








APPROVED

WARREN TOWNSHIP PLANNING BOARD

MEETING MINUTES

MONDAY, FEBRUARY 26, 2007 – 7:30 P.M.

Susie B. Boyce Meeting Room – 44 Mountain Boulevard

CALL TO ORDER:

Daniel P. Gallic, Chairman, called the regular public meeting of the Warren Township Planning Board to order at 7:30 p.m.

ROLL CALL:

Mayor Sordillo - Absent

Mrs. Smith - Present

Mr. DiNardo - Present

Mr. Toth - Present

Mr. Kaufmann
 - Present

Mr. Villani – Present (8:15)

Mr. Malanga
- Present

Mr. Lindner - Present

Mrs. Plotkin – Present 

Mr. Carlock  - Present






Mr. Gallic – Chairman - Present

Staff:

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

John T. Chadwick, IV, P.P. – Professional Planner - Present

Christian M. Kastrud, P.E. – Professional Engineer - Present

Anne Lane – Clerk - Present

FLAG SALUTE AND MOMENT OF SILENCE FOR OUR TROOPS

Statement by Presiding Officer: Adequate notice of this meeting was posted on January 13, 2007  on the Township bulletin board, sent to the Township Clerk, Echoes Sentinel and Courier News per the Open Public Meetings Act of New Jersey.  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.

ANNOUNCEMENTS:
None

APPROVAL OF MINUTES:

Minutes of the January 22, 2007 were corrected by moving Mr. Gallic’s clarification of drainage  procedures before the motion to deny application 2005-10.

On motion of Mrs. Smith, second of Mrs. Plotkin the minutes of January 22, 2007 were approved as corrected.

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Lindner, Mr. Carlock, Mr. Gallic.

Opposed:

None

Abstentions: 
None

CORRESPONDENCE

· Warren Township Environmental Commission Meeting Minutes – December 19, 2006 and January 16, 2007.
· Letter from ANJEC – Brochure – 2007 Smart Growth Planning Grants for Municipalities.
· The New Jersey Planner – December 2006 – January 2007 – Vol. 67, No. 6
· Warren Trails Committee Accomplishments – 2006 Annual Report
· Municipal Land Use Center (MLUC) Winter 2007 Newsletter Vol. 4 No. 1
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PROFESSIONAL STAFF/BOARD MEMBER REPORTS

Mr. Chadwick:
A meeting was held with the County regarding the Cross-Acceptance process.  Mr. Chadwick suggested we discuss this meeting after the cases. 

Mr. Kastrud:
No Report
Mr. Siegel:
No Report

Ms. Lane:
No Report
There were no Board Member Reports.

CITIZEN’S HEARING (Non-Agenda Items Only) – None – this portion of the meeting was closed.

ADOPTION OF RESOLUTIONS:

Resolution 06-18R, Ferruggia Associates, LLC, Applicant, Preliminary and Final Major Subdivision approval, Case #2006-18, for premises known as Block 62, Lot 10.02 and 13, also known as Conklin Lane. Application approved at public hearing on January 22, 2007.

On motion of Mr. Kaufmann, second of Mr. Toth Resolution 06-18R was approved as distributed. 

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Lindner, Mr. Carlock, Mr. Gallic.

Opposed:

None

Abstentions: 
None

Resolution 05-10R, Ronald Potts, Owner Applicant, Minor Subdivision, Case #2005-10, Block 87, Lot 8, also known as 22 Hillcrest Boulevard.  Application denied. Public hearings on November 6, 2006 and January 22, 2007.

On motion of Mr. Malanga second of Mrs. Smith, Resolution 05-10R was approved as distributed.

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Lindner, Mr. Carlock, Mr. Gallic.

Opposed:

None

Abstentions: 
None

DISCUSSION ITEMS:
None

REVIEW OF APPLICATIONS:

Case #1 – February 26, 2007

     PB2004-8B


     Owner/Applicant:
K. Hovnanian at Warren Township, LLC

     Block /Lots

70, Lots 19, 20.01, 20.03, 22.01, 22.02

     Location                            
Washington Valley Road

     Type:
                         
Preliminary & Final Site Plan Approval – Amendment

     Actionable

The applicant wishes to amend the approval adopted on April 12, 2004 which indicates “architectural treatment of all buildings will be stucco with stone accents and textured roofs”.  The applicant wishes to replace stucco with fiber cement siding.  Brochure for CertainTeed WeatherBoards Fiber Cement Siding included in Board Members packets. 

Mr. DiNardo recused himself for this application.
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Case #1 – February 26, 2007 – Continued:

     PB2004-8B


     Owner/Applicant:
K. Hovnanian at Warren Township, LLC

     Block /Lots

70, Lots 19, 20.01, 20.03, 22.01, 22.02

Ronald Shimanowitz, Esq. of the firm of Hutt and Shimanowitz was present on behalf of the owner.  Mr. Peter Levine, 123 Washington Valley Road, Mr. Mazola of 110 Hillcrest Boulevard were sworn by Board Counsel.

Mr. Shimanowitz stated prior resolution approval was for stucco to be used on the homes.  The applicant is proposing an alternate siding be approved, to allow the future homeowners a choice. 

The suggested alternative is CertainTeed Weather Board Fiber Cement siding.  Homes that are already sold were sold as stucco and will remain that way.  If approved, homes that are not sold would have the option of stucco or fiber cement siding.  It is also proposed that some of the Mt. Laurel homes would be done in fiber cement.  Mr. Shimanowitz stated the timeline of construction may not be met due to issues with the DEP which the applicant is in the process of resolving.  DEP has phased the project, allowing some portions to move forward, but others to be held back.  If the 18 month timeline cannot be met, the applicant will return to this Board. 
Anticipated date of completion is  March 2008.  

Mr. Peter Levine is Community Manager of the Promenade.  Both sales and construction personnel report to him. Exhibit A-1 was presented showing the entire complex. Mr. Levine indicated those homes that have been sold, those that are not sold and which of the Mount Laurel units would be stucco and which would be the new fiber cement siding.  Mr. Levine indicated there is no problem with the stucco but the applicant feels the fiber cement is a very good product, and is being used more in current projects.

Mr. Carl Mazzola stated his credentials and they were accepted by the Board.  He agreed that the fiber cement siding is preferred as a standard offering.  The company has requested they appear before this board, and presentation has been given to other municipalities that have given a positive response to this change.  This would provide more diversity in the single-family streetscape and allow an alternative to potential buyers. Stucco cladding provides a limited 10-year warranty following manufacturer’s inspection and annual maintenance.  Fiber cement provides a 50-year transferable limited warranty. He further stated fiber cement contains 30% industrial recyclable material and is environmentally friendly. The fiber cement will allow an alternative less expensive than stucco.  Fiber cement needs to be painted, stucco does not.  

Mr. Lindner asked if Mr. Mazzola is familiar with the weather barrier beneath the hardy board.  Mr. Lindner is involved in a manufacturer’s defect of hardy board whereby driving rains have penetrated under the boards.  Hardy board and the cement fiber industry are in the midst of turning it into a rain screen since if not installed properly the product does not hold up to rain or wind. If the interior sheet is not waterproof, it can accumulate moisture and create mold problems. The applicant stated there are many ways to provide a weather barrier and described some of them.  

Mr. Chadwick reiterated that Mr. Shimanowitz has presented this product as an alternative to the stucco, to allow more diversity to future homebuyers. The aesthetic value is important, and Mr. Chadwick deferred to Mr. Lindner’s knowledge of the product for Board decision.
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Case #1 – February 26, 2007 – Continued:

     PB2004-8B


     Owner/Applicant:
K. Hovnanian at Warren Township, LLC

Messrs. Kastrud and Siegel had no comments.  There were no further Board comments.

The meeting was open to public comment.  There was none, this portion of the hearing was closed. 

Mr. Malanga stated the stucco is a tried and true product and with a project of this magnitude, he would prefer to stay with the stucco. The difference in price is minimal. Yearly maintenance of the stucco was discussed.  Some of the board members felt that aesthetically, the stucco was preferred. Mr. Kaufmann stated he felt the future homeowners should have a choice of siding.  

Mr. Gallic stated he personally preferred the stucco and considering stucco was originally approved and seems to be the better product, motion was made by Mr. Gallic, seconded by Mrs. Smith to deny the application.  Mr. Siegel stated that it is necessary for the Board to give a basis for denial of the application, noting Mr. Lindner’s report cannot be considered testimony since he was not sworn in and gave his report as a member of the Board. 

After further detailed discussion, Mr. Gallic withdrew the motion to deny.

On motion of Mrs. Plotkin, second of Mr. Carlock, the application was carried tentatively to April 9, 2007 with no further notice to allow the Board to bring in an expert witness and learn more about the product.

In Favor:
Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Carlock, Mr. Lindner, Mr. Gallic.

Opposed:
Mr. Kaufmann

Recused:
Mr. DiNardo

Case #2 – February 26, 2007

             PB 2006-19

Owner/Applicant:

Warren 2001 LLC and Pheasant Run 2001, LLC

     
Block/Lot:                     
75/3.03

Location:                            
177 Washington Valley Road

            Type:                                    
Preliminary and Final Site Plan Approval


Actionable

Applicant is proposing to replace existing non-conforming sign and add rear entrance to building.  Technical Coordinating Committee Meeting held January 17, 2007 – recap of meeting attached.  New plans submitted as a result of comments from Professionals at TCC Meeting.  

Douglas Henshaw, Esq. was present on behalf of the applicant.  Mr. Steven Coppola of Bohler Engineering was sworn in by Board Counsel and his credentials were accepted by the Board.

Mr. Henshaw stated minor changes to Preliminary and Final Site Plan approval were being requested which involved replacing the pre-existing non-conforming sign with another, using the same steel post, with a slightly smaller sign and the addition of the rear entrance with an access ramp.
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Case #2 – February 26, 2007 (Continued):

             PB 2006-19

Owner/Applicant:

Warren 2001 LLC and Pheasant Run 2001, LLC

     
Block/Lot:                     
75/3.03

Mr. Coppola described the existing conditions, and the requested changes.  A combination stair, handicap ramp and loading dock is being proposed for the back of the building.

Mr. Chadwick stated the sign is pre-existing non-conforming.  There is no record of this sign, since it was installed many years ago and suggested this be treated as a renovation of it. Aside from this there is nothing further to be addressed in Mr. Chadwick’s report.

Mr. Kastrud’s memo of February 20, 2007.  Item #2.  The ramp provides for handicap accessibility to the tenant space located in this area.  It was requested the applicant’s engineer review the location of the closest handicap parking spaces and the barrier free path to the new proposed entrance.  This will be further addressed during the Construction Department process.

Items with regard to the Police Department’s memo were addressed at the TCC Meeting and will comply accordingly.

The meeting was opened to the public.  Since there were no comments, this portion of the hearing was closed.  There were no further comments from the Board.  Condition of the resolution will include the replacement of the non-conforming sign.   

Motion was made by Mr. DiNardo, seconded by Mrs. Plotkin to approve the application as presented.

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Villani, Mr. Carlock, Mr. Lindner, Mr. Gallic.

Opposed:
None

Abstentions:
None

Case #3 – February 26, 2007

         PB2002-14

         Owner/Applicant: 

Office Solutions

         Block/Lot:


78/24/02

         Location:                                    217 Mount Horeb Road

         Type of Application:              Minor Site Plan with variances

         Actionable at Board Discretion

The applicant proposes addition of a covered entrance on the existing building front, and two-story 21.67 ft. x 61.25 ft addition to the rear of the existing building.  

The case was heard at a TCC meeting on October 24, 2002 (minutes not available) and a Planning Board work Session 3/8/04.  Minutes of the March 8, 2004 meeting indicate “Mr. Murray stated that on behalf of his client he has written to the Township Committee to purchase the small gore on Mr. Horeb Road.  The Committee has not replied as of yet.  This case to be postponed until the Committee responds”. Project also delayed for wetlands issues.  The driveway easement is being pursued. Second TCC meeting held 1/17/07. Plans were revised to comply with recommendations of our professionals. Recap of the TCC meeting attached. 
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Case #3 – February 26, 2007

         PB2002-14

         Owner/Applicant: 

Office Solutions

         Block/Lot:


78/24.02

Joseph Murray, Esq. was present on behalf of the applicant. There is an existing office building on this site.  The application proposes to construct covering an entrance in the front and an addition to the back of the building.  There are two variances requested, one related to frontage. Pending before the Township Committee is a request to purchase a small parcel of property.  The Township Committee has not responded to date, but is on the agenda for discussion at the March 8, 2007 meeting.  There is also a request to the adjoining property owner for an access easement. Mr. Murray noted that he has given notice for either a work session or a public meeting, decision at the discretion of the Board.

Joann Pagoulatos and principal of Office Solutions, 217 Mount Horeb Road and Russell Bodnar, 52 Long Hill Road, Long Valley were sworn in by Board Counsel. Mrs. Pagoulatos stated she has been at this location for 12 years.  The building exists as it was when purchased.  Office Solutions sells and installs Avaya.  There is a total employee count of 24, 13 occupy the building Monday through Friday from 8:30 a.m. to 5:00 p.m., there are 7 sales associates that are in and out of the building all day, and 4 field technicians dispatched from their homes.  This has been very consistent over the years.  The 7 sales associates are in the building approximately 25% of the time.  Over the years more room was required for the communication business, since it is more complicated and requires more warehouse space, making the working quarters very cramped for the employees. More employees are not anticipated.  The existing parking spaces are not striped.  The proposal is to formalize the parking conditions and stripe the spaces in accordance with the site plan presented by the Architect.  Mr. Murray reported they are short one space.  Mr. Chadwick clarified they are short one space for the total number of employees but given the nature of the employees coming in and out and the others being dispatched from home, parking spaces are sufficient.

Mr. Chadwick stated there are two variances requested.  One is for insufficient frontage (existing 72 ft. vs. 100 ft. required).  The proposal is 2’ short of the side yard requirements.  The dumpster area is in a required yard area as well.  The plans have been revised to comply with prior memos.

The lighting issue has been addressed.  The sign issue will depend on the County’s response.  DEP permits have been received.  Riparian rights do not apply to this site.   

Four photos were presented as exhibits A-1, A-2, A-3, A-4 showing various distances between Office Solutions, Central School, the Board of Education building and the dumpster area.  The building is now approximately 4,400 sq. ft. 

Mr. Kastrud had no further items. Mr. Fisk has spoken with Mr. Kastrud and he will revise the drainage system to encompass the new proposed impervious area.  This will be a condition of the resolution. The applicant agreed to the conservation easement request.  On the site plan, the  parking lot will be close to the head wall, and it was requested that a guard rail be installed. 

The Construction Official’s memo reflects construction code requirements that must be met.  The requirement with regard to the dumpster area in the Health Officer’s memo will be met. The requirements of the Fire Department will be met.  The Traffic Safety Officer had no comment.  

The architectural look of the building was described.  Mr. Murray reviewed variances required.
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Case #3 – February 26, 2007 (Continued):

         PB2002-14

         Owner/Applicant: 

Office Solutions

         Block/Lot:


78/24.02

Conditions of resolution were noted as follows:  Health Officer’s Memo with regard to the dumpster area; Mr. Kastrud’s memo, #2, #3, #5, #6, and site details ZN-2 shall comply with Warren Township standards and  plan to be revised with guard rails relative to parking area; comply with Fire Department memo. 

Motion was made by Mrs. Plotkin, seconded by Mrs. Smith to approve the application with conditions noted above.

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Villani, Mr. Carlock, Mr. Lindner, Mr. Gallic

Opposed:
None

Abstentions:
None

Case #4 – February 26, 2007


PB2007-01


Owner/Applicant:

Edward Swidzinski


Block/Lot:


73/2


Location:


178 Mount Horeb Road


Type of Application:
Minor Subdivision – No Variances


Actionable

The applicant proposes to subdivide 6.202 acres into 2 proposed lots.  No known variances required.  Property is in the R-65 zone.  Applicant anticipates selling lots only with no construction of homes per application.  Per Warren Township Sewerage Authority, parcel cannot be sewered at this time (memo attached).  Board of Health approval received by way of resolution 2006-24 which refers to 2006-22 (copy of both attached).      

Mr. Vincent Bisogno was present on behalf of the owner.  John Hansen of Ferreiro Engineering was sworn in by Board Counsel.  The proposal is to divide one lot into two conforming lots with no requested variances. The property is served by public water and septic with appropriate approvals received by the Board of Health.

Mr. Kastrud’s memo 2/22/07: Soil testing on the property has been done and results discussed. Drainage methods were discussed and it was requested dry wells be avoided if possible.   Mr. Kastrud noted Somerset County is not encouraging any new driveways, this will be worked out with the County.  All items were discussed and will be addressed.  Mr. Kastrud noted if the County requested significant changes to the plan, the applicant will return. 

There were no public comments.  There were no additional comments from the Board.

Subject to Items #1, 2, 8, 9, 11, 12, 13 and 14 of Mr. Kastrud’s memo.

Motion was made by Mr. DiNardo, seconded by Mrs. Smith to approve the application with conditions as noted above.

In Favor:
Mr. DiNardo, Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Villani, Mr. Carlock, Mr. Lindner, Mr. Gallic

Opposed:
None

Abstentions:
None
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With regard to the Winslow Trust Resolution #PB06-08R, when the motion was first made, 

Mr. Sordillo voted, but was not present for one of the meetings.  As a result, he was not eligible to vote, and therefore a re-vote is requested:

Motion was made by Mr. Malanga, seconded by Mr. Carlock to disapprove the application as presented at the November 6, 2006 and December 11, 2006 meetings:

In Favor:
Mr. Kaufmann, Mr. Malanga, Mrs. Plotkin, Mrs. Smith, Mr. Toth, Mr. Carlock, Mr. Lindner.

Opposed:
None

The Cross-Acceptance maps were presented by Mr. Chadwick and Mr. Gallic. An aerial photo of the entire town depicting PA-2 and PA-5 zones was discussed.  All designations we had proposed have been accepted with the exception of 3 or 4 large areas where proposed changes seem to have been overlooked. It was noted the County is in agreement with our proposals.  Messrs. Gallic and Chadwick requested the Board’s permission to again meet with the County and the State.

Motion was made by Mrs. Plotkin, seconded by Mrs. Smith for Mr. Gallic and Mr. Chadwick to meet with the County and State to further discuss our proposed changes. 

CITIZEN’S HEARING (Agenda Items) – None 

SCHEDULE OF NEXT MEETING:
March 26, 2007

There being no further business to come before the Board, the meeting was adjourned at 9:50 p.m.








Respectfully submitted, 








Anne Lane, Clerk
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