PEQUANNOCK TOWNSHIP


JANUARY 8, 2007

PLANNING BOARD



REORGANIZATION MEETING

MEETING CONVENED



7:30 PM

MEMBERS PRESENT:
Altis, Dickinson, Farrelly, Fitamant, Imfeld, Jorgensen, Krause, Tritschler, Troast and Vanderhoff.  Also present were Jill Hartmann, Township Planner, Engineering Consultant Jerry Rollings of Crew Engineering and Richard Brigliadoro, Board Attorney.

MEMBERS ABSENT:
None
NOTICE:
Linda Zacharenko, Recording Secretary stated that the requirements of the Sunshine Law had been complied with by posting the required notice on the Bulletin Board in the Municipal Building, posting same with the Township Clerk and sending it to the Star Ledger and Daily Record on January 5, 2007.

REORGANIZATION:
New Members

Attorney Brigliadoro swore in Gerard Fitamant and Douglas Troast as new Board

members.
Planning Board Officers
Roger Imfeld, Chairman of the Nominating Committee, proposed the following slate of 

Officers, Chairman, Thomas Farrelly, Vice Chairman, Martin Altis and Secretary Philip

Dickinson. 
MOTION by Krause, second by Fitamant, being no further nominations from the floor,

Moved to accept the 2007 slate.  All in favor.  Motion Carried.

Board Secretary
MOTION by Jorgensen, second by Imfeld to appoint Linda Zacharenko as Planning

Board Recording Secretary.  All in favor.  Motion Carried.
Liaison to the Environmental Commission
Chairman Farrelly asked for a volunteer for the Environmental Commission.  Martin 
Altis volunteered as Liaison to the Environmental Commission.  All in favor.  Motion 

Carried.
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2007 Calendar
MOTION by Dickinson, second by Vanderhoff to accept the Pequannock Township 

Planning Board 2007 calendar.  All in favor.  Motion Carried.
MINUTES                                               
December 18, 2006 – Regular Meeting  MOTION by Dickinson, second by Jorgensen to accept the Minutes as submitted.  All in favor.  Motion Carried.


RESOLUTION

Hoboken Floors, 100 Alexander Avenue, Block 2701, Lot 6

Motion by Vanderhoff, second by Krause, to memorialize this resolution as submitted: in 

favor Dickinson, Farrelly, Jorgensen, Krause, Tritschler and Vanderhoff.  Abstain, Altis. 

Vote: 6 in favor, 1 abstain. Opposed, none.  Motion Carried.  

West Park Associates, 210 to 230 West Parkway, Block 202, Lot 23

Motion by Imfeld, second by Dickinson, to memorialize this resolution as submitted: in 
favor: Dickinson, Imfeld, Krause, Tritschler and Vanderhoff, ineligible: Farrelly and

Jorgenson, abstain: Altis.  Vote 4 in favor, 1 abstain, 2 ineligible.  Motion Carried.
DISCUSSION:

Lukoil-Azzuri Enterprises, 729 Route 23, Block 802, Lot 3

Mr. David Dixon, Esquire of Feeney and Dixon represented the applicant Lukoi-Azzurri Enterprises.  Also present was Will Viola, Jr. of Bohler Engineering.  The application is an amendment to an existing approved site plan in a flood plain.  The applicant proposes conversion of their interior space into retail use.  The applicant proposes no food preparation and will reduce the non conforming space by 606 square feet.  The applicant is also requesting a sign change.  Attached to the gas station is a carwash facility, which was previously approved.

Mr. Viola stated that all the newly proposed signs pertain to the carwash.  There is a menu board as you enter the site indicating different pricing for the carwash. A sign to the back of the building also indicates carwash pricing. The applicant is proposing to place a sign on the adjacent property, also owned by Shotmeyer Brothers, advertising the carwash.  Ms. Hartmann stated that signs off premises become billboards, which are prohibited according to ordinance therefore becoming a sign waiver.  
Ms. Hartmann asked if there were any architectural renderings of the existing building and was told by Mr. Dixon that because the building will not change renderings will not be submitted.  Mr. Viola stated there will be no additional building coverage or impervious coverage.  There will be no changes to the exterior of the building.  Mr. Viola stated there is sufficient parking and that parking will not be affected by the change.  
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Mr. Imfeld inquired as to whether there would be additional lighting placed on the signs and was told by Mr. Dixon that the carwash is a daytime business and additional lighting would not be necessary.  There is an existing carwash sign on the bays and a freestanding sign.  Mr. Farrelly inquired whether the applicant would come back for another sign once the food mart is in place and was told no.  Mr. Imfeld inquired whether the food mart would have a trade name connected to that use and was told no by Mr. Dixon.  Mr. Imfeld inquired as to whether there would be outside storage of gas station products and was told by Mr. Dixon that there would only be sales of auto related material.
Ms. Hartmann inquired as to whether there would be an ice machine connected to the building.  Mr. Dixon informed her that there would be no changes to the building and an ice machine is not going to be placed on the property.  Ms. Hartmann suggested the applicant bring in pictures for their public hearing.  

Mr. Vanderhoff inquired as to whether the existing freestanding sign will be removed and was told it would remain.  Mr. Vanderhoff asked whether the applicant was proposing a second freestanding sign and was told yes by the applicant’s attorney.  Mr. Fitamant inquired as to what was located on the premises off site and was told that a majority of that property was vacant but some of it is used by the piping company, which is Morris Pipe. Mr. Fitamant asked why the applicant didn’t use the existing pylon sign to advertise the carwash and was told by Mr. Dixon that there is a curve located on Route 23 just before the sign and because of that curve it was easy to miss the existing sign.  Mr. Fitamant inquired as to whether the freestanding signs would be lit and was told no by the applicant’s attorney.  Mr. Fitamant asked if the location was in the flood plain and was told yes.  Mr. Fitamant inquired as to whether there would be an increase in the production of garbage and whether the applicant anticipated an increase in the use of the dumpsters and was told by Mr. Dixon that there is not a significant use of the dumpsters now and therefore additional garbage would not be a problem.
Mr. Vanderhoff suggested that the carwash information be incorporated into the existing freestanding sign.  Mr. Fitamant requested a picture of the existing sign.  Mr. Farrelly stated he had a problem with a sign on the adjoining property because of a billboard issue.
Mr. Dixon said that there was a possibility that the carwash information can be incorporated into the existing sign and would look into that.  
Spa 23, 381 Route 23 South, Block 2306, Lot 27

Mr. David Dixon, Esquire of Feeney and Dixon represented the applicant PANRAQ Associates or Spa 23.  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. Adler related the need for change testifying to the age of the spa and the vast competition in the area.  
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Changes to Spa 23 will occur in two phases.  Phase One will include adding a second level to the basketball court and Phase Two will relocate the nursery and men’s locker room to the first floor.  Three racquetball courts will remain on the property.  

Mr. Darmofalski testified as to the calculations regarding parking due to the fact that additional square footage will be added to the interior of the building therefore changing the parking requirements.  Mr. Darmofalski stated there are 164 available parking spaces.  The applicant is not proposing to add any more parking spaces.  Mr. Darmofalski stated that the township ordinance does not address parking calculations for health clubs.  Mr. Darmofalski stated he researched the State of California’s ordinances regarding parking calculations for health clubs and came up with the calculation of one space per 300 square feet of floor area.  Mr. Darmofalski stated that Spa 23 is adding 2,400 square feet to the interior of the building, which is a 7 percent increase, and calculated the parking area to be one space per 250 square feet of interior space.  
Mr. Imfeld inquired as to valet parking and was told during peak hours, which are generally between 5:30 and 7 PM, the applicant provides valet parking.  Mr. Vanderhoff stated that he has been on the property during peak hours and there is ample space for parking in the back of the building.  Ms. Hartmann stated that the Township ordinance does not specifically mention health clubs so therefore as stated in Section 189.09.050 D of the Township Codebook “parking shall be required in accordance with the judgment of the Planning Board.”

The applicant will be back before the Board at the Board’s next scheduled meeting.  No variances and no notice is required.

North Fork Bank, 500 Route 23 North, Block 2007, Lot 1
Mr. Joseph Basralian, Esquire of Winne, Banta, Hetherington, Basralian & Kahn represented the applicant North Fork Bank.  Also present was John Mayo of Conklin Associates and Brian Hekemian, Property Maintenance for Plaza 23 Associates.
The Board Attorney Richard Brigliadoro reclused himself from the hearing due to the fact that his firm represents Mr. Hekemian of  Plaza 23 Associates.  Also asking to be reclused was Mr. Fitamant, who also has done business with Mr. Hekemian. Arrangements have been made for an alternate attorney to be present for the public hearing.
Mr. Basralian explained that this workshop meeting is as a result of the meeting of December 3, 2006.  At the meeting of December 3rd there was much discussion with regard to drainage and regarding of the parking lot.  
Mr. Mayo of Conklin Associates testified to the fact that changes have been made to the regrading design.  The applicant proposes the regarding to be a maximum cut of eight inches with an average cut of four inches.  The bank will be lifted to an elevation of 1.2 feet above FEMA elevations.  The first floor will be four feet above the curbing.  
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The impervious coverage of the site will now be decreased by 3 percent which will increase the green area of the site.   
Mr. Imfeld requested elevations of the proposed building.  Mr. Altis inquired as to when the last time the parking lot was repaved and was told by Mr. Hekemian that the parking lot has never been repaved.  The parking lot will be milled and the entire lot paved.  Mr. Jorgensen wanted to know if there were any trees in the area of the asphalt behind the bank and was told that in that area the asphalt would be removed and reseeded and left as a grassy area. 
Mr. Jorgensen inquired as to whether Plaza 23 Associates would agree to grant the Township an easement for the purpose of a River Walk along their property.  Mr. Basralian informed the Board that Plaza 23 Associates would not be opposed to granting the easement but they would need to know how wide the easement will be, where it will be and the wording of the easement in order to grant such a request.  
Mr. Farrelly inquired as to whether floodgates would be installed along the river to prevent flooding.  He was informed by Mr. Mayo that they were looking into floodgates. Mr. Altis inquired as to what type of soil is under the surface of the parking lot and was told by Mr. Mayo that it is sand.  Mr. Jorgensen asked about additional landscaping that was requested by Ms. Hartmann and was told there would be reseeding of a section of the property and landscaping around the bank.  
The project will be done in three phases.  Phase One, paving of the access strips, Phase Two, paving of the lot and Phase Three construction of the bank.  Mr. Vanderhoff asked for more clarification as far as landscaping was concerned.  Ms. Hartmann stated she would like to see plantings in the existing islands and also to remove a few parking spaces within each aisle in order to construct additional islands and landscape those.  Mr. Basralian said that typically the tenants like to have a clear view of their stores.  Mr. Hekemian said he would have his landscape specialist look into it and possibly come up with a revised plan for landscaping.  

Mr. Altis inquired as to whether the lighting would be changing on the site and was told by Mr. Hekemian that two years ago a lighting permit was taken out and it is all updated and the site is well lit.  The applicant will return to the Board at the Board’s next regular meeting.
There being no further business to discuss, motion by Vanderhoff, second by Imfeld to adjourn at 9:22 PM.

Respectfully submitted,

Recording Secretary
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