 WARREN TOWNSHIP PLANNING BOARD

MEETING  WORKING MINUTES
7:30 P.M. – Susie B. Boyce Meeting Room – 44 Mountain Boulevard
June 25, 2012  
Final
CALL TO ORDER  
Meeting was called to order at 7:36.
FLAG SALUTE AND MOMENT OF SILENCE FOR OUR TROOPS
Statement by Presiding Officer: Adequate notice of this meeting was posted on January 19, 2012 on the Township bulletin board and sent to the Township Clerk, Echoes Sentinel and Courier News per the Open Public Meetings Act.  All Board members are duly appointed volunteers working for the good and welfare of Warren Township.  We plan to adjourn no later than 10:00 p.m.
ROLL CALL
Mayor 
Garafola (excused)

Mrs. Smith (excused)

Committeeman DiNardo

Mr. Toth 

Mr. Gallic  (excused)


Mr.  DiBianca– Alternate #1 (excused)

Mr. Kaufmann (excused)

Mr. Freijomil – Alternate #2 

Mr. Lindner 

Mr. Malanga



Mr. Villani
· Announcements:

None

· APPROVAL OF MINUTES:  

June 11, 2012
By motion of Mr. Malanga  and second by Mr Freijomil the minutes from June 11, 2012 were approved.

In Favor:  Mr. Malanga Mr. Toth, Mr. Freijomil, and  Mr. Villani

Opposed:  None.

·       RESOLUTIONS


PB12-03    Bl  57 lots 38

Owner:  Jane Denoble

Applicant:  Jane DeNoble

Location:  9 Mundy Ln.

Type:  Minor Subidivision/Lot Line Change
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Applicant/Case was heard and considered at a public hearing on April 23 and May 14, 2012 at which time the Board rendered its decision to approve the application with conditions   This resolution is intended to memorialize same in accordance with N.J.S.A. 40:55D-10(g)(2). 

Motion to approve the resolution by Mr.Lindner, and seconded by Mr. Toth to approve
In Favor:  Mr. Lindner,  Mr. Toth, Mr. Villani

Opposed:  None.

· PROFESSIONAL STAFF REPORTS:
Alan Siegel, Esq., Planning Board Attorney, None
John T. Chadwick, IV, P.P., Professional Planner , None

Christian Kastrud, P.E., Professional Engineer, None

Maryellen Vautin, Clerk, None

· CITIZEN’S HEARING (Non-Agenda Items only)

Mr. Mark Wojie came forward and introduced himself from Loren Way.   Mr. Wojie stated that he has been working with the Township for the last few years and Mr. Chadwick has discussed and worked with him on this issue of light trespass from 266 King George Rd.  He stated that the light beams through his house and his neighbor’s home.   He would like to see the situation resolved.  Mr. Chadwick stated he did not know that the internal light parts were not changed.  The site plan was approved in the 1990s and this neighbor came during the course of the amended plans.  The required lights in parking lots have now changed and the owner was supposed to get a new internal bulb system so the bulb would no longer be visible.  It was several months since Mr. Chadwick has spoken to the owner and the owner is correct since this issue has been going on for a couple of years.  Committeeman DiNardo requested that Mr. Chadwick contact the owner and he agreed.  Mr. Chadwick stated that they know the direct glare issue is a performance standard and you have to comply.   Mr. Chadwick will follow up with Committeeman DiNardo.  

This portion of the meeting was closed.
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· DISCUSSION:  (agenda items) 
· Item 1--American Properties at Mount Bethel Road,LLC Re-Zoning Presentation
Ron Shimanowitz, Esq. introduced himself as representing American Properties at Mount Bethel Rd. LLC.  Mr. Villani asked Mr. Chadwick to brief the Board on the details of a rezoning request.  Mr. Chadwick stated that the process is usually done through a Master Plan Amendment.  In this case there was a letter sent to the Township Administrator, and it was given to the Township Committee, who in turn asked the Planning Board to examine the case.  The important part of the issue is whether or not the Board thinks that the property is zoned correctly, and if not to consider the various proposals or solutions.   The history of the site is it was rezoned from industrial to residential in the early 90s, 1993.  There was a lawsuit.  The property remained in the 3-acre zoning.  Mr. Chadwick continued stating that the Township’s 1991 Master Plan was a document that had a lot of proposals that were never implemented.  The 1991 Master Plan proposed cluster zoning and hamlets, and high density districts all over town.  This site had changed from industrial to residential.  It was litigated and defended.   Mr. Chadwick reminded the Board that the Board will need a Master Plan Amendment to change the zoning before a change can happen and a site plan can be considered.  
A re-examination report for the Master Plan was supposed to happen this year but the legislature extended it out to ten years, so it was delayed.  Mr. Freijomil asked about the surrounding lots and their zones.  Mr. Chadwick stated there is commercial in the front, residential in other parts.  

Mr. Siegel stated there are no procedures in the land use law for this way of approaching a change.  But most municipalities do refer it to the Planning Board and that’s why it is being discussed.  

Mr. Shimanowitz then continued stating the blocks/lots in consideration are Block 78 Lot 15.01 and 15.02 and part of Block 78, Lot 7.  The property fronts on Mount Bethel Rd and also King George Rd.  The subject site is in the R-130/65 zone and the entire site that they are seeking a rezoning for is approximately 24 acres.   They are seeking the Board’s endorsement of the re-zoning.   Mr. Shimanowitz stated that then they could start the process with the Township Committee for an ordinance.  The re-zoning request is to allow a density of 3.5 units per acre.  This concept plan would yield a total of 84 units and includes market-rate townhouses, affordable townhouses, and also includes three group homes.  Each of the group homes have 4 bedrooms, which would yield 12 total bedrooms, there is therefore, an affordable housing component to this proposal.  Of the 84 total units, they propose a 20% set aside, which would give the town at least 17 credits toward its affordable housing obligation.   (5 from the affordable townhouses and 12 from the group home bedrooms)  Mr. Shimanowitz introduced Fred Coco, the site engineer.  Mr. Siegal checked to see if the 
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Board wanted to have the presenters sworn in.  All decided it was not necessary   Mr. Fred Coco, licensed engineer for Menlo Engineering introduced himself and stated that he has worked on many municipal projects, including the Promenade.  Mr. Coco presented the aerial photo and the orientation of the land for the subject property.  There is about 1200 feet of frontage on Mount Bethel Rd. and 300 feet on King George Rd.  There is a modern office building next to it, a flex-base warehouse, some single-family homes that have been converted to commercial use, the Raquet Club, and Technology Dr. are close by.  There are some single-family homes on King George Rd.   There is some farming activity on the lot being discussed, and.there are some structures on the property.  There is a ridge line that runs through the property with a slope dipping down towards Technology Dr. There is a second ridge in the property sloping toward King George Rd. There are significant treed areas around the site.  Mr. Coco discussed the stem at the west end of the property (towards King George Rd)  and a land swap to ensure access to King George Rd..  Menlo has been working with American Properties for about 2 years and have had various concept plans.  The current plan has the least amount of impact to the surrounding community and allows a transitional use between the commercial and residential community.  They are proposing 3 and 4 unit structures and the group homes, which are basically 3 units or buildings situated in the northeast corner.   Each of the building has 4 bedrooms.  The gross acreage is about 28 acres and they have a 3 acre lot to stay in the existing zone and maintain a single family home and build a driveway to the lot and give access to the development.  Also when you take away the right of way of approximately ½ acre dedication that will take place on Mount Bethel Rd. and King George Rd, it will leave a net area of 24.6 acres.  Using the 3.5 units per acre gives them the 86 units.  They are proposing 76 market rate townhouses and 5 affordable townhomes and 3 group homes.  These affordable units give the 20% set aside.
Mr. Coco continued with stating the main access would be through Mount Bethel Rd. through an island separated two-way driveway and would have excellent visibility from both ways.  It would be a cluster type development  They propose 2 storm water management facilities in front of the site to manage the storm water.  There will be some step gardens and water features.  Due to the topography on site, it is anticipated that there will be some retaining walls, to make up some of the grade changes.  The goal is to minimize disturbance at the perimeter and maintain some of the trees. Water and sewer is available.  

Mr. Shimanowitz introduced the landscape architect, Jan Salteil from Edgewater Design.  Mr. Freijomil asked what the current density in that zone is.  It is three acre lots, RC-130/65.  It is vacant land, an abandoned house is on the property.  The current zoning would yield 5 single-family homes.  There was a debate on the number of 84 or 86 units proposed.  The plan shows 84 but the calculation is 86, but it was reminded that this is a very preliminary plan.  Jan Salteil introduced herself and was accepted.  Ms. Salteil has worked on the plan with Menlo and feels the site has great opportunity to provide open spaces with in it.  She stated 
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that coming in from Mount Bethel you would come in a winding road uphill and on either side will be terrace gardens.   These would be meadow areas buffered by tall evergreens, flowering trees.  The step downs to the lower basins would also be a meadow area.  A walking path will go through the community winding through the units and the meadow areas.  This landscape will include basins that will be part of the storm water management plan.  

Mr. John Rea was introduced as the traffic engineer with McDonough and Rea Associates, and was accepted by the Board.  He was to evaluate the plan for the site access of Mount Bethel Rd.  Normally with a traffic study they calculate a level of service for the driveway.  Mr. Rea stated that they took it further with working the two traffic signals that the entrance would be between.  They did a gap study on Mount Bethel Rd.  It is a heavily travelled road with Rt. 78 to the north and the center of town to the south.  The critical peak hour is the morning hour.  He feels most will travel to the north.  During the morning peak hour there were 112 gaps, capacity for 112 left turns, assuming 6 second gaps.  During the afternoon peak hour they found a capacity of 126 gaps; left turns assuming gaps of 6 second or higher.  The trip generation from the development and a peak hour trip generation for the morning at (using 94 units due to counting each bedroom in the group houses with the total townhouse units).   They would expect the morning peak hours there would be a discharge of 42 vehicles coming out of the community, and if they all came out to Mount Bethel approximately 75% of them would turn left (32) to go North.  This is within the capacity for left hand turned.  They evaluated the site distance and are in good shape and have adequate site distance.  

Mr. Freijomil asked if this is just the morning peak and would the evening be the same.  The evening peak there was a higher capacity, 126 and was projecting for the evening the amount being discharged would be projected at 20.  There was discussion on how came up to 42 vehicles.  It was stated that the one peak hour they look at is the 8 to 9 a.m. hour, and not over the 4 hour morning hours.   Mr. Freijomil asked if they had taken into consideration the Crown and King George Rd. lights because it doesn’t feel like there could be 120 spaces available when Mr. Freijomil has sat in the traffic.  Mr. Freijomil doesn’t see how any more traffic will fit.  Mr. Rea stated that If a site plan application were to come in, the applicant would do a full traffic analysis and may make recommendations as to timing of lights, etc.  

There was some discussion about using the other exit onto King George Road and that some may take as an alternate and come out on Mountain View and then get stacked up at that light.  The traffic study was to look at the worst case scenario.   Emergency vehicles and ability to navigate was discussed.  

Mr. Shimanowitz introduced Richard Arzsberger, the architect and was accepted by the Board.  Mr. Arzberger discussed the plan of 76 Market townhouses, 5 Affordable Townhouses (affordable flats) , (looks like townhouse but will have 
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one unit on each floor), and the group homes.  They propose 4 models ranging from 2000 SF to about 2600 SF.  Of the four model types, 2 would be offered with master bedrooms on the first floor; the other two models will be standard with master bedrooms on the second floor.  All models will have 3 bedrooms total.  Three of the four models with have 2 car garages and one will have a one car garage.  The 2-story townhouses will also include basements where there is an opportunity with grading.   It will be a traditional look and the target market for this development would be professional couples, but would be typically move down market with less maintenance.  There is very little of this market in Warren currently.  There was more discussion on the entrances and layouts of the townhouse clusters and the age-targeted marketing.   There is no age restriction.

Mr. Shimanowitz introduced Shirley Bishop who discussed affordable housing issues.  She introduced herself and was received by the Planning Board.  Ms. Bishop stated there will be 84 total units and American Properties is proposing a 20% set aside for affordable housing.  There will be 5 affordables and they will be townhouse types, flats, and then there will be 3 single-family ranch, 4 bedrooms homes.  A group home bedroom counts as 1 credit, so it would be 12 credits with the 3 group homes.  The townhouses will be for sale not rent, as the group homes have very low income units and will meet the requirements for the very low income units for the development. 

Committeeman DiNardo asked about the 17 that are set aside and is that part of the 84 units of the development or in addition.   Ms Bishop stated that it is part of the 84 units.  It is 17 credits with 5 being the townhouse/flats and 12 from the group homes. 

Mr. Lindner was interested in the price point, and in what makes these affordable.  Ms. Bishop stated a 1-bedroom 122,378 cost, a 2-bedroom is $146,853, and a 3-bedroom is $169,697 for moderate priced.  
Mr. Shimanowitz then introduced their planner, Mr. Paul Phillips.  Mr. Phillips introduced himself and was accepted by the Board.  Mr. Phillips discussed the zoning of the property and the surrounding property.  The existing zoning is CR130/65, an environmental critical residential zone.  The purpose of the zone is to protect large areas of vacant environmentally critical areas.  It is 1 home per three acres.   The property is not within a flood hazard area or a stream buffer area.  The adjoining zones were discussed using a poster board with color coded zones.  The subject property is the eastern most portion or limit of this continuous portion of the CR130/65 district.  It is the only tract that does not have its primary front on King George Rd. or Mountain View Rd.  The primary frontage is on Mount Bethel Rd.   The abutting land to the east and to some extent to the north is GI, General Industrial, on both sides of Mount Bethel Rd. and joins the rear portion of the subject property.  There are also business or mixed-business residential lots opposite the site on Mount Bethel Rd.  Mr. Phillips discussed the 
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character and zones near the subject property and that the subject lot is at the other edge of and the zone and doesn’t make sense. This property does not have any substantial wetlands and therefore is not as critical as some other properties.  

Mr. Phillips summarized that the property is influenced by the commercial zoning around it.  Just driving down Mount Bethel Rd. the zoning of CR130/65 is not what is currently on the road.   What might be considered could be more industrial office type zoning.  Mr. Phillips feels that is a major traffic generator and that wouldn’t provide a good transition to the remaining CR130/65 zone

Mr. Phillips discussed the alternative of another zone with an appropriate level of density and that would be compatible with the adjacent land use scheme, and offers a housing product that would make sense in the context of the existing housing inventory, as well as changing demographics in the community.  The proposal presented meets these needs.  Further discussion continued on the density level and transition provided.  The demographics show an aging of the population and smaller household sizes.  Mr. Phillips stated that if this goes to a formal application, they would submit a detailed fiscal report, but an initial look at the fiscal and this type of development would be a net revenue generator for the Township.  Mr. Phillips summarized the current zone is not appropriate and the proposed development would be good for the property itself and the immediate area, as well as the Township.  

Mr. Freijomil asked what the zoning would be.  Mr. Phillips stated there is none for Warren now, but that he envisions a Townhouse type zoning with the limitation on overall gross density of 3.5 units per acre with the provision for affordable housing breakdown.  

There was further discussion on a fiscal revenue for the town with the townhouse scenario vice the larger lot single family zones and number of school children.  Mr. Phillips stated that if an application is filed, he would detail the facts.  

There was discussion as to people moving out of communities due to the lack of move down options, with the master bedroom on the first floor.  
Committeeman DiNardo asked how to go about age-targeted marketing.  Mr. Phillips stated it is a lifestyle within a unit, a master bedroom on the first floor, all the living space is on the first floor, with a secondary bedroom on the second floor with a loft.  It is the form of housing. 

Mr. Phillips stated the targeted prices for the townhouses are high 500,000s, low 600,000s.  There was discussion on young families moving in to access the schools, but it was stated that they would not be looking for a master bedroom on the first floor and not designed for young children with playgrounds or pools.
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Mr. Freijomil asked about why such a high density development is a good fit on this property.  He feels it is such a great density jump for this location.  Mr. Phillips feels this road is unique to other roads in Warren, with three sides influenced by commercial land use and you need something to transition.  It is a unique piece that is good for a transition.  

Mr. Shimanowitz  discussed spot zoning and that this property is substantial and spot zoning doesn’t apply.  With 24 acres, you can justify a re-zoning.  This site can be re-zoned just for this site and is within the law to do so.  Discussion continued with the Master Plan and zoning in general.                          

Mr. Toth brought up the possibility of other property owners wanting to rezone also.  Mr. Phillips stressed the difference of Mount Bethel and surrounding residential roads and that others could not make the same argument as this property surrounded by commercial areas.  

Mr. Freijomil questioned why the town would go this way with such a density and how it would change the characteristics of the town with more traffic.  Mr. Phillips can’t see how it is correctly zoned with large lots currently when looking at the area.  He stated that you find something that makes sense and is a good transitional area.  

Mr. Lindner brought up that the subject site does not show the stem up to King George Rd.  Is it part of the subject site?  The access onto King George Rd.?  

Mr. Toth stated that the Master Plans goal is to try to keep as much Open Space as possible and this seems to go against the Master plan, which everyone approved.  Mr. Toth believes the density of children in this area could be much higher than currently zoned.  And he knows the traffic is already an issue on Mount Bethel Rd and believes the side road on King George would be used a lot to come down to the light during rush hour traffic.   

Mr. Phillips will provide the data on numbers of school children if they come back, but knows the numbers are very low for school children in this type of development.

Mr. Toth feels that those they are targeting to sell homes and move down to a smaller place are not who he knows in Warren, they want lower taxes and lower cost of living but want their space. 

Mr. Randy Csik brought back the question as to whether this property is zoned incorrectly and if the Board feels it is not, there is nothing further to discuss.  American Properties has had the property for 7 to 8 years and it is has an industrial building behind, office building across from it, and on a main arterial roadway and it’s it has an abandoned house on it.  There is no market for 3-acre houses on Mt. Bethel Rd.
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Mr. Villani stated there are 2 issues, first if it should be rezoned, and whether or not this particular proposal is something the Board would like to see there or would they like to see something different.  

Mr. DiNardo reminded the Board that the Board is just recommending to the Township Committee to consider as a possible site to be rezoned and the Committee has the power to make that decision.  

Mr. Chadwick reminded the Board that it is not quite as simple as sending a report to the Township Committee agreeing with the presentation tonight or disagreeing.  It is something in between this.  Mr. Shimanowitz said there is not a need for a Master Plan amendment but Mr. Chadwick disagreed with that,  particularly because of the history of the site.  The Township spent three years defending the zoning that is currently in place.  It went to the appellate court and the appellate agreed in terms of the re-zoning.  There have been changes since then.  All the details on affordable housing discussed today really have no issue.  Mr. Chadwick continued, stating the more important thing is when Mr. Phillips described the property, you should go take a look at it, go to the parking lot of the office next to it and get a look at it.  You look up at it, it is steep.  One planner may say there are environmental issues, one planner may say there are not.  Mr. Chadwick had no recommendations at the time   The Board should think about it and he will send a factual memorandum on this site.  The developer has a right to develop the property.  It is imperative that the members go to the site..  Mr. Chadwick brought up the portion of the property at the west end (“thumb”) with access to Mount Bethel.  There was a trade of land and it makes it complicated as to where you would draw the zone boundary line.  

Mr. Shimanowitz stated he had no problem with the Board seeking a Master Plan amendment and that they do have an agreement with the adjacent land owner, a land swap agreement pursuant to a subdivision approval from the Planning Board that was granted but not perfected.  

Mr. Csik stated there was some discussion on the “thumb” at the west side of the property and it doesn’t need to be included in this plan. 

Mr. Villani thinks they should look at the current zone and if it is too restrictive then it would be looked at as a first step.   So if the Board think it is too restrictive then it makes sense to rezone and not as this particular development plan.  

Mr. Villani closed this portion of the meeting.   
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Item 2----Review of Township Committee Ordinance,  amending Chapter XV Entitled “land Use Procedures and Development”, Section 15-3 “filing of Application” by Adding New Subsection 15.3.4. (relative to fees).  
Mr. Siegel brought the Board’s attention to the Ordinance that needs to be decided if consistent with the Master Plan.
By motion of Mr.Toth, and second by Committeeman DiNardo the Ordinance is not inconsistent with the Master Plan 
For:  Commiteeman DiNardo, Mr. Lindner, Mr. Malanga, Mr. Toth, Mr. Freijomil, Mr. Villani

Opposed:  None.
· CITIZENS HEARING  (Agenda Items)
None. 
· ADJOURNMENT 
Motion to adjourn  by Mr. Villani, Second by Committeeman DiNardo Meeting was adjourned by 9:30.
All in Favor.
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