MINUTES OF THE PLANNING BOARD REGULAR MEETING OF PISCATAWAY TOWNSHIP HELD ON MAY 8, 2019


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.

Vice-Chairman Henry Kenney 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:  Mayor Wahler, Councilwoman G. Cahill, Rev. Kenney, Dawn Corcoran-Gardella, Dennis Espinosa and Carol Saunders.
ABSENT:  Paul Carlton, Brenda Smith
Also present: Chris Nelson, Esq., Attorney, Steven Gottlieb, PP 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:  Steven Gottlieb 
6. ADOPTION OF RESOLUTIONS TO MEMORIALIZE ACTION TAKEN AT THE REGULAR MEETING OF APRIL 10, 2019:

(a)        18-PB-46     
National Manufacturing Co., Inc.
            19-PB-07V

Preliminary and Final Site Plan; Bulk Variance



Block  4503, Lot 1.03; Zone: LI-5   



151 Old New Brunswick Road




Application was approved.

MOTION was made by Carol Saunders to adopt the resolution; seconded by Councilwoman Cahill.    ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders, Dennis Espinosa and  Vice-Chairman Kenney voted yes on the motion.

(b)
18-PB-41
Idea Nuova, Inc.



Site Plan




Block 5001, Lot 2.02; Zone: LI-5




4 Corporate Place





Application was approved.
MOTION was made by Carol Saunders to adopt the resolution; seconded by Mr. Espinosa.    
ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders, Dennis Espinosa and  Vice-Chairman Kenney voted yes on the motion.

7. ADOPTION OF MINUTES TO MEMORIALIZE ACTION TAKEN AT THE REGULAR MEETING OF APRIL 10, 2019.

 MOTION was made by Carol Saunders to adopt the minutes; seconded by Rev. Henry Kenney.  
 ROLL CALL:  Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders, Dennis Espinosa and Vice-Chairman Kenney.
Mr. Nelson states that #12 on the agenda, application 18-PB-45, Diocese of Metuchen, has been Postponed until June 12, 2019, with no further notice required. 
8.
DISCUSSION:  


FOR BLOCK 5203, LOT 1.01, 5.02, 16.01, 19.01 AND TRENT PLACE ALSO KNOWN AS 451 STELTON ROAD; REDEVELOPMENT PLAN.

James F. Clarkin, IV, PP, is here to discuss the redevelopment plan; Mr. Clarkin is sworn in. His address is 7523 Germantown Avenue, Philadelphia, PA 19119; he is accepted. Mr. Clarkin states that the redevelopment plan in front of the Board is specifically to the northeast corner of Stelton Road and South Washington Avenue. This property is known as block 5203, lots 1.01, 5.02, 16.01, 19.01 and Trent Place which is a paper street. This redevelopment plan comes on the heels of a redevelopment study that the area is in need of redevelopment and was designated as such per resolution by Council on July 24, 2018. It was a non-condemnation study and so is this plan.
Mr. Clarkin states that the northeast corner of Stelton Road and South Washington Avenue is in the eastern section close to the Borough of South Plainfield. It is just north of interstate 287 along the Stelton Road corridor. Other land uses in the area include banks, AutoZone, gas station and fast food restaurants; typical uses you would find along a general business district. The redevelopment area in question is about 1.68 acres in size. In figure #1 in the redevelopment plan, which is the last page, gives the Board an aerial view of the redevelopment area.
Mr. Clarkin states that the existing conditions on lot 5.02 and Trent Place, which run on Stelton Road and are close to 475 Stelton Road, are vacant wooded areas and have been for quite a while. The other three (3) lots are facing South Washington Avenue. The lot closest to the railroad tracks is a retail structure about 1 ½ stories in height, it is lot 16.01 and has no occupancy since 2010; it was being used as a make shift gym by a wrestler as stated in the redevelopment study. The next lot which is in between the two is lot 1.01 which has a HVAC business. Finally, there is Express Auto Detail which is an automotive detailing business located on the corner of Stelton Road and South Washington Avenue.
He states that the property is located in the general business zone with a very small portion of Trent Place in the light industrial zone. On the bottom of page three (3) of his report, it outlines the general business zone. Mr. Clarkin states that in reference to the redevelopment plan vision, it is to transform these underutilized parcels into an economically viable  gas station with a convenience store. It is envisioned that these uses will exist and operate together within the redevelopment area as one. The gas station/convenience store they feel would be a good fit for the commercial corridor. It could take advantage of the traffic near 287 and Stelton Road. Mr. Clarkin believes it would extenuate and improve the economic vitality of the Stelton Road corridor and really give lasting improvement to the current conditions. 

Mr. Clarkin states that on top of page five (5) of his report, the Board can see the plan goals and objectives of the plan. The first is to create land use requirements specific to the redevelopment area; it is actually the development of these vacant and underutilized parcels.  The second would be to 
encourage redevelopment to increase tax ratables and appropriate land uses. They want to reverse the observed conditions found in the redevelopment study. Finally, utilize best practices of planning and engineering to create land use requirements and design standards that will promote the redevelopment of this area. 
The vision for the principle uses are for a gas station and a convenience store, so in the middle of page five (5) of the report, the Board can see a list of principle uses permitted-convenience store, automobile fueling stand and retail. Mr. Clarkin states that they did include in the permitted conditional uses electric vehicle charging stations; they are becoming more and more common and they would like to allow them to happen on this site. The charging stations would have to come back to the Board for specifics and for location on the site for overall operation on the site. He believes that this conditional use can add other economic benefits for this redevelopment plan.
Permitted accessory structures or uses are fueling area canopy, kiosks, masonry trash enclosure and air pumps; typical items or accessory structures you would find at a gas station. Mr. Clarkin states that there is a note at the bottom of page five (5) states that the fueling station proposed will be limited to gasoline for automobiles and low flow diesel fuel for automobiles and pick-up trucks. 
Mr. Clarkin states moving on to page six (6), it has the redevelopment area bulk requirements. After looking at the site characteristics and the uses that they envisioned for this plan, the Board can see the bulk requirement table and he feels that all of these fit well into the redevelopment area based on the site characteristics. One item of note is that it is envisioned that Trent Place be partially or completely vacated; both scenarios are permissible within this redevelopment plan, however, the bulk requirements  do need to change with either plan. A lot of the bulk requirements match the general business zone with a few changes. Since it’s a corner lot you have two minimum front yards, one for Stelton Road and one for South Washington Avenue, one rear yard, maximum structure height is 35 feet, maximum building coverage is 60%, no more than 88% impervious coverage and the minimum floor area for the building must be 4,500 square feet. 

Right underneath that table you will see the accessory structure bulk standards, the minimum side and rear yard are zero (0), this is really for air pumps or the trash enclosure if it is in the rear of the property and if Trent Place is totally vacated, it (the accessories) would likely have to sit very close to the lot line. The heights are split for the accessory structure for the fuel canopy because that is going to be higher than the typical accessory structures at twenty-five (25) feet; all others are at ten (10) feet. Mr. Clarkin states that, as typical with redevelopment plans, the bulk variance design standards in this plan supersede the Township’s existing regulations including the general business zone previsions. 

Mr. Clarkin states that on page seven (7) of the report, traffic analysis and design, they (the applicant) will be required to do a traffic study as part of their site plan application. It is to make sure that the level of service at different intersections do not change or add any negative impacts to the area. There are some bullet points underneath the paragraph, stating that they want Trent Place to be partially or completely vacated. They would like a rear access drive with a loading zone for the convenience store use. There will be five (5) foot sidewalks all the way around for pedestrian walkability. Also, the redeveloper shall use all commercially reasonable efforts to obtain a shared access agreement with the owner of 475 Stelton Road which is the property right next door; this is to ensure better circulation. They would like this area to be connected by a common rear driveway.
In reference to parking and loading, they went with 1 space per 120 square feet of gross floor area. Maximum parking for this site is 47 parking spaces. This is to ensure that the site is not over 
parked and there is not too much impervious coverage on the site. Mr. Clarkin states that on page nine (9), garbage waste disposal, it requires the enclosure of trash and dumpsters with masonry walls. The signage is a little different than the Town’s signage ordinance. Based on the envisioned uses they feel that any redeveloper can comply with the proposed signage requirements. Given it is a corner lot, they will have two building signs, one freestanding and several directional signs. Canopy mounted will be permitted. Lighting, the only thing to note, is minimal spillage on the property lines and minimal at right-of-ways.  The mounting heights may very however, the maximum mounting height shall be twenty (20) feet.
As always, the developer will have to provide a landscaping plan at the time of their site plan application. Mr. Clarkin states that items a, b and c on page ten (10) of the report is a different variation of the landscaping plan currently in this zone. It is a corner lot, so there will most likely be front yard parking so what this does is keep it at 5% for the entire lot. Landscaping can occur outside of the parking lot pavement giving the constraints; they really want the landscaping along the frontages of Stelton Road and South Washington Avenues; but not so much as they completely block the view of the parking area so the site can be identified. 
Under miscellaneous, no music shall be played out of doors and no outdoor speaker system is permitted at the site. Mr. Clarkin feels that this redevelopment plan is consistent with the Town’s Master Plan; most notably in the Master Plan of 2005, it states “Redevelopment activity will become an increasingly important land use issue, especially within the older developed sections of the Township.” During the study phase, they did identify this corner as an older section of the Township and that the redevelopment plan will preserve and enhance the existing characteristics of the commercial corridor. It is also consistent with the State development and redevelopment plan.
Mr. Clarkin states that on page twelve (12) of the plan, under redevelopment plan actions, no properties are to be required or relocation necessary; the only thing is the vacation of Trent Place. Under infrastructures, an actions that may be taken to further the goals of this plan. This redevelopment plan would be an amendment to the existing zoning map. The definitions are the same as they are in the ordinance. On page thirteen (13), duration of plan, if this plan were to be approved, it shall in be effect for a period of thirty (30) years. It is the desire of the Town to implement this redevelopment plan as soon as possible; it shall be implemented within a minimum of four (4) years after adoption by the Township Council. 
Mr. Clarkin states that he believes the redevelopment plan that he put before the Board meets all of the requirements of the local redevelopment and housing law, it is consistent with the Master Plan, the Zoning Plan and the State Development and Redevelopment Plan. The redevelopment plan in terms of uses is not too complicated, it doesn’t defer that much from the current ordinance in terms of the bulk standards under the general business zone. 

Councilwoman Cahill asks with the five (5) foot wide sidewalk, in the setback, the footage is from the curb or the end of the sidewalk. Mr. Clarkin states that it would be from the curb back, the right-of-way. She states that the buildings that are there, what where they before they were vacant. Mr. Clarkin states that the one closest to the tracks, last occupied in 2010, was some kind of auto use; it was a former auto parts wholesaler. Councilwoman Cahill asks that once we go into this plan and the old buildings come down, they have to test the soil for any contamination; Mr. Clarkin agrees. He states that they have to do their environmental duties and due diligence. He doesn’t believe off memory that there were any environmental concerns. Once a developer is selected, they have to do all of the required tests.
Vice-Chairperson Kenney opens the discussion up to the public; public portion closed.
MOTION was made by Dawn Corcoran to recommend the proposed redevelopment plan to Council, seconded by Councilwoman Cahill.  ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders and  Vice-Chairman Kenney voted yes on the motion.
SITE PLAN 

9.
19-PB-09
Abundant Life Worship Center

19-PB-10
Preliminary & Final Site Plan, Minor Subdivision

19-PB-14V
Block 5204, Lot 3.01, Zone: Redevelopment



475 Stelton Road




Applicant proposes to construct a 3-story house of worship, bank/restaurant 



pad and retail use.

DEVIATIONS REQUESTED:

Signage
Required – signage supports shall not exceed 25 percent of the width of the sign



Proposed – signage supports 26.7 percent the width of the sign

Setbacks
Required – 50 foot front yard setback



Proposed – 14 foot front yard setback (Glen Place)



Proposed – 12 foot front yard setback (Trent Place)



Required – 5 foot side yard setback for an accessory structure



Proposed – 1 foot side yard setback for an accessory structure (trash/recycling area)
21-606 Required – no structures within the sight triangle

Proposed – signs located within the sight triangle

21-613 Required – 200 foot lot frontage

Proposed – 153.22 foot lot frontage (Glen Place)

Action to be taken prior to July 5, 2019




Attorney:  Bob Smith & Associates
Bob Smith, Attorney, is here to represent the applicant. Court stenographer present; transcripts are on file in the Community Development office.
MOTION was made by Dawn Corcoran to approve the application, seconded by Ms. Saunders.  
ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders and  Vice-Chairman Kenney voted yes on the motion.

10.
19-PB-16
Piscataway Building III Urban Renewal




Amended Preliminary and Final Site Plan




Block 3502, Lot 6.07-6.08; Zone: Redevelopment




200 Ridge Road




Applicant proposes to amend previously approved site plan. 

VARIANCES REQUIRED:

No variances are required at this time.


Action to be taken prior to August 10, 2019




Attorney:  Richard Goldman

Richard Goldman, Attorney, is here to represent the applicant. Court stenographer present; transcripts are on file in the Community Development office.
MOTION was made by Councilwoman Cahill to approve the application, seconded by Ms. Saunders.  
ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders and Vice-Chairman Kenney voted yes on the motion.

11. DISCUSSION:


WHETHER THE PROPERTY DESIGNATED AS BLOCK 5401, LOT 1.02, ON THE 
PISCATAWAY TOWNSHIP TAX MAP, BEING COMMONLY KNOWN AS 1028 
STELTON ROAD, MEETS THE CRITERIA TO BE DETERMINED AS A NON-
CONDEMNATION  AREA IN NEED OF REDEVELOPMENT.

 Steven Gottlieb, CME Associates, is going to present the area in need study. Mr. Gottlieb states that this property is known as block 5401, lot 1.02, 1028 Stelton Road. Council has asked CME to take a look at this site to see if it was worthy to be classified as a non-condemnation area in need of redevelopment. There are eight (8) different criteria that the Board has heard many times, A through H, and only one has to be proven. The study found that it satisfies the D, E and H criteria. The “D” criteria is areas with buildings or improvements that are dilapidated, obsolete, the excessive impervious coverage creates problems on the site, the barbed wire fencing. This use was industrial in the middle of a general business zone district; it didn’t fit in with the surrounding uses. 
Mr. Gottlieb states that the “E” criteria is really for a growing lack or total lack of proper utilization because of title, diverse ownership or similar conditions which results in stagnant unproductive condition of the land potential. Essentially why this site complies with this particular criteria is the fact that there is ongoing environmental cleanup on the property and that has really created a situation where it has made it very difficult for someone to be interested in the property. 
In reference to the “H” criteria, compatibility with designation for smart growth planning principles and considering that Piscataway is in Planning area 1 and similar smart growth areas. They feel that the study areas location is already targeted for smart growth planning and therefore applicable to the “H” criteria. In conclusion, they feel that it meets the D, E and H criteria and should be a non-condemnation area in need of redevelopment. Mr. Espinosa asks about the on going cleanup and will the Town be hindering the environmental cleanup if it is developed. Mr. Gottlieb states that from his understanding, the surface cleanup has been completed. It is ongoing ground water that the DEP is monitoring; it is close to being complete. The monitoring wells would have to be put into place, even after construction, to continue to monitor the ground water. 
Mr. Nelson states that the Board’s designation as a redevelopment has nothing to do with precluding any development on the property; this is intended to facilitate the development on the property. By doing this, we are not putting on any impediment on the development. Mr. Gottlieb states that what a redevelopment plan does is that it encourages someone to come in to look at a property because they know that the Town is going to be working with them hand in hand in getting something on that site that is a much better, more modern use for that specific site; something more compatible. A developer is more inclined to come in when they know that the Town is going to be working with them. 
Councilwoman Cahill states that it is up to the developer to comply with any DEP regulations. Nothing    can be done on the site unless it is up to the standards. Mr. Gottlieb states that before the DEP releases a  site, it has to be inspected as part of the cleanup criteria. There are sites around the State of New Jersey that are contaminated that have ground water contamination. They are occupied by either commercial or residential development that the ground water is currently being monitored because of past contamination. The contamination on this site came from a leaky oil separator tank; that type of cleanup is a lot more sound than it used to be. 
MOTION was made by Dawn Corcoran to approve the in-need study, seconded by Ms. Saunders.  
ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders and  Vice-Chairman Kenney voted yes on the motion.
Mr. Nelson states that need to adopt the resolution to endorse the redevelopment plan for 451 Stelton Road. 

MOTION was made by Carol Saunders to adopt the resolution for the development plan for Block 5203, Lots 1.01, 5.02, 16.01, 19.01 and Trent Place; seconded by Councilwoman Cahill.    

ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders, Dennis Espinosa and  Vice-Chairman Kenney voted yes on the motion.

15.
DULY AUDITED BILLS TO BE PAID
MOTION was made by Ms. Saunders to pay the bills and seconded by Councilwoman Cahill. ROLL CALL: Mayor Wahler, Councilwoman Cahill, Dawn Corcoran-Gardella, Carol Saunders, Dennis Espinosa and  Vice-Chairman Kenney voted yes on the motion.
16. ADJOURNMENT: 

MOTION made by Vice-Chairman Kenney to adjourn; All in favor. 

The meeting was adjourned at 10:34 P.M.
NEXT SITE PLAN/SUBDIVISION BOARD MEETING – MAY 22, 2019 AT 2:30 P.M.

NEXT PLANNING BOARD REGULAR MEETING – JUNE 12, 2019 AT 7:30 P.M. 

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 May 8, 2019, same having been fully adopted by the Planning Board of Piscataway 
on June 12, 2019.

___________________________________

CAROL A. SAUNDERS, Secretary 
PISCATAWAY TOWNSHIP PLANNING BOARD    
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