MINUTES OF THE PLANNING BOARD REGULAR MEETING OF PISCATAWAY TOWNSHIP HELD ON MARCH 14, 2018


The Regular Meeting of the Piscataway Planning Board was called to order at 7:30 P.M. in the Department of Public Works, 505 Sidney Road, Piscataway, New Jersey by Chairman Carlton.

Chairperson Smith stated:  IN COMPLIANCE WITH THE OPEN PUBLIC MEETING ACT, ADEQUATE NOTICE OF THIS MEETING WAS PROVIDED IN THE FOLLOWING WAYS:


*Posted on the bulletin board of the Municipal Building


  and made available through the Township Clerk;


*Notice published in the Courier News;


*Notice sent to The Star Ledger;


*Notice made available through the Township Librarians.

ROLL CALL:  Chairperson Smith, Mayor Wahler, Dawn Corcoran-Gardella,  Rev. Kenney, Paul Carlton, Carol Saunders and Dennis Espinosa.
ABSENT:  Councilwoman Cahill 
Also present: Chris Nelson, Esq., Attorney, CME Associates and Laura Buckley (Planning Board Recording Secretary).
It was determined that a quorum was present by roll call.

4.  
PLEDGE OF ALLEGIANCE

5.  
SWEARING IN OF PROFESSIONALS:  Peter Van den Kooy, CME Associates
1. ADOPTION OF RESOLUTIONS TO MEMORIALIZE ACTION TAKEN AT THE REGULAR MEETING OF FEBRUARY 20, 2018

Mr. Nelson states that they are waiting on the transcripts from the hearing for A.S. America; therefore, the resolution will be memorialized on April 11, 2018.

(a)
17-PB-51
A.S. America, Inc. (not adopted)

17PB-52V
Minor Site Plan and Bulk Variance




Block 4002, Lot 2.01, Zone LI-5




865 Centennial Avenue
(b)
18-PB-02
1518 South Washington LLC


18-PB-03V
Site Plan, Subdivision and Bulk Variance




Block 5201, Lot(s) 8, 12, 13, 14 & 20.01




1518 South Washington Avenue




Applicant proposed demolish the existing dwelling and construct a 





warehouse; application was Approved.
MOTION was made by Carol Saunders to memorialize the Resolution for 1518 S. Washington, LLC; seconded by Paul Carlton.  ROLL CALL:  Mayor Wahler, Dawn Corcoran-Gardella,  Rev. Kenney, Paul Carlton, Carol Saunders, Dennis Espinosa and Chairperson Smith voted yes.
SITE PLAN

7. 
17-PB-38/39V

Performance Food Group, Inc.-POSTPONED UNTIL 4-11-2018; no 




further notice required. 


Action to be taken prior to April , 2018

                        Attorney:  David C. Freinberg

SITE PLAN 

8.
18-PB-
04/05V
Bottling Group, LLC-App.





Site Plan, Bulk Variance






Block 1301, Lot 2.03,  Zone: LI-5





2200 New Brunswick Avenue





Applicant proposes to construct a 6,000 square foot addition to their




existing building; continue existing use.

VARIANCES REQUIRED:

21-1102 Required – 757 parking spaces

Proposed – 299 parking spaces (existing)  









           Action to be taken prior to May 31, 2018

           Attorney:  Frank E. DeGrim

Frank DeGrim, attorney, is here to represent the applicant. Court Stenographer present; transcripts are on file in the community development office. 

MOTION was made by Ms. Corcoran to Approve the application; Vice-Chairman Kenney seconded the motion.  ROLL CALL:  Mayor Wahler, Carol Saunders, Dawn Corcoran-Gardella, Rev. Kenney, Mr. Carlton, Dennis Espinosa and Chairperson Smith voted yes on the motion.

9.
DISCUSSION:


INVESTIGATION TO DETERMINE WHETHER BLOCK 5501, LOT 10.01 & 10.13, 30 & 
50 SEELEY AVENUE, IS AN AREA IN NEED OF REDEVELOPMENT.  

James F. Clarkin, IV, PP is presenting the in need study; 2325 Germantown Avenue, Philadelphia PA 19119,  is sworn in to testify. Mr. Clarkin states that he has prepared the in need study that is before the Board. The Township Council had directed the Planning Board to look at the Seeley Avenue properties, which are behind the Lowes and Walmart. The resolution asks for the Board to look at it for area in need of redevelopment study. It is know as block 5501, lots 10.01 and 10.13 on the official tax map. The resolution for the Board to look at this was passed in November of 2017 and it states it is a non-condemnation area in need of redevelopment. 
Mr. Clarkin states that just like the other redevelopment studies, he did an onsite investigation back in December of 2017. He looks at tax maps, the Master Plan, zoning ordinance and aerial; any kind of information he can get to prepare the existing conditions in his report. The two properties are together, they total just about ten (10) acres, 9.95 acres to be exact. They are in the northern part of Centennial Square Mall; the property is just below route 287 and right above Seeley Avenue behind the Lowes building, Walmart is to the west. Other surrounding uses in the area are Exxon, an office building to the south, the motel and a couple of fast food chains (Burger King and Wendy’s). 

Mr. Clarkin states that the site is pretty easy to miss since there is no direct access to it; exit 5 brings you off of 287 right to Stelton and you can go right past it if you are not familiar with it. Focusing on 10.01 which is the western parcel, it is owned by 50 Broad Avenue Corporation and has one single masonry building that is two stories in height. It is currently vacant and was previously the former Fromm Electrical Supply Corporation. The structure itself is not very big, it has four (4) loading docks in the front of the building and a loading ramp in the front also.
The building itself does not occupy a large amount of the space on the site; there is a lot of open area on the property itself. The former loading area where the loading docks are and the side of the driveway connects; that is where the former employees used to park. As per his site visit, Mr. Clarkin states that he was only able to do an outside investigation, he could not get inside of the structure. He states that from what he could see it had a reception area, some offices and what looked like a conference area and storage space, distribution. Mr. Nelson states that it was a classical electrical supply store. 
Mr. Clarkin states that based on property records, it was last sold in 2006 and from other property records it doesn’t look like anyone has occupied the site since the sale since Fromm moved away. Parking and loading areas are pretty cracked; grass is growing throughout the site and hasn’t been taken care of or mowed in a while. In reference to environmental concerns, he looks at NJDEP website. On page six (6) of his report, there is a photo that he copied and groundwater contamination did come up. It is on both properties towards the right side of the driveway. He couldn’t find anywhere why it was stated that there was ground water contamination, he does not know what the use was before the Lowe’s Center. It would not be from the Exxon station, it is too far of a distance. If the site was able to be developed with Walmart and Lowes, there shouldn’t be any issue why this site could not be developed as well. That is something that the Town should look at further if they feel this area is in need of redevelopment. Mr. Nelson states that when they build Lowe’s, there was a break from Sunoco in the gas line and that could be the reason the water contamination comes up on the map. 

Mr. Clarkin states that was 10.01, now they will discuss 10.13 which is the larger of the two lots. This lot is to the east which follows the exit ramp. It is currently owned by MGS World Inc., and as far as his records show, has never been developed for any use. In the photos that he provided in his report, it is pretty densely packed brush and forest area.  Both properties are within the sewer service area and are in the shopping center district. The Master Plan is based on a set of assumptions including the assumption that redevelopment activity will become an increasingly important land use issue, especially within the older developed sections of the Township. He states that one could probably argue that this is not an older area in Town; Walmart came to Town in 1998. This section has never been developed and never benefited from the surrounding developed areas over the years. You can make an argument that it is an older, undeveloped section that has never benefited from redevelopment especially in it’s remote section in the zone. 
Mr. Clarkin states that it is in the planning area 1 of the State Plan Policy Map; this area calls for much of the State’s future development. The primary objective is to guide development to areas where infrastructure is available or can be readily extended along transportation corridors. It is his opinion that the Town’s Master Plan and the State Plan are consistent with this report. 
Under the statutory criteria, Mr. Clarkin states that lot 10.01, with the former Fromm Electrical Supply Company structure on it, meets the criteria “b” and “d”. In criteria “b” it states that “The discontinuance of the use of buildings previously used for commercial, manufacturing, or industrial purposes; the abandonment of such buildings; or the same being allowed to fall into so great a state of disrepair as to be untenantable. Mr. Clarkin found it to meet the first part of this criteria; it has not been used in over twelve 
years.  The use has been discontinued; he believes it would not meet the law for abandonment, but has not been used for sales, distribution or storage for a long time. The sites parking area and loading area have been dilapidated and are in need of serious repair with all of the cracking and the grass growing through. 
In reference to criteria “d”, talks about obsolescence and faulty arrangement; the way the structure is built it has the loading docks very close to the front near 287 and has a ton of open space in the front and not conducive to today’s standards for building. Even if it was used for the past use, he doesn’t believe they would want the loading in the front. If you follow today’s shopping center zone, you would need many variances to have those loading docks in the front of the building, circulation and parking. At it’s core, this condition could be one of the reasons it has been vacant for so long. 
Mr. Clarkin states as per lot 10.13, the lot next door, is an unimproved vacant land. It has been vacant for ten (10) years and the way the statute reads, you have to show that is has been the result of location, remoteness, such that the instrumentality of private capital can’t develop it. He believes that is pretty clear, no one has tried to develop it, it is in an awkward spot and he doesn’t believe private capital would want to develop it because of it’s low exposure. You can’t put signs on 287; you can easily miss the property. 
Based on this criteria, it’s remoteness and vacant for over ten (10) years, he believes that block 5501, lot 10.13 meets the “c” criteria of the redevelopment law. 
In summary, lot 10.01 meets the “b” and “d” criteria where lot 10.13 meets the “c” criteria. According to the local redevelopment and housing law, this is enough to designate the area an area in need of redevelopment since you only need a minimum of one criteria to designate. If this moves forward, it would bring about a chance to redevelop and bring about an economically beneficial use to the Township.
He recommends to the Board that they recommend to Council this property as an area in need of redevelopment. Chairperson Smith asks the Board if there are any questions; there are not.
Public portion open/closed. 
MOTION was made by Mr. Carlton to send this to Council as an area in need of redevelopment; Ms. Corcoran seconded the motion.  ROLL CALL:  Mayor Wahler, Carol Saunders, Dawn Corcoran-Gardella, Rev. Kenney, Mr. Carlton, Dennis Espinosa and Chairperson Smith voted yes on the motion.

Mr. Nelson states that in anticipation of the study, he has prepared a resolution to be adopted for recommendation to the Council as an area in need of redevelopment. 

MOTION was made by Ms. Carol Saunders to adopt the resolution for block 5501, lots 10.013 & 10.13; Mr. Carlton seconded the motion.  ROLL CALL:  Mayor Wahler, Carol Saunders, Dawn Corcoran-Gardella, Rev. Kenney, Mr. Carlton, Dennis Espinosa and Chairperson Smith voted yes on the motion.

10. 
ADOPTION OF MINUTES TO MEMORIALIZE ACTION TAKEN AT THE REGULAR 
MEETING OF FEBRUARY 20, 2018:

MOTION was made by Carol Sauners to memorialize the minutes from the regular meeting of 
February 20, 2018; seconded by Vice-Chairman Kenney. ROLL CALL:  Mayor Wahler, Dawn 
Corcoran-Gardella, Rev. Kenney, Mr. Carlton and Chairperson Smith voted yes.

11. 
DULY AUDITED BILLS TO BE PAID


MOTION was made by Mr. Carlton to pay the bills and seconded by Ms. Saunders.   

ROLL CALL VOTE:  Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Paul 
Carlton, Dennis Espinosa, Rev. Kenney and Chairperson Smith voted yes on the motion.
12. 
ADJOURNMENT


Motion made by Ms. Saunders to adjourn.

The meeting was adjourned at 8:34 PM.
Respectfully Submitted,

Laura A. Buckley
Planning Board Clerk for Carol A. Saunders, Secretary

I certify that the foregoing is a true and correct copy of the Minutes of the Regular Meeting

of March 14, 2018, same having been fully adopted by the Planning Board of Piscataway 
on April 11, 2018.

___________________________________

CAROL A. SAUNDERS, Secretary     
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