PEQUANNOCK TOWNSHIP


FEBRUARY 3, 2014
PLANNING BOARD



REGULAR MEETING

MEETING CONVENED:



7:07 PM

MEMBERS PRESENT:
Altis, Kapotes, Phelan, Troast, Vanderhoff and Driesse.  Also present Richard Brigliadoro, Esquire, Board Attorney and Jill Hartmann, Board Planner 

MEMBERS ABSENT:
Dickinson, Fitamant, Imfeld and Krause
NOTICE:
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 January 31, 2014.

PERSONAL REPRESENTATION:
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.

Gerald Driesse will be a full voting member for this meeting.

MINUTES:
January 13, 2014 – Reorganization/Regular
MOTION by Phelan, second by Vanderhoff to approve the minutes as submitted.  All in favor.  Motion Carried.
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SIGN:
Stop and Shop, 500 Route 23, Block 2007, Lot 1.

Brian Hekemian, Plaza 23 Associates and Christina Moreau, Agnoli Sign Company, sworn.

Mr. Hekemian explained to the Board that the representatives from Stop and Shop wanted to be present at the meeting but because of the inclement weather they were not able to attend the hearing.  Mr. Hekemian stated that he has done over four Stop and Shops grocery stores and was familiar with their requirements.  Ms. Moreau stated that she has represented Stop and Shop with 365 sign applications in the last five years, since Stop and Shop rebranded their stores.  

Ms. Moreau handed pictures of the sign canopy to the Board.  Ms. Moreau stated that Mr. Hekemian can explain to the Board the question they had regarding a new door being placed in the front of the building.  Mr. Altis asked Jill Hartmann, Board Planner, if a site plan was necessary since a new door would be added to the front of the building.  Ms. Hartmann stated a site plan would be necessary if there was a change in parking lot circulation or if there were more than four parking spaces added to the parking lot or if there is a change in drainage and stated this application did not request any of those changes.
Mr. Altis wanted to know who would be coming out of the new door to be added to the building.  Mr. Hekemian explained to the Board that there is a strong entrance and a weak entrance to the grocery store.  Mr. Hekemian stated that in most Stop and Shops the right side entrance would be considered the stronger entrance and exit and the left side doorway would be considered the weaker entrance and exit.  Mr. Hekemian was aware of the Board’s concern with patrons exiting the store without crosswalks and said he would discuss the issue with the township staff and do whatever was needed.  Ms. Hartmann stated there was discussion with the Police Department and they wanted the parking lot to remain as is without any crosswalks.  

Mr. Kapotes stated that at the last meeting there was discussion regarding curbside pickup and how that was going to flow and wanted to know if that was still in the game plan.  Mr. Hekemian stated that is still being proposed and explained to the Board that there will be designated spots in the parking lot for customer pickup.  Mr. Hekemian stated that you would go on the Stop and Shop website place your order and then there would be an option at the end of the order placement as to whether you want to pick up your items from the store or have your order delivered to your home.  Mr. Hekemian stated that if you choose to pick up your order there will be an employee who will go to your car get your name and help you retrieve the groceries from bins and help load the groceries into your car.  
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Ms. Hartmann stated that the applicant changed their plan to add an additional sign on the side of the building towards Jackson Avenue.  Ms. Hartmann stated that sign would be 94 square feet.  Ms. Moreau stated that sign would be lit.  Mr. Altis said the Stop and Shop sign would also be lit and asked if all the other signs were plastic letters.  Ms. Moreau stated that low prices, pharmacy and great food are lit.  Ms. Moreau stated that all the signs on the top band are lit and the signs along the bottom band, two welcomes, fresh picked produce, pick-up, natural foods, fresh bakery and PNC Bank are not lit.  Mr. Hekemian stated that the two welcome signs are directional and will not have the Stop and Shop logo on them.  Ms. Moreau stated that the welcome signs are in the square footage calculation.  Ms. Moreau stated that the square footage of the signs including the sign on the side of the building and all the front signs equals 419 square feet.  Ms. Hartmann said that if the two welcome signs were removed there would be 388.57 square feet and the applicant is allowed 210 square feet.  Ms. Hartmann stated she looked at a prior plan for the site and determined that the façade of the building is 6,006 square feet and three and-a-half percent of that is 210 square feet.  Mr. Altis wanted to know how much more square footage was Stop and Shop requesting than A&P utilized.  Ms. Hartmann stated that A&P had five attached signs that covered 252 square feet, which means the proposed signs are 136 square feet larger.  Mr. Altis asked if the pharmacy sign was calculated in the square footage.  Ms. Hartmann stated that even though it is required by law it is still counted in the square footage calculation.  Mr. Altis wanted to know if the PNC Bank should be counted in the calculations since it was its own business.  Ms. Hartmann stated it will be inside the store so it would be added on as an extra.  Ms. Hartmann stated there would be 6 unlit signs.  The two logo signs for Stop and Shop, the pharmacy sign and PNC Bank sign would all be lit.

Mr. Altis wanted to know why the applicant would need the logo sign facing Jackson Avenue.  Ms. Moreau stated there is a big entrance to the side of the building and that Stop and Shop wanted coverage and since Stop and Shop is new to the area they preferred to have a sign on the Jackson entrance.  Mr. Vanderhoff stated that after a month everyone will know Stop and Shop is open and didn’t feel an extra logo sign was necessary.   Both Mr. Vanderhoff and Mr. Altis were okay with the signage as long as the Jackson Avenue sign was removed.  

Mr. Troast was concerned that patrons would stop along the front of the building to retrieve their pick-up packages. Ms. Moreau explained that the four parking spaces assigned to the pick-up area would have lollypop signs that say” park for pick-up here”.  Ms. Moreau stated there will be painted fire lanes in the front of the store.  Mr. Kapotes asked if the supermarket would be open for 24 hours.  Ms. Moreau stated the store would be open 6 am to 11 pm.  

Motion by Vanderhoff, second by Troast to open the meeting to the public.  All in favor.  Motion Carried.
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No one came forward from the public.

Motion by Kapotes, second by Phelan to close the meeting to the public.  All in favor.  Motion Carried.
Mr. Altis was still not satisfied with the addition of the sign on the Jackson Avenue side of the building.  Ms. Hartmann stated that if you remove the side sign and the two welcome signs the square footage proposed would be 294.57 square feet.  Mr. Altis wanted to know if they were taking the welcome signs out completely.  Ms. Hartmann stated that the signs would remain but wouldn’t be added into the calculation because directional signs are not calculated as signage.  Ms. Hartmann stated that the new signage proposed is 294.57 and the prior signage with the A&P was 252 square feet.  

Motion by Phelan, second by Kapotes to approve the application except for the sign on the side of the building.  Yes votes from Kapotes, Phelan, Troast, Vanderhoff, Driesse and Altis.  Motion Carried. 

Tony’s Boulevard Sunoco Service Station, 547 Newark Pompton Turnpike, Block 1906, Lot 10

Tony Cangialosi, owner of the gas station and Andy Damico, Sunoco representative, sworn.  

Ms. Hartmann stated that the applicant has a three product pricing board and the applicant is swapping out the old board for the same size pricing board with digital letters.  Ms. Hartmann stated the sign will not encroach any more into the right of way than it does now and will be the same height, 8 and-a-half feet from the ground.  Mr. Altis asked if the digital was the numbering.  The applicant stated that the numbers will be digital.  Mr. Altis asked if the intensity of the sign would be higher during the day and lower at night.  Mr. Damico said there is a sensor in the sign that is regulated by dark and light.  Ms. Hartmann asked if the sign was adjustable if it didn’t get dim enough.  Mr. Damico said the sign is adjustable.  

Mr. Phelan stated that the Council is not in favor of digital signs on Newark Pompton Turnpike.  Mr. Phelan stated that the Council is trying to retain a certain character in the town and was not in favor of digital signs.  Mr. Vanderhoff stated the Council will be discussing a new sign ordinance and suggested the applicant reapply after the new ordinance is addressed.  Mr. Cangialosi asked when the new ordinance would go before the Council.  Ms. Hartmann stated that would be on the Council’s agenda within the next couple of months.  

The application was tabled.  
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PUBLIC HEARING:

Cornerstone Chapel/ Urgent Care, 620 Route 23, Block 902, Lot 18.
Parking Variance, Minor Site

Michael Rudolph, Esquire, represented Cornerstone Chapel.  

Anthony Caiola, pastor, sworn.

Mr. Caiola is the lead pastor at the Cornerstone Chapel.  Mr. Caiola said the facility has 33,000 square feet, the front portion being 7,000 square feet on the first floor and 7,000 square feet on the second floor, the rest of the building is comprised of one floor and 19,000 square feet.  Mr. Caiola said the building sits closer to the front giving the rear a large parking space along with a children’s play area for the day care center.  Mr. Caiola stated that there is a one car width driveway on both the north and south side of the facility.  Mr. Altis asked how long the Cornerstone Chapel utilized the building.  Mr. Caiola said the building was rented by the church in 1990 and then purchased in 1996.  
Mr. Caiola stated that the main building is currently occupied by the church; the second floor front area has two offices for the church and another office currently used by a counselor.  The children’s day care is comprised of 6,000 square feet.  Mr. Caiola stated the proposal is for a New Jersey Doctor’s Urgent Care Center which will use 3,000 square feet.  Mr. Rudolph stated there is a requirement for a parking variance on the lot because of the new tenant.  Mr. Caiola stated the church uses the facility on Sundays from 10 am to 12:30 pm and during the week there are two part time secretaries and Mr. Caiola who occupy two offices.  Mr. Caiola stated the day care is occupied Monday through Friday 8 am to 6 pm.  Mr. Caiola stated the church shares a common space with the day care center of 2,000 square feet, which is used by the church only on the weekends, when the day care is not in use.  Mr. Caiola stated the Urgent Care Center will be open seven days a week from  8 am until 8 pm. Mr. Rudolph asked the applicant if he did any calculations of the maximum number of parking spaces that would be needed at any given time.  Mr. Rudolph asked if there would be any time that all the tenants would occupy the building.  Mr. Caiola stated all the tenants would not occupy the building together.  Mr. Rudolph asked Mr. Caiola how many parking spaces would be needed during the week. Mr. Caiola said 61 parking spaces would be needed during the week and that there are 120 parking spaces provided.  
Mr. Caiola said the internal modifications for the second story consists of a 2,000 square foot hole in the middle of the floor, where there is a mezzanine presently, the plan is to close up that mezzanine so that the new tenants would have a completely closed off space.  Mr. Caiola stated there is no plan to occupy the second floor with another tenant at this time. Mr. Rudolph asked if the current parking plan included any additional unused space.  Mr. Caiola stated that Mr. Cutillo calculated 10,500 square feet of office space, which includes the upstairs 7,000 square feet after the mezzanine is closed off and 
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3,000 square feet downstairs for the currently unused area.  Mr. Caiola is aware that if the currently unused 3,000 square feet is rented that they will have to go back before the Board for approval because of parking issues.  

Mr. Rudolph asked if the applicant was proposing any exterior modifications.  Mr. Caiola stated they are planning on constructing two handicap ramps.  Mr. Caiola stated there will be one entrance for the Urgent Care Center, which is the main entrance.  

Mr. Caiola stated the existing site plan will be revised to show the new entrance to the Urgent Care Center and a side entrance for the church.  Mr. Caiola stated that the church uses the back entrance on Sundays.  Ms. Hartmann was concerned about the location of the dumpster and asked if it could be moved closer to the building, she also wanted the dumpster enclosed.  Ms. Hartmann stated the Township Engineer wanted striping done on the site and two parking spaces removed.  Ms. Hartmann stated that the parking analysis works given the shared parking arrangement so the loss of a couple of parking spaces is beneficial.  Ms. Hartmann stated that the applicant has to provide the Township with an adequate lighting plan for the front of the building given the fact that the Urgent Care Center will be using the front parking lot.  

7:57 PM

 Dr. Baig, owner of the Urgent Care Center, sworn.

Dr. Baig stated the Urgent Care Center will be open seven days a week and open year round.  Dr. Baig stated that they will provide an alternative to the emergency room and after hours where people cannot get to their primary care physicians.  Dr. Baig stated they will do laceration repair, IV fluids but don’t do trauma care.  

Dr. Baig stated the interior will have four exam rooms, one laboratory, one x-ray room, two ADA bathrooms, one storage facility, one break room and a waiting area.  Dr. Baig stated deliveries will consist of medical supplies delivered by UPS or FED Ex.  Dr. Baig stated they do blood draws and specimen testing that would be picked up by couriers with regular vehicles.  Mr. Brigliadoro asked Dr. Baig how many doctors would be on staff and his answer stated that initially they anticipate only one but after 40 patients a day they will have two doctors.  Dr. Baig stated their hours of operation would be 8 am until 8 pm.  Dr. Baig stated that after 25 patients they would have two nurses and one receptionist with an additional x-ray tech on duty.  Dr. Baig said the maximum number of patients per day, per physician is 40.  Dr. Baig stated that most of their patients are in and out within 20 to 25 minutes.  

Mr. Kapotes had some concerns regarding the x-ray room and the fact that there are classrooms behind it and wanted to know how the x-ray room would be insulated to keep the children safe.  Dr. Baig stated that in the past you there would be lead walls between those rooms but said that now if you have enough distance from the x-ray machine you 
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would not need to provide the insulation.  Dr. Baig stated that with the new technology a barrier between the x-ray machine and technician is not necessary, everything is digital.  Mr. Caiola stated that there is a possibility of moving the x-ray machines to the front of the facility and that the wall between the x-ray machine and the classroom is solid cement.  

8:08 PM

Thomas Donohue, Engineer, for the applicant, sworn.

Mr. Donohue stated the purpose of the lighting plan was to provide lighting for the front parking area where the patrons for the Urgent Care Center would enter and exit.  Mr. Donohue stated that the three light poles existing on the center island will be removed and two new light fixtures 25 feet high with 400 watt metal hail light fixtures will be installed, the northern side pole will have two fixtures on it and the southern side light will have one fixture; there will also be three light fixtures on the building façade 25 feet high.  

Mr. Donohue stated the septic system lies underneath the playground area.  There are three separate septic tanks adjacent to the playground area and then from each septic tank there are three separate seepage pits that run off for each system.  Mr. Donohue stated he is coordinating approval of the septic system with the Township Board of Health.  

Ms. Hartmann stated the applicant is looking for a variance for off-street parking and for the required two loading spaces.  Ms. Hartmann stated that the applicant’s engineer will get together with the Township Engineer regarding paving and striping of the site.  Mr. Donohue stated that the entire parking lot will be restriped.  

Motion by Vanderhoff, second by Phelan to open the meeting to the public.  All in favor.  Motion Carried.

No one came forward from the public.

Motion by Vanderhoff, second by Phelan to close the meeting to the public.  All in favor.  Motion Carried.
The Board deliberated.

MOTION by Vanderhoff, second by Phelan to approve the application with variance for parking and loading spaces with the following conditions:  relocation of the dumpster and compliance with the Township Engineer’s report and noting that the vacant space in the building is now being calculated as office space.  Yes votes from Kapotes, Phelan, Troast, Vanderhoff, Driesse and Altis.  Motion Carried.  
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ADMINISTRATION

Motion by Phelan, second by Kapotes to change the Planning Board bylaws to change the meeting time from 7:30 PM to 7:00 PM and also the new business 10 pm and 10:30 pm. 

Yes votes from Kapotes, Phelan, Troast, Vanderhoff, Driesse and Altis.  Motion Carried.  

Ms. Hartmann stated there is a group of changes to Chapter 189 and Chapter 153 of the Zoning Ordinance.  Mr. Brigliadoro stated that the changes to Chapter 153 the Sign Ordinance is quite significant in that an applicant would require public hearing, notice and planner testimony.  Ms. Hartmann asked the Board if they would be willing to discuss the changes during the March 3rd workshop meeting.  The Board agreed.  

There being no further business the meeting was adjourned at 8:28 PM.  Motion by Phelan, second by Vanderhoff  to close the meeting.  All in favor.  Motion Carried.
Respectfully submitted,

Linda Zacharenko
Recording Secretary
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