PEQUANNOCK TOWNSHIP



DECEMBER 17, 2007

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:37 PM

MEMBERS PRESENT:
Altis, Dickinson, Imfeld, Jorgensen, Krause, Tritschler, Vanderhoff, Fitamant, Farrelly. Also present was Richard Brigliadoro, Esquire, Board Attorney and Jill Hartmann, Board Planner.  

MEMBERS ABSENT:
Troast

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 December 14, 2007.  

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.

Mr. Fitamant and Mr. Krause were regular voting members for this meeting.
Mr. Vanderhoff recused himself from the meeting due to the proximity of his employment to the proposed site, which is within 200 feet of the property.

7:37 PM
PUBLIC HEARING:

ABN Realty Company, LLC, The Castle, Route 23 and Alexander Avenue, Block 2705, Lot 2.
Preliminary and Final Site Plan
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Mr. John Sullivan, Esquire of Rubin & Connelly represented the applicant.  The applicant proposes to develop a 1,800 seat full service banquet hall.  

Mr. Art Hanson of Hanson Engineering was sworn.  

Marked as Exhibit A-1 Colorized version of the site plan with an overall view of the site.
Mr. Hanson stated the site is 41.86 acres including two ponds.  Mr. Hanson stated the applicant received a Stream Encroachment Permit, which allowed the applicant to repair a pipe connecting the two ponds, therefore, keeping the level of both ponds at the same elevation.  The applicant built an outpour structure that regulates the volume of water leaving the site.  

Mr. Hanson also stated the applicant constructed a sanitary sewer line from Greenwood Avenue to the site.  That sewer line will stop just short of Alexander Avenue.  Mr. Simone stated the sewer line is complete on and off site.  

The applicant is proposing to create a catering hall together with sufficient parking.  There will be a  parking area just off of Alexander Avenue and valet parking to the south of the catering hall.  The applicant is proposing to construct a loop road as part of the application.  There will be a right in and right out off of Route 23 with a loop system that exits onto Alexander Avenue with a right in and right out only.  There will be no left exit on to Alexander Avenue.

Marked as Exhibit A-2 Colorized version of Sheet 17 of the site plan.

Sheet 17 is a future overview of the complete site.  Suggested future development could include the following:  retail/office complex to the east to be built on stilts with underground parking along the southerly property line of  an approximately  81,000 square foot footprint; a three level parking deck and to the west an office building of 73,500 square feet per floor.  Mr. Altis asked if the parking deck would have ground parking and then three additional levels for parking.  Mr. Hanson stated the parking deck would be four levels counting the ground area.  The applicant is also proposing to construct an office for himself of approximately 9,600 square feet.   
Mr. Hanson stated the applicant has submitted a Stream Encroachment application to the DEP for filling in the flood plain.  

Mr. Jorgensen inquired of Mr. Hanson if the loop road proposed would be able to hold the volume of traffic created by the retail business and office space. Mr. Hanson stated that the applicant would look at the possible maximum width of the road to project future use.  Mr. Farrelly inquired as to how the applicant would handle the volume of the Castle 
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parking when they begin construction of the parking deck.  Mr. Hanson stated the applicant would have to construct temporary on grade parking until the parking deck is completed.  Mr. Hanson stated the applicant does not need the parking deck for the Castle application.  
Mr. Simone stated the applicant will need to address and provide the board with the following; additional information on both the entrances, DOT approval, fire flow test in field to be checked against the model; landscaping plan by a landscape architect; utilities must be identified; dumpster needs to be identified; sewerage allocation has to be approved by the Council; access for construction should be from Route 23 only; detail of the pervious pavement in the parking area should be noted; boundary survey should be corrected to show Lot 1 is not the first aid squad;  signed and sealed property survey should be submitted; the conservation easement and parking lot overlaps in the area of the proposed private office building, that should be corrected; stream encroachment permit does not deal with the proposed site therefore it is not valid at this time; water surface elevations if based on the year 2003 are incorrect; safety railings must be shown for the detention basins; cross-sections for the detention basin must be submitted; sign application will have to be submitted with this application or at a later time; pedestrian railings and vehicle guide rails around the entrance area ramp are required; details for proposed retaining walls; cross-sections of entrance drive must be submitted; impervious calculations must include the water bodies; the applicant must give the township a sewer easement or extend the sewer to Alexander Avenue so the Township can connect to the sewer; provide the board loading zone details. 
Ms. Hartmann stated there is no lighting in the parking lots and by regulation five percent of the parking lots must be landscaped.  Mr. Imfeld wanted to know if the parking calculation included staff members.  Ms. Hartmann stated there are 670 parking spaces.  

Mr. Simone stated that because of the water vistas and because of the natural wildlife in the area the Board needs to be assured that the overall site will be developed in an economical and environmental sound way, therefore, the Board may ask the applicant to dedicate a section of the site for a public park or walkway.  

Ms. Hartmann asked the applicant to provide the total square footage of the catering facility.  Ms. Hartmann asked the applicant to also provide detailed parking calculations for the record.  Ms. Hartmann would like the applicant to provide her with a valet parking system detail.  Ms. Hartmann stated that Traffic Officer Christopher DePyt would like to be furnished with a traffic circulation detail showing entrance and exit details both onsite and offsite.  
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Mr. Farrelly was concerned about the amount of time it would take for valet to deliver cars to people leaving the facility.  Mr. Imfeld suggested the applicant provide the Board with a valet parking expert. 

Mr. Jorgensen inquired of Mr. Hanson as to how the overflow ditch was functioning.  Mr. Hanson stated that because of the structure that was built in the pond it only allows a certain amount of water to be released into the ditch.  Mr. Jorgensen asked if the applicant would consider dedicating a park along Greenwood Avenue and the applicant’s property.  Mr. Hanson stated he would ask their attorney what the applicant’s legal responsibility would be if land was dedicated to the township.  
Mr. Farrelly asked the members of the public if there was anyone who had any engineering question of Mr. Hanson.

Mr. James Codiroli, 60 Madison Street was sworn.  

Mr. Codiroli asked the engineer how the applicant intended to keep water off his property since he felt the elevation of the brook and the ponds were the same.  Mr. Hanson stated in order for the water to leave their site the elevation of the ponds would rise and then the water would flow out through a system at the bottom of the pond that houses small pipes.  Water pressure pushes the water through those pipes and into the ditch at the property’s southerly border.  Mr. Hanson stated the applicant is not introducing any more water into the ditch than was there before development. 
Mr. Farrelly asked if there was anyone else who would like to come forward.  There being none the next witness was called.

8:31 PM

Louis Salamone of Salamone and Landau Architects, 601 Hamburg Turnpike, Wayne, New Jersey was sworn.  

Marked as Exhibit A-3   Rendering of the elevation of the facility.

Mr. Salamone explained that the applicant proposes to build a three story building with catering on the second and third floor and parking on the first floor.  The applicant has proposed to construct the facility in the shape of a castle with stone veneer and stucco façade.  The colors will be earth tones.  
Marked as Exhibit A-4  Longitudinal sections of the air conditioning units.  

The air conditioning units will be hidden by parapets and will not be visible.
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Marked as Exhibit A-5  Ground level plan.

The plan portrays the bridal party private rooms off the ground level.

Marked as Exhibit A-6  First level plan.

The plan shows the section of the lobby with a 40 foot high ceiling.  
Marked as Exhibit A-7 Second floor plan

The plan portrays the cocktail area, smoking area, outdoor cocktail area and kitchen in the rear.

Marked as Exhibit A-8  Roof plan.

The plan portrays the heating and air conditioning unit inside the building. There are no public areas on the roof.  
Mr. Altis inquired as to whether there would be music playing outdoors.  Mr. Salamone stated everything would be contained indoors.  Mr. Fitamant asked if the towers would be open or did they have windows.  Mr. Fitamant asked what the projected decibel levels would be for noise and if they met the codes.  Mr. Salamone stated the outdoor areas would be primarily for cocktail areas and for patrons who smoke.  Mr. Dickinson asked if Mr. Salamone knew how much noise would be emanated from the air conditioning units.   Mr. Salamone stated new air conditioning units are relatively quiet and they would be protected within the parapet area.  Mr. Jorgensen inquired as to how high the parapet walls would be.  Mr. Salamone stated they will be three and-a-half feet high.  
Mr. Farrelly asked how the food would be moved to the kitchen.  Mr. Salamone stated there are elevators in the rear of the building.  Mr. Imfeld asked if there was enough elevation under the building to allow truck traffic.  Mr. Salamone stated the elevators would be on the outside of the building therefore delivery trucks would not go under the building.  Mr. Salamone stated the elevators will be traction run.  
Mr. Fitamant inquired as to whether the bridal suite would be constructed in the flood plain.  Mr. Salamone explained that the bridal parties will gather at a reception area, which will have an elevator that takes the bridal party to the second and third floor level.  Mr. Salamone stated there are no occupied areas under the flood plain.  Mr. Fitamant asked what the elevation of the parking area under the facility was and what the flood plain elevation was.  Mr. Salamone stated the flood plain elevation is ten feet above the ground level.  Mr. Fitamant inquired as to what the parking elevation was and what the flood plain elevation was.  Mr. Hanson stated the flood elevation is 186 feet and the elevation of the 
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parking area is 176 feet.  Mr. Fitamant asked what would happen to the elevators in the event of a flood.  Mr. Salamone explained that the elevators operate from up above and all the elevators would be brought up to the first floor level in the event of a flood.  
Ms. Hartmann stated she needs the applicant to provide her with the height of the building from all four elevations.  Mr. Salamone stated the average of the building will be 70 feet high.  Ms. Hartmann wants the height of all four elevations placed on the plan.  Mr. Jorgensen asked if the bathrooms on the ground floor were allowed because they are in the flood plain.   Mr. Salamone stated the bathrooms would be removed from the bridal reception area.  
Mr. Farrelly asked if there were any questions from members of the public.  

Mr. Codiroli came forward and asked whether the applicant was going to excavate dirt in order to compensate for gravel being brought on to the site.  
Mr. Brigliadoro stated that Mr. Codiroli would be given a chance in the future to make a statement and now he was asked to comment on the architect’s review only.  

Michael Rubin, Esquire of Rubin and Connelly arrived and relieved Mr. Sullivan as the attorney of record.

9:05 PM
Mr. John Desch, Traffic Engineer, appeared before the Board in place of Mr. Rocciola of Rocciola Engineering.  
John Desch of John Desch Associates, Riverdale, New Jersey sworn.

Mr. Desch stated the property is now an unoccupied open piece of property that was active during the 1970’s.  Mr. Desch stated the site will have two points of access.  The primary access location will be along Route 23 and the secondary access will be along Alexander Avenue, which will be turn restricted.  Mr. Desch stated the project will require a New Jersey Department of Transportation Access Permit.  It was determined in Mr. Rocciola’s report that peak hours would consist of Saturday from 11:30 AM to 12:30 PM,  Saturday evening from 6 PM until 7 PM and Sunday from 12:30 PM until 1:30 PM.  Mr. Desch stated Mr. Rocciola determined that 500 vehicles would enter the facility during peak hours.  
Mr. Desch stated Mr. Rocciola had to determine how the vehicles would arrive and from where they were coming.  Mr. Rocciola determined that 50 percent of the traffic coming to the site would be traveling in a southbound direction along Route 23 and would access the property by making a right turn into the site; 35 percent will be coming from Route 23 south and go to the jughandle; 7 percent will be coming north on Newark Pompton 
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Turnpike and 8 percent will be coming down Newark Pompton Turnpike making a left on to Alexander Avenue.  
Mr. Desch stated the DOT will require a deceleration area and acceleration area and will take part of the existing shoulder and make it into a deceleration lane and acceleration lane so vehicles will be able to gain speed before getting into traffic.  

Mr. Imfeld asked if all the standards used to produce Mr. Rocciola’s report are standards required by the DOT.  Mr. Desch stated the DOT have specific requirement for uses such as catering facilities. Mr. Imfeld asked if the Alexander Avenue jughandle is not adequate to handle the traffic situation would the DOT determine what improvements will be made.  Mr. Desch stated the DOT would more than likely make a signal timing change. Mr. Farrelly asked how many cars the Alexander Avenue jughandle can handle at the present time.  Mr. Desch stated the jughandle can process as many cars as it holds right now.  Mr. Desch stated that according to Mr. Rocciola’s report at the present time there is a 40 second delay at the Alexander Avenue jughandle, and when the project is completed there will be a 48 second delay.  
Mr. Simone asked for a modification of the traffic report to include a Friday night. Mr. Desch stated Mr. Rocciola will include in his report a Friday night traffic calculation and submit that additional information to Mr. Simone.  
Mr. Farrelly asked if anyone from the public had any questions regarding the traffic report.  
Mr. Codiroli came forward and stated that there will be 500 cars in and out and only 600 parking spots, which he considered not enough.  Mr. Codiroli also stated he didn’t think that Route 23 could handle 500 cars leaving the proposed facility at 11 o’clock at night.  

Mr. Rubin stated there were no other witnesses for the evening.

Mr. Farrelly stated the applicant would need to provide the Board with a landscaping plan.  Mr. Rubin stated the applicant will provide that plan before the next meeting.  Mr. Rubin had an issue with the amount of loading zones.  Ms. Hartmann stated the applicant will have to request a variance from the loading zone requirement. Mr. Simone stated the applicant will need a variance for the 30 percent parking, which means that 30 percent of the parking area needs to be above the flood elevation.  Ms. Hartmann stated the applicant would also need a variance for the required buffer area which specifically states the inclusion of a wall or fence.   

Mr. Brigliadoro stated the applicant’s notice was correct and therefore renotice would not be required for any additional variances. 
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Mr. Jorgensen asked the Board if they would review the comments submitted by the Fire Official.  Mr. Hanson stated he received the report and most of the items have been addressed including; looping of the water main, standpipes into the pond, widening of the road for ladder access, hydrants will be placed where requested; fan system will be addressed.
Mr. Farrelly asked Mr. Hanson if he received the Morris County Soil District approval.  Mr. Hanson stated they will need to obtain a permit from the MCSD.  Mr. Rubin stated they will retain a landscape architect.  Mr. Fitamant asked if the applicant can submit a Stream Encroachment application before the next meeting.  Mr. Hanson stated that until the applicant specifies the size of the columns and footprint of the building they are not prepared to submit an application to the DEP. 
RESOLUTION:

Reeves International, Inc. 14 Industrial Road, Block 4402, Lot 10

MOTION by Jorgensen, second by Vanderhoff to approve the resolution as submitted.  In favor:  Altis, Dickinson, Imfeld, Jorgensen, Tritschler, Vanderhoff, Krause, Fitamant and Farrelly.  Vote 9 in favor.  Motion Carried.
Kentucky Fried Chicken, 130 Route 23 North, Block 2704, Lot 5

MOTION by Dickinson, second by Vanderhoff to approve as amended.  In favor: Altis, Dickinson, Imfeld, Jorgensen, Tritschler, Vanderhoff, Krause, Fitamant and Farrelly. Vote 9 in favor.  Motion Carried.
MINUTES:

December 3, 2007 – Regular Meeting

MOTION by Jorgensen, second by Dickinson to approve the Minutes as submitted.  All in favor.  Motion Carried.
Mr. Farrelly appointed the following committee of Mr. Fitamant, Mr. Imfeld and Mr. Dickinson to present the Planning Board Officers for selection in the coming year.  
MOTION by Vanderhoff, second by Fitamant to adjourn the meeting.  All in favor.  Motion Carried.
There being no further business the meeting is adjourned at 10:06 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
