PEQUANNOCK TOWNSHIP



NOVEMBER 17, 2008

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:34 PM

MEMBERS PRESENT:
Altis, Dickinson, Imfeld, Krause, Skvarca, Tritschler, Vanderhoff, Fitamant. Also present Richard Brigliadoro, Board Attorney, Jill Hartmann, Board Planner and Michael Simone, Board Engineer.

MEMBERS ABSENT                                                Troast, Carbone

NOTICE:
Acting Chairman Altis stated that the requirements of the Sunshine Law had been complied with by posting the required notice on the Bulletin Board, posting same with the Township Clerk and sending it to the Suburban Trends and Daily Record on November 14, 2008.  

PERSONAL REPRESENTATION:
Acting Chairman Altis asked if there was anyone present not listed on the agenda for this meeting who wished to be heard.  No one came forward.

Mr. Krause and Mr. Fitamant sat in as voting members.

PUBLIC HEARING:

DeGeorge, 7 Industrial Road, Pequannock, Block 4601, Lot 13

Amended Site Plan

Mr. Brigliadoro stated this hearing is a continuation of the public hearing of October 20th, 2008 and reminded the applicant’s witnesses that they are still under oath.

Donald Matthews, Esquire represented the applicant.  

Mr. Matthews stated that the applicant completed the testimony from the previous hearing.  Mr. Matthews stated the applicant is back to answer questions presented by the Township Engineer and the Planning Board Engineer with regard to drainage and 
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installation of a check valve at the river’s edge.  Mr. Matthews stated the applicant agreed to make changes to the site at the time of the prior hearing.  Mr. Altis asked if the valve had to be installed as per the Town Engineer.  Mr. Matthews stated that was correct.  

Mr. Brigliadoro reminded the Board that the application is an amended site plan approval to add additional parking spaces and other items with regard to the site.  Mr. Brigliadoro stated that originally the applicant required several variances but the applicant agreed to revise his plan in order to eliminate the need for those variances.  The variances requested were:  height of the light pole at 15 feet, which was reduced to 12 feet; maximum sign area of 40 square feet, which was reduced from 42 square feet.  The applicant is proposing 75 parking spaces.  
Motion by Dickinson, second by Imfeld to open the meeting to the public.  All in favor.  Motion Carried.
Michael Shindelman of 18 Beech Street, Pequannock, previously sworn, came forward.

Mr. Shindelman presented the Board with photographs he took on April 17, 2007.  He noted that the photographs depicted that the road was dry but there was a large amount of water in the DeGeorge parking lot.  

Mr. Altis asked if the site was in the middle of construction.  Mr. DeGeorge stated the temporary riser was still in his detention basin because the County did not allow him to remove that until the construction was completed.  Mr. Imfeld asked Mr. DeGeorge when he removed that temporary riser.  Mr. DeGeorge stated the riser was recently removed.  

Mr. Shindelman asked if the flooding would continue on Mr. DeGeorge’s property.  Mr. DeGeorge stated that he didn’t think it would happen again because he removed the temporary riser allowing the water to flow.  Mr. Shindelman stated he feels that because of the addition of the parking lot on the DeGeorge site it has caused flooding on Beech Street.  Mr. DeGeorge stated that with the addition of the check valve and proper drainage there will be no additional flooding from his property on to Beech Street. 
Ms. Hartmann explained to Mr. Shindelman that back in April the site contained a riser in the detention basin, which caused flood water to remain on the DeGeorge site.  Ms. Hartmann explained that the removal of that riser will cause the water to dissipate in a way that will not cause extra flooding to the area.  
Marked as Exhibit O-1, Copy of Photograph dated April 17, 2007, provided by Mr. Shindelman.
Motion by Krause, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
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MOTION by Dickinson, second by Imfeld to approve the application with the following conditions:  Installation of the check valve pursuant to Crew Engineering and the Township Engineer and Department of Environmental approval.  Yes votes, Dickinson, Imfeld, Skvarca, Tritschler, Vanderhoff, Fitamant, Altis.  Motion Carried.
7:51 PM

Fuel Max Inc.,  652 Route 23 North, Block 902,  Lots 19 and 20

Preliminary and Final Site, Bulk

Gregory Meese, Esquire represented the applicant.  Mr. Meese stated the site has an existing service station on it that is not in use.  The applicant is planning to remove all existing improvements and to redevelop the site with a modern service station and convenience store.  

Mr. Vanderhoff stepped down from this portion of the meeting.

Mr. Meese stated the property is in the Commercial 3 Zone.  The bulk variances requested by the applicant are: front yard setback of 24.5 feet, where 75 feet is required; side yard setback of 11 feet and 27 feet where 30 feet is required; distance from a residential area of 27 feet where 100 feet is required; buffer to residential area of 23 feet where 50 feet is required and sign waiver of 73.22 feet where 50 feet is permitted.  
Mr. Meese stated the sign has been moved back to conform to the front yard setback for signs.  Mr. Meese stated the applicant revised his plan to eliminate one fueling island in order to give better site circulation.

Mr. Calisto Bertin, Bertin Engineering, sworn.  

Marked as Exhibit A-1,  Colored survey showing existing site conditions.  

Mr. Bertin stated the site as it sits now is in disrepair.  Mr. Bertin stated that the neighboring church and the industrial area to the back of the site use the gas station as their parking area.  
Marked as Exhibit A-2, Colored version of the proposed improvements to the site.

Mr. Bertin stated the applicant will demolish everything on the site including the underground tanks.  Mr. Bertin stated the applicant is proposing to construct a 1,995 square foot convenient store.  Mr. Bertin stated there will be 10 parking spaces for the convenient store and a canopy which will host five dispensing islands perpendicular to the road.  There will be two parking spaces adjacent to the propane sales area.  
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Mr. Bertin stated that the proposed gas station will not cater to large trucks.  Mr. Bertin stated that given the fact that alternate fuel products are being developed the diesel fueling dispensers may be changed in the future.  Mr. Bertin stated the applicant revised the dumpster area to include more than one dumpster.  
Marked as Exhibit A-3 Rendering of site.

Mr. Meese inquired as to whether the parking provided for the site conforms to the Township requirements.  Mr. Bertin stated there will be 12 parking spaces and the Township requires 10.  Mr. Bertin stated the lighting plan has been revised as per Mr. Simone’s concern of overspill therefore the light pole from the south side of the exit driveway will be moved to the north side of the exit driveway.  Mr. Bertin stated that as per Mr. Herrmann’s suggestion the drainage has been revised from a flat inlet to a catch basin with a sump.  

Mr. Imfeld inquired as to what type of fencing is proposed.  Mr. Bertin stated there will be a six foot vinyl privacy fence that will begin at the parking space on the south side and wrap around the property.  Mr. Bertin stated the garbage enclosure will be made of masonry block that matches the convenient store.  
Mr. Meese inquired of Mr. Bertin as to whether the applicant modified the circulation throughout the gas station.  Mr. Bertin stated the site is designed for passenger cars and small trucks.  Mr. Bertin stated the plan was revised to move the curb area five feet closer to the highway, change the angle of the driveway to 60 degrees from the right of way line; to give an extra five feet of maneuvering space between the canopy and island closest to the highway.  Mr. Bertin suggested that the last two gas dispensers be moved on a 60 degree angle to allow easy access on to East Garden Place.  

Mr.Bertin stated there will be two signs on the canopy, a sign on the food mart and a free standing sign.  Mr. Bertin stated the freestanding sign will be constructed with two poles and will be moved back from the right of way.  Mr. Bertin stated the sign will be 73 square feet.  Mr. Fitamant asked if there will be a sign on the food mart.  Mr. Bertin stated the sign will be 18.5 square feet and internally lit.  Ms. Hartmann stated all the signs meet the sign ordinance requirements except for the square footage of the freestanding sign, which is 73.22 square feet, where 50 square feet is permitted.  
Mr. Fitamant asked Mr. Bertin to go over the drainage proposal.  Mr. Bertin stated they are proposing to install a sump to trap the water allowing the water to sit in the sump and evaporate.  Mr. Fitamant asked the applicant if they were proposing to install a hood.  Mr. Bertin explained that a pipe would come into the side of the drainage structure and they would put a hood over it that goes down into the liquid level so if there is any light oil the water would flow out but the oil would float on top and eventually evaporate.  Mr. 
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Fitamant inquired as to whether water drains from the canopy into an infiltration system.  Mr. Bertin stated that is correct.  
There was discussion with regard to the first island and stacking.  Mr. Bertin stated there are ten fueling stations with the ability to fuel 24 cars.  Mr. Fitamant suggested the applicant strip an area to direct traffic flow. 
There was discussion regarding the fire department review.  The fire official requested a fire hydrant be installed at the south side of the driveway because of the location of the propane tanks.  The applicant agreed to add that hydrant.  
Mr. Fitamant asked the applicant if they needed a permit from the DOT.  Mr. Meese stated the thought they did not need a permit from the DOT but they were going to apply for a Letter of No Interest.  

8:42 PM

Judd Racciola, traffic expert for the Board, sworn.  

Mr. Racciola stated the Letter of No Interest is a full set of plans sent to the DOT.  Mr. Racciola stated that if the DOT recognizes the amount of traffic added to the State highway does not exceed an additional 99 cars in an hour over what is there now they will grant the Letter of No Interest.  Mr. Racciola stated he agrees that with the amount of fueling stations you should not see stacking on the highway unless there are unusual conditions such as a gas war.  Mr. Racciola stated there are templates on the plan showing loading circulation.  Mr. Brigliadoro asked Mr. Racciola to comment on the suggestion Mr. Fitamant made of stripping the southerly entrance driveway.  Mr. Racciola suggested the applicant strip a lane line.  Mr. Fitamant asked if there were exit signs on the site.  Mr. Bertin stated they try not to clutter the site.  
Mr. Fitamant asked if the utility pole was going to be demolished.  Mr. Bertin stated there is a pole next door and that would be where they would hook up to but it is possible to go underground with utilities and that they would work it out with the utility company.
8:53 PM

Roger DeNiscia, applicant Planner, sworn.

Mr. DeNiscia stated he made inspections of the site and prepared a photo exhibit.

Marked as Exhibit A-4 A and B – two sided board with seven photographs on each side.

Mr. DeNiscia described the features of the proposed site portrayed in the photographs.  Mr. DeNiscia stated there is a septic on the site but no drainage system.  Mr. DeNiscia 
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stated the site is in need of redevelopment to reflect current service station design standards.  Mr. DeNiscia stated that because of its location along Route 23 the site is a significant community economic resource.   

Mr. DeNiscia discussed the standards for service stations in the C-3 District and all the variances that are required on the site, including the sign.  Mr. DeNiscia stated the proposed sign is no different than the other gas station signs in the area.  Mr. DeNiscia stated that in his opinion if the application is approved there would be no negative impact to the site or surrounding area but a positive economic impact.  
Motion by Imfeld, second by Tritschler to open the meeting to the public.  All in favor.  Motion Carried.
Jay Vanderhoff, 193 Mountain Avenue, sworn.

Mr. Vanderhoff  asked if the fueling of the delivery truck was off the right side of the truck or the left side of the truck.  Mr. Bertin stated the fueling is off the passenger side of the truck.  Mr. Bertin stated that if they oriented the last two dispensers at a 60 degree angle then that would give the cars easier passage through the site.  
Mr. Vanderhoff also had a suggestion that the bollards surrounding the propane tanks should be large due to the possibility of car accidents in the area.

Motion by Fitamant, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
The Board deliberated.

MOTION by Imfeld, second by Krause to approve the application with the following conditions:  last two fuel dispensers will be angled at 60 degrees;  storm water system will need a hood; applicant will provide a maintenance schedule for the hood, one additional fire hydrant installed at the south side of the entrance, two in total;  apply to DOT for Letter of No Interest; applicant will amend the plans to show a lane line strip along the front landscaped area; directional arrow near the northerly driveway indicating exit; large bollards around propane tanks; landscape irrigation system; will comply with freestanding sign setback;   Yes votes from Dickinson, Imfeld, Skvarca, Tritschler,  Krause, Fitamant and Altis.  All in favor.  Motion Carried.
Tiff’s Restaurant,  23 Route 23 Block 3704, Lots 3-7

Ms. Hartmann stated that Tiff’s Restaurant will now be dismissed without prejudice, which means if they come back before the Board they need to submit a new application.  
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Motion by Dickinson, second by Tritschler to dismiss Tiff’s Restaurant application without prejudice.  Dickinson, Imfeld, Skvarca, Tritschler, Vanderhoff, Krause, Fitamant and Altis.  All in favor.  Motion Carried.
RESOLUTION:
Little Food Café, 585 Newark Pompton Turnpike, Block 1904, Lot 5
MOTION by Imfeld, second by Vanderhoff to approve the resolution as submitted.  All in favor.  Fitamant ineligible.  Motion Carried.

Reeves International, Inc., 14 Industrial Road, Block 4402, Lot 10
MOTION by Imfeld, second by Vanderhoff to approve the resolution as submitted.  Yes votes to deny:  Skvarca, Tritschler, Vanderhoff.  Motion Carried.

Platt, 101 Mountain Avenue, Block 604, Lot 5
MOTION by Fitamant, second by Skvarca to approve the resolution as submitted.  Yes vote to deny: Imfeld, Skvarca, Fitamant, Altis.  Motion Carried.

MINUTES:

October 20, 2008 – Regular Meeting

Motion by Vanderhoff, second by Dickinson to approve the minutes as submitted.  All in favor.  Motion Carried.
November 3, 2008 – Workshop Meeting

Motion by Krause, second by Fitamant to approve the minutes as submitted.  All in favor.  Motion Carried.
ADMINISTRATIVE:  
Gallo/Matloz (Paquet Development) Sunset Road, Block 2801, Lot 4.01
Mr. Brigliadoro explained to the Board that Mr. Gallo and Mr. Matloz has terminated the contract with the property owner and thereby the property owner intends to perfect the subdivision.
MOTION by Imfeld, second by Dickinson to grant the Paquet Developers a 190 day extension to perfect the subdivision deed, date ending July 1, 2009.  All in favor.  Motion Carried.
MOTION by Vanderhoff, second by Krause to adjourn the meeting.  All in favor.  Motion Carried. 
There being no further business the meeting is adjourned at 9:58 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
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