PEQUANNOCK TOWNSHIP			MARCH 21, 2016
PLANNING BOARD				REGULAR MEETING



MEETING CONVENED:				7:00 PM



MEMBERS PRESENT:	Driesse, Phelan, Vanderhoff, Troast, Herd, Cascone, Mulhall, Fitamant and Jorgensen. Also present Richard Brigliadoro, Board Attorney and Jill Hartmann, Board Planner.



MEMBERS ABSENT:	


MEMBERS EXCUSED:	Imfeld


NOTICE:	Vice Chairman Driesse 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 18, 2016.



PERSONAL REPRESENTATION:	Vice Chairman Driesse 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 11, 2016 – Reorganization Meeting
Motion by Phelan, second by Vanderhoff to approve the minutes as submitted.  All in favor.  Motion Carried.
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PUBLIC HEARING:

Thomas, 10 Pearl Avenue, Block 303, Lot 10
Subdivision, bulk variance

Joseph Rasa, Esquire, represented the applicant.

Mr. Rasa explained to the Board that the Thomas’ went before the Board fifteen years ago for a similar application.  

Bernard Thomas, applicant, sworn.

Mr. Thomas stated he has lived on Pearl Avenue approximately 16 years and before that he lived on Colonial Terrace, so they have lived in town for 26 years.  Mr. Thomas stated the property in question is between Pearl Avenue and Walnut Street and they are proposing to subdivide their property in half, build a new home and access that new home from Walnut Street.   Mr. Thomas stated they are going to build a ranch style home smaller than what they are living in presently  living in the new home and putting the existing home on the market.  

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

Marked as Exhibit A-1 – Architectural plans drawn by James Cutillo, consisting of four sheets dated February 24, 2016

Mr. Darmofalski said that Mr. Cutillo designed the architectural plan as a two story brick façade structure with a footprint of 3,495 square feet, which is 13.9 percent of the lot.  The second floor has a fourth bedroom guest area, which consists of 546 square feet.  The living area of the first floor will be 2,596 square feet.  The height of the proposed home will be 31 feet 2 inches.  The lot to be subdivided is 52,000 square foot lot with frontage on Walnut and Pearl.  The current house is accessible only from Pearl Avenue.  

Mr. Darmofalski stated the application is different from the application 16 years ago in the following ways:  the lot areas are different,  the original plan wanted to dissect the properties in half and now the subdivision favors the current property; the house is smaller than depicted previously and most importantly there will be an emergency access easement.  

Mr. Brigliadoro explained to the Board that if you present an application to the Board that was at one time denied the Board has a right to rely on that denial so the application has to be substantially different from the original submittal.   Mr. Fitamant wanted an explanation as to what was different in the new submittal.  Ms. Hartmann stated she reviewed the plan and said that both lots changed in size, setbacks have changed, lot coverage changed, emergency access is different and she feels that the application currently is not the same as it was 16 years ago.  Mr. Fitamant asked for the square footage of the existing home and square footage of the proposed home.  Mr. Darmofalski 
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stated the footprint for the existing home is a little over 4,000 square feet and the proposed house is 3,495 square feet with another 500 square feet upstairs.  Mr. Darmofalski stated the homes are different in the fact the proposed home will have all the living space on the first floor with exception to the guest area upstairs.  Mr. Thomas stated that the living space on the new house will be 2,500 square feet.  

Mr. Darmofalski stated that the current property is greatly oversized with a dwelling, a pool, a shed and access on Pearl Avenue.  Mr. Darmofalski said the property has a driveway apron on Walnut.  The property has frontage on two improved streets.  There will be an emergency access driveway located on the 20 foot easement which will be made up of porous geo block paving system.  Both lots will be oversized when subdivided.  The applicant is asking for a frontage variance on Walnut Street of 25.27 feet where 100 feet is required.  The driveway from Walnut will use the existing concrete apron, be paved and have two masonry pillars with an auto gate and knox box system to allow emergency access from Walnut.  The area in front of the existing home will also have a geo block system which will be constructed in such a way to support a highway vehicle.  Mr. Darmofalski stated that the applicant will comply with the Fire Official’s comments on maintaining snow removal on the emergency access and they will put a knox box on the gate on Walnut.  The road is not intended to be a public access road.  Utilities from Walnut will be underground, water, gas and electric.  

There is a steep slope area in the back of the proposed lot, which will be left as it exists.  The gradual slope area will be used for a future pool and the flat area of the proposed lot will be graded off to accommodate drainage.  Mr. Darmofalski stated there will be seepage pits to accommodate roof water; a new septic system location and drainage calculations have been done in accordance with Morris County Soils Regulations.  

Mr. Phelan wanted to know why they were placing a gate in the emergency access area given the fact that the access area will be covered in grass.  Mr. Darmofalski stated that the first area of the access strip will be paved from Walnut.  The gate will be at the existing curb cut of Walnut Street.  Mr. Fitamant asked if they were going to put a gate on the other end of the access strip off of Pearl Avenue.  Mr. Darmofalski stated they are not putting a gate at Pearl Avenue.  Mr. Jorgensen suggested they put a fence at the subdivision line.  Ms. Hartmann wanted to know why the applicant was suggesting an easement at all.  Mr. Darmofalski stated the easement is for the purposes of Pequannock in lieu of a public road being constructed.  Mr. Darmofalski stated that the purpose of the easement was to give the public a right to cross between the streets in the event of an emergency on either side of Pearl and Walnut.  Ms. Hartmann informed the Board that you cannot prevent someone from putting a gate at the end of their property.  

Mr. Jorgensen stated that the 25 foot frontage was a huge variance and technically the best way to handle that was to connect Pearl and Walnut.    Mr. Darmofalski stated that if you connect the two streets you would change the completion of the neighborhood.   Mr. Darmofalski stated that the Residential Site Improvement Standards allow you to construct a roadway 20 feet wide.  Mr. Driesse stated that he has no problem with the 25 foot frontage because he felt that you would not 
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see the small frontage driving down the road.  The easement is going to be used for emergency access only.  

Mr. Darmofalski stated that he would revise the grading plan to accommodate Mr. Golden’s comments on his report regarding the 2% grade, relocating the seepage pits, modifying the geometry for the turnabout in the proposed driveway, locating adjacent septic systems and relocating the pool equipment.  The homeowners on each existing lot will be required to keep the emergency access free from snow or any debris.  There was discussion regarding the fence to prevent people’s access to the roadway and it was suggested by the Board that the use of bollards may work better than a fence.  Mr. Thomas suggested that perhaps they could use a moveable fence to prevent access to the roadway.  Mr. Brigliadoro asked where the placement of the fence would occur.  Mr. Darmofalski stated they would place the moveable fence at the subdivision property line between the two properties.  

Mr. Fitamant wanted to know if Mr. Darmofalski knew the location of the septic tanks for the adjacent properties.  Mr. Darmofalski did not know that.  Mr. Fitamant wanted to know if Mr. Darmofalski knew the location of the septic to the west of the proposed property.  Mr. Fitamant wanted to know if the applicant planned on saving the two trees that the engineer pointed out in his report.  Mr. Darmofalski said that definitely one of the trees can be saved and that they plan to flip the driveway as suggested by Mr. Golden, which may save the other tree.  The utilities coming into the new dwelling will all be underground.  Mr. Fitamant had a concern regarding the elevation of the new home and why the grade is higher than the other homes in the area.  Mr. Darmofalski stated he did that because Mr. Golden suggested that the applicant do something to prevent water runoff towards his neighbors because their properties are flat.  A drainage system will be placed on the driveway towards Walnut to prevent water runoff from the driveway to Walnut Street.  Mr. Fitamant suggested that the applicant add a landscape buffer for his neighbor on Walnut Street, which is the mutual property line between Walnut and the proposed dwelling.  

Marked as Exhibit A-2 – Aerial of the surrounding properties

Marked as Exhibit A-3 – Enlarged area map

Mr. Darmofalski stated there are 54 homes in the area that will receive a benefit from the proposed emergency access.  Mr. Darmofalski stated that when you look at the area there is only one other property on Orchard that is oversized and could possibly subdivide.

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.
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The Board deliberated.

MOTION by Phelan, second by Cascone to approve the application with the following conditions:  subject to the reports of the Township Planner and Township Engineer; removable fence at the property line; landscape buffer at Walnut Street property line; details of the easement; respecting grading on the adjacent piece of property; 25.27 lot frontage variance. Yes votes from: Fitamant, Herd, Phelan, Troast, Vanderhoff, Jorgensen, Cascone, Mulhall and Driesse.  Motion Carried.

There being no further business motion by Jorgensen, second by Cascone to adjourn the meeting 
at 8:24 PM. All in favor.  Motion Carried.

Respectfully submitted,
[bookmark: _GoBack]Linda Zacharenko
Recording Secretary
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