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The January 14, 2021 Virtual Online Reorganization and Regular Meeting of the Greenwich Township 
Land Use Board was called to order by board secretary, Zuzana Karas, 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. 
 
Land Use Board Virtual Meeting Rules and Procedures are posted on the township website 
for reference: http://www.greenwichtownship.org 
 
Oaths of Office 
Attorney, Mr. Jon Drill, advised board members on how the virtual proceedings would follow for 
members requiring an oath of office. He swore in the following:  
 
Board member Mr. Paul Beam (Class I), Mr. Joseph Fiamma (Class IV), Mr. Joseph Cicchielo (Class II), 
Mr. Frank Marchetta (Class III), Mr. Bruce Williams (Class IV), Mr. Bill Kanyuck (Alternate #2), Ms. 
Pam Peslis (Alternate #3) and Ms. Andrea Sherlaw (Alternate #4). 
 
All members, individually, raised their right hand and read their oath of office into record. They then 
signed their oath, visibly seen via Zoom.  
 
Mr. Drill confirmed all members sworn in would be required to provide to him their signed forms which 
he would also sign and notarize for the Land Use Board records. 
 
Roll Call 
Members present: Paul Beam, Joseph Cicchiello, Frank Marchetta, Ray Buckwalter, Bruce Williams, 
Cathie Cullen, Gary Hill, Joseph Fiamma, Mark Scuderi, Jeremy Blunt, Bill Kunyack, Pam Peslis and 
Andrea Sherlaw  
Absent: None  
Others present: Mr. Jon Drill, Ms. Kendra Lelie, Mr. Michael Finelli and Ms. Zuzana Karas 
 
Reorganization 
a. Chairperson 
A motion was made by Bruce Williams and second by Joseph Fiamma to appoint Ray Buckwalter as 
Chairperson for 2021. (No other nomination was made by the board.) 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None 
The meeting was turned over to Chairperson Ray Buckwalter. 
 
b. Vice Chairperson 
A motion was made by Joseph Fiamma and second by Gary Hill to appoint Bruce Williams as Vice 
Chairperson for 2021. (No other nomination was made by the board.) 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None  

http://www.greenwichtownship.org/2020-land-use-board-agendas-minutes/
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c. Board Attorney 
A motion was made by Bruce Williams and second by Frank Marchetta to appoint Mr. Jonathan E. Drill, 
Esq., as the Land Use Board’s Attorney for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None 
 
d. Board Engineer 
A motion was made by Gary Hill and second by Joseph Fiamma to appoint Mr. Michael S. Finelli, PE, as 
the Land Use Board’s Engineer for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None 
 
e. Board Planner  
A motion was made by Bruce Williams and second by Frank Marchetta to appoint Ms. Kendra A. Lelie, 
PP, as the Land Use Board’s Planner for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None. 
 
f. Board Secretary  
A motion was made by Mark Scuderi and second by Gary Hill to appoint Ms. Zuzana Karas as the Land 
Use Board’s secretary for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None.  
 
g. Selection of newspapers for publication of legal notice for 2021 
A motion was made by Mark Scuderi and second by Joseph Fiamma to designate the ‘Express Times’ and 
the ‘Star Ledgar’ as the official newspapers for publication of legal notices for the board in 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None. 
 
h. Approval of Meeting Schedule for 2021 
A motion was made by Gary Hill and second by Ray Buckwalter to approve the schedule of meeting 
dates for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None. 
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i. Authorization to charge for copies of meeting agendas and meeting minutes for 2021. 
A motion was made by Bruce Williams and second by Gary Hill to authorize the charging for minutes, 
agendas and meeting notices for 2021.  
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None. 
 
j. Adoption of Rules of Procedure for 2021 
 
Chairperson, Mr. Buckwalter, asked if virtually meetings needed to be elucidated in the Rules of 
Procedures for 2021? Board attorney, Mr. Drill, confirmed that nothing needed to be added. Mr. Drill did, 
however, advise that he would be drafting a separate resolution, for the board to adopt, which would 
cover virtual meetings as per the DCA. Mr. Drill confirmed the resolution would be ready for adoption at 
the board’s next scheduled meeting. 
 
Mr. Drill addressed the board to explain a change that had been made in relation to the proper procedure 
requirements when excusing any board members from scheduled meetings. (The revised version was 
provided to all members prior to the meeting.) This change was made to prevent possible issues down the 
road considering Mr. Drill had had an experience in another township recently. Mr. Drill gave an example 
on the difficult situation which occurred in a municipality, not named, due to the protocol not being 
followed. He informed the board on the importance of excusing board members, following a call by the 
member requesting an excused absence, made to the chair and/or board secretary. All requested excused 
absences should be followed with a motion and second of approval.  
  
A motion was made by Bruce Williams and second by Gary Hill to adopt the rules for 2021. 
A roll call vote was taken on the motion and it was approved by the following votes: 
Ayes: Paul Beam, Joseph Cicciello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Cathie Cullen, 
Gary Hill, Joseph Fiamma and Mark Scuderi. 
Nays: None. 
 
Minutes 
December 10, 2020; Regular Meeting 
A change on page 3 was made to include Resolution No.2020-07, which was passed that evening.  
A motion was made by Gary Hill and second by Jeremy Blunt to approve the Land Use Board’s 
December 10, 2020; regular meeting minutes.  
A roll call vote was taken and the motion was approved on the following vote: 
Ayes: Paul Beam, Joseph Cicchiello, Frank Marchetta, Ray Buckwalter, Bruce Williams, Gary Hill, 
Joseph Fiamma, Jeremy Blunt, Bill Kanyuck and Pam Peslis 
Abstain: Cathie Cullen and Mark Scuderi 
Nays: None  
Not Eligible: Andrea Sherlaw 
 
Extension of Time Request: 
 
Beatty- Minor Subdivision and Variances-Application No. 2019-04, Block 20, Lots17, 17.01 & 
19-South Main Street (County Route 637) 
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Mr. Carol Pierson, on behalf of the applicant, was present for the requested time extension. 
(Applicant, Ms. Beatty Pierson, has since passed away.) This extension, as explained by Mr. 
Drill, falls under the Covid-19 Extension Act due to the date of the resolution was memorialized. 
The act applies to all approvals granted after March 9th, 2020 providing an extension until the 
end of the emergency. This application had a resolution approved on March 12th, 2020.  
 
A discussion between the applicant and board professionals emerged on the final steps needed to 
complete this minor subdivision granted. A 90-day extension was confirmed to be more than 
enough time to accomplish the last pending phases. 
   
A motion to extend the subdivision approval by an additional 90-days, leading to April 14th, 
2021 to be exact, was granted with a motion made by Gary Hill and a second by Mark Scuderi. 
 
Board member, Frank Marchetta, advised the board that the township committee had appointed 
Ms. Andrea Sherlaw, a new board member, as an Alternate #1 member not an Alternate #4. (This 
came up during the roll call on the extension granted.) Confusion lead to a discussion on how a 
new board member would be an Alternate #1 consider the board already has three existing 
alternates? In the past existing members would simply be bump up, this was communicated 
leaving the board in complete confusion.  
 
As directed by the board attorney, it was agreed to obtain a copy of the minutes from the 
Township Committee Reorganization Meeting. With those minutes the board could then confirm 
what position Ms. Andrea Sherlaw was appointed to by the mayor. This was to be addressed at 
the next Land Use Board meeting.  
 
Board Attorney, Mr. Drill, advised for this situation in particular the call the roll call vote 
including all members. This was simply to avoid any issues should the alternates be reordered.  
 
Roll Call: Paul Beam, Joseph Cicchiello, Frank Marchetta, Ray Buckwalter, Bruce Williams, 
Cathie Cullen, Gary Hill, Mark Scuderi, Jeremy Blunt, Bill Kunyack, Pam Peslis and Andrea 
Sherlaw 
 
Recused: Joseph Fiamma 
 
Discussion 
 
Re-examination of Master Plan and Development Regulations 
 
Chairperson, Mr. Buckwalter, advised the board that prior board member, Ms. Dawn Marie 
Kondas, whom since retired, had also volunteered to chair the Master Plan Committee. The sub-
committee, that was formed, never actually held a meeting due to the pandemic. The board, 
collectively, agreed to avoid forming any sub-committees but instead to handle all discussions 
during public meetings.  Mr. Drill inform the board on the typical process followed by 
municipalities in accomplishing a re-examination plan. With a deadline of March 14th, 2022, the 
board agreed to leave time for discussion on all future Land Use Board meetings going forward. 
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The board planner advised she would present an outline regarding the master plan at the next 
meeting. In the meantime, the current master plan would be posted to the township website for 
public access. Due to the township budget this would be a re-examination report not a master 
plan amendment.    
  
Discussion of Industrial Build out within Greenwich and Impacts on Rural Character of 
Our Town 
 
As recommended by board member, Frank Marchetta, discussion on proposed and existing 
warehousing was conversed. A potential study on non-residential zones and the impact on 
residential quality of life was explored. The board planner offered to present an outline on non-
residential zones, along with current requirements pertaining to such zones. Ms. Lelie also 
informed the board she would provide an update on all vacant land in town. The board would 
then be able to determine if current requirements are appropriate or if changes need to be made. 
The board agreed that if any further studies would be needed and/or desired after this 
information is provide, they would revisit the topic at a later time. The proposed warehousing 
was discussed with shared concern expressed by all. 
 
 
The Land Use Board meeting concluded. A motion was made by Gary Hill and second by Ray 
Buckwalter to adjourn the meeting at 8:53p.m. The motion was passed unanimously. 
 
 
Respectfully submitted by,  
Zuzana Karas, Land Use Board Secretary. 
 
 


