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June 1, 2016 MINUTES

A Regular meeting of the Township of Roxbury Planning Board was held on 
June 1, 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, Mike DiDomenico, Robert DeFillippo, Jaqueline Vitiello, Shawn Potillo, Bill Silcox, John Wetzel, Charles Bautz
ABSENT:
Michael Shadiack, James Rilee 
STAFF:
Tom Germinario, Esq.

Russell Stern, P.P.

Paul Ferriero, P.E.
MINUTES:  May 18, 2016

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

Abstain:   
Noes:  None

MOTION APPROVED

RESOLUTIONS:
ROXBURY TOWNSHIP PLANNING BOARD

MAJOR SOIL REMOVAL/RELOCATION

PERMIT EXTENSION

Pursuant to Chapter XVII of the General Ordinances of the Township of Roxbury, Article 17-1 et seq. (the "Ordinance), the Roxbury Township Planning Board (the "Board"), having conducted a public hearing pursuant to the Ordinance, does hereby grant to the Applicant identified herein an extension of its Major Soil Permit, subject to the terms and conditions enumerated herein below.

1.  Applicant/Permittee:  Roxwood Associates, LLC

2.  Application Number:  PBA-15-010

3.  Property Identification:  Bl. 9302, Lot 1; Bl. 9401, Lots 1,12 & 13

4.  Subdivision/Site Plan Approval Date(s):  6/17/15 Amended Preliminary Site Plan

5.  Major Soil Permit Approval Date:  6/17/15

6.  Extension Approval Date:  6/1/16

7.  Extension Expiration Date:  6/17/17

8.
This permit extension is subject to all terms and conditions of the original permit except as follows:  N/A


The undersigned does hereby certify that the foregoing is an accurate recitation of the action taken by the Planning Board on the approval date designated hereinabove.

________________________________

Eugenia Wiss, Secretary

Motion to approve was made by Mr. Carey and seconded by Mr. DiDomenico.

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

Abstain:  Ms. Vitiello, Mr. Wetzel 

Noes:  None

MOTION APPROVED

COMPLETENESS:

APPLICATIONS:

PBA-09-017 PLAZA AT ROXBURY, LLC. Block 5103, Lot 1 145 Main Street

Extension of Preliminary Site Plan Approval and Time for Filing Minor Subdivision.  The application was carried to the next Planning Board meeting per the request of the applicant.
PBA-16-003 ROXWOOD ASSOCIATES, LLC.  BLOCK 9401, Lots 1, 12 & 13  1550 Rt. 46

Soil Movement Permit Extension.  The permit expires on June 17, 2016 and they requested another extension which was permitted by ordinance.
Motion to approve the extension and Resolution with a correction to extend to June 17, 2017 was made by Mr. Carey and seconded by Mr. DiDomenico.

Ayes:  Mr. Carey, Mr. Silcox, Ms. Overman, Mr. DiDomenico,  Mr. DeFillippo, Mr. Wetzel, Mr. Bautz

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

MOTION APPROVED

PBA-16-001 ROXVILLE ASSOC. 275 Route 10 East, Block 5004, Lot 7  145 Main Street

Amended Site Plan Approval for signage

Elliott Warm, Esq. represented the applicant and said their engineer, Mr  Korzen, was present to provide an overview of the changes, Mr. Clark and Ms. Taylor will provide testimony on the landscaping and Mr. DaVino will speak on the basis for the variance.  Mr. Korzen remained under oath.   He referred to Sheet 2 which showed the location of the proposed double faced, standard monument sign perpendicular to Route 10.  The sign complies with ordinance with the exception of number of signs, one is permitted and they now propose four signs for the whole site.  The state sign was located on the plans and it does block the sign to some extent according to Mr. Korzen.  The sign is 14.3 tall including the berm.  
Edward Clark, Landscape Architect, remained under oath.  They are presenting a plan to correct a landscape plan that was 26 years old.  He is on a Shade Commission so he understood that when trees are removed there is a lot of public reaction.  The original concept was to increase visibility but now the proposed plan will improve the site. The building has had architectural improvements.  They are trying to get a downtown feel although it’s a busy highway, to interact the streetscape with the building.  Right now there is a hedge of Armstrong Maples planted 20’ on center.  They are proposing the trees be planted 40’ on center with shade trees with gaps and with no monoculture plantings which was more in compliance with Ordinance 13-8.804, clustered plantings with plantings more suitable to the site.  The general life of a tree is 100 years and they are basing their planting on this.  They hope to improve the view from the plazas and from a busy street (an interstate highway).  

Mr. Bautz wanted to make sure the project was done properly and had a problem with both a new sign and removing swaths of trees. Mr. Clark referred to Dirr’s Landscape Plants book which refers to the Bradford Pears which are presently on the site as being a tree for short term use, 10-15 years, 20 years with luck; the plant develops problems and the shape will deteriorate and there are now better species.  Mr. Stern thought the plan in the plazas to remove some of the pears and pines was recommended and liked the new design for those areas.   He agreed the Armstrong Maples are in good condition but are planted too close together.  His concern was with the larger gaps created on Route 10 and Commerce Blvd. and thought they should be scaled down.  The sign was originally the main intent of the applicant and then the landscaping was suggested.

Mr. Defillippo was also concerned with the tree removal along the perimeter.   Originally tree removal was suggested so the existing signs could be seen.  The intent was not to open up the view of the mall.  Mr. Clark said they were actually increasing the number of trees by clustering.  The 260’ Commerce Boulevard removal of the Armstrong Maple hedge is the biggest opening.  The new, clustered trees are columnar by nature.  The tree removal was for the recommended line of site for the existing sign on Commerce.  In the 260’ stretch there was a cluster of shade trees at the sign and then a cluster of trees 80-90’ and 130’.  Mr. DaVino, still under oath, said the building is 760 feet long on Commerce.

Mr. DeFillippo said the Boards’ intent was to remove the trees so that people could see the signs and not the façade of the building as was now proposed and new landscaping.  
Mr. DaVino said he only wanted a sign originally.  They hired a phenomenal landscape architect to design a beautiful planting plan to improve the center.  

Mr. Clark discussed the largest tree removal on Route 10, 150’ removing eight Armstrong Maples and repositioning trees and planting six Zekovas further in.  The shade trees are positioned further back.  Where the new sign is proposed Maples and Honey Locusts will be removed.  Six shade tree plantings are proposed.  Mr. Bautz was concerned about seeing the parking lot.  There will be landscaping islands between Route 10 and the building.  There are small landscape islands now and the trees have been topped and are deformed and they will now replace them.  Mr. DaVino said the improvements to the façade are very nice and now you are finally going to see it.  Mr. Clark felt the rest of the landscaping will offset the loss of the trees.

Mr. Defillippo understood that they want to integrate the façade of the building into a streetscaping.  Mr. Ferriero said the removal of trees opens the view to a large parking lot so the island plantings are important.  Mr. Clark said the hedgerow will be increased which might be better than the screening from a high branching tree.  In between the gaps will be existing and proposed junipers along with a sloping landscaping.  Mr. Stern was concerned about the topped trees on the islands.  Ms. Taylor said they would evaluate the trees on the site.  Mr. Clark explained the different growth habits of the existing and proposed trees.  The 30 worst trees and most visible will be replaced.  The ultimate number will be worked out with Mr. Stern and Mr. Clark.
Mr. Stern’s report updated May 27, 2016 was addressed.   Mr. DaVino agreed the leasing information would be removed and now included in the tenants’ sign area.  He did not want to be limited in only using Commerce Blvd. tenants on this sign in case he gets sued.  The Chairman said the variance was granted to help the businesses on Commerce so he agreed to that condition as long as it was called a monument sign.  They either addressed or agreed to comply with other conditions in the report.  The top view detail was provided but width was omitted, they’ll provide this.   The distance between the Bank of America sign and the new sign from center to center was 82 ft. according to their engineer.  The Bank of America sign would not be incorporated but Mr. DaVino said he would talk to them about improving their façade now that it is more visible.  The tree removal and landscaping should be done concurrently and Mr. Clark said the tree removal will happen at one time, sign construction begins immediately and then landscaping goes back in.  The interior work will then start.  The exterior work would start this summer or fall and the interior plazas in the spring.  They need to lock into the trees before the tree removal.  The Board had a concern about the removal of the trees and the new landscape replacement time frame.  

A short recess was taken to come up with a time frame at 9:02 p.m.  At 9:09 p.m. the applicant and professionals returned. 
Mr. Clark presented a new timing and sequence.  The first removal will be 6 trees on the corner, 4 Honey Locust on Route 10, the sign gets built and landscaped as Phase 1.  In the Phase 2 they will next do the interior and exterior plantings in one shot.  There will be no clear cutting until the trees are secured.  The sign construction to landscaping should take 6 weeks. If they can’t secure the trees, they will wait till spring.  They will replace pavers in both plaza areas and where ever necessary.    They agreed to add a vertical element to the Route 10 entrance planting as long as it doesn’t block the site distance.  They irrigate with water trucks and will not put in underground irrigation.  They agreed with the other items in the report.  Ms. Taylor was following up with the neighbors on the side who appeared at the last meeting to discuss landscaping.  

Mr. Stern will work with them on determining the 30 + interior replacement trees and if there is a problem, they will come back to the Board.  They will fix EX-1 to show a single sign.  Regarding simultaneous Preliminary and Final approval, there is no bonding or holding up the Certificate of Occupancy in this case.  Mr. DaVino said he could trust him.  The removal of these trees must be balanced by proper interior landscaping.  

The sign representative was not present.  Mr. Carey was concerned about the visibility of the new sign because of the DOT sign.  Ms. Taylor was still under oath and referred to Sheet L-7 and showed the site line where the sign would not be seen.

The applicant said a variance for the extra sign was justified because of the size of the property, 4,112 feet of road frontage, 800 on Route 10, the amount of frontage on Route 10 was the hardship.  The signage was justified because they have 3,500 feet of store front, this is not a typical shopping center, the benefit was that it will be a much better shopping experience with the street scape integration of the mall.  They have 100 tenants in the shopping center with seventeen sign panels.  
The meeting was open to public.  No one from the public commented.  The meeting was closed to the public. 
Mr. Stern said the issue is the landscaping on Route 10 and Commerce, the Board had to decide if they were comfortable with the gaps.  Mr. Stern will enforce all conditions of approval.  Mr. Bautz wanted the landscaping to be well done and Mr. DaVino agreed.   Mr. Wetzel said a poorly executed design will hurt them and the Township, shoppers want a good experience.  Mr. DaVino was very satisfied with the plan; he thought it was perfect.  When the landscaping is replaced, the new material will not be as large; it will be noticeable.  It was recommended that some press releases be made to prepare the residents of the upcoming change.  

Motion to approve the application was made by Mr. DeFillippo and seconded by Mr. Silcox.

Mr. Carey commented that the sign has limited visibility but the benefit to the shopping center and community justified his vote.

Mr. Silcox commented that it was a great plan it will be better for the community and wished them luck.

Ms. Vitiello thought the press release was a key element and recommended that they include in the press release that the current trees had reached their maximum lifespan and required replacement.
Mr. Bautz appreciated their understanding in the Boards’ reservations in approving this application as what they do at this site impacts the community.  

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

Abstain:   

Noes:  None

MOTION APPROVED

OLD BUSINESS:

NEW BUSINESS:

CORRESPONDENCE:

OPEN TO THE PUBLIC:

Motion to adjourn 9:45 p.m.
FOR THE PLANNING BOARD

TOWNSHIP OF ROXBURY

_________________________
Eugenia Wiss, Board Secretary

