PEQUANNOCK TOWNSHIP			SEPTEMBER 21, 2015
PLANNING BOARD				REGULAR MEETING


MEETING CONVENED:				7:03 PM



MEMBERS PRESENT:	Imfeld, Driesse, Phelan, Troast, Herd and Cascone   Also present Richard Brigliadoro, Board Attorney.


MEMBERS ABSENT:	Mulhall, Vanderhoff, Fitamant


EXCUSED:	Jorgensen

[bookmark: _GoBack]
NOTICE:	Vice Chairman Imfeld 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 September 17, 2015.



PERSONAL REPRESENTATION:	Vice Chairman Imfeld asked if there was anyone present not listed on the agenda for this meeting who wished to be heard.  No one came forward.





MINUTES:						

August 17, 2015 – Regular Meeting
MOTION by Phelan, second by Troast to approve the minutes as submitted.  All in favor.  Motion Carried.





Planning Board – Regular Meeting
September 21, 2015


DISCUSSION:

Thomas, 10 Pearl Avenue,  Block 1805, Lot 19
Subdivision Waiver Requests

Joseph Rasa, Esquire, represented the applicant.  Mr. Rasa stated the applicant is before the Board to subdivide their property with two different concepts.  Mr. Rasa stated the applicant’s applied for a subdivision on their lot in 2000 and were denied. The application brought to the Board tonight is substantially different than the one in 2000.  The denial in 2000 was based on a variance for lot frontage.  

Paul Darmofalski, Engineer for the applicant.

Mr. Darmofalski stated that the applicant is requesting approval of a subdivision on an oversized piece of property in the R 15 zone.  The applicant is proposing two different concepts relating to the subdivision roadway.  Mr. Darmofalski stated the applicant owns a piece of property that has frontage on two lots, one on Walnut and the existing home on Pearl Avenue.   The applicant proposed two different concepts.

Mr. Darmofalski stated that concept A takes the 52,000 square foot lot divides it into two lots with access from the existing dwelling from Pearl Avenue and the access for the proposed new dwelling off of Walnut Avenue.  Mr. Darmofalski stated the lot has access from two streets with driveways from both streets.  Mr. Darmofalski stated that concept A will utilize both the driveway cuts.  The new lot will require variance for frontage on a cul-de-sac.  Concept A proposal is to dedicate an access easement that would connect the two streets but would not have access to the two streets but only for emergency usage.  

Concept Plan B would dedicate a 40 foot right of way that the town would own and would be a connector road between Walnut and Pearl.  

The Thomas’ are looking to sell the existing home and build a smaller ranch style home on the new lot to reside in.  

Mr. Darmofalski stated that if the Board decided on Concept B that the town would own it and be responsible to build and maintain the roadway.  Concept B would also connect Walnut and Pearl under this proposal.  Mr. Phelan’s opinion was that connecting the two streets and making the township take ownership was not a good idea and that it would change the character of the area.  
Variance under Concept A would be for frontage on the new lot.  

The Board was more interested in proposal A.  The applicant will come before the Board in the future for a subdivision.  
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PUBLIC HEARING:

Melillo, 18 Post   , Block 1805, Lot 19
Subdivision, Bulk Variance

Ron and Michelle Melillo, applicants sworn.

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

Mr. Melillo stated that when they purchased the property the original tax map shows two lots, 36 and 37.  

Mr. Darmofalski said the existing property has a 1,517 square foot single family home located in the R-11 zone, which was built in the 1930’s.  The applicant intends to remove the shed and the pool on the property.  The existing area of the lot is 25,311 square feet.  The subdivision would yield two lots of 13,528 and 11,729 square feet, which are both oversized for the R-11 zone.  The property is not located in the flood plain.  The oversized lot will create a new building lot on the southern portion of the property.  Mr. Darmofalski testified that the variances requested are as follows:  side yard of 4.42 feet where 10 feet is required, frontage of 75.38 feet where 90 feet is required and a front yard of 42.67 feet where 50 feet is required.  

Mr. Darmofalski stated that if the project was approved the applicant proposes to construct a new dwelling with a garage, septic system, buffering for properties to the west and storm water control by taking roof water and collecting it into seepage pits.  All the utilities will be underground.  Mr. Darmofalski stated that if the current dwelling was knocked down and rebuilt the applicant can erect a building with a 4,000 square foot footprint which has the capacity of being an 8,000 square foot dwelling.  

Marked as Exhibit A-1 – Colorized version of the Pequannock Township Zoning Map.

Marked as Exhibit A-2 – Colorized version of the Tax Map Page 18, R-11 and R-15 surrounding zones.
 
Mr. Darmofalski stated there are 24 parcels within Post Road and 16 of them are undersized so at least 66 percent of the properties are deficient in lot area and 15 are deficient in lot frontage, which equals 62 percent. 

Marked as Exhibit A-3 – Aerial photographs of neighborhood showing existing homes and property lines.
 
Mr. Darmofalski stated that this exhibit shows that many properties on Post Road have side yards that are right up against property lines.    

Marked as Exhibit A-4 – Tax Map Sheet 18
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Mr. Darmofalski said the remaining lot needs a variance for lot width and for lot frontage and also needs a side yard variance for 4.42 on one side and a cumulative side yard of 13 feet.  The proposed lot needs variance for frontage and lot width.  

Mr. Cascone made note that if the subdivision was granted frontage on the lots would be 40.56 and 34.82 and only four other houses on Post Road would have smaller frontages.  Mr. Cascone stated that lots 17, 18, 16 and 15 have smaller frontages.  Mr. Imfeld said that the problem is the curvature to the street which causes the frontages to be of irregular shape.  

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

Scott Arnold, 12 Post Road, sworn.
Mr. Arnold stated that more people would have attended the meeting but the town was holding back to school night.  Mr. Arnold stated that because of the Melillo subdivision that 8 homes would be affected along with their home values.  Mr. Arnold stated that back in the 1940’s homes were built closer together.  Mr. Arnold stated that his quality of life would be affected along with many large trees that will be eliminated that afford the homeowners in the area their privacy and peace and quiet.  Mr. Arnold also stated there would be an increase in traffic and lighting in the area.  Mr. Arnold also stated that emergency vehicles would have difficulty accessing the existing homes because of the addition of another home at 18 Post.  

Joanne Telesh, 4 Post Road, sworn.
Mr. Telesh stated he has lived on Post Road for 35 years and wants to keep the integrity of the neighborhood as it is now.  Mr. Telesh stated he has a friend who sells real estate in town and always brings clients through Post Road because of its beauty.    Mr. Telesh was opposed to the subdivision.

Peggy Bionde, 11 Post Road, sworn.
Stated there were other larger properties on Post Road and wanted to know if they would be able to subdivide.  Ms. Bionde was opposed to the subdivision.
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Bob Notar, 23 Post Road, sworn.
Stated he had to go before the Board for a one foot variance.  Mr. Notar was opposed to the subdivision.

Ronald Furia, 3 Post Road, sworn.
Mr. Furia stated that 15 other homes on the street have undersized frontage and couldn’t see the reason to squeeze in another undersized frontage lot. Mr. Furia was opposed to the subdivision.
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Deborah King, 10 Post Road, sworn.
Mr. King emphasized the fact that another driveway on the bend of Post Road would cause a safety issue and was opposed to the subdivision.

Jim Telesh, 4 Post Road, sworn.
Mr. Telesh agreed that the subdivision was hazardous and was concerned about safety issues of the children living on Post Road.  Mr. Telesh stated the bend on the road where the applicant proposes to build is too dangerous.  Mr. Telesh stated he lives on a preferred street and that he pays higher taxes to live on Post Road.  Mr. Telesh is opposed to the subdivision.

Darryl Lynch, 6 Post Road, sworn.
Ms. Lynch stated that Post Road that holds the first FHA development certification in the USA and that Post Road is the most charming street in the area.  Ms. Lynch was opposed to the subdivision.

Jim Baran, 21 Post Road, sworn.
Mr. Baran has been a resident of Pequannock Township for 35 years and owns the corner lot.  Mr. Baran stated that all the homes on the street have additions.  Mr. Baran stated that no Board member would like to have a house in their backyard.  Mr. Baran was opposed to the subdivision.

Michelle Melillo, 18 Post Road, sworn.
Ms. Melillo stated that she intends to raise her children in the home she is in now and that she is a realtor and stated that the property values on the homes on the street will not decrease because of a new home being constructed on their street.

Motion by Phelan, second by Troast to close the meeting to the public.  All in favor.  Motion Carried.

The Board deliberated.

MOTION by Mr. Imfeld, second by Driesse to approve the subdivision.  Yes votes from Driesse and Imfeld.  No votes from Herd, Phelan, Troast and Cascone.  Motion denied. 

Transcript of the meeting is available in the applicant’s file.  


ADMINISTRATIVE:

John Bannon and Nate Arkin came before the Board to discuss the pipeline.  Mr. Phelan stated that the Town Council would like some guidance on doing an ordinance against any unregulated pipe line going through the town.  Mr. Phelan stated the township attorney had discussion with the attorney for the coalition against the pipeline and the township attorney concluded that he is not in favor of an ordinance because the attorney representing the coalition is not a land use attorney and 
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not an expert in land use.  Mr. Phelan stated the State of New Jersey will ultimately decide where the pipeline is constructed and there are no plans at this time.  Mr. Arkin stated that he lives in Cedar Crest and is very worried that if a spill should happen because of the pipeline that many people in Cedar Crest will not be able to be evacuated.  Mr. Arkin was also worried about property value at Cedar Crest.  Mr. Brigliadoro stated that there are a number of municipalities opposed to the pipeline and have adopted resolutions as an expression to the public to explain their position but not every matter does the


 planning board have the right to address.  Mr. Brigliadoro stated the Department of Environmental Protection and the Department of Transportation will have a roll in the pipeline location.  The Board decided that there was no need for further discussion on the matter of the pipeline at this time.  

There being no further business motion by Phelan, second by Herd to adjourn the meeting at 9:14 PM. All in favor.  Motion Carried.  

A compact disc of the hearing is available for review at the Planning Department, 99 Alexander Avenue.

Respectfully submitted,


Linda Zacharenko
Recording Secretary
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