PEQUANNOCK TOWNSHIP



FEBRUARY 28, 2011

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:35 PM

MEMBERS PRESENT:
Altis, Dickinson, Fitamant, Imfeld, Krause, Troast, Phelan, Kapotes and Vanderhoff.  Also present Richard Brigliadoro, Board Attorney and Dave Battaglia, Board Engineer.

MEMBERS ABSENT:


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 February 25, 2011.

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. Krause stood in as a voting member.

SIGN:
Solar and More, 598 Route 23, Block 902, Lot 17

Mo Ladak of MS Sign Company represented the applicant, sworn.

Thomas Ferraro, applicant, sworn.

Mr. Ladak stated that the applicant is proposing to add a 16 square foot sign to the existing freestanding sign and a 39 square foot attached sign.  
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Mr. Ferraro stated that the message board will stay as it exists.  Mr. Brigliadoro stated the applicant needs a design waiver because the maximum sign area for a freestanding sign is 50 square feet and the sign is already at 126 square feet.  The applicant is occupying space at the site and is attaching an additional 16 square feet to the freestanding sign.   Mr. Altis asked if the sign would be on both sides of the pylon.  Mr. Ladak stated the wording would be placed on both sides of the sign.  
Motion by Vanderhoff, second by Dickinson to approve the Solar and More sign as submitted.  Yes votes from Dickinson, Fitamant, Imfeld, Kapotes, Troast, Vanderhoff, Phalanx, Krause and Altis.  Motion Carried.
PUBLIC HEARING:
Walid Suiafan/Seven Eleven, 540 Route 23, Block 2006, Lot 1
Site, Flood, Sign, Front Yard Variance
Mr. Frank Scangarella, Esquire represented the applicant.

Mr. Scangarella stated the application presented is for site plan, flood plain development, sign and variance on a .725 acre tract where four acres is required and for a minimum front yard setback of 5 feet where 75 feet is required.

Joseph Jaworski, site engineer, sworn.

Joseph Staigar, traffic  impact engineer, sworn.

Asad Kahlid, real estate representative with Seven Eleven, sworn.

Mr. Joseph Jaworski, site engineer with Dynamic Engineering, prepared the site plan for the applicant.  Mr. Jaworski stated the site is currently .53 acres and has a service station with two canopies, eight fuel dispensers and a small store.  The convenience building is 470 square feet.  Mr. Jaworski stated the applicant is in the process of obtaining .2 acres from the Department of Transportation.  Mr. Jaworski stated the reason for purchasing the additional property from the DOT is to help out with the flood storage on the site.  Mr. Jaworski stated that once the .2 acres is obtained from the DOT the property will be .725 acres.  Mr. Jaworski stated there are two existing driveways off Route 23 and also a right in right out driveway on Jackson Avenue.  Mr. Jaworski stated the setback from the rear of the building property line is 15 to 20 feet.  

Mr. Jaworski stated the proposal for the site is to eliminate the gas dispensers, canopies and the building and redevelop the site as a 2400 square foot convenience store.  Mr. Jaworski stated the northern access driveway from Route 23 will be removed.  Mr. Jaworski stated the driveway from Jackson Avenue will be a right in and r right out driveway.
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Marked as Exhibit A-1 – Colorized version of the site plan dated February 8, 2011. 

Mr. Jaworski stated that the green front area drainage will remain as it exists.  Mr. Jaworski stated the cut fill for the site will remain as zero net fill.  
Mr. Jaworski stated the design will have head on parking, trash enclosures and a loading zone.  Mr. Jaworski stated delivery will be by step vans.  Mr. Jaworski stated there is a “no parking” fire lane.  Mr. Jaworski stated the impervious coverage on the site will be at 52%.  Mr. Jaworski stated they are adding mixed landscaping and will add plantings along the rear of the building complying with the landscape requirements of the Planner.  

Mr. Jaworski stated there will be one attached building sign

Marked as Exhibit A-2 – Colorized elevation drawing.

Mr. Jaworski stated the attached sign will be 49 and-a-half square feet and will be internally lit.  The pylon sign will be located at the southern corner of the property and will be 50 square feet.  There will be directional signs  situated at the driveways and will comply with the township ordinance.  Mr. Altis stated that the Township does not allow the Seven Eleven logo to be placed on the directional signs.  
Mr. Brigliadoro asked the applicant if he had a contract with the DOT.  Mr. Kapotes asked to have the waste receptacles shown on the site plan.  Mr. Jaworski stated he would place the waste receptacles on the plan.  Mr. Vanderhoff  made comment regarding the exit driveway on to Jackson Avenue and asked the applicant to design an island with a curve so as to prevent people from making a lefthand turn on to Jackson Avenue.  Mr. Jaworski agreed to place a concrete island by the Jackson Avenue exit.  
Mr. Dickinson asked if there would be any recycling bins.  Mr. Jaworski stated the applicant will install a recycling bin for bottles.  Mr. Fitamant asked how the delivery trucks would leave the site.  Mr. Jaworski stated the single unit trucks would pull in the loading area and then would have to make a right on Route 23 to leave the site.  

8:17 PM
Mr. Joseph Staigar, traffic impact engineer.  Mr. Staigar prepared a traffic impact analysis of the property which shows how the site operates now and how it will operate in the future. Mr. Staigar stated the future site will generate 88 morning peak hour trips and 64 peak hour trips during the afternoon.  Mr. Staigar stated the existing site generates 65 peak hour trips in the morning and 65 in the afternoon.  Mr. Staigar stated the site will not be a destination site but will generate traffic from people already on the highway, therefore, there will be no increase in traffic.
Planning Board  - Regular Meeting

February 28, 2011

Mr. Staigar stated he met with the DOT and they suggested that there be only one entrance/exit driveway on Route 23.  Mr. Staigar stated the applicant is proposing 13 parking spaces.  Mr. Staigar stated Seven Eleven makes deliveries during their off peak hours usually late at night.  Mr. Staigar stated they will restrict a lefthand turn on to Jackson Avenue.  Mr. Dickinson asked the applicant if they could place a sign at the Jackson Avenue exit stating “wrong way – do not enter”.   Mr. Staigar stated they will install a sign saying “keep right”.  
Mr. Staigar stated that the site is like a triangle and is locked in to whatever property can be obtained to increase lot area, which will be .725 acres where 4 acres is required; the front yard setback of 5 feet instead of 75 feet does not impede visually on the neighbor because of the distance from the parking light and the fact that the building will only be one story.  Mr. Staigar also felt that getting rid of the gasoline and diesel fuel has a benefit that outweighs whatever detriment is imposed by the variances.  

Mr. Fitamant suggested that a sidewalk be included on the plan for people leaving the site and would like the sidewalk to be connected to the one on Jackson Avenue.  Mr. Fitamant asked how the applicant intends to waterproof the building.  Mr. Jaworski stated that the building will be waterproofed by having an oversized five foot slab under the building; the walls will be designed with reinforced walls to withstand five feet of water pressure; the doors and windows will have flood panels that can be slid on to a track which will prevent water spillage into the building.  
8:43 PM

Mr. Asad Kahlid, real estate representative with Seven Eleven.

Mr. Scangarella asked the witness to explain to the Board how the Seven Eleven deliveries were conducted.   Mr. Kahlid stated deliveries are made one or two times a week at off peak hours.  Mr. Kahlid explained that Seven Eleven has their vendors bring their products to a distribution center and from there trucks are packed with everything that is needed at the Seven Eleven store in one truck rather than having each vendor supply the stores individually.  

Mr. Kahlid stated that their stores have two dumpsters, cardboard recycling, plastic and glass recycle.  Mr. Kahlid stated there are two trash enclosures and one recycle bin for bottles and cans.  Mr. Kahlid stated that the stores have three shifts and during those shifts an employee will clean their lot.  Mr. Kahlid stated Seven Eleven has field consultants who aide the franchisee with any issues they may encounter and they spend four hours a week with each Seven Eleven store.  

Mr. Fitamant was concerned about grease in the septic system and how it was handled.  Mr. Kahlid stated that there is no food prep done on the premises, therefore there is very minimal amounts of grease.  
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Mr. Altis asked if the Seven Eleven was open 24 hours.  Mr. Kahlid stated all the Seven Elevens are open 24 hours a day.

Motion by Kapotes, second by Dickinson to open the meeting to the public. All in favor.  Motion carried.
No one came forward from the public.
Motion by Krause, second by Kapotes to close the meeting to the public.  All in favor.  Motion carried.
The Board deliberated.

MOTION by Vanderhoff, second by Kapotes to approve the application with the following conditions:  variance for lot area of .725 instead of the four acres; front yard setback of five feet where 75 feet is required; grant two waivers for existing utilities and Environmental Impact Study; directional sign of two square feet with no logos permitted; eastern driveway to be developed it in a way to curve it to ensure right turn only on to Jackson Avenue adding a concrete island  and adding signage that says “keep right”; sidewalk from the building up the driveway to Jackson Avenue; applicant will maintain the lot two times a shift; four canisters for cardboard trash, glass and plastic and recycling bins for public use.  Yes votes from Dickinson, Fitamant, Imfeld, Kapotes, Troast, Vanderhoff, Phelan, Krause and Altis.  Motion Carried. 
DISCUSSION:
9:00 PM

Semeraro, 3 Lincoln Avenue, Block 706, Lot 13.01
Subdivision Concept

Mr. Vanderhoff and Mr. Troast stepped down for this application.

Mr. Randal Chiocca Esquire,  represented the prospective purchaser of  the site in question.

Mr. Chiocca explained to the Board that the applicant is proposing to subdivide part of the Chilton House facing the Turnpike and the first lot on Lincoln Avenue, which is lot 13.01.  The proposal is to resubdivide those two lots into three lots.  Mr. Chiocca stated the prospective purchaser will live in the Roughgarden home and build a new house on the resulting lot.  
Planning Board  - Regular Meeting

February 28, 2011

Mr. Chiocca stated that the applicant would have to take off part of the Roughgarden garage in order to meet side yards setbacks and building coverage.  Mr. Chiocca stated that if they subdivided the Chilton House property the lot would have a variance for building coverage of 16.8% where 16 percent is permitted.  Mr. Chiocca stated the proposed lot would be compliant with all the bulk requirements.   
The applicant will come back with a formal application.

MINUTES:
 February 7, 2011 – Regular Meeting

MOTION by Fitamant, second by Kapotes to approve the minutes as submitted.  In favor:  Dickinson, Fitamant, Imfeld, Kapotes, Vanderhoff, Phelan,  Krause and Altis.   Motion Carried.

There being no further business the meeting is adjourned at 9:20 PM.  Motion by Kapotes, second by Dickinson to close the meeting.  All in favor.  Motion Carried.
Respectfully submitted,

Linda Zacharenko

Recording Secretary
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