JOINT LAND USE BOARD

REGULAR MEETING

January 7, 2010

“MINUTES”

Chairman Lott called the meeting to order at 7:33 pm. 
Adequate notice of this meeting had been provided in accordance with the Open Public Meetings Act.

Chairman Lott led all present in the Pledge of Allegiance

Roll was as follows:

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

Also present:  Sandy Zeller – Solicitor, Bob Melvin – Planner and Steven Bach - Engineer. 

Mr. Zeller swore in the Board Professionals that were present.
First on the Agenda is to approve the Minutes from December 17, 2009.  A. Elefante made a motion to approve which was seconded by A. Zappasodi.  Roll was as follows:
J. Casella – yes, Mayor Chila – yes, J. Descano – yes, A. Elefante – yes, 

S. Maccarone – abstain, A. Schwager – abstain, L. Viereck – abstain, A. Zappasodi – yes, Chairman Lott – yes. 

Next is Resolution #2010-11, Denying the request for an Adjournment of Public Hearing of the Applicant, Summit Ventures for Hi-Lo Farms ~ Block 28, Lot 15.  A. Schwager made a motion to adopt the Resolution which was seconded by A. Zappasodi.  Roll was as follows:

J. Casella – abstain, Mayor Chila – abstain, J. Descano – yes, A. Elefante – yes, 

S. Maccarone – abstain, A. Schwager – yes, L. Viereck – yes, A. Zappasodi – yes, Chairman Lott – yes. 

Resolution #2010-12, Denying the Extension to Summit Ventures for Villages II ~ Block 28, Lot 5, 6.01 and 16.  A. Schwager made the motion to adopt the Resolution which was seconded by A. Zappasodi.   Roll was as follows:

J. Casella – abstain, Mayor Chila – abstain, J. Descano – yes, A. Elefante – yes, 

S. Maccarone – abstain, A. Schwager – yes, L. Viereck – yes, A. Zappasodi – yes, Chairman Lott – yes.
Since there is no “New Business” we will move on to the Continuation of the General Development Plan from December 17, 2009 for Main Street at Woolwich, LLC and Woolwich Commons, LLC, Block 60 – Lot 1, Block 57 – Lots 5, 8, 9 & 10 and Block 61 – Lot 6.02.
Before continuing, Les Viereck recused himself from this hearing because of ownership of property within 200 feet of the project.

Mr. Zeller would like the record to reflect that 2 of the Board Members, Alan Schwager and Sam Maccarone have signed Certifications indicating that they have listened to the transcript of the hearing of December 17, 2009 and are thereby eligible to continue to listen and participate in this hearing and vote when the vote is taken.

Chairman Lott requested for J. Maugeri, who is Alternate #1, to sit with the full Board for the remainder of the Hearing since Mr. Viereck has recused himself.

Mr. Richard Roy was present on behalf of the applicant and gave a brief overview of the meeting from December 17 and what they will be discussing this evening.  A new Sign Package has bee submitted as well as the Fiscal Impact Report. 
Mr. Zeller stated for housekeeping purposes at the hearing on December 17th we marked the Fiscal Impact Statement as Exhibit A2.  He would like to mark the revised Fiscal Impact Statement dated January 4, 2010 as Exhibit A2A.  He would also like to mark the Revised Signage Program dated January 6, 2010 as A3A.

Mayor Chila asked if the signage modifications that they are suggesting can be shown on the Power Point Presentation for the Board and for the Public so we can see exactly where these changes are being made.  

Mr. Roy stated that they would but a lot of the things will be considered at Site Plan.

Mr. Tom Barton was sworn in and qualified at the previous meeting.

Mr. Barton stated that there were 5 items in Mr. Melvin’s letter and he thinks that they have agreed to everything in there except for the height of the signage on the highway.  They have agreed to eliminate one of the 100’ signs.  The other sign further up the Turnpike they would like to retain at 100’ because that is the only signage that people will pick up coming from the North or from the South.  They believe that this height is critical especially for people coming from the South. 
Mr. Barton gave some examples of other signage along highways that are at 90 to 100 feet.

They have agreed to the 35’ height along Route 322 which was suggested by Mr. Melvin.

They were originally looking for 4 façade signs on the stand-alone pads in all three centers.  They have agreed, after a consultation with the Board’s Professional to go with 2 façade signs.  

Mr. Melvin asked about the design of the signs.  Mr. Barton stated that they have not been designed yet but they will be of good quality.  The 100’ sign or reverse frontage sign will be a steal column or like a lollipop and this is the only sign that will have these characteristics.  Mr. Melvin then stated that at the last meeting, one of the big concerns of the residents to the South of the project was whether the tall sign can be seen from their neighborhood and would like to know if they can testify that they won’t see this from their neighborhood.  Mr. Barton stated that it’s over 3,000 feet away and he doubts if anyone will be able to see it and if it is seen at all it will be very small.
Mr. Melvin asked if the lighting would be LED.  Mr. Barton stated that they have not had discussions about the lighting that they would use on the sign at this point.  Everyone is moving to higher technologies for the energy consumption and LED’s are much more energy efficient.   These signs will be facing the highway and will be screened so that the light does not shine into other areas.  Mr. Roy stated that this will all be on the Site Plan.
Mayor Chila asked what the square footage will be on the 100’ sign.  Mr. Melvin stated that they are asking for 500 sf.  Mr. Roy stated that they feel that this is the minimum size that they will be able to apply legible letters on the sign so it can be seen.

Mr. Zeller asked if they intend to have antennas attached to the monopole.  Mr. Roy stated that there has been no discussion for that and they are not asking for approvals on antennas.
Mr. Melvin asked how far down the highway a 100’ sign can be seen.  Mr. Barton stated that it is not just that it can be seen, but that it can be read so you know what’s there.  Mayor Chila stated that he does not want to see signs below the “Center” sign.  
Extensive discussion continued on the proposed height of the sign on the Turnpike.   

The Board will have input as to what the signs will say at Site Plan. 
The first sign should go up with whatever the first component of the center is but not before the buildings.

Chairman Lott asked to review the Fiscal Impact Study.  Mr. Roy stated that they used the same multiplier requested by Mr. Melvin in the beginning of the report and on page 8.  It does not change the substance of what you see, it just makes it consistent.

Mr. Zeller asked for Clarification on some of the signs because some of the signs are reportedly very large.  Mr. Barton stated that they are setting the maximum signage criteria and following the Townships Sign Ordinance which is very specific.  A brief discussion continued on the signs for the project.  
A. Schwager asked if other than the 100’ sign, is this sign package within the Township’s Sign Ordinance.  Mr. Melvin stated not 100% but substantially.   He would like to get the Boards concerns and the neighbors concerns addressed on the 100’ sign.  He thinks this is the only anomaly that needs to be discussed. 

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

Mrs. Joan Moran of 67 Kirschling Drive was sworn in by Mr. Zeller.  Mrs. Moran’s concerns were with the location of the large box stores and could the larger stores be moved forward with the smaller stores moving back towards the residential area.
Mr. Roy stated that these issues will be addressed at Site Plan when you will see the buffers, berms and whatever is proposed to address the concerns that are being raised.  There are pros and cons to the locations of the buildings.  Chairman Lott asked if there will be enough flexibility at Site Plan to move them.
Mr. Bryan Zappalla, who was sworn in at the previous meeting, stated that he feels that they spent a lot of time on the geometry of the entire project to come up with a layout that works across the Board.  He believes there is a significant distance behind the buildings to the residents on Patricia Drive.  They have tried as best they can to place the buildings where they can minimize the impact of the location of structures.  There may be very little flexibility in moving the buildings.  
Mr. Zappasodi stated that he can see it both ways but feels it is less of an impact with the buildings where they are now.
Mrs. Moran stated that she is concerned with the times of the loading dock deliveries.  Initially everyone abides by the times but then the trucks start to come earlier and earlier.

Mayor Chila stated that this would be a code enforcement issue.

Mr. John Juliano of 94 Springhill Drive was sworn in by Mr. Zeller.  Mr. Juliano asked about the signs at their Exton location and what is the size of those signs.  Mr. Roy stated that they did not compare this projects signs to Exton they tried to show the size and height of the signs they would need for this particular Site.

Mayor Chila added that the difference in this project is the NJ Turnpike.

Mr. Barton stated that there are some similarities but there are also some significant differences.  The signage that is proposed around the Site is very similar to what was done in Exton.  The interchanges are much different.
Mr. Chris Bott of 135 Patricia Drive was sworn in by Mr. Zeller.  Mr. Bott talked about the signs along the NJ Turnpike.  He feels that the blue signs along the Turnpike that let people know what is coming up in the next few miles are more effective.  A brief discussion ensued over the blue signs along the Turnpike.

Mr. Frank Jeanette was sworn in by Mr. Zeller.  Mr. Jeanette agrees about the sign and is happy they took the one closer to the homes away.  His concern is with the elevation of the buildings.  He feels that they are going to cut into the woods behind his home to utilize as much land as they can.  A. Schwager asked if there was testimony that they were going to cut into the woods to which A. Zappasodi said “no”.  A. Zappasodi asked Mr. Jeanette if there were wetlands back there.  Mr. Jeanette stated “yes”.  
A. Zappasodi then told Mr. Jeanette that they could not disturb the wetlands.  Mr. Jeanette stated that there was another strip in back of that and he feels that their drawings are made up and they are going to cut into it.  
A. Schwager stated that this is not an Engineered project, this is a picture of buildings set on existing soil.  There is no delineations, if there are wetlands back there, DEP will make them stay 150’ from the wetlands and there has been no testimony of anyone cutting any trees.  Maybe they are and maybe they aren’t but they will have to come in here at some point when they do their Site Plan and tell us that they are going to cut trees and then this Board will tell them if they can or not. 
Mr. Jeanette continued with the elevation of his house, his woods, the taxes, the roads etc.
Mayor Chila asked for the record if the applicant is planning on cutting into the woods.

Mr. Roy stated that they will respect all the environmental regulations.  In terms of precise development and what tree may come down and what tree may stay, it will be part of the Site Plan and the Boards Engineer and Planner will see all of that.  We are going to have to respect the Township Ordinance, the intensity of development you allow and we tried to do this based on the Township’s TDR Plan.  This Board will see all of these details.
Chairman Lott stated with all due respect to Mr. Jeanette but unfortunately all of his concerns aren’t going to be answered until Site Plan.
Mayor Chila stated that back behind the cul-de-sac is a sensitive area for our residents.  Can we get an agreement that the building envelope will be the building envelope there?  S. Bach stated that there will be a 75’ buffer from the property line as part of the existing underlining zoning. 

Mr. Jeanette again talked about the elevation of his home, the berm, the trees and the tax bill.  He then stated that he will wait until the Site Plan. 
Mr. Roy stated that they need to get beyond this to get to a Site Plan.

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

A. Zappasodi stated that he has worked with Wolfson’s Professionals and the Township Professionals and would like to commend them all.  He believes this is a pretty clean project and would recommend this project and feels it is appropriate for a vote. He also feels that there is a need for Mr. Wolfson to meet with the residents again as we get closer to the Site Plan.  He doesn’t know if this can be made a condition of approval.  He is in support of this project and he believes there are a couple of understandings with regard to the buffer and maybe, potentially another look at a Fiscal Impact Study somewhere along the lines of this 10/20 year project.

Chairman Lott stated that he thinks it would be in everybody’s best interest if the meetings between the developer and the residents would be coordinated through the Board and the Township and be held in this Public Building.

Mr. Roy stated he doesn’t have a problem coordinating with the Township but does not want to see it made a condition of approval.
Mayor Chila asked if they agree to have it in the Resolution because they have agreed to meet with the residents again.  A. Zappasodi stated that it would be more like a “finding of fact” to which Mr. Roy agreed.

Mr. Zeller stated that they way he writes the Resolutions the Board adopts a lot of the testimony.  It wouldn’t necessarily be a condition as to everything they represented but we adopt their representations as something that they will have to adhere to.  

Mr. Roy stated that he believes they are talking about the Commons part of the project and prior to Site plan they will meet with the residents.

Chairman Lott asked Mr. Melvin about the Fiscal Impact study in relation to the Police Officers.  B. Melvin stated that he is comfortable with the way it is stated in the study and that they have met their requirement.

Chairman Lott asked on a project of this size and over this period of time is it not unusual for this to be revisited.  Mr. Melvin stated that he thinks that would be prudent because the applicant is asking for a 20 year vesting of rights and this may take 10 to 15 years to develop.  
Chairman Lott also stated that another concern is the traffic study.

Mr. Roy stated that the traffic is clearly something that will be addressed at Site Plan to satisfy the Board.
In terms of the Fiscal Impact, he doesn’t think you can condition the GDP approval on revisiting the Fiscal Impact.  The Board does not disagree with that, Mayor Chila stated that they are talking about language in there that would say, in five years, 10 years etc., the applicant would have to update his Fiscal Impact to see where we are.  Mr. Melvin added that the Fiscal Impact is also a Planning Document for the Municipality.

A very extensive conversation took place over an updated Fiscal Impact Study and whether or not the applicant should be required to provide an updated study.
A. Schwager stated that after being on the Board for 7 years he has never seen a Fiscal Impact Study that is all that accurate.  His opinion is that it is going to be a wash for the Township so they are off by a quarter million dollars.  Even if it is a wash for the Township it is still a good project because there is a tremendous savings of tax dollars for the schools, so the Township wins in multiple ways.  So he does not think there should be that much credence on an impact study but the fact that they are fighting against another one so much concerns him.  He does not see anything wrong with periodically updating the study.

Conversation continued on updating the Impact Study.  Mr. Mark Kaplan stated that when this GDP gets approve Mr. Wolfson is willing to give the Township $10,000 to put into an account so a Fiscal Impact can be done in the future, so they will not have to do it.

Chairman Lott called for a 10 minute recess at 9:31pm.

The meeting reconvened at 9:41pm.

Mr. Zeller stated that the Checklist, which is part of our Ordinance, provides that the Fiscal Impact Statement is required for each Site Plan application.  So they will have to do it to be Complete for Site Plan, so it is now a non-issue. 
A. Schwager asked if they will market all three of the Sites at the same time.  Mr. Roy really doesn’t think it can be because it is “market driven”.  

Mr. Zeller went over all the conditions that will be part of the GDP Resolution.

Mayor Chila would like to talk about the Waivers, one being about the traffic light.  Mr. Melvin stated that based on the Conceptual Plan that is proposed the Waiver made sense, so both Waivers are recommended.

Mr. Zeller stated a few more conditions of the approval.

Mayor Chila asked about the roadway to “The Crossings”, if the Township were able to partner to get agreements with the owner of the land directly from the Turnpike exit, would they be able to revise the road and build it there to go straight across for better connectivity.

Mr. Kaplan stated that they have had multiple meetings and have discussed everything; they are not prepared to deal with another alternative now.  If there is some discussion to be had about this we would talk about it but we cannot respond to this now.  

Mr. Wolfson was sworn in by Mr. Zeller.  
A brief discussion took place over the road into “The Crossings”.

With nothing further to discuss, A. Zappasodi made a motion to approve the Wolfson GDP, specifically Main Street at Woolwich LLC and Woolwich Commons LLC, Block 60 - Lot 1, Block 57 - Lots 5, 8, 9, & 10, Block 61- Lots 6.02 with the 16 conditions that were listed by Mr. Zeller earlier and with both of the Waivers being granted by this Board and the Sign Package Approval with the 100’ sign.  A. Schwager seconded the motion.  J. Descano stated that he did not hear A. Zappasodi mention “Woolwich Crossings” parcel and would that be part of his motion.  A. Zappasodi stated that “yes” is would be part of his motion, all “3” parcels that the Board has been speaking about at these hearings.  Roll was as follows:

Mayor Chila – yes, S. Maccarone – yes, A. Zappasodi – yes, J. Descano – yes, A. Schwager – yes, A. Elefante – yes, J. Casella – yes, J. Maugeri – yes, Chairman Lott – yes.

GDP approved.

Chairman Lott continued with the correspondence from Mr. William Ziegler regarding the Completeness of the Peach Country Tractor Application.  A. Schwager stated that this is something that is done at Completeness.  We’ve deemed this application incomplete due to various Waivers, 11 were denied.  We granted the application the 3 or 4 Waivers we thought were appropriate.  The applicant is now challenging their decision, so by process this will come to the full Board for a Completeness Hearing.

A. Schwager asked Mr. Melvin if this would be considered a Planning Issue or a Zoning Issue.  Mr. Melvin stated that he believes this is a Zoning Board issue.  Mr. Zeller agreed because they are looking for a temporary use.  

A letter will be sent to the applicant to be put on the Agenda for a Zoning Board hearing for Completeness.
With nothing further to discuss, J. Casella made a motion to adjourn which was seconded by A. Schwager.  All were in favor.

The Joint Land Use Board meeting adjourned at 10:07pm.

Respectfully submitted,

Christina M. Marquis

Joint Land Use Secretary
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