
 

 

   
 

 

 

 

 

 

SUSSEX COUNTY PLANNING BOARD 

 

MINUTES 

 

November 4, 2013 

 
The meeting was called to order by Vice Chairman Ford at 4:07 p.m. The meeting is 
held in compliance with the Open Public Meetings Act, NJSA 10:4-2 of 1975, as 
amended. Present were: 
 
 
 MEMBERS PRESENT: Michael Cecchini 
  Dr. John Ford, Vice Chairman 
  Wolfgang Gstattenbauer 
  Gene Crawford, 1st Alternate 
  John Risko, Engineering Alternate  
  Rich Vohden, Freeholder Director 
   
MEMBERS EXCUSED: Daniel Conkling 
  Dan Flynn, 2nd Alternate 
 
STAFF PRESENT: Eric Snyder, Planning Director 
  Alice Brees, Principal Planner 
  Antoinette Wasiewicz, Recording Secretary 
 
ALSO PRESENT:      Hristos Kaltsas, Applicant 
         Alex J. Zepponi, P.E., P.P. 
 
 
MINUTES: 
 

A motion was made by Michael Cecchini to approve the Minutes of October 7, 2013 as 
written. The motion was seconded by John Risko. All were in favor with abstentions 
from John Ford and Wolfgang Gstattenbauer. Motion carried. 
 
 

SITE PLAN/SUBDIVISION REVIEW COMMITTEE REPORTS: 

 

A motion was made by Michael Cecchini to approve the Development Review 
Committee Reports for October 7, 2013 and October 23, 2013 as presented. The 
motion was seconded by John Risko and carried unanimously. 
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APPEALS AND WAIVER REQUESTS 

 

A. WAIVER FOR KALTSAS LOT LINE RELOCATION FILE 6/12, COUNTY ROUTE 
 614, FREDON – CARRIED FROM OCTOBER MEETING: 
 
Alex Zepponi, Engineer with ENTEC was sworn by Eric Snyder.  He stated that he is 
licensed in New Jersey, New York and Pennsylvania as an Engineer and Planner. He 
started with ENTEC in 1986 and has testified in several hundred applications.  
 
Mr. Zepponi said the applicant initially had a three lot subdivision about ten years 
ago. The original proposal was for a residential dwelling, a deli and a strip mall. The 
third lot was for a professional office building. The project was done in stages, 
completing the house, the strip mall and a significant part of the office site grading on 
Lot 10.06. The stormwater infrastructure for that parcel was built and connected as 
well as a number of pipes and catch basins. At that time, it was intended to be part of 
the Fredon development area. Mr. Zepponi said the rules changed with the C-1 stream 
designation and affected the project.   
 
With the current constraints, the only thing the applicant can do is put a single family 
home on Lot 10.06. When the applicant received final approval for the single family 
home at the Fredon Board meeting, some members of the local Board asked if Mr. 
Kaltsas would move the lot line between Lots 10.05 and 10.06 so that all of the 
drainage, catch basins and pipes would be located on the commercial lot.  The 
applicant agreed. This triggered the Lot Line Relocation plan which brought them back 
to the County.  
 
Mr. Zepponi explained that on the original site plan, the proposed commercial 
driveway on Route 614 was a right out only at that point. But there were cross 
easements among the three lots, so that everybody could travel between them. From  
Lot 10.06, you could go back to the strip mall lot and then out onto Route 94 also.  
 
Now for the proposed residential driveway, it is in the same location -- as far away 
from Route 94 as possible.  There really isn’t any opportunity to move it anywhere.  In 
terms of planning, having a single family home at the intersection of a major county 
road and a state highway is bad planning. The environmental constraints are such 
that he can’t do anything else with the property. The driveway was checked at field 
meeting with County staff and it falls short with the sight line looking west of 245’ on 
Route 614.  Mr. Zepponi said it is not a disastrous condition in that if you are going to 
make the left out, the line of sight improves plus the person pulling out is accelerating 
up the hill toward the light. There is about three and a half seconds line of sight. The 
driver on Route 614 coming in that direction toward the proposed driveway and Route 
94 would have an enhanced opportunity to see the car, plus it is going uphill and that 
would aid in their slowing down and it is beyond the reaction time.  He does not 
believe it is an unsafe condition but technically it does not meet the requirements 
established by the County of 485’ sight distance.  
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Mr. Zepponi said there is no relief available to them. The lot was cleared up to the 
intersection of the State highway, so there is an enhanced line of sight in that 
direction. Mr. Snyder asked when this was originally approved, was there a sight 
triangle easement? Mr. Zepponi said there was.  The Board members looked over the 
plans.  
 
Mr. Risko said the subdivision was necessary so that the residential use was not 
mixed with commercial use. Mr. Snyder said that was correct and that you do not 
want to see a residential property owner responsible for drainage of the commercial 
site.  It was confirmed that the residential lot is being reduced to 1.8 acres and that 
this was acceptable with Fredon Township. Mr. Zepponi said the house size was driven 
completely by amount of disturbance on the lot. 
 
Mr. Cecchini said if this were a commercial use, it would be much more difficult to 
grant a waiver; but it is that much more difficult to remove the ability for the owner to 
utilize their property. The applicant made ample effort by the changing the use and 
has met all the other restrictions in building the other facilities.  
 
The meeting was opened to the public. None present. 
 
MOTION: 

 

A motion was made by Michael Cecchini to grant the waiver request. The motion was 
seconded by Wolfgang Gstattenbauer. A roll-call vote was taken. The results were as 
follows: Michael Cecchini-Yes; John Ford-Yes; Wolfgang Gstattenbauer-Yes; Gene 
Crawford-Yes; John Risko-No; and Rich Vohden-Yes. Motion carried. 
 
DIRECTOR’S REPORT  
 
A. STATUS OF COMPLETE STREETS STUDY: 
 
Eric Snyder reported that the Complete Streets Study is progressing. There will be a 
Stakeholders Steering Committee meeting on November 14. He said it has been 
reasonably well received but the constituency is somewhat limited. There has been 
good support from the Mayors of the affected towns. There will be a final presentation 
on the templates for the seven study areas after it goes to the Committee.  
 
UNFINISHED BUSINESS 

 

None 
 

NEW BUSINESS 

 

None 
 

OPEN TO PUBLIC 

 

None 
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ADJOURNMENT 
 
All business having been completed, a motion to adjourn the meeting was made by 
John Risko. The motion was seconded by Wolfgang Gstattenbauer and carried 
unanimously. The meeting adjourned at 4:45 p.m. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


