Upper Pittsgrove Township

Land Use Board Minutes

November 19, 2015
TO:  Township Committee                            Linda S. Buzby, Twp. Clerk

          Land Use Board Members                    L. Andrew Hoglen, Zoning Officer

A regular meeting of the Upper Pittsgrove Township Land Use Board was held in the Township Hall on the above date.  The meeting was called to order at 7:30 P.M. by Board Vice-Chairman reading the public announcement stating that adequate notice had been given provided under the “Open Public Meetings Act” and a flag salute.

Members present were:  Robert Duus, Thomas Buzby, Glenn Myers, Ralph Sickler, Dale Wilson, Jack Cimprich, Eric Kern, William Gantz, George Cassaday, and Linda Buzby.  
Also present was:  William F. Ziegler, Board Solicitor, J. Michael Fralinger, Board Engineer, Sarah Birdsall, Planner, Ross Levitsky, Esquire, James Clancy, Larry Maltman, Arret and Emery Dobson and township visitors.

Business to come before the Board:

1.  Minutes from August 20, 2015

2.   Resolution –



Dobson Turf Management

3.  Dobson Turf Management, LLC
4.  Resolution -


Norman Robinson
1.  Minutes –

A motion to approve the minutes from the August 20, 2015 meeting was made by William Gantz.  This motion was seconded by Thomas Buzby and adopted unanimously. 
2.  Resolution –


William Gantz made a motion to adopt the resolution for Dobson Turf Management, LLC that had been previously mailed to all members.  This motion was seconded by Thomas Buzby and adopted unanimously.
3.  Dobson Turf Management, LLC – Block 5 Lots 46 & 48

The Vice-Chairman opened the hearing for Dobson Turf Management, LLC.  Board member Jack Cimprich recused himself from this application since a Use Variance was being sought.  This application was deemed complete on August 20, 2015.  The applicant was represented by Ross Levitsky, Esquire.  Mr. Levitsky explained to the Board that they were seeking several different approvals and that he would like to take them as follows; Minor Subdivision-Lot Line Adjustment with Bulk Variances, Use Variance, and Preliminary and Final Site Plan with Bulk Variances.  Mr. Levitsky went on to explain the application.  They were proposing a Lot line adjustment to reduce Lot 48 to .80 acres and adjust the balance of the property would be consolidated into Lot 46.  Though Bulk Variances were required for Lot 48, it was noted that these were pre-existing non-conformities as to frontage and setbacks and that they were not creating any new ones except as to area.  Mr. Levitsky continued that Lot 47 and several other lots to the west of Lot 48 were all of similar size, therefore Lot 48 will be consistent with others in the area.  He continued to address proposed improvements to the site requiring both Use and Site Plan approvals.  They were proposing 20 storage bins that would contain components that would be blended for specific customer specifications.  The applicants were planning on installing a propane filling station, construct additional storage buildings as well as increase the size and location of open storage.  All this new activity would be located to the rear of the existing store and be off limits to the public.  There are signs to designate the area for “Employees Only” and these would be noted on the plan.  They were proposing to expand the retention basin.  M. Levitsky questioned Arret Dobson regarding the amount of activity occurring on Lot 46 at this time.  Mr. Dobson stated that they have approximately 8.54 people per day which is less that the 10-12 customers per day anticipated during the first Use Variance application.  The supplied a document showing sales through September.  Mr. Dobson stated that it was their intent to purchase Lot 48 and use the lot line adjustment to increase Lot 46 to allow for inventory storage, and construct product bins.  They were also proposing new storage buildings for indoor storage of inventory.  The propane tank would be for the filling of residents’ tanks as well as for the business.  They were proposing no new employees as a result of this expansion or increase in vehicles.  Emery Dobson explained the types of vehicles they were currently selling and also those they would be expanding their sales to include.  

Mr. Levitsky responded to Board Planner, Sarah Birdsall’s review letter dated September 3, 2015.  There would not be an increase of traffic, customers as a result of the expansion of the use variance.  He addressed the open storage building that had been constructed at the incorrect setbacks by the installation company and would be relocated to conform to the ordinance for setbacks.  The plans will be revised to state inventory storage in the center area instead of display area.  They were proposing additional display area both in front of and behind the split rail fence to the right of the entrance.  The display items on the outside would be brought in at closing every day, and no more than eight items would be placed there.  They were also seeking approval to keep an eleven foot locomotive plow blade that was placed to the left of the drive entrance as a display item.  Mr. Arret Dobson stated that at this time they did not anticipate any more business growth. To the left of the retention basin was tracks to permit customers the ability to test drive a vehicle before purchase.


Board Engineer, Michael Fralinger commented on his review letter dated October 1, 2015.  James Clancy, Engineer for the applicant responded to the changes in question on the site plan.  Mr. Clancy stated grass swale area on the original site plan had changed to stone with the approval of the site inspector.  Mr. Fralinger concurred that the stone was a better material to be used in that location.  Mr. Fralinger stated that a calculation as to total storage coverage was needed to determine if a variance was required.  Mr. Clancy did some calculations and stated that the applicant would need a variance for eight percent (8%) coverage were the ordinance permitted only point five percent (.5%).  Mr. Clancy also agreed to verify the contours for the area since the swale had been eliminated.  A variance was also required for total lot coverage.  Mr. Fralinger also stated that legal descriptions for both Lot 46 and Lot 48 would need to be submitted and approved.

The Vice-Chairman opened the hearing to the public for comment.  Mr. Gary Munyan commented that he felt that the proposed Minor Subdivision and Use Variance request was a better utilization of the property than as it was now.  They being no additional public speaking either for or against this application, the Vice-Chairman closed the hearing to the public for comment.

Board member Thomas Buzby commented about creating a non-conforming lot and future ramifications from approving such.  Board member Glenn Myers asked Board Solicitor, William Ziegler if approving this non-conforming lot would set a precedent.   Mr. Ziegler responded that each application should stand on its own merit and not set a precedent for the next application.

Mr. Levitsky reiterated all the approvals the applicants were seeking.  First, a Minor Subdivision Lot Line Adjustment to reduce Lot 48 to .80 acres, and Bulk Variances for existing conditions: frontage-required 300 feet, provided 56 feet, front yard setback-required 50 feet, provided 38.2 feet, side yard setback-required 25 feet, provided 10.4 feet and for an accessory structure; side yard setback-required 30 feet, provided 25.1 feet.  Proposed bulk variances for Lot 46 would be:  maximum coverage other-required 15%, provided 35%, accessory structure minimum side yard setback-required 30 feet, provided 1.7 feet.  Lot 46 would contain 15.55 acres.  The applicant was seeking a D(2) Variance for an expansion of a previously granted Use Variance to permit additional inventory storage, both inside and outside, expand the existing display areas, and permit the retail sales of recreational vehicles which include but are not limited to utility and low-speed vehicles and go-carts, and the addition of a propane tank to service both their own and residential tanks.  They were also requesting Preliminary and Final Site Plan approval.

Thomas Buzby made a motion to grant Minor Subdivision Lot Line Adjustment approval along with the requested Bulk variances.  This motion was seconded by Glenn Myers and adopted unanimously.  Ralph Sickler made a motion to grant the Use Variance request along with Preliminary and Final Site Plan and Bulk Variance approvals.  This motion was seconded by Thomas Buzby and adopted upon a call of the roll:  Ayes:  Sickler, Buzby, Myers, Wilson, Duus, Gantz and Buzby.  Nays:  None
3.  Resolution – 

Thomas Buzby made a motion to adopt the resolution for Norman Robinson that had been previously mailed to all members.  This motion was seconded by Dale Wilson and adopted unanimously.

There being no further comment and business before the Board, Robert Duus made a motion to adjourn the meeting.  This motion was seconded by Dale Wilson and adopted unanimously.
     Respectfully submitted,

     Linda Buzby, Secretary
                                                                             Upper Pittsgrove Township

                                     Land Use Board 

