JOINT LAND USE BOARD

REGULAR MEETING

December 17, 2009

“MINUTES”

Chairman Viereck called the meeting to order at 7:09 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 – Absent, Alan Schwager – Absent,  Chairman Viereck – Present, Anthony Zappasodi – Present.

Also present:  Sandy Zeller – Solicitor, Bob Melvin – Planner and Stan Bitgood - Engineer. 

First on the Agenda is to approve the Minutes from December 3, 2009.  J. Descano made a motion to approve which was seconded by A. Zappasodi.  All were in favor except for Mayor Chila and John Casella who both abstained.
Next on the Agenda is Woolwich Commons, LLC – Minor Subdivision for Block 61,Lot 6.  Chairman Viereck is recusing himself from this application because his family owns property within 200 feet of the project.  Since the Vice Chairman is not Present, someone needs to be appointed as Acting Chairman.  Chairman Viereck made a motion to appoint Alex Elefante as Acting Chairman which was seconded by J. Casella.  Roll was as follows:

J. Casella – Yes, Mayor Chila – Yes, J. Descano – Yes, A. Elefante – Abstain, P. Lott – Yes, J. Maugeri – Yes, Jocelyn Phillips – Yes, Chairman Viereck – Yes, A. Zappasodi – Yes.
A. Elefante took over as Acting Chairman.

Mr. Zeller swore in the Professionals that were present, Bob Melvin and Stan Bitgood.

Mr. Elefante continued with New Business, Woolwich Commons, LLC – Minor Subdivision for Block 61, Lot 6; Main Street at Woolwich, LLC – Minor Subdivision for Block 60, Lot 1, 2, 3, 4 & 5 and the General Develop Plan.  

Acting Chairman Elefante asked for the Applicant’s Professionals to be sworn in.

Mr. Brian Zappala, Mr. Dennis Glackin and Mr. Thomas Barton were all sworn in by Mr. Zeller.

Mr. Richard Roy was present on behalf of the Applicant and continued with an overview of the project before the Board this evening.

The first subdivision listed is a creation of 2 lots from Block 61, Lot 6.  The existing lot is shown on the plan.  Both lots that will be created will be fully conforming to the Township Ordinance requirements.

Mr. Elefante asked for the exhibits to be marked into the record.  Mr. Zeller marked the existing lot for Block 61, Lot 6 as A1.  The proposed subdivision was marked as A2.

Mr. Roy continued stating that there are no Variances required and no Waivers. One lot is 38.71 acres and the other is 41.45 acres.  Since everything is conforming he asks that the Board Grant this Minor Subdivision.

J. Descano asked if this parcel is known as “Woolwich Crossings” to which Mr. Roy stated “yes”.  Mr. Zeller stated that Block 61, Lot 6 is Woolwich Crossings not Woolwich Commons. 

Mr. Roy stated that the 38.71 acre lot will be included as part of the GDP.  For the record, this lot will be titled 6.02.  Lot 6.03 will remain the residual which is 41.45 acres and this is not part of the GDP and will remain with the current owner.  The applicant is the contract purchaser of the subdivided lot 6.02.
Discussion took place over a small parcel of land next to this project and if it will be landlocked.  Mr. Roy stated that this project will have no impact on that parcel.  Mr. Zeller asked if this property was noticed.  J. Maugeri stated that it is on the list.
J. Descano asked Mr. Zeller if approval of this subdivision create an irregularly shaped lot whereby there may be inherent hardships and a future applicant can come in seeking relief and we would have to grant it.  Mr. Zeller stated that it is already an irregularly shaped lot and this is making it even more so.  B. Melvin stated that when we get into Site Plan there may be more common accesses and interconnections that can be looked at and addressed.
Mr. Roy stated that both lots fully conform to Township Ordinance, the newly created one and the remaining one.

A brief discussion took place about the remaining lot.
B. Melvin continued with his review which he stated was very brief.  As was testified by the applicant, the lots are conforming and there are no Variances requested or needed and there’s no development proposed so there is no COAH obligation with this kind of subdivision and so it is a conforming application.

A. Zappasodi made a motion to open the Woolwich Crossings Minor Subdivision Block 61; Lot 6 to the public, J. Descano seconded the motion.  All were in favor.

Mr. Hank Grenfell of 119 Pancoast Road was sworn in by Mr. Zeller.

Mr. Grenfell asked if they were going to start construction before they get water and sewer.  A. Zappasodi stated that they can ask the developer but he believes the answer is no.

Mr. Grenfell also is concerned about the traffic on Pancoast Road.  Will there be a traffic survey done?  He is also concerned about the homes along Pancoast road when construction begins and all the heavy equipment is brought in, the traffic, dust and vibration from this equipment ~ he would like to see that addressed.  

A. Zappasodi stated that he is involved with the code enforcement on behalf of the Township and Mr. Grenfell can always call him directly with those concerns.  

Mr. Alfred L. Cavallaro of 194 Backcreek Road was sworn in by Mr. Zeller.

Mr. Cavallaro stated that he had come in a little late and wanted to know what parcel of land was being discussed.

With no further public comment A. Zappasodi made a motion to close the public portion which was seconded by P. Lott.  All were in favor.

A. Zappasodi added that the most logical thing to do would be to vote on the Minor Subdivisions before moving forward with the GDP.  Mr. Zeller agrees that a vote should be taken on this Subdivision then move on to the next subdivision application then the applicant can proceed with the GDP.
J. Descano made a motion to grant the minor subdivision for Block 61, Lot 6 dividing it into 2 parcels, 6.02 and 6.03.  A. Zappasodi seconded the motion.  Roll was as follows:

Mayor Chila – Yes, P. Lott – Yes, A. Zappasodi – Yes, J. Descano – Yes, 

A. Elefante – Yes, John Casella – Yes, J. Maugeri – Yes, Jocelyn Phillips – Yes.

Mr. Roy continued with the second Minor Subdivision stating that it will also produce 2 fully conforming lots.  It actually involves the consolidation of 5 lots and from the 120 acres the creation of 2 lots; a 76.99 acre parcel which will be part of the GDP and a 43.24 acre piece which will be the remainder lot.

B. Melvin stated that he had no further comments because as testified, this will be two conforming lots.

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

Mrs. Cindy Jeanette of 119 Patricia Drive was sworn in by Mr. Zeller.

Mrs. Jeanette’s main concern is the children at the High School and all the traffic.  Mr. Melvin stated that those are issues that will be discussed under the GDP discussion which is to follow.

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

Mayor Chila made a motion to grant the subdivision which was seconded by J. Casella.  Roll was as follows:
Mayor Chila – Yes, P. Lott – Yes, A. Zappasodi – Yes, J. Descano – Yes, 

A. Elefante – Yes, John Casella – Yes, J. Maugeri – Yes, Jocelyn Phillips – Yes.

Mr. Zeller asked the applicant if these subdivisions will be done by deed or by plat.  Mr. Roy stated that they will be done by deed.  Mr. Zeller stated that they will have to be submitted to both the Land Use Board Engineer and him for approval.  Mr. Roy agreed.

Acting Chairman Elefante stated that we can now move on to the General Development Plan.

For the record the Power Point exhibit of the GDP was marked A1.  Mr. Roy continued stated that he GDP that they propose calls for approximately 1.4 million square feet of retail on approximately 203 acres located along Route 322 and Pancoast Road in the RC-3 Zone.  What they are asking for is approval of the GDP which will keep in place the Zoning regulations applicable to this site because it is such a large project for an extended period of time – 20 years.  That under the MLUL allows the applicant for a project to know that the ground rules won’t be changing and to go ahead and make the investment, do the work necessary to take the next step to get that before you.  It is really like a conceptual plan where you are not seeing the details that you’re use to with typical subdivision or site plan.  If the GDP is approved they will come back before the Board with each section with a detailed Site Plan.  
They did, however, go in to more detail than you might typically see with a GDP to try to make sure everyone is comfortable with what they are proposing.  They have had the opportunity to meet with the JLUB Professionals and Staff to try and come up with a plan even though it is over 200 acres in size that is as conforming to the Township Ordinance as possible.  At this point for the GDP, there is one Waiver that is required  which has to do with the width of one of the internal roadways and one possible Waiver having to do with whether the Ordinance says parking on the street within the development is required or suggested.  The way they read it, they think it is suggested, but they will defer to the Boards judgment on that.  For a project of this size, they have whittled down what they are requesting to no Variances and 1 ½  Waivers.  
What they are proposing is going to be developed in 3 sections; Main Street at Woolwich ~ 77 acres, approximately  650,000 square feet; Woolwich Commons ~ 87 acres, approximately 522,000 square feet and Woolwich Crossings approximately 39 acres, 227,000 square feet.

Brian Zappala the Project Engineer continued stating his qualifications to the Board.  Acting Chairman Elefante accepted the qualifications.

Mr. Zappalla continued with an overview of the project.  He explained the Zoning of the property which is presently RC3, the Woolwich Regional Center.  The Township has created 3 different zoning districts within the Regional Center.  RC1 which is in the Core or the Center of the overall component; RC3 which falls to the East of the RC1and 2 components of RC2 located either east or west of the project center.
Mr. Zappalla continued with the Power Point Presentation of the Project.  
Mr. Roy stated that the MLUL requires that there be a development schedule, a development agreement and that the developer adhere to what the conditions of the development agreement are and a timing schedule so that the Town knows what then can expect and when they can expect it.

Mr. Zappalla stated that this is included in the Power Point Presentation and they are showing the “3” components of the project and the time anticipated for those particular components will be developed.  Woolwich Commons is proposed to be developed within 10 years.  Woolwich Crossings is proposed to be developed within 15 years.  Main Street at Woolwich is proposed to be developed within 20 years.

Mr. Roy stated that they are asking for the protection that a GDP allows but those are the outside times.  Obviously if things evolve it could happen more quickly.

P. Lott asked why they decided to go with this particular configuration.  Mr. Zappalla stated that it depends on what the market it like if the GDP is approved.

J. Descano asked if all three components could develop concurrently.  Mr. Roy stated that it would not have to happen that way that is why they phased the project to accommodate whatever the market is because that is the driving force.  

Extensive discussion ensued over the phasing of the “3” projects and when each phase can be started.  Mr. Roy stated that one of the reasons for the GDP is so that the developer can put in place the ground rules so that the next step can happen.  The next step will involve the Turnpike, DOT, County and further discussions with the Township.  A. Zappasodi stated that he is already reaching out to the Turnpike Authority and it looks like he will be having formal meetings with them in January.  He has also previously met with DOT and the County on these issues as well.  All of these Agencies will have input on this project.
Mr. Zappalla stated that this GDP, they believe, complies with the provisions not only from Zoning but also with the design standards standpoint with the TDR, the Use is consistent, the traffic circulation plan established in the TDR is consistent with what they are showing on their project, trails, buffers, setbacks and building coverage’s.  All these things are compliant with respect to the GDP as it relates to the TDR design standards and zoning requirements.  There is one aspect of their GDP that is less defined and it is with respect to the overall traffic improvements and what is anticipated on the TDR circulation plan for Route 322, Kings Highway etc.  

Mr. Zappalla continued stating that there is one design waiver; the North/South connector Road which would connect from Pancoast Road through the Main Street component across Route 322 and into the Commons component.  The circulation plan requires for an 84’ wide right of way and a 44’ wide cart way.  Based on the geometry through their site they have a cart way that varies from about 31’ to 41’ and gets a little bit larger in certain areas as you proceed through the site.

Mr. Roy continued talking about another, if necessary, waiver.  In the requirements there is a suggestion that on-street parking should be utilized.  The way they have designed the project they don’t believe that on-street parking, giving what is provided is either necessary or advisable.  
Mr. Dennis Glackin gave his credentials and educational background to the Board.  The Board accepted his credentials.

Mr. Glackin continued with the Fiscal Impact Analysis portion of the power point presentation stating that this is considered a snapshot in time to what the Township, the School District and in some cases the County can look forward to in terms of additional costs in revenues.    For the record, Mr. Zeller marked the Study as A2.

Mr. Glackin stated that they analyzed for “4” different entities; Woolwich Township, Swedesboro/Woolwich School District, Kingsway Regional School District and Gloucester County.  He continued with a summary of the Fiscal Impact Analysis using the Power Point Presentation.
Acting Chairman Elefante called for a 10 minute break at 8:53.
The meeting was called back to order at 9:08pm.

Mr. Roy asked Mr. Thomas Barton to state his qualifications for the Board.

Mr. Barton continued stating that he was engaged to develop the signage package for this project and began with an overview of the signage package proposed as seen on the Power Point Presentation.
For the record Mr. Zeller marked the signage package dated 12/10/09 as A3.

Mr. Barton stated that the signage will be the same throughout the entire 3 phase project and gave a description of the variety of signs that they would like to have approved.  He stated that in Mr. Melvin’s report there were 5 items that he had issues and/or concerns with and would like them to address these items, including the height of the monument signs and the area of the monument sign.   Mr. Melvin suggested deductions or changes in those standards for items 8.4 and 8.5 and they agreed to and will comply with his recommendations.  Regarding item 8.3, they have requested that there be signage allowed on 4 façades where Mr. Melvin feels that signage should only be provided on 2 façades.  Mr. Barton feels they need the 4 signs because of the orientation of these buildings relative to the streets and the internal circulation system.
Mr. Melvin stated that in addition to façade signs, each of these pad sights will also get to monument signs that are 60 square feet.  

A discussion took place over the sign package.

J. Descano asked if this is premature in making a determination of waiver of signage requirements at this level because this is GDP overview and could this be deferred to sight plan.

B. Melvin stated that this is not a Waiver – in the Township Ordinance when you have a project of this size and magnitude coming in as a GDP, the Ordinance allows the applicant to present their sign package as part of their GDP.  So they are asking that the package be approved as part of the GDP.
Mr. Zeller stated that we would end up getting locked in to all these signs before we really knew what is going to be there.  Mr. Roy stated that he understands the Boards concerns and they need to make this as viable as possible.  

Mr. Barton continued stating that the next item is #8.2 of Mr. Melvin’s letter.  They are proposing that these signs be 50 feet where Mr. Melvin suggests they be 35 feet high.  There are a number of reasons they would like these signs at 50 feet, mainly for identification as someone is coming down the Road.  

Mr. Barton continued discussing the “reverse frontage” signs that will be along the Turnpike.  They are looking to have heights up to 100 feet for these signs and the recommendation was 35 feet.  They feel it is very important to have these signs higher and visible.  At 35 feet they will be hidden by vegetation.  
P. Lott asked if the Turnpike Authority would have any say in the height of these signs to which Mr. Melvin stated that yes, they do get a chance to review.  Mr. Barton agreed.

A brief discussion took place over the height of these signs.  The 100 foot sign would be advertising the Center not a particular store or building.  

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

Acting Chairman Elefante stated that some of the questions that the public may ask may have to be addressed at a sight plan application plan, such as barriers or buffers.  This is just an overview as far as the GDP is concerned.  

Mr. Patel was sworn in by Mr. Zeller.  Mr. Patel’s concern is about the Waiver that the applicant is requesting.  Mr. Patel’s property sits in-between the applicant’s property.  He is requesting to work with the applicant  and is willing to give the applicant 25 feet of his land so he can share the road and the traffic light that way they will not need that waiver.

Mr. Joe Musumeci of 339 Paulsboro Road was sworn in by Mr. Zeller.  Mr. Musumeci’s concerns were with the Fiscal Impact Analysis.  He feels the numbers are wrong and does not feel that 2 additional Police Officers will be sufficient.  A brief discussion ensued over the numbers in the Fiscal Impact Study.  
Mr. Bob Z’Auria of 1163 Route 322 was sworn in by Mr. Zeller.  His question concerns the 20 year window that the developer wants to develop this project and can they change their plans or are the locked in.  A. Zappasodi stated that any change to what  is presently in front of this Board would require them to come back and seek an amendment of the GDP.  

Mr. Larry Wallace of 75 Kirschling Drive was sworn in by Mr. Zeller.  Mr. Wallace was also concerned with the numbers in the Fiscal Impact Study and the number of Police Officers that will be needed.  He also would like to know if the signs will be approved this evening, he would not like to see a 100 foot sign.  Mr. Zeller stated no the signs would not be approved this evening.  He would like to go on record about the buffering, he feels that a 6 foot berm with a 6 foot fence on top is absolutely inadequate and hopes that the developer will work with the residents on this issue.  He feels that there will be a degradation to the quality of life that the people on Kirschling Drive are currently enjoying.  He feels the developer should work with them to minimize the direct impact on them.

P. Lott stated that prior to Mr. Wallace moving into Town there was a meeting in his development when the settlement agreement was signed with Woolwich Adult.  
A. Zappasodi stated that he is very sensitive to the buffering issue for all of the residents.  He would like to see some renderings so it can add comfort to the residents and the Township Officials.

Mr. Roy stated that there is a buffering plan that was part of the settlement agreement that was agreed to by all the neighbors, so we are not pulling this out of thin air.  Mayor Chila agreed stating that there was an agreement but he would also like to see a rendering.  

Mr. Wallace’s other concern is that there are not many residents at the meeting.  This is a huge project that will have impact on this community and region for years and years.  He believes that the more residential input that there is, the better this project will be for everyone in the long run.  So he would like to see either the Woolwich Committee or this Board to make a more vigorous effort to get the work out to when these meetings are going on because he spoke to 8 or 10 people that did not know this was going on.  He realizes it is on the website and he appreciates that and to the best of his knowledge this meeting was not in the paper.  Mr. Zeller stated that it was in the paper and the other Board members stated that it was Noticed.  Mayor Chila stated that it was not an article but it was in the legal section. 

Mr. Wallace thinks that there should be a more aggressive advertisement of the meetings coming up so that more people could get involved.  
Mr. Zeller stated that they would like as many residents to come in as possible.  The applicant is required to send out Notice to people within 200’, and since this is such a big project they sent out a lot of Notices.  They are also obligated to publish this Notice in the newspaper and it is on the Website and legally that is not a requirement but we certainly want the word to get out there.  We also had a Public Meeting on November 30th, and we tried to get as much Notice to the public.  It is also posted in the Municipal Building.
Mr. Wallace stated that he appreciates that but there are not very many people here tonight.  What he is asking is to maybe go above and beyond whatever the legal requirement is, because he would like to see more public input.  Mayor Chila agreed as well as the rest of the Board.   Mr. Zeller, asked for public help on this also, if the people here tonight could spread the word.  Mayor Chila stated that a lot of the people that were at the Public Meeting on the 30th are not here tonight.  Mayor Chila stated that this is a very important project and it is disappointing that some of the people that were at that meeting are not here tonight.  
Mr. Phil Moser of 72 Kirschling Drive was sworn in by Mr. Zeller.  Mr. Moser would like to emphasize the importance of meeting with the neighbors in an informal setting.  Respectfully having been a part of those informal meeting years ago, he does not remember any agreement.  So, he certainly recollects as one of the neighbors that were there that they never signed anything in agreement, but he does not even remember a verbal agreement.  So he would like to be careful that when this meeting from the past is referenced, stating that it satisfied the neighbors that were there, he does not really believe that there was any kind of agreement.  That only emphasizes the importance of meeting informally again with the neighbors that are in that cul-de-sac, so that we are not assuming on past information.
Mr. Chris Bott of 135 Patricia drive was sworn in by Mr. Zeller.  Mr. Bott stated that he also recalls the meeting from several years ago but does not recall a specific agreement.  He does recall some intent to provide some ideas as to what could be provided.  There was some discussion around a 6’ berm, some very rough drawings that really do not tell us what the impact is.  He has reservations about 100’ signs that will overlook his sons bedroom and he way on the other side of the neighborhood; he has a major issue with this.  When he looks at the signs that were provided as examples from exit 5 on the Turnpike, there is zero residential there.  He emailed Tony Zappasodi the other day and asks that he read off the points that he made.
Mr. Zappasodi stated that Mr. Bott contacted him because he was not sure if he would be here this evening.  He did memorialize to him a few comments which are as follows:

· The first comment concerns the earthen berm and landscaping – he is concerned with seeing all of the back of the buildings from the first floor of the home.  He recommended evergreen trees at least be 15’ in height, within 5 years of planting.  He recommended specific evergreen trees ~ white pines, Leland Cyprus.  He also asked about a 6’ privacy fence installed at the highest point on the berm.  
· The second comment concerns the rear portion of the buildings, because where he lives he wanted it to have a fully finished appearance; and any kind of rooftop H-VAC units being protected from the view from the residential.

· He also has a concern about the lighting be substantially directed downwards and not outwards toward the residential homes, obviously to minimize the light pollution.  He also asked about the height of the lights.

· He is concerned about the loading docks and that is done in conjunction with the berm to insure that there is no more noise pollution.

· He raised a concern about the additional traffic that would be experienced on Backcreek Road.  He is concerned for his children and asks about a speed limit reduction on Backcreek Road and restricting heavy truck traffic on those connector roads.

· The last point is about walking bike paths along Backcreek Road to allow the residents more connectivity and a safer passage.

Mr. Frank Jeanette was sworn in by Mr. Zeller.  Mr. Jeanette lives directly behind the Commons Project and the elevations from the street at Rt.322 to his house – he sees the lights of the cars.  So, for them to put buildings up high a 6’ berm is not going to work.  He wants to see this project go through, he welcomes it but he does not what to see it or hear it.  He is also concerned with the additional traffic.
Mrs. Cynthia Jeanette was sworn in earlier.  She brought some pictures of the foliage around her house as to how it looked in full bloom as opposed to now where she can see straight to Route 322.

Mr. John Moser of 133 Erica was sworn in by Mr. Zeller.  Mr. Moser’s concerns were with the number of traffic lights and the nightmare it will produce for the residents.  He also is concerned with the wetlands and the signage proposed.  He also wants all of this to work but has his concerns.
Mr. Jeanette who is already sworn in added that he has wetlands in the back of his property.  

Mr. Bob Moran of 67 Kirschling Drive was sworn in by Mr. Zeller.  Mr. Moran asked if any of this can start before there is city sewer and water or does this all have to go first.  Mayor Chila stated that the GDP is the first step in the process; simultaneously they are working on the sewer solution for a portion of the development.  You have to go through all the State processes, DEP has to sign off, and DOT has to sign off.  Everything is in the works but they probably would not do this without city water.
With no further public comment, A. Zappasodi made a motion to close the public portion of the meeting which was seconded by P. Lott.  All were in favor.

A. Elefante stated that the Board really appreciates the public being here and appreciate and value their input, and we do listen as a Land Use Board so thank you.
Mr. Zeller stated that we do anticipate another hearing, at least one more on this GDP, so you are invited to come back and invited to tell you neighbors and friends and relatives to come out as well.

Mr. Roy asked for a continuance.

Dates were discussed and Mr. Roy would like to announce for the 7th of January 2010 at 7:00.

Mr. Zeller stated that this Hearing will be continued to January 7, 2010 at 7:00.  The applicant will not be required to Publish a new Notice or send out mailings as they did for this Hearing.  We are announcing it, we will again put it on the website and he would suggest that before the 7th you call Ms. Marquis to see whether or not the meeting will be taking place.

A. Elefante asked for a motion for the continuance.  P. Lott made the motion to continue this Hearing to January 7th which was seconded by J. Descano.  Roll was as follows:

Mayor Chila – Yes, P. Lott – Yes, A. Zappasodi – Yes, J. Descano – Yes, 

A. Elefante – Yes, John Casella – Yes, J. Maugeri – Yes, Jocelyn Phillips – Yes.

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

The Joint Land Use Board meeting adjourned at 10:35.

Respectfully submitted,

Christina M. Marquis

Joint Land Use Secretary
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