PEQUANNOCK TOWNSHIP



MARCH 17, 2008

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED:



7:48 PM

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

MEMBERS ABSENT:
Imfeld, 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 March 14, 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. Fitamant, Alternate #1 and Mr. Krause, Alternate #2 are regular voting members for this meeting.

Gallo application is carried to the April 21st meeting, at the request of the applicant.
SIGN:

Best Western/Regency House, 140 Route 23 North, Block 2704, Lot 6
Mr. Paul Conciatori, Esquire with the law firm of Price, Meese, Shulman & D’Arminio represented the applicant.
Mr. Conciatori stated that the applicant is proposing to improve the aesthetics of the existing signage.  The application consists of two signs a monument sign and a pylon sign.  Mr. Conciatori stated that at the last moment the Best Western organization 
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informed the applicant that the lettering must be in block form, therefore, the applicant submitted revised plans.
Marked as Exhibit A-1 – Revised Sign Lettering

7:52 PM

Robert Bratt, Licensed Engineer and Planner, sworn.  

Mr. Bratt submitted a three sheet set of plans.  The plan included a survey map and site plan.  Mr. Bratt stated there are two existing signs on the site.  One of the signs is a monument sign on the southerly driveway entrance founded on a stone monument base with an internally illuminated sign face.  The monument sign is 131.36 square feet.  Mr. Bratt stated the new sign will have script lettering with the Best Western logo.  The color of the trim around the sign face will be the same as the hotel.  Mr. Bratt stated there will be architectural consistency between the sign and the hotel design.   The new sign will keep the width and height of the old sign.  The base of the sign will now be blue with white lettering.  
The applicant proposes to keep the pylon sign the same size and same shape.  The top of the pylon sign will be internally illuminated with the Best Western logo, painted blue and while.  There is currently an interchangeable theater type reader board, the proposed sign will mount an LED reader board in a vertical format.  The existing main sign box is just over 129 square feet and the proposed sign box is just under 129 square feet.  The proposed reader board is 46 square feet and the overall height of the sign has come down an inch and-a-half.  Mr. Farrelly asked the applicant if they were aware of the Town’s ordinance regarding changeable text.  Mr. Bratt stated the applicant was aware that the sign could not change more than once an hour.  Mr. Bratt stated the sign will not flash but will remain as a static reader board.  Mr. Vanderhoff stated the sign is a new sign and the 18 square foot area should be adhered to.  Mr. Bratt stated the applicant will be complying in every way including intensity in lighting and number of times the lettering can change with the only accommodation being the realization that there is an existing sign of that size that is readable.  Mr. Vanderhoff stated that the applicant is not changing copy but is actually building a new sign.  Mr. Vanderhoff asked Ms. Hartmann how many variances will be involved in this application.  Ms. Hartmann agreed with Mr. Vanderhoff that the applicant is not refacing the pylon sign but rather building a new sign.  Ms. Hartmann stated the applicant is taking down the triangular section of the sign and making it rectangular.  Mr. Bratt stated that the V shaped steel structure of the pylon sign box will remain and that they are proposing to put a case around the sign to enhance the appearance.  Ms. Hartmann stated if the applicant wanted to keep the pre-existing non conforming status then they have to keep the sign as it is and just replace the face.  
Ms. Hartmann informed the Board that the following are the necessary waivers:  electronic board is over 18 square feet; there are two existing signs when only one is permitted; existing pylon sign is 182.8 square foot area; the monument sign is 156.5 square foot area; the  reader board is 46 square feet area; the sign is 25 feet high.  
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Mr. Farrelly stated that because the applicant is increasing the width of the sign there is a site triangle problem with the highway.  Mr. Vanderhoff had an issue with the fact that there is no designation on the plan as to how far the sign is from the highway.  Mr. Conciatori stated they are proposing the sign in the exact area it is now.  Mr. Bratt stated the signs are less than 10 feet from the highway right of way.  Mr. Fitamant asked what the width of the existing base is.  Mr. Bratt stated the width is about one and-a-half foot.  Mr. Fitamant asked what the proposed width of the base was.  Mr. Bratt stated that would be six feet.  
There was much discussion regarding the State property line.  Mr. Farrelly stated that the Board should take a straw vote to see whether the Board wanted a survey or not before they continued with the application.  
A straw vote was taken.  The Board agreed that a survey would be needed in order to determine where the sign is located on the property.  Yes votes from Vanderhoff, Skvarca, Krause, Fitamant, Altis, Tritschler, Dickinson and Farrelly.  

8:31 PM

The applicant asked for a break.

8:40 PM

Back on the record.

Mr. Conciatori explained to the Board that the applicant was struggling with the fact that the Best Western signage approval was mandatory to the operation of the Best Western and would essentially be lost if the signage package was not approved by the Township.  The applicant asked the Board to move forward on the monument sign only and asked if a temporary wrapped vinyl sign could be placed on the pylon sign for 30 days until they can come back to the Board when the survey is completed.  
Mr. Farrelly asked if the area on the monument sign that says “weddings, banquets and meetings” was backlit.  Mr. Conciatori stated that sign is already backlit and they were only changing the colors.  

Motion by Tritschler, second by Dickenson to open the meeting to the public.  All in favor.  Motion Carried.
No one from the public came forward.
Motion by Krause, second by Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
Mr. Fitamant asked what the height of the stone monument sign was.  Mr. Bratt stated the sign was 5’2” from the ground to the stone cap.  Mr. Conciatori stated that nothing would be changed on this sign except the material and color.  Mr. Dickinson asked if the sign 
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was internally lit and if it would remain that way.  Mr. Conciatori stated the sign would remain as it exists now.  Mr. Altis asked if the blue logo and the blue letters would be lit.  Mr. Bratt stated that is correct and also that the wording “Hotel and Suite” would be lit.  Mr. Vanderhoff asked if the lighting would be LED.  Mr. Bratt stated the lighting is incandescent.  Mr. Fitamant asked if the shrubs around the monument sign would be removed.  Mr. Bratt stated that they will remain but if destroyed during the renovation they will be replanted.  Mr. Farrelly asked if the sign was two sided or one sided.  Mr. Bratt stated it would be two sided.  
Motion by Dickinson, second by Vanderhoff to approve the resolution for the monument sign to remain as is and to cover the pylon with a temporary vinyl covering until the survey is completed, with the following conditions: letters to be non- LED; waiver for sign area in excess of 50 square feet and overall signage of 156.9 square feet.  Yes votes from:  Altis, Dickinson, Skvarca, Tritschler, Troast, Vanderhoff, Krause, Fitamant, Farrelly.  All in favor.  Motion Carried.
8:55 PM

ABN Realty, the Castle, Route 23 and Alexander Avenue, Block 2705, Lot 2
Pre and Final Site, Flood, Bulk

Mr. Vanderhoff stepped down from this application due to the proximity of his employment to within 200 feet of the applicant’s site.

Michael Rubin, Esquire, 1330 Hamburg Turnpike, Wayne, represented the applicant.  This is a continued application of the Castle application.   

Mr. Arthur Hanson, site engineer, previously sworn.

Mr. Rubin asked Mr. Hanson to explain the changes to the site plan.  Mr. Hanson went over the new comments supplied to the Board by Mr. Simone dated March 14th, 2008.  Mr. Hanson stated that Items 1 and 2 will be complied with, Item 3 is under the jurisdiction of the DOT and they will obtain permits from the DOT.

Item 4 and 5 will be complied with, Item 6, the stream encroachment permit will have a modification and that permit will be sent back to the DEP.  Item 7 will be complied with.  The applicant will supply details for Items 8 and 9 of Simone’s report.  Mr. Hanson stated that the peninsula area will be closed off with a fence or decorative shrubbery.  Mr. Hanson stated the gazebo will be moved to an island in the middle of the reflecting pool.  Item 11 will be complied with and Item 12 has been constructed.  Mr. Hanson stated the applicant will provide an easement from the last manhole of the property line abutting Alexander Avenue.  Mr. Hanson stated the applicant is in accord with the township manager’s memo regarding the easement.  Mr. Rubin stated the applicant will prepare an easement running to the Township of Pequannock for the sewer connection for review by the Township Counsel.  
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Mr. Simone stated the storm water report appeared complete. Mr. Simone said there is a drainage maintenance plan required by the State and the applicant is agreeing to follow that maintenance plan.  Mr. Simone wants a drawing showing the water quality cross-sections.  The drainage report has to be approved by the DEP.  Mr. Simone stated the fire hydrant at the entrance to route 23 be moved to the incoming side for fire truck utilization.  Mr. Rubin stated he would prepare the easement document and Mr. Hanson will supply the town with the metes and bounds attached to that easement.  
Mr. Fitamant asked for the flood plain elevations to be placed on the plan.  Mr. Fitamant commented that there was a five foot sidewalk along the roadway and asked if that would be the golf cart drive.  Mr. Hanson stated the golf carts would drive along the roadway and not on the sidewalk.  Mr. Fitamant asked for “yield” stripping on the pavement at the crosswalks to add a note of safety.  Mr. Fitamant asked if the limousine turning template was done. Mr. Hanson stated it was done and he would give it to Mr. Simone.  Mr. Fitamant asked if they were planning to move the gazebo.  Mr. Hanson stated at the suggestion of Mr. Simone they are now planning on moving the gazebo to the middle of the reflecting pool.  Mr. Hanson stated all deliveries will be made in the back by the stripping area.  
Mr. Skvarca asked that if in addition to the easement could the town have something in writing  allowing the town permission to pick up geese eggs on the site.  Mr. Rubin stated that they would welcome that.  Mr. Fitamant asked who would be enforcing the maintenance plan that the DEP is involved in.  Mr. Simone stated that the DEP should but the township will monitor it.  Mr. Rubin stated the applicant needs a written maintenance plan and technically the DEP should enforce with the township monitoring.  

Mr. Brigliadoro asked for clarification of the building height. 

Mr. Salamone, site architect, previously sworn.

Mr. Salamone stated that Ms. Hartmann requested that height elevations be placed on the drawing.  Ms. Hartmann asked Mr. Salamone to provide her with calculations on how those height elevations were determined.  Mr. Brigliadoro asked if the average height conforms with the maximum height of 70 feet, therefore, requiring no height variance.  Ms. Hartmann stated that was correct.  
Mr. Fitamant asked if there will be any signage on the Castle.  Mr. Rubin stated they will be back for the signage.

Motion by Dickinson , second by Altis to open the meeting to the public.  All in favor.  Motion Carried.
9:33 PM
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Jerry Piro, (Mr. Piro did not want to supply the Board with his address.  He gave the Board an incorrect street number, his address is 82 Madison Street) 233 Madison Street, Pequannock, sworn.  
Mr. Piro asked Mr. Hanson if there was any fill  spread around the property.  Mr. Hanson stated fill was spread around the property.  Mr. Piro asked where the fill came from.  Mr. Hanson stated it came from Pequannock.  Mr. Piro asked if they were allowed to spread fill and that he thought it was supposed to be zero net fill.  Mr. Piro asked if at one time there were mounds of fill on the property and where that fill came from.  Mr. Hanson stated that the fill came from the sewer project of Greenwood Avenue and from the site.  Mr. Hanson stated the fill was spread based upon a soil conservation request to stabilize the area.  Mr. Hanson stated that as far as the zero net fill the applicant had a DEP permit to build the soccer fields and to lower the lakes, which was done.  The two lakes were connected and the lakes lowered.  Mr. Piro asked if the applicant used all the fill placed on the property.  
Mr. Piro began to comment to the Board and was told by Mr. Brigliadoro that he will have the right to make comments at a later time.  

Mr. Piro showed Mr. Hanson pictures he took of the property and asked if the spreading of that dirt was legal.  Mr. Hanson stated it was legal.  Mr. Piro asked how many cubic yards were spread.  Mr. Hanson stated he did not know.  
9:40 PM

Nate Glinbizzi, 25 Richard Street, Pequannock, sworn.

Mr. Glinbizzi had a question concerning the fill.  He stated that the DEP gives a permit to fill in certain areas of the flood plain based on credits.  Mr. Glinbizzi wanted to know where the applicant got the credits from the DEP or where did the fill come from.  Mr. Hanson stated the credits come from the site, back two years ago the applicant went to the DEP to build soccer fields and an office building.  Mr. Hanson explained that there are two ponds on the site an upper pond, which had a discharge pipe leading out in a southerly direction and the front pond, the swimming hole, which had no outflow or inflow.  The two ponds were at different elevations and as part of the application they lowered the upper pond, which gave them fill credits and connected the two ponds changing the elevation of the front pond, also giving them fill credits.  Mr. Hanson stated that work was approved and built.  Those fill credits are to be used for the grading of the property and building of the structures on the site.  
Mr. Glinbizzi asked if the additional fill from the Greenwood sewer project was  included in the credits.  Mr. Hanson stated that was deducted from the credits.  Mr. Glinbizzi asked if they got approval from the DEP to do that.  Mr. Hanson stated they have approval from the DEP to fill the site to the levels that was originally approved for the Metro Stars.

Planning Board








Page 7

March 17, 2008

9:42 PM

Al Mouradian, 55 Madison Street, Pequannock, sworn.
Mr. Mouradian asked Mr. Hanson to explain ground stabilization.  Mr. Hanson stated that the material that was piled and left on the site must be spread and seeded so stabilization could occur.
9:43 PM

Francine Tirri, 26 Madison Street, Pequannock, sworn.
Why is there activity before 7 AM on the site.  Mr. Hanson stated he has no control of what goes on at the site.

9:44 PM

Anthony Franchino, 21 Lyman Avenue, sworn.

Mr. Franchino asked if the applicant has made any estimates regarding flood waters and whether the neighborhood would get less water with the gigantic rock in between McDonald’s beach or would the flood waters be higher.  Mr. Hanson stated the drainage from the proposed buildings and parking lots are going to be drained into the lakes.  Mr. Hanson explained there is a control outflow structure leading from the upper lake that regulates the volume of water leaving the site.  That was approved by the DEP and the Board on the original approval.  The outflow structure regulates the volume of water leaving the site but the applicant cannot control the amount of water backing up the river.  
Mr. Franchino asked if one side of the lake is spring fed. Mr. Hanson stated that the original McDonald Beach was fed from potable water and he did not think it was spring fed.  
Mr. Franchino asked if the structures on the site would cause water to spread out more.  Mr. Hanson explained that the no net fill requirement of the State of New Jersey says that in  the flood plain the flood storage available before the site is built on has to be equal to or greater than after the site is built so the Castle will take up a certain amount of flood storage that will be compensated for on the site.  Mr. Franchino asked where they lowered the site.  Mr. Hanson stated they lowered the lakes.  Mr. Franchino asked if the applicant made a study of what would happen in the worst case scenario.  Mr. Hanson stated the volume of water leaving the site in a one hundred year storm would be no greater after they are done building as it is now.  

9:47 PM

Jennifer Speer, 111 Greenwood Avenue, Pequannock, sworn.
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Mrs. Speer had a question as to the exit and entrance from Greenwood Avenue and if that would be used.  Mr. Hanson stated that would not be used.

9:48 PM

Marlyn Horvath, 108 Greenwood Avenue, Pequannock, sworn.

Ms. Horvath asked if the flood levels get higher how long the flood insurance rate would last if the flooding becomes worse.    Mr. Rubin stated that there is no indication that the FEMA rate would rise.  Mr. Rubin stated that the flood insurance program will not be impacted by this application.  Ms. Horvath asked the developer to take a ride to see her house.  Mr. Rubin stated that all those involved in the development have seen the neighborhood.  Mr. Rubin said that they investigated that and have been told that nothing they are doing would change the insurance rate.    
Ms. Horvath asked that if they keep flooding in the area how long FEMA would allow them to keep their insurance.  Mr. Rubin stated the Federal government guarantees that there will always be flood insurance.  

Motion by Dickinson, second by Tritschler to close the meeting to the public.  All in favor.  Motion Carried.
Mr. Farrelly asked Mr. Rubin if he had anything else that he wanted to present to the Board.  Mr. Rubin stated he had gone through all his witnesses and asked the Board to move forward for conclusion and entertain a motion for a resolution.  
Mr. Simone said a question was asked about fill placed on the site and that the applicant needs to calculate as to what was spread on the site.  Mr. Simone stated that that fill needs to be subtracted from the amount of fill allowed to be placed on the site.  Mr. Hanson stated he would provide the town with that calculation.
Mr. Farrelly stated the meeting was now open to the public for statements.

9:53 PM

Jerry Piro, previously sworn.

Mr. Piro stated that since April of 2007 he noticed that the water has changed course coming across their properties.  He was concerned about the amount of fill placed on the property and whether it was placed their legally.  Mr. Piro stated the contour of the applicant’s land has changed.  

Mr. Farrelly asked Mr. Piro if the mound of dirt he is concerned with was on the applicant’s property in April of 2007 when there was flooding.  Mr. Piro stated he didn’t 
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think so.  Mr. Farrelly stated that he couldn’t honestly say that that soil changed the direction of water since it probably wasn’t there. 
Mr. Piro is against the application.  Mr. Piro was concerned about the 30 percent rule of parking within a flood zone.  Ms. Hartmann explained that the town’s ordinance only requires parking in a parking facility and that 30 percent of the spaces cannot be in the flood plain so at grade parking that’s open to the sky 100 percent can be in the flood plain.  

10:03 PM

Nate Glinbizzi, previously sworn.

Mr. Glinbizzi stated the area is very sensitive and he couldn’t see how the Board can give an approval and didn’t think the plans were complete.  Mr. Glinbizzi had an issue with the Town Council changing the zone to C-4 recreational use.  Mr. Glinbizzi also had issue with the spreading of dirt and the fill credits on the applicant’s site.  Mr. Glinbizzi suggested the applicant lower the lakes even more.  Mr. Farrelly stated they lowered the lakes nearly two feet and that they couldn’t lower it more than that because of the brook in the area.
Mr. Glinbizzi is concerned about the evacuation plan and did not want the applicant to have the town responsible for that evacuation.  Mr. Glinbizzi had issue with the future development.  Mr. Brigliadoro stated the Board will only vote on what is proposed at the present time.  

10:17 PM

Anthony Franchino, previously sworn.  
Mr. Franchino stated he is paying $1,500 for flood insurance and asked the Board to put the application to a vote within the township residents and let the people speak.  

Mr. Brigliadoro stated the application goes for a vote before the Planning Board.

10:19 PM

Mike Stefanic, 116 Greenwood Avenue, Pequannock, sworn.

Mr. Stefanic stated that the applicant claims they have excavated the pond two feet and in reality they have not done anything but laid two feet of mud on the property.  Mr. Stefanic wanted to know how the applicant measured the two feet drop in water before the dirt was dropped there or after the dirt was dropped.  

10:21 PM

Michele Kaldrovics, 103 Greenwood Avenue, Pequannock, sworn.
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Ms. Kaldrovics asked if the fill has been tested.  She wanted to know where the fill is coming from.  Mr. Farrelly stated the fill came from Greenwood Avenue.  Ms. Kaldrovics wanted to know if the dirt has been tested.

Motion by Krause, second by Tritschler to close the meeting to the public.  All in favor.  Motion Carried.
Board deliberations took place.

Mr. Brigliadoro reviewed for the Board the following variances requested by the applicant:  The applicant is proposing no loading spaces where three are required;  thirty percent of parking that is provided in a structure within a flood hazard area must be located one foot above the flood level; solid fence; lighting poles are exceeding the maximum height, the applicant is proposing a 25 foot high pole.  
Mr. Brigliadoro stated that in terms of the conditions of the approval the following are required:  The applicant would grant an easement to the town for sanitary sewer extension; the applicant would address comments of the fire official; the applicant would be required to submit an application to the NJDEP to modify the stream encroachment permit previously approved; the applicant would need to obtain a major access permit from the DOT; the applicant would have to comply with the NJDEP regulations as to storm water; that applicant would provide appropriate details with respect to the limousines being able to get around the columns under the building; the applicant would work with the Office of  Emergency Management, Police Department and Fire Department in order to come up with an appropriate evacuation plan; submission of measured elevations of both ponds with the Board Engineer’s approval; complying with all Planner and Engineer reports; revised set of plans for the drainage system; interim verification of fill that was placed on the site; the applicant to provide an as-built of the entire site including the lighting;  all mechanical equipment to be below the parapet; water proofing below the flood plain.  
Motion by Fitamant, second by Tritschler to accept to approve the application as noted with the conditions written by Mr. Brigliadoro and the granting of all variances.  Yes votes by Altis, Dickinson, Skvarca, Tritschler, Troast, Krause, Fitamant and Farrelly.  Motion Carried.
11:00 PM

Patania, 440 Route 23, North, Pompton Plains, Block 2007, Lot 8
Pre and Final Site, Flood, Bulk
Mr. Frank Scangarella, Esquire, 565 Newark Pompton Turnpike, Pompton Plains represented the applicant.
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Mr. Scangarella realized the lateness of the hour and asked if he could be placed first on the agenda for the April 21st meeting.  

RESOLUTION:
11:06 PM

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

Motion by Vanderhoff, second by Fitamant to memorialize the resolution as submitted:  in favor, Dickinson,Skvarca, Vanderhoff, and Krause.  Vote 4 in favor.  Motion Carried.
Chilton Hospital, 97 West Parkway, Block 2402, Lots 1 and  2
Sign

Motion by Vanderhoff, second by Fitamant to memorialize the resolution as submitted:  in favor, Dickinson,Skvarca, Vanderhoff, and Krause.  Vote 4 in favor.  Motion Carried.

MINUTES:
February 25, 2008 – Regular Meeting

MOTION by Fitamant, second by Vanderhoff to approve the minutes as submitted.  All in favor.  Motion Carried.
March 3, 2008 – Workshop Meeting

MOTION by Vanderhoff, second by Fitamant to approve the minutes as submitted.  All in favor.  Motion Carried.

ADMINISTRATION:
It was decided that all packages will be picked up by the Board members on the Wednesday before the meeting dates.  
MOTION by Altis, second by Dickinson to adjourn the meeting.  All in favor.  Motion Carried.
There being no further business the meeting is adjourned at 11:13 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary

