MINUTES
SANDYSTON TOWNSHIP PLANNING BOARD

September 12, 2011
This meeting has been duly advertised and meets all requirements of the Open Public Meetings Act.

Present:  Fred MacDonald


Absent:  George Harper

   John DeJager



   Raj Sinha

   Joe Pinzone




   Wes Powers

   Marc Cunico


   Ron Green


   Ed Ibsen

   Mike Milligan

   Keith Utter

APPROVAL OF MINUTES:  
The August 1, 2011 Regular Meeting Minutes were reviewed.  A Motion was made by Mr. Cunico and seconded by Mr. Pinzone to approve the August 1, 2011 Regular Meeting Minutes.  All were in favor, except Mr. Green, who abstained.  The Motion was carried.
APPROVAL OF VOUCHERS:
A Motion was made by Mr. Cunico and seconded by Mr. Pinzone to approve the following vouchers for payment:

Harold E. Pellow & Assoc.
Inv. 53702
07/28/11




(Utter/Shi – Site Plan)


$      637.25
Harold E. Pellow & Assoc.
Inv. 53703
07/28/11




(Hull - Subdivision)


$      240.00
McGivney & Kluger, P.C.
Inv. 970657 
07/20/11





(Shi – Site Plan)


$      435.00
Roll Call: Mr. MacDonald, yes; Mr. DeJager, yes; Mr. Pinzone, yes; Mr. Cunico, yes; Mr. Green, yes; Mr. Ibsen, yes; Mr. Milligan, yes; and Mr. Utter, yes.  The Motion was carried.

CORRESPONDENCE:

The following correspondence was reviewed and no formal action was taken:

1. Letter from Raj Sinha dated August 15, 2011 regarding the Sussex County Sunflower Maze Press Event & Grand Opening.

RESOLUTIONS
Donna Brakefield – “C” Variance – Block 2301, Lot 12 - #05/2011:

The Resolution was reviewed.  A Motion was made by Mr. Cunico and seconded by Mr. DeJager to approve the Resolution for a “C” Variance for Donna Brakefield.  Roll Call:  Mr. MacDonald, yes; Mr. DeJager, yes; Mr. Pinzone, yes; Mr. Cunico, yes; Mr. Ibsen, yes; Mr. Milligan, yes; and Mr. Utter, yes.  The Motion was carried.
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CARRIED APPLICATIONS

Kam Shi – Final Site Plan – Block 1105, Lot 14 - #02/2011:

Appearing before the board was the applicant, Kam Shi, and his attorney, John Stieh. Mr. Stieh indicated that everything promised to be completed by August 31 2011 has not been completed due to the fact that Mr. Shi’s daughter got married and due to the recent storm in this area.  He also indicated that after speaking with Mr. Simmons, he realized that the Landscape Plan had to be updated based on a review letter dated April 6, 2011 done by Mr. Simmons.  He had thought that the last plan done was the final plan. He was not aware of the report submitted on April 6, 2011.  He indicated that this will be done in the next few days.  
Mr. Simmons reviewed Mr. Stieh’s letter dated September 8, 2011 which was in response to his report of September 2, 2011:

2(k)(i).  Mr. Shi has reached out to NJ DOT to determine whether they will allow bonding of the final paving and road striping/markings.  He continues to await their response.  Mr. Simmons indicated that he had spoken to Bill Hayden from the DOT and the final paving and road striping/markings within the NJDOT right-of-way entrance had to be done at this time.  Mr. Shi indicated that this can be done by next week, weather permitting.  The board agreed to extend this deadline to October 1, 2011.

2(k)(ii)  The drainage ditch had mulch hay and grass seed applied.  Mr. Simmons indicated that this was inspected by his office and with all the bad weather, he feels it needs to be re-done.  Mr. Shi indicated that this will be re-done by October 1, 2011.
2(k)(iii)  Due to the recent bad weather, grading of the parking lot and installation of the base paving has not been able to be accomplished.  The Applicant hopes to have that done in the next several weeks, weather permitting.  Mr. Shi indicated that this will be done by October 1, 2011.

2(k)(iv)  Repairs have been made to the granite block curb pieces.  Mr. Simmons agreed.

2(k)(v)  The applicant anticipates completion of cleaning of the storm drain pipes, pouring the inverts and mortar work before September 12, having been prevented from completing that work by the recent storms.  Mr. Shi indicated that this would be completed by October 1, 2011.

2(k)(vi)  The applicant proposes to bond the installation of the parking light poles and fixtures.  Mr. Simmons indicated that at the last meeting of the Planning Board it was agreed to bond this issue for 2 years or before the first c/o is issued, whichever occurs first.
2(k)(vii)  The guide rail has been installed.  Mr. Simmons agreed.

2(k)(viii)  The site signage will be installed on or before September 12, the signs being on-site.  Mr. Shi indicated that this will be done by October 1, 2011.

2(k)(ix)  The applicant proposes to bond the parking lot line striping with ADA symbols and signage.  Mr. Simmons indicated that, again this was agreed upon at the last meeting to bond for 2 years or before the first c/o is issued, whichever occurs first.  

2(k)(x)  The construction vehicles, material and equipment are in the process of being removed.  The lawn restoration/parking lot in those areas has been completed.  It was agreed by the board and the applicant that all the construction vehicles, material and equipment are removed by December 1, 2011.
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CARRIED APPLICATIONS CONT.

Kam Shi – Final Site Plan – Block 1105, Lot 14 - #02/2011 cont.:

2(k)(xi)  The applicant has requested the project engineer to revise the amended landscape and tree restoration plans dated February 5, 2011 to reflect the added curb areas along the sides of the building and the proposed plantings to be installed there, as well as in the two narrow islands in the parking lot and in the area of the free-standing sign.  The applicant advises a significant number of trees have already been planted near the septic bed.  It was agreed to have this done by November 1, 2011.

2(k)(xii)  The subcontractor with whom the applicant contracted to fabricate the railings has not performed and a substitute contractor is being engaged.  It is anticipated the railings will be completed within 45 days and it is requested that installation of those rails be made a pre-condition to the issuance of a certificate of occupancy to any tenant.  Mr. DeJager indicated that a c/o cannot be issued without the railings.  Therefore, there is no action needed by the board, it will be the responsibility of the construction official.

2(k)(xiii)  The applicant advised the mortaring has been completed.  Mr. Simmons indicated that there are some repairs that need to be done, which the applicant agreed to have completed by October 1, 2011

2(k)(xiv)  The applicant advised the modular block wall has been completed.  Mr. Simmons indicated that there are some repairs that need to be done, which the applicant agreed to have completed by October 1, 2011.

2(k)(xv)  The millings have been removed and topsoil installed,  The seed, fertilizer and mulch should be completed by September 12, 2011, weather permitting.  Mr. Shi agreed to have this taken care by October 1, 2011.

2(k)(xvi)  The applicant advises the remaining materials and equipment in the rear of the building have been cleaned up.  The site plan calls for two inches of crushed stone in the area.  The applicant advises that four inches of stones had been installed,  With regard to Mr. Simmons comments pertaining to the as-built survey, they have been forwarded to the project engineer for his attention.  Mr. Simmons indicated that the site plan calls for asphalt in the back of the building.  The applicant is proposing 6” of stone and 6” of concrete instead.  The board agreed.  Mr. Shi indicated that this will be completed by October 1, 2011.
5(f)  The project engineer advises the retention pond has a volume of 17,096 cubic feet, as is reflected in the as-built plan dated February 20, 2011.  Should additional copies of that plan be needed, the applicant will certainly provide them.  

5(g)  The applicant advises the storage boxes and trailers have been removed.  Mr. Simmons agreed.

Mr. Simmons indicated that he will have a report prepared for the board to review at the October 3, 2011 Planning Board meeting.

A Motion was made by Mr. Cunico and seconded by Mr. DeJager to carry this application to the October 3, 2011 Planning Board Meeting without further notice.  All were in favor.  The Motion was carried.
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Syncarpha Capital – Concept Application for Solar Farm – Block 904, Lot 3 - #06/2011:

Appearing before the board was Richard Turner, Managing Partner of Syncarpha Capital, and Charles Olivo, Engineer for the applicant.
Mr. Olivo indicated that he was before the board for a Concept Application for a proposed solar farm on the subject property which is surrounded by Route 206, County Route 645 and Ayers Road.  The property is approximately 92.6 acres.  The frontage of the property is along Route 206 and County Route 645.  The site is essentially land locked due to environmental constraints and also based on a 1986 Ordinance that vacated a portion of Ayers Road along the rear of the property.  The environmental constraints run along County Route 645 and Route 206.  The difficulty is the access to the proposed development area.  They would have to cross Category 1 streams which would be difficult.  The plans at this time are to gain access to the development site through Ayers Road at the rear of the property.  Since the road was vacated at that time, they may need a private easement from the adjacent property or they would have to create an extension of that public right-of-way into this property.  There are 3 areas shown on the concept plan for the installation of the solar arrays.  They are proposing approximately 28.1 acres of development for the solar arrays near the rear of the property.  They will be applying to the DEP for an LOI with regard to the exact areas of developable land for this project.  In terms of topography, the property does climb as you move away from Route 206.  Towards the rear of the property is a densely wooded area, which is the area intended to be cleared for the development.  There would be very little changes to the topography of the developed area given the way the solar panel bases are mounted.  He indicated that solar panels are considered not to be impervious coverage by the DEP.  There would be some minor stormwater management techniques  used on the property for the installation for the use of these panels.  With regard to the installation of the panels, a screw is used to mount the arrays into the ground about 3 meters deep.
Mr. Olivo indicated that they are before the board for a sense of the boards concerns with some of the clearing of the property at the rear of the property.  Of course, all the buffering and setback requirements will be adhered to.  

Mr. Cunico questioned if the power from the solar panels would be sold to JCP&L.  Mr. Turner indicated that they would be selling approximately 4 to 6 megawatts of power to JCP&L.  He further questioned Mr. Turner if JCP&L has to buy the power from them.  Mr. Turner indicated that under NJ State Law and Federal Law JCP&L has to buy the power from them, unless he finds another buyer.  He further indicated that they have to purchase it because it is a beneficial use to the United States.  Mr. Cunico questioned Mr. Turner if they would be willing to provide training to the local fire department to handle a fire or an emergency with this type of development.  Mr. Turner indicated that he would be willing to do this.  In other townships, they have provided seminars to the fire department and ATV’s for access.  He further indicated that each panel only has 12 volts of power to it.  The power does not increase until it hits the inverters.  They will be equip with automatic disconnects.  Therefore, at these seminars they show the fire department how to disconnect these projects in a dangerous situation.  Mr. Cunico questioned Mr. Turner as to how quickly a service technician could get to the site in case of an emergency.  Mr. Turner indicated that they will hire a service technician for the 25 years projected on the project which is trained in responding to situations.  He also indicated that JCP&L is also trained for these situations.
Mr. Gavan questioned Mr. Turner as to what happens after the 25 years.  Mr. Turner indicated that the equipment is designed to last for longer than 25 years, however, this is 
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Syncarpha Capital – Concept Application for Solar Farm – Block 904, Lot 3 - #06/2011 cont.:

how long the lease agreement would be for.  At that time, an offer would be made to the property owner for the purchase of the lot or the project would be dismantled.  Mr. Gavan indicated that he would need to see the contract when they come to the board so the dismantling would be a condition of the approval.  

Mr. Cunico questioned Mr. Turner as to the type of panels that they use.  Mr. Turner indicated that they exclusively use Yingli Panels which are made in China by robots so they have a high quality level and low defect rate.  They are not made by any human touch.  He further indicated that a large problem with destruction of the panels are human finger oil during the manufacturing of the panels.  

A board member questioned Mr. Turner as to the size of the panels.  Mr. Turner indicated that the panels are approximately 5’ x 3.25’.  

Mr. Utter questioned as to where the line would be out to Route 206.  Mr. Turner indicated that JCP&L would prefer a pole be placed between the solar array and Route 206.  He further indicated that JCP&L would prefer the wires on the site be above ground.  Mr. Cunico asked if JCP&L would have a right-of-way across the property.  Mr. Turner indicated that his company would be the ones to install the wires to the poles on Route 206.  However, after his company installs the pole and installs the wires, it become the property of JCP&L.  
Mr. MacDonald questioned as to the buffer between the adjacent land owners.  Mr. Olivo indicated that the buffer would be in accordance with whatever is required.  It could be 100’ rear and 30’ side yard.  It would also be subject to the DEP regulations.  

Mr. Pinzone questioned if there will be a buffer from the County Road and the development area.  Mr. Olivo indicated due to the topography of the land, it will be seen.  Mr. Pinzone questioned Mr. Olivo the height of the solar panels.  Mr. Olivo indicated that they are approximately 8’ to 10’ off the ground.  

Mr. Cunico was concerned if the project can be seen from the Route 206 corridor, will the reflection off these panels cause any concern.  Mr. Turner indicated that these panels are made to absorb light, not reflect off of them.  He further indicated that these panels are installed on top of Denver Airport and there is no issue with the FAA with regards to reflection.  

A board member questioned if this project will be fenced in.  Mr. Turner indicated that this project will be fenced in for security purposes due to the expense of this equipment.  

OTHER BUSINESS

Block 702, Lot 12 – Final Site Plan:

A letter was sent by the Code Enforcement Officer to the owner of Block 702, Lot 12 indicating that site work as agreed to in the Resolution dated December 2, 2002 has not yet been completed.  The letter also requested that the owner appear before the Planning Board at the September 12, 2011 meeting to discuss this issue.  The board secretary received a letter from Allen J. Campbell, P.E. indicating that he has been retained by the owner of Block 702, Lot 12 and requested some time to review the outstanding issues and he will report to the board at the October 3, 2011 meeting.  The board agreed to accept Mr. Campbell’s letter and to place this matter on the October 3rd agenda.
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PUBLIC PARTICIPATION

This meeting was opened to the public.  There being no public participation, the meeting was closed to the public.
ADJOURNMENT:

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






Respectfully submitted,






Sharon M. Yarosz









Secretary
