JOINT LAND USE BOARD

REGULAR MEETING

June 17, 2010

“MINUTES”

Vice Chairman Schwager 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.

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

Roll was as follows:

John Casella – Absent, Mayor Chila – Absent, John Descano – Present, Jaclyn Dopke – Absent, Alex Elefante – Present,  Cal Greene – Present, Chairman Lott – Absent, Sam Maccarone – Absent, Joe Maugeri – Present,  Jocelyn Phillips – Absent, Vice Chairman Schwager – Present,  Les Viereck – Present, 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 Regular Meeting of June 3, 2010. A. Elefante made a motion to approve and was seconded by J. Maugeri.  All were favor accept for L. Viereck and C. Greene who both abstained.
Next on the agenda is Ken and Lisa Harding, Use Variance for Block 5, Lot 6.04.  
Mr. Angelo Alberto the Planner and Architect for this application, Mr. Ken Harding and Mrs. Lisa Harding, the applicants, were all sworn in by Mr. Zeller.

Mr. Alberto passed out an aerial photo of the site to the Board that Mr. Zeller marked into the record as A1.  The second page is a Survey that was marked into the record as A2.
Mr. Alberto continued stating that the Harding’s reside at 201 High Hill Road and it is currently their residence and they are requesting a D-Variance to also use part of their property for a small automotive business in the garage which is located behind the house.  Mr. Harding has been in the automotive business for 20 years and his interest is to start up a business in this garage.  The lot is currently zoned R-3 which does not permit commercial Uses.  The lot is 1.13 acres.

Mr. Alberto asked Mr. Harding several questions regarding the business he would like to start.

The hours of operation will be 8:00 am to 4:30 pm – Monday through Friday.  It will be a “1” person (Mr. Harding) operation.  Mr. Harding continued stating all the services he will and will not be performing in the garage.  Parts will be delivered by pick-up trucks.

Oil will be stored in tanks in the garage and an oil company will come in and carry them out.  Regular trash will be removed as usual and anything heavy like rotors or heavy iron will be removed by his brother.
No painting will be done on site.  At any given time there will be 5 to a maximum of 8 vehicles on site nothing will be sitting there for long periods of time.
A Site Plan was discussed.  A. Schwager stated that he doesn’t know if a Site Plan is needed at this point so just stick to the Use Variance.  B. Melvin stated that this Board has the power to waive a Site Plan if they see that it is appropriate.

Mr. Alberto stated that this will be a “mixed use” Site where the parties have their residence up front and behind the house is the garage where Mr. Harding will do his business.  Mr. Harding stated that at this time he works on family member’s cars and his own.  He stated that he can store up to 3 cars in the garage.  Mr. Harding stated that he has already contacted DEP and was told that as long as he was not painting in there and he had somewhere to store oil and get rid of it properly there were no permits he needed from them.  A. Schwager asked how he was going to buy the oil.  Mr. Harding stated he would buy cases of quarts.  A. Schwager asked about the oil filter to which Mr. Harding stated you can put the filter in the drum with the oil and the oil company will come in and take them also.

Mr. Harding stated that he will rotate tires but will not handle the removal of tires.

Mr. Melvin asked about signage.  Mr. Harding stated that he will need to put out a sign.  Mr. Melvin stated that this is not a permitted use either.  Mr. Zeller stated that they would need a Use Variance for a sign in a residential zone.

A. Zappasodi stated that he discussed the signage issue with the Harding’s after conducting a Site visit.  He advised them that there are Ordinances in place and if they wanted to comply with the Ordinances then that would be easy.  We obviously do not permit business signage in a residential zone.  He stated to the Harding’s the Ordinance for the Commercials Zone signage and thought that would be OK with the Board.  He did not bring it to their attention that the Residential Sign Ordinance does not allow for any free standing or façade signs. 
J. Descano asked Mr. Harding why he wants this business to occur here and not some other location.  Mr. Harding stated that it is very expensive to rent a garage and he would like to start a family business.

J. Descano stated that this Board cannot base their decision based on financial consideration.  Mr. Harding agreed.
Mr. Descano stated that he is concerned about broken down vehicles being stored on the Site.  It is a residential zone and it is right next to a park where children are playing softball and baseball.  

A. Elefante stated that he would feel more comfortable if there was a parking lot where he can actually park cars and keep them out of sight because it is a residential community.  Is there a possibility that he could put cars for sale out front?  Mr. Harding stated “no”.

Mr. Melvin asked about the septic and well and if there will be a need for an employee bathroom.  Mr. Harding stated that he uses the facility in the house.
Mr. Alberto talked about the positive criteria.  Mr. Zeller stated that he has to satisfy the special reasons under the statute and show how this use will serve the general welfare of the public and how this Site is particularly suitable for the proposed use.  We have a recent zoning ordinance and recently did the Master Plan and we zoned for mixed use areas, we zoned for residential areas, we’ve zoned for commercial areas.  There’s residential next door and across the street and you want to turn this into commercial.

Mr. Alberto stated that there is a dance studio next door and a mulch operation across the street.  A. Zappasodi stated that it is more of a landscaping operation across the street not mulch.

The distance between the house and the garage was discussed.  

Mr. Zeller stated that a Use Variance is a significant issue that comes before this Board.  The Board is responsible to enforce the Zoning Ordinances that are adopted by the Township Committee.  This Site was zoned residential and for someone to seek and successfully obtain a use variance they are obligated to show special reasons; and that it would benefit the general welfare of the Township and that the site is particularly suited to change it from a residential use to a commercial use.  The benefits of the proposed use have to substantial outweigh the detriments to the public good.  This is a residential zone so the Board has to keep in mind that a use variance will run with the land and is only granted in an extreme set of circumstances.  It is the applicant’s burden to show why that should be granted, how they satisfy the special reasons and how the benefits of granting this substantially outweigh the detriments of the public good and we are not talking about benefits to the applicant.  Also, financial considerations are not a basis upon which to consider or grant a Use Variance or even a Bulk Variance.
L. Viereck made a motion to open the meeting to the public which was seconded by A. Zappasodi.  All were in favor.

Mr. Brian Norris of 190 High Hill Road was sworn in by Mr. Zeller.

Mr. Norris strongly opposes the board approving this.  He lives right across the street and they are good people and nice neighbors, but he opposes this type of business.  When Mr. Harding is working out back on engines he can hear it, even inside the house.  This is a peaceful area and hopefully it will stay that way.  Mr. Harding was working on Motorcycles for awhile when they first moved in and you could constantly hear the noise.  
Mr. Norris stated that he ball fields are right next to this property, what if there was a fire.  The access is very tight for fire trucks to get back there and if any of the cars are stored they could explode.  

A. Elefante asked Mr. Norris if he has ever complained to the police about the noise to which Mr. Norris said “no”.   He asked Mr. Norris if he has ever told the applicant that this was an issue.  Mr. Norris stated “no” not until now.
With no further public comment A. Elefante made a motion to close which was seconded by J. Maugeri.  All were in favor.

A. Zappasodi asked the applicant how many of this type of business are in the area.  Mr. Harding stated 4 or 5.

The noise level was discussed.  Mr. and Mrs. Harding stated that they were not aware that the noise was a problem until today.

A. Zappasodi added that this is not as offensive as it may seem and he encourages the business.

A. Schwager stated that this is for the Use only and has nothing to do with the Site or the Sign and the application needs to be treated strictly as a use.

A. Zappasodi made a motion to approve and grant the Use Variance for Block 5, Lot 6.04 based upon the testimony today, he believes there is a benefit to the general welfare.  He also believes that the detriment does not substantially outweigh the benefits to the site it is a very odd shaped site and there are some other businesses nearby.  He believes whatever concerns that were raised could potentially be addressed at a site plan.  So, his motion is to grant the use variance.  A. Elefante seconded the motion.
Mr. Zeller stated that this requires 5 affirmative votes to approve.

Mr. Alberto stated that they have no legal counsel present and asked if it were possible to ask Mr. Zeller a legal question off the record.  Mr. Zeller stated that he cannot advise him.  Mr. Alberto stated that it would be a factual question, yes or no.

A. Zappasodi tabled his motion which was seconded by L. Viereck.  Roll was as follows:

A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes, Vice Chairman Schwager – no.

Vice Chairman Schwager called for a 5 minute break at 8:02.

The JLUB meeting reconvened at 8:10.

A. Zappasodi made a motion to reinstate the original motion to grant the use variance which was seconded by A. Elefante.  Roll was as follows:

A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, A. Schwager – yes, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes.

Vice Chairman Schwager stated that he has a motion and a second to approve the use variance are there any other comments before voting.
Mr. Alberto wanted to thank Mr. Zeller for his comments.  Mr. Zeller stated that he cannot advise him but indicated to him that in general, a Use Variance runs with the land and there is no time limit on them.

Vice Chairman Schwager asked for a Roll Call.

A. Zappasodi – as stated when he made the motion he votes “yes” to grant the use variance.
L. Viereck – unfortunately he does not see the legal criteria satisfied in this project although he wishes it was because he thinks this is something that is needed as was explained earlier about having small time business integrated within our community. So he votes “no”.

A. Elefante – yes

J. Maugeri – no

C. Greene – no

J. Descano – He thinks there are a lot of concerns on this site and while this is definitely a beneficial use, this site is not particularly suited and he believes that some of the negative aspects outweigh the positive. So, unfortunately he has to vote “no”.

Vice Chairman Schwager – no

Mr. Zeller stated that the application is denied.

Next on the agenda is Nanak Auto Fuels Inc. for a sign variance, block 12 – lot 1.
Paul Schultz was present to represent the applicant.  Mr. Schultz presented the affidavit of publication to the Board secretary.

Mr. Schultz began with a brief review of the project stating that they are requesting approval of several bulk variances.  They want to remove and replace to existing, free-standing BP Gasoline signs that are approximately 20’ high with 2 identical free-standing Exxon signs which are actually a bit shorter at 19 ½ ‘ high.  They want to add to Exxon canopy signs to the existing canopy located on the property.  The proposed free standing signs will utilize the existing foundations.  The need a number of Variances to do this, they will need a Variance for the free standing pylon signs because they are not permitted in the RC1 zone.  They also will need a Variance for the number of signs allowed to accommodate the “2” free standing signs because they are proposing the 2 façade signs on the canopy.  They will need a Variance for the sign height for the façade sign, the lettering size on the façade signs and for the height of the signs above the sidewalk.  The gas station has been in existence for some time now and they are not looking to change anything except they are re-branding it from a BP to an Exxon.  This process has been underway for 2 years, and they are trying to get approval to actually change the signage.  
Mr. Zeller marked the Site Plan for this application into the record as A1.

Mr. Bruce McKenna of Monarch Survey and Engineering, Adam Gray of GPM Investments and Andrew Taylor of Complete Imaging Corp were all sworn in by Mr. Zeller.

First Witness is Mr. Adam Gray.  He is the wholesale Operations Manager and takes care of all the Dealer Business for the organization from Rhode Island down through the Carolina’s.  He works for the distributor and they represent Exxon along with a number of other brands.  
Mr. Gray stated that all oil companies or brands have what is called image standards.  There is a component known as the primary I.D. which is the sign that everyone sees on the highway. There are also dispenser graphics and canopy identifications which can vary in design.  

Mr. Gray gave an overview of this particular gas station.

Mr. Shultz handed out pictures of the service station that were taken 6/16/10, to the Board.  The photos were marked into the record as A-3 through A-6.  Discussion took place over the placement of the Exxon signs and if there should be one or two signs.
Mr. Gray stated that it is a State requirement for the prices that are posted at gas stations.  Different States have different requirements, some require all “3” grades of gasoline be posted, some require all 3 grades plus diesel if you have it.  Some require just regular.  One way or another, the “Regular” price has to be posted.

Mr. Melvin asked what the State of NJ requires.  Mr. Gray stated that he believes the minimum is the Regular price has to be posted and the Premium price posted.  He is not positive because he operates in a number of states but at the absolute minimum it has to be Regular price.  
The height of the signs and the height of the Exxon logo were discussed.
Mr. Andrew Taylor of Complete Imaging continued stating his qualifications to the Board. 
Mr. Taylor gave a description of all the signs that are proposed and stated that they are Exxon standards.  They will only be displaying 2 prices on the sign, Regular and Diesel.  The numbers will be manually changed.
Miscellaneous signs were discussed and Mr. Taylor stated that most brands do not want nay miscellaneous advertising signs strapped to the poles so many of the temporary signs out there on the site will have to go.  A. Schwager asked if Exxon concerned with selling fuel or are they concerned with the overall site image.  Mr. Taylor stated that they are concerned with the economic success of the site and they want a consistent branding experience.

A. Schwager asked about Barbeque Pits.  Mr. Taylor stated that he is sure Exxon would not consider that as part of the use of the station.  

Mr. Shultz stated that he was informed that there are some issues on the site although he does not know what they are specifically.  They are willing to work with the Board and clean up the site so it looks like a professional Exxon site.  He thinks that getting the identification signs up and at the same time cleaning up the property and making it look better for the community is the goal for everyone.

A. Schwager stated that the concerns are with the site as a whole and he welcomes the fact that they are willing to discuss this.
Mr. Shultz stated that if they can get the approval here, we can work with the Board on what needs to be done here.  

Mr. Zeller stated when this site got its approval in 1990, there were a lot of conditions imposed with regard to buffering and irrigation that we want to be sure that they are followed.  Mr. Shultz agreed.

Mr. Bruce McKenna began by stating his qualifications to the Board.  He then gave a brief description of the site.  The vegetation on and around the site was discussed.
Mr. Zeller asked Mr. McKenna to identify all the Variances that they are requesting.  Mr. McKenna stated that the first variance is to have 2 pylon signs.  There are “2” street frontages and they are existing signs.  The existing square footage is about 84 square feet and we are reducing that to about 58 square feet on both pylon signs.  
Mr. Zeller stated that the Board can recognize the existing non-conforming pylon signs without granting a variance.  J. Descano stated that this would be a more comfortable spot for the Township to be in.  Mr. Zeller agreed.

Mr. McKenna continued with the other variances they will need including the height from 20 feet high to 19 feet high.  They are asking for “2” façade signs, they are allowed in the RC-1, and they have an existing canopy.  They are asking for 13.75 square feet per sign per façade – 2 façades.  Mr. Melvin stated that the relief in this Variance is for the height of the lettering on all signs.
Vice Chairman Schwager asked Mr. Melvin to go through his review letter.

Mr. Melvin stated that the 24” vs. the 29” is the implied box that is the sign, that is not the size of the lettering, that is the implied box.  So there is a Variance required from that.  The specific lettering height maximum is 16” and they are requesting 29” so a variance is required.   When this gas station was built in 1990, it was under a different zoning.  When the Wawa and CVS were built it was FOC zoning.  That is one of the reasons there are different types of signs across the street.  

Mr. Melvin stated that the long term goal for Route 322 and free standing signs is to have 8’ high monument type signs and so the site distance and problems are the same for every retailer that shows up from here on out.  
Mr. Melvin continued stating that the business is permitted to façade signs, so the “2” that they are promoting on the canopy is permitted.  The square footage that they are proposing appears to be Ok also.  The overall height of the sign implied box is a variance and the overall height of the text, specifically for the word Exxon is a variance.  Mr. Shultz stated that it would be for the “XX” the other letters will comply.  Mr. Melvin stated from a technicality standpoint, the Board should grant a variance for the height of the sign above the pavement.  We have a cap at 14’ because of the long term intent but this obviously is a pre-existing use that is not going away in the short run.  
Mr. McKenna addressed the free standing height issue.
A. Zappasodi made a motion to open to the public which was seconded by L. Viereck.  All were in favor.

With no public comment A. Zappasodi made a motion to close the public portion which was seconded by J. Maugeri.  All were in favor.
A. Schwager stated that they need to talk about some other site issues.  There is a lack of landscaping in the original Resolution done back in 1990.  There was supposed to be a landscaping plan adhered to and he believes this is not being adhered to.  Several years ago all the buffering was cut down and the Township subsequently made them go back out and replant.   There are a lot of different signs on the site advertising certain items that are sold in the store.  During the summer months there is a barbeque pit that is operating on the site.  He is not sure how this is legal and it is not part of the original Resolution, but he thinks it is a deterrent from the site.  These are his concerns.
J. Descano stated as the Boards Planner indicated in his letter, this is one of the major arterial roads, 2 of them, through Woolwich Township and we would prefer if people’s first impression of Woolwich Township is that it is in disrepair.   He asked Mr. Shultz to comment on the BBQ issue.

Mr. Shultz addressed the Barbeque issues and understands the Boards concerns in terms of visual appearance and use on the site.  He does not know if there have been any permits issued for this.  J. Descano stated that the Board is certainly not aware of any.

Mr. Kohli was sworn in by Mr. Zeller so he could address the issues the Board has about the BBQ.
Mr. Shultz asked Mr. Kohli the following questions:

1.  Does he have any permits for the BBQ?  
 Mr. Kohli – “yes”  
2.  Were they obtained from the Township?  
 Mr. Kohli – “yes”

3.  Do you have them with you tonight?        
 Mr. Kohli – “no”

4.  Could you provide them to the Board?
“Inaudible”

J. Maugeri asked if he had permits to have the BBQ at the gas station.  Mr. Kohli stated that they are allowed to have the BBQ there.  He stated that they have a food permit for their food mart.  Mr. Shultz stated that he understands that Mr. Kohli is interpreting that they are allowed to have the food mart so they are allowed to have the BBQ.
A. Zappasodi stated that he remembers reading something where there was some relief granted for the BBQ but there were very, very specific conditions on the BBQ.  It had to be run through the cash register and certain things along those lines so he does believe there may have been an approval from this body for the BBQ pit.  A. Schwager stated that this would have to be prior to 2003.  
A. Elefante stated that he would need a permit from the Board of Health, A. Zappasodi agreed.

Mr. Shultz stated that he understands and agrees with this but he did not know what permits they had but he will have them supply all permits.

A. Schwager asked if this would be a permit or a Variance granted by the 2002 Zoning Board.  A. Zappasodi stated that he believes it is a Variance. 
Mr. Zeller stated that he thinks as a condition of this approval we can impose conditions on the granting of this application and if that means the Board doesn’t want a BBQ pit there, then that’s a condition of approval.  

A. Zappasodi stated in his opinion he became aware of the fact that the BBQ had received some type of approval through resolution when a Mexican operation sort of opened one day and behalf of the Board here, he would not want to see any type of expansion of the BBQ or any type of additional food related services pop up out there one day without approval through this body.
A. Zeller stated that this is an accessory use and typical as an accessory use they would have to show that traffic circulation on site is not interfering with the gas station circulation.

J. Maugeri asked if the BBQ was there before Mr. Kohli bought the gas station.  Mr. Kohli stated that he doesn’t know because they just run it 3 days a week in the summer.  
Extensive conversation took place over the Barbeque.

C. Greene stated that this is an enforcement issue, if we don’t have any kind of approvals in terms of permits or health approvals it should be an enforcement issue.  

A. Schwager stated that Mr. Zeller stated it can be a condition of a Resolution given tonight.
Mr. Shultz stated that as a condition of approval the Board could say “produce the variance approval, produce the Board of Health and all necessary permits granted.  If they are unable to produce them, they must remove.”  A. Zeller stated that it is their burden to show that this is permitted.

A. Zappasodi stated again that his personal opinion is if the BBQ was previously approved he doesn’t want to see it expand to something else.

S. Zeller gave a re-cap of all the Variances requested.
· The applicant seeks a variance for “2” free standing pylon signs where free-standing signs are not permitted in this zone.  This can be recognized as a pre-existing non-conforming condition.

J. Descano made a motion to recognize the “2” free-standing signs as existing non-conforming use.  L. Viereck seconded the motion.  Roll was as follows:

A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes, Vice Chairman Schwager – yes.
Bob Melvin continued stating the Variances:

· The maximum size of the sign implied box (height) is a 24” limit on the façade sign.  They are at 29”.

L. Viereck made a motion to grant the Variance which was seconded by C. Greene.  Roll was as follows:

A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes, Vice Chairman Schwager – yes.

·  The next Variance is the maximum size height of letter on the façade sign.  It is 16” vs. the 29” proposed.
A. Elefante made a motion to grant the variance which was seconded by J. Maugeri.  Roll was as follows:

C. Greene – yes, J. Maugeri – yes, A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, Vice Chairman Schwager – yes, A. Elefante – yes.

· The next Variance is the façade signs height above the pavement.  The maximum permitted in the zone is 14’, they are approximately 16’ to the top of their expected sign.
A. Elefante asked when the conditions on this application were going to be read into the record.

Mr. Shultz stated that the conditions that the Board has requested and the things that they wanted done that have been mentioned, he is in agreement to have them done so however the Board wants to list them is fine.  
A. Elefante asked if they can put a stipulation in there that all this information has to be supplied prior to the signs being done.  

A. Schwager asked if they were too late on this, Mr. Zeller stated “no”.   “3” Variances have already been voted on without conditions.  Mr. Zeller stated that they can ask the applicant if they have any objections to the Board imposing the conditions on all of the Variances.

Mr. Shultz stated that they are doing the whole project as one so if the Board wants to apply the conditions to all the variances they have no objections.

L. Viereck made a motion to approve the Variance for the height of the façade sign which was seconded by J. Maugeri.  Roll was as follows:
A. Zappasodi – yes, J. Descano – yes, L. Viereck, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes, Vice Chairman Schwager – yes.

A. Schwager stated that notwithstanding identification on the pumps themselves they are looking for “4” signs, 2 freestanding and 2 façade.  Mr. Shultz agreed.  A brief discussion took place over the number of signs.
Mr. Shultz stated that they need a Variance to go from 20’ to 19.6’.
A. Schwager stated the list of conditions:
· Verification and proof that the BBQ pit is legally allowed to be there

Mr. Shultz stated that they will provide proof it is allowed to be there if we determine we can’t we will remove it.

· The landscape plan that was requested to be done in the original Resolution of 1990.

A. Elefante would like to go back to the BBQ stating that the applicant cannot bring in just his permit for his convenience store  to prove that he has a food permit it needs to state BBQ.  Mr. Shultz agreed.

· L. Viereck stated that all the requirements of the 1990 Resolution are brought up to date.  

Mr. Zeller read the conditions from the 1990 Resolution into the record.

Mr. Zeller stated that the Board would like a landscaping plan and a maintenance schedule.
A. Elefante asked again if this will be conditioned on them supplying the documentation prior to them erecting the signs or do we give them a timeline as far as producing the documents.  

A. Schwager stated that the landscape will be an ongoing thing.  He thinks the documents for the BBQ pit should be produced before a construction crew shows up with the signs.  Mr. Shultz agreed.  

J. Maugeri added or remove the BBQ pit if the papers aren’t produced before the sign goes up.

Mr. Shultz stated that it is in their best interest to do that as quick as possible because they want to get the signs up.

A. Elefante asked if the BBQ pit is on site and open because he would like to impose another condition that it ceases to operate until the documents are produced.  L. Viereck stated he believes that is an enforcement issue.

Everyone agrees with there being a time limit.  Mr. Zeller asked if they can produce the documents in 2 weeks.  Mr. Shultz agreed.
Regarding the last issue, the height of the pylon sign, Mr. Zeller stated that the Board can impose it as a condition that the pylon sign not exceed 19.6 feet.

L. Viereck made that the pre-existing, non-conforming pylon sign not exceed 19’6”.  J. Maugeri seconded the motion.  Roll was as follows:

A. Zappasodi – yes, L. Viereck – yes, J. Descano – yes, A. Elefante – yes, J. Maugeri – yes, C. Greene – yes, Vice Chairman Schwager – yes.

For the record, Mr. Shultz agreed to all the conditions that the Board put into place.
With nothing further to discuss L. Viereck made a motion to adjourn which was seconded by A. Elefante.  All were in favor.

The JLUB meeting adjourned at 10:11 pm.

Respectfully submitted,

Christina M. Marquis

Joint Land Use Secretary
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