BOROUGH OF WOODCLIFF LAKE

PLANNING BOARD

APRIL 23, 2012





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 9, 2012 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

Al Dattoli




Present

John Glaser, Council



Present
Kenneth Glemby



Present
Edward Barboni, Alt. 1


Present

David Ciaudelli, Alt. 2


Present

Robert Nathin




Absent

Joseph Langschultz



Present

Josephine Higgins



Present

Robert Friedberg



Present

Marc Leibman, Attorney


Present

Elliot Sachs, Boswell Engineering

Present

Donna Holmqvist, Burgis Associates

Present
John Pavlovich, Jacobs Engineering

Present
Kathy Rizza, Secretary


Present

Minutes: 
The minutes of January 9, 2012 were approved as amended on a motion from Mr. Morrison, seconded by Mr. Ciaudelli, and carried by all.

Public Hearings:

Engel Burman at Woodcliff Lake, LLC

364 Chestnut Ridge Road

Block 402, Lot 5.01 (Previously Block 402, Lots 5 and 6)

Amendments to previous approval: building size, parking, and walkway
Attorney Antimo Del Vecchio of Beattie Padavano was present for this public hearing on amendments to the approved plan for the assisted living facility of 145 beds at 364 Chestnut Ridge Road.  All notice was found to be satisfactory and was accepted.  The site is located in an SO2 district.   Mr. James Giurintano, an Engineer, was the witness for this presentation.

The following exhibits were received:
A-1 the Affidavit of Services, consisting of 17 pages
A-2 all plans - Prepared by Mr. James Giurintano, PE - dated 2-24-12

A-3 amended Storm Water Management Report

A-4 rendered version of landscaping and aerial drawings
Mr. Giurintano, the Engineer, was sworn in by Attorney Leibman. Mr. Giurintano has been a licensed professional Engineer in New Jersey for approximately eleven years.  He has attended many Planning Board and Zoning Board of Adjustment hearings in the past.  He has been the Borough Engineer for Fair Lawn and East Hanover.  Mr. Giurintano has a degree in civil engineering.  Mr. Giurintano was accepted by the Planning Board as an expert witness.  All plans submitted were prepared by Mr. Giurintano.  The amount of beds remains the same at 145 with 85 parking stalls.  The dumpster area in the northeast corner was enlarged to 12’ x 25’. This dumpster will also house the recyclables.  The footprint of the building has been changed from 41,252 sq. ft. to 37,959 sq. ft., making the footprint smaller by 3,293 sq. ft.  The gross floor area has increased from 132,532 sq. ft. to 132,725 sq. ft.  Mr. Giurintano referenced the dark grey area on the exhibit showing  the parking stalls with a 5% cross slope which was previously 3%.  Three parking stalls have been relocated to the Chestnut Ridge Road side of the property.  The building height has not changed but the first floor has been lowered 9”.  In the southwest corner a new ramp and stairwell for ADA compliance has been added, in addition to a door from the basement.  Mr. Giurintano also stated that a sidewalk between the kitchen and loading area has been added.  Walkways and bench seating has been added to the courtyard area.  Additionally, the storm water management plan has been amended.  Chairman Fry asked if the additional basement space will be used for the original purposes, such as laundry, mechanicals and storage.  He was told yes.  Mr. Giurintano also added that a cinema has been proposed for the basement level.  The retaining walls are being changed and the applicant is working with Boswell Engineering in order to be compliant.  Mr. Sachs concurred with this statement.  Mrs. Higgins asked if waffle blocks will be needed for fire truck access.  She was told no.  Mr. Sachs asked what the visual impact will be with lowering the first floor.  Mr. Giurintano stated that the building will still look the same.  Mr. Dattoli asked if the same designer is still involved.  He was told yes.  Mr. Giurintano stated that the emergency generator will be inside the building.  There will be nothing on the roof.
The Boswell letter of April 20, 2012 was reviewed with all present.  The applicant agrees with all but comments were made where testimony should be made.

#3 – regarding building coverage and gross floor area – drawings will be updated.

#4 – regarding impervious coverage – originally approved was 59%.  Due to the enlargement of the dumpster and the additional walkways it is now 59.9%.
#5 – regarding minimum front yard setback from Chestnut Ridge Road -   This will remain at 87.5’.  The measurement was taken from a different location.  Mr. Glaser questioned the measuring technique that was used.

#6 – regarding minimum front yard setback from Glen Road – this is due to minor adjustments

#7 – regarding minimum side yard setback – this is due to the removal of part of the building in the back corner – the footprint was shrunk.

#13 – regarding the addition of a staircase and two retaining walls on the southwestern corner – This serves as an egress door and they must have the retaining walls to hold up the door.

#16 - regarding lower grade – this is due to the lowering of the building floor.

#19 – regarding landscaping - the relocation of plantings and landscaping is because of the necessary handicapped access.

The question of how equipment is replaced in the basement with a smaller door in place.  Mr. Giurintano stated that most equipment today is modular and will have no problem gaining access.

#20 – regarding landscape quantities – there will be no visual impact at this section of the site.  Only perennials will be planted.

#22 – regarding the identification sign - Bristol Assisted Living will be named on this sign and this will be updated on the plans.

Mr. Giurintano assured the Board that no additional variances are being requested, no more relief is needed.

Mr. Sachs spoke regarding the County’s requirements regarding ADA compliance. Mr. Del Vecchio has completed his case for this meeting.  Ms. Holmqvist and Mr. Sachs had no further comments at this time.  Mr. Pavlovich, the Borough’s Traffic Engineer, spoke regarding the ramps near the handicapped parking and their connection to the front door.  Mr. Pavlovich also confirmed the fact that there are two different elevations.  The review letter from Mr. Pavlovich was reviewed and will be complied with.  Mr. Sachs asked how far the applicant is from putting a shovel in the ground.  Mr. Giurintano stated that they are ready.  Mr. Sachs stated that a meeting regarding inspections must take place with Mr. Saluzzi and the applicant.

The meeting was opened to the public on a motion from Mr. Morrison, seconded by Mr. Langschultz and carried by all.

Mrs. Greta Wright of 18 Clinton Place:  Questioned truck access.

The public portion of the meeting was closed on a motion from Mr. Morrison, seconded by Mrs. Higgins, and carried.

A motion was made to approve the proposed amendments conditioned upon drainage approval from Mr. Langschultz, seconded by Mr. Morrison, and carried by roll call vote as follows:

Mrs. Higgins                            Yes

Mr. Barboni                             Yes

Mr. Ciaudelli                            Yes

Mr. Dattoli                               Yes

Mr. Glaser                                Yes

Mr. Glemby                              Yes

Mr. Friedberg                           Yes

Mr. Langschultz                        Yes

Mr. Morrison                            Yes

Chairman Fry                            Yes

The resolution will be read at a future meeting of the Planning Board.

Broadway Corridor Discussion – Donna Holmqvist of Burgis Associates:
Donna Holmqvist of Burgis Associates gave an overview of Phase II of the Broadway Corridor Study.  What is presented is a conceptual plan.  Ms. Holmqvist showed six poster boards to all in attendance while she gave her presentation.  They were as follows:

Environmental Map

Train Station Shopper and Commuter Walking

Zoning Map

Block 2703, Lot 1

Block 2704, Lots 1, 2, 3, 4, 5

Block 2601 and 2602, Topographic Elevations

The properties discussed include lots north of Highview Avenue, 236 Broadway and the Mahe property.  Multi-unit affordable housing vs. single-family housing was discussed in detail.  The amount of possible school children was discussed in each scenario.  This area is in a Category One Waterway (C-1), meaning that there must be a 300’ buffer to protect the reservoir.  Demographic changes within Woodcliff Lake were discussed.  The steep slope ordinance enacted by the town, mandating that properties with a harsh incline cannot be built on, was also referred to.
Chairman Fry verified that we cannot build on a steep slope. Ms. Holmqvist stated that is correct.   Councilman Glaser asked what was supposed to be looked at for this phase.  Ms. Holmqvist stated that she is looking at revenues and zoning alternatives.  Mr. Glaser also asked if this phase is complete.  He was told no.  Mr. Dattoli stated that parts of the area north of Highview may be suitable for single-family homes.  Mr. Glaser asked if they would be connected or stand-alone structures.  Ms. Holmqvist stated that the buffer would have to be maintained and heights would have to be kept low.  She also added that multi-family units will have parking below and she is not sure how many stories the units would be.  The density would not be higher that 12 units per acre.  The Mahe property was discussed.  Mr. Mahe is deceased and the property is now owned by his niece in Florida.  Mr. Morrison asked about the timing for the completion of Phase II.  Ms. Holmqvist stated that the project is moving along.  Mr. Glaser stated that he is concerned with the school impact which would be much higher with single-family homes.  Mr. Langschultz stated that multi-family homes can take different forms.  Mr. Friedberg discussed school district revenue.
The meeting was opened to the public on a motion from Mrs. Higgins, seconded by Mr. Langschultz, and carried.
Greta Wright of 18 Clinton Place –Questioned the possible amount of school children in each scenario presented.

Craig Marson of 7 Cricket Lane -  Requested a full copy of the presentation from Ms. Holmqvist.  Also would like a comparison done of multi family vs. single family regarding the number of school children possible.  Mr. Marson would like to see more exact ideas.

Tom Misciagna of 236 Broadway -  Stated that he likes what the area looks like now.

Cynthia Bergsein of 9 Edward Place -  Stated that she moved here for the woods and that what is proposed would obstruct her view.  Ms. Bergsein does not want multi units.  After Ms. Holmqvist explained why this area was picked for affordable housing, Ms. Bergsein asked why lawsuits from builders are driving the town’s decision.  At this time Chairman Fry stated that we are trying to put in place what the town wants and that we do not have a fear of lawsuits.

Michael Struk of 5 Cricket Lane – Mr. Struk stated that he appreciates the statistics that were given at this meeting by Ms. Holmqvist, and added that she sounds like an advocate for a builder and not in the best interest of the town.  Chairman Fry added that Ms. Holmqvist is not the enemy.  Mr. Struk also stated that the area has charm and that is the reason he and his neighbors bought there.

Chairman Fry spoke regarding an article in the paper on the City of Hackensack and how it is changing, so is Woodcliff Lake, and we are just trying to plan for the future.

John Heit of 36 Highview – Asked Ms. Holmqvist if she has looked at the congestion situation and the impact on Highview Avenue.  Ms. Holmqvist responded that traffic impacts are important but not part of this study.  Ms. Holmqvist explained the process to all present, that the basis for zoning is the Master Plan.  She encouraged everyone to research all they can and come to these meetings and give their opinions.
Craig Marson of 7 Cricket Lane – Asked if the property behind the Mahe property will be developed?  Ms. Holmqvist stated no.

Greta Wright of 18 Clinton Place – Asked what the status of Mt. Laurel is.  Attorney Leibman stated that every town has the obligation to provide affordable housing.

Cynthia Bergsein of 9 Edward Place -  Stated that the real estate market is not great at this time.  What is the drive for this now?  Chairman Fry stated that we are planning for the future.
Joseph LaPaglia of 17 Hillcrest Avenue – Informed all present that he has over 30 years experience in municipal government with the Borough of Woodcliff Lake as a Councilman, Planning Board Chairman and member and most recently as the former Mayor.  Mr. LaPaglia stated that he feels there would be a need for senior age-restricted housing in Woodcliff Lake.   Mr. LaPaglia spoke regarding the new traffic light at Broadway and Woodcliff Avenue.  He explained the construction that will be done on Church road and that the traffic from there will be diverted to our causeway.  The former Mayor also gave a history on Affordable Housing in Woodcliff Lake.  He reiterated that Ms. Holmqvist is not the enemy, she is a professional in her field.  Mr. LaPaglia stated that the borough’s decision to purchase properties on Broadway was a very wise decision, it allows the borough to control how the land can be developed. 
A conversation took place between Mr. Sachs of Boswell Engineering and Mr. Struk of 5 Cricket Lane regarding the stop line at the bottom of Highview Avenue.  Mr. Struk suggested moving the stop line 15’ to make it easier to handle.  Chairman Fry stated that this sounds like an easy fix.  Mr. Sachs will talk to the County about this.
Brian Quinn of 8 James Street – He stated that he feels this is all about aesthetics and he feels that with this proposed construction his view would not be as appealing.  He would be seeing roof tops.  Mr. Quinn compared this site to the homes on Ellis Court.  Ms. Holmqvist stated that no zoning change was contemplated for the development on Ellis Court.  
Victoria Guez of 25 Clinton Place -  Stated that she does not want multi-family homes.  The issue is to maintain the character of the town.  This is not Cranford or Hackensack, it is Woodcliff Lake, an old farming community.

Jeffrey Goldsmith of 66 Old Farms Road – As Mayor, Mr. Goldsmith thanked all for coming and he thanked the Planning Board and Burgis Associates.  Mayor Goldsmith informed all that this Mayor and Council is sensitive to the needs of the residents and is concerned with taxes and property values.  The Mayor stated that this project started 20 years ago with the causeway beautification program.  He encouraged all residents to come to these meetings and voice their opinions.
Victoria Guez of 25 Clinton Place -  Asked if any developers have approached the town regarding the property north of Highview Avenue. Mayor Goldsmith responded that he has not received any phone calls regarding this as of yet.

The public portion of the meeting was closed on a motion from Mr. Morrison, seconded by Mr. Dattoli, and carried by all.

A motion to adjourn the meeting at 10:45 p.m. was made by Mr. Langschultz, seconded by Mr. Friedberg, and carried by all.

Respectfully Submitted:

Kathleen S. Rizza, Secretary
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