MINUTES
SANDYSTON TOWNSHIP PLANNING BOARD

May 5, 2008
This meeting has been duly advertised and meets all requirements of the Open Public Meetings Act.

Present:  John DeJager


Absent:  Bill Leppert

   Lou Cherepy




  George Harper

   Marc Cunico

               Ron Green

 
   Ed Ibsen


   Mike Milligan
               Erma Gormley


   Joe Pinzone
 
   Keith Utter

APPROVAL OF MINUTES:  
The March 17, 2008 Workshop Meeting Minutes, April 7, 2008 Regular Meeting Minutes and the April 21, 2008 Workshop Meeting Minutes were reviewed.  A Motion was made by Mr. Cherepy and seconded by Mr. Pinzone to approve the March 17, 2008 Workshop Meeting Minutes, the April 7, 2008 Regular Meeting Minutes and the April 21, 2008 Workshop Meeting Minutes.  All were in favor, except Mr. Cunico, Mr. Green, Mr. Ibsen, Mr. Milligan and Mrs. Gormley, who abstained from the March 17, 2008 and the April 21, 2008 Workshop Meeting Minutes only.  The Motion was carried.
APPROVAL OF VOUCHERS:
A Motion was made by Mr. Cunico and seconded by Mr. Pinzone to approve the following vouchers for payment:

Harold E. Pellow & Assoc.
Inv. 46904
03/27/08




(Hook Subdivision)


$   1,119.99
Harold E. Pellow & Assoc.
Inv. 46905
03/27/08




(Dunkin Donuts/Site Plan)

$      340.33
Harold E. Pellow & Assoc.
Inv. 46903
03/27/08




(Harper Subdivision)


$       92.81
Harold E. Pellow & Assoc.
Inv. 46902
03/27/08




(Master Plan)



$     674.58
Harold E. Pellow & Assoc.
Inv. 46901 
03/27/208





(General Admin. – March)

$     136.51

McGivney & Kluger, P.C.
Inv. 18243
04/23/08




(Butternut Farms Site Plan)

$      42.00
McGivney & Kluger, P.C.
Inv. 18244 
04/23/08





(Hook Subdivision)


$    560.00
McGivney & Kluger, P.C.
Inv. 18242
04/23/08





(General Administration – Mar.)
$    406.00
Roll Call:  Mr. DeJager, yes; Mr. Cherepy, yes; Mr. Cunico, yes; Mr. Green, yes; Mr. Ibsen, yes; Mr. Milligan, yes; Mrs. Gormley, yes; Mr. Pinzone, yes; and Mr. Utter, yes.  The Motion was carried.
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CORRESPONDENCE:

The following correspondence was reviewed and no formal action was taken
1. Letter dated March 26, 2008 from the Board of Chosen Freeholders regarding Land Development Standards Ordinance for the County of Sussex; and
2. Letter dated March 28, 2008 from NJDEP regarding Block 805, Lot 14.03 Notice of Violation; and

3. Letter dated April 3, 2008 from NJDEP regarding Block 805, Lot 14.03 Restoration Letter; 
4. Letter dated March 25, 2008 from COAH regarding New Affordable Housing Income Limits; and

5. Letter dated April 11, 2008 from County of Sussex regarding St. Thomas Church; and

6. Letter from the Morris County Park Commission regarding a seminar on October 17, 2008 “Got Detentions Basins – Turn them into Stormwater Gardens.”

7. Letter dated May 1, 2008 from Sussex County League of Municipalities regarding a Resolution Expressing Comments to the NJ COAH regarding the Proposed 3rd Round Regulations.
RESOLUTIONS

David Hook – Preliminary Major Subdivision – Block 1203, Lots 12 & 14   #05/2007:

It was noted by the board that this Resolution would not be memorialized this evening due to escrow monies being owed to the township.
Mittal Patel (Dunkin Donuts) – “D” Variance – Block 1203, Lot 2.02 - #02/2008:

It was noted by the board that this Resolution would not be memorialized this evening due to escrow monies being owed to the township.

PUBLIC HEARINGS

Escape RV d/b/a Cedar Ridge RV Center – Preliminary Site Plan & Variance – Block 1204, Lots 9 & 10  - #03/2008:

Mr. Cunico stepped down from this application because he is a surrounding property owner.

Appearing before the board was the applicant represented by Joseph Barbagallo, his engineer/planner, Allen Campbell, and his attorney, John Leo.  Mr. Barbagallo and Mr. Campbell were sworn in by the board attorney.  Mr. Campbell gave his qualifications to the board and was accepted as an expert witness.
Mr. Leo indicated that the applicant was before the board for a Preliminary Site Plan application and “C” Variance relief from Section 150-53(e) the sign ordinance.  Mr. Gavan questioned Mr. Leo if the existing sign was there from the prior approval in 1988.  Mr. Leo indicated it was.  Mr. Gavan questioned if the new sign was going to be exactly the same.  Mr. Leo indicated that it will be smaller in the width and the height.
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PUBLIC HEARINGS CONT.

Escape RV d/b/a Cedar Ridge RV Center – Preliminary Site Plan & Variance – Block 1204, Lots 9 & 10 - #03/2008 cont.:

Mr. Campbell referred to the sign variance requested.  He indicated that the 1988 approval included a variance for the sign.  This sign was approximately 21’ in height.  Since that time there have been approvals to re-do the sign which diminished the sign from 21’ to 19’ in height; and reduced the sign area from 109 square feet down to 40 square feet.  The proposal this evening is to keep the sign at 19’ in height and 32.6’ square feet in area.  The language on the sign will be depicting the “Escape RV” name as the predominate sign and the “Formerly Cedar Ridge RV” will be included.  This variance information is depicted on the site plan page “2”.  
Mr. Campbell submitted to the board Exhibit “A-1” which is sheet “2” of the site plan submitted with this application with colorized pictures from the Facilities Impact Report super imposed on the plan.  Mr. Campbell indicated that this application is for Block 1204, Lots 9 & 10 which consists of 18 acres in the V-1 Zone.  The site is where Cedar Ridge Trailer Sales was approved in 1988 which Resolution is summarized in the Facility Impact Report.  He indicated that sheet 1 of the Site Plan depict the existing conditions of the property.   He further stated that the Facility Impact Report shows a photograph from the mid to late 80’s.   This photograph (which is shown on Exhibit “A-l”) demonstrates to the south of the existing building where there were existing out buildings from the prior lumber yard which were from the prior lumber yard in the 1970’s.  A portion of the mid 1980’s through the 1990’s usage of these buildings were used for storage for materials for RV parts.  He indicated over the last years 20 years there have been a variety of portions of the buildings that have fallen down and some of which have recently been replaced with re-enforced walls to keep them usable.  He referred to the structures which is for the storage of parts, the enclosed area which were service from underneath on a concrete pad, which are then attached to the primary building which is the retail sales area on the first floor and the service bays on the lower floor.   He indicated that the 1988 approval included the outdoor repairs were sited to be done on the former building location of the  lumber yard storage.
Mr. Campbell indicated that the applicant’s proposal today is to reconstruct the building in the location where all the old prior buildings have previously been and to stop outdoor repairs and enclose it; replace the storage facilities that were lost, and essentially make it like it was in 1988 so the applicant would have a reconfiguration of the service bays in the new portion and regain the storage area in the existing lower level of the primary building.  He indicated that essentially this application is not an expansion of the use, it is bringing the property back as a whole as it was in the approval of 1988.  

Mr. Utter indicated that there were violation notices sent out on this property a few years ago about expanding the site plan with the gravel area and the wall in the rear of the building which is now shown on the plan.  

Mr. Campbell reviewed with the board the architectural plans submitted.  He indicated that the elevations of the building depict the existing buildings and proposed building, the existing facades on the building which is a concrete masonry finish which will be repainted; the new building will be a metal frame type structure.  The proposed sign on the building is 4 x 14 square feet.
Mr. Simmons reviewed his report dated April 23, 2008:

Paragraph “1”:  The applicant is proposing to construct an 80’ by 80’ building on an existing concrete slab, which was formerly the location of a lumberyard structure. The new structure will connect with the existing structure on the site, and a new façade is proposed for the existing structure.  The subject property is 18.126 acres in size and 
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PUBLIC HEARINGS CONT.

Escape RV d/b/a Cedar Ridge RV Center – Preliminary Site Plan & Variance – Block 1204, Lots 9 & 10 - #03/2008 cont.:

located in the V-1 Highway Village Zone.  The applicant is requesting preliminary site plan approval and variance relief.  Recreational vehicle dealerships are not a permitted use in the V-1 Zoning District; however, the use was approved by the Board in July 1988.  Based on a review of the plans submitted and an on-site inspection conducted by our office on April 21, 2008, I offer the following comments:

“1”:  This paragraph listed all the documents submitted by the applicant.

“2”:  The proposed use is not listed as a permitted use in the V-1 Highway Village Zone.  As stated above, the applicant received approval from the site in July 1988.  The site has been re-zoned since 1988, so this application may be considered an expansion of  a non-conforming use.  The Board attorney to comment.  Mr. Gavan indicated it is a permitted use now because of the Resolution of 1988, therefore it is not an expansion of a non-conforming use.

“3”:  The proposed building meets the bulk requirements for the V-1 Zone.

“4”:  The proposed freestanding sign requires the following variances:

a. Maximum Height:  10 feet permitted; 19 feet proposed

b. Maximum Area:  0.5 foot per each foot of front yard setback (7.5 square feet permitted); 32.6 square feet proposed.  Mr. Campbell indicated that the second page of the Site Plan stated 37.6’ which should be corrected to read “32.6’”

c. It should be noted that the existing sign is of similar area and height.

“5”:  Details on the proposed building-mounted sign are needed, including size and lighting.  Mr. Campbell indicated that the building mounted sign is 4’ x 14’ or 56 square feet.  The ordinance provides up to 10% of the wall area, this sign is only 2%.  The ordinance provides up to 9% of the building width and this sign is 4% of the building width.  The sign will have “Escape RV” which is the same as the free standing sign.  Mr. Gavan questioned if the building sign will be light.  Mr. Barbagallo indicated that he had no plans to have lighting on the building sign.

“6”:  The existing parking area is non-conforming to Section 150-19, General Requirements for Non-Residential Off-Street Parking Areas, which requires parking areas to be paved.  This section also requires a minimum 0.5 foot candle lighting in the parking area and adequate drainage.  It is unclear from the site plan information provided if these conditions have been met.  Mr. Campbell indicated they have not examined specifics with the number of parking spaces with this site.  They have a mix of gravel and paved areas; they have a mixed of utility mounted poles with security lights.  For the past 20 years this site has been sufficient to service the needs of the various types of vehicles that enter the property.  They would prefer not to address this issue.  Mr. Gavan questioned if the 1988 approval dealt with parking and lighting and did it approve what currently exists at the present time.  Mr. Campbell indicated that the facilities report does include the 1984 Site Plan, the 1988 Site Plan and other versions that have been before this board.  He indicated that the site plan depicts for use an area for use within 350’ of the right-of-way.  Mr. Gavan indicated that if the 1988 approval approved the parking and lighting and the only reason the applicant is before the board is for the new building, then this is not an issue unless the board has a problem with this issue.  Mr. Campbell indicated that the 1988 plan did call for asphalt parking in front of the building; it did require 1 of the 3 entrances to be shut off in 1988; it did allow the applicant to use whatever land is within the commercial zone up to a maximum of 350’ from the right-of-way or up to 200 sales vehicles on site.  He indicated that on sheet “2” 
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PUBLIC HEARINGS CONT.

Escape RV d/b/a Cedar Ridge RV Center – Preliminary Site Plan & Variance – Block 1204, Lots 9 & 10 - #03/2008 cont.:

of the site plan it does show the 350’.  Mr. Simmons indicated that on the site plan there is a small tip of the 350’ of the gravel drive area (colored in red on exhibit “A-1”) that actually extends beyond that 350’ limit.  

 “7”:  Section 150-18 requires at least one off-street loading space, which is 10’ by 25’.  The site plan does not show or designate any existing loading space.  Mr. Campbell indicated as stated previously they would like to deal with the proposed building only.  The site will not change and it has worked for the past 20 years the way it currently exists.

“8”:  A delineated wetland area is shown on the subject lot to the north of the developed area on the site.  There is no transition area shown for this wetland.  The applicant to testify if a NJDEP approved LOI has been applied for and/or if the transition area for this wetland is known.  The transition area should be shown on the plans.  Mr. Campbell presented to the board Exhibit “A-2” which is a map prepared by Livingston Group, LLC dated June 9, 2005 which is a Concept Plan done of Cedar Ridge RV and shows the delineated wetlands marked as areas A, B & D.  Mr. Campbell indicated that the proposed building is located greater than 150’ from the “C” wetlands line.  The area towards the north (“D” Wetlands line) will go 120’ from the existing corner of the building.  The only change that will take place is the change of the overhang of the front of the building and if this is determined to be a regulation to be addressed by the DEP the applicant will re-examine the need for changing the façade in this area.  They would prefer to rely on the information from the King Fischer Group.  They have not obtained an LOI.  Mr. Cherepy indicated on the Facilities Report it identifies the stream across the highway as the “Big Flat Brook”.  It is not the Big Flat Brook, it is the Tuttles Corner Brook and 2 years ago Tuttle Corner Brook was removed from the Trout Stocking stream. He feels this map is wrong.  Mr. Simmons indicated that this should be addressed with the DEP to protect the applicant before construction is started.  The applicant agreed.  Mr. Campbell indicated that he would explore the necessary permits, they will explore the riparian buffer from C1  water bodies, he will correct the name in the report and they will proceed with whatever permits are necessary from the DEP. 
“9”:  The proposed site improvements constitute less than an acre of disturbance and less then 0.25 acre of impervious; therefore, storm water regulations do not apply.  Adequate drainage is still required.  The applicant to provide testimony regarding the existing and proposed drainage on the site.  In particular, there are rain leaders shown on the building elevations, and the site plan does not show how these will be handled.  Mr. Campbell indicated that the increase in the impervious coverage is approximately 300 square feet.  The gutters would be connected to the drain pipe back in the area of the retaining wall which is a 12’ plastic pipe.  
“10”:  Architectural Plans:

a. The site plan shows some portions of the existing foundation are proposed to be used.  The applicant should confirm that any other remains of the old buildings outside the limit of the building footprints will be removed.  Mr. Campbell indicated that they will be removed.

b. Building heights to be shown.  Mr.  Campbell indicated that the rear building 31’ and the front building is 24’.
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PUBLIC HEARINGS CONT.

Escape RV d/b/a Cedar Ridge RV Center – Preliminary Site Plan & Variance – Block 1204, Lots 9 & 10 - #03/2008 cont.:

c. The location of any HVAC equipment to be shown and how it will be screened.  Mr. Campbell indicated that the existing HVAC equipment will remain on the roof.  The new proposed building they will use heating units internally bay to bay with propane.  

d. What treatments are proposed for the existing block walls on the sides and rear?  Mr. Campbell indicated that they will be repainted to match the new proposed building.

“11”:  Applicant to indicate if additional landscaping will be provided along the perimeter of the upgraded and new building.  Mr. Barbagallo indicated that they have tried landscaping in the past, but for safety issues they would like to waive this requirement.  People are continually running over the landscaping and it is causes more trouble.  They would like to do a minimal amount as possible.
“12”:  The applicant received a letter of no interest from the NJDOT, dated September 21, 2007, regarding the entrances onto NJSH Route 206.

“13”:  A screened dumpster pad should be provided.  Mr. Campbell indicated that they will provide a chain linked fence enclosure to the back of the building.  The existing dumpster location will be removed.

“14”:  Approvals will be needed from the following:

a. Sussex County Planning Board – Site Plan

b. Sussex County Health Department – Septic System and well

c. Sussex County Soil Conservation District – Soil erosion and sediment control plan

d. Sandyston Township Construction Official

e. Sandyston Township Fire Sub-code Official

“15”:  An as-built plan prepared by the applicant’s licensed New Jersey land surveyor to be provided upon completion of the project.  Mr. Campbell agreed.

Mr. Utter expressed his concerns with the lighting around the building.  Mr. Simmons suggested that the site plan be updated to show the existing lights showing the wattage, where they are and the height.
This matter was opened to the public.

Appearing before the board was Marc Cunico, a surrounding property owner.  Mr. Cunico was concerned with the mounted light on the light pole that lights the front of the building.  He feels the light needs to be shielded because it shines right into his house.

There being no further public participation, this matter was closed to the public.

A Motion was made by Mrs. Gormley and seconded by Mr. Milligan to approve the Preliminary Site Plan and the Sign Variance application with the conditions agreed to in Mr. Simmons’ report dated April 23, 2008 and also the shielding of the light and conditions of the LOI.  Roll Call:  Mr. DeJager, yes; Mr. Cherepy, yes; Mr. Green, yes; Mr. Ibsen, yes; Mr. Milligan, yes; Mrs. Gormley, yes; Mr. Pinzone, yes; and Mr. Utter, yes.  The Motion was carried
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OTHER BUSINESS
Tree Protection and Removal Ordinance:

A Motion was made by Mr. Cherepy and seconded by Mr. DeJager to approve the Tree Protection and Removal Ordinance, a copy of which is attached hereto and made a part hereof and forward same to the township committee for approval and adoption..  All were in favor.  The Motion was carried.
Growth Share Ordinance:

A Motion was made by Mr. Cherepy and seconded by Mr. Cunico to approve the revised Growth Share Ordinance, a copy of which is attached hereto and made a part hereof and forward same to the township committee for approval and adoption.  All were in favor.  The Motion was carried.
PUBLIC PARTICIPATION:

The meeting was opened to the public.  There was no public participation.  The meeting was closed to the public.
ADJOURNMENT:

As there was no further business before the Board, a Motion was made by Mr. Pinzone and seconded by Mr. Cunico to adjourn the meeting.  All were in favor.  The meeting was adjourned.






Respectfully submitted,







Sharon M. Yarosz







Secretary
