PEQUANNOCK TOWNSHIP



MARCH 19, 2007

PLANNING BOARD




REGULAR MEETING

MEETING CONVENED




7:30 P.M.

MEMBERS PRESENT:
Altis, Dickinson, Imfeld Jorgensen, Krause, Troast, Tritschler.  Also present were 
Planning Board Attorney, d Brigliadoro, Attorney Wahl and Board Planner Hartmann.

MEMBERS ABSENT:
Benavente, Farrelly, Fitamant and Vanderhoff.

NOTICE:
Vice 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 March 16, 2007.

PERSONAL PRESENTATION:
Vice 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.

MINUTES:
January 29, 2007 – Regular Meeting

MOTION by Tritschler, second by Dickinson to approve the Minutes as submitted. All in favor. Motion Carried.


February 5, 2007 – Workshop Meeting  MOTION by Imfeld, second by Tritschler to approve the Minutes as submitted.  All in favor.  Motion Carried.

March 5, 2007 – Workshop Meeting


MOTION by Jorgensen, second by Imfeld to approve the Minutes as submitted.  All in favor.  Motion Carried.
 PUBLIC HEARING:
North Fork Bank – 500 Route 23 North – Block 2007, Lot 1
Flood Preliminary and Final Site 

Mr. Joseph Basralian, Esquire of Winne, Banta, Hetherington, Basralian & Kahn represented the applicant North Fork Bank.  Also present was John Mayo of Conklin Associates and Brian
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Hekemian, Property Maintenance for Plaza 23 Associates.
The Planning Board Attorney, Richard Brigliadoro, recused himself from the hearing due to the fact that his firm represents Mr. Hekemian.  Mr. Anthony Wahl, Esquire of Lyon, Glassman, Leites & Modi represented the Township of Pequannock.  

Mr. Basralian asked Mr. Mayo to inform the Board of the changes made to the plan since the workshop meeting.  Mr. Mayo stated that they addressed the problem of the risers on the bank steps and the van handicap parking.  Mr. Mayo also addressed the comments made in Mr. Simone’s letter of January 29, 2007.  Mr. Mayo stated that the applicant was still examining the sanitary sewer hookup and water service but is willing to follow Crew’s recommendations.  
Mr. Simone asked Mr. Mayo if the applicant was planning on having landscaping irrigation and was told no.  Mr. Simone stated there was a two inch force main shown on the plans and that is an open item not satisfied at this point.  Mr. Mayo said he would accommodate Mr. Simone’s recommendations and a revision would be placed on the plan.  Mr. Simone asked for a spec sheet on the pump station.  Mr. Simone asked Mr. Mayo to explain notes on the plan regarding storm drains.  Mr. Mayo explained that in the front of the property the drains will be removed; the storm drains in the back of the property will remain in place.  There will be a note placed on the plans stating no unsealed storm structures will be left on the ground.  Mr. Simone asked if there will be Belgian block or concrete curbing.  Mr. Mayo stated the curbs will be concrete.  Mr. Simone asked about the landscaping plantings and was told by Mr. Basralian that plantings in front will be provided at every ten spaces with low shrubs under 30 inches. Ms. Hartmann stated there were trees proposed at the entrance to the south of the bank and asked if there could be placed a row of trees on the other side of that.  Mr. Basralian agreed to the row of trees.  
Mr. Mayo stated that the first floor elevation of the bank will be one foot above the flood level of 186.5 feet.  Mr. Simone made reference to the fact that note number 11 on the plan states that the flood elevation is at 187 feet and the plan states the bank’s first floor elevation is at 186.5 feet.

Mr. Basralian stated he received a report from Mr. Herrmann, Township Engineer, regarding the riverwalk.  Mr. Basralian once again stated that subject to a formal easement agreement the applicant would accommodate the town’s request.

Mr. Jorgensen inquired as to whether the entrance curb to the site would be changed and was told it would remain as it exists.  Mr. Jorgensen stated he thought trees existed along the entrance to the site and was told by Mr. Hekemian that they were not trees but shrubs.  Mr. Basralian stated cherry trees are proposed to be placed on the south side of the site.

Mr. Altis wanted to know if the entire site was to be excavated down eight inches and was told by Mr. Mayo that excavation will vary on the site but the average will be less than six inches.  Mr. Altis inquired as to whether the light poles and landscaping curbs would be affected by the excavation of the parking lot.  Mr. Mayo stated the applicant would keep the outside elevation limit around the perimeter of the site and grade toward the middle, therefore not affecting elevation near the light poles or landscape curbs.  Mr. Imfeld asked of Mr. Simone whether there will be zero net fill on the site.  Mr. Simone stated that the applicant’s responsibility is to show 
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the DEP that there is no additional fill being placed on the site and what the applicant has done is 
remove a sufficient amount of material in the area of the parking lot and added that to the mound where the bank will be constructed, therefore, causing a zero net fill.  

Mr. Brian Hekemian, 505 Main Street, Hackensack, NJ, sworn.  

Mr. Hekemian stated the parking lot was originally two inches of pavement on top of sand and stated that the improvements intended to be placed on the site will afford the site better drainage.  Mr. Imfeld inquired as to whether the inlet elevation at the river will change and was told by Mr. Hekemian that elevation will not be changed.  Mr. Hekemian stated there will be larger pipes to handle the pitch and flow into the river. Mr. Tritschler inquired as to what the elevation of the discharge of the parking lot into the river was. Mr. Mayo stated the elevation is 168.79 feet at the river and the elevation in the parking lot is 172. Mr. Altis inquired as to whether perforated piping will be utilized on the site.  Mr. Mayo said perforated piping will be utilized.

Mr. Simone stated that he agreed with Mr. Hekemian that the proposal before t he Board is a better system, that there is better storage and that the piping will provide proper flow to the river.  Mr. Simone questioned the applicant’s engineer as to why they did not consider some sort of valve to prevent water from backing on to the parking lot during a flood. Mr. Mayo stated the devices used to stop water from backing on the lot were big rubber flaps. The flaps caused the applicant some concern as to how to prevent debris from clogging the flap, therefore, causing a maintenance problem.  Mr. Simone asked the applicant to look into a system to prevent water from backing into the parking lot.  Mr. Hekemian agreed to that.

Mr. Imfeld inquired as to what the elevations were of the other stores in the center.  Mr. Mayo stated elevations were in the range of 180 feet.  Mr. Hekemian stated the center is relatively flat and all the buildings had an elevation range of 180 feet.
Mr. Jorgensen wanted to know if a color scheme of the building was decided.  Mr. Hekemian stated a color scheme was not decided at this time. Mr. Jorgensen wanted to know if tempered glass would be used on the handicapped railings. Ms. Hartmann mentioned the architectural plans state there will be glass panels with metal railings.

Mr. Jorgensen wanted to know how many construction phases there would be.  Mr. Hekemian stated the first phase would be the parking lot because of the DEP approval and the necessity for mounding of the bank.  The second phase would be the bank itself.  

Exhibit A-1 
Certification of compliance with the Soil Conservation District dated February 28, 2007

MOTION by Mr. Troast, second by Krause to open the meeting to the public.  All in favor.  Motion Carried.
No one came forward from the public.
MOTION by Mr. Krause, second by Mr. Imfeld to close the meeting to the public.  All in favor.  Motion Carried.
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Ms. Hartmann stated the applicant does not need any variances with respect to impervious coverage, parking or lot coverage.  Ms. Hartmann stated the bank will return for sign approval.

Motion by Imfeld, second by Dickinson to approve the application subject to the following conditions:  DEP approval; concrete curbs; second row of trees; flood elevation subject to building department; agree to further evaluate check valves from outflow of the river; submit color scheme for planner’s approval; return for sign approval; riverwalk easement; landscape approval by the planner; construction of bank at one foot above flood elevation per flood prevention ordinance; first floor elevation of 186.5 feet.  Yes votes from Altis, Dickinson, Imfeld, Krause, Jorgensen and Troast.  No vote from Tritschler.  Motion Carried.  
Mr. Brigliadoro returned as Board Attorney at 7:45 PM.
SIGN:

Clock Tower Shopping Center, 574 Newark Pompton Turnpike, Block 1909, Lots 5 and 12
Sign Waiver
Mr. Brian Travers of Butler Sign Company, 130 Ryerson Road, Wayne, New Jersey represented the applicant Pequannock Plaza Associates, LLC.  The applicant seeks approval to install a freestanding sign attached to an already existing pole.  
Mr. Travers stated that the Clock Tower sign is in disrepair, not easily visible along Newark Pompton Turnpike and has no aesthetic value.  Mr. Travers submitted photographs of other signs along Newark Pompton Turnpike
Exhibit A-1
6 sheets with four photographs on each page 

Mr. Travers stated Exhibit A-1 represents signs along Newark Pompton Turnpike portraying one or two businesses on each sign.  The signs being an average of twenty to forty feet in square footage.  Mr. Bob Jachera came forward as a witness.  
Mr. Robert Jachera of WM Catering/Hometown Market, 574 Newark Pompton Turnpike, was sworn.

Mr. Jachera stated there is a problem directing people to his establishment because the Clock Tower sign is not visible from the roadway and most people drive past the entrance.  Mr. Imfeld asked how long the original sign has been down.  Mr. Travers stated the old sign has been down three months and that the original sign was made of plywood.
Mr. Jorgensen asked if the existing pole will remain and was told by Mr. Travers that it will remain because that is the source of the electric to the pole.  Mr. Jorgensen asked if the applicant intends to reclad the pole and attach a lantern to the top.  Mr. Travers stated the applicant proposes to cut the pole down to eighteen feet.  Mr. Jorgensen felt the sign was appropriate but the pole was too high.  Mr. Travers stated you need a minimum of 14 feet high for the overhead wires.  Mr. Jorgensen asked the applicant if they considered burying the electric so an overhead electric wire would not be necessary.  Mr. Jorgensen pointed out that the electric would come 
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from a pole on the same side of the street.  Ms. Hartmann reminded the Board that the township just finished the streetscape and at this point the town does not encourage reconstruction of the right of way. Mr. Imfeld wanted to know if the light was needed for a functional purpose or decorative.  Mr. Travers stated it was only for decoration.  Ms. Hartmann wanted to know where the electric came from for the internal lighting of the sign.  Mr. Travers stated the electric would come from the pole.  Mr. Altis asked if the applicant was going to update the electric and was told by Mr. Travers that the electric will be brought up to today’s code.  
Mr. Jorgensen asked what the size of the original sign was.  Ms. Hartmann stated the original sign was thirty-two square feet.  Mr. Altis inquired as what the waivers were.  Ms. Hartmann stated the waivers were for the square footage of the freestanding sign. Ms. Hartmann explained that fifteen square feet is what is permitted, previously the sign was 32 square feet and the proposed signage is fifty nine square feet.  The applicant will also need a waiver for height of eleven feet ten inches where nine feet is allowed and a waiver from the five foot right of way setback and a waiver from the landscaping requirement.  
Mr. Imfeld stated that the pole is nineteen feet high and asked how high the pole would be without the lighting fixture.  Mr. Travers said the pole would be fifteen feet six inches.  Mr. Imfeld asked if the pole could be cut down lower than fifteen feet six inches and was told no because of the electric wire.  Mr. Altis stated that the wire could then be placed underground.  Mr. Jorgensen suggested the applicant find out what the height of the streetscape lights are and lower the pole to conform to that.  Mr. Jorgensen felt the pole and light on the sign would be too massive.  The Board felt the applicant should rework his plan and did not like the light fixture on top of the pole or the height of the pole.  Ms. Hartmann stated the sign itself is six by eight or forty eight square feet.  Mr. Tritschler stated that he felt the sign should be supported differently and the pole eliminated completely.  
The applicant agreed to remove the pole and the light fixture and run underground electric from the Clock Tower Center.  The applicant will support the sign from the planter.

MOTION by Mr. Imfeld, second by Mr. Jorgensen to approve the sign with the following waivers:  sign area of fifty nine square feet; street number not to exceed twenty four square feet; landscaping requirement and height of eleven feet with the following conditions:  removal of the pole and providing a new feed to the sign.  All in favor.  Motion Carried.  
There was a ten minute break.

Crestmont Toyota, 730 Route 23 North, Block 902, Lot 36

Sign Waiver

Mr. David Dixon, Esquire of Feeney & Dixon, 512 Newark Pompton Turnpike, Pompton Plains, NJ represented the applicant. Also present was Paul Darmofalski of Darmofalski Engineering, 83 Newark Pompton Turnpike, Riverdale, NJ.  Mr. Dixon stated the applicant wishes to replace their freestanding sign with a new freestanding sign displaying their new corporate logo.  
Mr. Paul Darmofalski was sworn.  
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Mr. Darmofalski stated the sign that exists now on the Toyota site is a T shaped freestanding sign at ninety square feet.  The existing sign was approved at twenty-two feet high and four feet wide it had a total height of 28 feet. The applicant proposes to install a pylon sign eight foot wide by twenty-four foot high.  The entire sign area measures eight foot wide by thirteen and-a-half feet.  Mr. Darmofalski stated the base of the sign as per our regulations is not considered part of the sign.  
Mr. Imfeld inquired as to what the sign is made of.  Mr. Darmofalski stated the sign would be a metal sign.  The Toyota and Scion words are illuminated. The “swoosh” is metal and not illuminated.  Mr. Imfeld asked if there would be any signs displayed below the Scion wording.  Mr. Darmofalski stated there would be no signage below the Scion wording.  Mr. Dickinson asked if the “Swoosh” was calculated into the signage and was told by Mr. Darmofalski that it was not calculated as part of the sign.  Mr. Imfeld asked if the sign would be moved or located in the same area.  Mr. Darmofalski stated the sign will remain in the same area and landscaping would be done in the same fashion.  Ms. Hartmann informed the Board that the waiver was strictly for height.  Mr. Jorgensen wanted to know if the LED lighting was behind acrylic and was told yes that the LED lighting would be used for illumination.  Both the plastic on the sign and the LED would be red.  
MOTION by Mr. Dickinson, second by Mr. Tritschler to open the meeting to the public. All in favor.  Motion Carried.
No one came forward from the public.

MOTION by Mr. Krause, second by Mr. Dickinson to close the meeting to the public.  All in favor.  Motion Carried.
MOTION by Mr. Dickinson, second by Mr. Imfeld to approve the sign application with the following waiver:  108 square foot sign.  Yes votes from Altis, Dickinson, Imfeld, Troast, Tritschler, Krause.  No vote from Jorgensen.  Motion Carried.
PUBLIC HEARING:

CJG Properties Holding, LLC, 94 Newark Pompton Turnpike, Pequannock, Block 4501, Lot 18
Minor Site Plan, Bulk, Flood Development, Sign

Mr. Fred Roughgarden, 350 Lafayette Avenue, Hawthorne, New Jersey represented the applicant.  Also present was Paul Darmofalski of Darmofalski Engineering, 83 Newark Pompton Turnpike, Riverdale, New Jersey.  The applicant proposes to convert an existing residential structure into office space.  The property is located in the C-1 Zone in the Flood Plain.

Mr. Paul Darmofalski was sworn.

Mr. Darmofalski stated the applicant proposes to enclose an existing porch and add a garage eighteen by thirteen with a flow thru type construction.  The handicap ramp will be relocated in 
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the rear of the building.  There will be a total of four parking spaces, one enclosed in the garage and one handicap space.  The ordinance requires five parking spaces. There will be a variance for one parking space.  There will also be a variance for driveway width, twenty-four feet is required.  The driveway width is fourteen feet.  The intensity of the use for this property will be by appointment only.  There will be one employee and the applicant on site.  Mr. Darmofalski stated there are wetlands in the back of the property up to the retaining wall.  The new pavement on the property will be a total of 1,314 square feet.  The applicant is proposing a landscape buffer and fencing along the residential use.  Mr. Darmofalski stated that one of the variances pertaining to the site is the elimination of the residential use in a commercial zone.  The sign that the applicant proposes is a fourteen square foot wood carved sign now located at the applicant’s current office.  A waiver will be needed for front yard setback of thirty feet for the sign.  

Mr. Imfeld asked why Mr. Darmofalski did not approve of the handicap parking spot location in front of the garage.  Mr. Darmofalski stated the driveway is very narrow and the handicap spot needs to be sixteen feet therefore making the driveway too narrow for two cars to pass.  Mr. Darmofalski stated that the applicant will relocate the heating system to the attic and the electrical panel will be brought up to the first level above the flood plain.
Mr. Jorgensen asked if the driveway will be made wider.  Mr. Darmofalski stated in the area of the house the driveway will remain the same but near the front the driveway will be made approximately a foot wider.  Mr. Jorgensen asked if there was an oil tank in the ground and was told by Mr. Darmofalski that the house is serviced by gas. There is a tank in the ground but that will be removed during construction.
Mr. Altis wanted to know if the front porch was lower than the elevation of the first floor.  Mr. Darmofalski stated the front porch is six inches lower than the first floor.  Mr. Simone stated that if the applicant was intending to close in the front porch area the applicant needs to acquire DEP approval.

Ms. Hartmann stated she would like to have the fence detail placed on the plan particularly the height and the type of fence to be installed.

Ms. Hartmann stated the proposed sign meets the ordinance square footage.  Ms. Hartmann stated there are many signs in the area that do not meet the required thirty foot setback.  Mr. Altis inquired as to whether the sign would be lit.  Mr. Darmofalski stated there would be a light on the sign.  The sign will be lit internally.

MOTION by Mr. Jorgensen, second by Mr. Dickinson to open the meeting to the public.  All in favor.  Motion carried.
No one came forward from the public.

MOTION by Mr. Dickinson, second by Mr. Tritschler to close the meeting to the public.  All in favor.  Motion carried.
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Mr. Roughgarden stated the applicant was present and asked if the Board had any questions of 
him.  The Board declined to ask Mr. Ghirardi any questions.  Mr. Roughgarden stated that his client was anxious to begin construction on the property and asked the Board to grant him the opportunity to apply for a construction permit on the interior of the building only.  Mr. Brigliadoro stated that the application is subject to DEP approval and other agency approvals.  Mr. Darmofalski stated the applicant is requesting to start construction on the interior of the building only at his own risk and will not begin work on the garage or front porch until the applicant receives DEP approval.
Mr. Dickinson inquired as to whether the sign would be facing the roadway or perpendicular to the road.  Mr. Roughgarden stated the sign will be perpendicular to the road.

MOTION by Dickinson, second by Mr. Tritschler to approve the application with the following variances:  preexisting front yard setback; deficiency of one parking space; two way driveway width of  fifteen feet where twenty-four feet are required; sidewalk on site; subject to DEP approval; signage waiver of thirty foot front yard setback.  Applicant will submit fence detail to the planner.  All in favor.  Motion Carried.

RESOLUTION:

Lukoil-Azzuri Enterprises – 729 Route 23 South, Block 803, Lot 3

Motion by Tritschler, second by Imfeld to memorialize this resolution as submitted: in favor, Imfeld, Jorgensen, Troast, Tritschler, Altis.  Ineligible, Krause, Dickinson.  Vote 5 in favor, two ineligible.  Motion Carried.

Spa 23 – 381 Route 23 South, Block 2306, Lot 27

Motion by Jorgensen, second by Tritschler to memorialized this resolution as submitted: in favor, Imfeld, Jorgensen, Troast, Tritschler, Altis.  Ineligible, Krause, Dickinson.  Vote 5 in favor, two ineligible.  Motion Carried.
Triangle Hofbrau – 23 Route 23 South, Block 3704, Lot 5

Motion by Imfeld, second by Tritschler to memorialize this resolution as submitted: in favor Imfeld, Jorgensen,  Troast, Tritschler, Altis.  Ineligible Dickinson, Krause.  Vote 5 in favor, two ineligible.  Motion Carried.  

Reeves International – 14 Industrial Road, Block 4402, Lot 10

Motion by Jorgensen, second by Tritschler to memorialize this resolution as submitted:  in favor, Imfeld, Jorgensen, Krause, Altis.  Ineligible, Dickinson, Troast, Tritschler.  Vote  4 in favor, three ineligible.  Motion Carried.

ADMINISTRATIVE:
Due to the lateness of the hour the Board of Adjustment annual report will be discussed at a future meeting.
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MOTION by Tritschler, second by Dickinson to adjourn the meeting at 9:47 PM.  All in favor.  Motion Carried.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
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