BOROUGH OF WOODCLIFF LAKE

PLANNING BOARD

JULY 11, 2011





MINUTES



Call to order:









The meeting was called to order at 8:00 p.m. at the Borough Hall by the Chairman. 

Adequate Notice Statement:

The Chairman announced that the Meeting, in accordance with the Open Public Meetings Law, P.L. 1975, Chapter 231, was announced at the Reorganization Meeting held on January 10, 2011 in the Municipal Building.  Notice of this meeting was posted and two newspapers, The Record and The Ridgewood News, were notified.  Notice was also provided, in accordance with the Open Public Meetings Law, of the Planning Board’s intention to conduct formal business at this Meeting.

The public was advised of the Planning Board’s rule that the meetings will be concluded by 11:00 p.m.
Flag Salute

Roll Call:

George Fry, Chairman



Present

Willford Morrison, Vice Chairman


Present

Kenneth Glemby




Absent
John Glaser





Present

Wolfgang Albrecht




Present
Mayor LaPaglia




Present

Al Dattoli





Present

Robert Nathin





Absent
Joseph Langschultz




Present 

Edward Barboni




Present

David Ciaudelli




Present

Alyson Kasetta, Attorney



Present

Jeff Morris, Engineer




Present

Ed Snieckus, Planner




Present

John Pavlovich, Traffic Consultant


Present

Kathy Rizza, Secretary



Present

The minutes from June 27, 2011 will be approved at the next meeting.

Wolfgang Albrecht was sworn in by Attorney Kasetta as the new Class II member of the Planning Board.  David Ciaudelli was also sworn in by Attorney Kasetta as Alternate Member II of the Planning Board.  Mayor LaPaglia informed all that Mr. Albrecht is our new Borough Administrator and that Mr. Ciaudelli is a seven year resident of Woodcliff Lake.  Both new members were welcomed by the Board.  The Mayor also stated that the Planning Board is responsible for the way our community evolves and develops.

Public Hearing:

SDL Office Building

585 Chestnut Ridge Road

Block 201, Lot 5
Attorney Gregory Meese is present on behalf of the applicant.  This is a continued public hearing from May of this year.  Revised plans of May 25th have been distributed to the Board. Bergen County Soil Conservation District and Fire Department approvals have been granted.  The DPW had no comment on this project.  Woodcliff Lake Shade Tree has approved the plan submitted.  There is an additional variance for lot coverage that is now being requested.  The allowable is 60%; the applicant is at 63.4%.  Mr. Thomas V. Ashbahian; the Architect, Engineer, and Planner is present to go over all changes to the plans for this site.

Revisions were marked as Exhibit A-5 – architectural plans dated May 25th.  The elevator has been moved to the back of the building which makes it possible for vehicles to perform ‘K’ turns in the basement parking lot.  The bay widths of the aisles have been reconfigured; there is now 28’ between each column.  Mr. Ashbahian stated that all parking spaces are now 9’ x 18’.  Maneuvering of vehicles is now easier.  Aisle width is now 26’ column to column. This is in excess of the required 24’.  The first floor will be suites for medical use and there will be general office use on the second floor. Each suite will have a bathroom and mechanical space. The suite size will vary from 1805 sq. ft. to 2210 sq. ft. on the first floor.  There is 9800 sq. ft. on each floor.  Regarding the site plan – sheet 2, the driveway width has been changed to 22’ and the rear aisle width has been widened to 22’.  It is because of this that a coverage variance is now needed.  Mr. Ashbahian further stated that the parking arrangement remains the same as to setbacks and bulk regulations for side and rear yards.  Footprint coverage is at 18.9%, where 30% is allowed.  The dumpster area has been modified to reflect a smaller masonry area with front load access.  The dumpster will be fully enclosed on three sides with gates in the front and will be 10’ x 16’.  The soil stockpile has been moved to the front.  Medical boxes will be stored within the rear lobby.  There will be none outside the building. Regarding landscaping there will be three to five silver maple trees along the front of the property.  Tree caliper and size will be as Boswell Engineering recommends in their report.  Cherry trees will be 3’ tall and arborvitae trees will be 5’tall.  As per the Fire Department recommendation, the landscaping will not block the access drive.  Mr. Ashbahian additionally stated that site line detail has been provided on the landscaping plan.  Clear vision is now provided for drivers.  The building will be fully sprinkled and the applicant will comply with the Fire Department letter of May 19th.  A new hydrant and its rear location were discussed.  The applicant has been trying to reach Chief Shapiro to discuss this matter.  Regarding the memo from Burgis Associates the left turn into the site has been deemed acceptable by the County, and there will be a restriction on egress only; right turns only will be allowed.  To be in compliance with the ADA regulations the front sidewalk will be made to be flush.  Mayor LaPaglia suggested a sidewalk along one of the sides of the building.  As of now, nothing
 like this is proposed.  The Mayor feels that a sidewalk of 3’ from the front to the back on the south side would be helpful.  Mr. Ashbahian stated that this can be done but would increase the coverage slightly.  Mr. Dattoli stated that he has no opinion on this.  Chairman Fry asked what this idea would do to the landscaping since there is a lot in this area.  Chairman Fry and Mr. Ashbahian feel that if people were to walk from the front to the back they more than likely would do it on the north side of the building.  There is 8’ of landscaping on the north side.  If a 3’ sidewalk was to be put in on the north side, there would still be 5’of landscaping remaining.  This scenario would still increase the coverage.  Mr. Langschultz stated that he is concerned with safety on the north side.  A consensus was taken on this issue as follows:
Mr. Glaser – has no strong feelings either way

Mr. Ciaudelli – north side

Mr. Langschultz – leave as it is

Mayor LaPaglia - really doesn’t matter which side, but prefers the south
Mr. Barboni – no need for a sidewalk
Mr. Morrison – no need for a sidewalk

Mr. Dattoli – no thought on the subject

Mr. Albrecht – south side

Chairman Fry – indifferent, north side, if any

Average consensus – no need for a sidewalk.

Regarding parking, 75 is the required amount of parking spaces for this use.  There are presently 73 spaces proposed.  The Mayor would like the applicant to stipulate that this building will not be an “Urgent Care” type of facility and that the applicant would have to come back to the Board if they wish this in the future.  Mr. Dattoli asked Mr. Meese if there will be any planning testimony.  Mr. Meese stated that Mr. Ashbahian is also their Planner.  It was stated that all variances requested are due to the narrowness of the lot.  Mr. Dattoli asked if there is any change to the buffer zone.  He was told that there will be landscaping within the parking lot.  There should be 1500 sq. ft. of landscaping as required by the number of parking spaces at the site.  Mr. Dattoli stated that the ordinance addresses a more normal size lot and that with the narrowness of this lot this may or may not be accommodated.  Mr. Dattoli asked if there will be an end cap for the landscaping.  He was told no.  Mr. Dattoli stated that he would like to afford the adjoining homeowner as much landscaping as possible. Chairman Fry agrees with this.  Mr. Dattoli asked if the dumpster could be moved to the north, even though it would be less desirable.  Mr. Dattoli was also concerned with the fact that there are three parking spaces in the buffer zone.  Mr. Dattoli asked if these three parking spaces were eliminated and the size of the building was reduced, would that eliminate the coverage problem.  Mr. Meese stated yes, theoretically, but this is a tough site to build on.  Mr. Langschultz stated that the 20’ light poles seems too high.  Mr. Ashbahian stated that the lighting is pointed downward with cut off shields.  Mr. Langschultz would like this confirmed in writing.  This will be stipulated in the resolution.  Mr. Barboni showed pictures to all present of what the site looked like in 1961. He spoke regarding the need for a fire hydrant at this site.  Even though he cannot speak for the Fire Department, he is a 46 year member and as such he tried to explain to all the need for a fire hydrant at this location.
 Attorney Meese stated that the Bergen County soil movement application has been filed.  Regarding the Boswell report on this site, Mr. Ashbahian explained how the height of the building was measured.  The height is under 36’.  HVAC units will be on the roof, but screened in the front. Mr. Ashbahian stated that all grades will conform with the County Planning Board and Borough requirements.  Any and all drainage issues will be worked out between Boswell Engineering and Mr. Ashbahian, including the County question regarding connecting into their basins.  Mr. Morris of Boswell Engineering agrees with this.  Mr. Langschultz asked if there will be a light on the back door.  He was told yes.  Mr. Meese stated that the DPW had no comment on the proposed plans for this site.  Mr. Meese concluded his questioning.

Mr. Snieckus of Burgis Associates suggested pruning the canopy of the tree hanging over the north side of the property being discussed.  This will be done and will be stipulated in the resolution.  Also, regarding the rear buffer, Mr. Snieckus suggested that evergreens may be better in the corner piece of property than a shade tree.  He suggested a staggered row of Norway spruces.  Mr. Snieckus stated that an 8’ buffer on the north side is good.  He also suggested that the front sidewalk should be connected to the existing sidewalk on Chestnut Ridge Road.
Mr. Langschultz asked about the hours of operation for this facility.  He was told that they cannot be open from 11:00 p.m. to 5:30 a.m.  Presently there are no times set for this new facility, but the applicant does assume they will be open during normal business hours.  Mr. Snieckus stated that all medical waste should be stored internally.  He further mentioned that it should be stipulated in the resolution that this facility in not a clinic. Mr. Dattoli added that it should be stated in the resolution that no diagnostic facilities will be on site.

Mr. Jeffrey Morris of Boswell Engineering spoke regarding the parking space grade, front curb height, and building height. Mr. John Pavlovich of Jacobs, the Borough Traffic Consultant, spoke regarding left hand turns.  He has spoken with Eric Timsak of the County and was told that the County will monitor the situation.  Mayor LaPaglia asked Mr. Pavlovich if he has a problem with the 22’ driveway to the rear.  Mr. Pavlovich responded that 22’ is better than 18’.  Mayor LaPaglia is still concerned with this driveway being at 22’ wide.  He wonders if this is sufficient for two way traffic.  Mr. Pavlovich stated that this should be sufficient.  Mayor LaPaglia suggested that maybe just 6’ of planting and a 24’ wide driveway would be better.  Mr. Snieckus stated that this would work.  The site was compared with 555 Chestnut Ridge Road and the Mayor feels that this site is too tight.  Mr. Dattoli stated that he would rather see 8’ of plantings with a 22’ aisle.
The meeting was opened to the public on a motion from Mr. Morrison, seconded by Mayor LaPaglia, and carried by all.

Francis Koschier – 8 Taryn Court:   Mr. Koschier stated that all the other buildings in the area have entrances on the side or the front.  He is concerned with the hours of operation.  Square footage of office and doctor space was discussed.  The Mayor stated that it will be stipulated in the resolution that only one doctor from each office will be present at one time, and that parking is the bigger issue.  Attorney Kasetta stated to Mr. Koschier that the applicant would have to come back to the Board for an amended site plan if they wish to make the entire building general office space.
The meeting was closed to the public on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.

Mr. Dattoli suggested taking out the spaces in the buffer zone, putting in an island with aisle caps and reducing the building size. He also stated that lighting detail is needed.  This matter will be heard again on September 12th.  Time limits have been waived.
Public Hearing:

Tice’s Corner Marketplace Re-Zoning

Chestnut Ridge Road
Mr. Louis D’Arminio of Price Meese was present as the Attorney for the applicant.  This application was here in March of 2010 for a specific restaurant.  For this application there is no specific application, the applicant would just like the use approved.
Mr. David Waldman, of Westport, CT. was present to testify.  He was sworn in by the Planning Board Attorney.  Mr. Waldman is the owner of the shopping center.  He would like permission for a sit-down restaurant that could serve beer and wine.  The drafted ordinance example provided by Mr. D’Arminio excludes fast food, but allows carry-out.  Panera Bread was used as an example.  Chairman Fry stated that re-zoning is a Mayor and Council issue, the Planning Board just makes recommendations.  Mayor LaPaglia gave all present a history on the mall and stated that he is in favor of having a second restaurant at this mall.  He gave the applicant the choice of going to the Mayor and Council for re-zoning or going to the Board of Adjustment for a variance.  Mr. Glaser stated that specifics would be needed for this Board to come up with a recommendation for the Mayor and Council.  The Mayor asked that a proposal be submitted with detail on the amount of seats needed, the size of the restaurant and the type of restaurant desired.  Mr. Dattoli asked if there would be a full bar.  He was told no.  This matter will return to the Planning Board on August 22nd.
Public Hearing:

HLM Office and Retail Building

62 Broadway

Block 2708, Lot 1
Mr. Louis D’Arminio was present as the Attorney for the applicant.  This property has been before the Board in the past for townhouses, something that the area is not zoned for.  Mr. D’Arminio is here this time with a proposal that is allowed in the zone.  Mr. D’Arminio stated that there is 13,808 sq. ft. at this site.  The applicant proposes retail stores and a mezzanine on the first floor and offices on the second floor. A variance would be needed for access on Broadway – the County has advised access is to be from Lincoln Avenue. A variance for the mezzanine as per Elliot Sachs, of Boswell Engineering, would also be required.  Regarding landscaping, whether or not a variance or a waiver would be required is yet to be determined.  Parking spaces will be 9’x18’ not 10’x20’.

The following people will be testifying for this application:

Mr. Gus Morpurgo, Architect

Mr. Rick Eichenlaub, Engineer – R&L Engineering
Mr. Richard Price, Planner

Mr. Michael Meyer, President of TDC Development
Mr. Michael Meyer, President of TDC Development was sworn in by the Attorney for the Board.  His background was given as follows: TDC Development is a real estate services company.  Mr. Meyer has an MBA from Harvard, he was involved in real estate at the World Trade Center, and has over 25 years in real estate.  Mr. Meyer was accepted as a witness for this application.  

Exhibit A-1, the F&T Group information packet was shown to all present.

The meeting was opened to the public on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.  With no one wishing to be heard, the meeting was closed to the public on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.
The mayor spoke regarding the Broadway Corridor Study and how it relates to this property and its existing zoning.  Burgis Associates is doing this study and the Mayor hopes to have a report by the end of the year.

Mr. Gus Morpurgo, the Architect, was next to testify.  Mr. Morpurgo provided his qualifications and was accepted by the Board.  He is licensed in New Jersey and has appeared before this Board many times.  He was sworn in by Attorney Kasetta.  Exhibit A-2, major site plan by R&L Engineering, drawing 5 of 6, the landscaping and lighting plan, was discussed.  Mr. Morpurgo has visited the site and spoke regarding Broadway Village across the street.  The shopping center is to the north and to the south is a restaurant and some residential properties.  Mr. Morpurgo stated that the proposed building is 2.5 stories – 2 floors with a mezzanine.  Parking will be on the east, west and south sides.  The building will be 13,000 sq. ft. with a loading dock and a 50’ bay internal to the structure and screened towards Lincoln Avenue.  The north section on Lincoln Avenue will be green.
Exhibit A-3. the first floor grade plan, sheet A.01, prepared by Mr. Morpurgo, was discussed next.  There will be four retail stores, the largest being 1300 sq. ft. and the smallest being 776 sq. ft.  The mezzanine, a half story, will be to the footprint of the retail space.  Mr. Morpurgo stated the IBC code details the mezzanine issue.  He further stated that the mezzanine does not contribute to a story or the area.  It is dedicated space for retail part of the first floor and cannot be sublet.  The overall building height is 32’.   Mr. Dattoli spoke regarding the definition of a story in the zoning ordinance.  The IBC code is used only if the Borough does not address the issue in their own code.  The Borough code defines a mezzanine as a story.  Mr. D’Arminio wants the mezzanine to be voted on separately.
Exhibit A-4, sheet A.02 plans of level two, prepared by Mr. Morpurgo, was discussed next.  This plan shows the second floor which proposes five offices, the largest being 1540 sq. ft, and the smallest being 685 sq. ft.  There will be a common corridor with bathrooms.  This plan also shows the roof plan with the mechanicals with photo volt panels.

Exhibit A-5, sheet A.03, shows the basement storage area which is completely underground.  This area is sprinkled.  The plans shows a cross section of the building.  There will be no exterior storage or garbage.  The mezzanine sizes were given as follows: 436 sq. ft., 339 sq. ft., 350 sq. ft., and 258 sq. ft.

Exhibit A-6, sheet A.04 shows all elevations.  There will be a lot of glass with metal panels in between and signage above.

Exhibit A-7, shows elevations with proposed signage.

This matter will return on August 22nd.  Time limits have been waived.

The meeting was adjourned on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.

Respectfully submitted,

Kathleen S. Rizza, Secretary
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