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The September 12, 2018 Regular Meeting of the Greenwich Township Land Use Board was called 

to order by Vice-Chairman Bruce Williams at 7:30 p.m. 

 

Adequate notice of this meeting has been given in accordance with the Open Public Meeting Act in 

that a notice was published in the “Star Ledger” and “Express Times” newspapers. Notice was 

posted on the municipal bulletin board in the Township Administration Building in Greenwich 

Township, New Jersey and notice was filed with the Township Clerk.  

 

Members present:  Paul Beam, Frank Marchetta, Bruce Williams, Dawn Marie Kondas, Gary Hill, 

Joseph Cicchiello, Bill Kanyuck, Pam Peslis, Cathie Cullen, Joseph Fiamma and Mark Scuderi 

 

Members Absent:  Ray Buckwalter and Jeremy Blunt - Excused 

 

Professionals present:  Attorney Jon Drill, Engineer Michael Finelli and Planner Elizabeth 

McManus 

       

FLAG SALUTE  

 

MINUTES 

Vice-Chairman, Bruce Williams addressed the board asking for comments or a motion to approve 

the minutes from August 8, 2018. The board recommended changing the word from ‘purse’ to 

‘persue’ on page 3 paragraph 4, members and professionals agreed on the change. 

 

A motion was then made by Frank Marchetta and seconded by Mark Scuderi to approve the 

minutes from August 8, 2018 with the word change. 

 

Ayes: Paul Beam, Frank Marchetta, Bruce Williams, Dawn Marie Kondas, Gary Hill, Joseph 

Cicchiello, Bill Kanyuck, Cathie Cullen, Joseph Fiamma and Mark Scuderi 

Neys: None 

Abstain: Pam Peslis 

 

Vice chairman informed the audience that the first order of business would be to address the 

Township Committees request, which was for the Land Use Board to looking at various parcels 

of land at the Dowel tract as part of option “C” to fulfill the affordable housing requirements. 

This would not be a public hearing so there will be no public questions or comments. Only land 

use board members will ask questions and make comments. Vice chairman went on to explain 

that the second part of the meeting would be an public hearing on the proposed 2018 

Amendment to the Housing Element and Fair Share Plan which will be subject to questions and 

comments from members of the public after being sworn in. 
 

NEW BUSINESS 

Jon Drill stated that he had received an email from Eric Mr. Kasoff, one of the owners from the 

Dowel tract, Mr. Tipton, an attorney for the developers of the warehouse option (Option B), and 

Adam Gordon, an attorney at Fair Sharing Housing Center and that, after reading all of the 
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emails, Mr. Drill was of the opinion that option “C” is still a possibility regardless of Mr. 

Kasoff’s initial email. Mr. Drill advised that Fair Share Housing Center would be getting back to 

him as to whether or not option “C” represents a realistic opportunity for affordable housing at 

this point. Mr. Drill advised the board should go ahead with its agenda unless and until notice is 

received from Fair Share Housing Center otherwise.  

 

 

Vice Chairman announced that video recording of the hearing would take place now and for 

future meetings giving the public access to the Land Use Board meetings online through the 

township website.  

 

Beth McManus, the township planner, presented all the six options for the Dowel tract with the 

benefits and difficulties with each.  

 

Following the questions and comments between the board members and professionals, Vice-

Chairman Williams asked if the board wanted to make a recommendation to the Township 

Committee.   

 

Frank Marchetta suggested the discussion be opened to the public, vice chairman asked for a motion 

which was given by Frank Marchetta but no member seconded the motion, so the motion was 

denied. 

 

The Vice Chairman recommended the members rule out options that they don’t want to 

recommend to the committee, after eliminating options 3, 4, 5 and 6 the board agreed on 

recommending option 1 with option 2 as a backup.  

 

A motion was made by Gary Hill and seconded by Joe Fiamma to adopt the following resolution:  

 

GREENWICH TOWNSHIP LAND USE BOARD  

 

 

RESOLUTION RECOMMENDING TO THE TOWNSHIP COMMITTEE  

SITE OPTION #1 FOR AFFORDABLE HOUSING OPTION C  

WITH SITE OPTION #2 AS A BACKUP 

 

 

 WHEREAS, the Greenwich Township Land Use Board (the “Board”) was requested by 

the Township Committee of Greenwich Township (the “Township Committee”) to make a 

recommendation to the Township Committee regarding site selection for the so-called 

Affordable Housing Option C, which is a proposed re-zoning of a portion of the Dowel property 

(Block 36, Lots 2 and 3) for an affordable inclusionary housing development (the “Dowel 

rezoning”); 
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 WHEREAS, the Board at its meeting held on September 13, 2018 considered six (6) 

possible site options for the Dowel rezoning as discussed in a September 7, 2018 memo from 

Elizabeth McManus and Daniel Hauben to Jon Drill (the “Site Options Memo”) and depicted in 

the “Inclusionary Housing Site Options” graphic attached to the Site Options Memo; 

 WHEREAS, after considering the pros and cons of the six (6) site options, the Board 

voted to recommend to the Township Committee site option #1 with site option #2 as a backup; 

 NOW, THEREFORE, BE IT RESOLVED BY THE BOARD ON SEPTEMBER 12, 

2018 THAT THE BOARD RECOMMENDS SITE OPTION #1 FOR AFFORDABLE 

HOUSING OPTION C TO THE TOWNSHIP COMMITTEE WITH SITE OPTION #2 AS 

A BACKUP. 

 

Ayes: Paul Beam, Frank Marchetta, Bruce Williams, Dawn Marie Kondas, Gary Hill, Joseph 

Cicchiello, Bill Kanyuck, Pam Peslis, Cathie Cullen, Joseph Fiamma and Mark Scuderi 

 

PUBLIC HEARING ON THE ADOPTION OF AN AMENDED 2018 HOUSING ELEMENT 

AND FAIR SHARE PLAN 

Township planner Beth McManus was sworn in and members Paul Beam and Frank Marchetta 

recused themselves from the hearing. The township planner made a detailed presentation on the 

Amended 2018 Housing Element and Fair Share Plan. 

 

Question and comments by the board members as well as the public followed. Prepared statements 

from email were read into the record.  

 

Questions:  

 

Mr. Farrello questioned option B and was it explained that warehousing could take place on three 

properties. 

 

Mr. Kravick asked if rezoning an area would need to have a traffic study. The answer was not at the 

time of re-zoning but at the time of a subsequent site plan or subdivision application.  

 

Resident asked when he should expect the start of the project to begin, Answer was that’s hard to 

determine at this point.  

 

Mr. Chantzis asked if owners of Dowel can prevent a zone change from occurring and was told 

that Dowel could not prevent it it but could file a lawsuit challenging it.  
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Mr. Mason asked if Dowel accepted would no more affordable housing be able to occur after this 

development.  The answer was that would need to be determined in the future.  

 

Ms. Gullion asked about the units on Dowel being too dense.  The response was that it would not 

be more then allowed.  

 

Mr. Gullion asked if Dowel owners will accept option C. The answer was not at this time. 

 

Mr.Tipptin asked if an impact study was performed for option A and option B.  The answer as 

no. 

 

Mr. Fornaciari asked where option C came from.  The answer was that the Dowel option C was 

put on the table from the Township Committee. 

 

Comments: 

 

Mr. Perrone recommended that 71 units be built on Dumont and 50 on Dowel. 

 

Mr. Chantzis was very disappointed that the board members did not second the motion to have 

the discussion open to the public during the first part of the meeting.  

 

Mr. Tipptin wanted to add that he does not represent the owner but rather the developer and 

confirmed that communication has taken place over two months.  

 

Mr. Aydelotte recommended the Township Committee adopt option “A”. 

 

Mr. Snodgrass commented to stay together as a town and “C” makes sense to him.  

 

Ms. Gullion read three separate emails to put on record.  

Email one: 

“To The Mayor and Council, The primary purpose of this email is to ask you and your 

colleagues on the council to provide more transparency in regards to affordable housing. We just 

learned via the neighborhood Grapevine that it is proposed that 300 new units on the Dow tract 

adjacent to Beattys Road.  Upon hearing this we went to the township website and reviewed 

various affordable housing documents. The first one we looked at was the affordable housing 

FAQ dated July 10th which as you know delineates alternatives for satisfying the Township's 

obligations to provide affordable housing.  This memorandum said that the best option was to 

use land owned by the township that had been purchased with the express purpose of providing 

affordable housing.   

This option minimized the number of units to be built, minimized the burden on the school 

system and infrastructure, and did not involve negotiating a quid pro quo with a developer. 

Additionally this option had the necessary approval/agreements with...  

In the FAQ memo it was stated that the township has opted for this alternative.  It also stated that 

the township was unwilling to allow the creation of additional housing units to satisfy its 

obligation. 

The next document we looked at was The Greenwich Township Land use 
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Board Resolution recommending option C (development of 50 acres along Beatty’s road for 300 

multi-family units, 20% of which (61 units) would be affordable for-sale units.)  Based on the 

review of these two documents we are greatly distressed with the lack of details as to what is 

being contemplated which looks  like a complete reversal of the townships publicly stated 

position.  The fact that this reversal occurred within a month of publicly stating that the township 

was unwilling to allow the creation of additional housing units is alarming given the absence of a 

written publicly articulated and published rationale.  Until this happens we implore you and your 

colleagues to suspend all efforts to pursue option C until a factual memorandum of the details 

and ramifications of Option C can be disseminated and public hearings held. 

You can expect to receive further input as we consider available public 

Information and hopefully more forthcoming current information.” 

The second email: 

“To the Mayor and Council of Greenwich Township In our continuing effort to understand why 

the Township abandoned the previously announced affordable housing plan (Option A), we 

watched the video of the August 16 Township Committee meeting.   Option A had been in 

development over a considerable period of time, property had been acquired to implement this 

plan and necessary agreements had been finalized.  In the August meeting it was announced that 

subsequent to the July township meeting, Options B and C were “presented to us (The Council)” 

and resolutions were made to facilitate and pursue Option C.  It was briefly noted that Option B, 

which involved striking a bargain with a developer to build affordable housing in exchange for permitting 

warehousing, was also still on the table.  Nowhere in the discussion were the particulars of how and from 

where these new options materialized.  Also, there were no reasons set forth as to why Option A was 

abandoned other than Mr. Marchetta commenting that this was the government “trying to help you.” 
Regarding Option C: 

First, the public discussions and documents available regarding this option fall far short of fulfilling the 

township committee’s mission statement of “providing full transparency in each and every undertaking.” 

Second, absent any explanation, Option C is,on the surface, nonsensical.  Why build 360 units when the 

mandated 121 will suffice?  360 is nearly 3 times what is actually needed.  Why increase threefold the 

burden of increased educational expenses, infrastructure costs and an inevitable rise in property taxes? 

We ask that the Township Committee be more forthcoming regarding Options B and C,.  Until this 

happens please take no further action in regards to Options B and C. 

Respectfully,Bill and Doris Gullion13 Barn Swallow Court” 

Email three: 

“To The Mayor and Council of Greenwich Township Using the most current data, the housing units in the 

Township increased by 97 units (5.31%) from 1828 units to 1925 units between 2010 and 2016.  Option A 

will increase the units by 121 (6.29%) over the 2016 number.  Option C will increase the units by 360 

(18.7%).  These numbers are of a magnitude that will impact the entire township, not just the residents on 

Yvonne Way or Beattys Road but the entire Township. 

 The data used is from the US Census Bureau.  These numbers come with a significant margin of error.  

Presumably,  the Land Use Committee and Council have access to much more accurate and timely 

information.  One would hope the Land Use Committee utilized this information in a rigorous analysis of 

the impact of Option C before recommending it to the Council.  If so,  would the Committee share this 

analysis with the public?  If not will the Council (1) under take such an analysis and (2) share it with the 

public?   

A major difference between Option A and Option C  is that the growth associated with Option C can, in 

the short term, be avoided.  Future growth while it is inevitable, can and should be planned for and 

managed over time  in a manner that maximizes the potential of change and minimizes the negative 

impact.    This appears not to be the case with respect to Option C.   Option A, on the other hand, is a fully 

developed plan that should be implemented.  Additionally, we ask that the Council not take any further 

action with respect to Option C, and take every action possible to maintain the viability of Option A. 
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Respectfully Submitted, Bill and Doris Gullion13 Barn Swallow Ct.” 

 

Ms. Digeso commented on option “A”, “B” and “C” and Dumont. 

 

Mr. Kravick comment on what will happen to the community and to think outside the box. 

 

Mr. Mason commented on option “C”. 

 

Mr. Bagley commented on the option B plan is not good in the sense of how much trucking will 

occur. 

 

Mr. Caban commented on how dividing the affordable units between the Dumont Road site and 

the Dowel site would be a good option. 

 

Mr. Creighon said that he thought option “C” was agreed on prior to this hearing. 

 

The board made a motion to let anyone that already made a comment come back up to 

make additional comments. The motion was made by Bill Kanyuck and seconded by 

Mark Scuderi 

Mr. Perrone made a comment clarifying where option C came from. 

 

Vice Chairman asked if there were any further comments from the audience, seeing that 

there were none a motion was made by Gary Hill and seconded by Cathie Cullen to close 

to public hearing. The board conducted a straw poll to determine whether the board 

preferred option “A” over option “C” and, then, to determine whether the board preferred 

option “C” with a 61/60 unit spilt between Dumont and Dowel or a 71/50 split between 

Dumont and Dowel. The straw polls were as follows: 

 

       Prefer for option “A” over option “C” (4 yes; 5 no) 

       Prefer for option “C” with 61/60 split (0 yes; 9 no) 

 

A motion was then made by Gary Hill and seconded by Bill Kanyuck to adopt the following 

resolution:  

 

GREENWICH TOWNSHIP LAND USE BOARD 

RESOLUTION ADOPTING AMENDED 2018 THIRD ROUND HOUSING 

PLAN ELEMENT & FAIR SHARE PLAN DATED SEPTMEBER 12, 2018 

 

 

WHEREAS, upon notice duly provided pursuant to N.J.S.A. 40:55D-13, the Greenwich 

Township Land Use Board (the “Board”), held a public hearing on September 12, 2018 on a 

proposed Amended 2018 Third Round Housing Plan Element and Fair Share Plan dated 

September 12, 2018; and 

 

 

WHEREAS, upon the conclusion of the public hearing, the Board determined that the 

proposed Amended 2018 Third Round Housing Plan Element and Fair Share Plan should be 
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revised to change the mix of affordable housing units between the so-called Dumont Road 

property (Block 26, Lot 2) and the so-called Dowel property (Block 36, Lots 2 and 3) from 61 

affordable housing units on the Dumont Road property and 60 affordable housing units on the 

Dowel property to 71 affordable housing units on the Dumont Road property and 50 affordable 

housing units on the Dowel property in order to lower the total number of housing units on the 

Dowel property from 300 (240 market and 60 affordable) to 250 (200 market and 50 

affordable);and 

 

WHEREAS, the Board then determined that the revised Amended 2018 Third Round 

Housing Plan Element and Fair Share Plan was consistent with the goals and objectives of the 

Township of Greenwich Master Plan, will guide the use of lands in the municipality in a manner 

which protects public health and safety and promotes the general welfare in accordance with 

N.J.S.A. 40:55D-28, and is designed to achieve access to affordable housing to meet present and 

prospective housing needs in accordance with N.J.S.A. 52:27D-310;   

 

NOW THEREFORE BE IT RESOLVED, by motion duly made and seconded on 

September 12, 2018, that the Board hereby adopts the revised Amended 2018 Third Round 

Housing Plan Element and Fair Share Plan dated September 12, 2018. 

 

 

**************************************************************************** 

 

 

I certify that the above resolution was adopted on September 12, 2018 by the  

following vote of Board members: 

 

Ayes: Bruce Williams, Dawn Marie Kondas, Gary Hill, Joseph Cicchiello, Bill Kanyuck, Pam 

Peslis, Cathie Cullen, Joseph Fiamma, Bill Kanyuck, Pam Peslis and Mark Scuderi 

 

 

The Land Use Board meeting concluded. A motion was made by Dawn Marie Kondas and 

seconded by Cathie Cullen to adjourn the meeting at 10:40 p.m.   

        

        

Zuzana Karas, Land Use Board Secretary  

 


