

BLOOMINGDALE PLANNING BOARD

101 Hamburg Turnpike

Bloomingdale, NJ 07403

Minutes
September 29. 2016
Regular Meeting 7:30pm
CALL TO ORDER at 7:34pm
SALUTE TO FLAG

Note for the record that Chairman Simoni will be arriving later, Comm. Graf will open meeting in his absence.


LEGAL

This is a Regular Meeting of the Bloomingdale Planning Board of September 29, 2016 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

Bill Graf


Robert Lippi
Mark Crum

Craig A Ollenschleger

Barry Greenberg
James W Croop
Kevin Luccio


Brian Guinan
Ed Simoni (late)
MEMBERS ABSENT/EXCUSED

Bill Steenstra-ex
Mayor Dunleavy-ex
Ray Yazdi-ex



APPROVAL OF MINUTES

-7/28/16
Motion made by Comm. Crum, 2nd by Comm. Luccio to approve minutes of 7/28/16.  Voice vote shows all in favor and 1 abstention by Comm. Greenberg.

-8/18/16
Motion made by Comm. Crum, 2nd by Comm. Luccio to approve minutes of 8/18/16.  Voice vote shows all in favor with 4 abstentions by Comm. Croop, Graf, Greenberg & Ollenschleger
SEATING OF ALTERNATES
Ken Fioretti for Bill Steenstra

Barry Greenberg for Edward Simoni
PUBLIC HEARING

#665
GL Group, Inc (Solakov)
140 Hamburg Tpk. 

Block 3209 Lot 2
Comm. Graf states that the property is in the B-1 zone.  It is an existing, non-conforming residential use.  They are before the board for expansion of a non-conforming use and a height variance, where the height allowed is 30’ and they are proposing 35.6’, which is greater than the allowable 10%.  The applicant must satisfy the positive and negative criteria. 
Ryan Martinez, attorney representing the applicant, introduces Mark Palus, PE, 170 Kinnelon Road, a licensed professional engineer, testifying on behalf of the applicant. 
Mr. Brigliadoro indicates that the board accepts Mr. Palus as professional testimony. 
Mr. Palus states the property location is 140 Hamburg Turnpike which is the north side of Hamburg Turnpike.  There is currently a single family home over 50 years old.  He describes the surrounding area which has many improvements existing.  The Borough re-zoned the property after it was purchased to a B-1A zone.

Mr. Palus refers to his plans dated 1/29/16, with revision date of 8/9/16, consisting of 2 sheets, marked as exhibit A-1 on 9/29/16.

Mr. Palus describes the improvements of the property.  He states that the property currently has no formal discharge therefore drainage improvements are proposed.  Drainage calculations were submitted.  Drainage was designed to incorporate all sq. footage.  All municipal services will continue to be used.  They will re do electrical.  The wires to the pole on the adjacent side will be removed.  The new electrical lines will come from pole on the other side of applicant’s property.

He states that the plans provide a comparison of the B-1 zoning table vs R-10.

Bulk variances are required for Side yard setback and Height.

A use variance is also required.

There is no need for county approval with the exception of the dedication of the Right of Way.

Comm. Graf asks about the pool heater and the pool house setbacks located in the rear of the property.  The applicant states that pool house setbacks pre dates the purchase of the property.

Comm. Greenberg asks if the drywell calculations are based on entire home and driveway.

Mr. Palus states that the increase will be about a 2,000’ with the improvement.  The pits are designed to handle 10,701 sq. ft.
Mr. Palus states that the catch basins are scattered throughout the property.  There is an existing storm pipe at the rear of the property.

Board Engineer, Tom Boorady would like to address that existing drainage pipe and see if what is proposed and what exists is adequate.

Mr. Palus suggests that there be a meeting between the professionals to see if what’s proposed and exists is adequate.

Comm. Croop states that in reference to the roof height, are measurements to the peak?

Mr. Palus states that they are measuring to the mean.

Comm. Greenberg asks the reason for increase in height beyond the max.

Mr. Palus states the heights were established due to esthetic reasons due to elevation from the road site.
Comm. Luccio asks what would the elevation be from the front of the house to the road.
Mr. Palus responds that it would be @ 35’ from road site.

At this time the applicant’s attorney calls on the architect, Thomas P Adach MSAAD, who is sworn in and accepted as an expert witness.
Mr. Adach states that this will be a single family residence built in place of existing concrete forms and will solely be for the clients use.

Mr. Adach refers to his plans dated 5/13/2016, consisting of 6 sheets, marked as A-2 on 9/29/16.

Comm. Graf addresses the height and asks the architect how it fits with the surrounding area.

Mr. Adach states that the height fits with the surrounding residential area.

Comm. Greenberg states that in looking at the corners, he is coming up with elevations 0f 39’-45’ which seems out of character.

Mr. Palus states the Bloomingdale height ordinance goes to the mean or center gable, not to the peak.

At this time the applicant’s attorney calls the Planner, Jill Hartmann, 21 Sparrowbush Road, Mahwah, who is sworn in and qualified as expert witness.
Ms. Hartmann enters in to the record an aerial photo marked as A-3 on 9/29/16 and a photo display consisting of 6 pages dated 9/27/16, marked as A-4 on 9/29/16.

She states that the applicant is asking for a D-1 use variance and D-6 height variance.  The construction consists of 2 ½ story single family residence in an established mixed use neighborhood.  The photos in exhibit A-4 show the surrounding properties.  These properties are all residential, subject property is in the B-1 zone, and therefore a use variance is required.  The site is surrounded by R-10 zone to the North, East & West.
As for the use variance, Ms. Hartmann feels that the site is well suited and the applicant demonstrates that it serves the general welfare of the public. The site meets requirements and is suited for the proposed use.  She has reviewed the Master Plan for the use variance and it meets the goals & objectives to encourage aid and assist in borough deteriorating housing stock.  It protects and preserves existing properties and surrounding residents.
The house is proposed towards the front of the property which continues the compatibility with surrounding properties.  It provides adequate light, air and open space.  It is a deep lot and the design of the house stays in general area where it currently exists now.

Ms. Hartmann feels that the use variance can be granted without any substantial detriment.

Pertaining to the height variance, the B-1 zone permits a 2-story and has a 30’ height restriction.  There would be no substantial detrimental impact to the zone or the Master Plan.  She feels it’s consistent with the neighborhood.
Comm. Fioretti states that the footprint of the proposed structure is 5,000sq ft and the overall dwelling is 13,000 sq ft.  How does it fit into the residential characteristic of the neighborhood?
Ms. Hartmann states that it’s an oversize lot which needs to be taken in to consideration.  It’s different and larger, but she doesn’t feel it’s inappropriate for the neighborhood.  She feels a commercial structure would have much more of an impact on surrounding residential properties.

She feels variance could be granted and not have any negative impact whether in the B-1 or the R-10 zone.

Comm. Luccio asks if a commercial building were built on property what would the allowable square footage be.

Mr. Palus states 36,000sq ft including a parking lot, could be put on the site.  They could put a 25,000 sq ft building and pave the entire lot, which would be more impactful to the neighbors.
Comm. Greenberg states that he agrees residential would be better than commercial, but concerned on the size of the home and how it will look visually in comparison to the surrounding area.

Ms Hartmann states that it is large, but it is on a 36,000 sq ft lot.

Mr. Boorady asks if street scape improvement would be beneficial.
Ms. Hartmann states that it absolutely would.

Comm. Croop states that it’s bigger that what we’ve seen but it’s the largest lot on the block and he feels it would be better suited to remain residential than a commercial use.  It would also be very difficult to sub divide which would be a considerable detriment.

At this time the board takes a break @9:15pm and re-convenes at 9:27pm.

Mr. Boorady goes over his report dated 9/28/16 consisting of 9 pages and marked as exhibit B-1 on 9/29/16.

Refers to item #2 which the applicant stipulates that during construction no access is obstructed so the residents of lot 3 can get in and out of their property.

Item #3 – plans to be revised to reflect correct location of adjacent structure.

Item #4 – was already covered.  Moving electric already shown on plans.

Item #5 Streetscape improvements.  He states that the pending application shows streetscape improvements and recommends that any streetscapes be approved by the Mayor and Council.  He’s also recommending a full streetscape improvement for the whole block from Bailey Ave to Elizabeth Street.
Mr. Palus states that the subject properties will be redeveloped.  The county dictated configuration.  The nature of that configuration will be up to the municipality.

The applicant agrees to come before the Mayor and Council to approve entire frontage of the whole block at applicant’s expense.

Mr. Boorady states that he does not see street lamps.

Mr. Palus responds that they are not on the plans and he agrees to show them.
Comm. Croop states that the streetscape is a good idea and very generous of the applicant.

Stipulation is set forth on record for streetscape.

Items #6 & 7 & 9 pertain to Storm water – Mr. Boorady makes recommendation that subject to board approval, the engineers and applicant meet and all agree.

The applicant stipulates this will be taken care of subject to approval.

Item #8 – the r/o/w line was already moved

Item #10 – deed will be provided to the board secretary

Item #11 – any condition of approval agreed to by the applicant
Item #12 & 13 – Standard stipulation subject to approval – escrow for inspection and as built.

The applicant concludes its testimony at this time.

Comm. Luccio asks if the mature trees in the front yard are staying.

Mr. Palus responds that the one tree to the west is being removed and the one closer to Bailey will remain.

Comm. Greenberg asks if there is a landscape plan.

Mr. Palus states that there is, in the r/o/w and behind the sidewalk.  They will be small shrubbery and shade trees in front and a retaining wall.

Mr. Boorady adds that the landscape of the street will be determined by the Mayor and Council.

Motion made by Comm. Croop, 2nd by Comm. Crum to open meeting the public for questions and comments on App. #665.  Voice vote shows all in favor.

Prior to public hearing, motion made by Comm. Crum, 2nd by Comm. Croop to extend meeting from 30 minutes, from 10:10pm to 10:40pm.  Roll call shows8-0 in favor.
PUBLIC

Jessica & Brian Valente  - 21 Catherine Street are sworn in.

They are concerned of the height of the building.  They state that it’s a beautiful home but when coming from west, the height is troublesome.  The proposed garage is larger than homes.

There other concern is the disruption of neighboring properties during construction.

Mr. Palus states that the construction phase will be disruptive, but that can’t be avoided.  He states that there is not a tremendous amount of excavation.

Mr. Brigliadoro states that those issues are not for the planning board, but for the building department to monitor and make sure proper procedure is followed.

Mr. Valente says he understands, but these are his concerns.

Mr. Boorady states that the owner does have adjacent properties to use.

Mr. Palus adds that the applicant also has a vacant lot that can also be used.  The construction detail will still have to be worked out.

Mr. Valente is worried about the neighborhood becoming a construction zone.

Comm. Croop states that the borough has an ordinance to set the hours of operation.

Mr. Palus states that the applicant stipulates that they will conform to the ordinance hours of operation.

Mrs. Valente states that her concern is the loud parties and music on the subject property that occur now.  She is worried about the noise increasing with a larger house.

Mr. Martinez states that the applicant intends to entertain and have his events in the new basement which will be soundproof.

Paula Adamo – 13 Walter Drive is sworn in 
Ms. Adamo states that she is the owner of the flag lot.  She says that most of her concerns were addressed, but that her only access is the easement.

Mr. Brigliadoro states that the applicant did stipulate that she will have access to her property.

Mr. Martinez adds that there will also be a temporary fence during construction.

Ms. Adamo adds that she also has concerns with the size and the mess.

Ray Yazdi – 36 Bailey Avenue is sworn in
Mr. Yazdi states that the character of the neighborhood has already been improved and he believes this will be a huge improvement and the street scape is great.

Motion made by Comm. Croop, 2nd by Comm. Crum to close meeting to public for app.  #665.  Voice vote shows all in favor.

Mr. Martinez states that the testimony speaks for itself.  There’s been talk of height, deep lot and slopes.  He believes that it will not be as intrusive as everyone is visualizing.  The applicant owns left to right.  If a common business were put in, it would not be an ideal use.  It’s a beautiful project and structure.  The street scape will look nicer and there will be no detriment if the approval were granted.

Mr. Brigliadoro states that this application requires a D-1 & D-6 variance, if there is a motion to approve there must be 5 affirmative.  The approval is also subject to stipulations & conditions set forth on record.

Motion made by Comm. Fioretti, 2nd by Comm. Crum to approve application #665 subject to stipulations set forth on record.  Roll call shows 6 affirmative and 1 no vote by Comm. Ollenschleger.

Note for the record that Comm. Simoni is now seated as Chairman.
.

PENDING APPLICATIONS 
#664
James Bergoffen 

21 Sheep Farm Road

Block 4087 Lot 33

#666
Willco Services, LLC

227 Union Ave

Block 5073 Lot 80

#667
GL Group, Inc 

148-152 Hamburg Tpk
Block 3029 Lots 4,5,6

#668    Diane Amoscato & Sandra Gros
31 Brown Avenue
Block 4087 Lot 30

Motion made by Comm. Graf, 2nd by Comm. Crum to extend meeting to 11:05 pm.

Voice vote shows all in favor.
NEW BUSINESS

· Review  & Recommend to Mayor & Council Ordinance 21-2016, “M-1-Q Light Industrial and Quarry”  hours of operation

After discussion and an update from Comm. Graf on the Ordinance Review Committee findings stating that a sound test had been done with the crusher running from 8-9 pm at night.  There was no impact outside of quarry from a sound or noise perspective.  Comm. Simoni added that they went to the outer perimeter of the property and could not hear the crusher.  The large dump trucks that were being loaded have no back up beepers when they operate at night, they have strobe lights instead of beepers.  He states that they are satisfied that if they operate until 9:00pm at night, there will be no noise from the crusher.  Comm. Simoni then reads the letter from ordinance review into the record.

Motion made by Comm. Graf, 2nd by Comm. Croop, to recommend that the Mayor and Council adopt Ordinance #21-2016 which is consistent with the Master Plan.  Roll call shows a 6-2 vote in favor with Comm. Lippi and Comm.  Ollenschleger voting “no”.

· Discussion of Ord. Review recommendations pertaining to GWL Rezoning- Lake Communities Zoning

Motion made by Comm. Yazdi, 2nd by Comm. Guinan, to table any action on the re-zoning of Glenwild Lake until it can be made clear as to the reasoning behind the zoning change.
Voice vote shows 9-0 in favor.

· Tax Abatement Program (Letter from Fred Semrau)

Motion to extend meeting 10 minutes.  Voice vote shows all in favor.
BILLS

Darmofalski – Mtg Attend 8/18/16 $250, review quarry ord. $125

Rich Brigliadoro- Mtg Attend 8/18/16 $500.00, Review App #665 GL Group $128, Review App    #666 Wilco Services LLC $96, Review App #667 GL Group $48                                                   (*paid from escrow)

Motion made by Comm. Ollenschleger, 2nd by Comm. Greenberg to pay bills as listed.  Roll call shows 10-0 in favor.

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

Motion made by Comm. Croop, 2nd by Comm. Crum to close meeting to public.  Voice vote shows all in favor.
ADJOURNMENT
Motion made by Comm. Croop, 2nd by Comm. Crum to adjourn meeting @ 11:17pm.  Voice vote shows all in favor.
Respectfully submitted,

Barbara Neinstedt

Planning Board Secretary
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