WESTAMPTON TOWNSHIP LAND DEVELOPMENT BOARD

REGULAR MEETING                   AUGUST 3, 2011  7:30 P.M.

MINUTES

The regularly scheduled meeting of the Westampton Township Land Development Board was held at the Municipal Building on Rancocas Road on June 1, 2011 at 7:30 P.M.  The meeting was called to order by Chairman Tim Ryan and the opening statement required by Sunshine Law was read.  This meeting was advertised in the Burlington County Times on January 6, 2011 and posted in the Municipal Building.  All guests were welcomed.

Everyone stood for the Pledge of Allegiance.  

Roll Call:  Present:  Mr. Applegate, Mr. Blair, Mayor Camp, Mr. Freeman, Mr. Maybury, Ms. Sampson, Chairman Ryan, Mr. Welsh, Solicitor Michael Coluzzi, Engineer Jim Winckowski, Planner Harry McVey, Secretary Marion Karp
Absent:  Mr. Carugno
The minutes of the June 1, 2011 meeting were approved as written.

Resolutions:
8-2011  Michael Jordan, Block 106, Lot 13 – amended final site plan, variance (pave parking lot) – was memorialized
New Business:
Burlington Preservation Partners, LLC, Block 1102, Lot 1.  Victoria Fannon, attorney, was present on behalf of the applicant.  The application is for preliminary and final major site plan approval for wetlands mitigation in conjunction with the widening of the NJ Turnpike.  It is a large 146.8 acre parcel on Mt. Holly-Jacksonville Road.  
The Board’s professionals agree that the application is to be deemed complete.  

The first witness to testify is Douglas Freise, a project manager with EMS Green, the lead scientist with respect to the project.  The project seeks to provide wetlands compensation by preserving and enhancing wetlands on the parcel.  The parcel is predominantly wetlands already, approximately 80-90% in total.  The site is surrounded by several preserved farms and wetlands and is well suited to provide connectivity to other open space.  Minor amounts of earthwork will take place on approx 12 acres of the parcel; the balance of the farmed fields (100 acres) will be planted with trees and shrubs and will be essentially a re forestation project.  No soil will be brought in to the site nor removed.  The project will enhance the environmental sensitivity of the parcel, as well as enhancing water quality.  In his opinion, there will be no negative impact on the parcel as a result of this project.

Chairman Ryan commented that he thought he saw something regarding bringing fill in, but there will be no fill brought into the site.  All excavated areas will be covered with native top soils; no structures are proposed on the parcel.  There will be a permanent deed restriction on the parcel as required by DEP.  The habitats will be maintained and monitored.  The deed restriction will run with the land once it is recorded.  Agricultural activity now taking place on the parcel will cease once the project is undertaken.  
Harry McVey’s report speaks about the deer exclusion fence; if left un checked once it is planted, the deer would prevent the site from being re forested; the fence is temporary until the trees reach a sufficient site to survive browsing by deer.  Gene Blair asked how long the fence would remain on the parcel; Mr. Freise explained that it would be at least 5-6 years.  They have not had issues when fences are placed around agricultural fields on other projects.  No tree clearing will take place as a result of the fence installation.  

Engineer Jim Winckowski asked for details on the proposed fence; details will be submitted for approval and the applicants agree to delineate the fence on the plan.  They typically use an 8 foot high fence; the Board thinks that a variance may be required.  Ms. Fannon stated that there is provision in the code to allow for taller fences for agricultural reasons.  They have received conceptual approval from the DEP and are expecting to receive final approvals next month.  

The fence will be set back from the property line according to Mr. Friese.  Even though the deer will be excluded initially; they will eventually be able to use the habitat once the trees have grown in.  Solicitor Coluzzi believes that a bulk variance is required to install the fence.  Ms. Fannon agrees to limit the height of the fence to six feet as long as DEP approves it.  Gene Blair advised that deer will jump a six foot fence very easily.
Jim Winckowski stated that if the fence was detailed on the plans that it would help the Board greatly in making their decision.  The solicitor suggested tabling the application until next month; Ms. Fannon stated that they wished to proceed with the application at this evening’s meeting.  

Mr. Freeman asked if DEP did any research regarding the species that exist on the site or if they had any statistics regarding the deer.  He thinks it is a lot of acreage; he asked if they had any idea how many deer live on the parcel.  It is a problem throughout the region (the over population of deer).  Ms. Fannon stated that their professionals will work with the Township to design a fence of acceptable design and location.  She distributed a highlighted reduced size plan to the Board which showed the location of the fence.  
Ed Brady, applicant’s engineer was sworn in.  He had prepared the site plan and is familiar with the site.  The setbacks as required by Ordinance would be taken into account.  

Mayor Camp asked how this would impact the drainage issues that the local residents experience.  The applicant’s professionals are in the process of doing a study and hydraulic analysis both before the work is done and after the project is complete.  Although it is not the intent, runoff would be reduced at the site since more water will be retained on the site.  DEP oversees the actual plantings and whether they are effective but it would be the owner’s responsibility to maintain the plantings.  

The existing ditches on the site will be modified; the ditches will be partially filled in order to allow the water to overflow quicker.  The project has been designed to provide no permanent standing water on the property.  Surface water will be present after large storm events; there is no intention to have permanent pools of water.  The Board engineer was concerned about possible mosquito problems.
CME’s report dated July 27th was reviewed; County approval had not yet been secured.  An existing driveway on Jacksonville Road will be used for construction access.  Jim Winckowski was concerned as to whether the project will be completely constructed and what will ensure its completion.  The DEP will require bonding both during construction and maintenance according to Mr. Friese.  The minimum monitoring period by the DEP is five years, it could be extended.  Applicants agree to submit copies of approved plans and County submissions and approvals.  

The applicants agree to the 50 foot setback and also to install a 6 foot fence.  Revised plans will be submitted to show the proposed fence.  

Harry McVey wanted to be sure that there will be no Township responsibility as far as the conservation easement; Ms. Fannon stated that there would not be.  There is no monitoring required by the Township.  According to Ms. Fannon the easement does not provide for additional public access, however once it is released from DEP regulatory control, this possibility could be explored.  Harry believes it is consistent with the Township Vision Plan and the State Plan maps.
The meeting was opened to the public for comment.  Gordon Mitchell of 780 Jacksonville Road asked about the infill of the existing drainage ditch; he is concerned that this will create swampland.  He wants to make sure that the County will be still able to access the property to spray for mosquitoes and if the fence would preclude this activity.  He is okay with the fence since it is temporary.  He will miss the agricultural use but thinks it will enhance the area if it is forested.  The applicants would work with Mr. Mitchell regarding his concerns as well as with the County regarding the mosquito issue.  

Gary Gray of 758 Jacksonville Road has concerns regarding the filling of the ditches.  His father had created the ditches for farming many years ago.  The ditches are a mess; the parcel is a floodplain.  He is worried that filling the ditches will flood their property; he doesn’t care about the height of the fence, he is only worried about the filling in of the ditches.  

Ed Brady, applicant’s engineer stated that other areas that will be lowered will be collecting this water from the partially filled ditches and will be used to compensate. The lower areas will be within the parcel, the boundaries will not be changed.  The main tributary through the site will function better than it does today, it will be cleaned and re graded, however, it will not be as deep as it is now.  
There will be two permanent soil stockpile areas which will be vegetated.  They range from 5 feet to 9 feet in height.  The areas will be stabilized with native grass and wildflowers and planted with trees.  It is a very gradual slope according to Mr. Friese.  They tried to blend it into the landscape as much as possible.

There was no further comment from the public and the meeting was closed to the public.

Gene Blair asked if the parcel would be removed from the tax rolls; Ms. Fannon believes that it would still be assessed as farmland or else re assessed as open space if it does not meet the farmland assessment act.  

Mayor Camp was concerned that the applicants were pushing the Board for an approval this evening when they haven’t received County approval nor approval from the DEP for the project.  Ms. Fannon explained that there is some urgency in meeting the obligations of the Turnpike Authority and apologized if it seemed as if they were demanding an approval from the Board this evening.  

Chairman Ryan thinks it is great to preserve the parcel but thinks it is a shame to limit public access; Ms. Fannon explained that this could be re visited and that her client would have no objection to exploring this once the construction and growth period was over.  After the restrictive period was over, it could be conveyed to a charitable organization, according to Ms. Fannon.  Mayor Camp asked what the benefit is to the Township; she stated that it meets the intent of the Master Plan; it will be open space and a conserved parcel, free from development, all of which are beneficial.  

The Board Engineer asked if he could review the language in the bonding; there was concern that if something happened, the fence would not be removed as scheduled.  The Board wanted to make sure that the fence would be removed once the restrictive period was over.  The applicants agree to allow this.
Mr. Maybury made a motion to approve; the motion was seconded by Ms. Sampson.  All Board members voted yes.
Project Freedom, Inc., Block 203, Lot 4.02.  John Dumont, attorney was present on behalf of the applicant.  The application is for preliminary and final major site plan approval and includes two variances.  The parcel is approximately 10.5 acres in size and is owned by the Township; 72 units of affordable housing will be constructed.  It is in the R-8 zone and does comply with the exception of the height variance and a buffering variance.  
Board Solicitor Michael Coluzzi has reviewed the notices and the Board can take jurisdiction.  The application has been deemed complete as well.  All witnesses were sworn in.  
Tim Dougherty, executive director of Project Freedom testified before the Board.  It is their mission to provide barrier free housing to those who use wheelchairs.  They recently completed a project in Woodstown, NJ which is about 70% leased at this point.  There is a great need for barrier free housing.  They have been in the business for 27 years.  Housing is financed thru the low income housing tax credit program as well as through grants.  It is becoming more difficult to do this as time goes on.  All of their housing complies with COAH requirements as well.  They have been working with the Township court master Mary Beth Lonergan to develop the project.

Some projects house non disabled persons as well; the State is encouraging them to totally integrate their housing.  Project Freedom owns and maintains their housing; he invites everyone to come and visit one of their housing projects; they are proud of their housing, they invest money every year to make sure they are pristine and up to date.  The site is ideal and there are many citizens in Burlington County who would benefit from the project.

The community center will house the management offices and functions as a gathering spot where social programs will take place, such as recreational and learning opportunities.  A small portion of the building will have a basement that will be used for storage.  Approximately 25% of the tenants would have a disability, according to Mr. Dougherty.
Joe McKernan, architect, testified on behalf of the application.  There are six apartment buildings on the site and the community center.  There are three building types; A which consists of 2 bedroom units and is two stories.  All are fully suppressed. Building B has 1, 2 and 3 bedroom units; Building C has 1, 2 and 3 bedroom units.  He showed the Board some elevations; all are relatively similar to each other.  They have asphalt shingle roofs and hardiplank siding; a stone water course on the lower level, faux chimneys and elevators.  The color of the buildings will vary.  The community building is approx 5,200 sq feet in size; there is a warming kitchen, bathrooms, and all purpose room and offices.  
Each kitchen has a refrigerator, stove and dishwasher and will have one or two bathrooms, depending on the unit.  Colors will be brown, beige and mustard yellow.  There is a gazebo on the site as well.  The target population is handicapped.  All second floor units are accessible.  The height of the buildings varies from 36 feet to 38 feet; it is their opinion that these variable heights are the most attractive.  
The name of the project is Freedom Village at Westampton. They distributed drawings of the flagpole, mailboxes and signage, which is not lighted.  Elevations of the maintenance shed would be submitted; it will be consistent with the rest of the buildings on the site.  Harry McVey would review these details.  All HVAC is energy star rated; there are twelve units per building.  Units would be located on the side and rear of the buildings.  
Harry McVey stated that there are a significant amount of architectural details and finishes to this project, something that you usually don’t see; it is a major upgrade for these types of units.  The Community Center is a very nice looking building.  It will be built in conjunction with the rest of the housing units.  The project should be completed in two years.  Phasing would be dependent on securing funding.  It is possible that no phasing will be necessary.  
Russell Smith, applicant’s engineer testified regarding the application.  The existing tree row is encumbered by wetlands and will remain.  The southwest corner is the high point of the parcel.  

The community building is located in the center of the site.  Parking is provided adjacent to the building.  Access is provided via Woodlane Road via a boulevard; parking areas serve the building clusters.  There is an 18 foot wide stabilized grass emergency access lane from Woodlane Road.  It will be gated and locked and not used for normal access.  There are sidewalks through out the community; there is a sidewalk connection on the east side to the future Township park property.  Parking requirements dictate that there should be 142 spaces; 162 spaces are provided, 26 of them are handicapped spaces.  There are 4 handicapped spaces in front of each building.  
2% grades are maintained in all of the parking areas; this was critical in the design of the project for the handicapped.  The site is relatively flat.

There is a grass detention basin that discharges to a pipe; it discharges to the existing county culvert.  Seepage tanks and dry wells are included and required on each building.  He explained how water is controlled on the site.  The site is served by sanitary sewer provided by Willingboro MUA.  Each building will have a single lateral and will tie together.  Water is also provided by Willingboro MUA.  Access will be provided through an 8 inch pipe and run through the Spring Meadows park land and will be a looped system.  Gas, electric and cable services will be available.  
Lighting to be provided is a 14 foot pole, a total of 17 feet in height, including the lantern. Landscape buffering is required by Ordinance; the emergency access on the westerly portion of the site interferes with the proposed buffer, the applicant thought it more important to provide emergency access.  The buffer extends all along the southerly boundary.  
The Township will be providing and installing an all purpose path on the site.  The landscaping buffer is extended around the corner on the east side but doesn’t extend all the way due to the future township park on this boundary.  Sidewalk is not provided along Woodlane Road because the applicant does not want to eliminate the trees that exist along the road.  
The engineer reviewed the Board’s professional reports.  The Fire Official’s report was reviewed; the radii would be changed as per the report.  The applicants agree to all comments in the report.  Harry McVey’s report was discussed; they are not sure what exactly they will include in the tot lot at this point, the residents would drive what equipment would be placed there; it is not something that they can determine at this time.  There is a dog walk area.  Sheds, fences and decks will not be permitted.  
Tenants are not limited solely to handicapped individuals because we can only receive full COAH credit if we do not impose such limitations.

The LDB engineer’s report was reviewed.  The applicants do not want to build the sidewalk along Woodlane Road due to the wetlands and the need to extend the County culvert.  That would be two additional permits that they would have to obtain.  A separate page would be added to the plan to show the future construction of the sidewalk so that it would at least be incorporated with the plan and could be constructed at a later date.  Harry McVey suggested that a bus stop and pad be added along Woodlane Road in lieu of the sidewalk, the applicants agree.  The applicants agree to all conditions in the engineer’s report.  

The Environmental Committee’s report was reviewed and discussed.  
The meeting was opened to the public for comment.  Gene Jabkowski, Woodlane Road, was unclear as to where the sewer was coming up the road.  He said that Woodlane Road is dangerous, he has been hit twice while accessing his property.  He is concerned about the increase in traffic that the development will bring.  He asked if he would be able to tie in to the sewer.  It would be up to the utility authority and outside of the Board’s jurisdiction.  A traffic impact study was not conducted; Jim Winckowski testified that there will be a sufficient level of service; traffic counts were taken.  
Tanya Ray, 21 Westwind Way, was concerned about the sidewalk leading to the Wawa and was worried that it had no lighting.  

There was no further comment from the public and the meeting was closed.

Mayor Camp asked about trash and snow removal; they would be provided for and the Township would not have to provide those services.  He asked if there is impact to the school system.  Mr. Dougherty stated that typically there is not much; but approximately 10-20% of the units may have children.  In a 60 unit building, they may have 11 children.  They are hoping to develop an alliance with OTC on Hancock Lane, according to Mr. Dougherty.  Hours of operation will be 9 AM -5 PM for the community center; a stipend would be paid to a resident to supervise if the building needed to be opened for extended hours.  Mayor Camp had visited their site in Robbinsville, it was surrounded by another housing development; he was impressed by the upkeep of the property and you could not tell the difference between the properties.  

The Board decided that they would like the applicant to illuminate the sidewalk that would lead to Wawa for safety reasons; perhaps with bollard lights.  The applicants agree to provide lighting along the sidewalk.  Trash enclosures will be 15 by 15 feet in size.  
Mr. Blair made a motion to approve; the motion was seconded by Mr. Freeman.  All Board members voted yes.
Informal Applications:

Robert Bowman, Block 803, Lot 39.  Mr. Bowman was present; however, his professionals had left the meeting due to the late hour.  The lot is under sized and is in the C Commercial zone on Woodlane Road, next to the weather station building.  He wants to construct a combined retail/office/professional building.  It is Harry McVey’s opinion that the use is too intense for this size lot, which is .6 of an acre.  One acre parcels are required in this zone.  They are proposing undersized parking spaces and there is no loading space.  He thinks a smaller building would work better.  Mayor Camp doesn’t think it is a good fit for the site.  The Board thinks that there is a lot of empty office space in the Township.  Mayor Camp asked Mr. Bowman if he would consider selling it for open space.  He recommended that he contact the Township Administrator to see if there was any interest in purchasing the property.
The meeting was again opened to the public for comment.  There was no comment and the meeting was closed.
There being no further business, the meeting was adjourned.
Respectfully submitted,

Marion Karp, Secretary

Westampton Township Land Development Board
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