
BLOOMINGDALE PLANNING BOARD

101 Hamburg Turnpike

Bloomingdale, NJ 07403

Minutes
January 15, 2015

Regular Meeting 7:30pm

CALL TO ORDER @ 7:30 pm
SALUTE TO FLAG

LEGAL

This is a Regular Meeting of the Bloomingdale Planning Board of January 15, 2015 adequate advance notice of this meeting has been provided by publication in the Herald and News and also posted on the bulletin board at the Council Chamber entrance in the Municipal Hall of the Borough of Bloomingdale, Passaic County, in compliance with the New Jersey Open Meetings Act, N.J.S.A. 10:4-6 seq.

FIRE CODE

Per State Fire Code, I am required to acknowledge that there are two “Emergency Exits” in this Council Chamber.  The main entrance through which you entered and a secondary exit to the right of where you are seated.  If there is an emergency, walk orderly to the exits, exit through the door, down the stairs and out of the building.  If there are any questions, please raise your hand now.

MEMBERS/ALTERNATE MEMBERS PRESENT (*denotes alternate)

Ken Fioretti*

James W Croop


        

Mark Crum

Bill Graf




Ray Yazdi

Craig A Ollenschleger

Barry Greenberg*

Bill Steenstra

Edward Simoni

Brian Guinan*

MEMBERS ABSENT/EXCUSED

Kevin Luccio ex

Robert Lippi* ex

Mayor Dunleavy ex

APPROVAL OF MINUTES

Motion made by Comm. Greenberg, 2nd by Comm. Croop to approve minutes of 12/11/14 meeting.  Voice vote shows all in favor with one abstention from Ollenschleger.
1/8/15 Minutes tabled due to revisions.

SEATING OF ALTERNATES
Ken Fioretti for Kevin Luccio

PUBLIC HEARING

#659 
Stokem, Jeffrey         Block 73 Lot 97 & Block 73 Lot 96       167 Union Avenue

(seated:  Croop, Crum, Graf, Ollenschleger, Fioretti, Steenstra, Simoni)
Richard Brigliadoro, Board attorney, states that he has reviewed the notice and it complies with the MLUL and he gives jurisdiction to hear the matter.

Robert Cigol from DMC Associates is sworn in as expert witness for applicant.

He states that the purpose of the minor sub-division is to create driveway access which is landlocked.

He refers to plans prepared by DMC Associates, consisting of 3 sheets, dated 7/11/14 with latest revision date of 10/31/14 marked as Exhibit A-1.

The plans show the proposed lot line adjustment.

Sheet 2 illustrates Lots 95, 96 & 97.  Lot 95 was purchased by Stokem on 6/30/14 from Howard Wilkes.  It was vacant lot with a macadam parking lot and is located in the B-1-A zone.  This lot is existing non-conforming for Lot frontage with 91.17 ft.
Lot 96 is currently owned by Robert & Johanna Koch (Mrs. Stokem’s mother).  It was built in 1941 and is also in the B-1-A zone.  
Lot 97 is currently owned by the applicant and was built is 1926.  It is a 1 ½ story single family with a 1 ½ story detached garage.  This is also in the B-1-A zone.  
Current access to 96 is crossover easement, the applicant would like to eliminate the crossover easement.

Mr. Cigol goes over conforming and variances needed for each.  The variance for the garage was previously granted under App #642.

Mr. Cigol refers to sheet 3 of plans which illustrates the proposed minor subdivision.  They propose to merge all but 15’ land and allow Lot 96 to become independent to allow ingress and egress.  He states all the setbacks and variances requested which are found on the zoning table of Ex A-1.
Proposed lot 97 is more in compliance with B-1-zone and 2 variances are required.  The overall subdivision improves all 3 lots.

In conclusion, the proposal is to combine 2 non-conforming into more conforming.  They feel that the requested variance can be granted with no detriment to the public good and with no detrimental effects.
Mr. Brigliadoro and Mr. Boorady state that they have no questions at this time.
The engineer’s report, prepared by Tom Boorady, consists of 4 pages is marked as exhibit B-1 on 1/15/15.

The following are responses from Mr. Cigol made to the technical comments as per report:

1) The new subdivision will be a visual improvement.  The area used to be a large parking lot of macadam, the applicant removed the macadam and made a grass area.  Homes were built back in 1926 & 1941 which pre-dates zoning.  Both homes have been in the family since then.

2) The purpose us to provide frontage to currently landlocked area (Lot 96).  They understand that there would only be a 15 ft. wide frontage which is still better than using access easement.  Independent use would be more beneficial.

3) Asking for variance

4) The intention is to provide a 10 foot wide easement and remain unobstructed
Applicant stipulates to make item #4 a condition of approval.

5) It was previously testified that both homes are within the family.  The purpose of the 10’ wide utility easement was to have lot 96 independent.  It was designed with existing clean out.  The applicant is not proposing to tear up utilities.  It will amend crossover easement to state that the utilities are shared.

Mr. Boorady asks if there are separate water meters.  Mr. Cigol states that there are.

Chairman Simoni states that if needed, the water company will have to remove a meter.

At this time Mr. Jeffrey Stokem (applicant) is sworn in.  He states the houses were built independent but share the same well.  The pipe was put in after and it exists as it is today.

Mr. Cigol states that the cost of running a line would be cost prohibitive to the applicant.  Maybe a shut off can be installed.
Comm. Simoni states that he tends to believe that it will become a water company problem.  There’s already a pole movement.  Pole is located half in and half out of easement.

Mr. Cigol suggests that they can put a 10 x 10 arear to let utility companies work on it if needed.
The current language states to share utilities and expenses, you could add language that if utility should need repair, lot 96 would have to install both services.

Mr. Stokem states that there could be a contingency that if pipe needs to be replaced that both parties would be responsible.

Comm. Croop asks who owns the water line.

Mr. Stokem states that he does.

Comm. Croop asks if specific wording could be put in stating there’s a deed restriction if transfer to put in a water/sewer line hook-up.

Comm. Simoni states that a new owner could put in a curb box and run a line.

Mr. Stokem states that they will comply by modifying the existing easement that if there is a transfer of Lot 96, new utilities would need to be created.

6)  Will comply

7) Statement of fact, variance requested

8) It’s a temporary service wire and will be removed

9) Passaic County Planning Board approval prior to filing sub-division deeds

Mr. Cigol states that they are still waiting to hear back from the county, plans were filed.

Mr. Boorady says that he just wants to make sure that the county approves.

Mr. Brigliadoro states that they have 190 days to perfect before the recording of deed.

10)  Comment only

Mr. Brigliadoro wishes to advise the board that for the record that Mr. Cigol is a licensed land surveyor and he gave planning testimony.

Comm. Simoni asks if any of the board members have comments or questions 

Mr. Ollenschleger would like to comment for the record that the deeding is 15’ plus add’l 10’

Mr. Croop comments that they are making one flag lot into another flag lot but feels it’s an improvement.

Mr. Steenstra states that it is not perfect, but better than it was.

Motion made by Comm. Graf, 2nd by Comm. Greenburg to open public comment for application #659.  Voice vote shows all in favor.

Art Sessa, 171 Union Ave is sworn in.  He owns Lot 94.

He is concerned of water run-off into his basement.

MR. Cigol states that as-built elevations shown on sheet 2 show that the edge of the driveway long Mr. Sessa’s property is pitched to run down to the 10’ easement.

Mr. Sessa states that the strip of grass down by Kopici’s gets saturated and is concerned it will cause more water to his basement.

Mr. Cigol states that removing the macadam should have helped mitigate the water.

Mr. Sessa asks if there is a drainage easement proposed.

Mr. Cigol states there is not.

Mr. Fioretti asks if he is currently getting more or less water since the property was altered.
Mr. Sessa states that he is just concerned.

Comm. Simoni states that nothing is changing that would affect Mr. Sessa’s property any differently, it’s just a strip of land with a driveway.

Motion made by Comm. Steenstra, 2nd by Comm. Croop to close public comment on app. #659.  Voice vote shows all in favor.

Mr. Cigol states that this concludes testimony.

Motion made by Comm. Steenstra, 2nd by Comm. Graf to approve application with stipulations set forth on the record.  Roll call shows 7-0 in favor.

Break – meeting back to order @ 8:55pm
PUBLIC HEARING

#660 
Odeh, Abdel         Block 29.01 Lot 15        34 Catherine Street
(seated:  Steenstra, Croop, Crum, Graf, Greenberg, Ollenschleger & Simoni)

Mr. Brigliadoro states that he reviewed the notice and it appears in order.

Comm. Guinan recuses due to owner of property within 200’

MR. George Scott Monro, architect representing applicant.

Mr. Monro submits 13 photos of surrounding area.  Photos are marked as Exhibit A-1 on 1/15/15.

Mr. Brigliadoro asks when photos were taken.

Mr. Monro responds that they were take on Google map as of Spring 2014.

He gives overview stating that applicant is proposing to add-a-level.
He refers to Site plans submitted by Scott Monro Architect consisting of 6 sheets, dated 8/22/14 with latest revision of 11/14/14.  These are marked as exhibit A-2 on 1/15/15.

Refers to sheet A-1:







Exist

required
proposed

Front yard setback


17.6’

25’

17.76’

Right yard set back


5.09’

8’

5.09’

Rear yard shed
   ( right)

1.63’

5’

1.63’

Rear yard shed  (left)


3.66’

5’

3.66’

The garage is a requirement of town ord.  They are asking to put in driveway.  They would be under impervious coverage and no variance is required.

The property is in a 10,000 sq ft lot zone.

Sheet A-2 is the demolition plan

Aheet A-3 is proposed plans – note that they will maintain unfinished basement.  In the rear of the home is small concrete patio.  No bedrooms on the first floor all bedrooms on 2nd floor.

Sheet A-4 shows proposed bedrooms

Sheet A-5 building elevations


Front shows covered porch



Right side – 2nd floor rear of home



Rear elevation – more decorative



Left side – existing entry, roof & covered patio

Sheet A-6
Added garage which will be built as per town ord.

Comm. Fioretti has question on rear yard set back


#4 on engineer report states to provide info of condensing unit, which is not currently on plans.  Where would it be located?
Mr. Monro states that he will arrange to move HVAC into buildable area on right side.

Stipulation is made to go on record as being conforming and a condition of approval.

 Comm. Graf comments that it needs to be at least 8’ from prop line.

Tech Comment from Mr. Boorady’s report marked as B-1 on 1/15/15.

1) 2 bulk variances for non-conforming conditions.

2) Needed garage – will now provide

3) Shed – existing non-conforming (variance)

4) Locate with bldg. setback, will conform ( not seeking variance)

5) Driveway configuration – 50’ wide right of way

6) Engineer related (engineers will comply)

7) Will comply

8) Will comply

9) Will comply

Mr. Brigliadoro asks the approximate square footage of existing and proposed.



Existing
Proposed

1st floor 
841 sq ft
841 sq ft

2nd floor
336 sq ft
1086 sq ft
There would be 750 sq ft of new livable area.  From 1177 sq ft to 1927 sq ft

Mr. Monro refers to photos and describes each.

He states that the dry well will conform with engineer.

Mr. Boorady states that the drywell and seepage are adequate.  He also states that Mr. Monro addressed all the comments and did a good job not exceeding building & impervious coverage, and improved by building a garage and making lot more conforming.

Comm. Ollenschleger wants confirmation that applicant will continue to use as a single family.

Mr. Monro states that is correct.

Comm. Greenberg states that it is a nice plan and not overbuilt

Comm. Graf states that they did a good job creating positive benefit

Comm. Fioretti states that it is very nice

Comm. Croop asks how long they are extending driveway.

Mr. Monro states that garage to sidewalk is about 81’

Comm. Simoni states that it is a nice plan.


Mr. Monro concludes by stating that it would be a great asset to community.

Motion made by Comm. Greenberg, 2nd by Comm. Graf to open meeting to public for comment on App #660.  Voice vote shows all in favor.
Motion made by Comm. Crum, 2nd by Comm. Greenberg to close meeting to public for comment on App #660.  Voice vote shows all in favor.

Motion made by Comm. Croop, 2nd by Comm. Crum to grant variances requested and include all conditions of approval from Mr. Boorady’s letter.  Roll call shows 7-0 in favor
RESOLUTIONS

#652
Cybelle Guerrero     
Block 7 Lot 17        
291 Macopin Road (bifurcated -site plan)
(seated:  Ollenschleger, Fioretti, Steenstra, Lippi, Croop, Crum, Graf, Luccio & Simoni)

Motion made by Comm. Crum, 2nd by Comm. Graf to adopt & memorialize Resolution #652, as amended.  Roll call shows 7-0 in favor.
#658
Emiliano Pares          Block 49.01 Lt 21
152 Pine Tree Road

(seated:  Steenstra, Croop, Crum, Greenberg & Simoni)

Motion made by Comm. Croop, 2nd by Comm. Greenberg to adopt & memorialize Resolution #658 as amended.  Roll call shows 5-0 in favor.

BILLS

Darmofalski - #657 NLS Management $240, Meeting Attendance 12/11/14 $120,
#659 Stokem $480

NJPO- 2015 Membership dues $360
Motion made by Comm. Greenberg, 2nd by Comm. Graf to pay bills as listed.  Roll call shows 10-0 in favor.

PUBLIC DISCUSSION
Motion made by Comm. Graf, 2nd by Comm. Greenberg to open meeting to public.  Voice vote shows all in favor.

Motion made by Comm. Graf, 2nd by Comm. Greenberg to close meeting to public.  Voice vote shows all in favor.

EXECUTIVE SESSION
(Note that Comm. Yazdi left meeting prior to Executive Session)
Motion made by Comm. Ollenschleger, 2nd by Comm. Graf to go in to executive session @10:05.  Roll call shows 9-0 in favor.

Motion made by Comm. Crum, 2nd by Comm. Fioretti to come out of executive session @10:22pm.  Roll call shows 9-0 in favor.
Comm. Simoni states that the purpose of executive session was to discuss personnel matter.
ADJOURNMENT
Motion made by Comm. Graf, 2nd by Comm. Greenberg to adjourn at 10:23.  Voice vote shows all in favor.

Respectfully submitted,

Barbara Neinstedt, Secretary

Bloomingdale Planning Board
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