PEQUANNOCK TOWNSHIP



AUGUST 18, 2008

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:42 PM

MEMBERS PRESENT:
Altis, Dickinson, Imfeld, Skvarca, Tritschler, Troast.  Also present Richard Brigliadoro, Board Attorney Michael Simone, Board Engineer and Jill Hartmann, Board Planner.
MEMBERS ABSENT                                               Krause,Carbone,Fitamant,Vanderhoff
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 August 13, 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.

Tiff’s Restaurant application is carried to the September 15th meeting.
SIGN:    
Masks for Fun, 500 Route 23, Pompton Plains, Block 2007, Lot 1

Joel Welsher, Regional Manager of Masks 4 Fun, sworn.  The applicant is proposing to place two vinyl banners on the building one on the side facing Route 23 and one on the front of the building.  The banners will go up after approval until the first week of November.
Mr. Imfeld asked what will happen after November 1.  The applicant stated if business goes well they will extend their lease for a full year but right now their lease is only for six weeks.    Mr. Imfeld asked if the applicant was only putting up a banner or if they were proposing to place permanent signs on the building.  Mr. Welsher stated that the banners are temporary and will be made of vinyl.  Mr. Imfeld asked how the signs would 
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be installed on the building.  Mr. Welsher stated the signs are installed with grommets and lag fasteners and that the signs will not be illuminated.
Mr. Imfeld asked the applicant if they were to continue the lease past Halloween what products would they sell.  Mr. Welsher stated they would go into Christmas and after that swing sets and toys. Mr. Imfeld asked if the applicant leased the property for a longer period of time would they be placing another sign on the property.  Mr. Welsher stated they would come back before the Board for a sign that would read “Smart Toys”.
Ms. Hartmann informed the Board that the previous sign approved at that particular store front was a 100 square foot sign on the Route 23 side and 37.5 square feet on the front of the building.  The applicant agreed to keep the sign to what was approved previously.  Mr. Welsher stated the sign will be black and white.
Motion by Tritschler, second by Dickinson to open the meeting to the public.  All in favor.  Motion Carried.

No one came forward.

Motion by Tritschler, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.

MOTION by Imfeld, second by Tritschler to approve the application with the following conditions:  the attached banners will be 100 square feet on the Route 23 side and 37.5 feet on the front of the building; the sign will be removed by November 15; all future signs must come back before the Board for a permanent sign application.  Yes votes from Dickinson, Imfeld, Skvarca, Tritschler, Troast.  No vote from Altis.  Motion Carried.
PUBLIC HEARING:
8:02 PM

Platt 101 Mountain Avenue, Pompton Plains, Block 604, Lot 5

Flag Lot Subdivision

Paul Darmofalski, Darmofalski Engineering, 86 Newark Pompton Turnpike, Riverdale, sworn.

C. Tucker Platt, 101, Mountain Avenue, Pompton Plains, sworn.

Arlene M. Platt, 101 Mountain Avenue, Pompton Plains, sworn.

Arlene Platt informed the Board that she and her husband are requesting permission to  subdivide their property.  Mrs. Platt stated their home is in the R-22 Zone on an oversized 
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lot of 73,662 square feet.  Mrs. Platt stated the flag lot will be 44,000 square feet with underground utilities.  Mrs. Platt prepared a visual of other flag lots presently on Mountain Avenue and shared copies with the Board.  

A-1 Marked for Exhibit  - Series of 10 photographs of 8 homes on Mountain Avenue, one on the Boulevard and one on Misty Court with flag lots.
8:14 PM

Paul Darmofalski, Engineer for the applicant.  Mr. Darmofalski stated the applicant is proposing to subdivide their property into two lots.  The original property will be 29,660 square feet and the subdivided flag lot will be 44,002 square feet.  Mr. Darmofalski stated the applicant is asking for variances from lot width and lot frontage and side yard for the original lot and lot width and access frontage for the flag lot.  Mr. Darmofalski is proposing to leave the circular driveway so the view from Mountain Avenue will remain unchanged.  The applicant is proposing all underground utilities. Mr. Darmofalski stated that access to the flag lot will be sufficient for fire and emergency vehicles.  Mr. Darmofalski stated he was affiliated with the flag lot across the street from the proposed site, the Wolfson subdivision.  Mr. Darmofalski stated that at that time of the Wolfson approval the town established a standard both through the engineering department and fire department regarding accepting flag lot driveways of 12 foot wide paved area with a four foot shoulder on both sides of the driveway structurally sound enough for tires and outriggers for the fire department.  Mr. Darmofalski stated the applicant is proposing a 20 foot access strip, 12 foot paved and 4 feet on each side of stone.

Darmofalski stated he received comments from both the Township Planner and Engineer and agrees with everything that is listed on the August 14th Crew Engineer memo.  Mr. Darmofalski stated that he also agrees with Ms. Hartmann’s report of August 13 and her recommendation to flip the proposed dwelling 90 degrees so the front faces the rear of the Platt residence.  
Mr. Imfeld asked why the applicant is proposing the access strip on the east side and not on the west side of the property.  Mr. Darmofalski stated that because the garage is on the westerly side of the house the access strip should be on the eastern side.  

Mr. Dickinson asked if it was possible to flare the entrance to the access strip in order to create a bigger frontage.  Mr. Darmofalski stated that would be a possibility.  Mr. Troast asked about snow removal.  Mr. Darmofalski stated that snow can be stacked on the 4 foot section of each side of the driveway that is not paved.  Mr. Skvarca asked if all the trees along the driveway would be removed.  Mr. Darmofalski stated that because of construction the trees would be removed.  Mr. Skvarca asked if there would be a fence along the property line.  Mr. Darmofalski stated there could be a fence installed along the mutual property line.  Mr. Skvarca asked if the applicant made inquiry to purchase
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property from the adjacent neighbor.  Mr. Platt stated the neighbor is not interested in selling any land because they currently have their property up for sale.  
Mr. Darmofalski stated there are five flag lots on the north side of Mountain Avenue one of which has a 28 foot wide pole and the rest have 50 foot wide poles.  Mr. Darmofalski stated that of those five driveways only one meets the fire department standards of 12 feet paved and four feet stone on each side of the driveway.  Mr. Darmofalski stated that there is potential for two other flag lots on Mountain Avenue, which located to the right and left of the Platt property.  Mr. Imfeld asked Mr. Darmofalski if the vegetative buffer would be replanted after construction.  Mr. Darmofalski stated there will not be enough room to plant trees along the driveway.  

There was discussion regarding orientation of the dwelling on the flag lot.  Ms. Hartmann stated that it makes sense to orient the house towards the back of the Platt house because you will then create a 180 foot rear yard for the new dwelling therefore not affecting the neighbors on West End Avenue.  
Motion by Dickinson, second by Tritschler to open the meeting to the public.  All in favor.  Motion Carried.
8:53 PM

Lester Wolfson, 104 Mountain Avenue, Pompton Plains, sworn.

Mr. Wolfson stated he lives on a flag lot and feels that they work very well.  Mr. Imfeld asked Mr. Wolfson how much clear space he had from the front of his house and the rear of the house in front of him.  Mr. Wolfson stated there is 150 feet from the front of his home to the back of the original home. Mr. Troast asked if there was a problem with snow removal and Mr. Wolfson stated he plows snow on the shoulder of the driveway and it is not a problem for him.  
Mr. Wolfson stated he has a buffer on one side of his driveway and not on the other side, which gives the properties a more open look rather than a closed in look.  
8:57 PM

Elizabeth Zwicker, 98 Mountain Avenue, Pompton Plains, sworn.

Mrs. Zwicker stated she resides across the street from the Platt home.  Mrs. Zwicker stated that at the time when her flag lot was developed she was required to have a 50 foot access.  Mrs. Zwicker stated she is concerned about this application because she feels there is not enough property and the new application does not maintain the character of Mountain Avenue.  Mrs. Zwicker is opposed to approving the application.
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9:03 PM

David Zwicker, 98 Mountain Avenue, Pompton Plains, sworn.

Mr. Zwicker was concerned about sharing the driveway access and the buffer between the property lines.   Ms. Hartmann explained that the Platt’s are willing to eliminate the circular driveway if the Board so chooses.  Mr. Zwicker had an issue with who would be responsible for maintenance of the new driveway.  Ms. Hartmann stated there would be an easement on the driveway which would make one person responsible for maintenance and the other would be given the right to access the driveway.  

Motion by Dickinson, second by Troast to close the meeting to the public.  All in favor.  Motion Carried.
Mrs. Platt gave a closing statement stating she did not have any negative comments from her neighbors when she made door to door notice.  Mrs. Platt stated at this time she has two driveway entrances.  Mrs. Platt agreed to turn the proposed dwelling to face the back of her home.  

There was discussion between the Board members.  

Mr. Altis asked the applicant if they wanted them to vote on the application or come back at a future meeting when all the Board members were present.  The applicant decided to continue their hearing until the October 20th meeting.  
Motion by Tritschler, second by Dickinson to carry the application to the October 20th regularly scheduled meeting.  All in favor.  Motion Carried.
Mr. Brigliadoro, Esquire stated that the application will be carried to the October 20th meeting and there will be no new notice required.

RESOLUTION:

Patania, 440 Route 23 North, Block 2007, Lot 8

MOTION by Imfeld, second by Dickinson to approve the resolution as submitted.  In favor:  Dickinson, Imfeld, Skvarca, Tritschler and Troast.  Motion Carried.
MINUTES:
June 16, 2008 – Regular

Motion by Dickinson, second by Imfeld to approve the minutes as submitted.  All in favor.  Motion Carried.
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ADMINISTRATIVE:
Recycling Element
Ms. Hartmann stated the State Law changed from requiring recycling from 25 units to three units so that element of the Master Plan needed to be revised.  
Motion by Dickinson, second by Imfeld to open the meeting to the public.  All in favor.  Motion Carried.
No one came forward.

Motion by Dickinson, second by Skvarca to close the meeting to the public.  All in favor.  Motion Carried.
MOTION by Dickinson, second by Imfeld to approve a favorable resolution to adopt the amendment to the recycling element of the master plan.  Yes votes; Dickinson, Imfeld, Skvarca, Troast, Altis.  Abstain; Tritschler.  Motion Carried.
Ms. Hartmann informed the Board that she received a memo from the Township Manager regarding a request from a realtor asking the Township to relax their regulations on Open House Permits and the amount of directional signs permitted.  Ms. Hartmann recommended that the Board keep the ordinance as it is and the Board agreed. 
Ms. Hartmann informed the Board that Tiff’s Restaurant will be changing their application to include outside seating and eliminate the addition proposed.  Ms. Hartmann also informed the Board that Tiff’s will be coming forward with their subdivision.

MOTION by Tritschler, second by Dickinson to adjourn the meeting.  All in favor.  Motion Carried.

There being no further business the meeting is adjourned at 9:50 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
