Board of Adjustment May 25, 2016
A special meeting of the Township of Roxbury Board of Adjustment was held on Wednesday, May 25, 2016 at 7:00 p.m. in the Municipal Building at 1715 Route 46, Ledgewood, NJ after a salute to the flag Chairman, 
Mr. Grossman read the “Open Public Meetings Act”.

BOARD MEMBERS PRESENT:
Mr. Fiore, Mr. Klein, Mr. Schmidt, Mr. D’Amato, Ms. Dargel, Ms. Robortaccio, Mr. Furey,
Mr. Grossman.		

Absent:   Mr. Overman			   

PROFESSIONAL STAFF:
Mr. John Hansen, P.E.
Mr. Russell Stern, P.P.
Mr. Larry Wiener, Esq.
Mr. Harold Maltz, Traffic Consultant

Minutes of April 11, 2016
Ms. Robortaccio made a motion to approve the minutes of April 11, 2016 Ms. Dargel seconded.
Roll call:  Ms. Robortaccio, yes; Ms. Dargel, yes; Mr. Schmidt, yes; Mr. D’Amato, yes; Mr. Furey, yes; Mr. Klein, yes; Mr. Grossman, yes.

RESOLUTIONS:
ZBA-16-006 WEBB, Variance relief for property located at 8 Helen Street, Succasunna, Block 1605 Lot 6 in an R-3 zone. 
In the matter of Joan & Richard Webb
Case No. ZBA-16-006
RESOLUTION OF FINDINGS AND CONCLUSIONS
BOARD OF ADJUSTMENT
TOWNSHIP OF ROXBURY
RESOLUTION
	                                                                    Approved:     May 9, 2016			                                                                  Memorialized:    May 25, 2016

	WHEREAS, Joan & Richard Webb have applied to the Board of Adjustment, Township of Roxbury for permission to construct a roof over a portion of the existing deck requiring impervious coverage (total lot coverage and building coverage) variances 
for premises located at 8 Helen Street and known as Block 1605, Lot 6 on the Tax Map of the Township of Roxbury which premises are in a “R-3” Zone; said proposal required relief from Section 13-7.1301D8 of the Roxbury Township Land Use Ordinance; and
	WHEREAS, the Board, after carefully considering the evidence presented by the applicant and having conducted a public hearing has made the following factual findings:
1. The applicants are the owners and occupants of the single-family home on site.
2. The applicants were proposing to build a roof that would be over a portion of the existing deck.  The applicant’s proposals were embodied in a set of plans prepared by Spectrum Construction and Development Co., Inc. that were attached to the application.  In addition, the applicant submitted a plot plan depicting the area where the proposed roof would be built over part of the existing deck.  Same would be along the westerly corner of the subject premises as depicted on the aforementioned plot plan. 
3. Applicant received a letter of denial dated January 28, 2016 from Patricia Fischer, the Zoning Officer.
4. The Board received a memorandum dated February 24, 2016 from Patricia Fischer, the Zoning Officer.
5. As noted in the February 24, 2016 letter, the following relief is required:
a. Maximum Impervious Coverage – 25% (2,531.25 sf) permitted, 21.31% (2,158 sf) existing, 25.38% (2,570 sf) proposed
b. Maximum Building Coverage – 15% (1,581.75 sf) permitted, 13.27% (1,344 sf) existing, 17.34% (l,755 sf) proposed
6. Coverage relief is triggered because the deck would not normally count as coverage, however, the addition of the roof over the small portion of the deck, as requested, triggers the need for the variances being requested.
7. Joan Webb testified at the public hearing.  She noted her enjoyment of the deck would be greatly enhanced by the addition of the roof.  
8. Donald Dyrness, the principal of Spectrum Construction, testified at the public hearing.  He reviewed the plans and noted the subject premises were approximately 10,200 sq. ft. and was located in the R-3 zone which anticipates a 15,000 sq. ft. lot.  He noted that, if the subject premises were indeed 15,000 sq. ft., the variances requested would not be needed.
	WHEREAS, the Board has determined that the relief requested by the applicant can be granted without substantial detriment to the public good and without substantially impairing the intent and purpose of the Zone Plan and Zoning Ordinance of the Township of Roxbury for the following reasons:
1. The Board finds the modest addition requested by the applicant to be somewhat minimal.  The addition would provide the means for the applicant to enjoy more of the outdoor amenity afforded by the existing deck.
2. It is noted the applicant could have achieved, without a variance, the same affect by installing a modernized awning or constructing a temporary canopy over the deck.  The applicant’s proposal is a much more aesthetic improvement to the subject premises.  The undersized nature of the lot results in the need for this variance.  Under the circumstances, same is de minimis and a better alternative than simply adhering to the strict parameters of the zoning ordinance.  A permanent well thought out design is a better alternative than possible temporary solutions that would meet with the parameters of the zoning ordinance.
		NOW, THEREFORE, BE IT RESOLVED by the Board of Adjustment of the Township Roxbury on the 9th day of May, 2016 that the approval of the within application be granted subject, however, to the following conditions:
1. Payment of all fees, sureties, and escrows required by ordinance.
2. Deck roof to be sized and located as depicted on the drawings attached to the application.  Maximum impervious coverage to be no less than 25.38%; maximum building coverage to be no less than 17.34%, as requested.

Mr. Schmidt made a motion to approve this resolution, Ms. Dargel seconded.
Roll call: Mr. Schmidt, yes; Ms. Dargel, yes; Ms. Robortaccio, yes; Mr. Klein, yes; Mr. Fiore, yes; Mr. Grossman, yes.

ZBA-16-011 TRAVERS, Variance relief for property located at 508 Benson Place, Landing, Block 12003, Lot 16 in an R-3 zone. 
In the matter of Brian & Susan Travers
Case No. ZBA-16-011
RESOLUTION OF FINDINGS AND CONCLUSIONS
BOARD OF ADJUSTMENT
TOWNSHIP OF ROXBURY
RESOLUTION
	                                                    Approved:    May 9, 2016
	                                               Memorialized:   May 25, 2016

	WHEREAS, Brian & Susan Travers have applied to the Board of Adjustment, Township of Roxbury for permission to construct a deck requiring dimensional variance relief for premises located at 508 Benson Place and known as Block 12003, Lot 16 on the Tax Map of the Township of Roxbury which premises are in a “R-3” Zone; said proposal required relief from Section 13-7.1301D4 & 13-7.1301D5 of the Roxbury Township Land Use Ordinance; and
	WHEREAS, the Board, after carefully considering the evidence presented by the applicant and having conducted a public hearing has made the following factual findings:
1. The applicants are the owners and occupants of the single-family home on site.
2. The applicants were proposing to construct a deck on the front and rear of their home.  The location of the deck was depicted on a plot plan attached to the application.  The applicant also provided elevations showing the design of the proposed deck. 
3. Applicant received a letter of denial dated March 22, 2016 from Patricia Fischer, the Zoning Officer.
4. The subject premises are a corner lot thus the premises are encumbered with two front yards and the conforming building envelope is extremely small.  
5. As noted by the Zoning Officer, the applicants require the following relief:
a. Minimum Front Yard Setback – 35’ permitted, 25’ existing, 17’ proposed
b. Minimum Rear Yard Setback – 35’ proposed, 8.9’ existing, 24.9’ proposed (additional encroachment)
6. Brian Travers testified at the public hearing.  Mr. Travers noted the proposed open deck would be minimally intrusive and be compatible with the existing pattern of development in the neighborhood.  He further noted that, not only was his lot encumbered by having two front yards, it had an extremely narrow depth (from Benson Place) of 60’.  He further noted the northern portion of the lot was at a different elevation than the remainder of the lot.   
	WHEREAS, the Board has determined that the relief requested by the applicant can be granted without substantial detriment to the public good and without substantially impairing the intent and purpose of the Zone Plan and Zoning Ordinance of the Township of Roxbury for the following reasons:
1.  The Board finds the applicant’s property has several built-in hardships.  It is a corner lot.  The shape of the property and the application of the zoning ordinance renders much of the property non-conforming as to location of any improvements.
2. The applicant’s request for an open front yard deck is a minimally intrusive addition for the subject property.  Open decks are a ubiquitous amenity for single family homes in Roxbury Township. 
3. Given the location and the nature of the neighborhood, this open deck will not have any substantial impact on any of the adjoining properties or the zone scheme. 
		NOW, THEREFORE, BE IT RESOLVED by the Board of Adjustment of the Township Roxbury on the 9th day of May, 2016 that the approval of the within application be granted subject, however, to the following conditions:
1. Payment of all fees, sureties, and escrows required by ordinance.
2. Deck to be sized and located as depicted on the drawings and submissions attached to the application.  The following setbacks are noted.  The rear yard setback to the deck shall be no less than 24.9’ as requested and the front yard setback to be no less than 17’ as requested.  The size of the deck shall be consistent with the depiction and the drawings.
3. Deck to remain open and unclosed.


Mr. Schmidt made a motion to approve this resolution, Ms. Dargel seconded.
Roll call: Mr. Schmidt, yes; Ms. Dargel, yes; Ms. Robortaccio, yes; Mr. Klein, yes; Mr. Fiore, yes;
Mr. Grossman, yes.

APPLICATION:
ZBA-15-029 QUICK CHEK, Preliminary Site Plan / Variance relief for property located at 84 Route 206 & 260 Mountain Road, Flanders, Block 9202, Lots 8 & 9 in a B-1A zone.
Mr. John Wyciskala, Esq. represented QuickChek Corporation, this is a continuation of their site plan and variance hearing; the fourth public hearing (last date being March 23rd). The Board has heard testimony from QuickChek’s professional Engineer, Architect, Traffic Consultant and Professional Planner. QuickChek’s Engineer has submitted a revised site plan in response to the professional comments received to date on planning, engineering and traffic. This evening’s discussion will be in reference to the environmental issues at the site.
Eugene Gallagher, 332 Ridge Road, Cedar Grove, NJ- Licensed Professional Engineer, Melick-Tully Associates Environmental Consultants was accepted by the Board and sworn in Mr. Gallagher gave an overview/summary of the site stating since the early 1980’s it has been a discharge site. It is under the supervision of Shell Enterprise & their consultant Motiva Enterprise who is actively investigating and remediating the site which has been ongoing since 1988 in accordance with NJDEP requirements; active mediation and oversight by a LSRP and continued until 2009 with further remedial investigating into 2013.  Current condition; delineated soil contamination, tanks have been removed from the (front) property.  Additional technical details with the environmental investigation will be on going for at least twelve years – soil conditions will be handled by deed restrictions.
All redevelopment work is done under an LSRP retained by Motiva and Shell the next reporting to NJDEP is due in 2019. Ground water bi-annual certifications are done by NJDEP and approvals are done and required to be done by annual certifications on a continuing basis. 

There was discussion as to what QuickChek is responsible for on the site. The pre-existing Shell Station is still undergoing remediation the property has been sold to and now owned by QuicChek which makes QuickChek responsible for any new conditions that maybe encountered.

Mr. Wyciskala stated QuickChek owns the property; QuickChek had purchased knowing there was an on-going obligation to deal with any potential environmental concerns. QuickChek is responsible for the property.

Mr. Gallagher stated that as conditions are encountered/exposed at the site they are evaluated by an LSRP retained by QuickChek to be compliant with the DEP regulations.

Mr. Stern questioned if QuickChek’s LSRP will be present on site during construction?

Mr. Gallagher stated; no, the way it works is the LSRP is responsible for the oversite of the activities he can be there or he has to be physically reviewing and in charge of the activities; so all the reports get reviewed by the LSRP. The LSRP signs off on any remediation actions. 

Mr. Furey asked for more clarification as to the existing case; what is Shell is responsible for?
There was more discussion as to the soil contaminants and groundwater work plan on the site.
It is the responsibility of the LSRP and DEP in reference to the area of concern to make sure the site is cleaned up.  There was more discussion on the ground water CEA / well restriction. At this time no remediation levels are less than 100 parts, the trend is going down from 1986. Ground water impact is declining.

Mr. Stern stated the location has been a service station with lifts since the mid 1960’s could the condition be caused by the service pits?
Mr. Gallagher replied; when the lifts are removed it will be better investigated. 

Mr. Fiore questioned are there other oil tanks in the area.
Mr. Gallegher stated no other problems have come up for the site, QuickChek would like to start as soon as possible before any construction or grading is done the property will be re-evaluated for condemnation. 

Mr. Hansen questioned the Traffic lighting on Route 206 getting started before the project begins.
Mr. Stern stated before any project begins a pre-construction meeting is a must and the Township Planning; Engineering & Construction Departments would anticipate a construction work narrative to know what is to be expected.

Mr. Wyciskala stated that QuickChek is working with the NJDT to be able to begin the project as soon as possible. 

There was more discussion as to when QuickChek will be able to more evaluate the former Shell station for any other contamination on the property.

Open to the Public

Ms. Valerie Wolff, 254 Mountain Road, requested a list of the contamination on the site. 

Mr. Gallagher stated the information in reference to the contamination of the site is on record with NJDEP whom she can contact along with the LSRP from Motiva; Motiva is the company responsible for the clean-up of the site.
 
Ms. Wolff questioned when the traffic light would be in place and will the environmental clean-up be done first?  

Mr. Gallagher replied he does not know the sequence for the construction of the traffic light; but, the intent is for QuickChek to do demolition, expose conditions, have an understanding as to what is on the site now, this is all part of the phase of an environmental clean-up. Anything that arises during construction will be dealt with immediately (the front portion of the site is where we expect to have remediation) if there’s a problem we would work around it and in no way anticipate to stop work on the project. There was discussion as to how in general this type of work is done and the time frame.

Ms. Wolff questioned the testing of the wells on the site property and would like to be informed if any other testing on the water wells is done near her property. Ms. Wolff’s well is 180 feet from the applicants site. 

There was discussion as to work that was being done on the property without informing the neighbors.
Mr. Wyciskala informed everyone that anyone within the 200ft radius would be notified of any work done at this site in reference to the QuickChek .

Mr. Wiener explained that QuickChek is only responsible for what is happening on the site now since they have purchased the property.

Mr. Stern questioned is there any connection between the Netcong water storage tanks property and the QuickChek properties? Will there be any impact or are there any contamination problems with the water tanks? 

Mr. Gallagher stated that’s part of Motiva’s evaluation of conditions; Motiva has been monitoring the wells and at this time are monitoring them annually; there has been no impact to the Netcong water storage tanks. 
“As of now no impact and monitoring is ongoing annually”.
 
Mr. Stern questioned QuickChek in reference to the storing and monitoring of their gas products; the protection/security that QuickChek will install and use to insure the safety of the premises and surrounding area from any leakage and /or contamination within the area.

Mr. Wyciskala assured the Board; QuickChek will use state of the art systems. QuickChek uses total double wall systems as required with full monitoring. Everything used at the facility is fully accepted and approved by NJDEP. QuickChek has never had a discharge from a tank on record. QuickChek hopes to continue with no problems.

Robert Streker, Bohler Engineering was previously sworn in and remains under oath. Mr. Streker is the Professional Site Engineer for this project; he addressed the revised submittal in response to comments from the Board and gave a summary of the changes to the site plan in reference to Exhibit A-3 the original site plan rendering shows the right of way easement proposed along Mountain Road 13 ½ feet wide; this will need to be a formal dedication and will need a variance due to minor encroachment, the buffer has been reduced as shown. 
Mountain Road was modified to provide a greater paving width in connection with Route 206.This shows an eight foot setback from the paved area to the right of way. One parking space was lost; there are now a total of 71 parking spaces that is sixteen over what is allowed, and QuickChek will provide better landscaping by the trash enclosure.

Exhibit A-13 colorized version of landscaping drainage ditch, resubmitted Site Plan rendering dated: March 23, 2016 showing the relatively minor changes to the landscaping one thing in particular being the drainage ditch (a smart ditch) that was explained at the last meeting it’s a plastic black pipe; it will not be in plain sight and it will handle a lot of the rain runoff from the mountain (there is a lot of runoff in this area) even with the different types of vegetation on it. NJDEP permitting has all been filed with respect to the wetlands, discharge points and transition area waivers are all in and currently being reviewed, there are no FHA abdicable to the project; the project is in the Highlands planning area.  There are no endanger species located at the site in 2016 a turtle and bat (Indiana bat) studies were done and neither was found to be on the site or in the area. LSRP is responsible for the oversite of the activities during the site construction.

There was extensive discussion concerning the color and size of the bollards around the site. Bollards will be needed in appropriate areas around the gasoline pumps, service station aisles and along the front and sides of the building. Exhibits B-1; the QuickChek in Bayonne and B-2; QuickChek in Mt. Arlington, photos of the bollards at these locations.

Mr. Stern questioned the Morris County Planning Board letter dated: October 14, 2015
Mr. Wyciskala stated QuickChek will be in compliance and agrees to all requests made by the Morris County Planning Board in their letter dated 10/14/2015

In review of John Hansen, Ferriero Engineering; report dated: February 3, 2016 
Many of the comments in this report have already been addressed and anything that isn’t otherwise addressed QuickChek will comply with all comments from Mr. Hansen & Ferriero Engineering. 
Mr. Hansen commented: he had reviewed the latest revised (February 23, 2016) set of plans; QuickChek has already addressed many of his comments; Mr. Hansen’s concern is the ground water readings and how they would affect or not affect the storm water system. Readings where done during the wet season (and were okay) they comply with the BMP Manual.
Conditions of Approval:
1. The timing of the new traffic light to be in place.
2. Final numbers for the Soil movement resolution, if the Board approves the soil movement at the same time. 
3. And any other conditions from Mr. Hansen’s letter can be handled as a condition of approval.
4. The Board should consider the Environmental testing and some type of check and balance between the time the demo starts and is completed (as to when clearing and grading is being done) on the site.

There was discussion as to what should be done in case the project was to stop in the middle of the site being cleared. 

Mr. Wiener stated the applicant should make an overall assessment of the property before any demo work is done or the project begins.

Mr. Streker had reviewed Mr. Kobylarz’s (Township Engineer / Director of Utilities) reports of February 4, 2016, March 8, 2016 & March 10, 2016 and agrees to all comments. (60 ft right of away was agreed too / along with the comment on sidewalks)

Mr. Pellek (Township Fire Official) report dated: February 4, 2016 was reviewed, QuickChek will comply with comments one thru eight; the building is not proposed to have a fire suppression system, which is not code required. No fire alarm is proposed and QuickChek will not have a cooking suppression system, a ventilating hood will be in place.

Mr. Stern stated that Mr. Pellek’s Memo of February 4, 2016 had an exhibit attached showing no parking zones
The applicant will obtain approval of the final plans from Mr. Pellek (Township Fire Official) and fire hydrants will be provided.. 

In reference to Mr. Maltz’s reports dated: February 3, 2016, May 3, 2016 and May 23, 2016
QuickChek agrees to all comments made by Mr. Maltz.
Mr. Maltz stated the new traffic signal should be addressed, up and fully operating prior to a CO being issued also comment “C” #11; to be noted / that a guiderail is not required along Mountain Road. 

Mr. Stern stated that there will be a metal guiderail along Route 206 and may need to be adjusted slightly when the new traffic signal is in place.

In review of Mr. Stern’s most recent report updated: May 19, 2016 in regards to the revised plans;
Beginning on Page #3
1.2    Has been addressed an overview of the application revisions in testimony this evening. 
There are No issues with any items on page #4 all comments will be included in the conditions of approval on the resolution, these items have been addressed in testimony.
Page #5
1.15a. This was discussed in testimony a construction time line with narrative will be provided and include offsite improvements (traffic signal, sewer, water, gas, etc.).
1.17     A cross-section of the site as shown on the aerial was presented to the Board along with testimony. 

2.0      These items have been addressed in testimony by QuickChek’s Professional Planner.
2.4      In context to the zone plan & zoning ordinance the applicant will seek to parallel the intent of the conditional use standards for service/fueling stations in the B-2 zone where they are a permitted use.
· Prohibit the sale and display goods outside of the convenience store.
· Prohibit (NO) outdoor vending machines.
· Public Rest Rooms will be provided.
· Restrict the amount and location of signs to what is approved by the Board. Gasoline pump signage is required by law and shall be permitted. There will be NO boulder signs or free standing sandwich signs allowed on the site.
· Provide aesthetic trash receptacles at the pump islands and main building entrances.

3.0 ENVIRONMENTAL
3.1 Testimony was provided on the Environmental Impact Statement
3.2 The extent of the ongoing investigation by Motiva Enterprises was provided in testimony. This area is wetlands already. Any improvement to the site would require a trip back to the Board.
3.7  There may be more conservation easement in the wet land area (not required)

4.0 GENERAL 
4.2a    A variance is necessary from Section 13-7.2403D which requires a 40 feet front yard setback from Mountain Road.  A 39.2 feet setback is proposed from the fuel canopy to the road right-of-way.
       4.5      A big block system (max. 2’ X 4’) with color imprint is proposed.
       4.6      A smart ditch comprised of a plastic sheet is proposed on the high side of the retaining wall- at a minimum from the road to the wall.
       4.7       Black decorative bollards will be utilized.
       4.8       Bollard final details will be located on sheets 20 & 21 of the site plan.
       4.9       Consistent design freestanding lights, wall lights and trash receptacles will be specified with a black color finish; green picnic benches and umbrellas are acceptable.
     4.13       A request for a waiver for picnic tables will be needed.
     4.14       Sheet 31 will specify umbrella size & green color.
     4.16       Clarify the handicap sign, revise detail accordingly.
     4.17       Route 206 stamped concrete island will be labeled.
     4.18a     Concrete pattern will have a border where it meets concrete parking spaces and asphalt.
     4.19       Steel Guide Rail to be located on the Site Plan (sheet 21) across Route 206 south west corner guard rail will be shifted to fit along the wetlands line.
     4.20       The post spacing for the wood guide rail will be specified.
     4.21       Wood post will be more durable, better looking and placed along the top of the retaining wall; the applicant will keep the wood fence maintained a condition of approval as per the resolution. 
     4.21a     All fence, trash enclosures & bollards will be labeled on the site plan.

*All comments on page #10 (4.22 thru 4.37) are all acceptable to QuickChek.
Mr. Stern questioned 4.33 Soil Moving Permit being included in this application
Mr. Wyciskala & Mr. Wiener both stated a Soil Moving Permit is part of this application and is included in the application. 

5.0    Traffic, Circulation, Parking & Loading
5.1    thru 5.6    Testimony provided
5.7    Vehicle queuing will be depicted at each of the fueling stations as shown on the exhibit and will work for all vehicles entering & exiting the facility.
5.11   Design waiver; 30ft right-of-way will be provided, as discussed in testimony. 22.6 ft. curb to curb; the cartway complies & located west of the driveway entrance. 
5.12   Design waiver from Section13-8.610A, as to NO sidewalks will be provided along Route 206 
5.13   Design waiver due to the sidewalk being located up to 3.2 feet from the edge of the curb.
5.13a Southerly terminus of Mountain Road sidewalk will connect to the road (acceptable)
5.14   A variance testimony has been provided for the stamped concrete outdoor eating area aesthetically compensates for the 0.9 foot reduction in the parking setback. 
5.15   Bollards- QuickChek uses bollards around there buildings and is proposing 4’-4” high bollards with black plastic covers filled with concrete and spaced four feet on center along the parking bays in the vicinity of the front and side building elevations. There was much discussion as to the bollards are used to protect the store and customers.  Exhibit A-14 shows different types of decorative bollard covers; (1) type – Metro is to be used at this site. There was discussion as to Mt Olive’s bollards being green and having yellow markings, no curbing and the height of the bollards. 

The applicant does not want to reduce the height of bollards, although Roxbury Township has design ordinances that need to be followed. There was more discussion on the lack of curbing in QuickChek parking area. QuickChek has a concern for the people who do not pay attention and trip on the curbing. There was more discussion on the forty-eight inch height for the bollards which is standard for QuickChek and the color of the bollards (black); QuickChek will work with Mr. Stern to make the site the best it can be.

Mr. Schmidt questioned the impact between a curb and a bollard.
Mr. Gallagher explained; six inch high curb (verses) forty eight inch high bollard (bollard verses a Ford Escort, the bollard wins). Bollards are just safer. There was more discussion as to signage being placed on the bollards as shown on exhibit B-1 photos of the Mt Arlington QuickChek bollards with signage on them (not acceptable) and exhibit B-1 photos shows sandwich boards (signage) at the entrance of the QuickChek (not acceptable)  . 
The applicant is proposing a bollard that is 52 inches tall/and black (as shown on Exhibit A-14 decorative bollards). There was discussion as to what the bollards are made of.
Mr. Gallagher explained; safety is the reason for having bollards/ it’s much safer. 
Mr. Stern discussed his reasoning for the need of curbing and thought out loud that maybe there should be no parking in front of the building. Township Ordinance says bollards are not to be used for curbing.

Mr. Stern agreed the site parking area is not standard; the use of bollards is not objected, we are evaluating the design of the bollards would reducing the height of the bollards benefit all. 

The Board consented to the applicant’s request for black “Metro” style bollard as depicted in the plans with reflective tape at a height of 48”.

Mr. Wyciskala showed and reviewed the electronic sign Exhibit A-15 a free standing sign will not exceed an area of 60 square feet, a 80 square feet monument sign is proposed. Ordinance requires indirect or diffused illumination of signs while LED lighting is proposed. One façade permanent sign is permitted for the property although one façade and two canopy signs are proposed. 
 
5.17 Requesting a design waiver
5.18 The design waiver reduction has been addressed, there will be landscaping in this area with evergreen shrubs.
5.19 Applicant has agreed to provide hairpin parking stall striping.
5.20 9ft wide curbed planting will be placed at the end of the islands, the landscaping and plantings on the islands in the back of the buildings should have very little impact to the public. This site is cut into the hill the applicant willing submitted a plan and work with Mr. Stern. 
5.21 The loading area is 15’ X 60’ a design waiver is needed QuickChek can justify a 12’ X 60’ loading area it works for their stores.
There was discussion as to what happens in the case a generator is dropped in the same location. 
5.23 A four way street sign will be provided for US Route 206 & Mountain Road intersection.
5.24 A concrete apron is required from the driveway drop curd to the property line.
6.0 
6.2 Design waiver requested for the trash enclosure an addition of a gable roof with brick façade 8ft height of storage structure.
6.3-6.6 acceptable
6.7 Yes
7.2-7.10 acceptable
There was discussion and questions as to why four price items? Is it necessary? The Board will decide.
8.2 detail in testimony with LED colors and size (color RED), Addressed.
8.5 Addressed with testimony
8.6 Addressed with testimony
8.7 Agreed
8.8 will be a variance due to height.13ft 1 ½ inches needs a variance. Sign height.
8.9 entrance and exit signs being proposed as shown on exhibit A-11 two foot high brick matches the building
Township sign ordinance the intent is to pull everything together and make it appropriate. Subject to review
Applicant is seeking permission two canopy signs. Board agrees with the applicant’s signage.
8.11 okay
8.13 Agreed; will comply.
9.2   Agreed; will comply.
9.3-9.10 acceptable
10 acceptable
The applicant agreed to all requests on the landscaping.
Soil movement timing with the DEP will comply
Hours of soil movement will be stated by DOT, improvements should be in place before the project begins.
All proposed traffic signal and road improvements shall be installed and operational prior to the issuance of a Certificate of Occupancy. Due to the intersections busy traffic it is important that the timing of the signal improvements is working concurrent. The DOT improvements have to be in place before the store opens.
The applicant should provide a construction time line with a narrative showing scheduling for all the work to be done. The number of trucks per day (15-20) on route 206; flag men may be needed for safety reasons along 206 at the entrance and exit. The Police will be addressed and involved at a construction meeting this will be included in the conditions of the Soil movement permit to be discussed. 
Important note; that the traffic signal, all sewer and water lines must be completed before a Certificate of Occupancy of the building will be issued. All Conditions must be met before any sign off on the plans.

Mr. Michael Kobylarz wants signed plans to know what was approved and allowed.

Mr. Fiore questioned Mountain Road; is there a four ton weight limit for trucks. 
The applicant will obtain a right-of-way excavation permit for all work on Mountain Road along with a traffic control plan to the Township to review prior to implementing the water and / or sewer main extensions. 

The overall limit of pavement resurfacing on Mountain Road will be clearly shown on the plans with depths of the existing and proposed pavement sections and must be approved by the Township Engineer.

Open to the Public:

Ms. Valerie Wolff, questioned the tables outside of QuickChek attracting bears into the site along with the trash receptacles thru-out the site. Ms. Wolff is disappointed that a grocery store and restaurant are being built at this location next to her home she is very unhappy and doesn’t want this in here backyard

No one else stepped forward 
Closed to the Public.

*There was one motion made for both the QuicChek application and Soil Movement Permit; there will be two resolutions.

[bookmark: _GoBack]Mr. D’Amato made a motion to approve the application and Soil Movement Permit with all the stipulations on record, Mr. Schmidt seconded. 
Roll call: Mr. D”Amato, yes; Mr. Schmidt, yes; Ms. Dargel, yes; Ms. Robortaccio, yes; Mr. Furey; yes;
Mr. Klein, yes; Mr. Grossman, yes.

Motion to adjourn this meeting was made at 10:15pm

ZONING BOARD OF ADJUSTMENT
TOWNSHIP OF ROXBURY
Dolores Tardive, Board Secretary
May 25, 2016
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