TOWNSHIP OF PEQUANNOCK
BOARD OF ADJUSTMENT
MAY 1, 2014
REGULAR MEETING

Meeting Convened:				7:16 PM

Members Present:				Dolengo, Hebert, Imfeld, Skvarca, Melleno, Way
						Vitcavich and Cielusniak.  Ms. Banyra, Board Planner,
						Joseph Golden, Board Engineer and Clifford Gibbons,
						Board Attorney also present.	

Members Absent:				Bruno

Notice:	Chairman Cielusniak 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 April 25, 2014 and sending it to six area newspapers, including the legal paper on April 25, 2014.

MINUTES:	March 6, 2014 – Regular Meeting
	Motion by Dolengo, second by Hebert to approve the minutes as submitted.  All in favor.  Motion Carried.

RESOLUTION:
Reeves, 269 Sunset Road, Block  1601, Lot 20
Motion by Hebert, second by Dolengo to memorialize the resolution as submitted.  In favor: 
Dolengo, Hebert, Skvarca, Way, Melleno and Cielusniak.  Motion Carried.
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JEM Property Management, LLC, 679 Newark Pompton Turnpike, Block 1304, Lot 7
Conditional use, site plan, secondary front yard setback, parking variance and impervious coverage.
Peter McArthur, Esquire, Azrak and Associates, represented the applicant.
Frederick Azrak, Esquire, Azrak and Associates, represented the applicant.  
Mr. McArthur stated that most of the conditions that are violated on the property are already existing conditions, such as, lot area, lot width, front yard setback, side yard setback.   There will be a new secondary side yard condition along Winfield as a result of the expansion, impervious coverage will increase and there will be a needed parking variance of 9 spaces where 11 are required.  Mr. McArthur stated there was a previous medical office approval for the site in 1980 of two evenings a week for office hours until 10 o’clock, 120 patients per week and only one doctor to occupy the space.  
Mr. McArthur stated that the Health Department did approve the existing septic system.  
Dr. Brian Marino, applicant, sworn.
Dr. Marino read a statement into the record.  Dr. Marino stated he has been practicing as a dentist in Pequannock Township for six and-a-half years.  Dr. Marino stated that at his current location there is no handicap accessibility.   Dr. Marino stated that he currently employees four full time team members of which three reside in the township, there is one part time employee.  Dr. Marino plans on preserving the historic character of the home/office.  
Dr. Marino stated he has a full time dental hygienist, full time dental assistant, full time receptionist and full time assistant/administrator.  Dr. Marino stated he sees three patients at one time, which equals 10 to 25 patients a day, depending on his hours in the office or 100 patients a week.  Dr. Marino stated the office is open Monday 9 am to 7 pm; Tuesday 9 am to 1 pm; Wednesday 8 am to 2 pm; Thursday 8 am to 6 pm and Friday 8 am to 2 pm, twice a month.  The office is closed on Saturday and Sunday.  Dr. Marino stated his staff will park in the parking lot.   Dr. Marino stated the peak hours for the business will be Monday 4 pm to 7 pm; Tuesday 4 pm to 6 pm; Wednesday 8 am to 9 am; Thursday 4 pm to 6 pm and Friday 8 am to 9 am.  
Dr. Marino stated he will be utilizing curbside garbage pickup; medical waste will be picked up by a special company one to two times a year.  The medical waste container will be stored in the basement.  Mr. Imfeld was curious as to where the patients would park.  Dr. Marino stated there are nine parking spaces.   Mr. Imfeld brought notice to the six patient rooms and whether they 


Board of Adjustment
May 1, 2014

would be full at all times.  Dr. Marino stated that the way his practice is set up certain rooms are designed for certain procedures, so some of the rooms could be empty and unused for days.  Mr. Cielusniak asked the doctor if he would be living in the facility.  Dr. Marino stated the house is too small for his family of five.  Mr. Melleno asked if there would be any handicap spaces.  Dr. Marino stated the handicap space is added into the nine spaces.  Ms. Banyra asked what the garage space would be used for.  Dr. Marino stated the garage space would be utilized by the staff and him.    Mr. Golden wanted to know if the garage served any other purpose.  Mr. Golden stated that most of the time the handicap space would be unoccupied so you really end up with eight parking spaces.  Mr. Dolengo thought that if the garage was knocked down you could tweak three spaces out of the area.  Dr. Marino stated that his staff could car pool if parking was an issue.  Ms. Banyra wanted to know if the doctor planned on installing a sign.  Dr. Marino stated he will go through the Planning Board when that becomes appropriate.  
7:42 PM
James Cutillo, architect, for the applicant, sworn.
Mr. Cutillo stated that the building was constructed as a residence in 1830.  In 1940 the building was used as the Tax Collector’s office and was purchased by Dr. Ostergard in 1980. Mr. Cutillo stated there will be a 24 and-a- half feet wide, 24 feet deep, addition, which equals 592 square feet.  The handicap ramp will be bought up to ADA compliance.   There will be no changes to the front of the building.  The addition will go into the grassy area behind the building.  The new addition will hold the x-ray room, three treatment rooms and an entrance out to the back.  The second floor will be remodeled by raising the roof for the break room, staff room and doctor’s office.  The ceiling height of the remodeled second floor will be 26 feet.  The addition on the Winfield side will appear to have a residential look, which will blend into the existing architecture.  The applicant intends to mimic the architecture and style of the existing building.  The siding will be painted wood to match the colonial look of the existing building.  Ms.  Banyra wanted Mr. Cutillo to identify what type and color of siding, shingles and railings would be used on the building and wanted that put on the site plan.  Mr. Cutillo stated the railings will be vinyl.  Mr. Cutillo stated the existing structure will be repainted.  The front entrance on the street side will not be used.  Mr. Cutillo stated the main entrance to the building is from the back.  There will be a basement in the newer part of the building.  
8:09 PM
Paul Darmofalski, engineer/planner for the applicant, sworn.
The property is located in the R-11 zone.  
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Mr. Darmofalski stated there will be a seepage pit to control storm water runoff.  Mr. Darmofalski stated the distance from the main entrance to the parking area is 50 feet.  Mr. Darmofalski stated 
the property is 17,100 square feet.  The garage and existing building is 1,822 square feet.  Mr. Darmofalski stated they do not comply with frontage on both the Newark Pompton Turnpike side and the Winfield Avenue side.  Mr. Darmofalski stated that the impervious coverage is already over at 46.15 percent and the addition and ramps will exceed that to 48.5 percent.  Ms. Banyra explained to the Board and the applicant that the application before them is not considered a conditional use but a professional office commercial use.   
Mr. Darmofalski stated they are going to repair, reseal and restripe the pavement.  Mr. Darmofalski stated he preferred to have a landscape plan done in the field with the township professionals.  Mr. Darmofalski stated that if he removes the break room area on the second floor they would meet the township parking regulations.  Mr. Darmofalski stated the site could accommodate more parking but it was their intention to leave it just the way it was.  Mr. Darmofalski felt that the garage added to the character of the property and was a good buffer, along with good storage.  Mr. Darmofalski stated most of the driveway is curbed.  
Mr. Darmofalski stated that there are 9 professional offices down Newark Pompton Turnpike and they do not meet lot area.  Mr. Darmofalski stated the applicant has gutted the building to better improve the ceiling height.  Mr. Darmofalski stated there are no tenants and all of the existing R-11 variances are unchanged.  Mr. Vitcavich asked about the site lighting. Mr. Darmofalski stated there is a lamp on the parking lot and near the handicap ramp.  Mr. Imfeld had concerns regarding the number of parking spaces.  
Marked as Exhibit A-1 – overflow parking plan showing three additional parking spaces.  
Mr. Darmofalski stated that if we added the three additional parking spaces they would increase the impervious coverage by three percent.  Mr. Darmofalski stated he is not in favor of knocking down the garage.  Mr.  Azrak asked if the three additional parking spaces could be banked for the future.  Mr. Darmofalski stated they could put in green pavers which can be parked on and maintained in the winter.  Mr. Golden gave his opinion of how the parking spaces could be accommodated on the site.  Mr. Darmofalski suggested that land banking three additional parking spaces would be the best way to deal with the parking issues.  Mr. Gibbons stated that the land banking could be made a condition of the resolution.  Mr. Darmofalski stated there are two light posts on the site and he felt the site was sufficiently lit.  Mr. Darmofalski stated he would give a lighting plan to the Planner and Engineer for their approval.  
Marked as Exhibit A-2 – 9 photographs of the site
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The pictures portrayed the site as it exists from Newark Pompton Turnpike and Winfield Avenue.  Mr. Darmofalski stated the applicant does not want to add any fencing to the site but will supplement the landscaping.  
Mr. Darmofalski stated that they are asking for an expansion of a non-conforming use in the R-11 zone.  Mr. Darmofalski stated the use of the site has existed for 34 years.  No additional traffic or usage is anticipated.  Mr. Hebert asked about the stones that were along the driveway and if the applicant intended to leave them on the property.  Mr. Hebert informed the applicant that they were gravestones and asked if the applicant would give them to the town museum.  Dr. Marino said that the town was welcome to the stones.  
Motion to open the meeting to the public.
No one from the public came forward.
Motion to close the meeting to the public.
The Board deliberated.
MOTION by Way, second by Dolengo to grant the application with the following conditions: land banking of three parking spaces for future use; landscape plan to be approved by Board Planner and Board Engineer; lighting plan to be approved by the Board Planner and Board Engineer; identify siding, roofing and building materials on the plan; grant impervious coverage variance as to be determined by the applicant and board engineer if the land banking comes into use; one practicing dentist, no tenants residential or commercial, attach the land bank plan to the resolution, architectural plan to be revised.  Yes votes by Dolengo, Hebert, Imfeld, Skvarca, Way, Melleno and Cielusniak.  Motion Carried.  
ADMINISTRATIVE:
Mr. Gibbons read into the record a letter dated April 25, 2014 from Steven Schepis, Esquire the attorney for Handel, 441 Newark Pompton Turnpike regarding code violations by the township zoning officer.  Mr. Gibbons also explained that Mr. Handel submitted an application for interpretation of the zoning ordinance with regard to use of his property for a snow plowing business.  
There being no further business motion by Imfeld, second by Hebert to adjourn the meeting at 10:17 PM.  All in favor.  Motion Carried.
Respectfully submitted,
Linda Zacharenko
Recording Secretary
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