RESOLUTION

TOWNSHIP OF PEQUANNOCK 
PLANNING BOARD 

IN THE MATTER OF STOP & SHOP
DECIDED ON FEBRUARY 3, 2014
MEMORIALIZED ON MARCH 17, 2014
APPLICATION FOR SIGN APPROVAL

WHEREAS, Stop & Shop  (“hereinafter “Applicant” or “Stop & Shop”) has filed an application with the Township of Pequannock Planning Board (hereinafter “Planning Board” or “Board”), for sign approval for property known as Block 2007, Lot 1, on the Tax and Assessment Map of the Township of Pequannock (hereinafter “Township”), which premises are located at 500 Route 23 North, Pompton Plains, New Jersey, and located in the C-3 Highway Commercial Zone District (hereinafter “C-3 Zone”); and

WHEREAS, the Applicant has applied to the Pequannock Township Planning Board for approval pursuant to the Code of the Township of Pequannock, Chapter 153, Signs, which authorizes the Planning Board to review and approve all sign applications within the Township; and
WHEREAS, public hearings were held on January 13, 2014 and February 3, 2014, after the Planning Board determined it had jurisdiction; and
WHEREAS, the Applicant was not represented by legal counsel.
NOW, THEREFORE, the Planning Board makes the following findings of fact, based on evidence presented at its public hearing, at which time a record was made.

The within application is for premises known and designated as Block 2007, Lot 1, on the Tax and Assessment Map of the Township of Pequannock and located at 500 Route 23 North, Pompton Plains, New Jersey.  The subject site is located in the C-3 Zone District.  

The following documents were submitted in connection with this application for development:

1. Completed sign application, signed by Donald Agnoli and dated December 20, 2013; and 
2. Sign illustration consisting of one sheet prepared by Agnoli Sign Company, Inc., dated March 6, 2013 and last revised January 15, 2014.  
This is an existing commercial shopping center that contains several commercial retail tenants.  Stop & Shop will occupy the space previously occupied by the A&P.  

Testifying on behalf of the Applicant was Christina Moreau (hereinafter “Moreau”), a representative of Agnoli Sign Company, and Brian Hekemian (hereinafter “Hekemian”), an owner of the shopping center.  Hekemian testified that as an owner of the shopping center and having worked with Stop & Shop, he was familiar with their operation.  Moreau represented that the hours of operation of the Stop & Shop will be 6:00 a.m. to 11:00 p.m., seven (7) days per week.  
Stop & Shop originally presented a sign plan with the following signs:  

1.
Logo and “Stop & Shop”

193.60 sf
2.
“great food”



14.79 sf
3.
“low prices”



14.24 sf
4.
“WELCOME”



15.55 sf
5.
“PHARMACY”


14.37 sf
6.
“PNC BANK”



12.77 sf
7.
“flavorful meat”


21.60 sf
8.
“natural foods”



20.00 sf
9.
“fresh bakery”



18.80 sf
10.
“fresh picked produce”


30.60 sf
TOTAL AREA



356.33 sf

Thereafter, when the Applicant returned to the Board on February 3, 2014, the Applicant added an additional building-attached sign for the side of the building with a logo and the text “Stop & Shop”.  

The Board and the Applicant also discussed customer pick-up for items purchased at the store.  Hekemian testified that there will be designated spots in the parking lot for customer pick up.  The parking spaces for pick up would have appropriate identification signs.  It was explained that the building façade sign with the text “pick up” was not designed to indicate a designated pick-up area.  It was stipulated that there would be no pick up permitted in front of the store.  The “pick up” sign is designed for marketing purposes only.  Hekemian also testified that the two “welcome” signs are directional and will not have the “Stop and Shop” logo on them.  

The Board and the Applicant engaged in a lengthy discussion in regard to the newly-proposed, 94 square foot “Stop & Shop” sign with a logo proposed for the side of the building fronting on Jackson Avenue.  The total square footage of all signs would now be 419 square feet.  It was the consensus of the Board that this sign and logo be removed.  

The meeting was opened to the public and there were no members of the public present expressing an interest in this application.
NOW, THEREFORE, the Planning Board makes the following conclusions of law, based on foregoing findings of fact.

Stop & Shop is the Applicant for premises known and designated as Block 2007, Lot 1, on the Tax and Assessment Map of the Township of Pequannock and located at 500 Route 23 North  Pompton Plains, New Jersey, which site is located in the C-3 Zone.  This is an existing commercial shopping center that contains several commercial retail uses.  Stop & Shop will occupy the space formerly occupied by the A&P and proposes signage in connection with its occupancy of the site.  Stop & Shop requires design waiver relief from the Sign Ordinance of Pequannock Township.  More specifically, Section 153.06(B)(2) permits only one attached sign.  The two “welcome” signs will remain but are not included in the square footage because they are directional signs.  Therefore, design waiver relief from the requirement of a maximum of one attached sign is needed by the Applicant.  
Furthermore, Ordinance Section 153.06(B)(2)(c)[2] permits a total wall/detached sign area of 160 square feet or 3.5 percent of the façade area, whichever is larger, where the storefront is between 4001-6000 square feet.  The existing commercial retail anchor store has a façade area of approximately 6,006 square feet.  The total permitted wall/detached sign area is 210.21 square feet.  The Board notes that the prior tenant, A&P, had five building façade signs at a total sign area of 252 square feet.  With the elimination of the side sign and logo for Stop & Shop on the side of the building fronting Jackson Avenue, the total square footage is 294.57 square feet of sign area.  As a result, the Applicant requires a design waiver from the total sign area.  

The Board determines that it is appropriate to grant all of the waivers requested in connection with this application.  The Board determines that the waivers that are required as a result of the present application are not substantially different from that which has been previously approved in this shopping center.  The Board notes that the prior applicant, A&P, had 252 square feet of building façade sign and the new sign total for Stop & Shop would be 294.57 square feet.  

Upon consideration of the plans, testimony and application, the Board determines that the applicant has provided sufficient information so as to enable the Board to render an informed decision with regard to the request for sign approval.  The Board determines that it is appropriate to grant the application for signage as proposed by the Applicant and as amended by the Planning Board throughout the hearing process inclusive of the granting of waiver relief.

NOW, THEREFORE, BE IT RESOLVED, by the Planning Board of the Township of Pequannock, that the Application of Stop & Shop for premises commonly known as Block 2007, Lot 1, on the Tax and Assessment Map of the Township of Pequannock, and located at 500 Route 23 North, Pompton Plains,  in the C-3 Zone District and requesting sign approvals, is determined as follows:

A.
Approval is hereby granted to enable the Applicant to provide signage in conformance with the sign plan prepared by Agnoli Sign Company dated March 6, 2013 and last revised January 15, 2014, with the exception of the elimination of the logo and Stop & Shop sign proposed for the side of the building fronting Jackson Avenue which was specifically rejected by the Board.  
B.
Waiver relief is granted from the Sign Ordinance  of the Township of Pequannock and more specifically Sections 153.06(B)(2)(b) relative to the number of building façade signs and Section 153.06(B)(2)(c)[2] to permit the Applicant to have a total sign area of 294.57 square feet for all of the proposed building façade signs.

IT IS FURTHER RESOLVED that the above land use relief is granted subject to the following terms and conditions:



1.
The Applicant shall comply with all appropriate terms and conditions of the Township of Pequannock Code Chapter 153 – Signs.


2.
The Applicant represents that all of its representations and stipulations made by it or on its behalf to the Township of Pequannock are true and accurate and acknowledges that the Planning Board specifically relied upon said stipulations in the Boards granting of approval.  If said representations and stipulations are false, this Approval is subject to revocation.


3.
This Approval is granted strictly in accordance with any recommendations set forth on the record by the Planning Board at the time of the public hearings on January 13, 2014 and February 3, 2014.  


4.
The granting of this Application is subject to and conditioned upon the Applicant complying with all terms and conditions set forth in the Board Planner’s review reports dated January 13, 2014 and January 22, 2014.  


5.
All terms and conditions of the Board’s prior approvals shall remain in full force and effect except as satisfied or amended and not in conflict with this approval.



6.
Payment of all fees, costs and escrows due or to become due.  Any monies are to be paid within twenty (20) days of said request by the Board Secretary.



7.
Certificate that taxes are paid current to date of approval.



8.
Subject to all other applicable rules, regulations, ordinances and statutes of the Township of Pequannock, County of Morris, State of New Jersey, or any other jurisdiction.
The undersigned Secretary certifies the within Resolution was adopted by this Planning Board on February 3, 2014, and memorialized herein pursuant to N.J.S.A. 40:55D-10(g) on March 17, 2014.  






_________________________________







 
Roger Imfeld,  Board Secretary

In favor:

Against:

Abstained:
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