PEQUANNOCK TOWNSHIP



MARCH 3, 2008
PLANNING BOARD




WORKSHOP MEETING

MEETING CONVENED:



7:38 PM

MEMBERS PRESENT:
 Krause, Skvarca, Vanderhoff, Fitamant, Farrelly. Also present was Jill Hartmann, Board Planner and Michael Simone, Board Engineer 

MEMBERS ABSENT:
Altis, Dickinson, Imfeld, Troast, Tritschler, 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 29, 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.

DISCUSSION:
Gallo and Matlosz,  Sunset Road, Block 2801, Lot 4

Minor Subdivision 

Mr. David Dixon, Esquire of Feeney & Dixon, 512 Newark Pompton Turnpike, Pompton Plains, NJ represented the applicant.

The application is a minor subdivision created off an undeveloped roadway.  The application is a two lot subdivision encompassing 31.8 acres.  The property is severely impacted by the wetlands.  NJDEP has granted a Stream Encroachment and Street Crossing Permit.  The applicant also received approval from Morris County Soil Conservation and Morris County Planning Board.
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7:42PM

Thomas Donahue, engineer for the applicant.

Mr. Donahue reviewed the comments of Mr. Simone, Board Engineer, dated February 29, 2008 for the Board.
Regarding the septic tanks and the disposal fields Mr. Donahue stated that he recently went out to the site with the Health Department and performed soil logs for the septic fields and the logs were reviewed and accepted by the Health Department.

Regarding water service Mr. Dixon stated originally the intention was to have both homes serviced by wells but given the fact that Mr. Simone has concerns regarding fire suppression the applicant will consider installation of a water main connection or to have the homes fitted with fire suppression devices, including sprinklers.  Mr. Dixon stated they will take the recommendation of Mr. Simone under advisement.

Mr. Donahue stated he performed two soil logs for the house seepage pits and performed a soil log in the middle of the wetlands.  Seepage pits will be placed outside the existing wetlands and the pits will be constructed in the fill area of the proposed roadway.  Specific site grading around the driveways, the houses and finalization of the proposed dwelling size will be provided on the plot plan.  Mr. Donahue stated he will indicate on the plot plan top and bottom wall elevations.  Mr. Donahue stated he will provide the design for all walls over four feet high.  Mr. Donahue stated he will provide the Board with more information regarding the guide rails on either side of the roadway where the walls are to be constructed.

A north arrow will be provided on the grading plans.

Mr. Dixon stated that with regard to the entrance driveway the applicant would find it difficult to increase impervious coverage by widening the roadway along its entire length.  Mr. Donahue suggested the roadway could be widened up to the existing house on lot 16 to 18 feet and then from there it would be cut down to 12 feet in width.  Mr. Dixon stated the driveway will continue to be a private roadway. The applicant proposes to place a stop sign at the intersection of the driveway and Sunset Road.

Mr. Donahue stated they provided a K-turn area for fire trucks to turn around and will expand that area for easier turning.

Regarding basements Mr. Donahue stated that lot 4.02 would have a walk-out basement.  Mr. Simone stated he will need to see a grading plan for the walk-out basement.  Mr. Dixon stated the applicant will present a floor plan for the proposed dwellings including elevations.
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Ms. Hartmann asked Mr. Dixon if they were going to address the fire department comments regarding fire hydrants and cul-de-sacs.  Mr. Dixon stated he would discuss that with Mr. Simone because the applicant may be installing a fire suppression system in each dwelling.

Mr. Dixon stated that as to future property owners being aware of the legal requirements associated with living in the wetlands the Stream Encroachment Permit has been recorded and runs with the land as sufficient notice to any subsequent property owners.

Mr. Fitamant asked if the applicant was going to install underground electric.  Mr. Dixon stated electric, gas and water will be installed underground.

Mr. Simone wants the applicant to address the method for repairing the sidewalk on Sunset after the utilities are tied in.  

Mr. Vanderhoff asked what the driveway pavement standard was.  Mr. Donahue stated they are showing a four inch aggregate base underneath two inches of top course for the driveway.  Mr. Vanderhoff stated when the driveway is long the township requires a heavier asphalt to support a fire truck.  Mr. Simone stated that the Board will need sufficient detail of the site plan to be able to make comments.

Mr. Fitamant asked the applicant to provide the Board with a cross-section of the culvert and also a road profile showing the underground utilities.  Mr. Fitamant asked the applicant to revise their plans to show the top and bottom of the walls.  Mr. Fitamant asked the applicant if the seepage pits were going to have overflows in case they fill up.  Mr. Donahue stated they would provide piping through the retaining walls on the revised plan.  Mr. Fitamant asked since fire trucks would traverse the roadway would the seepage pits have to be heavy duty.  Mr. Donahue stated that would be required.
Mr. Farrelly stated he wants to see the blocks and lots of property owners within 200 feet of the site placed on the plan.  Mr. Fitamant asked if the only variances are those of lot width and frontage.  Mr. Dixon stated that was correct.  Ms. Hartmann also stated the applicant is seeking a planning variance for development on an unimproved roadway.

8:22 PM  Troast enters meeting
Patania, 440 Route 23 North, Block 2007, Lot 8
Pre and final site plan

Mr. Frank Scangarella, Esquire, 565 Newark Pompton Turnpike, Pompton Plains, NJ        represented the applicant

Mr. Scangarella explained that there are four pre-existing variances pertaining to the site. The applicant is asking for a parking variance where 23 parking spots will be provided 
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and 28 are required.  Mr. Scangarella explained that the proposed building is designed to solve the problem of construction in a flood hazard zone.  The applicant is proposing to leave the existing single story 800 square foot building and construct a second story.  

Mr. Bruce Callahan, Professional Engineer, Hanson Engineering for the applicant.
Mr. Callahan stated that Soil Conservation has been satisfied.  Mr. Callahan reviewed the letter from Mr. Simone dated Feb 29, 2008 and stated the following:  
Regarding water service , the applicant will add a water main from Rt 23.
Sprinkler System will be constructed with a dedicated fire line to be submitted

Septic design will be provided and submitted to the Health Department  
Mr. Callahan stated the NJDOT requires all applicants along Route 23 to set aside an additional 14 feet of non disturbed area along the highway.  The applicant’s septic system is presently designed to encroach 4 feet into that designated undisturbed area therefore the applicant is asking the DOT to waive their requirement of setting aside the additional 14 feet for future construction of the roadway.  Mr. Callahan stated that if the DOT does not grant the applicant a waiver then the septic system will be pushed back further on the site.
Mr. Callahan stated that the property is at a 187.5 foot elevation, the second story will be at a 194.5 elevation.  There will be four seepage pits collecting the roof and parking lot runoff.  Additional lighting details will be provided.  The applicant will increase the landscaping and provide a revised landscaping plan.  Mr. Callahan stated that because of the need to construct a larger septic system the applicant needs to utilize part of the parking lot therefore a variance for 23 parking spots instead of 28 parking spots will be required.  
Mr. Callahan stated that the applicant has DEP approval.  Mr. Vanderhoff asked Mr. Callahan if they were going to be removing fill from the site.  Mr. Callahan stated there is going to be very little change to the grade on the site.  Ms. Hartmann informed the applicant that the flood ordinance states that new construction or substantial improvement to the building has to be elevated to one foot freeboard above the base flood elevation or be flood proofed so that the base level of the structure is water tight.  Ms. Hartmann stated the applicant will have to comply with that or request a variance.  
Mr. Fitamant noted there were revisions on the original approved plan submitted to the DEP.  Mr. Callahan stated the plan is essentially the same but they are going to resubmit to the DEP.  Mr. Krause asked if there were any bathroom facilities on the second floor.  Mr. Callahan stated there will be two bedrooms o the second floor.  
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Mr. Callahan will supply Mr. Simone with field logs.  Mr. Fitamant asked Mr. Callahan for the elevation of Route 23 in front of the site.  Mr. Callahan stated that was 179.7.  Mr. Fitamant noted that the site was pitched toward Route 23 and if there was a backup of water it would end up on Route 23.  Mr. Callahan stated there would be a catch basin in the front driveway that would gather water from the four parking spaces and a driveway.

Mr. Fitamant asked if there was any opportunity to install the septic system under pavement.  Mr. Simone stated there are some new structures that are allowed to be placed under pavement.

Mr. Fitamant inquired as to whether the fire department would be able to get access to the back of the building.  Mr. Scangarella stated that the applicant was assured by the architect that the building was raised to 12.6 feet in order to accommodate a fire truck.  Mr. Scangarella stated the building is being designed with a sprinkler system.  Ms. Hartmann asked Mr. Scangarella to correct the zoning table to show the height of the building.  Ms. Hartmann asked the applicant to enhance the landscaping.

Mr. Vanderhoff asked if the mechanicals for the elevators will be placed above the flood plain.  Mr. Callahan stated that will be done.  Ms. Hartmann stated the dumpster must be anchored and noted on the plan.  Mr. Fitamant suggested the flood elevations be placed on the architect plans.  Mr. Simone stated the applicant will need to ask for a variance from the requirement of removing 30% of the parking lot out of the flood plain.
Mr. Farrelly suggested the applicant look into purchasing some additional property from his neighbor to the north.  

ADMINISTRATIVE:

Mr. Simone addressed the Board regarding placing of sufficient detail on the first submission of plans to the planning department.  Mr.Simone suggested a letter go into the application packet informing applicants what is required for proper submission.
Ms. Hartmann suggested applicants who cannot provide the township professionals with enough time between the workshop meeting and the public hearing for review be placed on the following month’s agenda.  

It was decided that Mr.Simone and Ms. Hartmann will meet and create a letter informing applicants of the details expected on plans submitted for review by them.

Motion by Vanderhoff, second by Troast to close the meeting.

Respectfully submitted,
Linda Zacharenko

Recording Secretary

