PEQUANNOCK TOWNSHIP



APRIL 7, 2008

PLANNING BOARD




WORKSHOP MEETING

MEETING CONVENED:



7:38 PM

MEMBERS PRESENT:
 Dickinson, Imfeld, Krause, Skvarca, Tritschler, Vanderhoff, Fitamant, Farrelly. Also present was Jill Hartmann, Board Planner and Jerry Rolling, Board Engineer 

MEMBERS ABSENT:
Altis, Troast, Carbone

NOTICE:
Chairman Farrelly 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 April 1, 2008.  

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

Fitamant, Alternate #1 and Krause, Alternate # 2 stood in as full members.

DISCUSSION;
Tiff’s Casual Bar and Restaurant, 23 Route 23, Block 3704, Lots 3 to 7
Preliminary and Final Site Plan, Flood, Bulk

Mr. Michael Rubin, Esquire of Rubin and Connelly, 1330 Hamburg Turnpike, Wayne, represented the applicant.  

Mr. Rubin stated a year ago the applicant came before the Planning Board and the Governing Body seeking  zone change relief.  The applicant asked to have the home in the back zoned residential, make a new lot line and come back with a conforming commercial lot.  The proposed subdivision will remove a single family home, demolish a garage and build a garage for the one family home that will remain.  The subdivision will 
Planning Board








Page 2

April 7, 2008 - Workshop

perfect the issue of the lot line so that there will be a separate tax lot for the one family home and a tax lot for the commercial piece.  
Mr. Rubin asked Jeff Reeves to go over the Crew Engineering report.  Mr. Reeves firm has acquired Hanson Engineering and will now represent the applicant.

Jeff Reeves addressed the Crew Report.  He stated that the applicant will provide the following:  water service plan; fire sprinkler system to comply with the BOCA Code;  if needed will supply a new lateral; sanitary sewers, recently constructed through an easement, will be shown on the site plan; septic manholes, if no longer in use, will be abandoned; wetlands off to the back of the property will be shown on the plan at a 50 foot buffer; applicant will apply to the DEP for a wetland response; zero percent net fill will be complied with; impervious coverage will not be increased; storm water management report has been submitted to the township engineer for review; parking spaces will be reduced to 9x18 in order to provide more grass strips and landscaping in the parking lot; no loading zone is proposed; required parking of 142 spaces is shown on the proposed plot plan; driveway is 24 feet wide.

Mr. Reeves stated the applicant does not meet the required internal landscaping amount of 5 percent of the total parking area.  Mr. Reeves asked Ms. Hartmann if they could put in four foot grass strips in the middle of the parking lot and then meet the five percent requirement.  Ms. Hartmann stated that could be done.  Mr. Reeves stated they will comply with the requirement of a solid fence four to six feet high along the property line.  Mr. Reeves stated the site lighting regulation of 12 feet high will be met by reducing the size of the light poles and adding more light poles to the site.

Mr. Reeves stated the applicant wishes to ask for a waiver from the Environmental Impact Study.

Mr. Reeves said Belgian block curbing will be changed to concrete curbing if the Board so desires.  The sidewalks will be widened to 8 feet.

Mr. Dickinson asked why the applicant was asking for a waiver from the Environmental Impact Study.  Mr. Reeves stated they did not see the need for it because the use will remain the same as it was in the past and the applicant does not see any environmental impacts to the site.
Mr. Fitamant asked how many seats were shown in the restaurant.  Mr. Rubin stated there will be 216 seats in the restaurant and 28 seats in the patio area.  Mr. Vanderhoff asked if the whole building was coming up to code or just the new section.  Mr. Reeves stated the new section will be flood-proofed up to the flood hazard elevation.  Mr. Reeves stated the old building is allowed to remain in its current condition.  Mr. Imfeld inquired as to how the building would be flood-proofed.  Mr. Reeves stated there would be walkways up to 
Planning Board








Page 3

April 7, 2008 - Workshop

the new addition and there would be gates or slots that would go down in the event of a flood.  Mr. Rubin stated all the dispensing units would be built overhead above the flood elevation.  Mr. Imfeld asked how the addition is protected from the lower elevation of the existing building.  Mr. Reeves stated there will be interior walls or gates that will come down and waterproof the new addition.

Mr. Dickinson asked if the new addition will comply with all State regulations and Township ordinances.  Mr. Reeves stated the applicant is required to get a DEP permit.  

Mr. Hartmann stated that the location of the dumpster is unacceptable to her.  Ms. Hartmann is opposed to cutting down the mature trees in the location of the proposed dumpster.  Mr. Rubin said he would look into that and they would relocate the dumpster.  Ms. Hartmann stated the dumpster should be placed behind the building.

Mr. Farrelly inquired as to the reason for the proposed paved patio.  Mr. Rubin stated the reason for the patio is to give patrons of the bar a smoking area.

Mr. Fitamant asked the applicant to note on the plan the trees that are slotted to be cut down.  Mr. Reeves stated that he will place the dumpster in the back of the lot and show all the existing trees on the site plan.

Mr. Imfeld asked if the site plan showed three entrances and one exit from the site.  Mr. Imfeld asked if everyone exited on to Madison Street.  Mr. Reeves stated the DOT would not approve an exist on to Route 23.  Mr. Reeves stated the driveway in front of the bagel store would remain as it exists, which is a two-way driveway.  The one way entrance into the lot is what the DOT approved.

Ms. Hartmann asked Mr. Reeves to show that on the plan.  Mr. Vanderhoff stated that the way the Bagel Shop’s driveway is configured they will also have to exit out on to Madison Street.  Mr. Vanderhoff asked Mr. Reeves how the applicant was losing the egress that they currently have with the DOT.  Mr. Reeves stated that he will need to verify the egress and ingress into the Bagel Shop and get back to the Board.  Ms. Hartmann asked Mr. Reeves why the DOT is not allowing an egress from the restaurant on to Route 23.  Mr. Rubin stated that the State Access Permit Law states that if you abut a municipal road you have to use the municipal road for egress.  Mr. Fitamant suggested that perhaps the applicant request a permit from the DOT to combine one entrance and exit on to Route 23 for both the restaurant and the bagel shop.  Mr. Reeves stated he would explore that with the DOT.  
Ms. Hartmann asked for the architectural plan to be consistent with the site plan.  Mr. Fitamant stated there is a discrepancy between the porch on the architectural plan and the site plan.  Ms. Hartmann stated the porch is part of the building and will need a variance for encroachment into the front yard.  

Planning Board








Page 4

April 7, 2008 - Workshop

Mr. Farrelly asked if the restaurant will be open during construction.  Mr. Rubin stated the restaurant will be open during construction.  Mr. Fitamant asked if there would be any signage.  Mr. Reeves stated there is an existing site sign, which will remain.  Mr. Dickinson asked the applicant to label the sign on the plan.  Mr. Reeves stated they are revising the lighting plan to show three foot high bollard lights around the sidewalk.  Mr. Reeves stated he is adjusting the lighting height to 12 feet.  Mr. Fitamant asked if there were cut offs for lights that adjoin the residential area.  Mr. Reeves stated he will adjust the light spillage and include screening.  
Mr. Farrelly stated he felt the biggest issue with this application is the egress situation.  Mr. Reeves stated he will address that with the DOT.  

The application is scheduled for the May 19th public hearing.  

8:29 PM
Van Vugt, 140 Jacksonville Road, Block 3001, Lots 7 & 8
Amended Site Plan, Flood
Mr. Frank Scangarella, Esquire, 565 Newark Pompton Turnpike, Pompton Plains, represented the applicant.

Mr. Scangarella stated the application is to identify certain minor discrepancies between the approved plan and the constructed plan.  

Mr. Imfeld asked what prompted the application.

Mr. Paul Darmofalski of Darmofalski Engineering, 86 Newark Pompton Turnpike, Riverdale, represented the applicant.  Mr. Darmofalski stated a zoning violation prompted the current application before the Board.  Mr. Darmofalski stated the applicant built something different than the approved site plan so they are before the Board for an amended site plan approval.    

Mr. Darmofalski stated the applicant built less than what was approved and they have less impervious coverage than was approved, they have a bigger detention basin and they have met all the fill regulations and DEP regulations. 
Ms. Hartmann stated the zoning violation came out of a complaint by a resident in the area of the site that had issue with storm water runoff.  Ms. Hartmann said various farmers in the area have done things to their property without permits in the name of the Right to Farm Act, as a result historical area maps were acquired by the town.  Those maps showed that several farms were not in conformance with their approvals.  Ms. Hartmann stated she contacted the farmers and asked them to come into the Planning Office.  Mr. Van Vugt is the first of the farmers to come before the Board with a revised 
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site plan.  Ms. Hartmann stated Mr. Van Vugt is before the Board to update his site plan because some things were not constructed in accordance with the site plan. 

Mr. Scangarella stated the Board should be aware that there are lesser storm water impacts because of the deviations to the plan.  
Mr. Imfeld asked if there was any change in property lines.  Mr. Darmofalski stated there are minor deviations such as to the size of the building, increase in size of the pond and impervious area only.  Mr. Darmofalski stated the storm water conditions are better as constructed than approved.

Mr. Farrelly asked Mr. Darmofalski to revise the list of property owners within 200 feet of the site.  
Mr. Imfeld asked why the pond was built bigger than originally planned.  Mr. Darmofalski stated the original configuration was an engineering design and the landscaper put a curvature in there and dug the pond a little bigger.  Mr. Darmofalski stated the pond was increased by 6,000 square feet from the original approval.
The application is scheduled for the May 19th public hearing.  

8:37 PM

Regency House, 140 Route 23, Block 2704, Lot 6
Minor Site, Lighting
Ms. Jennifer Knarich, Esquire of Price, Meese, Shulman & D’Armino, 50 Tice Boulevard, Woodcliff Lake represented the applicant.
Ms. Knarich stated the application is before the Board for the limited purpose of an amended site plan for lighting in the rear of the property.  

Mr. Neal Tanis, of Associated Architects, Clifton is the architect for the applicant.  Mr. Tanis stated he was the original architect for the project.  Mr. Tanis stated the building was built in the late 60’s.   Mr. Tanis stated the applicant is renovating the hotel facility and part of that renovation is the brightening of the area around the building.  Mr. Tanis stated the plan before the Board illustrates the lights that will be placed behind the building along the river.  There are six light poles along the rear portion and those lights will be shining towards the building.  In addition there are lights along the building in the planter area, which will shine up on to the building.  The light fixtures are on a 15 foot high pole and the amount of light is 95 percent into the parking area with a small amount lighting up behind the light fixture.  
Planning Board








Page 6

April 7, 2008 - Workshop

Ms. Hartmann reminded the applicant that the township ordinance for lighting pole height is 12 feet.  Mr. Tanis stated he didn’t think he could get the spread needed with a 12 foot pole and considering the poles are in the back of the building they will not be visible to the public.  Mr. Imfeld inquired as to the height of the building.  Mr. Tanis stated the building is about 20 feet from the paving to the building.  
Ms. Hartmann stated that being the property is not along a residential area or parkland  the ordinance states the poles can be 20 feet high.  Mr. Fitamant asked the applicant if he could place a cutoff shield on the lights.  Mr. Tanis agreed to do that.  
Mr. Farrelly asked the applicant if they would consider giving the township an easement for the riverwalk planned along the back of his property.  

Mash Sopariwala, owner of the property, informed the Board that his attorney has been in communication with the township regarding the riverwalk project.  Mr. Sopariwala     stated nothing has been finalized as far as an agreement.  Mr. Imfeld asked the applicant how far away the lights would be from the riverwalk.  Mr. Sopariwala  stated the lighting would be at least 10 to 15 feet from the riverside.  Mr. Sopariwala stated they are opening as a Best Western and part of the requirement to open as a Best Western is that the parking lot must be illuminated.  Mr. Imfeld asked if new power lines will have to be brought into the site.  Mr. Sopariwala stated his electrician said there will be no additional power needed for the hookup.  
Mr. Fitamant asked why the lighting wasn’t wrapped around to the left side of the building.  Mr. Sopariwala stated Jersey Central has poles there that have been there for years and that side is well lit.  

Mr. Dickinson asked for the existing and proposed light poles to be placed on the site plan.  Mr. Vanderhoff asked the applicant if there was any consideration given to the fact that the area floods.   Mr. Tanis stated the posts are 2 foot diameter concrete post that will be placed in the ground 4 feet deep.  Mr. Imfeld asked if the poles are going to be placed in asphalt.  Mr. Tanis stated it is asphalt to about 10 feet of the river and the poles will be placed outside of the paved area into the planted area.  
Mr. Fitamant asked if the applicant was seeking any DEP permits.  Ms. Knarich stated they are in contact with the DEP to see if there are any issues related to the depth that they are excavating.  Ms. Knarich stated that if they require DEP approval they will follow up with that.  Ms. Hartmann stated that any approval would be subject to DEP.  
The application is scheduled for the May 19, 2008 public hearing.
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ADMINISTRATION:

Ms. Hartmann informed the Board that she will be presenting for their review the amended recycling plan for the County regarding our master plan.  
There being no further business to discuss, motion by Imfeld, second by Tritschler to adjourn the meeting at 9:03 PM.
Respectfully submitted,

Linda Zacharenko

Recording Secretary

