TOWNSHIP OF PEQUANNOCK
BOARD OF ADJUSTMENT
MAY 5, 2016
REGULAR MEETING


Meeting Convened:			7:03 PM


Members Present:	Hebert, Imfeld, Melleno, Way, Driesse (arrived at 7:12 PM), Wintemberg and Dolengo

Members Absent:			


Members Excused:			Skvarca, Vitcavich


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 April 29, 2016 and sending it to six area newspapers, including the legal paper on April 29, 2016.




MINUTES:				April 71, 2016 – Regular Meeting 
Motion by Way second by Hebert to approve the minutes as submitted.  All in favor.  Motion Carried. 



RESOLUTION: 	


McKay, 16 Park Avenue, Block 2604, Lot 28 resolution not presented to the Board and carried to the June 2nd  meeting in order for the applicant to verify the plan and to change a variance  request to include encroachment into the front yard because of a portico over the front steps.  Mr. Gibbons stated that at the last meeting there was discussion regarding the portico and the fact that the applicant stated that would be eliminated.  At this meeting, Mr. McKay addressed the Board stating he would like to include the portico for aesthetic reasons.  Mr. Gibbons stated the Board already acted on that matter.  Mr. McKay stated the calculations for the portico are already included in the 18.9% building coverage.  Mr. Gibbons wants a professional to certify to that fact that the portico is already included in the building coverage calculation.  
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Cascone, 37, Duncan Avenue, Block 4305, Lot 11
Motion by Imfeld, second by Wintemberg to memorialize the resolution as submitted.  Yes votes from Hebert, Imfeld, Way, Driesse, Wintemberg and Dolengo.  Motion Carried.

DeIntinis, 12 Woodland Place, Block 1402, Lot 2
Motion by Hebert, second by Driesse to memorialize the resolution as submitted.  Yes votes from Hebert, Imfeld, Way, Driesse, Wintemberg and Dolengo.  Motion Carried.


PUBLIC HEARING:

Cilibrasi, 396 Boulevard, Block 701, Lot 5
Building Coverage, Side Yard and Front Yard setback

Patrick DeMarco, Esquire represented the applicant.

Frank Mileto, Architect and Planner, for the applicant, sworn.

Alfonso Cilibrasi, applicant, sworn.

Mr. Mileto stated that the applicant submitted a revised plan hopefully clearing up some issues the Board had at the last meeting. The new plans show all the room sizes on both floors of the dwelling.  Mr. Mileto stated that the open staircase is part of the living quarters.  Mr. Mileto stated that he understood at the last meeting that there was some confusion with respect to a possible multi-unit dwelling at the home and wanted to reassure the Board that that was not the case.  There will only be one kitchen in the home.  The back door is on the first floor of the dwelling unit.  Mr. Mileto stated that there will be an addition of a two car garage because the existing garage will be included as living space on the first floor.  The garage will hold two cars and have additional space in the back that will contain lawn equipment and other outside paraphernalia.  Mr. Gibbons asked if the applicant was going to sprinkle the home.  Mr. Mileto stated the code does not require sprinklers yet on single family homes even though he is a firm believer of sprinkler systems.

Mr. Way said he wasn’t concerned about this applicant but what would happen down the road if the house was sold.  Mr. Mileto said that he understands the Board’s concern and he always encourages his clients to include in their deed that the home cannot be turned into a two family residence.  Mr. Mileto stated that the best thing he could do is put on the record that the staircase will remain open to the whole dwelling and that there is only one kitchen forcing the family to live together as one unit.  Mr. Mileto felt that placing something on the deed would be a very important enforcement tool to protect the community from multi-family units.
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Mr. Mileto said the lot is irregular which creates the following hardships; side yard of 9.43 feet and lot area of 13,440 square feet where 15,000 square feet is required.  Mr. Mileto said the application if over by 2.4% in building coverage because of the diminished lot area.  Mr. Mileto said that when you drive by this house you will not notice that the lot line is angled causing a building coverage variance.  The small porch on the front of the house causes a front yard setback of 45.55 feet.  Mr. Imfeld noted that the zoning table on the plan needs to be corrected to portray a front yard variance of 45.55 feet instead of 48 feet.  Variances requested are:  front yard setback of 45.55 feet, side yard setback of 9.43 feet; combined side yard setback of 32.03 feet and building coverage of 17.4%.  Mr. Dolengo had concerns regarding the garage and the fact that it was causing a side yard setback of 9.43 feet and reminded the applicant that the Board requested at the last meeting that the applicant change the configuration of the garage to possibly decrease that variance to 10 feet.   Mr. Mileto thought that was a fair modification request and he would try to work that out.  Mr. Mileto agreed to submit revised plans for the next Board meeting.

The applicant will revise the plans and will then appear before the Board at the June 2nd meeting.  No further notice is required.

Zaccardi, 11 DeBow Terrace, Block 304, Lot 19
Combined Side Yard Setback

Michelle Zaccardi, applicant, sworn.

John Zaccardi, applicant, sworn.

Vincent Benanti, Architect for the applicant, sworn.

Mr. Zaccardi stated they are proposing to add a two car garage with attic storage and a laundry room, which will necessitate a combined side yard setback variance.  Mr. Zaccardi stated at this time there is no garage on the home.  Ms. Hartmann stated that the township code requires all single family residences to have a garage.

Mr. Benanti stated that the applicant is also adding a mud room, laundry room and attic space above the garage.  The applicant is also adding a portico to the existing front stoop.  Mr. Benanti said the applicant needs a combined side yard setback.  Ms. Hartmann said that each of the side yards comply with the minimum required side yard setbacks but the combined side yard setback does not comply.  The new addition will have a side yard setback of 15.1 feet and an existing side yard setback is 10.5 feet.  Requirement for the combined side yard setback is 35 feet.  Ms. Hartmann said that the zoning table has to be corrected to remove the stated variance of 15.1 feet because that meets the side yard setback.  Mr. Imfeld also found a discrepancy in the building height figure on the plan which also has to be corrected.  Mr. Driesse brought up the fact that the 
Board of Adjustment
May 5, 2016

portico over the stairs now added another variance to the application for front yard setback.  The applicant needs a front yard setback variance for 46 or more feet.  The applicant amended his application to include the front yard variance.  

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.

The Board deliberated.

MOTION by Driesse, second by Melleno to approve the application with the following conditions:  revise the plan to include the new front yard setback and eliminate the minimum side yard variance of 15.1 on the zoning table.  Yes votes from:  Hebert, Imfeld, Melleno, Way, Driesse, Wintemberg and Dolengo.  Motion Carried.

Esposito, 6 Virginia Avenue, Block 2603, Lot 8
Front Yard Setback, Building Coverage

Jennifer Esposito, applicant, sworn.

Tsampicos Peides, Architect, sworn.

Ms. Esposito stated that she is now before the Board because she had to redraw plans because previously she asked the Board for a porch across the front of her property and the Board denied that proposal because of the increased building coverage issue.  The new plans revised the setbacks.  The applicant needs variances for front yard setback, side yard setback, combined side yard setback and building coverage.  Ms. Hartmann stated there was a discrepancy between the last set of plans that stated the applicant needed building coverage of 17.2% and new plans that even though they have eliminated the porch need a variance for building coverage of 17.7%.  Mr. Peides stated the reason for the increase in building coverage is the fact that he inadvertently left out the calculation for the porch in the original set of plans but now has added the smaller porch calculation in the new set of plans.  

Mr. Peides informed the Board that he did front yard setback calculations on four properties adjacent to the applicant’s property and came out with an average calculation of 43.85. The applicant is requesting a front yard setback of 41.75 so the applicant will still need a variance for the front yard setback.  

Board of Adjustment
May 5, 2016

Marked as Exhibit A-1 – front yard setback calculations for four properties adjacent to the subject property.  

There will be a cover over the front landing only.  There was discussion regarding the chimney and how it encroaches into the side yard setback.  Mr. Peides stated that the applicant is asking forgiveness for building the chimney without approval from the Board but that it was done without malice.  Mr. Imfeld stated that he thought the agreement at the last meeting was that if the applicant removed the porch and kept the building coverage percentage at 17.2% the Board would agree to allow the chimney.  Mr. Imfeld noted that the applicant is asking for a roof over the landing at 15 feet by 4 feet.  Ms. Esposito stated that they are proposing to put a covering over the double door in the front of the dwelling.  Ms. Hartmann stated that the 60 square feet that will cover the landing added to the building coverage calculation and that is what brought that calculation up to 17.7%.  

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.

The Board deliberated.

MOTION by Imfeld, second by Wintemberg to approve the application with the following variances:  side yard setback of 9.43’ for the chimney and combined side yard setback, front yard setback and building coverage of 17.7%, with the following condition:  the architect must certify his calculations on the site plan.  Yes votes from Hebert, Imfeld, Driesse, Wintemberg and Dolengo.  No voted from Way. Motion Carried.  


Pompton Plains Bible Church, 415 Boulevard, Block 303, Lot 14 & 9
Conditional Use

Thomas Molica Esquire, represented the applicant.

Paul Darmofalski, Engineer and Planner, for the Church, sworn.

Cosmo Mongiello, Church Representative, sworn.

Mr. Molica stated that the subject property is a stand alone lot with a street address of 2 Pearl Avenue.  The application proposes to raze the residence at 2 Pearl Avenue and construct a parking 
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lot consisting of 44 parking spaces with landscaping and parking lot improvements.  Mr. Molica stated that if the Board granted the application they would merge the church site with the vacant parking lot.  This would be accomplished by a deed of merger whereby the church would convey into itself both lot 14 and 9.  Ms. Hartmann stated that when the lots are merged the town will need an updated site plan of the entire site.  Mr. Molica said that once the two lots are merged the one lot will be in complete compliance with the township conditional use standards.  

Mr. Darmofalski stated that the improvements on the vacant lot will include curbing, lighting, drainage and landscaping.  The proposed parking lot will be connected to the existing parking lot.  The proposed parking lot will provide safe parking for the church members.  Mr. Darmofalski stated that the proposed parking lot along with the existing parking lot will accommodate at least 95 percent of the church member usage.  At this time part of the Boulevard are coned off so that church members do not park on the main thoroughfare but do park on the side streets in the area.  Mr. Darmofalski stated the church will end up with 120 spaces when they are done with the project.  The variances requested for the parking lot are parking in the front and landscaping screening.  Mr. Darmofalski stated they are going to add adequate screening along Pearl and the west side of the property.  At this time there is no considerable landscaping along the Boulevard which open space was approved by the County to allow safe egress from the site.

Mr. Darmofalski stated the conditions that are not met for this project are lot area and planted buffers.  There will be a new driveway cut-in created in the southern part of the lot.  All the drainage will be within the curbed area of the pavement.  There will be an infiltration system under the new pavement. The applicant has met all Storm Water requirements and will tie into the County system.  

Mr. Darmofalski stated that the lighting will be used as needed and will not be on every night but will be controlled by photocell and a timer.  Mr. Darmofalski stated the lighting at the property line will be shielded and use one-half foot candle lighting levels on a 12 foot high pole.  There will be an evergreen buffer on the west side of the property bordering along 4 Pearl along with a six foot fence.  There will be a hedge row of boxwoods to prevent headlight glare on to Pearl Avenue.  Mr. Darmofalski asked if the township professionals could go out to the site when it is time to plant so they can advise the Church as to where and how much screening will be necessary.  Mr. Darmofalski stated the landscape plan submitted to the Board will be enhanced.  

Mr. Darmofalski stated that the Church will comply with all the conditions of the Township Engineer’s report.  The plan showing the outlet pipes will be revised to show a 15 inch pipe instead of a 12 inch pipe.  Mr. Darmofalski will also comply with the Township Planner’s report.  Mr. Darmofalski stated the Church will be asking for a variance for the interior parking lot landscaping.  Mr. Darmofalski stated that the State of New Jersey regulates how many handicap spaces are 
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needed based on the size of a parking lot.  Mr. Darmofalski stated the church will have 120 parking spaces and will need five handicap spaces.  

Marked as Exhibit A-1 – Concept plan showing the existing structures on site along with the parking area, two driveways off the Boulevard and the new parking lot.

Right now there are six handicap spaces to the rear of the church with access to the church by a mechanical lift.  There are 8 spaces in the front of the church designated for the 65 and older church members.  There will be no handicap spaces incorporated into the proposed parking lot.  Ms. Hartmann stated that the Construction Official will determine how many handicap spaces will be required for the Church.

Mr. Darmofalski stated the church is applying for a D-3 variance for a conditional use that does not meet all the conditions.  Those conditions not met are front yard parking and the 20 foot buffer from the edge of the roadway.  Mr. Darmofalski stated that once the lots are merged the variance for lot width and lot area will be eliminated.  
Motion to open the meeting to the public.  All in favor.  Motion Carried.

Mr. Dolengo stated that the public should direction all their questions with regard to testimony given by the applicant’s engineer and planner.

Randal Hackett, 407 Boulevard.

Mr. Hackett stated his house is directly across from the house that will be razed by the church.  Mr. Hackett had a question regarding the hedges that will be 20 feet from the edge of the roadway.

Mr. Darmofalski stated that Mr. Hackett is on the corner of Pearl and the Boulevard.

Mr. Hackett had a concern that the 36 inch bushes to be placed along the parking lot would not shield his property.  Mr. Hackett stated there are no signs along the Boulevard that say no parking so there is parking permitted on the Boulevard.

Mr. Darmofalski stated it is not prohibited to park along the Boulevard but the church in cooperation with the traffic safety officer in Pequannock cones off the area so no one parks there during their services.  Mr. Darmofalski stated he is going to enhance the landscape along Pearl.

Pat Horner, 4 Pearl Avenue

Ms. Horner stated she did not understand the lighting plan and wanted it explained to her.
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Mr. Darmofalski stated that when lights are designed along residential areas you keep the light pole low at 12 feet with a box fixture.  Ms. Horner did not understand what a box fixture was.  Mr. Darmofalski said a box fixture has a bulb inside so you cannot see the bulb.  The light box will also have shields on them so no light would be thrown towards Ms. Horner’s property but only towards the church.  Mr. Darmofalski told Ms. Horner that if there is any glare from the lights the church will correct the issue.  

Randall Hackett, 407 Boulevard

Mr. Hackett wanted to know if the light pole would be 20 feet from the edge of the roadway.  Mr. Darmofalski stated the light pole would be 21 to 22 feet from the edge of Pearl.  Mr. Hackett had concerns that the lighting would protrude past the curbing towards his property.  Mr. Darmofalski stated he could order the lights with back shields so that the back lighting will reflect only two or three feet beyond the pole.  Ms. Hartmann stated that the light does not reflect off of the church property.

Mr. Molica gave his summation.

Randall Hackett, 407 Boulevard, sworn.
Mr. Hackett stated he is not against improving the church.  Mr. Hackett said the side of his house that has his bedrooms faces Pearl Avenue and when he purchased his house there was a couple living at 2 Pearl Avenue.  Mr. Hackett stated there is a lot of activity going on at the church and people stand in the parking lot at night with their lights on which shines right into his dining room and bedroom. Mr. Hackett stated the church lights are sometimes on until 11 PM.  Mr. Hackett stated he is in favor of enlarging the parking lot to alleviate parking on Pearl Avenue but he didn’t understand why the church needs another 44 spaces.  Mr. Hackett said at the most there are 15 vehicles parked along Pearl Avenue on any given Sunday.  Mr. Hackett wanted the church to eliminate some parking spaces by moving the parking lot along Pearl back more than 20 feet.  Mr. Hackett felt his property value would go down because of the added parking lot and the loss of 2 Pearl.  Mr. Hackett felt that the extra cars related to the church should park on the Boulevard. 

Mr. Hackett requested the church put a fence along Pearl Avenue.  Ms. Hartmann stated that the township ordinance requires landscape buffering.  Mr. Hackett stated the 36 inch bushes would not keep headlights from shining on his house.  Ms. Hartmann stated that the applicant can place two rows or hedges staggered to get a double depth of screening.  Mr. Darmofalski thought that Mr. Hackett’s problem with headlights comes from the higher level parking lot so he suggested they come up with a screening plan for the upper level driveway and lower level driveway.  Mr. Molica stated that the applicant would be happy to include Mr. Hackett in the supplemental development of any landscaping along Pearl Avenue.
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Doreen Hackett, 407 Boulevard, sworn.

Mrs. Hackett stated that when they moved to the town they moved into a residential area with a house across the street from them and when she looks out her window now she will look at a fence, trees and a driveway.  Mr. Molica stated that the church has actually existed in its location since 1959.  Ms. Hartmann stated they talked about shields on lighting and asked Mrs. Hackett to call the Planning Department for a copy of the resolution draft before the next hearing.  Ms. Hartmann stated that churches are part of a residential neighborhood and once the applicant merge the two lots they will be in conformity with the township ordinances.  Ms. Hartmann felt that the church is very cognizant of the issues the Hacketts are having and want to be good neighbors.

Pat Horner, 4 Pearl Avenue, sworn.

Ms. Horner requested that the fence placed on the church property be open so she could enjoy the landscaping that will be placed on site.  Ms. Hartmann said the church will need a variance for an open fence.  Ms. Horner stated she doesn’t care how high the fence is as long as it isn’t a solid vinyl fence.  Ms. Horner asked if the fence could be black.

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

The Board deliberated.

MOTION by Imfeld, second by Wintemberg to grant the conditional use with the following variances:  front yard for parking and elimination of screening along the Boulevard, fence to be open rather than solid.  Conditions to be:  landscaping to be enhanced; planner to confirm the landscaping with Mr. Hackett, shields on lights along Pearl Avenue; fence to be 4 to 6 feet high; fence to be black chain link; lots to be merged and deeded; revise the zoning table.  Yes votes from Hebert. Imfeld, Melleno, Way, Driesse, Wintemberg and Dolengo.  Motion Carried.

There being no further business the meeting was adjourned at 11:00.  Motion to close the meeting.  All in favor.  Motion Carried.

Respectfully submitted by,

[bookmark: _GoBack]Linda Zacharenko
Recording Secretary
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