LAND USE BOARD MINUTES

December 5, 2007
The Tewksbury Township Land Use Board met in a regularly scheduled meeting on the above date in the Municipal Meeting Hall, 60 Water Street, Mountainville, New Jersey.  The meeting was called to order at 7:30 p.m.

Present were: Mr. Johnstone, Chairman, Ms. Desiderio, Mr. Mennen, Mayor Van Doren, Mr. Mackie, Ms. Baird, Ms. Devlin, Mr. Blangiforti, Ms. Czajakowski, Mr. Kerwin (Alt #3) and Mr. Shapack (Alt. #4).
Also present was:  Mr. Bernstein, Land Use Board Attorney, Ms. Reese, Land Use Board Engineer, Mr. Hintz, Township Planner and Ms. Goodchild, Land Use Administrator.
Absent were:
Mr. Bossert and Mr. Moriarty.
There were 10 people in the audience.

OPEN PUBLIC MEETING ACT STATEMENT

Mr. Johnstone opened the meeting by announcing that adequate notice of the meeting had been provided by posting a copy thereof on the Police/Administration Building bulletin board, faxing a copy to the Hunterdon Review and the Hunterdon County Democrat, and filing with the Municipal Clerk, all on February 15, 2007.
CLAIMS


Mr. Johnstone asked the Board if there were any questions or comments regarding the following claim to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Desiderio made a motion to approve the claims and Ms. Devlin seconded that motion.  The motion carried by the following roll call vote:

1. Bernstein & Hoffman – Tewksbury Township (Bartles House) – invoice dated November 28, 2007 ($750.00).

2. Maser Consulting – Land Use Board Escrow – Alex Vilenchik (B12, L32) – invoice #95376 ($303.75).

3. Maser Consulting – Land Use Board Escrow – Oldwick Animal Hospital (B45, L28) – invoice #95375 ($742.50).

4. Clarke*Caton*Hintz – Land Use Board Escrow - Oldwick Animal Hospital (B45, L28) – invoice #39190 ($974.03).

5. Clarke*Caton*Hintz – Land Use Board Escrow - Cingular Wireless (B15, L19) – invoice #39192 ($895.00).

Roll Call Vote:

Those in Favor:
Mayor Van Doren, Ms. Baird, Ms. Desiderio, Mr. Mackie, Ms. Devlin, Ms. Czajakowski, Mr. Blangiforti, Mr. Kerwin, Mr. Shapack and Mr. Johnstone.
Those Opposed:
None 
CORRESPONDENCE


Mr. Johnstone asked the Board if there were any questions or comments regarding the following correspondence to which the response was positive.  Ms. Goodchild stated that there was an additional item of correspondence in the form of a report from Mr. Hintz dated November 24, 2007 regarding the Oldwick Animal Hospital application.  Mr. Johnstone asked the Board if there were any further questions or comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Devlin made a motion to acknowledge receipt of the correspondence and Mayor Van Doren seconded that motion.  All were in favor.  
1. A letter dated November 21, 2007 from Jack Dusinberre to Bonnie McCarthy regarding Crossroads @ Oldwick.

2. New Jersey Planner – November 2007 – Volume 68, No. 5.

ORDINANCE REPORT


Mr. Mackie reported on an ordinance from the Township of Bedminster which corrected an ordinance to vacate their rights for a public portion of a street.  Mr. Johnstone asked Mr. Mackie if there were any recommendations to which he responded in the negative.  
MINUTES

· October 17, 2007
Mr. Johnstone asked the Board if there were any questions or comments regarding the October 17, 2007 minutes to which the response was positive.  Ms. Goodchild noted that Ms. Baird was listed as absent on page 1 of the minutes and should have been listed as present.  Mr. Johnstone asked the Board if there were any additional comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Devlin made a motion to approve the October 17, 2007 minutes as amended by Ms. Goodchild and Mr. Kerwin seconded that motion.  All were in favor.  Mayor Van Doren abstained from the vote.

PUBLIC PARTICIPATION


Mr. Johnstone asked the public if there were any questions or comments regarding anything not on the agenda to which the response was positive.  

Ms. Robin Love, 7 Wildwood Road, stated that she was in attendance on behalf of the Resident’s Alliance.  She read the following letter into the record:


“The Residents Alliance for Neighborhood Preservation, Inc. (RANPI) is a citizen’s group formed in 1998 to promote the historical and environmental character of Tewksbury Township.  Working closely with local officials, we advocate planning and development in a manner that respects our environment and history while balancing the needs of the present with those of the future.


Representing nearly 175 resident members, RANPI’s Board of Trustees regularly meets to review pending planning issues in the Township.  RANPI is currently reviewing the JCP&L Califon Substation application for Block 17, Lot 2 submitted to the Tewksbury Township Land Use Board on behalf of the property owner Ann Sheeran.  


On both the local and state level, this is a controversial application that seeks to construct a major power sub-station in a rural residential neighborhood; in close proximity to a number of home sites and a park designated for environmental conservation and passive recreation; on a tract located within the Highlands Preservation Area and wholly contained within a state and federally registered historic district; along a township designated Scenic Road; and finally, with a proposed site plan that encroaches upon existing wetlands buffers.  The applicant seeks multiple variances for non-conforming use, height limits, side and front set backs and proposes to effectively double the allowable lot coverage.  There will be a public comment and we request that the Land Use Board allow suitable time for us to prepare and coordinate our responses to the application.   


To that end, we understand JCP&L has requested an expedited meeting schedule to allow their waiver requests on the application’s completeness to be decided on the same evening as the start of their public hearing, assuming their requests are granted (01/03/08).  Since the state level determinations and approvals that will be required for this project could easily extend final approval from several to many months from now, we respectfully request that this not be done.  An expedited schedule puts an unfair burden on the public, while giving no particular time benefit to the applicant.  


All that said, on the substantive issues of the application, the following are our initial concerns for your consideration.

1. JCP&L has not been directed by the NJ Board of Public Utilities (BPU) to site a substation in this area or on this specific property.  The company is using its BPU tariff requirement to provide reliable service to justify this application as an inherently beneficial use and further stated that it is therefore not required to demonstrate that this site is particularly suitable for the installation or to evaluate whether other suitable locations might exist.  We disagree that a general tariff allows a utility to site a facility in a fragile wetlands area without demonstrating that this is the only possible site for a substation and there are no other viable alternatives.  

2. There is no information as to depth to seasonal groundwater on the plan submitted and the plan also fails to identify existing potable water supplies and existing septic systems now and on the tract and within 200 ft.  A large project like this will have an impact on water supplies and septic systems of neighboring properties and this must be addressed by the applicant.

3. The JCP&L application fails to address the severe seasonal storm water runoff along Fox Hill Road that impacts neighboring properties and Block 17, Lot 2.  The seasonal flooding directly impacts the area proposed for the driveway.  This severe runoff and flooding has been documented with the Tewksbury Township Public Works Department and the Township Engineer.

4. In the Environmental Impact Statement provided to Tewksbury Township, JCP&L acknowledges that there will be large oil-filled equipment installed as part of the electrical substation.  The only line of defense proposed to contain oil leaks and spills is a layer of crushed stone.  This is totally unacceptable for a facility located in a freshwater wetlands transition area.  Furthermore, JCP&L plans to install containment sumps that twill pump uncontaminated rainwater from the site.  It is unclear as to where the sump water discharge will go, how many gallons of discharge can be expected on a yearly basis and what controls will be in place to prevent contamination from being discharged into the wetlands area.  A Spill Prevention, Control and Countermeasure Plan must be developed as part of this application.

5. On November 20, 2007, the Tewksbury Township Land Use Board notified JCP&L that it would be required to construct a 30,000 gallon underground water storage tank for firefighting purposes.  JCP&L is requesting a waiver from such a requirement – and yet, to our knowledge they have not recommended an alternate fire suppression system.  This issue must be determined prior to state review of the project to allow JCP&L to properly amend its application and demonstrate how it will meet this safety requirement without impacting the area groundwater, surface water and wetlands.    
6. In mid-October 2007, a Longtail Salamander (Eurycea longicauda longicauda) was sighted and documented on the Close property (Block 17, Lot 5) adjoining Block 17, Lot 2.  The Longtail Salamander is listed by the NJ Division of Fish and Wildlife as a threatened species.  Wildlife biologists Brian Zarate and Kevin Pollack of the Clinton, NJ office of the NJDEP Division of Fish and Wildlife’s Endangered and Nongame Species Program (ENSP) visited the site on October 18, 2007.  Based on the biologists’ inspection of the habitat, the sighting of the state-threatened salamander was accepted for inclusion into ENSP’s Biotics Database, which is used to track rare species sightings across the state.  Under the state’s Freshwater Wetlands Protection Act and ENSP’s Landscape Project mapping, all on-site wetlands should now be valued for the salamander.  In addition, plans to construct a formal survey of the area in the spring of 2008, including Block 17, Lot 2, are in place.  
7. The Environmental Impact Statement submitted by JCP&L indicates that this section of Tewksbury Township is also habitat to bog turtles.  The applicant summarily states that there are no bog turtles that will be affected by this application.  How was this determined and what is the justification?  We request the Land Use Board, at the appropriate time, refer this application for review and comment to the Tewksbury Township Environmental Commission to ensure all of these issues are properly addressed prior to a vote being taken. 
8. In trying to work around the wetlands problem, JCP&L has had to design its substation so that it will be totally exposed to Fox Hill Road, which has been designated by Tewksbury Township as a Scenic Road.  Further, Block 17, Lot 2 is wholly contained within the state and federally registered, Lower Fairmount Historic District and is surrounded on all sides, in close proximity, by 7 contributing historic sites.  Accordingly, once the application is deemed complete, it should be referred to both Tewksbury Township’s Historic Preservation and Scenic Roads Commissions for review and comment prior to a vote.
We intend to actively participate in the public meetings on this application and thank you in advance for your consideration of our requests.  If you have any questions concerning above, please contact RANPI Trustee, Jon Holt, at 908-832-0557.  

Sincerely, 

Robin Love

RANPI President” 

Mr. John Holt, 2 Foxhill Road, stated he was within 200 ft. of the proposed site.  He further stated that he consults with utilities as part of his occupation, and his clients have meetings with affected residents prior to coming before a Township Board.  He stated that the application was very complex and didn’t need to be expedited as these projects take a very long time to complete.  He requested that JCP&L have a meeting with concerned residents prior to coming before the Board.  He stated that there is a need for reliable service; however, there must be better alternatives than what are being proposed.  Mr. Johnstone suggested that Mr. Holt hold his comment for the public hearing.  Mr. Holt requested that the public hearing be delayed in order for the public to have more time to review the project.


Debbie Close, 5 Hollow Brook Road, stated that she is within 200 ft. of the property.  She further stated that she has worked with the Fish and Game Division of the NJDEP regarding the salamander project.  She added that there were additional confirmed colonies living in Tewksbury and gave more in depth comments regarding the salamander and its classification as a threatened and endangered species.  She is supporting the request to delay the public hearing of January 3rd.     

Jerry Kalp, stated that his property was contiguous with the subject property.  He stated that he purchased his property due to its designation of a scenic road.  He stated that when he walks his dog he walks past the cell tower which is covered with graffiti which is irresponsible.  He further stated that items such as the proposed should not be allowed to be located along a scenic road.  


Judy Allo, 3 Fox Hill Road, stated that her property was located close to the subject property.  She expressed concern regarding health hazard issues resulting from approving the substation.  


Gloria Hernick, stated that she lives nearby and that her children walk along her driveway which is adjacent to the proposed substation.  She expressed concern regarding the oil on the property and the applicant’s unwillingness to install an underground water storage tank.  She added that she wanted to public hearing to be delayed in order for the residents to have an opportunity to discuss the project with the applicant.


Mr. Johnstone suggested that the residents document their concerns and the Township would forward those concerns to the applicant.  He asked Mr. Bernstein what the Board’s responsibilities were to which he responded that the residents should send their correspondence to Ms. Goodchild.  Mr. Bernstein further stated that the application would probably take more than one meeting.  He added that the Board takes the citizens concerns seriously and would hear all of their comments.  He stated that the Board professionals would review the application for completeness.  He suggested that the Board proceed with the hearing and that the residents send their comments to Ms. Goodchild and she would in turn forward them to JCP&L.  Mr. Johnstone stated that the application would probably not be finished in one evening and that each resident who wanted to be heard would have the opportunity to speak as well as ask questions of the applicant’s professionals.  
Ms. Love stated that she had confidence in the Board’s ability to listen to concerns on both sides; however, they would be at a disadvantage if the application moved forward with the public hearing as they would have to have their professionals on call.  She expressed concern regarding the expedited schedule request by JCP&L as the application would require several meetings as well as various State approvals.  She was requesting a minor delay by not allowing the public hearing to start on the 3rd in order for them to be organized in terms of reviewing the application and providing comment.  She added that she agreed that giving comments to Ms. Goodchild for her to forward to the applicant was a good idea.  Mr. Bernstein stated that the concerned residents might want to have professionals available for the completeness hearing as the Board does not always grant waivers.  Ms. Love stated that she’s just seen the documents and has not reviewed the waiver requests in detail.  Mayor Van Doren clarified that the public/residents had standing in the completeness issues and recommended to the public that they were prepared to discuss the completeness issues on the 3rd.  Ms. Love stated that they received no notice of the request and if they had they would have come before the Board on the 28th when the applicant requested the special meeting.  Ms. Goodchild stated that no public notice was required for JCP&L to appear before the Board to request a special meeting.  Mr. Johnstone stated that he would have Ms. Goodchild inform the applicant that there was significant opposition to the applicant as well as advise them that they may not get past the completeness hearing portion on the 3rd.  He further stated that there would be a thorough review of the entire application and a Board decision would be based on that review.  Mr. Bernstein suggested that the letter from RANPI be forwarded to the applicant and distributed to the Board the evening of the completeness/public hearing.  Mr. Johnstone requested that the public not contact the individual Board members regarding the application as it could affect the fairness of the hearing.  He also requested that the Board members not discuss the application with the public.  Mayor Van Doren stated that he has received calls regarding the application.  He further stated that he would not serve on the Board in 2008 and would be able to comment on the application at that point in time.  
Angela Holt, 2 Fox Hill Road, asked if a utility had the right to propose an application on a property along a Scenic Road and if the Board would allow that to which Mr. Bernstein responded that the applicant needs to show compliance with the conditional use standards as well as the site plan requirements.  Mr. Bernstein further stated that the Board is a quasi judicial body and the Board considers applications based on the law and the ordinance standards.  
Mr. Johnstone asked if there was any objection to the Environmental Commission reviewing the application to which Ms. Goodchild responded that the Environmental Commission and Scenic Roads Commission would receive the application materials.  Mr. Johnstone requested that the application also be forwarded to the Historic Preservation Commission to which the Board agreed.
Mr. Johnstone asked the public if there were any further questions or comments to which the response was negative.  Therefore, he closed the public portion of the session.

RESOLUTIONS

· Resolution No. 07-16 – Application No. 07-15, Tewksbury Township, Block 44, Lot 22, submission waiver approval. 
Mr. Johnstone announced Resolution No. 07-16, Application No. 07-15, Tewksbury Township, Block 44, Lot 22, submission waiver approval.  He asked the Board if there were any questions or comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Devlin made a motion to approve Resolution No. 07-16 and Mr. Kerwin seconded that motion.  The motion carried by the following roll call vote:

Submission Waivers and







Determination of Completeness

LAND USE BOARD  

TOWNSHIP OF TEWKSBURY

APPLICATION #07-15

RESOLUTION #07-16



WHEREAS, TEWKSBURY TOWNSHIP has applied to the Land Use Board of the Township of Tewksbury for permission to renovate the Bartles House on the “Christie property” which is located on Oldwick Road (County Route 523) on property designated as Block 44, Lot 22 on the Tewksbury Township Tax Map, which premises is located in the PM (Piedmont) Zone, and



WHEREAS, Tewksbury Township previously made an informal presentation to the Tewksbury Township Planning Board, a predecessor to the present Tewksbury Township Land Use Board, on the development of the Christie tract on February 20, 2002 and a courtesy presentation at the April 3, 2002 Planning Board meeting, and



WHEREAS, the present application seeks submission waivers, preliminary and final site plan approval, and bulk variances under N.J.S.A. 40:55D-70(c), and



WHEREAS, the request for submission waivers was presented by Township Attorney Judith A. Kopen, Esq. of the firm of Gebhardt & Kiefer and Township Engineer Andrew Holt, PE of the firm of Suburban Consulting Engineers at the September 5, 2007 Land Use Board meeting, and



WHEREAS, Township Engineer Andrew Holt, PE discussed the development of the site which includes senior citizen housing to be developed by the Cooperative Housing Council of Bridgewater, a congregate living facility being developed by United Cerebral Palsy, and the Oldwick Fire House, and



WHEREAS, the Township is required to apply to the Land Use Board under section 629 the Tewksbury Township Development Regulations Ordinance as the Bartles House is listed on both the State and National Historic Register, and



WHEREAS, the Township proposes to convert the Bartles House to four one bedroom apartments which would count toward Tewksbury Township’s COAH (Council on Affordable Housing) obligation, and



WHEREAS, the Township requested 17 submission waivers, and



WHEREAS, the justification for the waivers was provided by Township Engineer Holt in his letter of September 5, 2007 to Ms. Shana Goodchild, Land Use Administrator, and



WHEREAS, the Board notes that the United Cerebral Palsy housing is currently under construction and the Oldwick Fire House is built, and



WHEREAS, the development of the subject property was planned in 2002 and is currently being developed, and



WHEREAS, some of the checklist items would be appropriate for new development, but not for property where the development has been approved and is being implemented, and



WHEREAS, Mr. Holt testified that there were no changes since the initial environmental impact statement was prepared in 2002, and



WHEREAS, some of the checklist items concerning the payment of taxes and application fee are not appropriate for Tewksbury Township as an applicant, and



WHEREAS, the Land Use Board finds that the submission waivers are appropriate.



NOW, THEREFORE be it resolved by the Land Use Board of the Township of Tewksbury on this 5th day of December, 2007 that the application of TEWKSBURY TOWNSHIP for submission waivers be approved and that the application be declared complete.
Roll Call Vote:

Those in Favor:  
Ms. Baird, Mr. Mackie, Ms. Devlin, Ms. Czajakowski, Mr. Kerwin, Mr. Shapack and Mr. Johnstone.
Those Opposed:
None

· Resolution No. 07-17 - Application No. 07-15, Tewksbury Township, Block 44, Lot 22, site plan approval.  
Mr. Johnstone announced Resolution No. 07-17, Application No. 07-15, Tewksbury Township, Block 44, Lot 22, site plan approval.  He asked the Board if there were any questions or comments to which the response was positive.  Ms. Goodchild referred to the last bullet point on page 2 and noted a correction to which Mr. Bernstein responded that he would make the revision.  Mr. Johnstone asked the Board if there were any further questions or comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Baird made a motion to approve Resolution No. 07-17 as amended and Ms. Devlin seconded that motion.  The motion carried by the following roll call vote:

Preliminary and Final Site Plan






Approval and Bulk Variances

LAND USE BOARD  

TOWNSHIP OF TEWKSBURY

APPLICATION # 07-15

RESOLUTION # 07-17



WHEREAS, TEWKSBURY TOWNSHIP has applied to the Land Use Board of the Township of Tewksbury for permission to renovate the Bartles House on the “Christie property” which is located on Oldwick Road (County Route 523) on property designated as Block 44, Lot 22 on the Tewksbury Tax Map, which premises is located in the PM (Piedmont) Zone, and



WHEREAS, the present application seeks submission waivers, preliminary and final site plan approval, and bulk variances under N.J.S.A. 40:55D-70c, and



WHEREAS, the request for submission waivers was approved on September 5, 2007 and a memorialization resolution was adopted on December 5, 2007, and



WHEREAS, the application was presented at the September 5, 2007 Land Use Board meeting by Township Attorney Judith A. Kopen, Esq. of the firm of Gebhardt & Kiefer and Township Engineer Andrew Holt, PE of the firm of Suburban Consulting Engineers, and



WHEREAS, Mr. Holt testified:

· Located off of the driveway to the Bartles House would be  eight parking spaces for the Bartles House residents and visitors.

· Water would be provided by Applied Wastewater through an extension of its systems serving Crossroads.

· The development plans for the Christie property were designed in 2002. 

·  Water runoff would be directed to a detention basin and released to the Rockaway Creek.

· Landscaping, but not lighting, would be placed along the access driveway and walkway.

· The architectural plans were submitted to the State Historical Preservation Commission and Tewksbury Township Preservation Commission.



AND, WHEREAS, variances are requested under N.J.S.A. 40:55D-70c for impervious coverage, required parking and parking setbacks, and



WHEREAS, the requested variances are justified under N.J.S.A. 40:55D-70c(2) by promoting the following purposes of the Municipal Land Use Law under N.J.S.A. 40:55D-2:



“(a)
To encourage municipal action to guide the appropriate use or development of all lands in this State, in a manner which will promote the public health, safety, morals and general welfare;”



The construction of affordable housing units promotes the general welfare.



“(f)
To encourage the appropriate and efficient expenditure of public funds by the coordination of public development with land use policies;” 



 A logical location for affordable housing is on the Christie property which is  owned by Tewksbury Township.



“(g)
To provide sufficient space in appropriate locations for a variety of agricultural, residential, recreational, commercial and industrial uses and open space, both public and private, according to their respective environmental requirements in order to meet the needs of all New Jersey citizens;”



The subject property is an appropriate location for affordable housing, being on a tract with other multi-family projects.



“(j)
To promote the conservation of historic sites and districts, open space, energy resources and valuable natural resources in the State and to prevent urban sprawl and degradation of the environment through improper use of land;”


The historic Bartles House which is on the State Register will be preserved and maintained by its conversion to affordable housing.



“(m)
To encourage coordination of the various public and private procedures and activities shaping land development with a view of lessening the cost of such development and to the more efficient use of land;”



The development of the Christie tract by public and private entities has lessened the cost of development, and



WHEREAS, the benefits of the deviations substantially outweigh any detriments; and



WHEREAS, the requested relief can be granted without substantial detriment to the public good and without substantially impairing the intent and purpose of the zone zoning ordinance of the Township of Tewksbury.



NOW, THEREFORE be it resolved by the Land Use Board of the Township of Tewksbury on this 5th day of December 2007 that the application of TEWKSBURY TOWNSHIP for preliminary and final site plan and variances for renovations to the Bartles House be approved in accordance with plans titled:  “Preliminary and Final Site Plan for Renovation of the Bartles House, Part of Lot 22, Block 44, Township of Tewksbury, Hunterdon County, New Jersey” prepared by Suburban Consulting Engineers, Inc. on July 16, 2007, consisting of eight sheets and plans titled:  “Renovation of the Bartles House, Tewksbury Township, NJ” prepared by The Martinson Group LLC on March 30, 2007 consisting of sheets A3.1, A3.2, A4.1 and A5.1, be approved subject, however, to the following conditions:



1.
The architecture of the Bartles House is subject to the approval of the State Historical Commission and the recommendations of the Tewksbury Township Historic Preservation Committee.



2.
The landscaping and lighting is subject to the approval of the Tewksbury Planner.



3.
Emergency vehicular ingress and egress to the Bartles House and access and exiting of the apartments in the Bartles House are subject to the approval of the Oldwick Fire Company.



4.
No irrigation of landscaping except when initially planted.



5.
The applicants shall comply with all rules, regulations, ordinances and statutes of the Federal, State, County and local municipal governments that may apply to the premises.  The applicants shall submit a letter to the Land Use Administrator certifying compliance with the aforementioned rules, regulations, ordinances and statutes.  
Roll Call Vote:

Those in Favor:
Ms. Baird, Mr. Mackie, Ms. Devlin, Ms. Czajakowski, Mr. Kerwin, Mr. Shapack and Mr. Johnstone.

Those Opposed:
None.
· Resolution No. 07-18 – Application No. 07-05, Richard O’Neill, Block 10, Lot 5.07, appeal of Zoning Officers decision – time to act within appeal period 
Mr. Johnstone announced Resolution No. 07-18, Richard O’Neill, Block 10, Lot 5.07, appeal of Zoning Officers decision – time to act within appeal period.  He asked the Board if there were any questions or comments to which the response was positive.  Ms. Goodchild noted a few minor corrections to which Mr. Bernstein responded he would revise the resolution.  Mr. Johnstone asked the Board if there were any further questions or comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Baird made a motion to approve Resolution No. 07-18 as amended and Ms. Desiderio seconded that motion.  The motion carried by the following roll call vote:

         Determination Regarding


                                                     Timeliness of Appeal Under


                                      N.J.S.A. 40:55D-72

LAND USE BOARD  

TOWNSHIP OF TEWKSBURY

APPLICATION # 07-05

RESOLUTION # 07-18



WHEREAS, RICHARD O’ NEILL and ABBY O’NEILL, who reside at 7 Farmersville Road on property designated as Block 10, Lot 5.04 on the Tewksbury Township Tax Map, have appealed the Zoning Officer’s determination under N.J.S.A. 40:55D-70a and alternatively sought an interpretation under N.J.S.A. 40:55D-70b regarding a tennis court which is located on the adjoining property owned by Mark and Kathy Wood at 9 Farmersville Road, on property designated as Block 10, Lot 5.07 on the Tewksbury Tax Map, which premises is located in the HL (Highlands) Zone, and



WHEREAS, Tewksbury Township Zoning Officer Randall Benson testified on behalf of the Land Use Board at the May 2, 2007 Land Use Board meeting, and



WHEREAS, it is Mr. Benson’s position that the tennis court (but not the proposed ten feet tall netting) conforms with the requirements of the Tewksbury Township Land Development Ordinance, and



WHEREAS, the appeal and interpretation were presented by attorney John J. Bonelli, Esq. of the firm of Porzio Bromberg & Newman P.C.; Richard O’Neill, and Professional Planner John McDonough, PP with the respondents case being presented by Gary S. Kull, Esq. of the firm of Carroll McNulty Kull LLC; and Mark Wood at the May 2, 2007 and October 17, 2007 Land Use Board meetings, and 



WHEREAS, the threshold question which this Board must decide, prior to deciding the appeal and interpretation on the merits, is whether the appeal was filed in a timely manner, and



WHEREAS,  N.J.S.A. 40:55D-72a provides:


“a.  Appeals to the board of adjustment may be taken by any interested party affected by any decision of an administrative officer of the municipality based on or made in the enforcement of the zoning ordinance or official map.  Such appeal shall be taken within 20 days by filing a notice of appeal with the officer from whom the appeal is taken specifying the grounds of such appeal.  The officer from whom the appeal is taken shall immediately transmit to the board all the papers constituting the record upon which the action appealed from was taken.”



AND, WHEREAS, the Board after considering the evidence presented by the appellants, respondents, and Mr. Benson have made the following factual findings:






A.  Permit Process



l.
Early in 2005 Mark Wood asked Tewksbury Township Zoning Officer Randall Benson if a permit was required for the installation of a tennis court on his property.



2.
Mr. Benson said that a permit was not required as the tennis court was a pervious surface, like a putting green.



3.
Excavation work for the tennis court began in the early summer of 2006.



4.
After receiving a telephone call from Mr. O’Neill, the Zoning Officer told Mr. Wood that a grading and surface water management plan was required because of the amount of disturbance.



5.
Mr. Wood discussed the matter with Township Engineer Andrew Holt and hired a contractor to install a pervious tennis court.  On October 17, 2005 the grading and surface water management plan was approved.



6.
Work began anew on the tennis court in November of 2005.  Richard O’Neill testified the tennis court was well in place by November 11, when he was away on business, and completed by Thanksgiving.  Mr. Wood testified that the work started in November and continued after Thanksgiving.  The dates of the work are not critical to this Board’s determination.



7.
Mr. O’Neill complained to the Zoning Officer about the tennis court after it was partially constructed.  



8.
On December 1, 2005, Mr. Benson sent Mr. Wood a Notice of Violation.  The Notice stated that the grading plan had been approved but that a zoning permit had neither been applied for nor approved.  The Notice said that the tennis court, as an accessory use, required a minimum set back of 40 feet.



9.
 On December 15, 2005, Mr. Benson sent a second Notice of Violation to Mr. Wood, which stated the tennis court must comply with the side yard set back for accessory uses.
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On December 15, 2005 John Bonelli Esq., on behalf of Richard O’Neill, wrote to Mr. Benson stating that the tennis court required a 40 feet side yard setback pursuant to Sec. 726 of the Tewksbury Township Land Development Ordinance which regulates Personal Private Recreational or Athletic Facility or Activity.



11.
 Mr Benson sent a third letter to Mr. Wood on January 19, 2006. suggesting that the setback issue be determined by the Board of Adjustment, when it hears the tennis netting (fence) application.



12.
John Bonelli, Esq. on April 13, 2006 wrote to Gary Kull, Esq., attorney for Mark and Kathleen Wood, complaining that the tennis court fence exceeded the maximum height in the ordinance.



13.
Mr. Benson sent a letter on April 26, 2006 to Mr. Wood stating that the Zoning Board of Adjustment Review Committee determined that the tennis court is a structure and the set back must be shown on a survey.  However, the tennis court need not meet the minimum set backs.



14.
Mr. Benson subsequently determined that Sec. 726 did not require a side yard setback requirement for the tennis court.  However a variance would be required if the tennis court fence was more than six feet tall.






B.  Prior Litigation



15.
Richard and Abby O’Neill filed a Verified Complaint and Show Cause Order against Mark Wood and Kathleen Wood in the Superior Court of New Jersey, Law Division, Chancery Division, Hunterdon County, Docket No. C-14003-06 seeking to have the tennis court dismantled.



16.
On March 17, 2006, the Honorable Rosemarie Ruggiero Williams, P.J.C. dismissed plaintiffs’ complaint without prejudice in a letter opinion which stated in pertinent part:  


“It is the Court’s position that the Township of Tewksbury has primary jurisdiction in this matter.  Accordingly, Plaintiffs’ order to show cause must be dismissed without prejudice at this time and the March 24, 2006 order to show cause hearing must be cancelled.  This Court will not entertain Plaintiffs’ order to show cause unless the Township of Tewksbury is a party in this matter and seeks to enforce its own ordinance against Defendants.  If Plaintiffs seek to compel the Township of Tewksbury to enforce its ordinance against Defendants, they must file their claim in the Law Division.”



17.
 Judge Williams denied the O’Neill Motion for Reconsideration on April 13, 2006.



18.
Richard and Abby O’Neill filed a second verified complaint and show cause order in the Superior Court of New Jersey, Law Division, Hunterdon County, Docket No. L-222-06.  The First Count sought to compel the Woods to cease construction of their tennis court, cease use of the tennis court, dismantle the improvements, and return the land to its natural state.  The Second Count sought to compel the Township to enforce its zoning ordinance.



19.
On June 7, 2006 the Honorable Peter A. Buchsbaum, J.S.C. dismissed Count One of the Complaint against the Woods with prejudice.



20.
On December 19, 2006 Richard and Abby O’Neill entered into a Settlement Agreement and Release with the Township of Tewksbury and the Township of Tewksbury Board of Adjustment which provided in pertinent part:


“WHEREAS, the Zoning Officer’s correspondence of April 26, 2006, constitutes the first decision of the Zoning Officer that was adverse to O’Neills’ interest (“Adverse Decision of the Zoning Officer”); and


WHEREAS, the O’Neills had no knowledge of the Adverse Decision of the Zoning Officer until a copy of the April 26, 2006 correspondence was received by Porzio, Bromberg, & Newman, P.C., counsel for the O’Neills, on June 1, 2006; the correspondence was attached to a certification filed in connection with the Action; and


WHEREAS, on June 7, 2006, the Honorable Peter A. Buchsbaum, J.S.C., issued an Order dismissing Count One of the Verified Complaint against the Woods; thereby, dismissing all causes of action alleged against the Woods; and


WHEREAS, on June 21, 2006, the O’Neills filed an appeal, subject to compliance with statutory requirements, with the Board of Adjustment, pursuant to N.J.S.A. 40:55D-72(a), seeking to overturn the Adverse Decision of the Zoning Officer; and


4.
The Board of Adjustment hereby agrees to hear the appeal filed by the O’Neills, pursuant to N.J.S.A. 40:55D-72(a), seeking to overturn the Adverse Decision of the Zoning Officer, within sixty (60) days of the execution of this Settlement Agreement, or within a reasonable time thereafter, subject to the O’Neills complying with statutory notice requirements.



21.
The appellants’ attorney John J. Bonelli told the Board that he was unaware of the April 26, 2006 letter from Mr. Benson until he received a copy of the letter on June 1, 2006 in connection with the second lawsuit.  He said that he filed an appeal with the Board of Adjustment 20 days later on June 21, 2006.






C.  Res Judicata



22.
The Land Use Board Attorney discussed procedural issues with attorneys Bonelli and Kull.  Mr. Kull suggested that the appeal was barred on the basis of res judicata.  The Board Counsel in a March 1, 2007 letter to the Land Use Administration with copies to both counsel and the Township Attorney, stated in pertinent part:


“Attorney Gary S. Kull, who represents the Woods, has told me that the appeal is barred by the decisions in the Superior Court.  I advised Mr. Kull that the issues of res judicata, collateral estoppel, and estoppel are not cognizable before the Land Use Board and that he must obtain judicial relief. Jantausch v. Verona, 24 N.J. 326 (19957).  Mr. Kull agreed to seek a judicial remedy.”



No judicial action was taken to barr the Land Use Board proceeding.



BASED ON THE FOREGOING, THIS BOARD CONCLUDES:



A.
Our Township Zoning Officer Randall Benson was under extreme pressure by Messers. O’Neill and Wood and their respective attorneys.  The Land Use Board Attorney said that Mr. Benson was “badgered” while Board Member Mennen said that Mr. Benson was “lobbied”.



B. 
Mr. Benson in his December 1, 2005 and December 15, 2005 Notices to Mr. Wood stated that the tennis court need comply with the setback requirements for an accessory use.  In his January 19, 2006 letter Mr. Benson suggested that the setback issue be determined by the Board of Adjustment.  The April 26, 2006 letter stated that the Zoning Board of Adjustment Review Committee determined that the tennis court need not meet the minimum setbacks.



C.
The Board concludes that the April 26, 2006 letter states the finding of the Zoning Board of Adjustment Review Committee and not the Zoning Officer.  



D.
Once free from the “badgering” or “lobbying” of the parties and their attorneys, Mr. Benson was able to clarify his position and clearly express it at the May 2, 2007 Land Use Board meeting.



E.
The Board concludes that there was no clear written document expressing Mr. Benson’s change in position, which could be appealed.



F.
Mr. Bonelli was not supplied with the April 26, 2006 letter until June 1, 2006.



G.
The Board finds that the appellants have filed their appeal in a timely manner.  Alternatively, the Board finds that it would be inequitable to preclude the appellants from proceeding with the appeal.



H.
Based on the history of the tennis court application, the Board finds that the appellants could proceed with their request for an interpretation under N.J.S.A. 40:55D-70b, and not be barred under N.J.S.A. 40:55D-72.



NOW, THEREFORE, BE IT RESOLVED, by the Land Use Board of the Township of Tewksbury on this 5th day of December, 2007 that the appeal of the Zoning Officer’s determination under N.J.S.A. 40:55D-70a and the request for an interpretation under N.J.S.A. 40:55D-70b by Richard O’Neill and Abby O’Neill regarding the Woods’ tennis court is not barred by N.J.S.A. 40:55D-72.
Roll Call Vote:

Those in Favor:
Mr. Mennen, Ms. Baird, Ms. Devlin, Ms. Czajakowski, Mr. Shapack and Ms. Desiderio.

Those Opposed:
None
· Resolution No. 07-19 - Application No. 07-05, Richard O’Neill, Block 10, Lot 5.07, appeal of Zoning Officers decision – interpretation of zoning ordinance upheld.
Mr. Johnstone announced Resolution No. 07-19, Application No. 07-05, Richard O’Neill, Block 10, Lot 5.07, appeal of Zoning Officers decision – interpretation of zoning ordinance upheld.  He asked the Board if there were any questions or comments to which the response was positive.  Ms. Goodchild noted minor corrections to which Mr. Bernstein responded that the revisions would be made.  Mr. Johnstone asked the Board if there were any further corrections to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Baird made a motion to approve Resolution No. 07-19 as amended and Ms. Desiderio seconded that motion.  The motion carried by the following roll call vote:

                                                                                                                 Decision on Merits

LAND USE BOARD  

TOWNSHIP OF TEWKSBURY

APPLICATION # 07-05

RESOLUTION # 07-19



WHEREAS, RICHARD O’ NEILL and ABBY O’NEILL, who reside at 7 Farmersville Road on property designated as Block 10, Lot 5.04 on the Tewksbury Township Tax Map, have appealed the Zoning Officer’s determination under N.J.S.A. 40:55D-70a and alternatively sought an interpretation under N.J.S.A. 40:55D-70b regarding a tennis court which is located on the adjoining property owned by Mark and Kathy Wood at 9 Farmersville Road, on property designated as Block 10, Lot 5.07 on the Tewksbury Tax Map, which premises is located in the HL (Highlands) Zone, and



WHEREAS, Tewksbury Township Zoning Officer Randall Benson testified on behalf of the Land Use Board at the May 2, 2007 Land Use Board meeting, and



WHEREAS, it is Mr. Benson’s position that the tennis court (but not the proposed ten feet tall netting) conforms with the requirements of the Tewksbury Township Land Development Ordinance, and



WHEREAS, the appeal and interpretation were presented by attorney John J. Bonelli, Esq. of the firm of Porzio Bromberg & Newman P.C.; Richard O’Neill, and Professional Planner John McDonough, PP with the respondents case being presented by Gary S. Kull, Esq. of the firm of Carroll McNulty Kull LLC; and Mark Wood at the May 2, 2007 and October 17, 2007 Land Use Board meetings, and 



WHEREAS, this Board has decided the threshold question that the appeal and interpretation are not barred as being untimely under N.J.S.A. 40:55D-71, and



WHEREAS, the Board after considering the evidence presented by the appellants, respondents, and Mr. Benson have made the following factual findings:





A.  Ordinance in Question



1.  
The Appellants attorney John Bonelli contends that the tennis court violates Sec. 726A-10 of the Tewksbury Township Development Regulations Ordinance by not having the required 40 feet side yard in the HL Zone.



2.
Sec. 726 of the Tewksbury Township Development Regulations Ordinance provides:



“A.
In any residential zone, a Personal Private recreational or Athletic Facility or Activity is permitted only as an accessory use to the principal residential use on the lot and only under the following conditions:




   .   .   .



10.
No such accessory use or structure shall be permitted in any front yard; however, such use or structure may be located elsewhere on the lot outside of the minimum side or rear yards.”



3.
The Board finds that Sec. 726 A-10 is ambiguous and subject to more than one interpretation.





B.  Statutory Interpretation




4.
The interpretation of a Municipal Ordinance, like a State statute, is subject to the rules of statutory construction AMN, Inc. v. So. Bruns. Tp. Rent Leveling Bd., 93 N.J. 518, 524-525 (1983).  The rules of statutory construction were recently set forth in Wynfield Corp. v. Killam Assoc., 385 N.J. Super. 20 (App.Div. 2006) where the Court stated:



“It is well-settled that a statute should be construed ‘sensibly and in furtherance of the underlying legislative purpose.’  Thomas Group v. Wharton Senior Citizen Hous., Inc., 163 N.J. 507, 517, 750 A.2d 743 (2000);...



If the statute is clear and unambiguous on its face and admits of only one interpretation, a court need look no further in divining the Legislature’s intent....



When, however, a statute is silent or has more than one possible meaning, a court must interpret the statute in light of the Legislature’s intent.  Burns v. Belafsky, 166 N.J. 466, 473, 766 A.2d 1095 (2001).  To ascertain legislative intent, a court may look to ‘extrinsic evidence, including legislative history, committee reports, and contemporaneous construction.’  Ibid.” 385 N.J. Super at pp. 31-32.



Section 726 was adopted as a result of the Field of Dreams litigation which involved the construction of a baseball diamond, with a backstop and dugouts, bleachers and signs on a residential lot.  Zoning Officer Randal Benson was involved in the litigation and was aware of the rationale behind the adoption of the ordinance.  Mr. Benson in his memorandum to the Board which was reiterated in his testimony stated:



“It is my interpretation of Section 726 (10) of the Development Regulations Ordinance that recreational facilities are allowed in the side and rear yard areas of a property regardless of whether they have to follow the setbacks on a property and do not have to follow the required setbacks for the zone.  The Ordinance was adopted as a result of the Field of Dreams baseball field on Beavers Road. It is my interpretation that the intent of the ordinance is to control the use of the recreational facility, not the location as long as it is not in the front yard.  The outfield of the Field of Dreams baseball field goes right up to the side and rear property line.”



5.
The Land Use Board finds that the Zoning Officer’s interpretation of Sec. 726 A-10 is correct.



NOW, THEREFORE be it resolved by the Land Use Board of the Township of Tewksbury on this 5th day of December 2007 that the decision of Zoning Officer Randal Benson that the Woods’ tennis court need not meet the 40 feet side yard requirement in the HL Zone be affirmed under N.J.S.A. 40:55D-70a and under N.J.S.A. 40:55D-70b the Board makes the same interpretation of Sec. 726 A-10 as Mr. Benson.
Roll Call Vote:

Those in Favor:
Mr. Mennen, Ms. Baird, Mr. Mackie, Ms. Czajakowski, Mr. Blangiforti, Mr. Shapack and Ms. Desiderio.  

Those Opposed:
None

COMPLETENESS HEARING/WAIVER DETERMINATION
· Oldwick Animal Hospital
Block 45, Lot 28

Application No. 07-17

Final Site Plan


Mr. Mennen and Mayor Van Doren left the meeting at this time as they were recused from the Oldwick Animal Hospital application.  Ms. Goodchild clarified that while not listed on the agenda, the application required a completeness hearing as the applicant was requesting waivers.  Mr. Johnstone announced the completeness hearing/waiver determination for Oldwick Animal Hospital, Block 45, Lot 28, Application No. 07-17, Final Site Plan.  Mr. Yoskin, attorney for the applicant, stated that the Board received preliminary approval on June 27th which was memorialized on July 18th.  He stated that they have complied with the condition that the building square footage needed to be reduced by 10%.  Mr. Hintz stated he reviewed the revised set of plans prepared by Mr. Hone, architect for the applicant, and was satisfied that the 10% reduction was done.  He further stated that the landscape plans have been revised to both his and the neighbor’s satisfaction.  He referred to the lighting plans and stated that the plan indicated 70 watt bulbs.  He stated that the landscape architect submitted revised lighting plans and was satisfied with the proposal of 70 watt bulbs.  Mr. Hintz stated the only outstanding issue was the COAH housing.  Mr. Yoskin stated that the project required a cash contribution for COAH.  He stated that the applicants own two properties within the Township and they propose that an affordable housing unit be erected at the property owned by the applicant on Philhower Road above the garage.  He added that he understood that this was done in the Township before.  Ms. Goodchild asked Mr. Yoskin if the letter he referred to in his testimony was sent to her office to which he responded that they did sent it, however, the Township may not have received the letter yet.  


Mr. Yoskin stated that they’ve checked the zoning and the COAH unit proposed was in compliance with zoning.  Mr. Bernstein stated that the Township was better equipped to handle the COAH obligation as the issue was not the Board’s primary function.  Mr. Johnstone asked the Board if there were any questions or comments to which the response was negative.  


Ms. Reese referred to the waivers and stated that the only item the applicant was waiting was the Letter of Interpretation which would have minimal if any impact on the application.  She stated that once the applicant received the Letter of Interpretation (LOI), they would meet with Mr. Holt, Township Engineer to deal with the site improvement issues.  Mr. Johnstone asked Mr. Yoskin if there was anything in Ms. Reese’s report dated November 12, 2007 that he didn’t agree to comply with to which he responded in the negative and added that he would abide by the recommendations in the report.  Ms. Goodchild clarified that the waivers being requested were temporary waivers to which Ms. Reese responded in the positive.  


Mr. Johnstone asked the Board if there were any further questions or comments to which the response was negative.  Therefore, he asked the Board for a motion in which Ms. Desiderio made a motion to grant the temporary waivers and deem the application complete and Ms. Devlin seconded that motion.  Mr. Mackie asked if Ms. Reese was aware of the substance of the LOI to which Ms. Reese responded that the applicant was doing an absence presence application.  The motion carried by the following roll call vote:

Roll Call Vote:

Those in Favor:
Ms. Baird, Ms. Desiderio, Mr. Mackie, Ms. Devlin, Ms. Czajakowski, Mr. Blangiforti, Mr. Kerwin, Mr. Shapack and Mr. Johnstone.         
Those Opposed:
None
PUBLIC HEARING
· Oldwick Animal Hospital
Block 45, Lot 28

Application No. 07-17

Final Site Plan

Mr. Johnstone announced the public hearing for Oldwick Animal Hospital, Block 45, Lot 28, Application No. 07-17, Final Site Plan.  He asked the Board if there were any questions or comments from the Board based on the testimony given during the completeness portion of the hearing to which the response was negative.  Therefore, he opened up questions and comments to the public.  There being no response, he closed the public portion of the session.  

Mr. Johnstone asked the Board for a motion in which Ms. Baird made a motion to approve Application No. 07-17, final site plan approval subject to the conditions outlined by Mr. Bernstein and Ms. Desiderio seconded that motion.  The motion carried by the following roll call vote:

Roll Call Vote:

Those in Favor:
Ms. Baird, Ms. Desiderio, Mr. Mackie, Ms. Devlin, Mr. Blangiforti, Ms. Czajakowski, Mr. Kerwin, Mr. Shapack and Mr. Johnstone. 

Those Opposed:  
None

LAND USE BOARD DISCUSSION ITEM
· Discussion regarding Farmland Preservation Plan.
Mr. Johnstone announced the discussion item regarding the Farmland Preservation Plan.  Mr. Mennen and Mayor Van Doren returned to the meeting at this time.  Ms. Reese left the meeting at this time.  Mayor Van Doren stated that Township has obligations regarding the plan and the State has not been helpful with providing the information they volunteered to supply the Township as they have not supplied an analysis and profile.  He stated that the Township would not make the deadline set by the State; however, there were other Townships that were unable to make the December 15th deadline.  He stated that there would be a meeting next week he would attend to try and get more information.  Ms. Devlin asked what happened if they missed the deadline to which Mayor Van Doren responded that they wouldn’t be eligible for additional state funding for the next round, however, they did not have any new properties they were considering at this time.  He stated that the Township is trying to close out all of the existing farms in various stages of the preservation process by June of 2008.  He stated that he hoped that the Farmland Preservation Element of the Master Plan would be amended by January or February of 2008.  Mr. Kerwin asked if the funding allocated was for Tewksbury or the County to which he stated that the funding was per municipality.  Mr. Blangiforti asked what the change was this year vs. last year to which Mayor Van Doren responded that there was unlimited funding and that has been changed.  Mr. Blangiforti asked if the old plan could be submitted and then revised to which Mayor Van Doren responded in the positive and added that there were still timing issues.  Mr. Hintz left the meeting at this time.  

EXECUTIVE SESSION

· Personnel
· Pending Litigation
Mayor Van Doren made a motion to enter into executive session at 8:50 p.m. to discuss personnel/pending litigation which was seconded by Ms. Desiderio.  


BE IT RESOLVED, pursuant to N.J.S.A. 10:4-12 and N.J.S.A. 10:4-13 that the Tewksbury Township Land Use Board adjourn to Executive Session to discuss pending litigation/personnel.


No official action will be taken during said session; and


It is expected that the discussion undertaken in Executive Session can be made public when the personnel issue/pending litigation has been settled.

Ayes:
Mr. Johnstone, Mr. Mennen, Mayor Van Doren, Ms. Baird, Mr. Mackie, Ms. Devlin, Mr. Bossert, Mr. Moriarty and Mr. Shapack. 
Nays:
none
The regular meeting reconvened at 10:00 p.m. and Mr. Johnstone stated the Board had a discussion regarding personnel.  

Mr. Johnstone stated that the Board had an executive session in order to discuss litigation as well as personnel issues.  

Mr. Johnstone stated that the JCP&L application seemed to be controversial and reiterated to the Board members that they were not to discuss the application with residents.  He added that Board members should make the Board aware if they had multiple inquiries from one resident.  

Mayor Van Doren stated that he may not be in attendance at the December 19th meeting.  He thanked the Board members for their service for the year.  Mr. Johnstone thanked Mayor Van Doren for his leadership for the year and his efforts with the Township.  He stated that he hoped Mayor Van Doren continued to work with the Township.  

Mr. Johnstone stated that the Board agreed to have Mr. Hintz to continue work on the JCP&L application rather than have the new professional involved.  Mayor Van Doren made a motion to have Mr. Hintz continue work on the JCP&L application and Ms. Desiderio seconded that motion.  All were in favor.  

ADJOURNMENT



There being no further business, the meeting was adjourned at 10:07 p.m. by motion of Ms. Desiderio and Ms. Devlin seconded the motion.  All were in favor.
Respectfully Submitted,

Bonnie L. McCarthy
Land Use Clerk
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