TOWNSHIP OF PEQUANNOCK

BOARD OF ADJUSTMENT

November 3, 2011

REGULAR MEETING

Meeting Convened:




 7:38 PM

Members Present:
Cielusniak, Dolengo, Hebert, Herforth, Imfeld, Melleno and Way.  Also present Anthony Wahl, Board Attorney and Eileen Banyra, Township Planner.

Members Absent:
Bruno

Notice:
Vice Chairman Dolengo stated that the Sunshine Law had been complied with by posting the notice of date, time and proposed meeting on the bulletin board of the Municipal Building on October 27, 2011 and sending it to the six area newspapers, including the legal paper on October 27, 2011.

MINUTES: 





October 6, 2011

Motion by Hebert, second by     Imfeld to approve the minutes as amended.  All in favor.  Motion Carried.

Mr. Melleno stood in as a full time voting member.

RESOLUTION:

Liccardo, 31 Garden Place, Block 1403, Lot 4

Motion by Imfeld, second by Hebert to memorialize the resolution as submitted.  In favor:  Dolengo, Hebert, Herforth, Imfeld, Way and Melleno.  Motion Carried.
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Siemonsma, 22 May Avenue, Block 1405, Lot 1

Motion by Imfeld, second by Dolengo to memorialize the resolution as submitted.  In favor:  Dolengo, Hebert, Herforth, Imfeld, Way and Melleno.  Motion Carried.
Richard Trautwein, architect for Siemonsma, demonstrated to the Board how he arrived at the percentage of building coverage for his client.

PUBLIC HEARING:

Handel, 441 Newark Pompton Turnpike, Block 2604, Lot 19
Use, Site Plan

There was discussion as to whether the Board would hear the revised application or postpone the hearing until the next month’s meeting.  The applicant stated he was prepared to go forward and brought in all his experts and wanted to go forward with the hearing.
8:12 PM

Michael Handel, applicant, previously sworn.
Mr. Handel told the Board he modified his plan by reducing the size of the building, changing the residential units from the general public to making the two apartment units available for his employees only, moved some of the parking around, had a traffic study done and added the landscaping to his rendering. 

Mr. Handel stated he had lengthy conversations with the neighbors alongside the site and felt he addressed all their concerns with landscaping and redesigning of the rear building.  

Mr. Handel stated that his business is general contractor and he owns his own equipment such as a backhoe and dump trucks.

Ms. Banyra asked the applicant if he was going to manufacture cabinets and display them in his showroom.  Mr. Handel stated the retail space would be used as cabinet display only.

Marked for Exhibit A-9 – Rendering of Front Elevation

Marked for Exhibit A-10 – Rendering of Side Elevation

Marked for Exhibit A-11 – Rendering of Rear Elevation
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8:29 PM

William Byrne, architect for the applicant, previously sworn. 

Mr. Byrne stated the height of the building to the peak of the roof is 28’ and the height of the rear garage building is 26’.   Mr. Way made observation that the proposed building is no taller than other residential buildings in town.  Mr. Byrne stated the truck storage area of the building is cut into three sections in order to soften the look of the building.  
Mr. Byrne stated the idea behind his design was to try to create a building that would maintain the general scale of the neighborhood surrounding it.  Small roof projections are used to break up the height of the building.   
Mr. Byrne stated that because of the reconfiguration of the building they were able to add an additional garage storage bay to allow an additional piece of equipment to be stored indoors.   Mr. Byrne stated the overall footprint had been reduced to narrow the front portion of the building 12 feet in order to get a buffering area and walkway alongside the building.  The height of the overhead garage doors are 14’ high.  
Mr. Byrne stated they are installing recessed lighting on the building.  

Mr. Handel stated the front plantings would be 10 to 12 feet tall at 2 and-a-half inch diameter; the trees on the side of the building are a special designed tree that stays narrow and tall, planted at 8 to 10 feet high.  Mr. Handel stated he would provide the Board with a revised landscape architect plan.  

Mr. Handel stated the hours of operation would be 7am to 6pm Monday through Saturday and 9am to 6pm emergency only on Sundays.   Ms. Banyra asked if the trucks start before 7am.  Mr. Handel stated there may be a time when the trucks move off the site before 7 am and stated that if the trucks had to go out before 7am he would park them closer to the gas station the night before.  Mr. Handel stated that in the winter the trucks are plugged in and don’t need to be warmed up.  Mr. Handel stated that no salters would be stored on the property for snow plowing usage.  
9:03 PM

Fred Meola, Engineer for the applicant, previously sworn.

Mr. Meola stated he modified the plan to reflect reduction of impervious coverage and building size.  The bays in the garage were reduced to 2 bays being 35 feet deep; 2 bays 40 feet deep and 2 bays 45 feet deep.  The garage abuts with Park Avenue and the setbacks for that area is in conformance with the ordinance.  Mr. Meola stated that there are neighboring garages and sheds along the side of the proposed garage area.  Mr. Meola stated they put in spotted landscaping along the Park Avenue side to maximize the 
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screening in the area.  Mr. Meola stated that the maneuvering throughout the site has been adjusted because of the reduction in the building size.  The trash and recycle bins have been moved to the fence line.  Mr. Meola stated there will be lighting poles on each of the islands in front of the building, one by the gas station and one by the recycle/trash bin.  There will be a three foot strip on the north side of the building with a wheel stop.  
Storm water runoff from the building will be handled with pits in the rear and will recharge back into the sandy soil of the area.  Seepage pits will be placed on each side of the driveway in the front area.  The back garage area driveway will consist of clean stone.  Mr. Meola stated there will be no outside storage of equipment; all equipment will be kept inside the garages.  The width of the gate to the back area is 24 feet and will be open 7 am until 6 pm.    
Ms. Banyra asked the applicant to enlarge the planting area along the gas station side of the property.  

Mr. Handel stated that he would have five to six employees and they would park their personal vehicles behind the fence and also in front of the fence.  Mr. Handel stated there would be no outside storage of vehicles in front of the fence line.  Mr. Handel stated that dump trucks, roll offs, tractors and backhoes would be parked outside the garage and inside the garage.  Mr. Handel stated his busy season is from March to the end of October.  Mr. Handel stated that at present he has three to four employees going to the site and they presently park on site.  

Mr. Handel stated that during working hours the 24 foot gate would be kept open.  Mr. Handel stated the fence will be a solid white vinyl and is asking for a variance of 8 feet high.
9:44 PM

Judd Rocciola, Traffic Engineer, for the applicant, sworn.

Mr. Rocciola prepared a traffic report dated July 20, 2011.  Mr. Rocciola investigated the traffic flow at the intersection of Alexander Avenue and the Newark Pompton Turnpike.  Mr. Rocciola stated that he based his report on the original application and estimated the trip generation that the residential and retail component would generate during the morning and afternoon peak hours.  Mr. Rocciola stated that the size of the development in terms of traffic is a very modest generator.  

Mr. Rocciola stated the County reviewed the plan and did not require a traffic study.  Mr. Rocciola stated that the driveway locations in his opinion are correct, the southern driveway designated as the exit and the northern driveway the entrance.  Mr. Rocciola stated he tested the driveways with a turning template with a dump truck pulling a 30 foot trailer and stated the maneuver coming out can be made by cutting back the curb.  Mr. 
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Rocciola stated that the trucks should come in from the south to make it an easier turn getting into the site.  
Mr. Battaglia, township engineer, stated that he is satisfied with the traffic report even though he thought it would be tight.  Mr. Rocciola stated the trucks would need to go over the hatched area next to the handicapped parking spot when leaving the site.  Mr. Rocciola stated that trucks pulling into the site would have to enter the garage in order to turn their trucks around.  
10:10 PM

John McDonough, Planner for the applicant, sworn.

Mr. Schepis asked the planner if he felt the application was stronger since it was revised after the last meeting.  Mr. McDonough stated there is a reduction in mass in terms of the building.  Mr. McDonough felt the fact that the apartments will now be considered workforce housing or caretaker type use has made the application stronger. Mr. McDonough stated there will be an increase of landscaping on the property.  Mr. McDonough stated that because the building has been reduced the building coverage and impervious coverage variances have been eliminated. 
Mr. Schepis asked how the altered use relates as it affects the adjoining property owners.
Mr. McDonough stated the new application will have better control over the use that has been there with its unorganized parking and equipment storage. Mr. McDonough also stated that this is an opportunity to improve the visual and functional standpoint of the site.  

Mr. Wahl asked the public if they had any questions of the professionals.
10:25PM

Salvatore Anello, 7 Tilley Avenue, Pompton Plains, sworn.
Mr. Anello wanted to know why the site plan shows screening and vegetation on the north and south side but nothing on the west side, which is where his family property sits.  Mr. Meola stated that the rear property backs up to a shed, outbuilding and tennis courts on the Anello property and because of those accessory buildings he didn’t see the need for additional screening.  Mr. Anello stated you could see clear to the Turnpike from his property and that there is nothing screening the Schaefer site.  Mr. Meola stated that is where the septic system is and in order to plant anything there it must have a tight root system.  Mr. Wahl suggested the applicant plant middle level vegetation around 10 feet high in the area.  
Mr. Anello asked if the bus stop north of the egress on the site was taken into account.  Mr. Rocciola stated that the bus stop is between the existing driveways at present and 
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would remain there.  Mr. Rocciola stated he did not look into the impact of the bus stop.  Mr. Anello was concerned about the children walking home from school and the library.  Mr. Rocciola stated that typically children walk on sidewalks and cross driveways and it is the way of life.  Mr. Rocciola stated he did not see it as a problem.

Mr. Anello asked if Mr. Rocciola can prove whether a truck can maneuver into the site.  

Motion to open the meeting to the public.  All in favor.  Motion Carried.

10:34PM

Salvatore Anello, previously sworn.

Mr. Anello handed the Board photographs that he took after the July meeting.

Marked as Exhibits AN-1 to 7   photographs of the proposed site.

AN-1- Idling truck

AN-2- Equipment on site being stored on a regular basis, equipment height over 8 feet 

AN- 3- Same view as AN-2

AN- 4- Elevated dump trucks
AN- 5-
 Low boy with truck

AN -6- Garbage Truck

AN-7- Debris
Mr. Wahl asked if the photographs were taken from the Anello property.  Mr. Anello stated they were taken from his family property.  Mr. Anello stated that noise is a problem now and that Mr. Schaeffer was not loud.  Mr. Anello felt that this site should not be allowed in the neighborhood and that the storage yard is too messy.  Mr. Anello stated that Mr. Schaeffer has not been around the site in at least ten years.  

10:43 PM

Joseph Salamone, 364 Sunset Road, Pompton Plains, sworn.

Mr. Salamone stated that before Handel took over the site the place was a junkyard.  Mr. Salamone commented that Handel would clean up the site and it would be neater for the neighbors.

10:44 PM

George McCabe, 6 Park Avenue, Pompton Plains, sworn.

Mr. McCabe stated that when Handel first started cleaning the site it was very loud there but now that he has cleaned it up it has been very quiet.  Mr. McCabe stated there was vermin from the site that used to come onto his property.  Mr. McCabe felt that Mr. 
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Handel did a lot of positive things on the site and that for the first time he can be proud to live next door to the site.  
10:45 PM

Demetri Carbone, 43 Manor Avenue, Pompton Plains, sworn.

Mr. Carbone stated he lived in town his whole life and that the property was like a truck depot and asked that the Board to concentrate on a buffer around the site.  Mr. Carbone stated it is about the lesser of two evils and what is proposed is better for the neighborhood.
Motion to close the meeting to the public.  All in favor.  Motion Carried.
10:47 PM

Mr. Handel responded to the public statements by starting with Mr. Anello’s photographs.  Mr. Handel stated that two of the exhibits AN-2 and AN-3 belong to Mr. Schaeffer, which were recently moved off the site.  AN-4 is a picture of a dump truck with its body in the air and that is very unusual because it rarely happens.  AN-1 and AN-7 are the same pictures of a low boy trailer.  

Mr. Handel supplied the Board with the following pictures: 

Marked as Exhibit A-12 – picture of the tennis court on Anello property
Marked as Exhibit A-13 – picture of the tennis court on Anello property
Marked as Exhibit A-14 – view from Anello property
Marked as Exhibit A-15 – picture of accessory building on Anello property
Mr. Handel stated that he received a letter from Jill Hartmann, Zoning Officer, clarifying the zoning permit issued to him.
10:55 PM
Salvatore Anello

Mr. Anello stated that the condition of the tennis court in A-12 and A-13 is due to Mr. Schaeffer burying a telephone pole on the Anello property.

Motion to close the meeting to the public.  All in favor.  Motion Carried.
There was discussion regarding Mr. Handel’s garbage truck.  Mr. Handel agreed to move the garbage truck from the site permanently.

The Board took a break.
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Mr. Schepis made a closing comments asking the Board to grant the relief requested by the applicant.

The Board deliberated.

MOTION by Herforth, second by Dolengo to authorize the attorney to draft a resolution memorializing the Board’s decision to deny the application.  Yes votes from Cielusniak, Dolengo, Herforth, Imfeld, Melleno.  No votes from Hebert and Way.  Motion Carried.

There being no further business motion by Hebert, second by Dolengo to adjourn the meeting at 11:33 PM.  All in favor.  Motion Carried.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
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