JOINT LAND USE BOARD

REGULAR MEETING

June 4, 2009

“MINUTES”

Chairman Viereck called the meeting to order at 7:03 pm. 
Adequate notice of this meeting had been provided in accordance with the Open Public Meetings Act.

Chairman Viereck led all present in the Pledge of Allegiance

Roll was as follows:

John Casella – Present, Mayor Chila – Present, John Descano – Present, Jaclyn Dopke – Absent, Alex Elefante – Present,  Cal Greene – Absent, Paul Lott – Present, Joe Maugeri – Present,  Jocelyn Phillips – Present, Mike Salvaggio – Present, Alan Schwager – Present,  Chairman Viereck – Present, Anthony Zappasodi – Present.

Also present:  Alan Zeller – Solicitor and Bob Melvin – Planner. 

Mr. Zeller swore in the Board’s Professionals that were present.
Next is to approve or amend the Minutes from the Regular Meeting of May 21, 2009.  A. Schwager made the motion to approve which was seconded by A. Elefante.  All were in favor. 
Resolutions:

· JLUB Resolution Granting Request for an Extension of Temporary Sign Variance Approval to Woolwich Commons, LLC – Block 57, Lots 5, 8, 9 & 10 and Block 60, Lots 1, 2, 3, 4, & 5.

A. Schwager made a motion to approve which was seconded by J. Casella.  Roll was as follows:

John Casella – Yes, John Descano – Abstain, Alex Elefante – Yes, Alan Schwager – Yes, Anthony Zappasodi – Yes, Chairman Viereck – Yes,  Mike Salvaggio – Yes.
· JLUB Resolution Adopting an Amendment to the Farmland Preservation Plan Element of the Master Plan.

A. Elefante made a motion to approve which was seconded by A. Schwager.  Roll was as follows:

John Casella – Yes, Mayor Chila – Yes,  John Descano – Yes, Alex Elefante – Yes,  Paul Lott – Yes, Alan Schwager – Yes,  Chairman Viereck – Yes, Anthony Zappasodi – Yes, Mike Salvaggio – Yes.
Next on the Agenda is the Redevelopment Area for the Nike Missile Site – Block 14, Lots 2, 4 and a portion of Lot 3. 

Before beginning A. Zeller would like to mark some documents as exhibits.  

· A1 ~  The affidavit of publication of Notice that was published in the Gloucester County Times on May 17th and May 24th, relating to the Nike Site which is Block 14, Lots 2, 4 and a portion of Lot 3.

· A2 ~  The affidavit of publication of Notice that was published in the Gloucester County Times with regard to the PMC Site also on May 17th and May 24th for Block 5, Lots 11.01 & 16.  It is also noticed for Lot 11 as well.

· A3 ~ The Certified Mailing receipts and Green cards that were mailed to the property owners and clerks of the adjoining Towns and County.

· A4 ~ The Nike Missile Site Redevelopment Area Preliminary Investigation 2009 report prepared by Bob Melvin.

· A5 ~ The PMC Site Redevelopment Area Preliminary Investigation 2009 report prepared by Bob Melvin.

For the record Bob Melvin stated his Qualifications to the Board.

Bob Melvin continued with his report on the Nike Base.  He stated that the process that we are undertaking is the first phase of a 2 phase process.  That is, under State Statute you do an investigation of the land to see if something qualifies and if the answer is yes then a plan can be generated.  To qualify there are “8” Criteria.  The State Statute is very specific and a parcel has to qualify under at least one of the 8 Criteria.  
Mr. Melvin read through the 8 Criteria (A through H) listed in Exhibit A4 – Nike Missile Site Redevelopment Area Preliminary Investigation 2009.  Mr. Melvin stated that they used Criterion “A” – Deterioration which applied both to the Control Site and the Launch Site.  The investigation disclosed that several buildings were dilapidated and falling down.  Criterion “C” –   Public and Vacant Land which also applies to both the Control Site and Launch Site.  Criterion “D” – Obsolete Layout and Design – Both Sites.  Criterion “E” – Underutilization – Both Sites – They are currently not being used in any way and have been abandoned for over 30 years.  Criterion “H” which is Smart Growth and also applies to both Sites.  This is a redevelopment parcel in the middle of a designated center in the State of NJ which had to go through a rigorous Smart Growth Analysis by most State Agency’s so the shape of this has been reviewed on all the levels up through the State of NJ.
Mr. Melvin stated that it was his opinion that this area would fare better in the redevelopment but it is for this Board to decide.

He continued stating that the yellow lines shown on the map don’t match up with the tree/fence line because he used the Gloucester County DEP maps.

The portion of Lot 3 was discussed.  Mr. Melvin stated that it is misrepresented on the map and they will correct it.

Block 14, Lot 4 is identified as a passive recreation area.  P. Lott stated that it is a requirement when it transfers with the Department of Forestry it has to remain a passive recreation area.  Mr. Melvin stated that they knew this early in the designing process and that is why they linked up to the lot.
J. Maugeri asked about the proposed uses on Lot 2.  Mr. Melvin stated by law in the negotiation with the Feds it has to a non-residential use.  

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

Mr. Joe Musumeci of 339 Paulsboro Road was sworn in by Mr. Zeller.
Mr. Musumeci stated that he owns the abutting lot to the Nike Site.  He looked at a 2007 plan last year and wrote up a page of comments that he went to Chairman Viereck with.  Mr. Viereck called Mr. Melvin and told him that the boundaries on Lot 2 were wrong, and now the document is published again and the boundaries are still wrong.  Mr. Musumeci went over to the map and explained how the boundaries should be.  Chairman Viereck stated that Mr. Melvin spoke of that earlier and stated that the map was wrong and would be corrected.   Discussion continued over the shape of the lot.
Mr. Musumeci continued with the size of the lots.  Last years documents stated that Lot 2 was 16.5 acres now it is 14.5 acres in this year’s document and for his entire life it has been 13.6 acres.  He checked the online tax maps and his memory for the Nike Base.  Mr. Melvin stated that they used GIS.

P. Lott stated that he was the liaison and the spokesperson for the PH-58 advisory committee and it has always been this way – a couple points here and a couple there.  To his recollection it is 13.89 in the front site and the balance is in the back.  So basically we always said it was 33 total – 14 in the front and 19 in the back.  So to his knowledge there was never any true clarification to the exact.

Mayor Chila added that in the process of purchasing this land from the Federal Government they had a survey that is certified by the Engineer, and the lot is roughly 14.46 acres and to the existing right of way it is 14.02.  Mr. Musumeci stated that that is wrong and he would like to see that survey.  Mr. Zeller marked the survey from F&A for this site as A6.  
Mr. Musumeci continued with a couple minor comments – his name is in the report and it is spelled wrong.  On page 5 it states there is a chart, there is not a chart.  Mr. Melvin stated that they would correct that.  In last years document Mr. Musumeci pointed out that there is not a church across from the site and it still says it is there in this year’s document.  He continued stating that this year’s document (page 9) says there will be a road constructed on the abutting track, will there be a buffer and which side of the road will the buffer be.  Extensive conversation continued over the buffering of this proposed road.

For the record, Mr. Zeller marked the portion of the center plan as A7.
Mr. Musumeci stated he had one last comment, he is not against redeveloping the Nike Base area and he is not against including a portion of his land; he just thinks very little real thought has been given as to how this is going to work.

A. Schwager stated that buffering is usually handled during a Site plan and shouldn’t be handled tonight.  This Board does a good job of buffering the farmland.

Chairman Viereck stated that this is a hearing to decide if this land in the shape and size as indicated fits the criteria for redevelopment.  The next step is a plan that is developed for a piece of property that is within the redevelopment and that is where buffering will come in.  He stated that this board buffers almost every project heavily to the existing houses because their lives should not be impacted because of development on a neighboring property.  We do have some Ordinances in place and if it is preserved farmland we will do a thick buffer with fencing if requested by the property owner.  It will be hard to determine what kind of buffer can go there at this point.
Conversation continued on Buffering.

Ms. Concetta Eastlack of 361 Paulsboro Road was sworn in by Mr. Zeller.
Ms. Eastlack asked about the land in the back which she owns and there is a perpetual easement to that land.  Mr. Zeller stated that this Board cannot take away her easement.

A. Schwager added that roads will be added in the future that will most likely benefit her.  

Ms. Lynn Stiles of 388 Griscom Drive, Mannington, NJ was sworn in by Mr. Zeller.  

Ms. Stiles would like to know what the intentions are for lot 4.  The Farm next to it has been in her family since the early 1800’s.  Her maiden name was Hendrickson.  P. Lott added that there is an agreement with the Department of Forestry that the transfer of the land will occur for $1.00 in exchange that we promise them in a document that this land will be preserved as an open, passive recreation area.  It is zoned residential and will never be developed into residential homes.  We will clean the site up and it will not have soccer fields it will be walking paths and hiking trails.  

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

Mr. Melvin will make adjustments to lot 3 as discussed and will explain how the buffers can work.  The Mayor added that all typographical errors also be corrected.  Mr. Melvin agreed. 

Mr. Zeller stated that the purpose here tonight is to determine if the Nike Site is in need of redevelopment and to recommend to Township Committee.

A. Schwager made a motion based on the presentation of the 3 lots in question, all three lots meet at least one of the criteria for redevelopment and therefore he makes a motion to approve the redevelopment area known as the Nike Missile Site.  A. Zappasodi added that it is specific to a portion of Lot 3.  Mr. Schwager agreed.  A. Elefante seconded the motion.
Roll was as follows:

Mayor Chila – Yes, P. Lott – Yes, A. Zappasodi – Yes (yes to all three and specifically to portions of lot 3), J. Descano – yes, A. Schwager – yes, A. Elefante – yes, J. Casella – yes, M. Salvaggio – yes, Chairman Viereck – yes.

Chairman Viereck called for a 10 minute recess at 8:11.

The JLUB meeting reconvened at 8:25.

Next on the Agenda is the Redevelopment area for the PMC Parcel ~ Block 5, Lots 11 11.01 and 16.  
Mr. Zeller stated that the Board will be referencing exhibits A2, A3 and A5.  The aerial of the site will be marked A8.  He also wanted to put on the record that in the Notice, we Noticed this Site as Block 5, Lots 11, 11.01 and 16.  The fact is that the redevelopment area that will be discussed relates solely to Block 5, Lots 11.01 and 16 not Lot 11.
Mr. Melvin stated that Lot 11 was purchased through Green acres money, so there are limits to what can be done and that lot is already owned by the Township.  

A. Zappasodi stated that this was over-notified and still has been properly Noticed.

Mr. Melvin continued with a brief description of the property and this also falls under the same 8 Criteria as the Nike Site.  Both sites have structures on them.  PMC building is on lot 11.01 and Lot 16 has a series of small cinderblock buildings dating back to WW2.  They assigned Criteria known as A, B, D & H in the booklet to Block 5, Lot 11.01.  Block 5, Lot 16 was also assigned the same Criteria ~ A, B, D & H in the redevelopment booklet.
Mr. Melvin stated that it is his opinion that this area qualifies for redevelopment under the criteria statute.

P. Lott made a motion to open to the public which was seconded by A. Zappasodi.  All were in favor.

Mr. Steven Pedrick of 404 Sloan Avenue West Collingswood New Jersey was sworn in by Mr. Zeller.

Mr. Pedrick asked about the tools for redevelopment.  Mr. Melvin stated that the Town has more control to work with the property owner or developers to redevelop land.

Mr. Pedrick asked if the Town was after his land which is Block 5, Lot 16.  Mayor Chila and P. Lott both stated “No”.

Mayor Chila stated that the Town would like to clean up the property and make it better for the Town and Mr. Pedrick.

Chairman Viereck stated that his property in Woodstown was put into redevelopment 3 years ago and nothing has happened.   It just makes it a more attractive property to the surrounding area.
Mr. Pedrick stated that he would like to develop his property and clean it up.

Mayor Chila added how State funds can be used to help clean up a property and have someone else do the work.  

Mr. Pedrick wanted to know why his property is involved.  Mayor Chila stated that they are lumping it in with the PMC parcel and they would like to see it cleaned up and maybe get some public access to the creek.

P. Lott stated in the Open Space Plan the one goal that is extremely difficult to accomplish and is recommended State wide is public access to waterways.  
Mr. Pedrick stated that he would like to be a player in this redevelopment.

With no further public comment A. Schwager made a motion to close which was seconded by M. Salvaggio.  All were in favor.

J. Maugeri asked for clarification on how redevelopment works when someone else owns the land.  Does the Township have control to which Mr. Zeller stated yes and the owner has input also.  The owner can sell it to the Township or participate with the Township to redevelop it.

With nothing further to discuss, A. Elefante made a motion to recommend that this redevelopment site be approved as presented by Melvin Design.  Mr. Zeller added to declare Block 5, Lots 11.01 and 16 as redevelopment site and recommend that to Township Committee for the reasons that B. Melvin testified to.  A. Elefante agreed and A. Schwager seconded the motion.  Roll was as follows:

Mayor Chila – Yes, (provided that the Block 5, Lot 11 references be deleted) P. Lott – Yes, A. Zappasodi – Yes, J. Descano – yes, A. Schwager – yes, A. Elefante – yes, J. Casella – yes, M. Salvaggio – yes, Chairman Viereck – yes.

Correspondence was discussed.
For Discussion are two Ordinances ~ 1) to amend Chapter 163 of the Code of the Township of Woolwich to address steep slopes and 2) Ordinance amending Chapter 163 of the Code of the Township of Woolwich to address Riparian Zones.

Chairman Viereck does not see a problem with the Ordinance on Steep Slopes.

A. Schwager made a motion to recommend to Township Committee Ordinance 2009-09 titled Steep Slopes for adoption.  J. Casella seconded the motion.

J. Casella – yes, A. Elefante – yes, A. Schwager – yes, J. Descano – yes, A. Zappasodi – yes, P. Lott – abstain, M. Salvaggio- yes, Mayor Chila – abstain, Chairman Viereck – yes.

A. Zappasodi stated that the Ordinance addressing Riparian Zones is modeled after the DEP.  Chairman Viereck asked what waterways are affected.  Mr. Melvin had a map showing the waterways that was included in the Plan Endorsement document that went up to the State of New Jersey and reviewed by the DEP.

Extensive conversation took place over the Riparian Zones Ordinance. 

Mayor Chila added that this Ordinance needs more clarification; this is coming down from the DEP as part of the wastewater management plan.  A. Schwager added that the Board is not ready to move this one along and they need to gather their thoughts and speak with Anthony to make changes.

Chairman Viereck asked how this interacts with the open space plan.  Mr. Melvin stated that it should coordinate and there might be some overlap.

A. Schwager asked if DEP is doing this everywhere.  A. Zappasodi stated that Woolwich is  ahead of the game when it comes to wastewater management plans so we are probably one of the first Towns that have been asked to show that we introduced this, because we are ahead of the County and other Towns.

A. Zappasodi stated that he will bring it back with more information.  Mayor Chila stated that the intention is to limit development not agriculture.  

Before adjourning, A. Zappasodi added that he will have a Cell Phone Tower Ordinance for the Board to review very shortly.
With nothing further to discuss, A. Schwager made a motion to adjourn which was seconded by J. Casella.  All were in favor.

The JLUB meeting adjourned at 9:22 pm.

Respectfully submitted,

Christina M. Marquis

Land Use Secretary 
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