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MAY 18, 2016 MINUTES

A Regular meeting of the Township of Roxbury Planning Board was held on 
May 18, 2016 at 7:30 p.m. in the Municipal Building at 1715 Rt. 46, Ledgewood, N.J.  After a Salute to the Flag Chairman Charles Bautz read the “Open Public Meetings Act”.

ROLL CALL:

PRESENT:
Tom Carey, Amy Overman, James Rilee, Mike DiDomenico, Robert DeFillippo, Jaqueline Vitiello, Michael Shadiack, Shawn Potillo, Bill Silcox, Charles Bautz
ABSENT:
John Wetzel 
STAFF:
Tom Germinario, Esq.

Russell Stern, P.P.

Paul Ferriero, P.E.
MINUTES:  April 20, 2016

Motion to approve the minutes was made by Mr. Carey and seconded by Mr. DeFillippo.
Ayes:  Mr. Carey, Ms. Overman, Mr. DeFillippo, Mr. DiDomenico, Mr. Bautz

Abstain:   Ms. Vitiello, Mr. Silcox, Mr. Shadiack, Mr. Potillo
Noes:  None

Mr. Rilee stepped out briefly while the minutes were being approved.
MOTION APPROVED

RESOLUTIONS:

Resolution for Master Plan Consistency for Ordinance Amendment

Mr. Stern explained the ordinance amends the zoning of the GU district to allow affordable housing in accordance with the Township’s Housing Element and Fair Share Plan and pertains to two parcels, one, the Main Street former DPW parcel and the other parcel is west bound on Route 46.  The Master Plan provides affordable housing in these locations.
ROXBURY TOWNSHIP PLANNING BOARD

RESOLUTION OF MEMORIALIZATION

Approved:
May 18, 2016

      Memorialized:
May 18, 2016

IN THE MATTER OF MASTER PLAN CONSISTENCY DETERMINATION ORDINANCE NO. 07-16 TO AMEND CHAPTER XIII, LAND DEVELOPMENT ORDINANCE, OF THE REVISED GENERAL ORDINANCES OF THE TOWNSHIP OF ROXBURY, COUNTY OF MORRIS, STATE OF NEW JERSEY, BY ADDING AFFORDABLE HOUSING AS AN ADDITIONAL PERMITTED USE IN THE GU GOVERNMENT USE DISTRICT



WHEREAS, the Planning Board has reviewed the proposed Ordinance No. 07-16 and has received input from the Township Planner and Planning Board Attorney concerning same, and has discussed the Ordinance at its public meeting of 5/18/16; and



WHEREAS, based upon its review and that of the Township Planner and the Planning Board Attorney, the Planning Board has determined that the proposed Ordinance is consistent with the Master Plan and promotes the goals and objectives of the plan.



NOW, THEREFORE, BE IT RESOLVED, that the Planning Board does hereby find and determine that proposed Ordinance No. 07-16 to Amend Chapter XIII, Land Development Ordinance, of the Revised General Ordinances of the Township of Roxbury, County of Morris, State of New Jersey by Adding Affordable Housing as an Additional Permitted Use in the GU Government Use District, is consistent with the Roxbury Township Master Plan and with the planning goals and objectives of the Township.  The Planning Board Secretary is hereby directed to advise the Township Council of said determination by the Planning Board.



The undersigned does hereby certify that the foregoing is a true copy of the action taken by the Planning Board at its regular meeting of 5/18/16.







Eugenia Wiss, Secretary

Motion to approve was made by Mr. Rilee and seconded by Mr. DeFillippo.

Ayes:  Mr. Carey, Mr. Rilee, Ms. Overman, Ms. Vitiello, Mr. Silcox, Mr. Potillo, Mr. DeFillippo, Mr. DiDomenico, Mr. Bautz

Abstain:   Mr. Shadiack 

Noes:  None

MOTION APPROVED

COMPLETENESS:

APPLICATIONS:

PBA-15-023 RADHA KISHAN REALTY, LLC. 190 Mt. Arlington Blvd., Block 11301, Lot 16

Minor Site Plan approval for a bar and package store in vacant tenant space.  This application was carried from the March 16, 2016 and April 20, 2016.  This application was withdrawn.  

OLD BUSINESS:   The Chairman moved this discussion to be heard before the Roxville Mall application.

PBA-10-009 RALZONE DEVELOPMENT, Block 4305, Lot 12, Carey Road

Discussion on proposed new home

Mr. Mark Rallo gave a quick overview; this was not a formal application.  He has a six lot subdivision which was originally approved as a five lot subdivision.  In 2010 an Amendment for the six lots was approved with an agreement to reduce the home size from 4000 to 4500 sf to 3800 sf.  Four homes have been built from 3280 sf to 3800 sf.   Selling Lot 12.05 with a 3800 sf home size limit is an impediment.  Lot 12.05 is not the biggest lot but it has the biggest building envelope.  He had a plan for a proposed home that was 4506 sf. but would reduce the upstairs to net 4353 sf.  He presented different methods to determine the measurement, inside versus outside walls, roof, etc.  He wants to build this house.  Even with the increased size, the building and impervious coverage, was not significantly higher than the other homes constructed.  A comparison was made to the Board of the other improved properties.  A 35’ setback for the homes was also agreed to as part of the approval, however, two large trees would have to be removed and he wants to maintain them so he would like to move the house back with a 60-65’ setback.  No variances are created with a larger home.  The lot is 49,658 sf. 

Lot 12.01, the first one with a detention basin, has not been built yet and he is not looking to build a larger home on that lot.  Mr. Rilee reminded him that he had a hardship with the market was why the Board agreed to the additional lot and the smaller home size. Now, people are looking for a larger square footage in homes.  Mr. Ralzone did not think a larger home would change the character of the neighborhood; the house is designed by the same architect as other homes.  It’s actually not as wide at the house he is building now on Lot 12.03.  He would like the flexibility to build a bigger home.  Mr. Silcox was worried about setting precedence and accepting different ways of measuring that were presented.  

As part of his approval he was required to put an evergreen planting around the perimeter of the property but in the area to be screened, the vegetation has grown in and adding the evergreens would be a conflict so he would like to relocate them between each of the homes built to create a barrier.  The homeowners would prefer this.  The homeowner who objected to not having a buffer has sold the property.   The canopy in the buffer would prevent the evergreens from doing well.  He will get a letter from the new property owner regarding this. The buffer was proposed for screening a view so Mr. Stern felt a reduction of the trees in that area would be okay along with a redistribution of the trees in the development.  The Board deferred to Mr. Stern to approve this as a field change and if not agreeable, then he would come back to the Board. 

The meeting was open to the public.  No one from the public commented.  The meeting was closed to the public.

The Board agreed that the proposed changes are not a substantial deviation from the approved plan and can be done administratively.  

PBA-16-001 ROXVILLE ASSOC. 275 Route 10 East, Block 5004, Lot 7

Amended Site Plan Approval for signage.  This matter was continued from April 20, 2016
Mr. Shadiack left at 8:03 p.m.  This is a continuation of the application for a freestanding sign.  The Board made recommendations at the April 20th meeting to make landscaping changes.  They submitted updated site, landscape and sign plans.  The variances are for the number of signs or distance between signs.  Peter Korzen, licensed engineer, landscape designer Chelsea Taylor and a representative from Signarama were present and the basis for variance will be addressed by Mr. DaVino.  Mr. Rilee thought that they were either going to clear the landscaping so the signage was more visible or add a sign, not both.  Their engineer, Mr. Korzen, was qualified by the Board.  Sheet 2 of 3 was referred to.  The sign was no longer a pylon sign, it is a V shaped monument sign or a sign with a 55º spread, each face is 102 sf and the height is 12.33’ on a 2’ berm for a total of 14.33 feet, compliant with the code and setbacks.  This will make five signs on the mall property.  He addressed the Planner’s review letter dated May 13, 2016.  As requested he provided more sign detail.  The leasing information on the sign was discussed as to if it was necessary.   Mr. DaVino said they need to keep this until the property is leased.  They agree with everything in the report except they didn’t feel a site easement was necessary and Mr. Ferriero agreed.  The back of the sign is black and might be visible from a parking lot.  The lighting was discussed and the sign representative will later clarify.  
The meeting was open to the public.  Arthur Schwartz of 4 Laverty Court said he is not here to object to this application but said the landscaping done years ago near his property (the Shoprite area) needs attention as it is inadequate.  They agreed to address the landscaping.  Deborah Ballway, 6 Laverty, near Joann Fabrics, agreed the existing landscaping is a problem.  

Mr. Bautz referred to Exhibit A-6 and was concerned that a State sign might block the proposed sign.  Mr. DaVino was still under oath and agreed that they can’t see a portion of it.  Mr. Defillippo said this is a very busy intersection.  Mr. Rilee thought the proposed sign was needed because the existing landscaping blocked the signs.  Signage in the Township is a concern; they have to be judicious and want to work with property and business owners.  Exhibit A-6 doesn’t correctly show the location of the sign.  They want to remove approximately 90 trees and also have the 12’ sign.

Mr. DaVino said his larger tenants have most of the existing signage, Shoprite, Home Depot, Kohls, the satellite tenants signage is small.  The proposed sign is a marketing tool for the tenants on Commerce Boulevard.  He has 60,000 sf empty; tenants are leaving.  

Mr. Bautz agreed the existing trees block the signage but was concerned about the visibility of the proposed signage and approving additional signage is problematic. Mr. DaVino said no other retailer compares to him with 750’ of frontage on Route 10 and 2,200 feet on Commerce Boulevard and 1000’ on Righter Road for a total of 3700’ of frontage with two pylon signs; a total of 68 acres.   Referring to Exhibit A-2, once you see the proposed sign you are past the entrance.  Mr. DaVino said they will read the proposed sign when stopped at the light.  At the suggestion of the Board, Mr. DaVino agreed to close the V aspect of a sign.  The original application was just for a sign and the Board suggested removing the trees so the existing signage was visible and now he wants to do both.

They are removing 95 trees and installing 69 trees.  Mr. Silcox said they could landscape behind the sign and they need to submit a more comprehensive plan.   Mr. Rilee said the tree removal and signage will change the character of Route 10.  Mr. DaVino said they are proposing extensive landscaping
Landscape Designer Chelsea Taylor of Edward Clark Landscape Architects was sworn in and qualified.  Exhibit A-13 was marked.  It was similar to the landscape plans submitted with photos and notes added to it.  This replaced what was previously submitted and responded to Mr. Stern’s report.  The areas addressed for landscaping were along Route 10, Commerce, the dining area facing Commerce and the walkthrough by the Paper Store.  The existing sign views were shown on Page 2.  Sheet 3 showed signage visibility ratios.  The yellow areas are where trees are going to be removed.  Sheet 4 showed the trees that were going to be removed.  The location and number of trees being removed was discussed.  They will improve some other areas on the site with planting islands and replace dead or damaged trees.  Page 7 showed the proposed sign which was on a raised 2’ berm that will be landscaped.  The total height will be 14.33’ including the mound.   The Board was concerned because conflicted plans have been presented.  Sheet 8 and 9 showed tree removal and colored proposed landscape areas in the Commerce Boulevard entry and dining area. Landscape Architect Ed Clark was sworn in and had been previously qualified.  The habit of the replacement trees were columnar trees and were clustered instead of a hedge type planting.  He referred to Page 13 that showed the proposed species of plants to be used and described their habit.  The entry way plants will be low.  The Board was still not clear on what landscaping is coming out and what is being replaced.  Some mulched areas will be grassed.  If the Board visits the site after the testimony they might understand why the plants are being removed.  87 trees are coming out 39 trees are added, 30 trees replacing dead of damaged trees so the net loss is about 50 trees. Page 12 was a rendering of proposed plaza planting and walkthrough area and the proposed corner sign.  Page 11 showed the walkthrough by Kohl’s where some unsightly pines were being removed and some new landscaping installed.  Page 9 showed the dining area proposed landscaping which resulted in the removal of some of the trees to provide a better layout and open up the interior and the addition of grass.  
Signage clarification was needed.  A new sign rendering, Exhibit A-14 was handed out.  Mr. DaVino said he modified the sign and berm per the Board’s recommendation and worked hard to get a good landscaping plan.  Mr. Rilee now regretted suggesting removing the landscaping if they misinterpreted him.  Mr. DaVino liked the Morris Canal Plaza’s new, open landscape design.  Mr. Silcox thought the landscape plan and signage proposal were great and understood the signage attraction to tenants.  They have 72 retail tenants and 31 sign panels and he wants this sign for the tenants on Commerce Blvd.  They wanted a triangle sign but one double-sided sign would be acceptable no more than 18” wide according to the ordinance.  
Mr. Silcox wanted a more organized, comprehensive presentation.  They will complete the landscaping in two years. Mr. DaVino needs the sign for the businesses.  He would like a two sided sign and would remove as few trees as possible in that area for visibility.  It was decided to keep the sign and landscaping plan application together and they will resubmit.  There was conflicting testimony on the sign and how it was lit, and they wanted clarification on the landscaping and the Board members would look at the site with the plan to visualize it.  They do their own watering with irrigation truck so the planting schedule was a consideration.  
The matter was carried to June 1, 2016.   Their attorney apologized for any confusion.

Bank of America was required to upgrade their handicapped access and the Board felt this could be done administratively and did not have to be included in this application.

NEW BUSINESS:  

CORRESPONDENCE:

Notification of Ajax Main Pump Station Upgrade from Hatch Mott MacDonald

Letter from Engineering Department regarding Ajax Pump Station Upgrade

Notification of Highland Manor Pumping Station Upgrades from Hatch Mott MacDonald

OPEN TO THE PUBLIC:

Motion to adjourn 10:15 p.m.
FOR THE PLANNING BOARD

TOWNSHIP OF ROXBURY

_________________________
Eugenia Wiss, Board Secretary

