JOINT LAND USE BOARD

REGULAR MEETING

June 3, 2010

“MINUTES”

Vice Chairman Schwager called the meeting to order at 7:02 pm. 
Adequate notice of this meeting had been provided in accordance with the Open Public Meetings Act.

Vice Chairman Schwager led all present in the Pledge of Allegiance.

Roll was as follows:

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

Also present:  Bob Melvin – Group Melvin Design and Sandy Zeller – Solicitor

Mr. Zeller swore in the Board’s Professional’s that were present.  

First on the Agenda is to approve the Minutes from the Special Meeting of May 24, 2010. A. Elefante made a motion to approve and was seconded by J. Maugeri.  Roll was as follows:

Mayor Chila – yes on the portions that he attended – abstain on the remaining, J. Descano – yes, A. Elefante – yes, S. Maccarone – yes, J. Maugeri – yes, J. Phillips – abstain, Vice Chairman Schwager – yes, A. Zappasodi – yes.

Next on the Agenda is a series of Resolutions:

First Resolution is Granting a Bulk Variance Approval to Allen and Charmaine Jackson for Block 45, Lot 1.09.  

A. Zappasodi stated that he had the opportunity to review the resolution as prepared by Mr. Zeller so he made a motion to adopt the resolution for Granting the Bulk Variance Approval for Allen and Charmaine Jackson.  A. Elefante seconded the motion.  Roll was as follows:

A. Zappasodi – yes, J. Descano – abstain, A. Schwager – abstain, A. Elefante – yes, J. Maugeri – abstain, J. Phillips – abstain.

Next is a motion Granting re-instatement of Application of Summit Ventures for Villages II, Block 28, Lots 5, 6.01 and 16.
A. Zappasodi made a motion to adopt said resolution which was seconded by A. Elefante.  Roll was as follows:

Mayor Chila – yes, S. Maccarone – abstain, A. Zappasodi – yes, J. Descano – yes, Vice Chairman Schwager – yes, A. Elefante – yes, J. Maugeri – abstain, J. Phillips – yes.
Next resolution Granting re-instatement of Application of Summit Ventures for Hi-Lo Farms, Block 28, Lot 15.

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

Mayor Chila – yes, S. Maccarone – abstain, A. Zappasodi – yes, J. Descano – yes, Vice Chairman Schwager – yes, A. Elefante – yes, J. Maugeri – abstain, J. Phillips – yes.

Next is Resolution Granting Preliminary Major Subdivision Approval to Summit Ventures for Hi-Lo Farms, Block 28, Lot 15.

Mr. Zeller stated that this has gone through a revision since he distributed it to the Board.  He continued stating all the changes that were requested by Mr. Penberthy.

A. Zappasodi stated that he had one concern with the Hi-Lo Farms Resolutions which deals with the radon standards.  Where it says that all homes will be built with the tier 1 radon standards as required by DEP regulations; he would like “pursuant to NJAC5:23-10” added, which is the radon hazard sub-code of the uniform construction code.  The Board agreed with this.

Mayor Chila added “where it says an electrical outlet by the piping” should also state “located in the attic” because that is where the fan is placed.  Mr. Zeller agreed.

With no further comments, A. Zappasodi made a motion to approve the Resolution approving Hi-Lo Farms Subdivision with the revisions that were talked about.  A. Elefante seconded the motion.  Roll was as follows:

Mayor Chila – yes, S. Maccarone – yes, A. Zappasodi – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – abstain, J. Phillips – abstain, Vice Chairman Schwager – yes.

Next Resolution Granting Preliminary Major Subdivision Approval to Summit Ventures for Villages II at Weatherby, Block 28, Lots 5, 6.01 and 16.

Mr. Zeller stated that he would include the same changes in this Resolution.  

With no comments, A. Zappasodi made a motion to approve the Resolution Granting Subdivision Approval for Villages II with the said revisions.  A. Elefante seconded the motion.  Roll was as follows:
Mayor Chila – yes, S. Maccarone – yes, A. Zappasodi – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – abstain, J. Phillips – abstain, Vice Chairman Schwager – yes.

Vice Chairman Schwager continued with the New Business of Alphabet Corner Preschool, Use and Bulk Variance, Block 53, Lot 1.
For the record, Mayor Chila and Committeeman Maccarone recused themselves from this portion of the meeting as members of the Governing Body.

Before continuing, Vice Chairman Schwager stated that this is a Use Variance and we only have “6” members present.  
Mr. Taylor, the attorney present for the applicant, stated that he is aware that this is a Joint Land Use Board and he understands that there are only 6 members present and obviously granting a D-Variance will need 5 affirmative votes.  He knows that normally there are 7 members for obvious reasons but he would like to proceed with the Boards permission because the applicant has time constraints.
Mr. Taylor continued stating that this is an application for a bulk variance for a pre-existing condition and a use variance to use a portion of the existing preschool for a dance studio.  The pre-existing condition bulk variance is for a front yard setback – 45.30 feet where 50 feet is required.  They have submitted the necessary publications so for the record, the Board has jurisdiction and they can proceed.

Mr. Taylor had two witnesses, Mrs. Valerie Matteo, the applicant and Miss Sara Biddle of Dance Artistry Center, who is the prospective tenant.  

Mrs. Valerie Matteo for Alphabet Corner Preschool, 501 Glen Echo Avenue, Woolwich Twp., NJ and Miss Sara Bittle of 160 Point Airy Road, Pilesgrove, NJ were both sworn in by Mr. Zeller.

Mr. Taylor past out copies of 6 photographs that he has already marked as exhibits A-1 through A-6 of Alphabet Corner.
For the record the Survey of the plan was marked into the record as A-7.

Mr. Taylor continued stating that the owners of Alphabet Corner obtained title to this building in 2000.  Prior to that in 1999 there was a use variance that was granted by the zoning board to permit the pre-school program and use of this particular building.  The building use to be a former Mason’s Organization.  He continued giving an overview of the building.  The 800 square feet in the lower level of the building is what is being proposed for the dance studio.  The dance studio will have a separate access door and no one in the preschool can access this portion of the building.  

The hours will also be staggered so there is no conflict between either of the uses.  No recitals will be held at the dance studio, it will be strictly for learning.

Parking was discussed.

B. Melvin asked if the pre-school is currently at capacity.  Mrs. Matteo stated when the dance comes she will be at capacity because she will be moving the children that are downstairs to the upper floor.  She stated that the capacity has changed as far as the State is concerned, it is 65 and was 89.  She currently has 55 children in attendance.  Mr. Melvin asked what the dance studio capacity will be to which Miss Bittle stated that in any given class it will be a maximum of 15.  The age group will be pre-school to adult.  

Mrs. Matteo stated that the pick-up of the preschool children is very staggered, and a heavy pick-up would be 5 cars.  She has 12 employees that work staggered shifts.  There is a multi-purpose room on the lower floor that she utilizes for her before and after-school program and her summer camp.  A. Elefante stated that summer camp will add more students.  Mrs. Matteo stated that she loses about 15 students in the summer because a lot of her parents are teachers.  She gains those students back through the summer camp program.  She is mandated by the State and has a State License for the pre-school.
The hours of operation for the Dance Studio will be Monday’s through Friday’s from 4pm to 9pm and Saturday from 8am to 4pm.  They Daycare is closed on Saturday and Sunday.  Miss Bittle stated that the dance studio will only have one employee and herself.
Mrs. Matteo stated that she has a 16 year old daughter and dance has been a big part of her life and has really developed her self esteem.  She feels the studio will be good for the children because they will do better in school and it will do a lot for their self esteem and the overall development of the child. 

J. Phillips stated that she is concerned with the car traffic and how the volume will be handled.  
Miss Bittle stated that there will not be a changeover of students every hour because she schedules the same level of dance in a row so some students are there for 2 or 3 hours.
The employee parking was discussed.  Conversation continued over traffic and parking.
Bob Melvin continued with his review letter dated 5/28/10.  Mr. Melvin stated that he concurs with the positive and negative criteria that Mr. Taylor has presented.  He stated that there are 2 Site Plan comments that need to be addressed; one is will there be any additional signage on the site and if so they will need to pass the design before this Board.  Mr. Taylor stated that they do not propose any additional signage from what is already there.  They may change the copy on one of the signs but it will not be expanded.  Miss Bittle may, if she feels she needs and additional sign, file a separate application for a Variance if they go beyond the Township Ordinance for signage.  
Mr. Melvin continued stating that the applicant testified that the dance studio will be going until 9pm.  During many months of the year, this will be in the dark.  There is no lighting plan associated with the application and he cannot testify that there is adequate light and it is a safe condition in the parking lot.

Mrs. Matteo stated that when they did the proposed Site plan 10 years ago, they were required to have lighting for the parking lot so the utility company got involved to place them on the poles.  There is so much lighting there that it looks like it is day time.  The only concern she does have is the lighting over the door for the proposed dance studio.

Mr. Taylor stated on exhibit A-4 the side entrance to the dance studio, when they go in to pull their permits they will add outside lighting over the door.  Vice Chairman Schwager stated that the code office may require that anyhow.

Signage was briefly discussed

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

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

A. Zappasodi stated that he had the benefit to go into the building and it is not offensive inside.  How Mrs. Matteo described it is basically what he recalls. From his perspective what they are asking for made a lot of sense.

Vice Chairman Schwager stated that they were granted a Use Variance in 1999 and the capacity is 89 children.  He is sure that Alphabet Corner is experiencing the same economic down turn as everyone else and by testimony, they are short 34 kids.  They are a Woolwich Business and they are trying to make it more viable.  He would like to recognize the pre-existing conditions.

With nothing further to discuss, J. Descano stated that based on the fact that the applicant has satisfied the positive and negative criteria as indicated in the MLUL, he would like to make a motion to Grant the Use Variance for Block 53, Lot 1, specifically allowing a Dance Studio on the same premises and also he would like to just recognize the lot area and front yard set-back as non-conforming with stipulations that all the testimony and other conditions that were discussed be imposed as well.  He also would like to include the continuing of the language in the Resolution from 1999 regarding the employee parking.  J. Maugeri seconded the motion.  Roll was as follows:
A. Zappasodi – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – yes, J. Phillips – yes, Vice Chairman Schwager – yes.

Motion Granted.

With nothing further to discuss A. Elefante made a motion to adjourn which was seconded by A. Zappasodi.  All were in favor.

The JLUB meeting adjourned at 8:11pm.

Respectfully submitted,

Christina M. Marquis

Joint Land Use Secretary
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