PEQUANNOCK TOWNSHIP



FEBRUARY 25, 2008

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:30 PM

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

MEMBERS ABSENT:
Carbone, Board of Education Member
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 February 25, 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.

Mr. Krause was a regular voting member for this meeting.

Mr. Vanderhoff stepped down from the meeting due to the proximity of his employment to the proposed site, which is within 200 feet of the property.

SIGN:

Chilton Hospital, 242 West Parkway, Block 302, Lot 2

This is a sign application to erect two free standing signs for the Chilton Hospital site at 242 West Parkway, in the Industrial 2 Zone, informing the public that they are entering a smoke free campus.
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Chilton Hospital, 97 West Parkway, Block 2402, Lots 1 and 2

This is a sign application to erect three free standing signs for Chilton Hospital at 97 West Parkway, in the R-22 zone, informing the public that they are entering a smoke free campus.  
Donald Kessler, Esquire attorney for Chilton Hospital represented Chilton for sign applications at both their locations on West Parkway.  Mr. Kessler explained to the board that the applicant would like to erect signs informing the public that their campuses are  smoke free.  The signs will be 2 feet by 2 feet and 5 feet high.  Mr. Kessler stated the signs would not be illuminated.  Mr. Farrelly informed Mr. Kessler that the application for 242 West Parkway has the owner as Chilton Hospital when in reality the owner is Perrin Associates.  Mr. Kessler stated the application would be amended.   
7:41 PM

Peter Donahue, Director of Facilities for Chilton Hospital was sworn.  Mr. Donahue stated that the signs at both locations would have a setback of 25 feet from the property line.  Mr. Imfeld wanted to know how the hospital would enforce their new regulation regarding smoking on the premises.  Mr. Donahue stated there would be courses given to staff helping employees with smoking cessation and security would be instructed on how to approach individuals smoking on the campus.  
Mr. Brigliadoro asked Mr. Kessler if the proofs were the same for 97 West Parkway and 242 West Parkway.  Mr. Kessler stated they were.  Mr. Brigliadoro asked Mr. Kessler whether they were asking for a waiver from the number of freestanding signs and sign area.  Mr. Kessler stated that was correct.  
Mr. Farrelly asked why Chilton Hospital’s name had to be included on the sign and why the sign didn’t just say “Smoke Free.”  Mr. Farrelly felt that by keeping the words Chilton Hospital on the sign that would be another advertising sign and suggested those words be removed.  Ms. Hartmann stated that if the words Chilton Hospital were removed from the sign the smoke free aspect of the sign would become more pronounced.  

7:46PM

Ms. Julia McGovern, Vice President of Administration, sworn. Ms. McGovern agreed to remove the wording Chilton Memorial Hospital from the proposed signage.  
Mr. Fitamant noted that there were signs at each of the major entrances stating “Chilton”  and asked if those signs could be augmented to contain the wording “smoke free”.  Ms. McGovern stated there would be too much wording for the existing signs and the signs would lose their value if the wording was too congested.  
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Mr. Fitamant inquired as to whether there would be fines imposed on patrons and employees of the hospital who smoked on the campus.  Ms. McGovern stated that  patrons of the hospital will be dealt with compassion and understanding considering the fact that they may be dealing with a tense situation.   Ms. McGovern stated that employees have had notice to prepare and have been given seminars on smoking cessation.  
Mr. Fitamant wanted to know whether the proposed signs at the main entrance will be perpendicular to West Parkway.  Mr. Donahue stated it would be parallel so you can see the sign from West Parkway as you drive into the hospital.
Mr. Altis asked if the smoke free environment is a State requirement or Chilton’s choice.  Ms. McGovern stated it was Chilton’s choice but they looked into what their competitors are doing and decided that Chilton did not want their reputation to be known as the smoking hospital but rather a wellness hospital.  
John Janis, Butler Sign Company, sworn.

Mr. Janis suggested to the Board that they grant the applicant the 2’ by 2’ sign in order to stay with the sign style.  Mr. Janis stated the proposed sign is more aesthetically pleasing to the eye and he suggested  increasing the size of  the wording, which will be easier to read when driving by.  
Mr. Kessler asked Mr. Donahue to explain where the signs would be installed on 242 West Parkway.  Mr. Donahue stated the two signs would be set back a minimum of 25 feet from the property line and they would be located on the driveway and in the rear parking lot for employee parking.  
Mr. Kessler asked Mr. Donahue to explain where the signs would be installed on 97 West Parkway.  Mr. Donahue stated those three signs would be set back a minimum of 25 feet from the property line and be located at the main site entrance, one being placed on the island.  The signs will be perpendicular to the driveway.  
Mr. Farrelly inquired as to whether the applicant would be putting signs on the entrances to the building.  Ms. McGovern stated all the front desks of the hospital already house signs that state smoke free building.  

Motion by Vanderhoff, second by Troast to open the meeting to the public. All in favor.  Motion Carried.
No one came forward from the public.
Motion by Dickinson, second by Krause to close the meeting to the public.  All in favor.  Motion Carried.
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Mr. Dickinson inquired as to the color of the signs.  Mr. Janis stated the sign would have a white background; red no smoking symbol; black post and black lettering.  

MOTION by Fitamant, second by Imfeld to approve the application at both the 97 West Parkway location and the 242 West Parkway location with the following conditions:  removal of the wording Chilton Memorial Hospital on all proposed signs; setback at a minimum of 25 feet; sign to be 2’ by 2’;  Signature of the owner on the application for 242 West Parkway.
In favor of the 242 West Parkway location,  Dickinson, Imfeld, Skvarca, Vanderhoff, Krause.  Against, Altis, Tritschler, Troast, Farrelly.  5 in favor, 4 against.  Motion Carried.
In favor of the 97 West Parkway location, Dickinson, Imfeld, Skvarca, Vanderhoff, Krause.  Against, Altis, Tritschler, Troast, Farrelly.  5 in favor, 4 against.  Motion Carried.

PUBLIC HEARING:
8:11 PM
ABN REALTY COMPANY, LLC, The Castle, Route 23 and Alexander Avenue, 

Block 2705, Lot 2

Preliminary and Final Site Plan, Flood, Bulk

This is a return appearance of the application, which was carried from the December 17, 2007 meeting.

Mr. Vanderhoff stepped down due to the proximity of his employment to the proposed site, which is within 200 feet of the property.  
Mr. Fitamant, Alternate #1, will be a voting member. 
Mr. Michael Rubin, Esquire represented the applicant.  Mr. Rubin stated a modified site plan and architectural plan has been submitted along with a landscape plan to the Board.  There was also a modified traffic report submitted to the Board.  

Arthur Hanson, engineer for the applicant, previously sworn.  
Marked as Exhibit:
A-9,  Page 13 of modified site plan

Mr. Hanson stated that the modified site plan added the turret bump-out and the revised parking layout to the south.  The site plan now portrays two additional driving lanes on the site.   The four lanes will be reduced down to two lanes, one lane in and one lane out on to Alexander Avenue, one lane in and one lane out on to Route 23.  The four lanes 
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were added in order to accommodate future development.  Mr. Rubin stated that the applicant has not given the Board exact plans for future development but rather something in general terms.  Mr. Rubin asked Mr. Hanson to orient the Board as to what the future development may be on the site.  Mr. Hanson stated that along the southerly property line there will possibly be retail or office space, with parking underneath.  There will be a multi-level parking deck and then a small office building.  Mr. Hanson stated that on the piece of property that juts into the pond there will be placed a small office building with parking underneath.  Mr. Imfeld asked if the small office building would be the second phase to be developed on the site.  Mr. Hanson stated that subject to DEP approval the small office building  will be built after the Castle.  
Mr. Rubin asked if the applicant will need any further permits for the wetlands or wetlands buffers.  Mr. Hanson stated that the application was within the parameters of the original permit and therefore would not need any further permits. Mr. Rubin asked how the applicant proposes to take 30 percent of the parking area out of the flood plain.  Mr. Hanson stated that could only be done by providing a building deck for parking.  Mr. Rubin stated that because a building deck is not proposed within this application that a waiver or variance would be needed to seek township approval.  
Mr. Rubin stated there was a question regarding looping of the water supply around the site.  Mr. Hanson replied that there is a water main on Greenwood Avenue and the applicant will hook up to that water main.  Mr. Hanson also stated there will be a water main hook up on to Route 23 for future development of the site.  Mr. Hanson stated the sanitary sewer line has been completed.  Mr. Simone stated he wanted an as-built of the site containing the utilities.  Mr. Hanson stated there will be sidewalks from the parking areas to the entrance of the Castle.  Mr. Hanson stated there is no loading dock because the building is on stilts.  The delivery trucks and garbage trucks will enter the site on off hours, they will park in designated areas and the materials on the trucks will be dollied up to the kitchen area via elevators.  Mr. Rubin stated that because there will be no loading dock the applicant will need to request a variance of that requirement.  Mr. Hanson stated the applicant is proposing twenty five 27 foot lighting poles.  Mr. Hanson stated that if the poles were lowered there would have to be many more poles placed on the site which would have caused “pole pollution”.  Mr. Rubin stated the applicant will ask for a variance regarding pole height.  
Mr. Dickinson asked the applicant if the sewer line was complete.  Mr. Hanson stated the sewer line was completed to within 40 feet of Alexander Avenue.  Mr. Hanson stated that the town has asked for an easement  to get to Alexander but that the applicant is not going to physically build the sewer line.  Mr. Simone stated that the township requires access to the sewer line and that the applicant can extend the sewer line to Alexander Avenue or the applicant can provide permanent easement so that the township can connect into the sewer line.  Mr. Hanson stated the applicant will provide easement to the Municipality.  
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Mr. Fitamant asked what the lighting levels were in the parking lot adjoining the Castle.  

Marked as Exhibit:

A-10  Landscaping and lighting plan sheet 10

Mr. Hanson stated that there will be an average of one foot candle in each area of the site.  Mr. Fitamant inquired of Mr. Simone as to what the township required as far as lighting.  Mr. Simone stated the township’s ordinance stated that an applicant would need a minimum of .5 foot candle.  Mr. Fitamant suggested that the applicant place a shield on the light facing the pond.  Mr. Hanson agreed to do that.  Mr. Dickinson asked if the applicant was shielding the lights along Madison Avenue.  Mr. Hanson stated that the light poles would be at least 1,000 feet away from any dwelling and there is a large treed area between the site and Madison Avenue.  

Marked as Exhibit:

A-11  Landscaping and lighting plan sheet 11

Mr. Fitamant inquired as to whether the gazebo would be lit.  Mr. Hanson stated there would be light under the portico but no lighting on the gazebo. Mr. Fitamant asked if there would be an encouraged use of the gazebo at night.  Mr. Hanson stated the gazebo would not be used at night.  

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

Motion Carried.
8:47 PM

Louis Salamone, architect for the applicant, previously sworn.  

Mr. Salamone stated he added four locations for exit stairs to the building.  Mr. Salamone stated he did not increase the square footage of the building or the seating.  Mr. Salamone stated the lights on the building are decorative.  Mr. Salamone stated the major lighting consists of the driveway and on the entranceway lighting..  Mr. Salamone stated there would be no floodlights on the ground.  Mr. Altis inquired as to whether the air conditioning system would be visible from the ground.  Mr. Salamone stated the air conditioning and heating systems would be behind the parapets.  Mr. Salamone stated the bathroom facilities by the elevators have been removed.  Mr. Altis asked if the elevator controls have been removed.  Mr. Salamone stated the elevator controls had to be above the ten foot flood level.  Mr. Salamone stated the elevators are spring operated.  
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Mr. Dickinson asked if the gates will be built wide enough for the fire department.  Mr. Hanson stated the gate would be wide enough and high enough for all emergency vehicles.  Ms. Hartmann asked for a gate detail to be placed on the plan.  
Mr. Fitamant asked if the area of the stair towers that are below the flood level would be covered with stone.  Mr. Salamone stated they would be covered with stone.  Mr. Imfeld asked if the parking garage will encompass the entire building.  Mr. Salamone stated there is an open space near the beginning of the building where arches will be placed that will go out to the pond for picture taking.  Mr. Imfeld asked if there was access to that area.  Mr. Salamone stated access would be from the parking lot level only.  Mr. Fitamant asked if there was a turning template placed on the plan to see if a limousine would be able to get around the columns under the building.  Mr. Rubin stated the applicant would investigate that situation.  
Mr. Farrelly asked if a revision date could be placed on the site plan.  Ms. Hartmann asked the applicant to verify the calculations for average height.  Mr. Simone asked what the first floor elevation was.  Mr. Salamone stated the bottom of the first floor level was ten feet over grade.  Mr. Hanson stated the grade elevation is 174.5.  Mr. Simone stated that Municipality requires that the first floor elevation be one foot freeboard above the State flood hazard elevation, which would be 187.  Mr. Hanson stated the spot elevation in the driveway is 186.  Mr. Simone asked Mr. Hanson if he was clear one foot above the flood hazard elevation.  Mr. Hanson stated they were.  Mr. Simone inquired as to whether the underside of the first floor would have lighting in it.  Mr. Salamone stated the lighting would be in the floor joists above the flood elevation.  Mr. Fitamant stated that the lighting fixtures on the columns need to be raised above the flood elevation.  Mr. Fitamant suggested that the stair towers need to have windows placed in them and also venting for water flow.  Mr. Salamone agreed to do that.  
Motion by Troast, second by Fitamant to open the meeting to the public.  All in favor.
No one came forward.

Motion by Skvarca, second by Troast to close the meeting to the public.  All in favor.
9:17 PM

John Desch, traffic engineer, previously sworn.

Mr. Desch stated that at the last meeting the Board requested a traffic study be done adding Friday evening to the peak period study.  That study was done on Friday, January 11th from 4PM to 6PM.  An intersection capacity analysis was conducted at Route 23 and Alexander Avenue and also at Alexander Avenue and Newark Pompton Turnpike.  Mr. Desch stated that the Friday night peak hours calculated to be better than the other peak times.  Mr. Desch determined that Friday night traffic would not seriously impact the site.  
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Mr.Simone stated that he would have the applicant’s traffic report reviewed by a separate traffic consultant for the Board.  Mr. Simone stated the applicant’s traffic report would have to be reviewed by the State DOT.  
Motion by Dickinson, second by Tritschler to open the meeting to the public.  All in favor.
No one came forward.

Motion by Dickinson, second by Altis to close the meeting to the public.  All in favor.
9:23 PM
Mark Anthony Vizzini, landscape architect, sworn.  
Mr. Vizzini prepared the landscaping plan.  Mr. Vizzini stated there will be one shade tree for every 5 parking spaces.  The trees will be of a 2 and-a-half inch caliper.  The trees are those recommended by the Shade Tree Commission such as pin oak, willow oak, maples.  There will be a four foot row of evergreen shrubs in the parking areas.  There will be a wild flower mix and a lake meadow mix as you enter the site.  Tall grasses will be planted along the line of the existing vegetation.    Mr. Rubin asked what would happen to the plantings if a flood were to engulf the site.  Mr. Vizzini stated the plants chosen have a high tolerance to water inundation like the existing vegetation, some will die and some will come back.  
Mr. Vizzini stated he will submit a point by point lighting drawing showing actual calculations on a grid of lighting for the site.  

Mr. Farrelly asked if the trees along the west end of the property would be planted on a berm.  Mr. Vizzini stated they will match the existing grade in the area.  Mr. Dickinson inquired as to whether the peninsula would be planted.  Mr. Vizzini stated that there would be some disturbance because of the installation of the roadway that area would be planted with tall seed mix and the existing area would remain as is.  Mr. Vizzini stated the plantings along the parking areas will be located on islands.  Mr. Fitamant asked how high the meadow mix grows.  Mr. Vizzini stated it will grow 18 to 24 inches and needs to be mowed twice a year.  Mr. Fitamant asked if there was a chain link fence between the highway and the pond and if so is it to remain or be removed.  Mr. Rubin stated that fence will be removed.  
Marked as Exhibit:

A-12  Sheet 16 of 19 the landscape plan adjacent to Greenwood Avenue

Motion by Krause second by Dickinson to open the meeting to the public.All in favor.
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No one came forward from the  public.
Motion by Krause, second by Dickinson to close the meeting to the public. All in favor.
9:40 PM

Anthony Manzo, owner and operator of the Brownstone House in Paterson, NJ, sworn.

Mr. Manzo is the operator/owner of the Brownstone, a catering facility, in Paterson.  Mr. Manzo has consulted with the owner of the site on the day to day operation of a catering business.  Mr. Rubin asked Mr. Manzo if generally speaking the building is functional.  Mr. Manzo stated that from the layout the flow of the facility makes good sense even beyond the wedding market, into corporate meetings and other affairs.  
Mr. Dickinson asked Mr. Manzo to explain what the limo drivers do once they drop off their clients.  Mr. Manzo stated the limo drivers discharge their party and then they leave the premises.  Mr. Dickinson stated that one of the Board’s concerns was whether they would be able to turn around under the building.  Mr. Manzo stated that was an engineering issue and he couldn’t answer that.  Mr. Dickinson asked Mr. Manzo on average how many catering parties are held on a Saturday.  Mr. Manzo stated that currently they handle 16 to 22 events in a day at the Brownstone.  Mr. Manzo stated that the Castle would probably generate two afternoon parties and two evening parties but with a larger number of people than the Brownstone would hold.  Mr. Manzo stated that at the Castle there would be a minimum set on rooms for Saturday and Friday evenings of approximately 225 people.  Mr. Manzo stated that the average weekend reception would generate 3.6 people per car and the average weekday reception would generate 1.5 people per car.  Mr.  Dickinson inquired as to what types of events took place during the week.  Mr. Manzo stated that usually a political cocktail affair or retirement party would be held during the week that would accommodate around 80 to 100 people.  Mr. Manzo stated that the Castle has a general common area for everyone to gather, which is a favorable layout.  
Mr. Fitamant asked in terms of operating hours what would the closing hour be.  Mr. Manzo stated that based on his current business they do 350 weddings a year usually ending between 11 and 11:30 PM.  Mr. Manzo stated that usually Friday evenings go a little later because the events start later.  Mr. Manzo stated that events during the week usually last until around 11.  Mr. Fitamant asked Mr. Manzo what controls they have as far as over-drinking by patrons.  Mr. Manzo stated that management would reserve the right to “cut” someone off.  
Mr. Imfeld asked Mr. Manzo to explain to the Board how the valet parking would work and how quickly cars can be transported, especially concerning the remote lot.  Mr. Brigliadoro inquired as to how many people should be working valet when the facility holds 1800 seats.  Mr. Manzo stated the general rule of thumb is 4 valet parkers per 120 
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people.  Mr. Manzo stated there should be at least two golf carts, one in the field and one at the location constantly shuttling the valet parker back and forth between locations.  Mr. Manzo stated that today people do not wish to use the services of a valet and therefore a shuttle car should be provided for those individuals. Mr. Fitamant asked if the golf carts would drive in the roadway or if they had a separate path.  Mr. Manzo stated usually there would be a bicycle path used for golf cart travel.  
Mr. Simone asked Mr. Manzo how he would deal with the cancellation of a wedding due to flooding.  Mr. Manzo stated that cancelling an event for flooding would be handled in the same way as cancelling an event for a snow storm, which would be to change the date.
Motion by Skvarca, second by Dickinson to open the meeting to the public.  All in favor.  Motion Carried.
Nicholas Lombardi, 78 Madison Street, sworn.  

Mr. Lombardi had a concern regarding public safety.  He said last year there was flooding in that area and was not sure whether there would  be enough lead time to cancel a wedding if flooding were to occur.  Mr. Lombardi wanted to know who would make the decision to cancel events at the Castle.  Mr. Manzo stated that in that case the applicant would work with the office of emergency management.  Mr. Manzo stated in a management standpoint they wouldn’t put anyone in harm’s way, safety would come first for patrons and also for the employees.

Nate Glinbizzi, 25 Richard Street, sworn.

Mr. Glinbizzi asked if there was flooding during an ongoing event how the applicant would evacuate those people in the building.  Mr. Manzo stated that the applicant would have a plan in force just as if there was a fire emergency.  
Motion by Tritschler, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.

Due to the lateness of the hour and the need for public statements the application will be carried to the meeting of March 17th.  
RESOLUTION:

Parks and Recreation Element of the Master Plan

MOTION by Imfeld, second by Dickinson to approve the resolution as submitted.  All in favor.  Motion Carried.
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MINUTES:

February 4, 2008 – Regular Meeting

MOTION by Altis, second by Dickinson to approve the minutes as submitted.  All in favor.  Motion Carried.
There being no further business the meeting is adjourned at  10:28 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
