TOWNSHIP OF PEQUANNOCK

BOARD OF ADJUSTMENT

June 3, 2010

REGULAR MEETING

Meeting Convened:




 7:38 PM

Members Present:
Aikey, Bruno, Dolengo, Hebert, Imfeld, Finley, and Cielusniak.  Also present Anthony Wahl, Board Attorney and Eileen Banyra, Board Planner.

Members Absent:
Herforth, Way

Notice:
Chairman Imfeld 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 May 28, 2010 and sending it to the six area newspapers, including the legal paper on May 28, 2010.

Mr. Cielusniak and Mr. Finley will represent the Board as full voting members.

MINUTES:




May 6, 2010

Motion by Hebert, second by Finley to approve the minutes as submitted.  All in favor.  Motion Carried.
RESOLUTION:

Pieklo, 17 Ackerson Avenue, Block 3903, Lot 14
Motion by Dolengo, second by Hebert to memorialize the resolution as amended.  In favor:  Aikey, Dolengo, Hebert, Finley, Cielusniak, Imfeld.  Ineligible: Bruno.  Vote 6 in favor.  Motion Carried.
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PUBLIC HEARING:

JAR, LLC, 4 Industrial Road, Block 4402, Lot 6
Use Variance, Outdoor Storage

Thomas Melani, Esquire represented the applicant.  
Mr. Imfeld asked the attorney to clarify the relationship between the parties applying for the variance.  

Mr. Melani stated that JAR Fence, LLC is the proposed buyer and K&G is the seller.  

Robert Corrao, 1107 Route 23 South, Wayne, New Jersey, applicant, sworn.

Mr. Corrao stated he has been in the fence business for 30 years.  The family business is Jan Fence Company located in Wayne, New Jersey.  Mr. Melani asked Mr. Corrao what his intentions are as to the 4 Industrial Road site.  Mr. Corrao stated he is limited to space at the Wayne site and is looking to make the business more efficient by fabricating wood or pvc sections of fence and also storing fence material.  
Mr. Corrao stated the chain link fencing will be stored and welded on site, wood fences requested with fancy tops will be fabricated on site and the pvc will also be assembled on site.  Mr. Corrao stated that they have subcontractors installing fencing and also a house crew doing repairs.  Mr. Melani asked if the site will have a sales force.  Mr. Corrao stated they are still keeping the Wayne location for the main showroom but will keep samples at the Industrial site for people that come in off the street.  
Mr. Melani asked the applicant how many people would be required to run the assembly and loading of fence materials.  Mr. Corrao stated that during the busy season there will be six employees who will work from 7am to 6pm Monday through Friday, 8am to 4:30 pm on Saturdays, no Sundays.  
Mr. Corrao stated that they use flat bed trucks 12 to 14 feet long with rack bodies to deliver the fencing materials.  Mr. Melani asked the applicant how many times a week they receive deliveries.  Mr. Corrao stated they receive four to six deliveries a week and those deliveries come after 9am and before 4pm.  

Mr. Melani asked Mr. Corrao to explain to the Board how he intends to store materials on the site.  Mr. Corrao stated they will install racks to store the wood, pvc and chain link.  
Mr. Melani asked the applicant to explain the type of improvements they plan on doing to the buildings on site.  Mr. Corrao stated they intend to change the windows, stucco the outside and improve the office space on the inside.  
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Mr. Imfeld asked the applicant if the subcontractors leave their trucks on the site overnight and how many trucks the applicant has.  Mr. Corrao stated Jan Fence has six trucks which includes two pick up trucks.  Mr. Imfeld asked how many trucks would be parked in the driveway overnight.  Mr. Corrao stated there could be twelve trucks parked on site.   Mr. Imfeld asked for the square footage of the area for storage of vehicles and inventory.  Mr. Melani stated that would be around 35 to 40,000 square feet. 
Mr. Finley wanted to know if the wood fencing was treated with any chemicals.  Mr. Corrao stated the wood fencing has no dangerous chemicals because of a change in State Law making pressure treated wood materials treated with an environmentally friendly product.  Mr. Dolengo wanted to know what was done with the waste when the fences are fabricated.  Mr. Corrao stated the saws have vacuums attached to pick up the dust and there is a dumpster for wood and small bins for the pvc, which is recycled.  

Mr. Bruno asked the applicant if the subcontractors worked exclusively for Jan Fence.  Mr. Corrao stated the subcontractors are paid by pieces completed and that the subcontractors have their own companies with their own insurance but work mainly for Jan Fence.
Mr. Wahl asked the applicant if there would be any reason why they would need to store any vehicles or equipment overnight on the property that they did not own or were not owned by contractors in the fencing business that work for them.  The applicant answered no.  Mr. Wahl asked if other than trucks used in delivery of fencing material would be stored on the property such as cranes or construction equipment.  The applicant answered no.  Mr. Wahl wanted to know what type of equipment the applicant has.  Mr. Corrao stated they have a forklift and a bobcat.  Mr. Wahl asked the applicant what type of equipment is used in the fabrication of fencing.  Mr. Corrao stated he uses saws, a pointing machine and a router. Mr. Wahl asked the applicant if he was aware that the site was not in a retail zone.  Mr. Corrao stated the sales office would remain in the Wayne location.  
Mr. Finley wanted to know how high the storage racks were.  Mr. Corrao stated they are approximately 18 feet high.  Mr. Imfeld wanted to know if the wood is stored outside.  Mr. Corrao stated he planned on putting the pvc and the aluminum fencing in the buildings and that the wood is wrapped in plastic from the mill and would remain outdoors.  Mr. Wahl asked if all the fabricating is intended to be done inside.  Mr. Corrao answered yes.  Mr. Wahl asked which buildings will be used for fabricating.  Mr. Corrao stated the buildings in the back will be used for fabricating.  Mr.Corrao informed the Board that Building 4 will be used for the pvc shop, wood shop and welding shop; Building 3 will be used for storage for fence materials; Building 2 will be used for storage of fence materials and Building 1 will be for administration purposes.  Mr. Wahl asked if there would be any painting or treating of the materials on site.  Mr. Corrao 
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answered no.  Mr. Wahl asked the applicant if he takes title to the property whether those trailers presently on site are to be removed.  Mr. Corrao stated they were not his trailers so they would be removed.
Mr. Hebert was concerned about how the tractor trailers would be able to enter and exit the site.  Mr. Corrao stated they have another entrance or exit to the property.  

8:19 PM

JR Frank, 30 Galesi Drive, Wayne, project architect and planner, for the applicant, sworn.

Marked as Exhibit A-1
1950 photograph of site

Marked as Exhibit A-2
Aerial photograph

Mr. Frank stated that presently on the site there are four buildings, building 1 is a machine shop and office space; building 2 is a storage building; building 3 is utilized as storage for paper products and building 4 is also used as warehousing.  

Mr. Frank stated they intend to update building 1 with new windows, new façade, partitioning the inside and renovate the restrooms.  Mr. Frank stated the reason the applicant is before the Board is because they are expanding the outdoor storage yard.  Mr. Frank stated the applicant is proposing to add less than 50 percent of value to building number 1.  Mr. Frank stated his client is only proposing to renovate building number 1.  Building number 4 will have bathroom facilities added.  Mr. Frank stated the applicant is proposing new signage and will be providing some outdoor landscaping.  Mr. Frank stated that none of the products used in the production of the fencing is environmentally dangerous. Mr. Frank stated the fencing will be placed on a rack system. Mr. Imfeld asked if there was an emergency plan in effect that would keep the material from floating away since the site is in the flood zone.  Mr. Frank stated they had a plan to keep the material on site.  Mr. Aikey asked about the exterior lighting.  Mr. Frank stated they are proposing lighting on the building and in the signage.  Mr. Frank stated that this site is particularly suited for the proposed use because outdoor storage presently exists.  
Ms. Banyra wanted to know why the building materials cannot be stored in the storage buildings.  Mr. Frank stated building 2, 3 and 4 will be used for storage.  Mr. Imfeld wanted to know if the materials stored outside would be used or whether it just available if needed.  Mr. Frank stated that the amount of storage on this site will be less than his yard in Wayne but he will store more on the inside such as his aluminum fencing.  Mr. Imfeld stated that the plan shows very large areas for storage and wanted to know if that 
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was storage for materials or vehicle parking.  Mr. Frank stated that the area would be used for storage of materials. Mr. Frank stated the site has a gravel area of 35,000 square feet and 19,000 square feet of paved area.  Mr. Frank stated they have 10,000 square feet in building number 4 of which 6,000 square feet is for storage, the other buildings gain 3,000 square feet and 1,600 square feet of inside storage, which gives them a little over 10,000 square feet of inside storage.  
Mr. Bruno asked if the rack system will be three sided with a roof structure.  Mr. Frank stated that is an issue with the flood plain situation and cannot be done.  Mr. Imfeld asked if there was a layout of the site as to where the racks would be stored.  Mr. Frank stated at this time there is not a layout plan but they are going to provide the Board with a revised plan showing that.  Ms. Banyra asked the applicant to come back with a specific plan delineating where the storage will be placed on the site because of past situations in town where storage on a site has become unruly.  Ms. Banyra suggested to the applicant that their rack system be made of a permanent product that will allow flood waters to drain under it but yet be secure enough not to float away.   Mr. Battaglia stated that unsecure storage is regulated by the DEP and the Board and the DEP will need to know how the racks will be secured.  
Mr. Wahl suggested the Board consider acting on the Use Variance portion of the application and carrying the site plan part of the application to another meeting.  Mr. Melani agreed.  Mr. Wahl also suggested to the Board that they put in the resolution a condition stating that if their racking system does not work in the future that instead of coming back to the Board the township’s professional staff could review and approve a new racking system.

8:52 PM

Joseph Jaworski, 245 Main Street, Chester, New Jersey, sworn as applicant’s engineer.

Mr. Jaworski stated he met with the DEP and explained what the applicant proposed on the site and the DEP decided the applicant met their Permit By Rule because the applicant complied with the conditions for underground utilities and driveway grading. Mr. Jaworski informed the DEP that the applicant planned on using the existing buildings on the site and would be providing outdoor storage, the DEP determined the applicant complied with the Permit By Rule and did not need any further permits.  
Mr. Jaworski stated he will come back to the Board with a revised site plan with details and go back to the DEP making sure the applicant complies with the DEP’s regulations on outdoor storage and the racking system along with access routes on the site.  Mr. Jaworski stated they have not done a lighting study but will do that to identify the lighting on the site.  Mr. Jaworski stated he will denote on the plan the driveway circulation.  Mr. Jaworski stated the applicant is asking for a waiver from storm water regulations.  Mr. 
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Battaglia noted that the existing site lighting in the parking lot to the rear of the property is connected to a building on lot 7 and asked if that was to be changed.  Mr. Jaworski stated that has to be addressed.  Mr. Dolengo asked if the tractor trailers would be backing into the site.  Mr. Jaworski stated they are proposing an opening on to lot 7 which will need an easement through lot 7 for circulation of tractor trailers and that will be shown on the revised plan.  Mr. Wahl asked for a copy of the easement.  Mr. Hebert asked for a copy of the DEP Permit By Rule.  
Ms. Banyra said she needs detailing on the types of vehicles on the site, location of material stored, types of vehicles stored, location of vehicles and dumpster screening.  Ms. Banyra also wanted a detail on the improvements to the buildings on site.

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 on the suitability of the expansion of a pre-existing non conforming use only.  

MOTION by Bruno, second by Dolengo to grant approval of the application to expand the pre-existing non conforming use of the property subject to site plan approval.  Yes votes from Aikey, Bruno, Dolengo, Hebert, Finley, Cielusniak and Imfeld.  Motion Carried.
The application is carried to the next meeting of July 1, 2010, no further notification is required.

There being no further business, motion by Hebert, second by Dolengo to adjourn the meeting at 9:29 PM.

Respectfully submitted,

Linda Zacharenko

Recording Secretary
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