
REGULAR MEETING 
  

Lebanon Township Planning Board                                                                                            November 4, 2008 
Municipal Bldg   530 West Hill Road   Glen Gardner, N.J. 
  
The 813th Regular Meeting of the Lebanon Township Planning Board was called to order at 7:03 p.m. by Vice 

Chairwoman Doreen Bleck.  Present were:  Mr. Weeks, Mr. Schmidt, Mr. Gerlich, Mr. Piasecki, Mr. Rich, Mr. 

Piazza, Mr. Weiler, Attorney Gallina and Planner Bolan.  Also present:  Mr. Flemming.  Mr. MacQueen arrived at 

7:10 p.m. 
  
Notice of this meeting was provided for in the “Annual Meeting Notice Schedule” adopted by this board on January 

8, 2008, mailed to the Hunterdon Review, Hunterdon County Democrat, Express Times, Courier News, Star Ledger 

and posted on the bulletin board in the Municipal Building on October 29, 2008. 
  
PRESENTATION OF MINUTES:                 October 7, 2008      Regular Meeting 
  
Motion by Mr. Piasecki and seconded by Mr. Piazza to approve the minutes as presented.  Unanimously approved. 
  
FYI:  At the December Meeting  I will have on the Agenda: Budget, Terms and Reorganization Meeting 
  
EXTENSION OF TIME TO FILE DEEDS: 
  
a.  James Butters                                                                 Block #16       Lot #20 
     1 Lot Minor Subdivision with conditions                      Hoffmans Crossing Road   RC 7½ 
  
Attorney Michael Selvaggi and Mr. Butters were present to discuss the extension of time.  Attorney Selvaggi 

explained to the board since the prior extension of time approval of August 5, 2008 which granted an extension thru 

October 15, 2008, unfortunately due to unforeseen difficulties with regard to the applicant’s surveyor’s 

unavailability, we were unable to provide Attorney Gallina and Engineer Risse with the properly revised deeds.  The 

documents have been recently forwarded to both board professionals for review.  Attorney Gallina informed us that 

the prior extension granted has expired.  Attorney Selvaggi stated that they are here this evening for an additional 

extension of time of 45 days which will enable them to record both the requested documents. 
  
Both Attorney Gallina and Engineer Risse have reviewed the deeds and do not have a problem with the board 

granting a 45 day extension of time.  After a brief discussion, motion by Mr. Gerlich and seconded by Mr. Piasecki 

to approve the 45 day extension of time to file the deeds.  Unanimously approved.  Attorney Gallina will prepare the 

Resolution to be placed on the next agenda of December 9, 2008. 
  
Chairman MacQueen arrived and took over the meeting at this time. 
  
ITEMS FOR DISCUSSION: 
  
a.  Fire Protection Ordinance – Engineer Risse 
  
In the absence of Engineer Risse, Planner Bolan reviewed for the board the amendments made to the Fire Tank 

Ordinance.   Engineer Risse is preparing the Detail Plan.   The subject of creeping majors was brought up by Mr. 

Rich.  Mr. Schmidt asked about the Detail Plan being prepared by Engineer Risse and about getting all the 

mechanics from the manufacturer.  At the conclusion of the board’s discussion, motion by Ms. Bleck and seconded 

by Mr. Gerlich to send the amended Fire Protection Ordinance to the Township Committee for tomorrow nights 

meeting for introduction.  Unanimously approved. 
  
b.  Alternative Energy/Home Occupation  – Reschedule Subcommittee Meetings 
  
Ms. Glashoff stated that since the meetings that were scheduled for October 30th were cancelled because of the Snow 

Storm, we need to reschedule.  After a brief discussion by the board, the Alternative Energy Sub-Committee will 

meet on Wednesday November 19th at 3:30 p.m.  Ms. Glashoff will contact the two members from the Board of 



Adjustment.   The board discussed the Alternative Energy concept.  Planner Bolan noted that John Flemming didn’t 

want to approve any zoning permits for the outdoor wood burning furnaces when the County Board of Health could 

come along and shut it down and issue fines.  Mr. Rich agreed stating that this has to get worked out with the county 

and asked if a letter had gone to the County Freeholders that was discussed at the last meeting.  Mr. Schmidt was 

under the impression that the letter would come from the sub-committee.   Planner Bolan noted that the Zoning 

Officer has done a lot of research on this issue.  In speaking to other counties, none have taken the same approach 

as Hunterdon County.  At the conclusion of the board’s discussion, the Home Occupation Sub-Committee was 

discussed and they will meet on Wednesday December 3rd at 3:30 p.m. and Ms. Glashoff will also contact those 

Zoning Board Members to let them know of the new date. 
  
c.  COAH – Planner Bolan 
d.  Resolution  “Notice of Intent to Petition the Highlands Council” 
  
When the Governor approved the Highlands Plan in September he also had an Executive Order which said 

the Highlands and COAH should figure out what is going on and they have to do something within 60 
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days.   Planner Bolan stated he spoke to Eileen Swan about it and the upshot is that they are going to make our 

COAH conformance, extend the COAH conformance with the Highlands Plan.  Rather than the board 
submit a Housing Plan by December 31, 2008, it will be December 9, 2009.  Mr. Piazza said if we get on board with 

our Plan our obligation will be lowered because of being in the Preservation Area..  Planner Bolan agreed.   The 

growth projections that we would have had to address in the Housing Plan by December 31st is completely off the 

wall. 
  
Planner Bolan asked Highlands Director Eileen Swan if we have to adopt a Resolution that says we intend to 

comply.  Mr. Weiler wanted to know what our incentive is since we don’t have a choice.  This came from COAH 

per Planner Bolan.  There are many municipalities that are split between planning areas and preservation areas.  Mr. 

Rich brought up the subject of the Pinelands since it was part of the board’s discussion at a prior meeting that 

Planner Bolan was suggesting that we should try a play a heavier hand and get Highlands to allow the Townships to 

do some flexible mapping and wanted to know if that is in the works at all.  Planner Bolan said nothing has 

happened since the last time the board discussed it.  Planner Bolan stated he had a meeting with the Highlands staff 

early in October at Banisch Associates.  It was brought up at that time and he said that they have to give some 

flexibility to these municipalities.  Planner Bolan said he explained his whole Pinelands experience and said when 

he went out to negotiate with the 22 municipalities, if there hadn’t been any flexibility, they would have walked 

away.  Planner Bolan reviewed for the board how they handled everything back then with the Towns in the 

Pinelands. 
  
Planner Bolan said he doesn’t know how things will play out.  There needs to be some flexibility.  Planner Bolan 

went on to say that Eileen understands it, she also has a council that has some very ardent environmentalist that are 

very difficult to deal with in terms of what makes sense to us from a planning prospective.  A couple of meetings 

before adopting the plan, their was a motion not to have any changes.  Mr. Rich asked if there would be any action 

before having to opt in comes to a conclusion like letting the Townships have some flexibility to do some of their 

own remapping.  The opting in is for the planning areas per Planner Bolan.  The preservation areas are a done deal. 
  
Chairman MacQueen referred to page 3 of the letter from the Highlands Council, “Notice of application for 

development”  does it mean that an applicant has to prove they have demonstrated they are going to the Highlands 

Council before going to a board.  Planner Bolan said they have to notify them they are going to a board.  Planner 

Bolan said it is no different then when an applicant notifies the utilities and the adjoining property owners.  Attorney 

Gallina said this needs to be added to the certified list.  Planner Bolan referred to the second paragraph on page 3, 

“even if an applicant doesn’t require notice under the MLUL, they still have to notice the Highlands.   Ms. Glashoff 

questioned those residents going before the Zoning Board for approval of an addition.  Planner Bolan said the 



exemptions from the Highlands Act which are the exemptions that DEP has to follow where not incorporated into 

the Highlands Plan.  They want to but don’t know how to incorporate them 
  
During the discussion, Mr. Rich asked if the Zoning Officer would have the authority to grant a zoning permit to 

someone wanting to put an addition on their house.   The board discussed this issue at length.  Chairman MacQueen 

questioned what does the board need to do regarding the Resolution.  Planner Bolan stated that it is the 

responsibility of the Township Committee to adopt the resolution and send it on to the Highlands Council.  The 

Resolution is just an FYI to the Planning Board.   
  
CORRESPONDENCE: 
  
Ms. Glashoff announced that the Musconetcong Watershed Association is hosting two presentations on: 

“Considering Highlands Plan Conformance in Your Community”  Wednesday November 12th @ 7:00 pm at the 

Hackettstown Municipal Bldg and Tuesday November 18th at 7:00 pm at 

the Franklin Township Municipal Building in Warren County.  This is an FYI for anyone interested in attending. 
  
PRESENTATION OF BILLS & REPORT: 
  
a.  John Gallina, Esq.                                $ 630.00 
b. Bayer/Risse Engrs.                            $ 3,047.50 
                                                Total:    $ 3,677.50 
  
Ms. Glashoff informed the board that she had one additional bill to add.  The bill is from Attorney Gallina 

for $175.00, Escrow on the Butters application.  This will bring the total to $3,852.50.  Motion by Mr. Gerlich and 

seconded by Mr. Piazza to approve the bills as amended.  Unanimously approved. 
  
Being no further business to come before the board, nor comments from the public, motion by Ms. Bleck and 

seconded by Mr. Piasecki to adjourn the meeting at 8:07 p.m.  Unanimously approved. 
  
  

 
                                                                                                __________________________________________ 
                                                                                                CHAIRMAN GARY MACQUEEN 
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GAIL W. GLASHOFF, PLANNING BOARD CLERK 
 


