MINUTES
Hopewell Township Land Use Board
August 15, 2018
7:00 PM


The regular meeting of the Hopewell Township Land Use Board was held on August 15, 2018.

Chairman Andersen called the meeting to order at 7:00 p.m.

Public Notice was sent to The South Jersey Times for publication as prescribed by
Law and posted on the Township bulletin board. All requirements of the Open Public Meetings Act have been met in compliance with the Sunshine Law.

Chairman Andersen led the flag salute.

The following members were present:
Mr. Andersen          	Mr. Caggiano
Mr. Strait                	Mr. Hepner            	
Mr. Shoemaker		Mr. Earnest
Mrs. Crispin		Deputy Mayor Ritter
Mrs. Lewis

The following members were absent:  Mr. Tedesco	

Others Present:  John Hitchner (Secretary), Bob Pryor (Board Solicitor), Steve Nardelli (Township Engineer), Matt Ritter (Township Attorney), Matthew Pisarski (County Planner), Howard Melnicove (Applicant’s Attorney), James & Alesia Farside (Property Owners), Robert Shaw (Applicant), Lynn Yamasaki (Witness)

Approval of Minutes: July 18, 2018 Regular Meeting Minutes.  The minutes from July 18, 2018 were submitted for approval.  A motion was made by Mr. Earnest and seconded by Mr. Hepner to approve the minutes.  The motion was approved unanimously.

Resolution 2018-09 - Approval of the resolution memorializing the Major Subdivision/ Waivers for Joseph Porch Block 63, Lot 8 (Application No. 18-04).  Mr. Strait made a motion to approve the resolution.  Mr. Earnest seconded.  The motion was approved unanimously.

New Business: 
Item #1: 	Comprehensive Farmland Preservation Plan – Review and approve/deny the proposed Hopewell Township Comprehensive Farmland Preservation Plan.  Matt Pisarski addresses the Board.  He states that the copy of the plan in front of the Board is the Final version of the plan.  He states the Ag Advisory Committee has approved this version of the plan.  Now it is before the Board for adoption into the Master Plan.  The process for this was started 4 or 5 years ago.  The idea was that there are Municipal Planning Incentive Grants the Township should be applying for.  The County receives a County Planning Incentive Grant for Farmland preservation.  Municipalities like Upper Deerfield and Hopewell that are highly active in the farmland program should apply for a municipal grant to provide a separate pot of funding.  As part of the application process for a Municipal Planning Incentive Grant the Township must have an approved Comprehensive Farmland Preservation Plan.  Several years ago the Township had a farmland preservation plan done, but Matt had to redo it to bring it in line with current regulation.  
	The project area is in the southern portion of the municipality.  It matches the County project area.  The program will be managed by the County.  Mr. Pisarski believes we have $750,000 in municipal planning incentive grants available at the State which we can access if we adopt the Farmland Preservation Plan.   
	Chairman Andersen asks how this plan effects the northern part of the Township?  Mr. Pisarski states that northern applications can still come to the County.  They have project areas in the central and northern parts of the Township.  Mr. Pisarski states that most of the Township outside of the business district is included.  Passing this plan simply gives us access to more funds for the Township.  
	Committeeman Shoemaker states the only changes the Ag Advisory Committee made was to update the names on the committee and the Planning Board.  

Resolution 2018-10 - Approval of the resolution memorializing the adoption of an amendment to the Master plan of the Township of Hopewell to include a Comprehensive Farmland Preservation Plan.  Mr. Earnest made a motion to approve the resolution.  Mr. Hepner seconded.  The motion was approved unanimously with Mr. Caggiano abstaining.

(Mr. Pryor leaves and Matthew Ritter takes his place as conflict solicitor for the Board.)

Item #2:	Application 18-05 – All That Dance Studio – B 39 / L 4 (781 Shiloh Pike) – Conditional Use/ Waiver of Site Plan – All That Dance Studio is seeking approval for a Conditional Use application with a site plan waiver and any bulk variances or waivers as necessary.  Mr. Melnicove addresses the Board.  Mr. Caggiano states that he owns an adjoining piece of ground to the subject property and recuses himself from the matter.  Mr. Melnicove states that this is an application to use a commercial building known as “By Our Hand” for a dance studio.  “All That Dance” is the purchaser of the property and the applicant.  “All That Dance” is a dance studio whose sole purpose is dance education to the youth of the community.  They have been in existence for over 20 years.  They are currently located at 597 Shiloh Pike.  The purpose of them making the move is that they are a tenant in the current space and wish to own the property they are giving lessons in.  The site at 781 Shiloh Pike is already fully developed.   Mr. Melnicove thanks Mr. Nardelli for searching through the records and producing the site plan.  He states that they are not looking to make any changes to the site plan besides what is being recommended by the Board’s engineer.  The application is a conditional use application with a waiver of site plan.  It is located in a Highway Commercial Business zone.  One of the uses in the HCB district is educational facilities.  Mr. Melnicove intends to prove that “All That Dance” is an educational use.  There are two other conditions.  One is that it has a minimum of 200 feet of frontage and a minimum 2 acres.  Based on the site plan it can be seen that this site meets those conditions.  Mr. Melnicove has received the review letter from the Township engineer and agree to all recommendations.  He suggests that all paperwork is complete and that the Board should vote on the completeness of the application.
	Mr. Strait asks Mr. Nardelli why the original site plan was never fulfilled in terms of installing the lighting?  Mr. Nardelli states he is not aware why, but that there is one large light installed on a pole in the lot.  Mr. Strait asks Mr. Nardelli if he feels that is sufficient and Mr. Nardelli states that he does.  Mrs. Farside states that when the time changes and it gets dark early it is well lit.
	A motion for completeness is made by Mr. Strait and seconded by Mr. Earnest.  The motion passes with a unanimous roll call vote with Mr. Caggiano abstaining.  
	  Mr. Melnicove calls on James and Alesia Farside to take the stand.  Matthew Ritter swears them in.  Mr. Melnicove asks if they are the current property owners and they state they are.  He asks what type of business is currently operating there.  Mrs. Farside states that they sell country gifts and do retail.  Mr. Melnicove asks their hours of operation and Mr. Farside states they are 11-5, Tuesday through Saturday.  The Farside’s are familiar with the site plan.  Mr. Farside states that there is lighting on the telephone pole which gets a separate bill that lights the front of the parking lot.  There are also lights on the building which aid in lighting the parking lot.  Mr. Farside states that the entire parking lot is clearly lit at night.  Mr. Farside states that “All That Dance” is the purchaser of this contract and they have given them the authority to make this application tonight.  The Board has no questions for Mr. and Mrs. Farside.  
	Mr. Melnicove calls Robert Shaw to testify.  Matthew Ritter swears Mr. Shaw in.  Mr. Shaw states he has been associated with “All That Dance” for 18, going on 19, years.  He is married to Linda Shaw and she is the day to day manager of “All That Dance”.  Mr. Shaw states that “All That Dance” has been a non-profit since 2009, and before that they were for profit.  They use to work with the school systems before the Recession.  When they realized that people didn’t have the money, they switched to being a nonprofit and could offer scholarships and fundraising for students.  Most clients of “All That Dance” are from 3-18 years old.  The mission of all that dance is dance education.  That takes in all forms of dance from hip-hop through ballet.
	Mr. Melnicove provides evidence he marks as exhibit “A-1”.  It is a chart of the times and types of classes offered.  Mr. Shaw states that generally speaking they have classes Monday – Saturday.  It’s 9:00 am – 12:00 on Saturday.  The rest of the week is typically from 4:00 – 9:30pm.  The chart also shows the number of students and parents who attend each class.  Mr. Shaw states that more parents stay for the younger children on Saturday mornings.  When the children are older or teenagers, parents tend to drop students off and leave.  At the busiest times, there are a maximum of 3 staff.  Mr. Melnicove asks Mr. Farside if 8 parking places is a good estimate for the busier class sizes and he states it is.  Mr. Melnicove asks the reason they want to change locations?  Mr. Shaw states that it isn’t a change in business, but that they want ownership of the building.
	Mr. Melnicove states that sometimes students perform in front of people in an event called a “recital”.  When students want to perform, they do no do it at the studio.  They will perform in an auditorium setting at a local school and may have between 500-1,000 people attending.  The studio is for educational purposes only.
	Mr. Melnicove brings up the review letter from the engineer.  Mr. Melnicove states there are 12 spaces and one handicapped space.  Mr. Shaw states it is sufficient parking for the studio use.  The review states that the handicap space does not comply with current ADA standards and would have to be modified.  Mr. Shaw states they are aware of the needed changes and intend to comply.
	Chairman Andersen states that when he would go to the gym it would be hard to find a spot and people in the gym would complain about the dance studio.  Mr. Shaw states that one of the other reasons they want to move is for safety.  There are small children coming in and out of the studio and there are cars passing through the lot as it connects the road behind the gym to Shiloh Pike.  
	Mr. Melnicove calls Lynn Yamasaki to the stand.  Matthew Ritter swears her in.  Ms. Yamasaki states that she is on the Board of Directors for “All That Dance”.  She has been associated with that for 14 years.  She is familiar with the operations of the studio.  She helped prepare the chart provided as “Exhibit A-1”.  She states that the chart is accurate.  She states that the parking spaces will be sufficient for the studio.  She states that “All That Dance” is a nonprofit whose mission is dance education.  She states the children just got back from a performance at Disney.  Since they are nonprofit they were able to fundraise to make their trip happen.   Mr. Melnicove asks for the review from the engineer.
	 Chairman Andersen asks Mr. Nardelli what he thinks about the lightning now that he has seen the schedule for the dance studio.  Mr. Nardelli states that he is sure the Candle Shop had nighttime hours of operation too.  Chairman Andersen asks if they were supposed to have freestanding lights?  Mr. Nardelli states that they were and he didn’t find any approved changes.  Mrs. Farside states that the lighting was like that when they purchased the building.  Mr. Melnicove states that if Mr. Nardelli finds the current lightning adequate, it is their request as an applicant that they are not only granted a waiver of site plan but the current lightning be accepted.
	Mr. Strait asks if there is extra parking along the one side of the building.  Mr. Nardelli states there is.  Chairman Andersen also states that there is plenty of room along the apron to have extra spots if needed.  Chairman Andersen asks if they have ever painted the lines and Mrs. Farside states they have twice.  She also states you could fit 3 cars alongside the building.  Mr. Earnest asks if the downlighting on the building helps the lot.  Mr. Nardelli states he is sure it does.  Mr. Nardelli states that he is confident that the flood light is enough for the lot but if the Board wants to increase the lighting they may.  Mr. Nardelli advises against what he describes as “light pollution”.
	Mr. Earnest makes a motion to open the meeting to public comment. Seconded by Mr. Hepner. The motion passes unanimously.  Being no members of the public wanting to speak, Mr. Shoemaker makes a motion to close the public comment portion.  The motion is seconded by Mr. Hepner and passes unanimously.
	Mr. Melnicove asks that there is finding that this is a conditional use and there is sufficient evidence to grant a site plan waiver with the condition that the handicapped space be brought into ADA compliance.  Chairman Andersen states they should have to paint the lines when they do that.  Matthew Ritter states the motion would be to approve the application with a finding that the proposed use meets the conditional use standard and for a waiver of site plan including the conditions of approval including ADA compliance and the painting of the lines and compliance with all other Township ordinances.
	A motion was made by Mrs. Lewis and seconded by Mr. Earnest.  The motion passes with a unanimous roll call vote with Mr. Caggiano abstaining.
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Adjournment
There being no further business, a motion was made by Mr. Shoemaker at 7:50 pm to adjourn the meeting.  The motion was seconded by Mr. P. Ritter and approved unanimously.  


John Hitchner
Secretary
