GREEN TOWNSHIP PLANNING BOARD MINUTES – NOVEMBER 8, 2007

A regular meeting of the Green Township Planning Board was held on Thursday, 
November 8, 2007, at 7:30 pm at the Green Township Municipal Building, 150 Kennedy Road, Tranquility, N.J,

Members Present were: Michaud, Stagnari, Tropeano, Holzhauer, Cercone, Conkling, Vohden and Wilson.    L. P. Aaroe, Board Attorney and Mr. John Miller, Board Engineer were also present.  Mrs. Bilik was absent.

The following announcement was read: “Adequate notice of this public meeting has been made in accordance with the provisions set forth in the Open Public Meetings Act of 1975, inasmuch as a public notice has been published in the New Jersey Herald, transmitted in the Star Ledger, and posted in the Municipal Building, 150 Kennedy Road, Tranquility, N.J.

1.
Minutes of the regular meeting of January 11, 2007.  The minutes were approved as written by motion of Mr. Conkling, seconded by Mr. Vohden and carried.     Roll call vote: Conkling, yes; Vohden, yes; Cercone, yes; Wilson, yes; Holzhauer, yes.   

2.
Resolution #439-A, Amended Preliminary/Final Site Plan, Robert Occhifinto, Block 27, Lot 1, approved 8/9/07.  Atty. Aaroe wanted an additional month to review the resolution that he wrote and asked that the resolution be placed on the December 13, 2007 regular meeting agenda.  Mr. Conkling made a motion to carry this resolution to the December 13, 2007 regular meeting.  The motion was seconded by Mr. Stagnari and carried unanimously.   

3.
Application #390-E, Amended Preliminary/Final Site Plan, Robert Occhifinto, Block 27, Lot 11, Complete 7/12/07, subject to floor plan breakdown and written description.  The applicant has requested to carry this application to the December 13, 2007 regular meeting.  Mr. Conkling made a motion to carry this resolution to the December 13, 2007 regular meeting.  The motion was seconded by Mr. Stagnari and carried unanimously.
4.
Application #473, N.J. Conference of 7th Day Adventists, Block 34, Lot 18, minor subdivision, completeness and hearing.  Keith Hyche, Esq., was present with Robin Fisher, Principal of the Elementary School, for this hearing.  They are subdividing 7 acres off of the 379 acre parcel with 372 acres remaining.  The 7th Day Primary School and Church will both be on the 7 acre parcel.  The Retreat Center is the old High School and will remain on the remainder.  The Conference also owns the retreat center.  The preliminary site plan for the gym addition to the school was filed and approved in 2003.  The School cannot file for final site plan until the subdivision is complete.  They have a TCO for the gym.  Mr. Gleitz said the property is in the AR 5/2 zone.  The Conference Center is in place of the High School, which was a permitted use and the Conference Center is not a permitted use.  Mrs. Sullivan said there is a survey of the whole 372 acres in the file, done by a different surveyor and she showed it to the Board.  Mr. Stagnari made a motion to deem the application complete.  The motion was seconded by Mr. Vohden and carried.  Roll call vote: Cercone, yes; Perigo, yes; Wilson, yes; Tropeano, yes; Michaud, yes; Conkling, yes; Vohden, yes; Stagnari, yes; Holzhauer, yes.

Mrs. Fisher was sworn in.  She said the Conference Center is used for the youth of the Church.  They also have weekend retreats for Pastors of their churches and families of Adventists.  It is only used for the Church activities, not for outside sources.  Atty. Aaroe said the Board can find the Conference Center is an accessory use to the Church.  Mrs. Fisher said they have ordinations there for their Pastors.  It is used exclusively by the New Jersey Conference of 7th Day Adventists.  Her students use it as an outdoor activity use.  Mr. Gleitz asked if it is assessed as an ancillary use to the Church.  Mr. Conkling said its use is for the 7th Day members.  Mr. Gleitz said then it falls into “similar places of worship” as an accessory use.  Mr. Vohden made a motion to find the Conference Center to be a permitted conditional use.  The motion was seconded by Mr. Conkling and carried.   Roll call vote: Cercone, yes; Perigo, yes; Wilson, yes; Tropeano, yes; Michaud, yes; Conkling, yes; Vohden, yes; Stagnari, yes; Holzhauer, yes.

There was discussion about the entrance easement.  Atty. Hyche wanted a “blanket easement.”  Atty. Aaroe agreed since the property is common ownership.  There are 2 separate wells, one for each use (Church and school).  The County would not grant a second access for the school because of drainage in front of the lot.  Mr. Vohden aid the County requires one access if at all possible in subdivisions and site plans.  The street is Academy Lane and goes back to the Conference Center.  Mr. Holzhauer opened the hearing to the public.  As there was no public comment, the public hearing was closed.    Mr. Conkling made a motion to approve the minor subdivision.  The motion was seconded by Mr. Cercone and carried.  Roll call vote: Cercone, yes; Perigo, yes; Wilson, yes; Tropeano, yes; Michaud, yes; Conkling, yes; Vohden, yes; Stagnari, yes; Holzhauer, yes.

5.
Application #474, Green Visions Landscaping, Block 22, Lot 3, concept for zoning to be changed to RB zone.  Mr. Joseph LoManto and Mr. George Agens were present for this discussion.  They are considering purchasing this property which contains a house and 6+ acres.  It is located in the AR 5/2 zone.  They have a landscaping business in Andover.  Mr. Gleitz said the Board is looking at the current zoning map and a Master Plan revision.  He said that with the proper buffering and landscaping, the use could work.  The vehicle storage would be buffered.  The applicant said they want to keep the single residence in the front and live there.  He was advised that he should talk to an engineer before he goes any further since the C-1 streams with the 300 foot buffers could affect them.       

6.
Public Session.  Mr. Holzhauer opened the hearing to the public for any public comment.  Mr. Robert Mortillo, 2 Fawn Hollow Road, was present.  Mr. Conkling stepped down and left the room.  Mr. Mortillo wanted to discuss the sidewalks that were being installed in the Forest Knoll subdivision.  He was told that the RSIS requires sidewalks within ½ mile of the school for new subdivisions.  He does not want a sidewalk along his property.  He was advised that this was approved with the original approval in the early 1990’s.  As there was no other public comment, the public session was closed by motion of Mr. Vohden, seconded by Mr. Wilson and carried unanimously.  
7.
Board Business:  Mr. Gleitz said there are “livable community grants” available for the installation of sidewalks.  Forest Knolls is adjacent to the Green Hills School as is the Sussex Green Farms Subdivision and areas of Mackerley Road.   Mr. Stagnari gave the Zoning Board report.  Mr. Vohden said the Environmental Committee is looking at creating a map list of conservation easements for the Township.  Mr. Vohden said the Open Space Committee is looking at preserving the Polowy Farm – 55 acres, which is primarily wetlands.  The Township Clerk gave the Board an ordinance on sidewalks from Newton.  The Township Committee would like a recommendation from the Board regarding COAH and additions as well as the figures to be collected.  There was again discussion as to whether we should be collecting 1/8 or 12.5% or 1/9 which is about 11% on the vacant lot growth share fee ($348,000).  The fee still has to be reduced for the sale to the low or moderate income family and then divided accordingly.   Atty. Aaroe said that Atty. Cavaliere has the right to come back to the Planning Board regarding the RB zone and allow his Planner to present testimony with respect to the Crossed Keys Banquet Facility.  Atty. Aaroe will notify Atty. Cavaliere that he must be present and ready to proceed at the February 14, 2008 meeting.  Atty. Aaroe will also notify Atty. Garafolo for Crossed Keys.  The meeting adjourned at 10:00 pm by motion of Mr. Vohden, seconded by Mr. Wilson and carried unanimously.  












Respectfully submitted,






Patricia Sullivan,






Planning Board Secretary
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