JOINT LAND USE BOARD

REGULAR MEETING

July 17, 2008
“MINUTES”

Vice Chairman Schwager called the meeting to order at 7:00 pm. 
Adequate notice of this meeting had been provided in accordance with the Open Public Meetings Act.  For the record we have a quorum of Township Committee in attendance which has also been Sunshine Noticed.
Vice Chairman Schwager led all present in the Pledge of Allegiance
Roll was as follows:
John Casella – Present, John Descano – Absent, Jaclyn Dopke – Present, Alex Elefante – Absent,  Cal Greene – Present, Deputy Mayor Lavender – Present, Paul Lott – Present, Joe Maugeri – Present,  Mike Salvaggio – Present, Alan Schwager – Present,  Chairman Viereck – Absent, Anthony Zappasodi – Present. 

Also present:  Allen S. Zeller – Solicitor, and Bob Melvin – Planner.

Mr. Zeller swore in the Board’s Professionals that were present along with Caroline Armstrong and James Hartling.
First on the Agenda is to approve or amend the Minutes from the Regular Meeting of June 19, 2008.  A. Zappasodi made a motion to approve which was seconded by 

C. Greene.  All were in favor except for J. Lavender who abstained.

Next is a Resolution Granting Amended Preliminary and Final Major Subdivision Approval to NAR Farms LLC, for Oak Grove Estates, Block 11, Lots 2, 24 and 24.01.

J. Casella made a motion to approve the Resolution.

Before continuing, Mr. Zeller stated that there were a few corrections that he made.  He also received a call from Mr. Wayne Streitz and they may request an administrative correction on the farmland buffer.  A. Schwager stated that he does not feel this should be handled administratively and the applicant will need to come back to request this change.  A. Zappasodi stated that he also has a concern because there were members of the public at that meeting and they should be able attend if there is going to be a change.  
J. Casella made a motion to include the above amendments and was seconded by A. Zappasodi.  Roll was as follows:
Deputy Mayor Lavender – yes, Paul Lott – yes, Anthony Zappasodi – yes, Cal Greene – yes, Alan Schwager – yes, John Casella – yes, Michael Salvaggio – yes, Jackie Dopke – yes, Joe Maugeri – Abstain. 
Next Resolution is Granting a Bulk Variance to Lawrence J. Fox for Block 24, Lot 3.21.
A. Zappasodi made a motion to approve this Resolution which was seconded by C. Greene.  Roll was as follows:

Anthony Zappasodi – yes, Cal Greene – yes, Alan Schwager – yes, John Casella – yes, Michael Salvaggio – yes, Jackie Dopke – Abstain, Joe Maugeri – Abstain. 

Next on the Agenda under Old Business is Dryden Diving Co., Inc. ~ Continuance from June 19, 2008.

Mr. Dryden’s Attorney was not present at the moment and he was placed later on the Agenda.

The meeting continued with New Business which was the TDR ~ Real Estate Market Analysis.

Before continuing, Deputy Mayor Lavender addressed the Board stating that from this moment, Mayor Chila will be taking his seat on the Board.  There has been a change in his professional schedule where he would be conflicted out of the JLUB meetings every third Thursday, therefore he will not be able to serve which is unfortunate because he thoroughly enjoyed serving with the members of this Board.  He would like to thank the Board for the opportunity to serve with them.

Mr. Zeller swore Mayor Chila into the office of Joint Land Use Board Member.

Bob Melvin continued stating that this is the point in the 2 to 3 year process where a public meeting is required for the Real Estate Market Analysis.  It was performed to create the basis for the basis of the Transfer of Development Right credits.  This process began back in March 2007 and April 18th of this year, the State Planning Commission endorsed the TDR Plan.  So where we are right now is that this is a required public meeting to hear the REMA and simultaneously back in June, the Township transmitted the TDR Plan and petition for Plan Endorsement to the County Planning Board and the County Agricultural Development Board for comments and they are in a 60 day period to return comments on that petition.  So at this point Mr. Jim Hartling, who prepared the REMA with him will give a description of where the REMA is at this point.  
Mr. Hartling began stating that the TDR plan discussions began 11 years ago here in Woolwich Township.  For the record, Mr. Zeller marked the REMA into the record as A1.  

He gave a brief summary of the TDR plan stating that this is to create an economic mechanism in which the right to develop property in the sending areas can be transferred to land in the receiving areas and add increased value to that land and as a result cause development to occur in more compact fashion while still providing economic value to the owners of the land in the sending area.  The purpose of the Real Estate Analysis is to establish the underlying economic factors between the two.  

The objective and the expectations is that they have accurately reflected the relative values and therefore, as values rise within the community those relationships will stay reasonably constant and therefore the demand for development in the receiving area will create a parallel demand for developers to go to the property owners in the sending area and purchase those development rights at prices that are proportionate with the changing values in the community.  
So, basically the conclusions that they have reached is that Woolwich does have development potential within the receiving areas to achieve the development program over a 30 year period ~ and it has been articulated for that.  That development program is up to 3,217 homes of various types ~ single family, town home, twin and multi-family buildings; somewhere between 1.1 and 2.1 square feet of retail and about a half million to a million and a half square feet of office use.  The Woolwich Adult LLC property, which is immediately adjacent to the route 322 receiving area, will also have a very significant amount of commercial development as well as some age restrict housing development.  That is not in this analysis because they are technically part of the receiving area.
Similarly in the Auburn Road receiving area there is the potential for 502 single family town home units and somewhere between 60 and 70 thousand square feet of convenience retail.  

In the sending area, they have found that as of March 2007, the land value component for a developer to purchase a piece of ground to build a single family home was in the range of $65,000 to $80,000 per lot.  This was at the point in which there were approvals but they did not include the cost of achieving those approvals nor did it involve the availability of infrastructure.  Similarly, the value of the land for farming purposes is about $6,000 an acre.  That means that the value of a right to build a house is about $55,000.  So that is the value of the development right.  Similarly, in the receiving area there is a great variety of different housing types and a great variety of different commercial types.  
Reviews of this Analysis are done at 3, 5 and 8 year intervals to see if there is performance.  If it is found that there is something structurally wrong with the program, there will be the opportunity to adjust the relationships and proceed with the program.
J. Maugeri asked since this was done a year ago and given what has happened with the economy, what kind of effects does Mr. Hartling see this having on this Analysis.  

Mr. Hartling stated that this is a personal opinion ~ he thinks there has been a very significant slow down in the entire housing market caused largely by major crisis in the financial sector.  He thinks that if you look broadly across the country, the Philadelphia region actually has been less impacted then many other places.  The other aspect is that in general the more affluent parts of the housing market have been less impacted, except for the most affluent portions.  He thinks that in a few months lenders will be ready to develop the business relationships with the home builders but he does not expect to see a significant upturn for about another 18 months.
J. Maugeri stated that this was a snapshot taken a year and 3 months ago, is it an accurate snapshot for today or do we have to wait for the world to catch up to this.  Mr. Hartling stated that the pricing in other areas have just gone flat.  This snap shot was taken about a year after the pricing had slowed down.  He stated that some places in the country you are seeing price drops of 15% to 20% but you’re not seeing that in this region, you’re just seeing a slow down.

M. Salvaggio asked how anything can be based on inconclusive sampling population like that.  He stated that he has some background in statistics so he could debate this point with Mr. Hartling.  He thinks that a lot of what this report seams to be based on, and this is only his opinion, is definitely inconclusive because the market was 20 to 30 percent overdrawn.  
Mr. Hartling stated that there are “2” elements of this document.  One element says that is it likely that over the statutory period of time, which is 30 years, there will be the absorption of this volume of economic activity in order to say there will be a market for people to buy the development credits.  The second issue is what is the relative pricing of these development credits, even in these slow downs he has not seen anything that suggests the relative pricing is changing.  You really have to look at long term trends.
M. Salvaggio stated that he agrees with Mr. Hartling but what is happening in the financial industry with one bank failing over the next, there is 150 banks projected to fail over the next three years and to say that we are going to be on a upswing in the next three years is just very dangerous. 
Conversation continued over the present economy.
C. Greene asked how they determined the square footage numbers for the Auburn Road receiving area.   Mr. Hartling stated that this was given to him from the underlying zoning.
J. Maugeri asked B. Melvin if it was mandatory to buy credits to build in the receiving zone or if it is optional.  Mr. Melvin stated that if you don’t buy credits to build in the receiving zone then you have 15 acre zoning.

A. Zappasodi made a motion to open the meeting to the public which was seconded by J. Casella.  All were in favor.

Mr. Joe Musumeci was sworn in by Mr. Zeller.  
Mr. Musumeci wanted to know if land owners were locked in to selling there land for the $55,000 that was mentioned earlier.  Mr. Hartling stated that it is a market driven condition and the landowner can sell to whomever they want.

With no further public comment J. Casella made a motion to close to the public which was seconded by Mayor Chila.  All were in favor.

Mr. Zeller stated that even though Mr. Hartling testified last year, he would like him to state his qualifications for the record.  He stated his qualifications.

A. Zappasodi made a motion to endorse the REMA which was seconded by C. Greene.  Roll was as follows:

John Casella – yes, Jackie Dopke – yes, Cal Green – yes, Paul Lott – abstain, Alan Schwager – yes, Anthony Zappasodi – yes, Joe Maugeri – yes, Michael Salvaggio – yes, Mayor Chila – yes. 

Next on the Agenda is a continuation of Dryden Diving, Inc. – Block 49, Lot 3.  
For the record, Mayor Chila and P. Lott recused themselves from this portion of the meeting.

Mr. Wayne Streitz was present to represent the applicant.  
Mr. Bruce McKenna, sworn in from previous meeting, gave an overview of the bulk variance that the applicant is looking for and explained the Site Plan that was submitted to the Board.
The setbacks of the property were discussed.

Discussion continued over the moving of the storage containers.  Mr. Streitz stated that if the boxes are to be moved, Mr. Dryden would pay for off-duty police to come and provide traffic control, because that would be the one time that they would be going out into the public highway in order to get the flatbed back there to put the trailer on it.  
A. Schwager asked how high the fences between the trailers are.

Mr. Dryden stated that they are planning on an 8 foot gate mounted to the side of the box, so it would go with the box.  It would also have the privacy slats through it so you would not see anything behind it.  

Discussion ensued over the gates being mounted to the boxes.  If the boxes are moved that everything that is stored behind the gates would be exposed,

Mr. Dryden stated that this is a very good point and well taken and he would agree to just leave the boxes there.  If he were to need them off-site, he would just rent others.
Mr. Dryden had several pictures of the property for the Board to view.  The pictures were marked into the record starting with A1.
A. Zappasodi stated that some of the testimony that kind of changes his opinion is that these boxes may be permanent to a certain degree if the Board were so inclined.  He had some concerns about the temporary moving on and off site.  Mr. Streitz stated that they agree that that can be a condition of approval.

M. Salvaggio asked if Mr. Dryden could add more shrubs to block more of the property.  Mr. Dryden agreed to a certain degree as not to block any traffic view.
A. Zappasodi made a motion to open to the public which was seconded by J. Casella.  All were in favor.  

With no public comment, J. Casella made a motion to close public which was seconded by A. Zappasodi.  All were in favor. 

A. Zappasodi stated procedurally that if the Board was inclined it be “3” bulk variances, a front yard, back yard and lot area.  

C. Greene made a motion to Grant the Bulk Variances for front yard, side yard and lot area based on the information that was given tonight and the minimum lot area and the testimony given by the applicant that he will comply with working with Bob Melvin’s company on the shrubs and planting.

S. Zeller had a few conditions that should be included.  The boxes will not be removed from the site because the fences are bolted to the boxes.  They will install landscaping to screen the boxes.  
C. Greene stated that his motion includes all of these conditions.  J. Casella seconded the motion.  Roll was as follows:

A. Zappasodi – Yes, C. Greene – Yes, J. Casella – Yes, M. Salvaggio – Yes, J. Dopke – Yes, Joe Maugeri – Yes, A. Schwager – Yes. 

For the record, Mayor Chila and Paul Lott rejoined the meeting.
A. Zappasodi stated that there is one item on the Agenda for discussion and that is Auburn Chase ~ Papparone homes.  He just wanted to bring it to the Boards attention that there are conditions in that approval that had to do with active Radon fans.  Quite frankly, he does not think those conditions can be enforced.  They want to know how they can correct this.  A. Schwager stated that he thought that they knew that our Code office could not legally inspect that and they agreed to get a certified radon inspector down here.  J. Casella asked if it was this applicant or the affordable housing project.  C. Greene stated that this is a State code and they would have had to of known that.  
Conversation continued over the Resolution stating that they agreed to the active system and how they go about getting relief from that condition.

P. Lott stated that the Board should have the Resolution in front of them so this can be discussed because we are just speculating.

A. Schwager agreed and he would also like to get the date of the hearing and compare it to the date that Jim Sabetta was before the Board testifying about what he can and cannot do.

A. Zappasodi continued stating that he received a letter from John Grasso.  Mr. Grasso has an issue with the Township’s Fee Schedule.  A. Schwager stated that the fee schedule is established by Ordinance so he does not believe this Board has jurisdiction.  

Next Mr. Zappasodi stated that the Swedesboro/Woolwich Elementary School has reached out to him about installing a 20x40 storage shed where they hope to house the irrigation controls, water canon and miscellaneous equipment.  If obviously has to go through Mark Fruits first but they wanted to be able to let the Township use that storage facility for whatever they need to water the fields.  
C. Greene asked if anyone knows what is going on with Master Works homes out near Steeplechase.  He feels this guy has been a problem for a long time and isn’t there anything that can be done to put pressure on him.  P. Lott stated that they are doing that.  Mayor Chila stated that the Township Attorney has sent a letter to him.  We are also threatening to take his Bond to get this resolved.  Township Committee is leaning on him as much as they can at this point.  He has recently done some repair work out on Rainy Road. 
A. Zappasodi stated that at this point the Construction Code Office has a complete freeze on all his permits and anything that has to do with Klaus Eggers.

With nothing further to discuss, J. Casella made a motion to adjourn which was seconded by Mayor Chila.  All were in favor. 

The Joint Land Use Board meeting adjourned at 8:33.

Respectfully Submitted,

Christina M. Marquis

Land Use Secretary     
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