PEQUANNOCK TOWNSHIP



July 19, 2010

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:30 PM

MEMBERS PRESENT:
Altis, Dickinson, Fitamant, Imfeld, Skvarca, Corini. Also present Richard Brigliadoro, Board Attorney and Michael Simone, Board Engineer.
MEMBERS ABSENT:
Krause, Tritschler, Troast, Vanderhoff

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 July 15, 2010.  

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 stood in as a voting member.

SIGN:

Lakeland Bank, 901 Route 23, Block 304, Lot 25
John Janis of Butler Sign Company, Wayne, New Jersey represented the applicant.  

Mr. Janis stated the applicant has occupied the 901 Route 23 location for the past four or five years. Mr. Janis explained to the Board that Lakeland Bank has appointed a new logo to their banks, which is made up of aluminum and teal in color.  The existing signage is 27 square feet and the new logo will be 25 square feet.  The dimensions of the new sign is 2 feet by 12.8 feet.  
MOTION by Corini, second by Imfeld to approve the application as presented.  Yes votes from: Dickinson, Fitamant, Skvarca, Corini, Altis, Imfeld.  Motion Carried.

Planning Board – Regular Meeting
July 19, 2010

Fireside Furniture, 695 Route 23 South, Block 802, Lot 6
John Janis of Butler Sign Company, Wayne, New Jersey represented the applicant.
Mr. Janis stated the existing sign on the building was supplied by the landlord.  The applicant is requesting a sign totally 115 square feet with individual letters turning off at 11 PM.
Mr. Dickinson asked if the sign is taller than the roof.  Mr. Janis stated the sign will not protrude over the fascia of the roof.  

MOTION by Fitamant, second by Skvarca to approve the application as presented.  Yes votes from: Dickinson, Fitamant, Skvarca, Corini, Altis, Imfeld.  Motion Carried.
King’s Kid Deli, 235 Newark Pompton Turnpike, Block 4011, Lot 4

John Janis, Butler Sign Company, Wayne, New Jersey represented the applicant.

Mr. Janis informed the Board that King’s Kid Deli has taken over both sides of the building incorporating two storefronts into one.  Mr. Janis stated that the existing awning on the building is 4 feet by 40 feet.  Mr. Janis stated the applicant now wishes to remove the awning and put in its place a sign cabinet 3 feet by 30 feet.  Mr. Janis stated the permitted sign in the area is 24 square feet. 

Mr. Janis stated that all the businesses in the area have signs larger than what is permitted by code and none of them overpower their buildings.  Mr. Imfeld asked why the sign is proposed in three colors.  Mr. Janis stated that because of the size of the sign two colors would look like one big blur.  Mr. Corini asked what the allowable square footage was for each storefront.  Mr. Janis stated that was 24 square feet, which would equal 48 square feet for the two combined storefronts.  

Mr. Dickinson asked if the sign could be made smaller because it was 200% larger than the ordinance permits.  

Mr. Janis stated there was another option he wanted to present to the Board which was the following:  a left and right sign being 2 feet by 8 feet each and a sign in the middle of those measuring 3 feet by 10 feet, equaling 62 square feet.  All signs to be turned off at 11 PM.
MOTION by Imfeld, second by Dickinson to approve two signs 2 feet by 8 feet and one sign 3 feet by 10 feet, 62 square feet in total.  Yes votes Dickinson, Fitamant, Skvarca, Corini, Altis and Imfeld.  Motion Carried.
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Heritage Home Builders, 749 Newark Pompton Turnpike, Block 706, Lot 14

Mr. Fred Roughgarden Esquire represented the applicant.  

Mr. Roughgarden stated the applicant proposes a two lot minor subdivision with the retention of the existing home on one of the lots.  

Thomas Donohue, engineer for the applicant sworn.

Mr. Donohue stated the property contains a single family home, garage and circular driveway.  The applicant is proposing to remove the existing detached garage and most of the circular driveway.  Mr. Donohue stated a new detached garage will be constructed on the lot containing the existing home and the circular driveway will be removed and reconfigured. The proposed lot will contain a single family home with an attached garage. 
The existing home will have a side yard setback of 10 feet from the porch.  Mr. Donohue stated that all other bulk requirements will be met on the existing lot except for the front yard setback of 16 feet.  The proposed lot will need a variance for lot frontage and width of 82.97 feet.  
Mr. Donohue stated that two new septic systems will be constructed to the rear of the properties and the roof runoff for the proposed dwelling will be directed to a seepage pit.  Mr. Donohue stated the applicant is proposing to install overhead utilities for the proposed dwelling, gas and water to be brought in from the street. 
Mr. Roughgarden asked Mr. Donohue if when revising the site plans for the public hearing he took into account the suggestions given to his client at the workshop meeting by the Board.  Mr. Donohue stated he took into account the Board’s desire to keep the existing porch on the home therefore making the sideyard setback compliant with the bulk regulations for the area.  

Mr. Dickinson asked why the applicant changed his mind and decided to place the utilities overhead instead of underground.   Mr. Donohue stated that the applicant felt that because all the other dwellings in the area had overhead utilities and that there was a pole convenient to the property that overhead utilities were more convenient. Mr. Dickinson asked if the front porch on the existing home will remain the same.  Mr. Fitamant asked why there was an emphasis on saving the porch.
Jeffrey Dudas, applicant, sworn.

Mr. Dudas stated he wanted to save the porch on the existing home because the house is the original Chilton Hospital and is over 200 years old.  Mr. Dudas felt the character of 
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the home would be destroyed if the porch was removed.  Mr. Fitamant asked if the existing garage was original to the home.  Mr. Dudas stated he did not believe the garage was original.  Mr. Altis wanted to know if the proposed garage would be built to the style of the existing home.  Mr. Dudas stated it would be built to match the existing home.  

Mr. Fitamant wanted to know if the applicant had architectural plans for the proposed home.  Mr. Dudas stated they have preliminary plans for a two story colonial home with a front entry garage and a basement.  Mr. Fitamant suggested that if the applicant is going to be opening the road for water and gas they can also cut the sidewalk for electric, cable and telephone.  Mr. Brigliadoro asked Mr. Roughgarden if his client would agree to underground utilities.  

Mr. Simone reviewed his report and stated that Soil Erosion and Sediment Control Certification is required.  Mr. Simone wanted to know what the proposed detached garage height was.  Mr. Donohue stated that would be less than 15 feet.  Mr. Simone stated he would like to see all utilities placed underground.  
Motion by Dickinson, second by Imfeld to open the meeting to the public.  All in favor.  Motion Carried.
No one came forward from the public.

Motion by Imfeld, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
Mr. Roughgarden stated his client agreed to install underground utilities.

The Board deliberated.

MOTION by Imfeld, second by Dickinson to approve the application with the following conditions:  variances required for Lot 14.02 of 82.97 feet for lot frontage and width; existing variance for Lot 14.01 of 16 feet for frontyard setback; underground utilities; Soil Erosion Sediment Control approval provided; garage height and setback to be provided.  Yes votes, Dickinson, Fitamant, Skvarca, Corini, Altis and Imfeld.  Motion Carried.
8:29 PM

Morris Habitat for Humanity, 8 Highland Avenue, Block 1404, Lots 20-23
James Mullen, Esquire represented the applicant.

Mr. Mullen stated the property is located in the R-11 Zone, Lot 22 having a single family home on it, owned by Eleanor Bogart.  Mr. Mullen stated the lot with the existing home 
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will be purchased by Morris Habitat for Humanity.  Mr. Mullen stated it is a major resubdivision of four existing lots that came subject to the Merger Doctrine in the State of New Jersey.  There are two variances sought for all the lots, which are lot area and lot depth. Mr. Mullen told the Board that they received Morris County Planning Board approval on July 2nd, 2010.

Liz DeCoursey, program director, sworn.

Eric Keller, professional engineer, sworn.

Bruce Katona, professional planner, sworn.

8:34 PM

Liz DeCoursey told the Board she has been with Morris Habitat for four and-a-half years and she is the program and property acquisition director, her primary responsibility is  getting properties through the approval process to closing.  Ms. DeCoursey stated homeowners are selected by lottery and must meet resource and income limits to meet COAH requirements.  All homeowners must invest 300 hours sweat equity into the building of their own home. Morris Habitat is the bank, which holds a 30 year zero interest mortgate for all selected homeowners.  Ms. DeCoursey stated that the Township would receive one COAH credit for the unit.  Ms. DeCoursey stated the median income for a family of four in this area is $87,000; if you qualify as a low income family of four  your earnings must be between $27,000 and $43,900; if you qualify as  a moderate income family of four your earnings must be between $44,000 and $70,000.  Mrs. DeCoursey stated Ms. Bogart is willing to donate her home to Morris Habitat, which has been vacant for five years and used as a rental home since 1951.  
Mr. Fitamant wanted to know whether the volunteers work on weekends.  Ms. DeCoursey stated the official work week is Tuesday through Saturday but the site professionals would rotate between jobs so usually they work on one project two to three days a week, excluding Sunday.  Ms. DeCoursey stated Habitat strives for energy star certification on all their homes. Mr. Altis asked if a homeowner would be allowed to put an addition on their home.  Ms. DeCoursey stated that once an applicant was in the home  there is no recertification.  Mr. Mullen stated that the homes are deed restricted to a certain price and therefore they are not allowed to sell for any more than what the State mandates.  Ms. DeCoursey stated there is a 2 or 3% cap for resale.  Ms. DeCoursey stated the home must remain Affordable for 30 years so if a home is sold within that time it must be sold to another Affordable family.  Mr. Altis asked what happens after the 30 years.  Mr. Mullen stated the rules allow for the Municipality to purchase the home and keep it in the affordability inventory.  Mr. Fitamant wanted to know how the annual income of the residents is monitored.  Ms. DeCoursey stated they do not monitor those salaries once they are qualified.  Mr. Brigliadoro informed the Board that even if a homeowner decided to sell their home on their own the deed restriction would be in the chain of title so everyone involved with the transaction would know it was an Affordable home with a deed restriction.  
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8:48 PM

Eric Keller, engineer, reviewed the site plans that were prepared by Mr. Stewart.  

Marked as Exhibit A-1 –  sheet 2 of 2 of the major subdivision prepared by Mr. Stewart with a revision date of July 12, 2010.
Mr. Keller stated that Lot 22 is the smallest existing lot, which is improved with a single family home and detached garage.  Mr. Keller stated the proposal before the Board is to adjust the lot lines of the four lots, making them more uniform than the range of lots existing.  Mr. Keller stated the required lot area in the R-11 zone is 11,250 square feet so each lot requires a variance for lot area.  Mr. Keller also stated the zone requires 125 foot depth and the lots are 99.88 feet in depth therefore requiring the need for variance.  Mr. Keller informed the Board that Lot 22 is being purchased by Morris Habitat and the other three lots will be retained by Mrs. Bogart for future development.  

Mr. Keller stated water service and utility service is already provided to the existing home, test pits were done and a letter was received from the Health Department stating the proposed septic system can be constructed on the property in place of the old septic facility.  Mr. Keller stated they received approval from the Morris County Planning Board.  
Mr. Fitamant asked how Mr. Keller came to the fact that wetlands do not exist on the site.  Mr. Keller stated the site was inspected and no evidence of wetlands was found.  Mr. Keller stated the lots were well maintained.  

Mr. Dickinson asked if the shed on the other property would be removed.  Mr. Keller stated that would be up to the owner of the lot it is situated on.  Mr. Altis stated the shed would have to go because you have to have a primary dwelling in order to have the shed.  Mr. Mullen agreed to have the shed removed.

9:05 PM

Bruce Katona, planner.   Mr. Katona told the Board the proposals for lot area for the newly adjusted lot lines are as follows:  Lot 20 from 10,787.89 square feet to 10,764.57 square feet; Lot 21 from 9,987.78 square feet to 8,989 square feet; Lot 22 from 4,993.89 to 8,989 and Lot 23 from 12,484.72 square feet to 9,511.71 square feet.  Mr. Katona stated that Lot 22 has existing nonconformances on lot frontage, lot depth and building coverage which this proposal will remove if the Board grants relief.  
Mr. Katona noted the homes in the area and the lot areas of those existing parcels.  Mr. Katona stated the variances can be granted as the lots proposed are in conformance with the existing conditions in the existing neighborhood.
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Mr. Altis asked if there was any data for Lots 6, 7, and others across the street.  Mr. Katona stated Lots 6 and 7 are vacant.  Mr. Katona stated that the average front yard setbacks for homes across the street from the proposed site is 21 feet and the applicant is proposing front yard setbacks of 25 feet.  

Mr. Simone stated that typically what is needed is an analysis of the surrounding neighborhood not just selected lots.  Mr. Simone suggested they get that information in a table.  Mr. Altis agreed and instructed the applicant to do the analysis.  Mr. Simone was concerned that the applicant is creating substandard lots and that the planner should give the Board a report on why the planner thinks a hardship variance should be granted and to do that in a written report.  
Mr. Fitamant stated he wanted to see the septic and drywell information on the plan.  

Mr. Simone stated that the awkwardness of the application is that it is a subdivision with a single home and Habitat is only proposing to rehabilitate the single home therefore, Mr. Simone felt the Board should retain jurisdiction and review over development of the whole site.  

Motion by Imfeld, second by Dickinson to open the meeting to the public.  All in favor.  Motion Carried.

9:39 PM

Chris Tarormina, 7 Highland Avenue, sworn.  

Mr. Tarormina stated he lives directly across the proposed site.  Mr. Tarormina stated the existing house on the lot is dilapidated and wants the house to be brought up to the standards of the neighborhood and he also wants fewer lots larger in size to be more consistent with what is in the area.  Mr. Tarormina stated that most of the houses in the neighborhood are large and well kept.  Mr. Tarormina does not want four houses crammed into the site.

9:41 PM

Gabe Carpinelli, 11 Highland Avenue, sworn.

Mr. Carpinelli stated he is directly across from lot 23.  Mr. Carpinelli stated the homes in the area were purchased at least 20 to 30 years ago when they were conforming.  Mr. Carpinelli stated the applicant should conform to what each of the homeowners in the area has to conform with.  
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9:43 PM

Leonara Siemonsma, 22 May Avenue, sworn.

Ms. Siemonsma stated that all of the people on May Avenue should be considered when determining the proposed lot sizes because they were included in the noticing for the hearing.  Ms. Siemonsma was concerned that if the Board approved four lots they would be setting a precedence allowing smaller lots in a zone.  Ms. Siemonsma also was concerned whether there would be a construction official who would look into whether the existing home was sound enough for renovation.  Ms. Siemonsma wanted to know how the property would be assessed value wise for taxes.  Mr. Mullen stated the house is assessed at the deed price or the value of the home as a COAH unit.  Mr. Brigliadoro explained that because her house does not have a restriction on it whatever market value will bear that’s the benefit she would have as a homeowner but the COAH homeowner is locked into whatever  an increase in value of the house they will be allowed to gain.  Ms. Siemonsma also requested a three lot subdivision.

9:49 PM

Roberta Zwier, 20 Highland Avenue, sworn.

Ms. Zwier had a question with regard to a comment Mr. Simone made regarding granting of waivers and if the subdivision were to be granted would those waivers automatically be granted.  Mr. Keller said they had the option to maintain the rights or improve the envelope.  Ms. Zwier wanted to encourage the Board to maintain those rights so whoever were to build on the lots would have to adhere to all regulations in the zone.  Ms. Zwier also encouraged subdivision into three lots only.
MOTION by Dickinson, second by Imfeld to close the meeting to the public.  All in favor.  Motion Carried. 

9:51 PM

Eleanor Bogart, applicant, sworn.

Mrs. Bogart stated that May Avenue stretched to Jones Hardware Store in 1891 and all those lots were sold off at 25 feet by 100 feet and you could build on two lots.  Mrs. Bogart and her husband bought one lot in 1941 and from then piecemeal they bought the rest of the lots and were taxed individually 25 by 100 until the State mandated in 1967 the lots be combined and that’s when the town divided the lots into four individual lots and they were paying taxes since then on four lots.  Mrs. Bogart wanted to know if she just owned the one individual lot with the small house on it if she could have sold it.  Mrs. Bogart stated since she has been a good paying taxpayers why she should be cut back.  Mrs. Bogart stated there is a small house on Cedar and Midland built on a small lot.  Mrs. Bogart stated there is a house on Cedar which received a front yard variance and that a lot of the homes in the area were granted exceptions from the township 
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regulations.  Mrs. Bogart felt that if other homeowners received exceptions in the area that she would like the same privilege to have four lots.  
Mr. Brigliadoro tried to explain the Merger Doctrine to Mrs. Bogart.  

Mr. Dickinson asked Mrs. Bogart if the house that is existing was built on two 25 by 100 foot lots.  Mrs. Bogart stated that is correct because that was what you were allowed to build on at the time.  Mr. Dickinson explained to Mrs. Bogart that the Board is trying to bring the lots into conformity as much as possible.  Mr. Altis told Mrs. Bogart that she is asking for variances on all the lots that are being created including lot width and depth.  

Mr. Altis explained to Mrs. Bogart that the Board is asking the applicant to bring back a table of all the surrounding frontages so they can make a determination as to the affect of the variances on the neighborhood.  

Mr. Mullen stated they will provide the Board with a chart with regard to front yard setbacks and an enhanced planning testimony report on the variances sought.  

The application will be carried to the August 16th meeting without further public notice.  

RESOLUTIONS:
Driesse Development,              

Subdivision

Motion by Imfeld, second by Dickinson to approve the resolution as submitted.  Yes votes, Dickinson, Fitamant, Skvarca, Corini, Altis and Imfeld.  Motion Carried.

MINUTES:

June 21, 2010 – Regular Meeting
Motion by Dickinson, second by Fitamant to approve the minutes as submitted. All in favor.  Motion Carried.
July 12, 2010 – Workshop Meeting

Motion by Corini, second by Dickinson to approve the minutes as submitted.  All in favor.  Motion Carried.

Motion by Dickinson, second by Imfeld to adjourn the meeting at 10:15 PM.
Respectfully submitted,

Linda Zacharenko

Recording Secretary

