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The August 13, 2020 Regular Meeting of the Greenwich Township Land Use Board was called 
to order by chairman, Ray Buckwalter 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 Gazette” 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. 
 

Greenwich Township 
Virtual Meeting: Land Use Board Rules and Procedures 

 
1. Zoom waiting room will be turned on. Upon entry all participants will enter through a 

virtual waiting room. The Board Secretary will be the meeting moderator and will admit 
each individual.  Please use your first and last name as your user name.  The Board 
Secretary will not admit anyone using an inappropriate pseudonym / screen name.   

Note: If joining the meeting after it has started there may be a delay being admitted since 
the moderator will be handling multiple tasks, please be patient. 

 
2. To prevent background noise and ensure clear audio most participants will remain muted 

during the meeting.  To be recognized by the Chairperson to speak use the Raise Hand 
option located in the Participants dialog box.  The Chairperson, and moderators will 
unmute as needed.  You can mute yourself, but you cannot unmute yourself.   If you mute 
yourself you will need to use the “Raise Hand” option again to alert the Chairperson that 
you wish to be unmuted. 

3. You are encouraged to use your device's camera and provide a video feed for the best 
meeting experience. 

4. Greenwich Township reserves the right to remove any participant that are deemed to be 
disrupting the meeting.  This includes any inappropriate audio or video.  Anyone 
removed from the meeting will not be readmitted. 

5. In the event the meeting has technical difficulties and ends abnormally we will attempt to 
restart the meeting.  All required participants should try to reconnect using the original 
meeting link. All optional participants may also attempt to reconnect. If within 20 
minutes of the meeting ending abnormally a restart is not successful the meeting will be 
ended and rescheduled (if necessary). Information concerning rescheduling will be posted 
on the Township Website (WWW.GREENWICHTOWNSHIP.ORG). 

6. For more information on how to use Zoom visit www.Zoom.com 

 

 
 

http://www.greenwichtownship.org/
http://www.zoom.com/
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Roll Call 
Members present: Bruce Williams, Paul Beam, Joseph Cicchiello, Dawn Marie Kondas, Frank 
Marchetta, Ray Buckwalter, Joseph Fiamma, Jeremy Blunt, Mark Scuderi, Cathie Cullen, Bill 
Kanyuck and Pam Peslis 
Excused Members: Gary Hill 
Others present: Board Attorney Jon Drill, Board Planner Elizabeth McManus, Board Engineer 
Michael Finelli, and Board Secretary Zuzana Karas 
 
Board engineer, Mr. Mike Finelli, introduced Mr. Joe Vuich, a new member of Finelli 
Consulting Engineers Inc., to the Greenwich Land Use Board. 
 
Minutes 
 
July 9, 2020; Regular Meeting. 
 
A motion was made by Mark Scuderi and seconded by Jeremy Blunt to approve the Land Use 
Board’s July 9, 2020; Regular Meeting minutes. 
A roll call vote was taken and the motion was approved on the following vote: 
Ayes: Bruce Williams, Paul Beam, Dawn Marie Kondas, Ray Buckwalter, Frank Marchetta, 
Jeremy Blunt, Joseph Fiamma, Mark Scuderi, Joseph Cicchiello and Cathie Cullen 
Absent: Gary Hill 
Abstain: Bill Kanyuck and Pam Peslis 
Nays: None  
 
Adoption of Resolutions: 
 
Approval of Correction Resolution No. 2020-02C, Marcin Koslerb & Jose Gonzalez-
Certification that the Multi-Family Dwelling Apartment Building, with its Four Dwelling Units, 
is a Lawfully Created Preexisting Nonconforming Use-Application No. 2020-02 -Block 22, Lot 
12, 600 South Main Street 
 
A motion was made by Bruce Williams and seconded by Joseph Cicchiello to approve 
Correction Resolution 2020-02C following a roll call vote by the board members who were 
eligible to vote on the matter. 
 
Roll Call Vote: 
Ayes: Frank Marchetta, Ray Buckwalter, Bruce Williams, Joseph Cicchiello, Joseph Fiamma, 
Dawn Marie Kondas, Jeremy Blunt and Paul Beam 
Absent: Gary Hill 
 
Approval of Resolution No. 2020-03, Marcin Koslerb & Jose Gonzalez-Certification that the 
Four Dwelling Units in the Multi-Family Dwelling Apartment Building along with the One Unit 
in the Rear Building, are Lawfully Created Preexisting Nonconforming Use-Application No. 
2020-01-Block 16, Lot 22, 551-555 North Main Street 
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A motion was made by Jeremy Blunt and seconded by Paul Beam to approve Resolution 2020-
03 following a roll call vote by the board members who were eligible to vote on the matter. 
 
Roll Call Vote: 
Ayes: Frank Marchetta, Ray Buckwalter, Bruce Williams, Joseph Cicchiello, Dawn Marie 
Kondas, Jeremy Blunt and Paul Beam 
Absent: Gary Hill 
 
Public Hearing:  
 
Phillipsburg Greenwich, LLC c/o Madison Properties USA, LLC - Minor Site Plan-
Application No. 2019-03-Block 26, Lot 33.01 (Tenant “Ross Dress For Less”-formally 
Staples) 
 
Mr. Michael P. O’Grodnick, Esq., representing the applicant, along with Mr. Mike Textores the 
applicant’s engineer, Mr. Art Bernard the applicant’s planner, Mr. John Mannino the applicant’s 
architect and Mr. Penny Taub the applicant’s representative were all present for the application. 
 
Board attorney, Jon Drill, swore in Mr. Mike Textores, Mr. Art Bernard, Mr. John Mannino, Mr. 
Penny Taub, Mr. Mike Finelli and Ms. Beth McMannus.  
 
Mr. Michael P. O’Grodnick, Esq., explained that the applicant is before the board seeking minor 
site plan approval with variances. Mr. O’Grodnick went on to explain an overview of what type 
of retail Ross Dress For Less operates, being based out of California. The applicant, as 
explained, is looking for approval for a total of seven signs measuring 442 square feet. 
 
Board Secretary, Zuzana Karas, confirmed for the record that notices were sent by certified mail 
to all owners of lots within 200’ of the property, and that notice(s) were published in the 
newspaper. Board Attorney, Jon Drill, confirmed the content of the notice(s) were satisfactory. 
Mr. Mike Finelli added that the application was deemed completed, leading Ray Buckwalter, the 
chairman, to make a ruling to continue with the application. 
 
Mr. Mike Textores, qualified as an expert in professional engineering by the board chairman Ray 
Buckwalter, provided detail on the site’s location, the proposed front façade overhang along with 
other site plan modifications. Comments from Mr. Mike Finelli’s report were addressed. No 
questions from the board and/or public were asked following Mr. Textores’s testimony. 
 
Mr. John Mannino, qualified as an expert in professional architecture by the board chairman Ray 
Buckwalter, went over proposed floor plans, the dumpster area, the current loading lock as well 
as the front of the building which has proposed alternations. The proposed signage was explained 
specifically to the different sides of the building, with detail on the overall façade changes 
proposed. Comments from Mr. Mike Finelli’s report along with Mrs. McMannus’s report were 
addressed. Ms. Beth McMannus explained that inaccurate calculations were provided in her 
report, which then were corrected on record by the applicant.  
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Bruce Williams, board member, asked about the proposed bump out and the effect it may have 
on the sidewalk, and if a variance was required for that? Mr. Williams also asked about the size 
of the prior Staples sign, which was not known by the applicant and/or the board’s professionals.  
 
No questions from the public were asked following Mr. Mannino’s testimony. 
 
The final witness made his testimony, Mr. Art Bernard the applicant’s planner, whom was also 
recognized as an expert professional planner by the board chair, Ray Buckwalter. Mr. Bernard 
explained why the relief is needed for this retail business, explaining the positive and negative 
criterial(s) to the board. Mr. Bernard ended his testimony by explaining that the proposal is 
encouraging the use of the land while also providing the public a benefit. Cathie Cullen asked 
about the tiers proposed, Mr. Mannino explained it’s the applicant’s brand standard design.  
 
Mr. Jon Drill, board attorney, gave his legal input to the board regarding the D(6) and C(2) 
approval requested. He advised the board to focus on Ms. McMannus’s memo specifically page 
6. Mr. Drill also informed board members Paul Beam and Frank Marchetta that since this was a 
D(6) application, class 1 and class 3 board members would not be able to participate on the 
application and/or vote on the matter.  
 
Beth McMannus, board planner, went on to inform the board on illumination regulations. She 
explained that with this signage, the facility would be required to follow auto shut off within one 
hour of store closing. Mr. Pinny Taub confirmed that the site would fully comply with this, as it 
has in the past. 
 
No further questions were asked by the public following Mr. Bernard’s testimony. 
 
Board attorney, Jon Drill, explained that the board would be voting to approve a minor site plan 
application with a D(6) variance for the façade height and C variance(s) for the number of signs 
along with the total proposed square footage of signage. 
 
Ray Buckwalter, board chair, asked the public if there were any questions and/or comments. No 
questions/comments were asked.  
 
A motion was made by Dawn Marie Kondas and seconded by Joseph Cicchiello approving the 
minor site plan with its variance(s) along with all conditions made. 
 
Roll Call 
 
A roll call vote was taken and the motion was approved on the following vote: 
Ayes: Bruce Williams, Dawn Marie Kondas, Ray Buckwalter, Jeremy Blunt, Joseph Cicchiello, 
Cathie Cullen, Mark Scuderi, Joseph Fiamma and Bill Kanyuck  
Absent: Gary Hill 
Abstain:  
Not eligible to vote: Paul Beam and Frank Marchetta 
Nays: None 
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Distributed Solar Development, a GE Renewal Energy Venture-(The Home Depot), Roof 
Mounted Solar Panels-Minor Site Plan Approval-Application No. 2020-04-Block 23, Lot 36 
 
Mr. Michael Stanzione, Esq., representing the applicant, along with fact witness Mr. Conor 
Trujilo from pure power engineering and Mr. Dennis Breza from DSD Renewables.   
 
Board attorney, Jon Drill, swore in Mr. Conor Trujilo, Mr. Dennis Breza, Mr. Mike Finelli and 
Ms. Beth McMannus.  
 
Mr. Michael Stanzione, Esq., explained that the applicant is before the board seeking minor site 
plan approval along with any variances.  
 
Board Secretary, Zuzana Karas, confirmed for the record that notices were sent by certified mail 
to all owners of lots within 200’ of the property, and that notice(s) were published in the 
newspaper. Board Attorney, Jon Drill, confirmed the content of the notice(s) were satisfactory. 
Ray Buckwalter, the chairman, made a ruling to continue with the application. 
 
Fact witness, Mr. Conor Trujilo, project manager at Pure Power Engineering, gave a brief 
overview of the plans submitted to the board. The proposed 1,200 solar modules were discussed 
in how they would be mounted, the electrical wiring and the existing roof layout which they 
would be placed on.  
 
Both reports from the board professionals, Mr. Finelli, and Ms. McMannus were gone over in 
detail. The applicant explained that the panels will not be visible from the front of the building 
due to the present parapets and the degree of the panels mounted. All comments and 
recommendations made on both reports were discussed and agreed to on behalf of the applicant. 
 
Fact witness, Mr. Conor Trujilo, when on to explain the location proposed for the equipment 
needed, particular the disconnect units, as per Ms. McMannus’s report. As explained the reason 
for the particular location is due to electrical safety reasoning, qualifying as a C(2) variance.  
 
Mr. Breza, project development manager with DSD Renewables, explained the expected 
megawatt hours these solar would provide. (This was touched on due to a comment that Mr. 
Finelli presented in this report.)  
 
Ray Buckwalter, board chair, asked the board and public if there were any questions and/or 
comments. No questions/comments were asked.  
 
Jon Drill, advised the board, they would be voting on approval for a minor site plan which would 
comply with all the requirements aside from the location of the equipment. However, that 
equipment would be located in the rear side setback due to safely reasoning, granting a C(2) 
variance.  
 
A motion was made by Mark Scuderi and seconded by Joseph Cicchiello to approve in favor in 
granting relief on the site plan with a C(2) variance with all conditions made. 
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Roll Call 
 
A roll call vote was taken and the motion was approved on the following vote: 
Ayes: Bruce Williams, Dawn Marie Kondas, Ray Buckwalter, Jeremy Blunt, Joseph Cicchiello, 
Cathie Cullen, Mark Scuderi, Joseph Fiamma, Paul Beam and Frank Marchetta 
Absent: Gary Hill 
Abstain:  
Nays: None 
 
Resolution: 
 
Chairman, Ray Buckwalter, advised the board that the resolution would be voted on with the 
conditions stated, regarding escrow accounts being covered.  
 
Approval of Resolution No. 2020-04, Distributed Solar Development, a GE Renewal Energy 
Venture-(The Home Depot), Roof Mounted Solar Panels-Minor Site Plan Approval-Application 
No. 2020-04-Block 23, Lot 36 
 
A motion was made by Mark Scuderi and seconded by Bruce Williams to approve Resolution 
2020-04 following a roll call vote by the board members who were eligible to vote on the matter. 
 
Roll Call Vote: 
Ayes: Frank Marchetta, Ray Buckwalter, Bruce Williams, Joseph Cicchiello, Dawn Marie 
Kondas, Jeremy Blunt, Paul Beam, Cathie Cullen, Mark Scuderi and Joseph Fiamma 
Absent: Gary Hill 
 
New Business:  
 
Ordinance Amendment-Chapter 16, Section 4.19 Renewable Energy Facilities, to Permit 
Roof Mounted Solar Panels to Face Public Street in Specified Circumstances 
 
Beth McMannus, the board planner, explained the newly updated solar ordinance versus the one 
presented at last month’s meeting. The changes made focused on features that would maintain 
renewable energy as undistinguishable as much as possible visually. Ms. McMannus presented to 
the board the changes made and explained how these changes would better address the areas the 
board felt uneasy about.   
 
The board member(s) and board professional(s) went on to discuss the ordinance pertaining to a 
new process that would take place with the ordinance being amended, the cost of this type of 
renewable energy, along with other positive and negative feedback. 
 
Joe Landicino from the public, permit coordinator for Sun Power Solar, asked if this ordinance 
would include module panels, Ms. McMannus explained it would only apply to building 
integrated solar.  
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With no further question from the board and/or public a motion was made to direct the board 
secretary to send out a recommendation to the township committee and mayor to introduce and 
adopt the ordinance amendment. 
A motion was made by Bruce Williams and seconded by Dawn Marie Kondas   
 
Ayes: Frank Marchetta, Ray Buckwalter, Bruce Williams, Joseph Cicchiello, Dawn Marie 
Kondas, Jeremy Blunt, Paul Beam, Cathie Cullen, Mark Scuderi and Joseph Fiamma 
Absent: Gary Hill 
 
Chairman, Ray Buckwalter, asked if any changes should be expected regarding virtual meetings 
going foward, in which Mr. Drill confirmed they will continue until the governor releases the 
state of emergency status.  
 
Board member, Frank Marchetta, informed the board that Doris Raina, an active member of the 
town, had passed away. The board expressed their condolences to her family. 
 
Adjournment 
 
A motion was made by Frank Marchetta and seconded by Joseph Cicchiello to adjourn the 
meeting at 9:50 p.m. The motion was passed unanimously. 
 
Zuzana Karas, Land Use Board Secretary.   
 
 
 
 
 


