JOINT LAND USE BOARD

REGULAR MEETING

December 2, 2010

“MINUTES”

Chairman Lott 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.

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, Vice Chairman Schwager – Present,  Les Viereck – Present, Anthony Zappasodi – Present.

Also present:  Sandy Zeller – Solicitor, Bob Melvin – Planner and Wayne Roorda - Engineer.

Sandy Zeller swore in the Board’s Professionals.
First on the Agenda is to approve the Minutes from the Regular Meeting of September 2, 2010.  A. Schwager made a motion to approve and was seconded by J. Maugeri.  All were favor except for A. Elefante and S. Maccarone who both abstained.
First on the Agenda is Woolwich Commons LLC.  Richard Roy was present on behalf of the applicant.  They are requesting a 1-year extension of the minor subdivision approval that was granted which allowed them to divide Block 61, Lot 6 in to 2 lots.  They were both fully conforming lots.  He is not sure if the extension is technically necessary with the permit extension act but he would rather be safe than sorry.

Mr. Zeller reviewed the application as well as the resolution.  This minor subdivision was granted on December 17, 2009 and the Resolution #2010-13 was memorialized on May 24, 2010.  The permit extension act provides for an automatic extension for any application that was approved after January 1, 2007 until December 31, 2012.  So as he perceives this application they are covered by the Permit Extension Act.  
Even if it wasn’t, the applicant indicated in their letter dated October 28, 2010 that the basis for their request and the delays warranted as a result of activity that is not under their control.  So either way they are entitled to the additional time.  No formal action is needed to extend this application.
Mr. Roy asked if he could have a piece of correspondence that they can provide to the County Clerk showing that they have the extension.  

Mr. Zeller stated that he would be willing to write a letter confirming his opinion with regard to the permit extension.

Next on the Agenda is Auburn Road Village, General Development Plan, Block 2, Lots 9, 10 & 11, Block 24, Lot 2 and Block 28, Lots 1, 3, & 4.
For the record, Sam Maccarone and Joe Maugeri both recused themselves from this proceeding.

Mr. Zeller stated that the applicant has provided to the Land Use Board Secretary the Notice of Publication that was published in the Newspaper and the Proof of Service and it appears that they Noticed on time and the Notice is sufficient.  Their service to the property owners is consistent with the list that was provided to them.
Mr. Marc Brookman and Mr. Michael McCalley from the Law Firm Duane Morris were present to represent the applicant, ARV Realty, LLC.  

Mr. Brookman continued with a brief history of the applicant and the proposed General Development Plan.

Mr. Mike McCalley continued stating that they have “3” witnesses to give their testimony tonight.  Mr. John Pagenkopf, Professional Planner with Alberto & Associates, Mr. Richard Clemson, Senior Engineer at Marathon Engineering and Nathan Mosley, Traffic Engineer with Shropshire Associates were all sworn in by Mr. Zeller.
Mr. John Pagenkopf gave his qualifications to the Board.  Mr. Zeller accepted his qualifications on behalf of the Board.

Mr. Pagenkopf continued stating that they have brought to the Board a TDR, TND, GDP, a Transfer of Development Right, Traditional Neighborhood Development and a General Development Plan.  He believes their design of this community is consistent with what has been set forth in the Woolwich Township regulating plan and they have some minor deviation which he will go through.  

He continued describing the site; the illustrative land use plan was marked into the record as A-1.  They are proposing 502 homes, 130 would be Single Family detached homes, 162 would be Twin homes and 210 would be Townhomes.  Their gross residential density is 4.2 dwellings per acre and the Commercial Floor-Area-Ratio is 0.2.

The Design Principles was marked into the record as A-2.  Mr. Pagenkopf went on to describe the Road Configuration, Commercial Area, Residential Units and circulation plan.  He referred to the revised GDP plan that was submitted to the Board on December 1.

Next he discussed the parks/open space within the plan. J. Casella asked who would maintain the parks/open space areas.  Mr. Pagenkopf stated that they would be maintained by the HOA.  

He continued with storm water management and stated that there would be 7 basins scattered throughout the site which is a slight deviation from the original plan which showed 4 basins.  

For the record Mr. Brookman wanted to make a clarification because of the different terms being used to describe the same thing.  The regulating plan is the plan that is part of the Townships Code and is prepared by the Township.  It is also known as the TDR plan and Mr. Pagenkopf has also referred to it as the Original Plan.  They are all one in the same, TDR plan, Regulating plan and Original prepared by the Township which formed a basis for their GDP plan.

Mr. Pagenkopf continued with the Utility plan and stated that there would be “2” pump stations, one on the western edge and one on the northern edge to satisfy the flow.  Mr. Zeller asked who would own and maintain the pump stations.  Mr. Pagenkopf responded that it would be Aqua New Jersey’s responsibility.  
He stated that the community will have an impact on farmland, the woodlands and the wildlife habitats but through this TDR receiving area they are going to preserve a couple hundred acres of farmland.  

He continued with the “housing plan” and stated that there is an 11.11% obligation to construct homes for low and moderate income families.  They are proposing 44 two bedroom townhomes and 12 three bedroom twins that will dispersed throughout every phase of the community.  There will not be any concentrated portion or block of affordable units.  They will be constructed to look very similar, if not identical to the market rate units. 
Mr. McCalley marked the exhibit submitted the day before as A-3.

A. Schwager asked if the COAH units will be sales or rentals.  Mr. Pagenkopf stated that they will be for sale.
Mr. Pagenkopf continued with discussed the population impact on the community, including the current population, projected population.  It utilized the census data as a basis, Municipal, County, Local and Regional school budgets to help them develop the market values.  Through the ARV they anticipate 1100 people living there and approximately 200 of those would be public school age children.  
L. Viereck questioned the school age children number.  
Mr. Bookman marked the Land Use Plan, Page 3 into the record as A-4.  

Mr. Pagenkopf explained how they came up with the numbers for the projected school age children through the Rutgers model.

Mayor Chila asked when the last time that the data was looked at by Rutgers.  Mr. Pagenkopf stated 2006.

Conversation continued on the numbers for the school age children that this project will produce.  Mr. Melvin briefly gave some information on other townships in New Jersey and the numbers that were used.
Mr. Pagenkopf continued with the market values that will be on these homes.  The sale price for a Single Family detached home is projected at $325,000.  The Twin Home is projected at $250,000 and the Town Home is projected at $225,000.
A. Schwager asked when these values were assessed to which Mr. Pagenkopf stated in the last 3 months.  He gave market values of these types of homes selling in other communities.  Conversation continued on the market values of homes and the impact that school age children will have on the school district.
Mr. Pagenkopf stated that he has not done a fiscal analysis of what Woolwich would be in a none-TDR position.  In his professional opinion, there would be more homes built and more impact on the schools and local budget outside a TDR.  L. Viereck stated that is why they did the TDR plan, but we need the commercial to offset this and we have gone through GDP’s before where the commercial is still hasn’t been done and the residents just cannot afford it anymore.  
Mr. Pagenkopf continued with the phasing plan for the project along with commercial possibilities.
Mr. McCalley asked for Nathan Mosley to state his qualifications to the Board.  Mr. Zeller accepted his qualifications on behalf of the Board.

Mr. Mosley continued with the circulation plan for the proposed GDP.  He stated that he has worked on various other projects in this Township, Logan Township and Swedesboro so he is familiar with how the traffic typically flows through this area.
J. Descano asked if the traffic impact analysis include the intersections at Center Square Road and Oldmans Creek Road along Auburn Road.  Mr. Mosley stated that they did not perform a traffic impact study or impact analysis as part of the GDP, when it goes before the Board as a Site plan application or a Subdivision application then they will prepare a full traffic analysis that most likely will include that information.  J. Descano asked if it will also take into account other projects that have previously been approved that will feed to those same intersections.  Mr. Mosley stated yes.  J. Descano added that there are some projects that have not yet occurred but have been approved and he would like to make sure that those are accounted for as well.  Mr. Mosley stated that they typically contact the Township to see if there has been anything approved in the vicinity of their sites.
Bob Melvin stated that should a GDP be approved without the full knowledge of any potential off-site improvements because the applicant has indicated that they will do a full blown traffic analysis at the Site plan/Subdivision level the Township is not waiving its right at that level to require off-track pro-rata share contributions.  Mr. Zeller stated that he thinks it would be important, at the very least at the time of Preliminary that they come in with that plan and give the Town protection.  
A. Zappasodi asked if there will be a traffic signal necessary at Auburn Road coming in to the Village.  Mr. Mosley does not know if a traffic signal will or will not be warranted there but they will definitely look at it as part of a traffic study.  B. Melvin disagrees and believes infrastructure needs should be identified at this level so they can be woven into the fiscal impact of the town as a whole because you are asking the town to extend vesting for 20 years and in return a GDP should be identifying infrastructure needs.  
Mr. McCalley stated that at this stage, they don’t have the analysis or the information to determine if that specific piece of infrastructure is needed.

Mr. Brookman added that any contributor going forward along the Auburn Road Village corridor who generates traffic that would warrant a traffic signal should be obligated to contribute to the cost of that improvement and this Board should be mindful of making the same request of those developers.  A. Schwager, L. Viereck and other board members stated that they are and they do and they have.

Chairman Lott asked how the road structure is set up for larger vehicles and in particular school busses being able to access the side roads.  Mr. Mosley stated that the main roads and minor side streets will have more than enough width to handle school busses circulating throughout the village.  

Extensive conversation continued on the circulation plan.

Mayor Chila asked about a second entrance to this project.  Mr. Mosley stated that he feels there is enough capacity today and in the future on Auburn Road to handle the traffic coming in and out of here without needing a second entrance.  Mr. Pagenkopf then discussed how one entrance will be handled during the construction phases.  
Mr. McCalley introduced the Civil Engineer, Richard Clemson who gave his qualifications to the Board.  Mr. Zeller accepted his qualifications on behalf of the Board.
Mr. Clemson continued with stormwater management.  He stated that the water supply would be provided through Aqua New Jersey.  They have “4” wells that the currently operate along Center Square Road that are very close to this particular property.  Each of these wells has a capacity of 300 gallons per minute.  They spoke with the regional engineer from Aqua NJ and were advised that their system has more than enough capacity and pressure to supply this particular project.  This project would have a demand of approximately 122,000 gallons per day.
Mayor Chila asked how many fire hydrants there will be because the Township had to pay for them.  Mr. Clemson stated that the fire hydrants would be owned by Aqua and if there is a rental agreement per hydrant he suspects that it would be with the Municipality.  

Mr. Clemson stated that there are 7 stormwater basins, of the 7, “6” are what they call combination infiltration and extended detention facilities.  They anticipate “1” being a wet pond.  

A. Schwager asked about draft points instead of fire hydrants.  Mr. Clemson stated that he has done that before and it is a possibility, they would have to work out the details with the Board Engineer.  Mr. Clemson said it is a relatively simple process.

Mr. Clemson continued with the storm water management for this site.

Chairman Lott called for a 5 minute recess at 9:03.  

The JLUB meeting reconvened at 9:13.

Chairman Lott stated that he would like to get into the professional letters but it is the Boards intention to cut off any testimonies after 10:00 pm. 

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

Mr. Joe Maugeri of 1964 Oldmans Creek Road was sworn in by Mr. Zeller.  
Mr. Zeller stated that he would like the record to reflect that Mr. Maugeri is a member of the JLUB who has recused himself.

Mr. Maugeri stated that he owns the property to the southwest of the proposed project and has been in his family for several generations.  They have no intentions of going anywhere, so after all the building is done and the professionals are gone they will still be there, so they have to deal with any ramifications this will have on their land.  He would like to make sure that when the engineering is done, that stormwater management is really looked at with a microscope.  Everything on the southwest portion drains right to his property; Ebenezer Branch runs through the center of his property.

Extensive conversation continued on the stormwater, where it will drain and how they will keep it away from Mr. Maugeri’s property at the Southwest portion of the site.

Buffering was discussed.  Bob Melvin added that this discussion should be in the environmental section of the document and in the applicant’s response letter of December 1, 2010 they said that they would comply with the request.  So it should be identified and sorted out at this stage; what is the quality of the buffer and what is it composed of both horizontally and vertically.  Mr. Maugeri requests as dense a buffer and impervious a buffer as possible.
Mr. Joseph Nicolosi of Nicolosi Farms, 2063 Oldmans Creek Road was sworn in by Mr. Zeller.

Mr. Nicolosi stated that he has the same concerns as Mr. Maugeri pointed out.  He would like to make sure he has no problems with stormwater flow.

A. Elefante asked if the Agricultural Buffer enters into this at all.  Mr. Melvin stated technically they are required to do it.  As mentioned in his memo and he believes the applicant will address it, is that a further discussion of the perimeter neighbors is needed and how they can best keep them happy.
L. Viereck stated that it was his understanding that if it was preserved farm ground and the owner requested it, they could have a fence put up along the border of the property.  Since we have TDR which essentially makes this preserved farmland, then the fence would be appropriate.  Mr. Melvin agreed.

Mr. Howard Spector of 100 Concord Court was sworn in by Mr. Zeller.  His concern is with the number of children the applicant has said this project will produce, he believes their study on this is flawed, because he comes from a small development of 18 homes and probably 60% of the residents there are school age children.  He also has a concern with the commercial development and the traffic in the area.
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.

Moving forward with the Professional Reviews.

Wayne Roorda of Bach Associates continued with his letter dated November 24, 2010 which Mr. Zeller marked into the record LUB1.

Mr. McCalley stated that their response to Bach Associates is marked into the record as A-7 and the response to Group Melvin is A-6.

Mr. Roorda continued with the comments in his letter.

A. Schwager asked if the applicant has had any dialog with Logan MUA as far as an expansion.  Mr. Brookman stated that they have had more than dialog and explained what has been happening with regard to the Logan MUA and in short, it will either be an expansion of the Logan MUA or it will be part of a potential Salem County Treatment Facility.  It is his understanding that the Logan MUA is working towards expanding their facility for their customer base of which they are part of their service area.
A. Zappasodi stated that everything Mr. Brookman represented is accurate; the only difference that he would state is that he believes Logan recently resolved their issues with Summit Ventures.  Mr. Zeller stated that they have not seen that agreement yet.
Mr. Roorda continued.

Chairman Lott stated that because of the time, he does not want to proceed with the planning review and would like to continue this application to the next meeting of December 16, 2010.  
Mr. McCalley agreed.

Mr. Zeller stated as a result of this announcement there will be no requirement to re-notice the public.  The public should be aware or advised that this is the next date for the meeting and if there are any questions and if you want to make sure the meeting is still on you can contact the Land Use Board Secretary before the 16th.
With nothing further to discuss, A. Elefante made a motion to adjourn which was seconded by L. Viereck.  All were in favor.

The Joint Land Use Board Meeting adjourned at 9:56 pm.

Respectfully Submitted,

Christina M. Marquis 

Joint Land Use Secretary
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