TOWNSHIP OF PEQUANNOCK
BOARD OF ADJUSTMENT
OCTOBER 1, 2015
REGULAR MEETING


Meeting Convened:			7:08 PM


Members Present:	Hebert, Imfeld, Skvarca, Way, Driesse, Vitcavich, and Dolengo.  Clifford Gibbons, Board Attorney and Jill
	Hartmann, Board Planner.


Members Absent:			Melleno, Wintemberg 


Notice:	Chairman Dolengo stated that the Sunshine Law had been complied with by posting the notice of date, time and proposed meeting on the bulletin board of the Municipal Building on September 25, 2015 and sending it to six area newspapers, including the legal paper on September 25, 2015.



MINUTES:				September 3, 2015 – Regular Meeting 
Motion by Hebert second by Driesse to approve the minutes as amended.  All in favor.  Motion Carried. 



RESOLUTION: 			Ciampa, 43 Terhune Avenue, Block 3504, Lot 6
					Carried 


PUBLIC HEARING:  

Sidoti, 15 Francisco Drive, Block, 1202, Lot 71
Front yard and side yard setback

Karen Sidoti applicant sworn.
Michael Corda, applicant’s neighbor, sworn.
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Mrs. Sidoti stated she was applying for a front yard setback for a porch and also a five foot side yard variance.  Ms. Hartmann stated the applicant is requesting a combined side yard setback on a site that is oversized with a single family dwelling and an attached garage.  Ms. Hartmann stated the applicant is putting a small second floor addition on their home and an additional garage.  The applicant has an existing side yard of 11.1 feet and the second side yard after construction will be 21.5 feet so the two side yards will not meet the required combined side yard of 35 feet.  Ms. Hartmann stated that when the applicant constructs her front porch she will need a variance for front yard setback.  Ms. Hartmann stated when the applicant has completed her construction the building will cover 13.9 percent of the property.  

Mr. Imfeld stated the zoning table is inaccurate and has to be amended.  Mr. Imfeld inquired as to how many feet there was between the proposed garage and the neighbor property.  Mr. Corda stated he thought there would be approximately 30 feet from the proposed garage to his home.  Mr. Vitcavich asked if the applicant has any plans to buffer the neighbor’s property.  Mrs. Sidoti stated she is friendly with the neighbor to her west and she would do nothing to offend them so she would be willing to buffer if necessary.  Mr. Way noted that the variance for combined side yards is due to the insufficiency on the east side of the property and that the amount of property left after construction of the garage on the west side meets the township requirement.  Mr. Corda stated he is the neighbor to the east side of the Sidoti property and he has 30 feet from the Sidoti house to his garage.   Mr. Corda had no objection to the application.  Mr. Vitcavich wanted to know if a survey was done on the property.  Ms. Hartmann stated that nothing was done to the house since the survey was last done.  

Mr. Way was concerned as to whether 6 feet was a sufficient width for the front porch.  Mrs. Sidoti felt 6 feet was large enough for her to utilize the porch.  Mr. Hebert wanted to know if anyone else had a porch on her street.  Mrs. Sidoti stated that there are no porches on her street but the street she faces does have front yard porches.  Mr. Dolengo wanted to know if Mrs. Sidoti’s house lines up with the houses to the west of her.  Mr. Corda said the street kind of bows but to him it was close and that everything is not in a line.  The Board wanted to know the height of the steps going on to the porch.   Mr. Corda stated he thought that maybe the front porch would be elevated to 4 feet.  

There was conversation regarding the fact that the playhouse and shed were not on the plan, which would change the building coverage calculation.  Ms. Hartmann suggested that the shed and/or playhouse should be removed.  Mr. Hebert also noted that the playhouse would have to be moved because it was located too close to the property line.  Ms. Hartmann stated that the applicant is allowed 15 percent building coverage and that if they were over because of either the shed or playhouse they would have to remove one or both accessory buildings.  Mr. Corda said the shed is very small.  Mr. Vitcavich wanted the site plan to be modified.  Mr. Imfeld was concerned that the survey being used is over 10 years old.  Mr. Imfeld asked if there was any urgency as far as 
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approving the application at this meeting.  Mrs. Sidoti stated she would have liked to get started and didn’t realize that the survey was too old and that they relied on Mr. Cutillo to draw their plan correctly.  Mr. Corda thought the size of the shed was less than 100 square feet and that possibly the applicant would not have to remove the shed at all.  Mrs. Sidoti stated that she had no problem taking down the shed and playhouse if the Board could decide on the application at this meeting.  
MOTION to carry the application with modified plans to the November 5th meeting and no further notice is required.  

All Service Contractors, 770 Route 23, Block 902, Lot 5
Sign, front yard setback, outdoor display and flood development

Frank Scangarella, Esquire, represented the applicant.  

Mr. Scangarella stated the applicant is proposing to expand the outside storage area by 1,350 square feet.  There are existing inconsistencies on the property one being lot area of 2.49 acres where 4 acres are required and front yard setback of 43.8 feet where 75 feet are required.  

Paul Darmofalski, Engineer for the applicant, sworn.

Mr. Darmofalski stated that All Service is an equipment rental business and that the applicant is proposing to relocate their fence 15 feet closer to Route 23 to instill better security for the site given the fact they have been robbed on a few occasions.  Mr. Darmofalski stated the applicant is also requesting their sign be elevated to promote better visibility.  Currently the sign is 99 square feet.  The applicant is also requesting a building sign above the present roof line and expand it to 72 square feet.  Mr. Darmofalski stated that if the applicant is allowed to move his fence that will increase the storage area by 1,350 square feet.  Mr. Darmofalski stated that there are two dumpsters in the front yard of the site visible to all and would like to move the recyclable dumpster to the secured fence area.  The garbage dumpster will be left in the front area of the site and will be placed in an enclosed fence. Mr. Vitcavich was curious as to why the applicant would separate the dumpsters.  Mr. Darmofalski stated that they need the extra parking space in the front.  The total display area will be 31,323 square feet.  The relocated fence will be 6 feet high with privacy slats.  Ms. Hartmann asked the applicant to display his equipment in the area designated for display only.  Ms. Hartmann stated the light pole in the rear is 20 feet high and must meet the township ordinance of .5 footcandles to the property line.  Mr. Darmofalski stated he would revise the plan to show the footcandles.  

Alan Jordan, business owner and applicant, sworn.  

Mr. Jordan stated he would like to keep the slats in the fence because he felt it was a neater look for the property.  Mr. Jordan said he was robbed June of last year when the perpetrators cut through 
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the fence in the rear of the property, stole a pickup truck and filled it with equipment from the rear and rammed through the front gate and knocked it down.  Mr. Jordan said that relocation of the fence would improve the entranceway and would make the site much more visible from the highway.  The equipment on display is outside only during business hours and then is placed in the rear of the property behind the fence.  

Christopher Fetchik, Butler Sign Company, sworn.

Mr. Fetchik stated the applicant is proposing to remove the existing freestanding sign and increase the height of the new proposed freestanding sign, which will necessitate a variance for square footage, and increase the size of the foundation. Ms. Hartmann stated the new sign will have a height of 20 feet three inches, a ground clearance of 11 feet and the sign will be located 13 feet from the highway right of way.  The proposed sign except for the square footage of 90 feet meets all township sign regulations.  

Mr. Fetchik said the secondary facade sign would be attached to a mansard roof on a mansard bracket.  The township ordinance allows for 50 square feet and the applicant is proposing a 72 square foot attached sign.  The sign will protrude 8 to 10 inches above the roof line.  Mr. Fetchik informed the Board that visually if you take one third of the building area and place the sign there it creates a very easy focal point, which increases readership.  A consolidated sign means that your eyes can focus one hundred percent on the sign without having to shift in different directions.  Mr. Imfeld noted that there was another small attached sign on the building.  Ms. Hartmann stated only one attached sign is permitted on the building and that the small sign would have to be removed.  Mr. Jordan agreed to remove the small attached sign.  Mr. Driesse wondered how the applicant came up with the size of the attached sign and why they couldn’t make it conform.  Mr. Fetchik stated that six feet is the tallest material he was able to get without  putting seams in and that based on the logo they needed a sign that was 12 feet. 

There was discussion regarding the location of the freestanding sign and the fact that it is placed in an area that slopes down and is overgrown by wetland vegetation from the State property next door.  

Lisa Phillips, Planner for the applicant, sworn.

Ms. Phillips stated that because of the fact that the building sits in a hollow space off of Route 23 that it definitely impacts the sign variances on the site.  Ms. Phillips stated there are three variances being sought one of which is the expansion of a nonconforming use for outdoor storage.  Ms. Phillips stated they are not intensifying the expansion by bringing in new material but the expansion is specifically for the safety and security of the property.  Ms. Phillips stated the fact the building has a mansard roof  makes the applicant in need of variances for sight line roof overhang and overall size of the sign.  Ms. Phillips stated that in the case of the existing building you wouldn’t know if the sign was a roof sign or façade sign because of the way the roof blends 
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in.  Ms. Phillips stated in terms of the freestanding sign that if the applicant had not decided to replace it with a whole new sign but just elevated it they would not be asking for the 99 square foot sign.  Ms.  Phillips asked the Board if the applicant could amend his application to take the freestanding sign up to the 24 foot height, which is permissible in the township, rather than the 20.5 feet presented.  Ms. Phillips stated that if the Board allowed them to raise the freestanding sign that it would give more clearance below for better sight line.  The sign will be two sides and lit internally.  

Ms. Phillips brought to the attention of the Board that the properties on both sides of the applicant’s property are both vacant and have flood hazard designations.  

Marked as Exhibit A-1 through A-3 photographs of other signs in the area of the applicant’s property.

Motion to open the meeting to the public.  All in favor.  Motion Carried.

No one came forward from the public.

Motion to close the meeting to the public.  All in favor.  Motion Carried.

MOTION  by Skvarca, second by Driesse to approve the application with the following conditions:  revise plan to show .5 footcandles from 20 foot high pole in the rear of the property; freestanding sign to go to 24 feet in height and 99 square feet in area; relocate fence  15 feet closer to Route 23 to be 6 feet in height with slats; sign attached to the mansard roof to be 72 square feet, relocation of the recycle dumpster in the rear of the property and to remove the Stihl sign on the façade of the building. Yes votes from Hebert, Imfeld, Skvarca, Vitcavich, Way, Driesse and Dolengo.  Motion Carried.


Scangarella, 565 Newark Pompton Turnpike, Block 1916, Lot 9
Use, Site Plan

Frank Scangarella, applicant and power of attorney for the credit shelter revocable trust, sworn.

Mr. Scangarella is asking for a variance to convert a 720 square foot previous dental office into a one bedroom residential apartment.  In the Commercial 1 Business District residential apartments are required to be above commercial uses and not located on the first floor.  Mr. Scangarella stated he owned the property since 1960.  Originally the property had a single family one story home on it, which in time an addition of 3,000 square feet was added for three offices.  Mr. Gibbons made note that the property is made of two lots and asked if they were merged.  Mr. Scangarella stated 
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those lots have merged 25 or 30 years ago by the town assessor and that he gets one tax bill for the property.  Mr. Scangarella stated he wants to convert the prior dentist office into an apartment that he will be occupying and that the 720 square foot space is not big enough for office space anymore.  A porch and deck will be added to the back of the apartment.  

Paul Darmofalski, Engineer for the applicant, sworn.

Presently the property houses a two and-a-half story structure with apartments above.  The proposed apartment will include an addition in the rear of a 12 by 14 foot screened in porch and 10 by 14 foot deck.  The site improvements will include a proposed walkway which will go from a portico to the rear parking area.  Drainage will include four seepage pits in the rear of the parking area and the roof water will be connected to that.  The facility will tie into the sewer.  The entire rear area will be reconstructed and repaved and the utilities under the parking lot will be abandoned.  

Landscaping will be enhanced on the northern part of the lot against Poplar Avenue.  There is a fence adjacent to the gas station.  The applicant is proposing two light poles in the rear parking lot.  The light pole will be 12 feet high with a 175 watt bulb with shielding.  Mr. Darmofalski stated the application meets the lot area requirement, lot width, building height, front yard setback, rear yard setback, building and impervious coverage.  The side yard setback along the corner is an existing non-conformity and the applicant intends to continue that line.  Mr. Darmofalski stated the applicant meets the parking requirement of the township with thirty five spaces.  

Tom Scangarello, Planner for the applicant, sworn.

Mr. Scangarello stated that the intent of the application is to create a condition which is less intense than what was there before with respect to the dental office.  Mr. Scangarello stated it is very difficult to find someone to rent a small space.  Mr. Scangarello stated that this application will promote the public good with respect to the decrease in parking, enhanced landscaping, connection to the sewer system and correcting the drainage problems on the site.  Mr. Scangarello made note that the area surrounding the proposed site has an old town feeling so keeping that character in this area is a positive thing for the township.  Mr. Scangarello said that the application is in keeping with what the Master Plan talks about which is preservation of mixed use of the commercial offices and residential character.  Mr. Scangarello felt the variance is worthwhile and can be granted without any negative impact and will help maintain the building and quality of life along the Turnpike.  

Mr. Scangarella stated that there are seven apartments in the complex and that five apartments are one bedroom and two are efficiency apartment, which have been fully occupied since 1968.  The 
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front door will solely service the second floor apartment.  The entry for the new apartment will be around the rear of the building.  

Motion to open the meeting to the public.  All in favor.  Motion Carried.

No one came forward from the public.

Motion to close the meeting to the public.  All in favor.  Motion Carried.

MOTION by Vitcavich, second by Driesse to approve the application as submitted.  Yes votes from Hebert, Imfeld, Skvarca, Vitcavich, Way, Driesse and Dolengo.  Motion Carried.

There being no further business motion by Driesse, second by Imfeld to adjourn the meeting at 9:37 PM.  All in favor.  Motion Carried.

Respectfully submitted,

[bookmark: _GoBack]Linda Zacharenko

Linda Zacharenko
Recording Secretary
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