READINGTON TOWRNSHIP
BOARD OF ADJUSTMENT MEETING
August 20, 2015

The Meeting was called to order by Chairwoman Goodwin at 7:37 p.m. stating that the
requirements of the Open Public Meeting Law have been satisfied. The Meeting had
been duly advertised.

Members present: Michael Denning, Marygrace Flynn, Meredith Goodwin,
Diana Hendry, Patrick Ryan, Joanne Sekella, Britt Simon,
Richard Thompson

Also present: John Hansen, Engineer

Andrea Malcolim, Planner
Harold Maltz, Traffic Engineer
Roger W. Thomas, Attorney

EXECUTIVE SESSION:

EXECUTIVE SESSION RESOLUTION

WHEREAS, N.J.5.A. 10:4-6 et. seq., the Open Public Meetings Act, permits the
exclusion of the public from a meeting in certain circumstances; and

WHEREAS, the Board of Adjustment is of the opinion that such circumstances
presently exist and desires to authorize the exclusion of the public from the portion of
the meeting in accordance with the Act;

NOW, THERFORE, BE IT RESOLVED by the Board of Adjustment of the Township
of Readington, County of Hunterdon, State of New Jersey, as follows:

1. The public shall be excluded from discussion of the hereinafter specified
subject matter as set forth below:

Date Anticipated

When Discussion Will
Subject Matter Basis of Public Exclusion be Disclosed to Public
Professionals Personnel Certain information at the Board of

Adjustment tonight...other information
will remain confidential

Personnel Personnel Certain information at the Board of
Adjustment tonight...other information
will remain confidential
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2. It is anticipated at this time that the above stated subject matter will
remain confidential.
3. This Resolution shall take effect immediately.

A Motion was made by Ms. Sekella, seconded by Ms. Goodwin, to adopt this resolution.
Motion was carried with a vote of ayes all, nays none recorded.

The meeting reconvened at 8:11 p.m.
MINUTES:

A Motion was made by Mr. Thompson, seconded by Mr. Simon, approving the Minutes
of July 16, 2015. Motion was carried with a vote of ayes all, nays none recorded.

TECHNICAL REVIEW COMMITTEE

Liberatoscioli
Variance
Block 8, Lot 10

The applicant seeks a variance. The T.R.C. has reviewed the application and
determined it to be complete. The application has been set to be heard on September
17, 2015. '

Sirbiant
Use Variance
Block 34, Lot 30

The applicant seeks a use variance. The T.R.C. has reviewed the application and
determined it to be complete. The application has been set to be heard on October 15,
2015,

RESOLUTIONS:

Whitehouse Auto Service
Use Variance
B18,L12

Chairwoman Goodwin asked if there were any comments or corrections to the
resofution. None were noted. A Motion was made by Ms. Sekella, seconded by Mr.
Denning, to approve the resolution. Motion was carried with the following roll call vote:
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Ayes: Mr. Denning, Ms. Flynn, Ms. Hendry, Ms. Sekella, Mr. Simon, Mr.
Thompson, Chair Goodwin

Nays: None recorded.

Kerwin

Use Variance

B42,L1
Chairwoman Goodwin asked if there were any comments or corrections to the
resclution. None were noted. A Motion was made by Ms. Flynn, seconded by Ms.

Sekella, to approve the resolution. Motion was carried with the following roll call vote:

Ayes: Mr. Denning, Ms. Flynn, Ms. Hendry, Ms. Sekella, Mr. Simon, Mr.
Thompson, Chair Goodwin

Nays: None recorded.

PUBLIC HEARING:

Plaza 22 Corporation
Use Variance
Block 36, Lot 65

Present for Applicant: Ernest Renda, Esq., Attorney
John Madden, Planner
Marla Roller, Senior Project Manager, Landscape
Architect and Land Planner

Ms. Hendry recused herself from the proceedings.

Ms. Sekella testified that she listened to the audio from the April 2015 hearing and;
thus, is eligible to vote. Mr. Denning testified that he had not listened to the audio from

the April 2015 hearing and; thus, is ineligible to vote.

This matter is a continuance of the hearing in April, 2015, wherein Applicant seeks a use
variance for a mixed-use building on the property.
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Attorney Renda apologized for the delay in returning to the Board, but in taking Mr.
Sullivan’s advice, Applicant has submitted a concept site plan that complies with
everything that Applicant promised the Board in April.

Attorney Renda proposed to deed restrict four {4} units at The Gables immediately
following a signed resolution. Additionally, he proposed a condition in that Applicant
would demolish the existing on-site structure after variance approval.

Exhibit A-5 was introduced: Rendered Composite Plan dated August 20, 2015
Exhibit A-6 was introduced: Preliminary and Final Site Plan dated August 17, 2015

Mr. Thempson inquired as to why Applicant had not already demolished the on-site
structure. Attorney Renda indicated that if Applicant is not successful before the Board,
he may renovate the building.

Chair Goodwin advised that the Board had not received confirmation from Clarke Caton
Hintz that The Gable units would qualify as affordable housing. Discussion ensued
regarding the requirements of qualifying under the State guidelines. Suggestions were
made that the matter of affordable housing be a condition for approval.

Mr. Denning advised the Board that years ago approval for a variance was granted on
the property. He inquired about the status of that variance if the Applicant was
approved tonight. Attorney Thomas referenced case law in that unless the Board, in an
approval resolution, eliminates or asks the applicant to abandon the prior approval, the
prior approval remains in force and effect.

Mr. Madden testified that Applicant has submitted a detailed site plan. Applicant is
requesting a D variance for a mixed-use building in the Professional Office {PO) zone. An
8,000 square foot building is proposed with 4,000 square feet of retail space on the first
floor and 4,000 square feet of residential space on the second floor. Mr. Madden
indicated that a fifty {50) foot buffer along Mullen Road will be added, impervious
coverage will be less than allowed by ordinance, and the property is located within the
sanitary sewer area. Access to the site will be via Route 22 East and Mullen Road.
Applicant has clarified the building shape and relocated the stormwater basin.

Chair Goodwin inquired if Applicant had considered residential space on both floors. Mr.
Madden advised that due to sewer capacity, it is not an option.

OPEN TO PUBLIC
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Janet Aragon — Mullen Road — asked if pedestrian traffic, including school children
getting the bus, was considered in adding access ento Mullen Road. Mr. Madden
testified that Applicant proposes to add a sidewalk on Mullen Road, making the area
considerably safer.

Mr. Maltz indicated that the traffic report provided by Applicant was accurate, but he
does not believe that eighty percent {80%) of customers would traverse back through
the parking lot to exit onto Route 22. Alternatively, customers would exit onto Mullen
Road because of the parking ot configuration. He does agree that there is no pedestrian
safety issue as Mullen Road is controlled by a stop sign.

Cindy Cudworth — Mullen Road ~ asked if Applicant considered keeping the two (2)
drives on Route 22 rather than adding ocne on Mullen Road. Mr. Madden testified that
due to the shape of the building, the drives would have to be moved, and would be too
close to the entrance to The Gables and the Route 22 median opening.

BREAK at 9:12 p.m.
RECONVENED at 9:21 p.m.

Ms. Flynn inquired if Applicant is required to seek approval from the New Jersey
Department of Transportation. Mr. Maliz indicated that Applicant would need a
highway access permit. He testified that what Applicant is proposing is not unusual; as
what is currently on-site - angled in/out - would not be acceptable in today’s standards.

Mr. Ryan inquired as to whether resident parking would be delineated. Mr. Madden
indicated that it would.

Mr. Denning wondering if it would be safer if the school bus stopped in the parking lot.
Mr. Maltz advised that due to private property liability issues, the bus cannot stop on-
site.

Mr. Thompson inquired as to what type of business would be attracted to the site. Mr.
Madden advised that they are considering personal services; i.e. beauty parlor, nail
salon, etc.

Ms. Roller was sworn in. She testified that a site plan was created based on Chris
Pickell’s architectural plans. Parking is in the back of the building in accordance with the
zoning ordinance. The buffer has been increased by pushing the building closer to Route
22. Ms. Roller testified that the new site plan requires no waivers or bulk variances.

Ms. Malcolm indicated that a land form variance is required because the storm water
basin exceeds the grading by more than two (2} feet. Mr. Roller advised that she is
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waiting for guidance from Dr. Souza because storm water basins are typically more than
two (2) feet deep. She provided a conventional design on the site plan exhibit to
indicate its location.

Ms. Malcolm advised Applicant that she is aware of a number of variances that would
be required as 1) not more than thirty percent (30%) of the site can have a topographic
change (see Land Use Ordinance §148-60.1(a} and (b}); and 2) Applicant will not be in
compliance with the buffer ordinance because they cannot plant over a sewer
easement. Ms. Roller testified that it is Applicant’s intention not to seek waivers or
variances. At the time of site plan approval, Applicant will address these issues.

Ms. Roller testified that the site will include twenty (20) customer, eight (8) resident and
two (2) visitor parking stalls. Applicant intends to keep current vegetation, adding
approximately twenty-one (21) shade trees, seven (7) crnamental trees, forty (40)
evergreens and one hundred (100) shrubs and ground cover. A patio area with benches
is proposed along the building. The trash disposal facility is fully enclosed and ADA
accessible. Access to the site is provided from Route 22 and Mullen Road to allow for
circulation of emergency vehicles.

Ms. Flynn inquired about the building entrances and an outdoor play area for residents.
Ms. Roller advised that the doors along the front of the building are emergency exits
and for esthetics, and no outdoor play area will be provided as families with children are
not anticipated residents.

Discussion ensued regarding the various family structures the property would attract.

OPEN TO PUBLIC

Cindy Cudworth — Mullen Road —is concerned about the danger to children getting on
the school bus. She’s afraid that drivers will use the property as a cut-thru to bypass the
bus.

Attorney Thomas clarified that the Board would be voting on a D variance which
requires five (5) affirmative votes.

Ms. Malcolm advised the Board that the application before them is not permitted under
the 2009 Master Plan (the “Plan”). The Plan is very clear in its concerns about Route 22,
the piece-meal development and traffic impacts to the area. The PO zone was
specifically created to not permit retail rather it is intended for low intensity, low traffic
generating uses. During the 2014 Master Plan Re-Exam the PO zone was not reviewed.
Ms. Malcolm is concerned about the residential use as there is no usable yard area, and
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pedestrian circulation is limited. If the retail locations are not successful, it would be a
safety issue for residents.

Board members indicated that they would be hard pressed to disregard the Master Plan
and its vision for the Route 22 corridor without a significant benefit to the Township.

A Motion was made by Mr. Simon, seconded by Ms. Sekella, to approve the application
with the following provisions: (i) deed restrict four (4) units in the Gables; (ii) demolish
the current on-site structure; and (iii) abandon the previous variance. The Motion was
carried with the following roli call vote:

Ayes: None recorded.
Nays: Ms. Flynn, Mr. Ryan, Ms. Sekella, Mr. Simon, Mr. Thompson, Chair
Goodwin
ADJOURNMENT:

A Motion was made by Mr. Ryan, seconded by Ms. Sekella, to adjourn the
meeting. The motion was carried with a vote of all ayes, nays none recorded.

The meeting was adjourned at 10:16 P.M.

Respectfully submitted,

(ham st

Rebekah Harms
Board of Adjustment Secretary



