JULY 28, 2009

The regularly scheduled meeting of the Hackettstown Planning Board was called to order by Chairman Gerald DiMaio at 7:30 PM.

The Sunshine Act was read by the Chairman who stated that adequate notice of this regular, public meeting had been provided in accordance with the Open Public Meetings Act by:

1. posting a notice of this meeting on the bulletin board in the Municipal Building;

2. causing said notice to be published in The Daily Record;

3. furnishing said notice to those persons requesting it pursuant to the Open Public Meetings Act; and

4. filing said notice with the Town Clerk of Hackettstown.

Present: DiMaio, Moore, DiMaio, Jr., Camporini, Burke (arrived at 7:40 PM), Stead, Conforti.

Absent: Bristow, Gallo.

Also present: Paul Sterbenz, P.E.; John Madden, P.P.; William Burr, P.E.; Anthony Sposaro, Esquire (representing Board Attorney H. Matthew Curry)

MOTION was made by MOORE to approve the minutes of the June 23, 2009 meeting, as written.

SECONDED: STEAD.

Those in favor: Moore, Camporini, Stead, DiMaio.

Opposed: None.

Abstained: DiMaio, Jr., Conforti.

Case #09-08, Allentown SMSA Limited Partnership d/b/a Verizon Wireless

Application carried to the August 25, 2009 meeting

Discussion of the Proposed Planned Mixed Use Downtown Development District Zoning Ordinance

Sposaro explained the purpose of the discussion, and stated the Planning Board doesn’t have the power to adopt the Ordinance, only make recommendations to the Town Council.  Sposaro further stated, while this is a public meeting, there is no requirement for the Planning Board to open the discussion to the public.  Sposaro stated that opening the hearing to the general public would be a Board, or Chairman, decision.  
Chairman DiMaio stated it was his opinion the public should be able to speak, but limited the time for each speaker to three minutes or so.  
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Sterbenz related the history behind the document being offered for discussion.  Sterbenz stated the document was the culmination of many meetings held by the joint sub-committee members of the Planning Board and the Ordinance Committee of the Town Council.  Sterbenz stated the joint committee felt strongly the document should be openly discussed before any recommendations are made to the Town Council.   Sterbenz explained the Chairman/Planning Board might open the discussion to the public, but the formal public hearing would be at a Town Council meeting.  Sterbenz further explained if the Planning Board, after their discussion of the draft documents, are in agreement with the product and feel they are in accordance with the spirit of the Master Plan Reexamination Report, should forward the same to the Town Council to begin the formal adoption process.  

Madden presented a power point presentation that was representative of both reports detailing the redevelopment and community fiscal impact for the Bergen Tool property.  The presentation included information such as, the existing conditions at the Bergen Tool property, the Master Plan Reexamination Goals, a concept and development program for the property, highlights of the proposed Ordinance, information of the benefits of redevelopment of the Bergen Tool property, the affordable housing implications, and fiscal impacts.  Madden also presented several examples of development, or character examples, that were used in other areas.  
Madden explained the development plan could include retail and office use in the existing 2-story Bergen Tool building, retail and apartment use in a new 4-story building, a 3-story apartment building, 96 bedroom student housing for Centenary College, 13 single-family homes, 3 acres of open space, a boulevard, plaza, parking, and a new access to Bergen Street.  

Madden further detailed the proposed Zoning Ordinance for the property, and the public benefits to the redevelopment.  
The Chairman opened the hearing to the public for comments.  

Dick Laverty of 104 Countryside Drive expressed concern over the amount of apartments being proposed for the property.  Laverty also questioned how the Town could be assured the developer would the property according to this plan.  Madden explained about the affordable housing mandates.  Madden also explained the developer would have to develop the property according to whatever Ordinance is adopted.  

Michelle Morpeth of 148 E. Prospect Street stated she didn’t see mention of any impact on the HMUA, or traffic.  Madden replied the fiscal impact only covered the schools, etc., but related there is capacity at the HMUA for this project.  
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Morpeth questioned if 4-story buildings was removed from the Master Plan Reexamination Report.  Sterbenz stated the 4-story building proposal was removed from the TCC Zone.  Sterbenz stated this zone is the LM Zone, and it is also a redevelopment district.

Morpeth questioned if the recommendation for open space in the Master Plan Reexamination Report wasn’t for greater than three acres.  Madden stated there has to be a balance between the proposed and what is economically feasible, and three acres of open space is the minimum requirement.  

Chris Morpeth of 148 E. Prospect Street stated that according to the New Jersey multipliers for Warren County, the numbers are skewed.  Warren County isn’t even listed on the site.  Morpeth stated a traffic study needs to be done, especially with so many residential units being proposed.  Madden stated the Ordinance Committee also thought the parking data was too low.  Morpeth questioned if a parking deck would be in the plan.  Madden stated a parking deck could be built, but it is extremely expensive and really not economically feasible here.

Jim Newcomb of 114 E. Prospect Street expressed concern about stormwater run-off in the flood plain.  Sterbenz stated there is a Stormwater Management Plan in place for the Town of Hackettstown, and the developer would have to comply.  Sterbenz stated the existing system on Stiger Street is poor, and a stormwater management design would be part of the site plan.  

Ray Rice of Long Valley, New Jersey, and contract purchaser of the property, stated that two years ago he said that he would work with the Town.  Rice stated there would be open space, and the two-story brick building would be preserved, but the plan also has to be economically feasible.  Rice stated the project is important to the community, and would add value to Main Street.  Rice stated the apartment market that would be offered doesn’t currently exist: for the empty-nester, the new college graduate, the young family.  Rice indicated there has been a lot of hard work put into the proposed product, and it is close to something that could be feasible.  
Burke stated that he had observed a For Sale sign at the property.  Rice indicated they were testing the market by placing a For Lease sign on the property.  

Burke asked if the college housing was realistic.  Rice stated he had spoken with the college, but they hadn’t made a commitment to the project.  

Steve Noble of 109 E. Baldwin Street spoke regarding Brownsfield redevelopment: towns that focused on quality of life prospered, those who focused on build-out didn’t prosper.  Noble stated the open space shouldn’t be minimized.  
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Beth Noble of 109 E. Baldwin Street thanked the board for allowing the public to speak.  Noble stated the market doesn’t support what is proposed in Hackettstown, or Warren County.  Noble asked how the housing would be restricted to college students only.  Madden stated it would be developer (or property owner) restricted, and agreed that it could be something else eventually.  

Noble expressed her concern over the parking and open space allotment.  Noble encouraged the use of grant money for redevelopment, and stated the redevelopment in Washington is a failure.  

Donna Brock of 405 Grand Avenue questioned the data generated saying this type of development would appeal to empty-nesters, college graduates, and young families.  Madden replied a variety of sources and data was used, which included Jeffrey ______ from Rutgers.  Brock stated the Bergen Tool area isn’t one that would attract young professional living.  Brock stated she was glad to know the design would be considered as an extension of the Historic District, but asked to see the design guidelines.  
Stead stated those details would be covered under the site plan review.  

Ryan Cameron of 207 E. Valley View stated it was his opinion the design was a good one.  Cameron stated he used to play on the Bergen Field, and three acres would be better than nothing.  Cameron asked if the single family homes would be the K. Hovnanian type home.  Madden replied a mass developer such as K. Hovnanian wouldn’t be interested in such a small number of homes.  Madden stated the homes would probably be building by individuals, or by a small builder, and in the $300,000 range.  
Keith Ryan of Long Valley, New Jersey, and Preserve Historic Hackettstown, thanked the committee members for their hard work.  Ryan gave a presentation on his opinion of the proposed plan.  It was Ryan’s opinion the current plan is not consistent with the Master Plan, and the number of children to be placed in the school system is greater than proposed.  Ryan stated the buildings are too large, and the commercial component should be greater.  

Lynn Haberkern of 206 W. Moore Street stated the age-restricted housing units in Town might also represent future children in the schools.   

Daniel Bassett of 100 Hamilton Drive asked what security would be provided given the fact there would be college students in an off-campus environment.  Madden stated the property would be privately owned, and the owner would want to regulate and maintain his property.  
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Steve Caruth of 118 E. Prospect Street stated it was his opinion there was enough room to provide sufficient parking, and stated a multi-level parking deck would be necessary.  Caruth stated the tenant turnover on Main Street is high.  Madden stated it would be a challenge for the property owner.  Caruth stated E. Prospect Street already gets a lot of commuter traffic.
There were no other comments from the audience, and the Chairman then closed the public portion of the hearing.

Burke asked why a 4-story building was being proposed.  Madden explained the plan was to move as much of the development to the front of the property as possible.  

Sterbenz stated that Rice had proposed garden-style apartments. 

Burke asked further questions regarding the building height issue.  Madden explained the project would only succeed if it was market and financially feasible.  Madden stated the affordable housing component is huge, and if the project doesn’t succeed the obligation would have to be made up elsewhere.  Burke asked if the Town’s obligation would be met if the project is built as presented, and Madden replied it would.  
Burke asked if the open space is restricted to three acres would the ball field be gone.  Madden replied that was unclear, but possibly other recreation offerings would be available.  Sterbenz stated the Tannery Field is four acres with the parking.  Burke stated the open space component needs to be greater, and the ball field should remain.  

Stead expressed concern that Centenary College hasn’t committed to the plan.  Madden stated it was his opinion the college would be happy with the proposal, as they now have bussing and off-campus housing expenses.  

Sterbenz explained the Ordinance is a draft, and, even if approved, the developer would have to come in with a plan.  The options would be included in the Ordinance, but all the options offered aren’t necessities.  

Stead suggested the square footage of the front building be reduced, and the square footage of building five and six be increased.  

DiMaio, Jr. stated the college president has indicated they will not be using Panther Valley to house students.  

Burke suggested the 4-story building not be allowed in the zone, but be considered as a variance situation.  Burke stated his two areas of concern with the proposed Ordinance are the building height and the amount of open space.  
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Camporini stated he wasn’t in favor of the 55’ building height, and the proposed parking might be a problem.  Camporini asked what would happen if the student housing option doesn’t come to fruition.  Sterbenz stated the applicant couldn’t propose other types of housing without returning to the Planning Board.  

Burke asked how student housing would be defined: student of what?  Wouldn’t that open up student housing to any student, and not just Centenary College students.  Sposaro stated it could be problematic. 

A discussion was held regarding further review of the issues by the sub-committee prior to any recommendations being made to the Town Council.  

MOTION was made by CAMPORINI to send the Proposed Planned Mixed Use Downtown Development District Zoning Ordinance back to the committee for reevaluation of the 4-story building height, the parking requirements, the percentage of open space, and the regulation of student housing.

SECONDED: CONFORTI.

Those in favor: DiMaio, Jr., Camporini, Burke, Stead, Conforti, Moore, DiMaio.

Opposed: None.

Abstained: None.

Under old business, Sterbenz explained there would be Highlands matters to discuss within the next few months in order to meet deadlines.  Sterbenz stated the Highlands Master Plan Element should be conceptually adopted by September 1st, the Housing Fair Share Element by October 1st, and COAH by December 8th.  

Sterbenz explained there are 12 properties in Hackettstown in the Highlands Preservation Area, and those carry the greatest restrictions.  The remainder of the town is located in the Planning Area where there are some standards, but they aren’t as strict.  

Sterbenz stated it was his opinion there hasn’t been enough data given by the Highlands Council to support Hackettstown opting into the plan.  The Town was holding out hope of a reduction in the COAH obligation, but that hasn’t happened, and it appears the Third Round numbers will remain.  

MOTION was made by STEAD confirming the Town of Hackettstown will not opt in to the Highlands Plan, and will draft the housing plan following the COAH rules.

SECONDED: DI MAIO, JR.

Those in favor: Camporini, Burke, Stead, Conforti, Moore, DiMaio, Jr., DiMaio.

Opposed: None.

Abstained: None.
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Stead mentioned he was in contact with someone from the Habitat for Humanity, but in order to come to the meeting the dollar amount in the fund would have to be known.  Several dollar amounts were mentioned, and Stead stated he would tell Habitat for Humanity it is approximately $300,000 to $350,000.

The Chairman called for adjournment of the meeting at 10:00 PM.

Respectfully submitted,

Patricia D. Zotti, Secretary

