PEQUANNOCK TOWNSHIP



JUNE 15, 2009

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:34 PM

MEMBERS PRESENT:
Altis, Corini, Dickinson, Imfeld, Skvarca, Troast (7:45 PM), Tritschler, Vanderhoff and Krause.  Also present Jill Hartmann, Board Planner and Richard Brigliadoro, Board Attorney.

MEMBERS ABSENT:
Fitamant

NOTICE:
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 June 12, 2009.  

PERSONAL REPRESENTATION:
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. Corini and Mr. Krause are voting members.

PUBLIC HEARING:
Ohrid Realty, Stephano Pizzeria, 565-569 Route 23, Block 1404, Lot 12

Minor Site Plan, Sign

Mr. Frank Scangarella, Esquire represented the applicant.  Mr. Scangarella stated that the applicant is proposing to convert the Higgins Optical store to a restaurant use.  Mr. Scangarella stated that all the Commercial 2 standards have been complied with and that all the bulk variances are from preexisting conditions.  Mr. Scangarella also stated that the application is exempt from all Morris County Planning Board and Morris County Soil Conservation District requirements.  
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Mr. Scangarella stated that one of the issues raised at the workshop meeting had to do with easement access over the prior Saturn property.  Mr. Scangarella stated that he researched that easement and concluded that there was no actual easement of record, however, a condition was imposed by the Board of Adjustment in its Saturn Dealership resolution indicating that public access would not be blocked for the adjacent property.  
Mr. Scangarella stated that visibility is a major issue for the Ohrid Realty site. 
7:48 PM

Paul Darmofalski, 186 Newark Pompton Turnpike, Riverdale, New Jersey, Engineer for the applicant, sworn.

Mr. Darmofalski stated he is standing in for Mr. Cutillo who prepared the site plan.  Mr. Darmofalski stated revisions were made to the site plan in the following manner:  the tax map was modified; handicap spaces were added; dumpster anchoring shown and sign details were located on the site plan. 

Mr. Darmofalski stated that the Hobby Hut portion of the site will not be removed.  Signs on the building will be modified to state Stephano’s Restaurant and Stephano’s Pizzeria and those signs will be 8’10” by 4’ for a total of 35.3 square feet replacing 43 square feet.  Mr. Scangarella stated the freestanding sign will be downsized from 59 square feet to 52 square feet.  
Mr. Darmofalski stated the restaurant will accommodate 52 seats; have upgraded bathrooms with handicap facilities;  the existing kitchen will serve the new restaurant; a new food staging area and waiting area will be added.  The client is proposing to place a walk-in refrigerator along the back of the building.  There are three separate septic areas for use by the three individual spaces.  
Mr. Darmofalski stated the building is serviced by overhead electric, underground gas and water, 40 paved parking spaces, including handicap spaces.  Mr. Darmofalski advised the Board that the building façade will be upgraded.  

Ms. Hartmann inquired as to where the handicap spaces were.  Mr. Darmofalski stated the handicap spaces are on the right hand side, closest to the building.  
Mr. Scangarella requested a waiver to the application regarding the attached signage.  Mr. Scangarella also asked for a sign waiver regarding the additional 1.9 square feet for the freestanding sign.  Ms. Hartmann asked if the attached signage would be lit.   Mr. Darmofalski stated he was not familiar with the lighting aspect of the sign.
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8:01 PM

Spase Geleski, 96 Jackson Avenue, Pompton Plains, sworn.  
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Mr. Geleski stated he is the owner of the property in question since December of 2008.  Mr. Scangarella asked the applicant if the signs on the building will be illuminated.  Mr. Geleski stated the signs relating to the pizzeria is lit from outside and the Higgins is lit with neon.  Mr. Scangarella asked Mr. Geleski if the Higgins sign will be removed and if the new restaurant sign will be using the same box.  Mr. Geleski stated that new restaurant will have a completely different sign.  Mr. Scangarella asked if the sign that will be replacing Higgins Optical will be a larger sign.  Mr. Geleski stated that the sign advertising the Stephano’s Restaurant will be smaller than the original Higgins Optical sign.  Ms. Hartmann stated that the original sign was 2’ by 18’ and the new sign will be 1’ by 18’.  Ms. Hartmann asked the applicant whether individual letters will be internally lit or will an external light illuminate the Stephano Restaurant sign.  Mr. Geleski stated he has not spoken to the architect regarding that issue but that the sign will be lit according to the ordinance requirements.  
Mr. Geleski stated his customers have a difficulty locating his pizzeria due to the location of the freestanding sign.  

There was discussion regarding the walk in refrigerator.  The applicant agreed to relocate the compressor if it is bothersome to the bordering residential area.
Motion by Krause, second by Dickinson to open the meeting to the public.  All in favor.  Motion Carried.

No one came forward from the public.

Motion by Krause, second by Tritschler to close the meeting to the public.  All in favor.  Motion Carried.
The Board deliberated.
MOTION by Imfeld, second by Vanderhoff to approve the application with the following conditions:  sign design waiver of 51.99 square feet for the freestanding sign and 90 square feet for the attached signs; illumination will conform to the ordinance; Stephano Restaurant sign to be 18 square feet and the walk in refrigerator compressor will be relocated if found to be loud.  Yes votes from Dickinson, Imfeld, Skvarca, Tritschler, Troast, Vanderhoff, Corini, Krause and Altis.  Motion Carried.
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Mr. Scangarella inquired as to whether the applicant could apply for construction permits on the interior of the building before the resolution was brought before the Board.  The Board agreed to allow the applicant to proceed at his own risk.  

8:10 PM

Quick Chek,  23 Jackson Avenue, Pompton Plains, Block 1411, Lot 6
Minor Site Plan, Sign

Mr. Frederick Azrak, Esquire represented the applicant.  Mr. Azrak stated that the applicant is changing their awning, placing their logo on the awning and changing the façade of the building.  Mr. Azrak stated the awning will remain green.  Mr. Azrak stated the signs will be illuminated 24 hours a day as is existing.  

Motion by Vanderhoff, second by Dickinson to open the meeting to the public.  All in favor.  Motion Carried.
No one came forward from the public.

Motion by Vanderhoff, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
MOTION by Vanderhoff, second by Dickinson to approve the application as submitted.  Yes votes from Dickinson, Imfeld, Skvarca, Tritschler, Troast, Vanderhoff, Corini, Krause and Altis.  Motion Carried.
8:24 PM
Kentucky Fried Chicken, 130 Route 23 North, Pompton Plains, Block 2704 Lot 5.

Mr. Thomas Ashbahian, 39 Spring Street, Ramsey, architect for the applicant, sworn.  
The applicant is proposing to add additional lighting to the existing site.  

There was discussion regarding light spillage off the site.  Ms. Hartmann stated that if the applicant agreed to comply with the requirements of the ordinance regarding lighting surrounding the site then the application could proceed.  

Mr. Ashbahian stated he could not state that the applicant could meet the township requirement of .5 footcandles at the property line until he spoke with the manufacturer of the proposed light poles.  

The application will be heard at the next public meeting of July 20th.  
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RESOLUTIONS:
Sunset Valley Growers/Van Wingerden, 236 Jacksonville Rd, Block 2902, Lots 27, 28
MOTION by Imfeld, second by Vanderhoff to approve the resolution as submitted.  Yes votes from Dickinson, Imfeld, Skvarca, Vanderhoff, Corini, Krause and Altis.  Motion Carried.  

Marcy, 505 Newark Pompton Turnpike, Block 2203, Lot 3
MOTION by Vanderhoff, second by Dickinson to approve the resolution as submitted.  Yes votes from Dickinson, Imfeld, Skvarca, Vanderhoff, Corini, Krause and Altis.  Motion Carried.  

DeHart, 212 Boulevard, Block 2601, Lot 27
MOTION by Vanderhoff, second by Imfeld to approve the resolution as submitted.  Yes votes from Dickinson, Imfeld, Skvarca, Vanderhoff, Corini, Krause and Altis.  Motion Carried.  

MINUTES:

May 18, 2009 – Regular Meeting
MOTION by Vanderhoff, second by Imfeld to approve the minutes as submitted.  All in favor.  Motion Carried.

June 1, 2009 – Workshop Meeting
MOTION by Tritschler, second by Vanderhoff to approve the minutes as submitted.  All in favor.  Motion Carried.

ADMINISTRATIVE:

Ms. Hartmann informed the Board that the Pops Place application from the previous meeting has been withdrawn.
The Environmental Resource Inventory will be heard at the July 20th meeting.  

There being no further business the meeting is closed.
Motion by Imfeld second by Tritschler to adjourn the meeting at 8:42 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
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