BOROUGH OF WOODCLIFF LAKE

PLANNING BOARD

JUNE 11, 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




Present

Joseph Langschultz



Present 
Josephine Higgins



Present

Robert Friedberg



Absent

Marc Leibman, Attorney


Present
Elliot Sachs, Boswell Engineering

Not Requested

Donna Holmqvist, Burgis Associates

Present
John Pavlovich, Jacobs Engineering

Not Requested

Kathy Rizza, Secretary


Present

Minutes: 

The minutes of May 14, 2012 were approved on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.

PRESENTATION BY BURGIS ASSOCIATES – BROADWAY CORRIDOR – PHASE 2
Ms. Holmqvist introduced David Novak.  Mr. Novak is also a Planner from Burgis Associates.  Ms. Holmqvist informed all that the presentation is in a draft format at this time.  Ms. Holmqvist stated that there are two organizations that govern planning in New Jersey: the State Strategic Planning Organization and the State’s Energy Master Plan.
The presentation began with all properties in the corridor being described.  The old Matsu property has already been approved with variances.  This application was made by HLM.   The Malek site; the old gas station, was discussed as being in a deteriorated condition.  Past applications on this parcel were withdrawn.  The Mayberry/Post Office shopping center was also discussed.  This site is non-conforming in parking and setbacks.  The Malek property at the corner of Campbell and Broadway could possibly have 75,000 sq. ft. of retail on the first floor and six (6) apartments on the second floor.  The Mayberry/shopping center property could possibly be moved closer to the street for better retail viewing and sidewalks could be added.  There could be retail on the first floor and twelve (12) apartments on the second floor.
The area north of Highview Avenue was discussed in detail. There are two (2) properties owned by the Borough and two (2) other parcels, one being a single family lot consisting of five acres.  All these properties are impacted by the steep slope ordinance.  Possible re-zoning of this area was discussed.  Planning recommendations for this area are detailed in the report from Burgis Associates.
Board Member Questions and Comments:

Mr. Nathin asked why you would want the buildings south of Highview closer to the street.  He feels that parking should be closer to the street.  Ms. Holmqvist stated that buffers were considered and pedestrian activity is the goal in this area.  Mr. Nathin also stated that he is not a fan of 9’ x 18’ parking stalls.

Mr. Dattoli questioned the amount of multi family housing that could go north of Highview, why seventy-two (72), why not more or less.  Ms. Holmqvist explained the maximum buffer to protect the steep slope areas which would bring the development closer to Broadway.  There could be no more than 12 units to an acre.  There could be three (3) levels of living space and a parking level.  The height would be restricted to 42’ to the peak of the ridge.

Mrs. Higgins asked what if the other lot on Broadway north of Highview in the R-15 zone was to be sold.  Donna Holmqvist stated that it could be merged with the Mahe property.  Mrs. Higgins asked what kind of stores would be permitted south of Highview.  Donna stated whatever is allowed in the B-1 zone, except restaurants which are not permitted.
Mr. Barboni asked if anything is planned for the west side of Broadway south of Highview.  Ms. Holmqvist stated that this was looked at during Phase I and did not warrant an in-depth study at this time.
Mr. Glaser clarified that if we proceed with this project that there would be no impact on the west side.  Mr. Glaser thought that the report was to also enhance the train station.  At this time the status of COAH (Council on Affordable Housing) was discussed.  Ms. Holmqvist stated that presently COAH is in a state of disarray.  She added that she doesn’t think COAH will totally go away.  Donna talked regarding LEED (Leadership in Energy and Environmental Design) certification for the Borough, which promotes conservation of resources.
The amount of new students to the Borough with new housing scenarios was discussed.    Rutgers studies and Board of Educations were consulted for information on this.  Mr. Nathin spoke regarding the surveys done by the Board of Educations. He doesn’t feel that Woodcliff Lake is a transit community like Ridgewood and he is concerned with how many children could move into Woodcliff Lake with possible new developments.

Mr. Glemby spoke regarding current economics.

Mr. Ciaudelli spoke regarding the Center for Urban Policy Research.  He agrees with Mr. Nathin that a good school system is attractive in Woodcliff Lake.  He asked if there was a smaller sample community that could be used other than Ridgewood.

Mr. Morrison thanked Ms. Holmqvist for her efforts.  He asked if any proposed change would affect the Matsu/HLM site. Donna responded no, they have their approval.  Board Attorney Leibman asked if this B-1 district is the only B-1 district in the Borough and can we eliminate the Matsu/HLM property.  It was stated that only the Mayor and Council could do that.  Ms. Holmqvist stated that this is only a draft proposal and that it would be at least a year before the Mayor and Council acted on anything.  Mr. Morrison asked if we could made changes to the B-1 Zone to allow changes in the Matsu/HLM property.  Donna stated that since this property already has approval she did not look at this site for the purpose of this presentation.
A site walk through the residential area north of Highview took place this past week with Chairman Fry, Mr. Morrison, Mr. Barboni and Mrs. Higgins.  Mr. Morrison stated that if we do nothing with these parcels numerous homes could be built on this property under our current regulations if a developer was to come in now.  A developer could put in a cul de sac from Edwards Court and could fit 4-5 homes. This would be totally conforming. A development could also connect with Clinton Place with homes that would also be totally conforming.  A possible scenario would be single family on the top portion of the property and multi family on the lower section.  Due to the lack of information from COAH no progress has been made with the parcels north of Highview.  Chairman Fry would like to bifurcate the issue – north of Highview and south of Highview.  He would like to focus on the south of Highview section of Broadway.  More information is needed for the northern section.  The Chairman would rather debate on impervious coverage, restaurants, parking and setbacks in the area south of Highview between Lincoln and Highview.

Mrs. Higgins asked the Board Attorney if the Matsu/HLM property would be considered spot zoning.  Mr. Leibman did not think so but would research.  

Mr. Langschultz commended Ms. Holmqvist for her work on this presentation.  He would agree to defer the north of Highview area.

Mr. Nathin has no issue with separation of the two areas and he would like to hear from the residents regarding the north of Highview area.

Mr. Glemby would like to discuss restaurants being allowed south of Highview.  This will be discussed.

Mr. Glaser stated that the Board needs to look at the big picture.  We have to consider multi-family housing to bring revenue to the town.  This needs to be researched.

Mr. Morrison agrees to bifurcate and focus on south of Highview.
All members were in favor of bifurcating the issue and dealing with south of Highview at this time. There will be a debate among the members and Donna Holmqvist and then the residents will be heard.  
A 5 minute break was taken.  After the break attendance was taken again and was found to be the same as at the beginning of the meeting.

Chairman Fry stated that the following needs to be discussed regarding south of Highview:  setbacks, impervious coverage, parking, multi family vs. single family, restaurants, ingress and egress.

Regarding setbacks Mr. Morrison feels that the stores should be close to the street but that the parking should also be in the front.  A 25’ minimum is Ms. Holmqvists recommendation with parking in the rear on the sides.  Mr. Barboni does not feel that this area is a walking district.  Mr. Dattoli likes the presentation for the property and he likes the buildings closer to the street and the parking in the rear.  He would prefer the parking closer to his home which is in the rear.  A 30’ buffer is important to him.

Impervious coverage was next to be discussed.  Chairman Fry feels that 70% is fine.  He stated that he is concerned with rentals – feels there is strong demand for rental properties and used Emerson as an example.  Mr. Fry would like to look at the Centennial Way development to see how many children live there.  The Chairman is not in favor of rental  units in this area.  Mr. Barboni stated that parking may be an issue with rental units.  Mrs. Higgins stated that the rental units should be limited to one bedroom.  She is in favor of restaurants in this area.  Mr. Dattoli would agree to one bedroom units and some two bedroom units.  Attorney Leibman stated that the number of bedrooms could be limited through the building code.  Mr. Langschultz feels that one bedroom would be adequate.  Mr. Langschultz would like to see restaurants in this area, he feels that some place is needed for people to get together.  He also feels that a 25’ setback is acceptable.  Mr. Morrison wants residences here but feels that this possibility needs to be looked at more thoroughly.  Mr. Ciaudelli has no objection to residential units.  Mr. Glemby feels that this area on Broadway is already too congested and is not in favor of rental units, but he would be in favor of one (1) restaurant.  Mr. Glaser stated that he leans toward residential units for young professionals.  He feels that these units should be smaller and more affordable for young couples.  Mr. Glaser stated that he will rely on Ms. Holmqvist to do the research.  Ms. Holmqvist envisions three (3) bedroom units, enough room for office space and an exercise area.  She stated that in Park Ridge units are getting over $2000.00 a month in rent, and if they were for sale units they would cost approximately $300,000.00.
Regarding parking Mr. Nathin stated that he could live with 9.5’ x 18’ parking stall size. Attorney Leibman stated that the RSIS standards do not apply to commercial units.  Ms. Holmqvist stated that the parking ratio is very high in Woodcliff Lake – 1 stall per 175 sq. ft.  Her firm suggested that it be the same for both commercial and residential.  Mr. Nathin would prefer 1 stall per 200 sq. ft. Mr. Dattoli agrees with Mr. Nathin and feels that for office space it should be 1 stall per 260 sq. ft.  Residential parking should be fixed with the RSIS standards. All members agree with Mr. Nathin and Mr. Dattoli.  Ms. Holmqvist feels that this is reasonable.

Restaurants were discussed next.   Donna stated that tight controls are needed for restaurants and that drive thru’s should not be allowed.  Also no disposable silverware should be allowed.  Ingress and egress on the side streets was discussed.  Mr. Langschultz asked if the County would get involved because Broadway is a County road.  Ms. Holmqvist stated the zoning ordinance has restrictions on the side streets regarding ingress and egress.  Mr. Dattoli feels that restricting left hand out on Campbell at the Malek property would alleviate the problem.  Donna stated that this would help and that designing driveways with angles allows more flexibility.

The following was decided by all Board members:

Setback – 25’

Impervious coverage – up to 70%

Parking – Retail: 1 for every 200 sq. ft    Office: 1 for every 250 sq ft.

Restaurants – Dona Holmqvist will report back to the board on ways to control restaurants.  The same applies for residential units.
A motion was made to go into public session by Mr. Langschultz, seconded by Mr. Glaser, with all in favor.
Greta Wright – 18 Clinton Place -  Asked why the downtown area can’t be limited to Chestnut Ridge Road.
Craig Marson – 7 Cricket Lane -  Mr. Marson thanked Mr. Struk for his assistance.  Mr. Marson read two (2) statements; one from himself regarding the area north of Highview and one from Elizabeth Wilson, the niece of George Mahe and present owner of the Mahe property.

Victoria Guez – 25 Clinton Place – Ms. Guez does not agree with ideas of the Board.  He is not in favor of restaurants.

The public portion of the meeting was closed on a motion from Mr. Morrison, seconded by Mr. Langschultz, and carried by all.
The meeting was adjourned on a motion from Mr. Nathin, seconded by Mr. Ciaudelli, and carried -  Time being 10:45 p.m.

Respectfully Submitted,

Kathleen S. Rizza, Secretary
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