Township of Pequannock

Board of Adjustment

Regular Meeting

September 6, 2007

Meeting Convened:




7:36 PM

Members Present:




Bruno, Dolengo, Hebert, Herforth, 




Imfeld, Way, Finley, Petrarca, Aikey


Members Absent:




None

Notice:
Chairman Aikey stated that the Sunshine Law had been complied with by posting the notice of the date, time and proposed meeting on the bulletin board of the Municipal Building on August 30, 2007 and sending it to six area newspapers including the Suburban Trends on August 30, 2007.

Minutes:




August 2, 2007

Motion by Way, second by Dolengo to approve the minutes as submitted.  All in favor.  Motion Carried.

Resolution:

Schmieder – 14 Post Road , Block 1805, Lot 18

Motion by Way, second by Hebert to memorialize the resolution as amended.  In favor, Dolengo, Hebert, Way, Finley, Petrarca and Aikey. Vote 6 in favor.  Motion Carried.
Administrative:

Pequannock versus Amaral

Resolution – Authorization to Defend

Motion by Way, second by Bruno to authorize Anthony Wahl, Board Attorney, to file defense for lawsuit instituted by Amaral.  Mr. Wahl will represent the Township if the Township insurance does not cover the expense of the lawsuit.  

PUBLIC HEARING:

8:17 pm

Carbone – 323 Sunset Road, Block 2902, Lot 40

Lot Depth

Joseph Carbone 323 Sunset Road, Pompton Plains, sworn.
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Paul Darmofalski, Darmofalski Engineering, 86 Newark Pompton Turnpike, Riverdale, sworn.  

Mr. Darmofalski represented the applicant, Joseph Carbone.   Mr. Darmofalski gave the Board a brief synopsis of  the application proposal.  Mr. Darmofalski stated the applicant plans to remove a 50 year old dwelling and reconstruct a new dwelling on the site.  Mr. Darmofalski stated the lot depth is deficient, therefore, necessitating a variance.  A lot depth of 300 feet is required in the zone and the applicant has a lot depth average of 294 feet.   Mr. Darmofalski stated the applicant cannot purchase property from the neighbor because the neighboring property would become non conforming if property was sold to the applicant.  All other requirements for the zone are met.  Mr. Darmofalski stated all drainage improvements have been approved by Mr. Herrmann, the Township Engineer. 

Mr. Darmofalski stated that the septic system is relatively new and the Health Department will allow the septic system to remain in place but requires a recertification at the time of occupancy.  Mr. Darmofalski stated that at this time the property has a detached garage in the front yard, which will be removed.  

Mr. Darmofalski stated that the applicant will conform with all of the matters requested by the Board Engineer including a right of way dedication for Sunset Road.  Mr. Darmofalski stated there are no wetlands on the property.  

Mr. Wahl asked Mr. Darmofalski if the applicant actually approached the neighbor regarding purchase of property.  Mr. Darmofalski stated the neighbor is in conformity with the zone and if they sold property to Mr. Carbone that would place them in a non conforming situation.  

Mr. Dolengo asked if the applicant did not demolish the house whether they would need a variance.  Ms. Banyra stated that she spoke with both the building inspector and Mr. Wahl who both agreed that once the dwelling was demolished the applicant created a non conforming situation, therefore creating a variance.

Meeting was opened to public.  

No one from the public came forward.

Meeting was closed to public.

Motion by Way, second by Bruno to approve the application.  Yes votes from Bruno, Dolengo, Hebert, Herforth, Imfeld, Way and Aikey.  Motion Carried.

8:30 PM

New Bridge Services Inc. – 5, 9, 19 & 21 Evans Place, Block 1412, Lots 11,12,13
The applicant was represented by Frank Scangarella.  Mr. Scangarella stated that the applicant is a non profit community based organization and they are applying for a use variance approval arising out of non conforming conditional use standards. The applicant 
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is proposing to reconstruct three residential buildings to contain 11 affordable housing units for people with special needs and to include a conference room.  

Mr. Wahl inquired of Mr. Scangarella as to whether New Bridge Services was the owner of all the properties involved.  Mr. Scangarella stated they were.  

Robert L Parker, Executive Director of  New Bridge Services, 21 Evans Place, Pompton Plains, New Jersey, sworn.

Mr. Scangarella asked Mr. Parker how long he was Executive Director of New Bridge Services.  Mr. Parker stated he was Director since 1992.  Mr. Parker stated New Bridge Services is a non profit organization founded in Pompton Plains in 1963. Mr. Scangarella asked Mr. Parker what services are provided by New Bridge Services.  Mr. Parker stated they now offer five services; mental health, substance abuse, senior citizen services; housing services and children’s services.  Mr. Parker stated that New Bridge Services is licensed by the State of New Jersey.  Mr. Scangarella inquired of Mr. Parker as to how the Evans Place site is used by New Bridge currently.  Mr. Parker stated the site is now the administrative office.  Mr. Parker stated that the buildings on Evans Place will be turned into 11 housing units for lease.  

Mr. Dolengo asked Mr. Parker to elaborate on the special needs of the tenants who will be placed in the housing units.  Mr. Parker stated the special needs would include persons with disabilities such as physically disabled persons, people with substance abuse history, people recovering from mental illness.  Mr. Hebert inquired as to whether the tenants would be paying their own rent.  Mr. Parker stated the application is a tenant based situation where the tenants are responsible for paying the rent and if they don’t they are asked to leave.  Mr. Parker stated the tenants receive vouchers from the State therefore the tenants only pay 30 percent of their income for rent.  

Mr. Wahl asked if there is any supervision by New Bridge of the residence.  Mr. Parker stated the only supervision is whether or not the tenants are meeting their requirements as far as how they are handling their lease and paying their rent.  Mr. Parker stated New Bridge does not supervise the residents as far as if they take their medication or go to jobs because these are individuals who have learned to manage their disabilities and live independently.  

Mr. Wahl asked how many residents would be allowed in each unit.  Mr. Parker stated of the 11 units 5 are one bedroom, 5 are studios,  therefore only one person will be permitted in those rooms.  There is one two-bedroom, which will allow two persons to occupy that space.  Mr. Bruno asked if within New Bridge Services experience are the 
tenants long term.  Mr. Parker stated they do not expect the tenants to move and usually they have a tendency to remain long term.  

8:44 PM

Melody Federico, Director of Housing Development, 21 Evans Place, Pompton Plains, New Jersey, sworn.
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Ms. Federico stated there are three qualifications you must meet in order to qualify for housing; one, you must be 18 years old, two, you must meet the income requirements, and three, you must have a special need.  

Mr. Scangarella asked Ms. Federico what time table did she perceive for the project.  Ms. Federico stated that after they received approval she would expect to have occupancy in around 15 months.  Mr. Way inquired as to whether the tenants would be new tenants or tenants from other properties owned by New Bridge.  Ms. Federico stated generally they would advertise and people would be placed on a waiting list.  

Mr. Hebert asked if New Bridge would provide transportation for the residents.  Ms. Federico stated that could be a service provided.  Mr. Hebert asked if New Bridge would be providing vans and where would the vans be parked.  Ms. Federico stated it is a residential project so more than likely the residents would be picked up by private vans, not vans owned by New Bridge Services.  Ms. Federico stated the average tenant would receive around $700 a month from Disability and they would pay around 30% of that income for rent, which is around $200.  Mr. Wahl asked if the facility would be a drug rehab facility and was told by Ms. Federico that is not the case, rather it is an apartment lease base.  Mr. Hebert wanted to know if most of the residents would come from Morris and Passaic County.  Ms. Federico stated that is the areas they serve so that would be their community contacts.  

Mr. Way wanted to know if there was any expectation as to how long residents who pick up the leases would remain.  Ms. Federico stated that leases are annual but typically the leases would run for an extended period.  Mr. Hebert inquired as to whether there would be any mentor or monitor on the property.  Ms. Federico stated they would monitor the property at least once a week.  
Ms. Federico stated the funding source would require a maintenance budget.  Mr. Way inquired as to how long New Bridge would continue in this type of service to the residents.  Ms. Federico stated there would be a deed restriction on the property for 30 years that would require New Bridge to provide services to the tenants.  

Ms. Banyra inquired as to what the community room would be used for.  Ms. Federico stated that room would be used as a property management office, for lease signing and for tenant community gathering.  Mr. Hebert asked if New Bridge Services was planning on expanding in the future.  Ms. Federico stated that at this time they are only looking at the eleven units.  Mr. Bruno asked if this project was the largest project New Bridge would supervise.  Ms. Federico stated that New Bridge has twenty-nine scattered projects 
but this one would have the most units.  Mr.Way questioned Ms. Federico as to what type of people the residents are and what sort of special needs do they have.  Ms. Federico stated they could be recovering from mental disease, substance abuse, et cetera.  Ms. Federico stated that the people renting the apartments would be at the point in their life 
where they would be able to manage their illnesses. Mr. Way wanted to know how New Bridge would differentiate between applicants who would be acceptable and those who are not.  Ms. Federico stated the applicants would have to meet three requirements, age, income and disability. Mr. Way asked if after the applicants move in if there is any 
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supervision.  Ms. Federico stated the relationship between New Bridge and the applicant is landlord and lease.  Mr. Way asked if New Bridge would have an overseeing presence and was told by Ms. Federico as to property maintenance New Bridge would oversee the property.  Mr. Imfeld asked what type of transportation would be available to the tenants.  Ms. Federico stated that the location is suitable due to the fact that there is a bus line, retail locations, grocery shopping and churches in the area.  Mr. Bruno wanted to know how the neighbors would contact New Bridges if there was an issue with a certain tenant.  Ms. Federico stated the neighbors could contact property management.  Mr. Aikey asked who would determine whether a tenant was capable to live on their own.  Ms. Federico stated someone such as a social worker or property management would interview the applicant.  Mr. Dolengo asked if the apartments were hardwired for telephones and how would the tenants contact police if needed. Ms. Federico deferred to the professionals.  Mr. Herforth inquired as to how many evictions New Bridge has a year.  Ms. Federico did not know the answer to that.  

Ms. Banyra asked if New Bridge offered any education, such as, how to manage money.  Ms. Federico stated those services are available to the tenants.  Mr. Parker stated the facility proposed would take in people that have a proven track record of being able to live independently in the community.  

9:37 PM

Paul Darmofalski, Licensed Engineer, 86 Newark Pompton Turnpike, Riverdale sworn.  

Mr. Darmofalski stated the property consists of three separate lots, Lot 11, 21 Evans Place, Lot 12, 9 Evans Place, Lot 13, 5 Evans Place.  The property is located in the Commercial 1 Zone.  To the north of the property is the Residential 11 Zone.  The rear yard of the residential homes meet the rear yard of the proposed site.  

Existing Lot 11, which is 21 Evans Place, is adjacent to the Lutjen building.  The principal use of 21 Evans Place is offices.  The rear garage will be demolished.  There will be 5 residential units on that lot.  

Existing Lot 12, 9 Evans Place, is used as an office.  The use on that lot will be residential and meeting room.  There will be three residential units in that dwelling.

Existing Lot 13, 5 Evans Place, has an office and apartment.  The detached garage will be demolished.  The dwelling will house three studio apartments.  

Mr. Darmofalski stated that the intention of New Bridge is to merge all the lots and have them function as one use.  All septic systems will be demolished and a new septic system installed.  Because the septic system is in excess of 2,000 gallons a day the applicant needs to apply for a State Treatments Works permit.  

The site will be improved with concrete walks and adequate lighting in the parking area for security purposes.  The light poles will be 12 foot high, shoebox fixture, 175 watts with a concrete base.  Mr. Bruno asked if the lighting can be shielded to prevent glare for 
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the neighbor.  Mr. Darmofalski stated the light is designed to shield away from the residences.  Mr. Darmofalski also stated there will be bollard lighting for the walkways.  

Mr. Darmofalski stated there will be a board on board fence installed in the rear of the property.  Junipers are also proposed to provide privacy for the neighbors.  

Mr. Darmofalski stated there are 21 parking spots proposed in total for all the buildings.  Mr. Darmofalski stated that most of the parking spaces will not be needed because most of the residents do not drive and asked the Board if they would consider land banking some of the parking spaces.  Mr. Darmofalski stated he thought the site would only need eleven parking spaces and that the other land banked spots could be landscaped to provide a better buffer for the neighboring residential properties.  Mr. Darmofalski stated there will be no sign placed on the premises.  Mr. Hebert asked if it was possible to place a contact sign on the premises.  Mr. Darmofalski recommended a sign can be placed in the meeting room.  Mr. Hebert asked if that could be done on the outside of the building.  Mr. Darmofalski agreed.  

Mr. Darmofalski stated the dumpster will be placed west to the rear of the parking lot.  There will be a dumpster for recycling and garbage, with screening surrounding the dumpsters.  

There was further discussion regarding land banking.  It was agreed that the applicant would land bank ten spots and keep eleven parking spots.  Mr. Finley asked whether the lighting would be moved because of the land banking.  Mr. Darmofalski stated the lighting would be relocated, therefore, providing a larger buffer area.  Mr. Aikey asked if the lighting would be controlled by timers.  Mr. Darmofalski stated the lighting would be dusk to dawn and also set by timers.  Mr. Aikey asked if there was a fence around the property.  Mr. Darmofalski stated the fence proposed would be installed around the rear of the property and on the side facing the Lutjen property.   The fence will be six feet high.  

Mr. Simone suggested the light fixture be reduced to 150 watt.  Mr. Darmofalski thought when he reevaluates the parking area plan he will be able to reduce the amount of light fixtures.  

10:22 PM

Dennis E. Kaczka, Licensed Architect in the State of New Jersey, 86 Miller Road, Kinnelon, New Jersey, sworn.

Mr. Kaczka stated the application consists of three buildings.  The building designated as number five consists of an existing one and-a- half story dwelling.  Building number five will be turned back to a residential building with two studio apartments.  Building number 5 will be modernized inside and out.  

The building designated as number nine is an existing structure, which will be turned into  two one-bedroom units.  The meeting room will be included in building nine.  The lower level of the building is handicap accessible.  Mr. Hebert asked if there will be any 
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elevators installed.  Mr. Kaczka stated there would be no elevators therefore the second floor unit would not be handicap accessible.

21 Evans Place, the third building, had office use which will be returned to residential apartments.  21 Evans Place will be installed with all new bathrooms and kitchens. Also included will be new roofing, windows, siding and the electrical and plumbing will be brought up to code.   All three buildings will have porches.  

Ms. Banyra inquired as to what type of safety requirements are inherent in the design of the buildings.  Mr. Kaczka stated the buildings do not need fire suppression because of the number of stories.  Ms. Banyra inquired as to whether the fire alarms will be hard wired.  Mr. Kaczka replied they will be hard wired.  Mr. Bruno asked if the buildings will be independent in nature from each other.  Mr. Kaczka stated they will be unique to each other, all different including coloring.  Mr. Finley wanted to know what the height of the building at 21 Evans Place was.  Mr. Kaczka stated he did not place elevations on the plan because the buildings are existing and the height will remain the same.  Mr. Aikey asked if there will be a handicap ramp to the meeting room.  Mr. Kaczka stated there will be a handicap ramp to the meeting room.  Mr. Bruno asked why the handicap parking spots at 9 Evans are far from the handicap accessible building at 9 Evans Place.  Mr. Kaczka answered that 21 Evans Place is also handicap accessible and the parking spots would also serve that building.  Mr. Kaczka stated the handicap ramp will have a roof over it for protection from the elements.  Mr. Imfeld asked whether there is a requirement to have a certain amount of handicap accessible units.  Mr. Kaczka stated there are no State requirements because of the size of the project.  Mr. Bruno asked if fire sprinkling could be looked into as part of the project.  Ms. Federico stated the apartments will be provided with fire extinguishers.  

The application is carried to the next meeting.  No further notice will be necessary.

There being no further business to discuss, motion by Imfeld, second by Dolengo to adjourn at 10:54 pm.  All in favor.  Motion Carried.

Respectfully submitted,

Linda Zacharenko

Board of Adjustment Secretary

