MINUTES
SANDYSTON TOWNSHIP PLANNING BOARD

DECEMBER 3, 2007
This meeting has been duly advertised and meets all requirements of the Open Public Meetings Act.

Present:  George Harper, Jr.


Absent:  None

   John DeJager
   Bill Leppert

   Lou Cherepy



   Marc Cunico

               Ron Green


   Ed Ibsen

               Mike Milligan

               Erma Gormley

               Joe Pinzone

               Keith Utter
Also present was Mr. Simmons, the board engineer and Mr. Nicholas C. DeMattheis, Esq., on behalf of the board attorney,
APPROVAL OF MINUTES:  
A Motion was made by Mr. Leppert and seconded by Mr. Milligan to approve the Regular Meeting Minutes of November 5, 2007.  All were in favor.  The Motion was carried.
It was noted by the board secretary that the November 19, 2007 Workshop Meeting Minutes were not yet completed.

APPROVAL OF VOUCHERS:
A Motion was made by Mr. Cunico and seconded by Mr. Pinzone to approve the following vouchers for payment:

Harold Pellow & Associates
Invoice # 46013    11/01/07





(Hook Subdivision)

$  248.76
Harold Pellow & Associates
Invoice #46012     11/01/07





(Graham Subdivision)

$    29.90
Harold Pellow & Associates
Invoice #46011     11/01/07





(Brackney Subdivision)
$  147.60
Harold Pellow & Associates
Invoice #46010      11/01/07





(2007 Master Plan)

$  139.60
Roll Call:  Mr. Harper, yes; Mr. DeJager, yes; Mr. Leppert, yes; Mr. Cherepy, yes; Mr. Cunico, yes; Mr. Green, yes; Mr. Ibsen, yes; Mr. Milligan, yes; Mrs. Gormley, yes; Mr. Pinzone, yes; and Mr. Utter, yes.  The Motion was carried.

CORRESPONDENCE:

The following correspondence was reviewed and no formal action was taken:
1. Letter from Township of Colts Neck dated October 31, 2007 regarding Mount Laurel Housing Obligations; and

2.  Letter from County of Sussex – Planning Department regarding St. Thomas Church; and
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3. Letter from New Jersey Future regarding 2008 Smart Growth Awards Nominations; and

4. Letter from NJLM dated November 27, 2007 regarding Redevelopment law; and

5. Letter from NJLM dated November 29, 2007 regarding Important Land Use Ruling; and

6. The November, 2007 New Jersey Planner.
RESOLUTIONS

Thomas Calbo & Mary M. Zavoda – “C” Variance – Block 801, Lot 15.06 #12/2007:

The Resolution was reviewed.  A Motion was made by Mr. Cunico and seconded by Mr. Leppert to approve the Resolution for a Variance.  Roll Call: Mr. DeJager, yes; Mr. Leppert, yes; Mr. Cunico, yes; Mr. Green, yes; Mr. Ibsen, yes; Mr. Milligan, yes; Mr. Pinzone, yes; and Mr. Utter, yes.  The Motion was carried.
PUBLIC HEARINGS

David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007:

Appearing before the board was the applicant, David Hook, his attorney, Jay I. Lazerowitz, Esq., his planner, Jason Dunn, and his engineer, Owen Dykstra.  It was noted that Jason Dunn, Owen Dykstra and David Hook were sworn in at a previous meeting and are still under oath.  

Mr. Lazerowitz asked Mr. Dunn to review the revised plans with the board.  Mr. Dunn presented to the board a colored rendering of the revised subdivision plan.  He indicated that the following changes were made to the plan:  

-20 Lot Subdivision

-Widening of pavement as requested by the board

-Curbing

-Road configuration

-T-intersection

-1000’ cul-de-sac

-ROW changed from 40’ to 50’

-One sidewalk on entire roadway as required by RSIS

-They hired a hydrogeologist as requested by the new ordinance

-Added 20,000 contiguous unconstrained lands to the Residential “D” Zone (He noted that the V-2 Zone does not require the 20,000 contiguous unconstrained lands)

A discussion was held with regard to the existing home on the lot.  Mr. Dunn indicated that the revised map has been changed to keep the existing home on its own lot and the applicant intends to demolish the existing home, well and septic at the end of the project.

Mr. Dunn indicated that the a right of way on Lots 14.11 and 14.03 at the board’s direction has been added to allow owners to allow access to the state land.

Mr. Dunn indicated that because of the changes of the road layout, the drainage system has been completely changed.  There are 3 infiltration ponds by the County Road into the County drainage system.  
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

Mr. Simmons’ reviewed his report dated December 3, 2007:

1.  The road alignment has been changed from one long cul-de-sac to two separate cul-de-sacs which included:  1)  Aandrei Lane is the first cul-de-sac street running from Sussex County Route 560 into the subject property and is approximately 2,300 feet long; and 2)  Karina Court is the second cul-de-sac street, running from Aandrei Lane to the easterly end of the subject property.

2.  The proposed roadways have been widened to 28 feet wide with granite block curbing on both sides.

3.  A concrete sidewalk has been shown on one side of the proposed roadway only.

4.  The proposed lot layout has been revised, and the number of proposed building lots has increased from 19 to 20.
5.  Two homeowner association lots have been proposed to provide access to adjacent state-owned lands.  Mr. Simmons’ feels this should be access to state lands to homeowners of this subdivision only. 

6.  The detention basin system has been revised, with easements reserved on the affected lots.

The subject property is located partially in the Residential D Zone and partially in the Neighborhood Village V-2 Zone.

Based on a review of the revised documents submitted and an on-site inspection by our office, I have the following comments:

1.  (This is just a list of documents submitted by the applicant, which is not listed in the minutes)

2.  ZONING


a.  The current Official Zoning Map shows Tax Lot 13 in the V-2 Zone.  Approximately the westerly half of the Tax Lot 14 is in the V-2 Zone, and approximately the easterly half is in the D Zone.


b.  The township recently passed an ordinance requiring 20,000 square feet of contiguous non-constrained land within the building envelope on each lot where the proposed dwelling is to be constructed.  Sheet 4 of 26 shows the 20,000 square foot areas free of constrained land for each proposed lot in the D Zone.  Mr. Harper questioned that the 20,000 contiguous, non-constrained lands should be within the building envelope.  Mr. Simmons indicated that it should be.  Mr. Harper indicated that there are a few lots that the 20,000 contiguous, non-constrained lands are not within the building envelope.  Mr. Lazerowitz indicated that the ordinance does not indicate that it has to be within the building envelope.  Mr. Simmons indicated that he will review the ordinance.

c.  There are two homeowner association lots proposed, Lots 14.03 and 14.11 to provide access to the adjacent state lands.  These two lots are not proposed as building lots but are technically deficient in area and a suitable building envelope.  The Board Attorney to advise if variances are required for these two lots.  The board attorney indicated that variances are not required if the deeds for the lots have a deed restriction.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

d. In the zoning chart on Sheet 3, the following corrections to be made:



i.  Lot 14.03 – the area should be 80,262 sq. ft., not 802,252 sq. ft.



ii.  Lot 14.07 – The lot width should be 289.49 ft., not 705.48 ft.



iii.  Lot 14.06 – Fill in the lot width.


The applicant agreed to make the requested changes listed in paragraph “d”.  Mr. Dykstra indicted that he will make the requested changes and noted to the board that all of the lots conform to the existing zoning ordinances.

3.  SUBDIVISION

a. A note has been added stating that access to proposed Lots 14.01 and 14.22 will be limited to Aandrei Lane.  No driveway access to Sussex County Route 560 will be allowed.


b.  In addition to the proposed subdivision, additional right-of-way along Sussex County Route 560 is proposed to be deeded to the County.  Mr. Simmons indicated that 33’ would be deeded to the County.  Mr. Dykstra indicated that this is what the County preferred.

c.  Lot 14.01.  The response memo states that a conservation easement was provided for the stone wall along the southerly lot line; however, it has not been shown on Lot 14.02.  Mr. Dykstra indicated that they will bring it down to grade to include additional stone walls.

d.  Lot 14.02.  A conservation easement for the stone wall along the southerly lot line is shown on the plans.  Mr. Simmons indicated that this was done for the drainage impact.


e.  Lot 14.03 – Homeowner’s Association Lot to Access State Land.  A pedestrian trail connection to the adjacent state land should be provided to the eastern side of Lot 14.03.  Mr. Simmons questioned the board if it was their intension to have the applicant preserve the access to the state land for the subdivision or actually have the applicant construct the access to the state land.  The board felt it should just be preserved.

f.  Lot 14.04.  Sight distance for the driveway should be shown.  Mr. Dykstra agreed to revise this.


g.  Lot 14.11 – Homeowner’s Association Lot to Access Adjacent State Land.  A pedestrian trail connection should be provided to access the state land.  The board felt that this should be left vacant land with no path.


h.  Lot 14.19:



i.  Sight distance should be shown for the driveway location.  Mr. Dykstra agreed to add this.



ii.  The proposed building encroaches into the front yard setback.  Mr. Dunn agreed to move this.


i.  The notes on the plan and profile sheets state that 150 feet of sight distance has been provided in each direction.  However, given the profile grades and guiderail in some areas, the applicant should show that stopping sight distance has been provided for all the driveways.  Mr. Simmons indicated that his concern is the main road that winds down 
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

around the eastern side of the subdivision there are a couple of driveways on the inside of the horizontal curve and he feels the stopping distance required may be greater than 150’.  He also indicated that there were a few more driveways on the subdivision that may need to be looked at and he will make a list for the applicant to review.
Mr. Harper expressed his concern with the drainage from the impervious coverage created by this subdivision and draining into the County drainage.  A lengthy discussion was held with regard to this issue.

Mr. Cherepy was concerned with the EIS Report that the applicant submitted which referred to the 1975 soil information.  He further stated that the 1975 soil report has been revised in 2003 to revise the updated soil survey.  He indicated that the soils that the applicant shows on both pieces of property no longer exist.  

4.  ROADWAY.  The applicant is now proposing two roadways.  Aandrei Lane and Karina Court.  Aandrei Lane is an approximately 2,300 foot long street ending in a cul-de-sac, which provides direct access to the subdivision from County Route 560.  Aandrei Lane is now proposed to be a 28 foot wide cartway with a sidewalk on one side of the road, with a 50 foot wide right-of-way.  The 28 foot cartway provides for one 7 foot parking aisle.  Karina Court provides access off of Aandrei Lane and is proposed to be approximately 1,000 feet long.  Karina Court is also proposed to have a 50 foot wide right-of-way with a 28 foot cartway and a sidewalk on one side of the street.

a.  A cross walk and depressed curbing should be provided to connect sidewalks on Aandrei Lane and Karina Court.  Mr. Simmons indicated that on the right side of Aandrei Lane and the right side of Karina Court were it crosses need depressed curb.  Mr. Dunn agreed to revise this.


b.  Both roadways are proposed to be fully curbed on both sides with granite block curbing.


c.  RSIS Section 5:21-4.5 requires sidewalks when graded areas are required, the minimum lot size in the development is smaller than two acres, and the development is located within two miles of a school.  The applicant has proposed a sidewalk on one side of the road and a graded area on the other side.  A waiver from RSIS requirements may be needed.  The board attorney to comment.  Mr. Dykstra indicated that this is a grey area.  Mr. Simmons indicated he was not sure if the sidewalks were required on both sides.

d. The sidewalk as proposed does not provide pedestrian access to the proposed lots on the end of each cul-de-sac. Mr. Simmons indicated it should wrap around to each lot on each cul-de-sac.

5.  STORMWATER MANAGEMENT


a.  Pre- and Post-Development Hydrology.  In addition to the post-developed drainage area map, please submit a map with drainage areas to each proposed inlet for review, including proposed runoff calculations to each inlet.  Mr. Dykstra indicated that this was supplied as a reduced map in the stormwater management report.  Mr. Simmons’ indicated he will review this.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:


b. Grading.  The proposed roadway cross sections should match the proposed grading along the entire length of the proposed access drive.  Mr. Simmons indicated that where they cut across the detention basins.  The sections have to be revised.  Mr. Dykstra agreed.

c. Proposed Stormwater Management Basins.



i. The calculations show that the 1 foot freeboard requirement in accordance with R.S.I.S. N.J.A.C. 5:21-7.8(d).4(6) has not been provided at all four basins.  Plans to be revised as required.



ii.  Our calculations show that the required water quantity reductions for the 10 and 100 year storms have not been achieved.


d.  The county has jurisdiction over storm drainage in their right-of-way, but I do not recommend the drainage layout as proposed, since it could lead to stormwater overflow and icing on the County roadway.  Since Tax Lot 12 is owned by the State of New Jersey, I believe any easements required will require Statehouse Commission approval.  Mr. Dykstra indicated that they only own to the right-of-way and this easement is not needed.  He further indicated that he will forward a copy of the deed to Mr. Simmons for review.  


In addition, if the existing 12”/15” cross drain under Sussex County Route 560 has to be upgraded by the Applicant, additional easements may be needed from the downstream property owners, including Block 2301, Tax Lot 3.01.  Mr. Simmons indicated that a meeting with the County, the Township and the applicant should be scheduled to discuss the drainage.

e.  There are existing stone walls that run along the property line of proposed Lots 14.01, 14.02, 14.03, 14.02, 14.21 and 14.22.  These walls help to define the storm drainage area boundaries and retard some stormwater flow.  Therefore, I recommend that the major portion of the stone walls be set up in a conservation easement to preserve them.  The applicant agreed.


f.  Proposed Operation and Maintenance Report.  A schedule of specific maintenance tasks and inspections must be included in the report.  Mr. Simmons indicated that this needs to be modified and expanded.


g.  The soil log data provided in the stormwater report must all be signed by the New Jersey licensed professional engineer and soil evaluator.

6.  The applicant has required that site design of each lot be postponed until the building permit phase; however, due to steep slopes and constraints for driveway locations based on sight distance and slopes, etc., the location of the dwelling and appurtenances may need to be fixed.
7.  Landscaping Plan.  A revised landscape plan was not submitted.  Street trees and landscaping to buffer the proposed stormwater basins should be provided.  Mr. Dykstra indicated that this is not required by Sandyston’s Ordinance, therefore, they did not submit one.  However, they agree to plant 2 trees per lot and buffering around the pond as per Mr. Simmons’s approval.  Mr. DeJager questioned who takes care of the basins.  Mr. Simmons indicated that the Homeowner’s Association is proposed to take care of the basins.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

8.  Utilities.  The sight line plan and profile shows proposed excavations on each side of the intersection of Sussex County Route 560 and the proposed subdivision road.  Any utility relocation required as a result of the applicant removing cover around the base of pole(s) to be addressed and paid for by the applicant, as may be required by the utility 

company, along with all other utility relocation costs.  Mr. Dykstra indicated that there is a note on the plan that all utilities will be underground.

9. Easements.  The subdivision plan has not addressed who will be responsible for maintenance of the four proposed stormwater management basins.  RSIS specifies either the municipality or a homeowners’ association. The board agreed that the basin areas are to be maintained by the homeowner’s association, not by the township.  Mr. Harper indicated that there needs to be buffering around the basins at the entrance.

10. Environmental Impact Statement.  In the “Land Use and Zoning” section on page 14, the applicant indicates that no burn permits were obtained for the subject property, and there are no restrictions against development for a certain number of years.  The applicant to provide a copy of the inquiry letter or phone log used to check this for the board’s files.  Mr. Simmons indicated that they need the address of who they spoke to.  Mr. Dykstra indicated Mr. Mike Hennessy of the Department of Fire Safety.

11. Aquifer Testing Program.

a. The conclusions and recommendations in the report prepared by Paulus, Sokolowski and Sartor, LLC (PS&S) indicated the following:

i. There is adequate resource potential for the proposed 20-lot subdivision with no significant impacts to the aquifer system or existing groundwater users. 

ii. During the aquifer test, there were no complaints from adjacent neighbors regarding water supply issues.

iii. Per PS&S, the laboratory tests on Well TW-1 showed that the groundwater quality meets the NJDEP GWQS, except for total coliform.

b. PS&S recommends that TW-1 be disinfected by a licensed pump installer or driller and a re-sample obtained.  Mr. Simmons’ agreed with this recommendation.

c. Appendix “F” is supposed to have the laboratory report prepared by Analytical Laboratory Services.  Appendix “F” has a “Certificate of Analysis” dated November 13, 2007.  However, in our copy of the report, the remaining pages in Appendix “F” are blank.  Mr. Dykstra indicated that they will provide this information.

d. Copies of the test results form the laboratory to be provided for review, and to confirm the summary results in Table 5 of the report.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

12. Construction Details.

a.  There is a pavement note on Sheet 1 that indicates the developer may elect to use the structural number method to prove alternative pavement thicknesses are acceptable.  The proposed pavement box thicknesses shown on the plan (2” bituminous concrete surface course and 3” of bituminous stabilized base) are the minimum pavement thicknesses.  I would recommend, coupled with the 6” of dense graded aggregate.  Mr. Dykstra and the applicant agreed.

b. A depressed granite block curb detail is need.  Mr. Simmons indicated the detail shows concrete curb.
c. Note #10 on Sheet 1 to include that the limits of guiderail shall be subject to the approval of the Township Engineer.  Mr. Simmons indicated that there are areas that may need guiderail and there may be areas that don’t.  This can be done on an on site inspection.

d. The combination drain detail to include crushed stone around the entire pipe up to the bottom of the pavement box and be wrapped in filter fabric.  Mr. Simmons’ indicated that they need to modify the details. Mr. Dykstra agreed.

e. Concrete sidewalk to have 4” of crushed stone beneath the concrete.

f. Guiderail end treatment details to be provided.  Core-Ten Rusting guiderail treatment is proposed
g. Street sign detail to be provided.

h. The frame and grates on top of the outlet structures to be heavy duty, not “light duty” as shown.  Casting numbers to be provided for review.  Mr. Dykstra agreed to provide this information.

13. Approvals required:

a. Sussex County Planning Board – Preliminary Major Subdivision.

b. Sussex County Engineering Department – Access permit to Sussex County Route 560 and improvements within, including storm drainage.

c. Sussex County Health Department – Soil logs and testing for proposed septic systems and infiltration basins; wells.

d. Sussex County Soil conservation District – soil erosion and sediment control permit.

e. Sandyston Township Tax Assessor – Proposed block and lots numbers.

f. NJDEP – Sealing existing well serving existing dwelling.  Mr. Lazerowitz indicated that this could be a condition of approval because it will not happen until the house is torn down.  They are planning to build a new home for the current resident of the existing home.  They will agree to bond the tear down of the existing house.  There is also an existing barn on the property that the applicant will like to keep on the property for storage of equipment and material until the project is completed.  It may need a variance since it will be an accessory structure on the lot without a main residence.  The applicant agreed to give a specific date for the barn to be removed.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

14. Miscellaneous:

a. The proposed road names to be reviewed and approved by the Township Committee.

b. Certified as-built plans prepared by a licensed New Jersey land surveyor to be provided.
c. Written certification from the applicant’s licensed New Jersey professional engineer to be provided that all aspects of the project are designed in accordance with the RSIS standards.

d. Written certification from the Applicant’s licensed New Jersey Professional engineer to be provided upon completion that all aspects of the project were constructed in accordance with any plans the board may approve.

e. Since the applicant may request that the proposed roadway be dedicated to the Township, I recommend that a developer’s agreement be prepared.  Mr. Simmons questioned the applicant if they plan to Phase this development.  Mr. Lazerowitz indicated that they do not plan to Phase this development.
f. Subject to the resolutions of the various issues raised herein, additional comments may be provided on revisions to the plans and reports.

Mr. Utter indicated that he is satisfied with the 28’ wide roadway.

Mr. Ibsen was concerned with the sidewalks and if they were needed.  Mr. Lazerowitz indicated that they do not have the power to waive this issue it is an RSIS requirement.  They would have to go to DCA to grant the waiver.  Mr. Dykstra indicated that it would be a rural street with sidewalks only on one side.

Mr. Ibsen expressed his concern with the parking at the entrance of this development for the school bus.  Mr. Dykstra indicated that they have widened the entrance to make it sufficient.  Mr. Ibsen suggested 2 sidewalks at the entrance of the subdivision.

Mr. Cunico was concerned with the maintenance of the sidewalks.  Mr. Dykstra indicated that it is NJ State Law that you have to take care of the sidewalk in front of your property.

Mr. Harper was concerned with the stormwater on the westerly lots on Aandrei Drive.  He indicated it was draining onto Razor and William’s properties.  Mr. Dykstra indicated that this is correct; however, by adding the roadway above those properties, it actually lessons the current drainage.  A lengthy discussion was held with regard to this matter, with Mr. Simmons to review the matter further.
Mr. Cherepy reviewed the EIS report and noted that since Lot 14.04, which is connected to State Lands, should have a side yard minimum setback buffer of 450 feet since the State land was there first. He also feels that this development does not meet the Rural Agricultural development as set forth in the County Strategic Growth Plan as noted in the applicant’s EIS report.
Mr. Cherepy indicated that he feels that there is a vernal pool on this property and would like to see the field notes of the person from DEP who inspected the property.  He does not believe it is a hand dug well as submitted by the applicant.

This matter was opened to the public.  There was no public participation.  This matter was closed to the public.
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David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007 cont.:

A Motion was made by Mr. Harper and seconded by Mr. Cunico to carry this application without further notice to the January 7, 2008 Planning Board meeting.  All were in favor.  The Motion was carried.
OTHER BUSINESS:

Master Plan Update:

It was noted that this matter was to be carried to the next regular meeting of the Planning Board.
PUBLIC PARTICIPATION:

The meeting was opened to the public.  There being no public participation, this meeting was closed to the public.

EXECUTIVE SESSION:

A Motion was made by Mr. Leppert and seconded by Mr. Pinzone to go into executive session to discuss the Professionals for 2008 Planning Board.  All were in favor.  The Motion was carried.

A Motion was made by Mr. Leppert and seconded by Mr. Pinzone to reconvene the regular meeting of the Planning Board. All were in favor.  The Motion was carried.
ADJOURNMENT:

As there was no further business before the Board, a Motion was made by Mr. Leppert and seconded by Mr. Pinzone to adjourn the meeting.  All were in favor.  The meeting was adjourned.







Respectfully submitted,







Sharon M. Yarosz







Secretary
