
FRANKFORD TOWNSHIP JOINT TOWNSHIP
COMMITTEE AND LAND USE BOARD MEETING

March 7, 2006 – 6:00 P.M.
MINUTES OF THE JOINT MEETING

CALL TO ORDER

The meeting was called to order by the board Chairman, Mr. Romania, by announcing
that notice appeared in the New Jersey Herald and the New Jersey Sunday Herald in
accordance with the requirements of The Open Public Meetings Act.

Flag Salute

ATTENDANCE

For The Land Use Board:

Those Present were:  Mr. Ayers, Mr. Hahn, Mr. Risdon, Mr. Zappile, Mr. Gstattenbauer,
Mr. McDowell, Mr. Martin, Mr. Romania, Mr. Larson and Mr. Smolen.  Also present
were Mr. Collins, the board attorney and Mr. Pellow, the board engineer.

Those absent:  Mrs. Caldwell (excused).

For The Township Committee:

Those Present were:  Mrs. Kristensen, Mr. McDowell and Mr. Hahn

Those absent: None

EXECUTIVE SESSION

A Motion was made by Mr. Martin and seconded by Mr. Risdon to go into executive
session to discuss pending litigation.  All were in favor.  The Motion was carried.

A Motion was made by Mr. Risdon and seconded by Mr. Hahn to reconvene the joint
meeting of the Township Committee and Land Use Board.  Roll Call:

YES:  10 Ayers, Hahn, Risdon, Zappile, Gstattenbauer,
   Martin, Romania, Larson, Smolen, Kristensen

NO:  0

ABSTAIN: 0

The Motion was carried.

It was noted that Mr. McDowell did not return to the meeting.
It was also noted that Mr. Collins left the meeting and his associate Thomas Molica was
present representing the board attorney.

Town Center and Master Plan Ordinances:

Appearing before the board was Stanley Puszcz of H2M.

Mr. Pellow indicated to the board that he has studied the Master Plan that H2M has done
and also the Ordinances.  He presented to the board a build out for the multiple use zone
area, were commercial and housing will be located.  He indicated that the numbers
presented by H2M must be adjusted.  On his plan he took H2M’s plan with their road
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Town Center and Master Plan Ordinances cont.:

layout and superimposed it on a scaled map.  Included on this map are:

 1)  A 74’ right-of-way, not 72
 2)  2 11’ lanes
 3)  8’ island
 4)  8’ for parking instead of 7
 5)  Utility area of 4’
 6)  Sidewalks of 10’
 7)  The other streets at 55’

Mr. Pellow indicated that there are 11 lanes, a bike path on one side, parking on the other,
utility areas and sidewalks.  All this must be subtracted out and what the township is left
with is the area that can be built in.  In the proposed Master Plan there is a commercial
build out of 384,000 square feet.  However, once the items are subtracted out, you really
are left with 301,478 square feet of commercial build out, which includes the parking lot
for the ballpark.  The parking lot from the ballpark is loosing 1201 spaces.  He further
indicated after the deduction of the parking there is a commercial build out of 276,188
square feet and this is by scale.  He indicated that the maximum building footprint that
you can build in each block according to the floor area ratio is .128 for commercial and
.032 for housing.

Mr. Pellow reviewed the Highway Commercial Zone.  The Ordinance is requiring 5 acre
zoning.  None of the existing lots conform; therefore they will be non-conforming uses.
He indicated that in the H2M report they indicated they had 204,000 of new commercial
area, which is impossible.  He further stated that on Emery Castimore’s property there is
only enough property to build 6,000 square feet; on the Tanis property there is 10,000
square feet and Harper/Lista and Sussex Bank property are built out.  The maximum
build out of this area is 196,000 square feet, not 604,000 as stated by H2M.  He also
reminded the board, under the town center designation plan endorsement; the state
wanted everything up on 206 or 565 eliminated.  They do not want any commercial LI
Zone and that is 318 acres.  He noted at the Stakeholders meeting they figured 700,000
square feet of commercial that the township is loosing.  He noted that there was
commercial in the C3 Zone on the other side of 206 which has gone to Green Acres and
the Township.  The State wants this area to be open space to match the town center.

Mr. Pellow indicated that the township will only get 296,000 feet of commercial building.
He feels the floor area ratio has to be adjusted because you can’t get enough floor area in
here.

Mr. Pellow reviewed the sewer area of the town center.  The commercial area of 276,000
square feet is 27,600 gallons a day; the housing area is 17,000 gallons a day in the mixed
use area; the triangular area housing is 10,000 gallons a day; Lorterdan’s property is
61,000 gallons a day; the ballpark is 10,000 gallons a day; the existing commercial
highway is 6,000 gallons per day.  This adds up to only 134,000 gallons a day.  He
indicated this sewer area will take 200,000 gallons per day.  Therefore, there is plenty of
sewage.

Mr. Pellow indicated that in the 2000 Master Plan there is 430,000 square feet of
commercial in this area.  This plan has reduced the commercial to 276,000 square feet.

Mr. Pellow expressed his concern with the conservation area on the proposed plan.  He
feels this area can be used for density or even conservation, and just take out the
wetlands.  He noted that there is only a 50’ buffer in this area.
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There was a discussion held with regard to the triangle area and changing it back to
mixed use and changing the floor area ratio to .2.

Mr. Gstattenbauer expressed a concern about the building size of 60,000 square feet
which is in the current plan.  He feels that the “store size” should be 60,000 square feet,
not the building size.

Mr. Pellow pointed out to the board that in the 2000 Master Plan Frankford Township
had a build out of commercial area as follows:  The area in the Town Center was 430,000
square feet; the area west of Route 206, now Green Acres is 174,000 square feet; and
everything along 565 is 677,800 square feet for a total build out of 1,281,800 square feet.
Right now with the H2M Plan and the Office of Smart Growth Requirement the
commercial is 276,188 square feet, that’s it.  There is 20,000 square feet of Highway
Commercial that is existing on Route 206.

A discussion was held with regard to the revisions that need to be done pursuant to Mr.
Pellow’s presentation.  It was noted that Janice Talley of H2M should contact Mr. Pellow
to discuss the changes and return at the March 15th meeting for another joint workshop
meeting with the township committee.

A Motion was made by the Land Use Board by Mr. Ayers and seconded by Mr. Zappile
to hold a Joint Workshop Meeting on March 15, 2006 at 6:00 p.m. and a Motion was
made by the Township Committee by Mr. Hahn and seconded by Mrs. Kristensen to hold
a Joint Workshop Meeting on March 15, 2006 at 6:00 p.m.   Roll Call of Land Use Board
and Township Committee:

YES:  10 Ayers, Hahn, Risdon, Zappile, Gstattenbauer, Martin, Romania
   Larson, Smolen, Kristensen

NO:  0

ABSTAIN: 0

The Motion was carried.

ADJOURN:

For Land Use Board:

A Motion was made by Mr. Larson and seconded by Mr. Martin to adjourn the meeting.
All were in favor.  The Motion was carried.

For Township Committee:

A Motion was made by Mrs. Kristensen and seconded by Mr. Hahn to adjourn the
meeting.  All were in favor.  The Motion was carried.

      Respectfully submitted,

      SHARON M. YAROSZ
      Land Use Administrator


