PEQUANNOCK TOWNSHIP



JANUARY 29, 2007

PLANNING BOARD




REGULAR MEETING
MEETING CONVENED:




7:30 PM

MEMBERS PRESENT:
Altis, Farrelly, Fitamant, Jorgensen, Imfeld, Tritschler, Troast, Vanderhoff.  Also present were Board Attorney Brigliadoro, Board Planner Hartmann and Board Engineer Gerry Rollings.


MEMBERS ABSENT:
Dickinson, Krause

NOTICE:
Chairman Farrelly stated that the requirements of the Sunshine Law had been complied with by posting the required notice on the Bulletin Board, posting same with the Township Clerk and sending it to the Star Ledger and the Daily Record on January 26, 2007.  

PERSONAL REPRESENTATION:
Chairman Farrelly asked if there was anyone present not listed on the Agenda for this meeting who wished to be heard.  No one came forward.

APPOINTMENT:
MOTION by Jorgensen, second by Imfeld to appoint Richard Brigliadoro of Weiner Lesniak as Planning Board Attorney.  All in favor.  Motion Carried.
MINUTES:
January 8, 2007 – Reorganization Meeting MOTION by Vanderhoff, second by Imfeld to approve the Minutes as submitted.  All in favor.  Motion Carried.

PUBLIC HEARING:

North Fork Bank, 500 Route 23 North, Block 2007, Lot 1

Preliminary and Final Site Plan, Flood Plain Development

Letter by Mr. Basrailian dated January 22, 2007 requested application to be carried to the 

February 26, 2007 meeting.  No further notice required.
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Lukoil-Azzuri Enterprises, 729 Route 23 South, Block 802, Lot 3
Minor Site Plan, Sign Application

Mr. David Dixon, Esquire of Feeney and Dixon represented the applicant Lukoil-

Azzuri Enterprises.  Also present were Will Viola, Jr. of Bohler Engineering.  The 

application is an amendment to an existing approved site plan in the flood plain.  The 

applicant proposes conversion of their interior space into retail use.  

The applicant revised their sign application deleting the off premises free standing sign.  

The applicant is now requesting three signs, all for the existing car wash.  The applicant 
is requesting two price board signs and one removable A-Frame sign.
Mr. Viola of Bohler Engineering testified to the fact that there will be two bathrooms one

located outside the building and one in the interior of the building.   Mr. Viola stated 
there will be two price board signs, one on the wall at the rear of the building and a 
twelve square foot sign as you enter the driveway. There will also be a movable six 
square foot A-Frame sign placed between the gas pumps.  The A-Frame sign will be 
removed after business hours.  None of the proposed signs will be illuminated. 

Mr. Viola went over the Board Engineer’s report.  In that report there was question as to

whether the site meet the ADA requirements for handicap parking.  Mr. Viola stated 

that even though a building permit would not be required for the proposed work the 

applicant would contact the Township Building Official and follow whatever 

recommendations made by the Building Official.  

John Rubinetti, owner of Lukoil, 729 Route 23 was sworn.

Mr. Jorgensen inquired as to how chemicals from the car wash were contained during 

a flood.  In answer to Mr. Jorgensen’s question, Mr. Rubinetti stated that the car wash is 

in an enclosed area.  He also stated that attached to the building is a sealed container that 

holds all chemicals that are produced from the car wash.  Mr. Jorgensen also inquired as 

to how waste oil was stored.  Mr. Rubinetti stated that the gas station does not change oil 
and that the waste oil tank was not in use.  Mr. Altis stated that if you sell oil you must 
have an area to store used oil.  Mr. Rubinetti stated that the station does have a waste oil 
tank.  
There was discussion with regard to the movable A-Frame sign.  Mr. Dixon stated the A-

Frame sign will be 2 feet by 3 feet and placed between the gas pumps. The A-Frame sign 
will be utilized only between the hours of 10 am to 5 pm seven days a week.  Mr. 
Vanderhoff inquired as to whether the portable sign used at the present time will be 
removed and was told by Mr. Dixon the sign will no longer be used.  Mr. Fitamant 
inquired as to whether there would be onsite food preparation and Mr. Imfeld inquired as 
to whether there will be coffee machines on premises.  Mr. Dixon stated that only 
convenience foods are to be sold from the site due to the limited space.  Mr.  Fitamant 
asked as to whether the first floor of the building is above or below the flood elevation 
and was told by Mr. Dixon that the building is below the flood elevation.  Mr. Farrelly 
questioned the placement of the dumpster and whether it was on an impervious surface.  
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Three photographs were entered into the record:

Exhibit A-1        Photograph of dumpster location showing fence

Exhibit A- 2       Photograph of screened dumpster and gate

Exhibit A- 3       Photograph showing parking space and fenced dumpster  
Ms. Hartmann said an inspection was made of the site by the Board of Health and she 

was informed by them that cleaning was being done outside the enclosed area.  Mr. 

Rubinetti stated that would be looked into and he would not allow that to happen again.

MOTION by Vanderhoff, second by Jorgensen to open the meeting to the public.

Mr. Ray Fuss, 33 Woodland Place was sworn.  Mr. Fuss stated that in the previous 

approval the building was to be painted green and a buffer was to be added along the 

back of his property for privacy.  The building is now white and the buffer is overgrown.  

Ms. Hartmann was instructed to do an inspection of the buffer area.  There was 

discussion as this time as to how to keep vehicles from going around the building after 

the car wash was closed for business.  It was suggested by Mr. Imfeld that placing the 

word “Closed” on the opposite side of the A-Frame sign would alleviate car traffic to the 

back of the building.
MOTION by Fitamant, second by Vanderhoff to close the meeting to the public.  

MOTION by Vanderhoff, second by Tritschler to approve the application with the 
following conditions: A-Frame sign to be two sided, with the word “Closed” on one side; 

offsite sign to be eliminated; car washing to be done only in the enclosed area of the 

building; carwash hours limited from 10 am to 5 pm seven days a week.  Yes votes from 

Altis, Farrelly, Jorgensen, Imfeld, Tritschler, Troast, Vanderhoff and Fitamant.  Motion 

Carried.
Spa 23,381 Route 23 South, Block 2306, Lot 27
Amended Site Plan

Mr. David Dixon, Esquire of Feeney and Dixon represent the applicant PANRAQ 
Associates.  Also present was Paul Darmofalski of Darmofalski Engineering and Carey 
Adler, Principal of Spa 23.  The applicant proposes interior design changes with no 
exterior improvements.  

Mr. Dixon explained there would be a reconfiguration of the inside of the existing 
building for spa and health club use.  Mr. Darmofalski testified that the building would 
gain an extra 2400 square feet interior space.  There are 164 parking spaces available on 
site. 

Mr. Carey Adler, 381 Route 23 was sworn.
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Mr. Adler testified that the front of the building, a space of 20 feet by 40 feet, will be 
double decked.  The upstairs nursery will be relocated downstairs near the lobby.  Mr. 
Adler also testified that the 40 foot by 40 foot basketball court will be double decked to 
accommodate an aerobic area and children’s program area.  The lower level will 
incorporate a bathroom and pool staff office.  Mr. Adler explained that there is great 

competition now among health clubs and that the building is 27 years old and needs to be 

renovated in order to make a more efficient use of the existing space.  
Mr. Brigliadoro asked Mr. Adler to explain how the project would be phased and how 

soon after completion of Phase 1 would Phase 2 begin.  Mr. Adler explained that Phase 1 

would consist of renovations to the nursery, racquetball court, basketball court and lobby.  

Phase 2 would consist of renovations to the men’s locker room an addition of a pool area 

bathroom and an addition of an office for the pool staff.  Mr. Adler also stated that he 

expects Phase 2 to begin no later than one year after completion of Phase 1.

MOTION by Vanderhoff, second by Fitamant to open the meeting to the public. Motion 

Carried.
No one came forward from the public.

MOTION by Vanderhoff, second by Altis to close the meeting to the public. Motion 

Carried.

MOTION by Vanderhoff, second by Imfeld to approve the application for internal 

modification with no outside renovations.   Yes votes from: Altis, Farrelly, Jorgensen, 

Imfeld, Fitamant, Tritschler, Troast and Vanderhoff.  Motion Carried.
Triangle Hofbrau, 23 Route 23 South, Block 3704, Lot 5

Zone Change Request

Michael Rubin, Esquire represented the contract purchaser of the Triangle Hofbrau.  Mr. 

Rubin stated there will be a future application to the site and because of that application it 

is necessary to modify the zone lines between the Commercial District and the 

Residential District.  Mr. Rubin stated the zone change would clarify and identify the 

portions of the site that would be utilized solely for business and solely for residential.  

The applicant wishes to remove both buildings on Lot 6 and a frame garage on Lot 7.  
The applicant proposes to remove part of Lot 7 and incorporate it into the C-2 District.  
The applicant will add a new garage to the frame dwelling on Lot 7.  

Ms. Hartmann stated that at the present time parking is taking place in the residential 
area.  The rezone will increase the commercial area and decrease the residential area, 

which means there will be no chance of a future subdivision in the residential area of the 

lot.  Mr. Altis inquired as to whether the one story masonry building on Lot 3 will remain 
and was told that it would.  Mr. Rubin stated that once the restaurant is enlarged the 

driveway and parking lot will be reconfigured.   
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Mr. Rubin asked for a recommendation from the Planning Board to go before the 

Governing Body requesting  a Zone Change for Block 3704 Lots 3,4,5,6 & 7.
MOTION by Vanderhoff, second by Tritschler to open the meeting to the public. Motion 

Carried.

No one from the public came forward.

MOTION by Vanderhoff, second by Tritschler to close the meeting to the public.  Motion 

Carried.

MOTION by Imfeld, second by Fitamant to recommend zone change to the Governing 

Body with the condition that there be no further subdivisions on the property and to make 

all lots conforming.  Yes votes from: Altis, Farrelly, Imfeld, Fitamant, Tritschler, Troast.  

No votes from: Jorgensen and Vanderhoff.  Motion Carried.

ADMINISTRATIVE
There was discussion regarding 23 Buffet.  Mr. Brigliadoro stated that once all conditions 

are met on the site an extension of time would be given to the applicant. 

Discussion was had as to a survey of existing signs in the Township.  The Board asked 

Ms. Hartmann to look into having someone photograph all signs in the Township.  This 

would include making a record of size and location of signs.
MOTION by Altis, second by Tritschler to adjourn the meeting at 9:35 PM.  All in favor.  

Motion Carried.

Respectfully submitted,

Recording Secretary
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