matters, a request to appear may not be honored until July.  The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 

Due to urgent planning board matters, Greg Blaszka made a motion, seconded by Bill Kanyuck, to authorize Michael Finelli to make an administrative determination of completeness of any potential applicant between now and the April and May meeting. Mr. Finelli does not have the authority to grant any waivers. The vote is as follows:  

IN FAVOR:      Kanyuck, Blaszka, Carvalho, Hoser, Marchetta,   

               Rayna, Barretto, Gale, Bolger.  

OPPOSED:       None.

ABSTAINED:     None.   

Motion carried. 
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Master Plan workshop will be held March 27, 2006 at 7:00 p.m. in the Municipal Building. Agenda:  Land Use Plan draft.  Re-examination report to be reviewed at the April 12th meeting. April 24th is tentatively scheduled for a public hearing on the Master Plan.  Representatives should be present at the township committee meeting when they introduce the ordinances. Tentative dates would be May 4th – introduction of ordinances and May 18th – second reading and adoption. 

Frank Marchetta made a motion, seconded by Helio Carvalho, to adjourn the meeting.  Motion carried.  Meeting adjourned at 10:35 p.m.     

                                       Elva N. Pomroy

                                       Planning Board Secretary

Tom Bolger

Chairman

