Warren Township Planning Board

Meeting Minutes

Monday, November 22, 2010 – 7:30 P.M.

Susie B. Boyce Meeting Room- 44 Mountain Boulevard

APPROVED
Call to Order  The regular public meeting of the Warren Township Planning Board was called to order at 7:31p.m. by Peter Villani, Chairman.

Roll Call

Mayor Sordillo- Absent



Mrs. Smith- Present

Committeeman DiNardo- Present (Arrived 7:35pm)
Mr. Toth- Present
Mr. Gallic- Present




Mr. Carlock, Alternate #1- Present
Mr. Kaufmann- Present



Mr. Frejomil- Alternate #2- Present

Mr. Lindner- Absent
Mr. Malanga- Present




Mr. Villani- Present

Staff:

John T. Chadwick, IV, P.P., Township Planner- Present

Christian Kastrud, P.E., Township Engineer- Present

Alan A. Siegel, Esq., Planning Board Attorney- Present

Anne Lane- Clerk- Absent

Flag Salaute and Moment of Silence for our Troops

Statement by Presiding Officer:  Adequate notice of this meeting was posted on January 21, 2010 on the Township bulletin board, sent to the Township Clerk, Echoes Sentinel and Courier News per the Open Public Meeting Act of New Jersey.  Board Members are duly appointed volunteers working for the good and welfare of Warren Township.  We plan to adjourn no later than 10:00pm

Announcements:

None

Approval of Minutes

October 25, 2010

On motion of Mr. Kaufman, second of Mrs. Smith, Minutes of the October 25, 2010 Planning Board meeting were approved as distributed.

In favor:   
Mr. Kaufmann, Mr. Malanga, Mrs. Smith, Mr. Frejomil, Mr. Villani

Opposed:
None


CORRESPONDENCE
Revised supplements to Land Use Ordinance (Included in Board Packets).
Professional Staff/ Board Member Reports

None
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Citizen’s Hearing:

(Non- Agenda Items Only) Seeing none- This portion of the hearing was closed

Adoption of Resolutions:

None

Mr. DiNardo arrived at 7:35pm
Discussion Items:
Mr. Chadwick stated that Morris Union Jointure Commission is here tonight for a capital review pursuant to 40:55D-25a(6).  They have submitted architectural plans for renovation of the existing Developmental Learning Center in the Township.  The plans were prepared by Foreman Architects and Engineers and are dated September 29, 2010.  
Mr. Louis N. Rainone, Esq., of 500 Frank W. Burr Blvd. Suite 31, Teaneck NJ was present on behalf of the applicant

Pedro C. Ortiz, of Foreman Architects and Engineers, PO Box 189, Manheim PA, John Chadwick, IV, P.P. Township Planner and Christian Kastrud, P.E. Township Engineer were sworn in by Planning Board Counsel.

Mr. Siegal stated to the Board that Morris Union Jointure is here for an informative presentation and the Board is to take no action.

Mr. Ortiz stated the plans propose a handicap ramp entrance and renovation to the existing facility.  Renovations to the second floor are for 18,000 square feet and include lighting, communication, handicapped bathrooms, 5 classroom renovations with labs and structural modifications.  There is no expansion to the school facility.  Sewer, water and parking were already designed to capacity by the original architect for the building.
Mr. Ortiz stated that 55 students and 16 staff members would be added to the building.

Mr. Ortiz stated that the only external improvements would be replacing exterior stairs with a ramp.  This would allow handicap access and deliveries to that section of the building.
Mr. Toth asked if the renovations would impact traffic.  Mr. Ortiz stated no since the renovated area was already included in the initial building design for traffic.

Mr. Chadwick stated that he has not received any complaints about the buses causing back up to the main road while loading or unloading the children.  All the buses have been able to fit on site.
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Mr. Kastrud went over his memo dated November10, 2010.  In that memo it had two comments.  First, Mr. Ortiz has already addressed to the Board.  Second, is there a need for additional cross walks in that area?  Mr. Ortiz stated that ramp is strictly for drop off so no crosswalks would be needed.
Mr. Villani closed out the public potion of the meeting and the Board went into discussion.  The Board had no discussion.
On the motion of Mr. Gallic second by Mr. Villani, the Board would like to thank The Morris- Union Jointure Commission for their presentation.

Mr. Chadwick asked if they needed a letter of confirmation as to their presentation.  Mr. Rainone stated yes.

On the motion of Mr. Gallic second by Mrs. Smith, the Board directed Mr. Chadwick to write a confirmation letter that the Morris Union Jointure Commission presented a capital review to the Board.

Mr. Chadwick stated that his letter will say that the Planning Board of Warren Township had no comments to the renovations.
In Favor: 
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Smith, Mr. Toth, 
Mr. Carlock, Mr. Frejomil, Mr. Villani

Opposed:
None
Mr. DiNardo and Mr. Gallic were recused from case one and left the meeting at 7:53

Case #1- November 22, 2010
PB# 2005-07PFA
Applicant: 
117 Mt. Bethel Road Associates

Location:
Corner Mt. Bethel Road and Powderhorn Drive

Block/Lot:
Block 78/ Lot 19.06

Type:

Amended Preliminary and Final Site Plan

Actionable
Proposed:  
Applicant is proposing to construct an 11,781 square foot day child care facility and is requesting a variance for front yard parking.  Site was previously approved to construct a 2 story 20,000 square foot office building with parking as case PB 2005-07.  Applicant has received approval from the Warren Township Sewerage Authority and Board of Health has no objection to conduct of hearing.
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Case #1- November 22, 2010- Continued:
David A. Checchio, Esq., of P.O. Box 4449, Warren NJ was present on behalf of the applicant.  The applicant is seeking an amendment to the site plan approval with a variance for front yard parking area.  In 2006 the Planning Board granted a site plan approval for a 20,000 square foot office building with 100 parking spots.  The applicant now is asking the Board to amend those approvals to accommodate an 11,781 square foot child care facility with on site parking and out door play areas.  The facility would be built for Primrose Schools, a national childcare facility.  
Thomas R. Powers, Principle of 117 Mount Bethel Road Associates, PO Box 4449 Warren NJ, Gray W. Greiner, Director of Development Primrose Schools Support Center, 3660 Cedarcrest Rd, Acworth GA, W. Leland Titus, PE, Titus Surveying &Engineering PC, 618 Somerset Street North Plainfield NJ, John Chadwick, IV, P.P. Township Planner and Christian Kastrud, P.E. Township Engineer were sworn in by Planning Board Counsel. 17:09
Mr. Villani reviewed professional reports.  The Warren Township Police Department by memo dated November 4, 2010 had few concerns.  First, they would suggest that both sides of Powder Horn Drive, west from Mt. Bethel Road, be designed as “No Parking”.  At certain times vehicles are observed stopped or standing along the area where the school driveway is.  Traffic flow into and out of the school driveway will be hampered by any vehicle that is parked in that area.  Second, they suggest that a stop bar be placed in the schools driveway to supplement the stop sign listed on the striping plan.  Finally, the area has become quite congested.  During typical commuting times, especially the evening rush, vehicle wait times are long.  They would suggest that Somerset County Traffic Safety review this intersection to see if any improvements can be made.   
 The Board of Health by memo dated  November 8, 2010 stated that they have no objection to the above application being heard by the Planning Board with the condition that the applicant must return to the Board of health for a hearing and action by the Board.  The application was scheduled for hearing by the Board of Health on Wednesday November 10, 2010 but unfortunately due to a lack of a quorum, has had to be rescheduled tentatively for Wednesday December 8, 2010.  I would anticipate that upon action on this application the Board of Health would require some minimum conditions, and more information on Student/ Staff population and demographics.  As soon as any action is taken by the Board of Health they will advise the Planning Board.  

The Warren Township Fire Department by memo dated October 28, 2010 stated that the building should be completely sprinklered.  Due to a fire lance access, the Fire Department connection for the building should be located at the street curb on Powder Horn Drive.  Second, the building should have a complete automatic, addressable fire detection system installed.
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Case #1- November 22, 2010- Continued:

Mr. Chadwick stated that his report is dated November 16, 2010 on the revised site plan prepared by Titus Engineering dated November 11, 2010.    Item one, the plan proposes a child care center at a site previously approved for a two story office building.  A child day care center is a permitted use in the zone.  Second, the plan conforms to all G-I zone requirements but for parking location.  The lot size complies pursuant to a lot averaging plan and complies with regulations within the G-I zone stands.  A variance for parking setback is required.  Third, The plan proposes a 200 capacity child daycare facility.  The plan proposes 50 parking spaces to serve the facility.  The Township ordinance does not contain a standard for day care centers.  Comparison of this facility’s proposed parking ratio of 1 space per four students is greater than similar facilities existing in the Township.  The proposed parking is more than adequate.  Four, the landscaping plan consists of ornamental trees.  The plan does not propose any shrubbery or plating area to enhance the site.  Additional shrubbery and planting area are recommended.  The applicant has agreed to provide more shade trees.  Five, the architectural plans show a colonial style building.  The design conforms to Township design standards for the zone.  Six, the lighting plan conforms to the Township requirements.  Seven, the plan proposes recreational areas at the side and rear of the structure.  Recreation areas are fenced (6 foot high) and divided to serve various age groups.  Eight, the plan shows the limits of wetlands at the site.  All wetlands are designed as conservation areas in accordance with Township ordinance.  Nine, the proposed ID sign conforms to size and location standards.  No variances are required.  Finally, two traffic and parking studies have been submitted. The studies are of very similar facilities operated by primrose.  Mr. Chadwick reviewed prior studies submitted for the currently approved 20,100 sf office building and compared same to studies of proposed day care.  Peek hour traffic for the day care is less than the approved office due to the longer am and pm arrival and departure times associated with the day care use.
Mr. Greiner stated that 50 spaces are more than sufficient for a building of this size servicing 194 children, 22 teachers and 5-7 auxiliary staff.  

Mr. Greiner stated that this facility will be a New Jersey State licensed childcare facility.  The school will be open Monday through Friday from 6:30am- 6:30pm, twelve months of the year.  The children will run in age from 6 weeks to 12 years old for the after school children.  There is no nurse on staff.

Mr. Greiner stated that school will host a before and after program known as the explores for school age children.  This program will transport the children to and from school and will help children with their homework.   The program will also run during the summer months as a camp.
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Case #1- November 22, 2010- Continued:

Mr. Checchio marked into evidence a site plan depicting the out door play area plan marked exhibit A-1, and photos of other Primrose child care facilities marked exhibit A-2. 

Mr. Greiner stated that the playgrounds are far away from the street and are located to the rear of the property and close to the classrooms.  Since the playground areas can be accessed directly from the classrooms, it will also serve as a safe place for the children to go in case of an emergency. 
Mr. Toth asked how school age children are transported to the day care facility after school.  Mr. Greiner stated that the facility owns small buses that are kept on site and will transport the children in the morning and after school. 
Mr. Malanga asked how many parking stalls are to the rear of the building.  Mr. Greiner stated that all parking is in the front of the building.
Mr. Villani asked if the play areas are fenced in.  Mr. Greiner stated that all the play areas are fenced in with a six foot high fence.  There are panic bars on the fences so that in the care of an emergency you can exit from the play areas.
Mr. Greiner stated that as Primrose’s policy, for drop off and pick up, the parents are to pull into the parking stalls and walk their child to and from the building.  The building will have a key pad to access to building.  All doors are locked from the outside for safety measures.  Parents sign their children at the front desk and walk their children to the classroom.  The reverse is true on the way out.

Mr. Greiner stated that the school will provide two snacks and a hot lunch everyday to the children.  The kitchen is for warming food only all food comes in cooked.  Food is warmed in commercial microwaves and confection ovens.  All food is served to the children in the classrooms.  Deliveries are once a week and brought in by steak body trucks.  Staff will purchase mild and juice for the children on a daily basis.
Mr. Villani read into the record again the memo dated October 28, 2010 from the fire department and wanted to know if the applicant complied with both comments.  The first comment, the building should be completely sprinklered.  Due to fire lane access, the Fire Department connection for the building should be located at the street curb on Powder Horn Drive.  Mr. Titus stated that the building will be fully sprinklered and they have no problem putting the connection out at the curb on Powder Horn.  Mr. Villani stated that will be a condition in the resolution.  The second item, the building should have a complete automatic, addressable fire detection system installed.  Mr. Titus stated it does, and Mr. Villani noted that will be a condition of the resolution as well.
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Mr. Villani read in to the record again the memo dated November 4, 2010 from the Police Department.  First, they would suggest that both sides of Powder Horn Drive, west from Mt. Bethel Road, be designed as “No Parking”.  Mr. Villani wanted to know if the applicant had a problem with that.  Mr. Titus stated that Powder Horn is a long road.  No parking signs can be placed near the building, but didn’t know if they should continue west.  Over all the applicant had no problem with this.  Mr. Chadwick stated that the Board would have to request from the Township Committee to enact no parking on Powder Horn.   Mr. Villani stated he didn’t have a problem with that, but wanted the Township Committee to be aware of the memo dated November 4, 2010 from the Police Department.  Mr. Siegal stated that he would as part of the resolution to include the letter, as the applicant has agreed to request the no parking from the Township Committee.

Second, the memo suggests that a stop bar be placed in the schools driveway to supplement the stop sign listed on the striping plan.   The applicant agreed to that condition.  Finally, the area has become quite congested.  During typical commuting times, especially the evening rush, vehicle wait times are long.  They would suggest that Somerset County Traffic Safety review this intersection to see if any improvements can be made.   Mr. Chadwick stated that he would forward a copy of this memo to the County Planning Board for their review.  Mr. Checchio stated that the applicant has already submitted an application to the County Planning Board on October 26, 2010 for an amended site plan.  They have an application pending for this site.
Mr. Villani stated that another condition in the resolution would be the approval from the Board of Health.  Mr. Checchio stated they agree and have submitted an application to the Board of Health and are listed on their December 8, 2010 agenda.

Mr. Frejomil asked if as part of the application process with the County, would that also include a review by the County Traffic Safety Department.   Mr. Checchio was not sure.  He knew that they applied to the County Planning Board.  
Mr. Titus stated that the driveway is in the same location as the prior approved application.

Mr. Malanga had a concern over whether a fire truck could get into the parking lot if cars are parked.  Mr. Titus stated a fire truck would fit, but would have to back out if there were cars in the parking lot.  The aisles are designed at 24 feet.  
Mr. Kastrud stated that his memo is dated November 17, 2010.  He had 39 items that he addressed.  Item #1 has been satisfied.  Item #2, states that 50 spaces are provided, but makes no mention of how many spaces are required.  An accurate parking calculation shall be shown on the plans. Item #3 and 4 have been corrected on the plans.  Item #5, the plan shall correctly show the owner and applicant.  Item #6 and 7 have been satisfied.  Item #8, the plan shows that the lot will be required to be cleared up to the property line 
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leaving no buffer of existing trees.  Mr. Titus at the TCC meeting stated that the clearing limits match the previously approved clearing limits. Item #9 has been satisfied.  Item #10-13, have been satisfied.  Item #14, there will be no basement in the building.  Item #15, satisfied.  Item #16  the conservation easement line shall be shown so that it can easily differentiated from the proposed contours and item #17, all walls shall be shown with top and bottom of wall elevations to adequately demonstrate the grading, need more details on the plan.  Item #18-23 have been satisfied.  Item #24, the parking lot appears to be graded appropriately.  Proposed pavement elevations and slopes shall be added to the plans.  It appears that the curb at the most northwesterly parking space is approximately 10%.  This is a fairly steep for a parking lot.  Mr. Titus stated that he has revised the plans and the parking lot is now at a 4% slope.  Mr. Kastrud stated then that comment has been satisfied.  Item #25, was satisfied.  Item #26, it is recommended that a “turn-around” area be constructed to allow for vehicles to turn around at the end of the “dead-end” parking aisle.  While this parking configuration is not desirable, the site has numerous environmental constraints that make it difficult to design a flow through parking area.  Mr. Kastrud stated that the applicant agreed to make the last two spots no parking, and that needs to be labeled on the plan. Item #27, additional topography needs to be added to Powder Horn Drive.  This will allow us to fully analyze the existing and proposed drainage patterns and ensure that the proposed development does not redirect water to another drainage area.  Item # 28-33 have been satisfied.  Item #34, the plans shall reference the letter from the NJDEP that was received in 2007 that stated that a Stream Encroachment Permit is not required for the project.  Item #35, the drainage easement from the previous application shall be shown on the current set of plans.  It appears that this will need to be vacated and new easement created.  Item #36-38 have been satisfied.  Item #39, an operation and maintenance manual for the detention basin shall be submitted as a condition of approval.
Mr. Malanga asked if it was considered adding an emergency outlet on the south side of the property.  Mr. Titus stated the elevation is too steep.  The parking lot is going to be seven feet below Mount Bethel Road.  The county is also not fond of adding addition inlets onto their road, but Mr. Titus said he would ask them.
Mr. Checchio stated that the applicant has agreed to comply with the Fire Departments memo, but the Fire Department reviewed this application and had no problem with the one access point as long as the building has sprinklers.

Mr. Kaufman stated that is the same problem with every buildings on Powder Horn Drive.

Mr. Kastrud stated that it would be difficult to get a ramp out to Mount Bethel with an elevation change of nine feet.  Mr. Malanga still didn’t like the idea of just one entrance.
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Mr. Chadwick stated that this lot is just over 3 acres.  Zoning for this lot calls for 5 acres.  However the zone also permits averaging the lots sizes.  Powder Horn drive was built on the averaging the lot system.  This proposed lot is the smallest and complies.  Also in the ordinance is the provision for different set backs based on the lot size except if you are on Mount Bethel Road and for parking areas.  What the ordinance did take into account and was drawn before wetlands were taken into account was whether properties were impacted by wetlands.   Do you seek a variance for the parking lot or the building?  After a talk with Mr. Titus, they agreed to increase the landscaping plan.
Mr. Titus stated that the front yard set back required in this zone is 100 feet and the building is set back 100.7 feet.  The building occupies the entire building envelope on this property do to the wetlands and the lot being a corner lot with two 100 foot setbacks.  The building is conforming.  The edge of the parking lot is 20 feet from the right away line and 35 feet from the curb at the extreme corner.  The parking fields are located in the front of the building to keep the playgrounds as far from the roads as possible for safety measures.  
Mr. Titus stated the parking lot is 7 feet below Mount Bethel Road at the Southerly side.  They are proposing a burm 4 to 6 feet high along the frontage of the property.  Towards the detention basing on the northeastern side of the property, and intersection of Powder Horn Drive will remain clear.  The landscaping plan including some flowering trees and evergreens along Mount Bethel Road to screen it.  

Mr. Titus stated that the approved office building for this site had some parking underneath it, but also required a setback variance for the building itself.  The driveway entered onto Powder Horn in the same location and went around to the parking lot on the southerly side of the building.   The parking was in the front yard and side yard.  
Mr. Checchio stated that the approved 20000 square foot building was closer to the road then the proposed daycare and also had some parking that was in the front yard.  So the applicant is seeking a variance for the front yard parking setback.  Mr. Titus stated he feels that the parking in the front yard would b buffered and not have a severe impact on the site.  There are other childcare facilities currently in town with parking in the front.

Mr. Titus stated that they are requesting a C1 and C2 hardship variance and the benefits of this application out way the detriments.  

Mrs. Smith asked if there is a way to utilize this property with out a variance.  Mr. Chadwick stated no.  The problem with this lot is the amount of wetlands it has and the yard area is set up for 5 acre lots.  
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Case #1- November 22, 2010- Continued:

Mr. Villani stated that he would like to see the applicant do as much as they can to shield the parking lot from the street.  The town residents are not in favor of seeing cars and trucks parked in the front of a building.  They like to see the building first since it is designed it is more pleasant then the cars.  Mr. Villani asked that a landscape plan be submitted for the Boards and Zoning Officers review.  By doing that, an amended site plan would be submitted to the Zoning Officer for his approval of the landscaping.  Mr. Checchio stated that the applicant agrees that would be a condition to the approval.  
Mr. Kaufman asked what happened when Primrose leaves and another office facility moves in what happens.  Mr. Chadwick stated that the change in use triggers a site plans and they would have to come back in front of the Board.

Mr. Frejomil asked that if the County were to decline the site approval, would the applicant have to come back in front of the Board.   Mr. Chadwick stated that if the County requires something significantly different then what is approved here, then the applicant would have to come back.

Mrs. Smith stated that the applicant has done the best they can with the property.  She asked that the applicant use native plants to New Jersey in the plantings.  

Mr. Villani asked the Board members to give input into the landscaping plan.  

Mr. Carlock had no input

Mr. Kaufman- had no input

Mrs. Smith- asked that native plantings be used.

Mr. Frejomil- nothing that was beyond discussed.

Mr. Toth- asked that plants be used stay green all year and are bushy.

Mr. Malanga- felt the landscape architect will come up with a plan  

Mr. Checchio stated that the applicant hopes the Board will grant the two variances being requested.  They feel that the daycare center will be a less intense use then the 20000 sq foot office building.  

The Board closed out testimony.
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Case #1- November 22, 2010- Continued:

Mr. Siegel reviewed the conditions to be put into the resolution for approval of this application with the Board.  The Board is looking for an amended site plan approval for the C1 and C2 variances.  The conditions in the resolution will be as follows: Item 4 in Mr. Chadwick’s memo of November 16, 2010; both items in the October 28, 2010 memo from the Fire Department; the applicant agrees to ask for a request from the Township Committee a designation of no parking areas as per the Police Departments letter of November 4, 2010; the applicant will install a stop bar as per the Police Departments memo dated November 4, 2010; Items 2, 5,16,17,26,27,34,35 and 39 of Mr. Kastrud’s memo dated November 17, 2010.
Mr. Chadwick noted that the limit of students is to be 194.  The facility will have operating hours of 6:00am-6:30pm Monday through Friday.

On motion of Mr. Toth, second of Mrs. Smith, the above application as been approved with conditions stated by Mr. Siegel.
In Favor
Mr. Kaufmann, Mr. Malanga, Mrs. Smith, Mr. Toth, Mr. Carlock, Mr. Frejomil, Mr. Villani.

Opposed:

None
Citizen’s Hearing: 

(Agenda Items Only) Hearing none, this portion of the hearing was closed.
Schedule of next meeting: 

Monday, December 13, 2010- 7:30p.m- Tentative
Susie B. Boyce Meeting Room

Adjournment:

There being no further business to come before the Board, the meeting was adjourned at 9:11pm.

Respectfully submitted,

Barbara Streker, Acting Clerk

Planning Board
