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MINUTES

Of the Township of West Milford

ZONING BOARD OF ADJUSTMENT





   November 22, 2016
 Regular Meeting 

Robert Brady, Board Chairman, opened the Regular Meeting of the Zoning Board of Adjustment at 7:39 p.m. The Board Secretary read the Legal Notice. The Chairman asked all in attendance to recite the Pledge of Allegiance.  The Chairman advised Mr. Conlon and Mr. Castronova to sit at the dais for a full member board Mr. Brady explained the Zoning Board and Open Public Meetings Act. He introduced the Board Attorney, Stephen Glatt. The meetings are advertised in the Herald News. The Board operates in accordance with the Open Meeting Act of the State of New Jersey. No new applications after 10:30 pm and no new testimony after 11:00 pm, if it is needed there will be a break at approximately 9:00 pm.  Under normal circumstances the Board follows a printed agenda. The appeals of this Board go directly to the Superior Court of the State of New Jersey.
Roll Call

Present:  
James Olivo, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon, Steven Castronova, and Robert Brady

Also present:   
Denyse Todd, Board Secretary, Stephen Glatt, Board Attorney, Kenneth Ochab, Interim Board Planner, Michael Cristaldi, Board Engineer

Absent:  
Russell Curving, Daniel Jurkovic 

JOSEPH FONTANA





APPEAL NO. ZB04-16-05
USE VARIANCE NO. ZB04-16-05






Block 3401; Lot 21 & 

Block 3406; Lot 23

165 Lakeside Road; R-2 Zone
Mr. Moshman indicated that he was requesting an adjournment of the appeal and the application pending a revision of the application and coordination with the applicant’s planner and Mr. Ochab of the revised plans that are contemplated. Mr. Moshman indicated that neither he nor their planner is available in December and they are targeting the January meeting for the applicant to come back with a revised application which everyone will be a lot happier with.

Mr. Brady indicated that the present deadline date was January 25, 2017 and would he extend it another 30 days, Mr. Moshman agreed.  Mr. Moshman indicated that he would like the Board to carry the matters until the 24th of January and however long after that is necessary.  Mr. Glatt asked if it could be carried through the March meeting.  Mr. Glatt asked Mr. Moshman if he realistically thought he would have the new plans by January. Mr. Moshman indicated he did.  Mr. Glatt indicated that if it was going out 4 or 5 months sometimes a withdrawal or a dismissal without prejudice accomplishes something at that point. If it will be in for January and the reviews can begin, once it starts they can have all the time they need but they do not want to carry it for a year.  Mr. Moshman indicated that Mr. Fontana is very creative and has had this plan in his head all along and he is ready to turn out plans. Mr. Glatt indicated in light of what is going on and not seeing plans and seeing the time go by, he will request new advertising and Mr. Moshman indicated that he figured that. Only thing Mr. Moshman wanted to know if was a big enough change to be a new application completely. Mr. Glatt indicated if it was a change the application could be amended. The notice would need to be pretty specific.  The objectors would still have the right to appeal the original determination about the abandonment and consider that determination the building block for the rest of the application. That is still out there.  Mr. Glatt indicated if the resolution for that determination was already completed, then there would be an appeal with the clock ticking and we would be in the law division and here as well. 
Mr. Moshman indicated it would be his preference to keep with the present application, only if there is some technical problem.  The applicant’s planner and the board planner will discuss to see if there is a need to amend the application. Mr. Moshman indicated that he is planning on returning with new plans in January. He indicated that he would be in contact with Mr. Sullivan, the objector attorney so his people will have some idea of what they will do. 

The application will be carried to the January meeting and a time extension through March 28, 2017

Motion by Matthew Conlon to carry the application to March 28, 2017, in addition the applicant will be required to re-notice the 200 foot certified list and place an ad in the newspaper
Second by Steven Castronova 


Mr. Sullivan indicated that he had a question and Mr. Glatt indicated that we require plans and any revisions at least 10 days before the meeting. 
Roll Call Vote:
Yes:
James Olivo, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon, Steven Castronova, Robert Brady

No:
none

SHILOH BIBLE CAMP, INC.





PREL & FINAL SITE PLAN





USE & BULK VARIANCES ZB08-16-18

Block 6002; Lot 47

753 Burnt Meadow Road; R-4 Zone

Preliminary and Final Site Plan, Use Variance and Bulk variance request for 4000 square foot indoor pool building, proposed 1600 square foot maintenance garage and 843 square foot covered deck attached to existing main camp building.

David Becker was representing Shiloh Bible Camp Inc. 753 Burnt Meadow Road, Block 6002; Lot 47; R-4 Zone, the application proposes 3 constructions, a building to house a 4,000 square foot pool is being proposed, a 1600 square foot maintenance garage and a 843 square foot covered deck, which will be on the main house building in the camp. The purpose and principle of Shiloh will be explained by the first witness. The purpose is really to improve the quality of the recreational facilities. The don’t foresee that it will increase the number of groups or size of the groups that go to the camp  but to give an additional indoor facility for recreation, to house some of the vehicles, to make the site cleaner and nicer as well as the covered deck which will enhance outdoor times as well. There are variances, the use is not specifically cited as a permitted use in the R-4 Zone, they have been approved previously, they have been there for about 30 years. They are expanding some of the structures so the need a use variance for an expansion of a non-conforming use. There are a few bulk/dimensional variances, the maximum size of the accessory structures exceed what is permitted in the R-4 Zone. They have a setback on the side yard for the maintenance building, the setback goes against State property, there are no residents, and there are no other actual people involved so it is a setback needed but not affecting anyone in the Town. The structure that will house the pool is technically in the front yard. 
The witnesses for tonight are Jon Frank, Principal and Founder; he runs Shiloh Bible Camp and the Engineer, Erik Boe from LAN Associates. Mr. Glatt confirmed the applicant received the report from Mr. Ochab, the board planner. Jon Frank indicated that he and his wife founded the camp and have lived in West Milford or Ringwood all of their lives. 
Stephen Glatt swore in Jonathan Frank, 753 Burnt Meadow Road; Hewitt, NJ 07421.  Mr. Frank indicated that he and his wife have lived in West Milford and Ringwood all of their lives, in West Milford their whole married life of 40 years and have raised 8 children, 4 own 4 homes in town and feels very blessed. He had a difficult youth and went to college and worked for Cadillac and felt he should help a community that was so helpful to him.  He left his career at General Motors and went back to seminary school and pursued a career as a pastor. He wanted to do something for the youth and had a substantial work on Macopin Road and felt that he should pursue it in another area that was not in a neighborhood since a lot of children were going to their home. They decided to purchase 12 acres on Burnt Meadow Road, a secluded, private area and began Shiloh Bible Camp. He was pastoring at Echo Lake Baptist Church at the time.  He started Shiloh in 1986, its grown rapidly and it’s a great place for kids to do recreational activities and religious training, their lives have been changed. They started as a men’s mentoring and they had over 200 men over a 15 year period and their lives became productive. They felt that kids were getting into trouble earlier and earlier and instead of working with guys who were already messed up they wanted to work with kids before they messed up their lives.  The started having retreats giving moral teaching and combining that with recreational activities and were making an impact on kids. They have continued to develop the property as a retreat center. It’s hard to have a camp without swimming facilities and see a need for that for growth. They are open all year round and felt an indoor swimming facility was the way to go. There are a number of buildings on the property and have the need for a maintenance building for construction equipment and vehicles. They have a nice dining facility and promote outdoor activity and would like to have an outside deck to provide dining when the weather is clement to do that. He appreciates the Board’s consideration of the requests.  Mr. Becker indicated that in his introduction what Mr. Frank was looking to do was provide quality not necessarily quantity and to explain that. Mr. Frank indicated that they were limited to a specific amount of campers that they can have so their quantity will not go up. These facilities will not allow them to bring in additional campers but the quality of the camp can be better. Mr. Frank indicated that they are not looking to raise the number of groups or the number of people in the groups it is just to get more recreation facilities while they are there.
Mr. Becker wanted the witness to answer questions that various departments and commissions had about the project.  Environmental Commission wanted to know about containing or controlling contaminating substances such as oils, gas… Mr. Frank indicated that they service their own equipment and their own personal vehicles at the camp.  They have been containing their waste oils and other products in drums and then a town business comes and pumps them out on a regular basis, a 55 gallon drum is pumped out every 2 years or so. Then Engineering Department has questions about existing gravel driveways.  Mr. Frank indicated that the one that goes against state land was there before they went there it was existing and his understanding it was for fire prevention and in 30 years it has been used twice by fire companies to put out fires in the woods. They were there before Shiloh Bible Camp and the State is aware of them, they utilize them. They are required to maintain them and keep them clear which they do.  The Planner’s report from Mr. Ochab was discussed and there was a question about parking, Mr. Frank indicated that since not increasing quantity and not had a parking issue for the last 30 years since most groups come in vans or busses so there is minimal parking needed but even if the entire allowable group came in their own cars it would be sufficient and most are youth so they are not driving. There are few other encroachments that are on state land, there is a shed that was built near the line and they have approached the State to purchase the land and they are not interested in selling the land, they have been there many times and have not been required to move it, which they could if  need be and the state is fully aware of it. The State of NJ was noticed and the applicant indicated they did not hear back about the application. Mr. Becker asked if there would be any impact to the surrounding neighbors and Mr. Frank indicated that he thought he was the only surrounding neighbor.  There is one other neighbor who enjoys the camp.  
Mr. Brady asked the Board if they had any questions of Mr. Frank. Nobody indicated that they did.

Erik Boe from LAN Associates was the next witness.  Mr. Glatt swore in Eric Boe, LAN Associates, he resides at 12 Valley Street, Hawthorne, NJ, he has a degree in Civil and Environmental Engineering from Cornell University, worked with LAN Associates for about 15 years, licensed in the State of NJ and regularly appear before area Planning and Zoning Boards including West Milford. The Board Chairman indicated that Mr. Boe was accepted as a professional witness in engineering. Mr. Becker asked Mr. Boe if he would describe the current conditions on the property.  Mr. Boe indicated that SP-23 which is a plan showing the entirety of the property, Shiloh sits on 11.23 acres on Burnt Meadow Road, the majority of the property is encumbered by streams and wetlands, so the area of development is focused on the area near Burnt Meadow Road. Sheet SP-24 is labeled partial site plan, there is a lodge/main house, it houses some sleeping quarters for the guests as well as dining and the residential dwelling of staff. The next building is the barn and contains maintenance areas as well as meeting and guest spaces for the guests. The gymnasium building which was approved through the Zoning Board contains a full sized gymnasium, with high ropes courses, meeting rooms, bathrooms, a racquetball court and game room. The storage shed Mr. Frank had spoken about is shown and the Fort which looks like an F-Troop sort of fort and 4 corner building house guests there are also bathrooms in that building.  Mr. Boe indicated that he or his office prepared the plans.
Mr. Becker asked Mr. Boe to explain the application.  Mr. Boe indicated that the pool building is 50 X 80 and will house a 30 X 50 pool, changing areas, bathrooms and mechanical space. The pool and accessories will take up the whole building. It is designed to complement the gym. The location was chosen since most of the property is encumbered by environmental restrictions. There is a 300 foot buffer for the stream as well as a 150 foot buffer on the wetlands. There was an LOI done last year and the wetlands are more restrictive than the last time.  They are running out of area.  There is no need for a variance for building coverage. The front yard setback location makes the buildings need to be in a specific spot. It works nicely with the flow of the camp.    There is a manmade pond and will be in front of the pool, they are proposing, adjacent to the main building is a new 88 space parking area for this building and a sidewalk that runs along the pond to the new building which is ADA accessible. The utilities are shown behind the building as well as utilities to connect into existing utilities on the campus. There are 2 variances associated with the pool/building,  SP-23- Burnt Meadow Road runs along, as you come into the camp on the driveway you approach the main building the pool building is behind it but because of the orientation of the road it is closer to the road than the main structure which is 185 feet and the pool building being 125 feet. There is no other place for it and it is not actually encroaching on the front yard, it is technically closer to the street than the  
main structure, so there is a variance needed for that. Mr. Becker asked if there was a property owner across the street, owned by Mr. Frank and further than the required 200 foot is the Soriano’s which is about 250 feet.  The State property is not a preserve and listed only as State of New Jersey.  The other variance is for the size, the R-4 zone has a limit for accessory building size of 1500 square feet and this building is larger.  Mr. Boe indicated those limits were more for a residential property and the Board has always treated Shiloh as an exceptional and different use as a residential structure. There are many buildings on the site that exceed the allowable size. 
The dining area is now to be discussed SP-24 shows the dining area the proposal is on the rear of the lodge building, Main house. A-03 (architectural) the parking area is located in the rear and is the first floor of the parking side is the dining area, immediately adjacent to the dining area is a covered deck which will be elevated because it is a walk out basement at that point. The view would be from the pond looking at the rear of the building will have an elevated, covered deck which would allow people to come through the doors and go out onto the deck which will have stairs.  The question about ADA access was answered that access would be through the dining room you do not have to use the stairs. There are no other variances other than the expansion of the non-conforming use. Mr. Castronova asked about the ADA, the access there is a ramp accessing the front of the dining hall.  There will be no living space, no intention of doing that. 
The Maintenance building will be located toward the rear of the property behind the gym and the shed, down a path is a small area, hemmed in by wetlands, stream encroachment and the property line. They have needed this building and could use one twice the size. The idea is to take machinery, equipment… scattered around the camp and contain it in the building. The other areas are being used, the septic area, fire pit, steep slope and there is nothing left. They squeezed this into a little triangle and are asking for a 2 foot side yard where 50 feet is required. There is an access easement, it is not their property, there is 40 feet of land and then state land.  There are no people around at all.  The size of the building, larger than 1500 square feet and for the side yard require the variances for the building. A steel frame building proposed, garage doors facing the rear, nobody would see it there will be storage in the attic above. Mr. Boe was asked if the property was well suited for the proposals requested. Mr. Boe indicated that they are keeping in the nature of the property as it is in his opinion in anyway detrimental, no neighbors, people driving by, nothing they would not see already, with no neighbors it is difficult to see who would be bothered by the buildings.
Mr. Becker asked if Mr. Boe would go through the review letters received from the Town. He indicated that the Health Department letter provided three comments, one was the well service line and the sanitary sewer line being 5 feet apart, they will make the change. 2nd about the pool the T-1 permit is based upon the residential dwelling and campers, they are allowed 84 campers at a time and none of the facilities proposed will exceed that number at any time. The pool should be treated like the gym was, the buildings themselves will not be increasing the sanitary flow because the flow is based on camper numbers and that number will not increase. The final item was asked that the pluming official approve the sanitary lines and they will file for permits. 

Environmental Commission’s first comment was about storm water drainage from the pool building, the storm water plan did include volumetric calculations required and they are proposing seepage pits. They proposed all storm water management to be off maintenance building and apply seepage pits.  The soil conditions by the maintenance building is better soil for storm water.  Everything from site drains back to river and from an engineering perspective it does not matter where as long as it is going to same place when it leaves the site.  The calculations have been required and proposed all measures off of the maintenance building. Tim Ligus, Construction Official asked for parking spaces and total amount of provided ADA parking. The spots are not delineated because they are gravel, a rough analysis was done based on where cars are parked regularly and the number was about 54 spaces, there are other areas you could park cars. There are 4 ADA parking spaces on site, one for the main building in the front,  3 for the gymnasium, one for each level of the building. They are proposing one for the pool building.  All of the spaces have signage.  The space will be 8 foot space with an 8 foot aisle as required for van accessible. Accessible entry to pool, they require ADA accessible either by ramp or by lift. Erik indicated it was not specific on the plans and would definitely be required and will comply with all requirements for the pool. Appears to be no means of accessing 2nd floor of the dining room and he indicated he spoke of it before and they would access it through the main floor of the house and go from there on to deck with no impediments. The next memo is from Engineering and first no proposed grading to ensure surface drainage away from the proposed building, there was but not much of it. The pool shows grading to push water away from the building because it is uphill also in the rear of the building, they graded up against the building in a swale so water would be routed around the building. This is pitching away so storm water should not be an issue for the pool.  The covered deck is elevated so there will be no storm water issues.  The maintenance building will have a swale which runs along the uphill side which will direct water down next to the building without hitting the building. The swale on the other side will shuttle water away and will naturally pitch away from the two downhill sides.  
The planning letter was next, Mr. Boe indicated that there is no substantial detriment from any of the buildings because of the nature of the site, how secluded it is, zero neighbors and very little impact to the Town as a whole. It is not a substantial impact to the Zoning Ordinance, he indicated the Board always treated this property differently than they would a regular residential structure on a regular residential property. He indicated the property is unique enough that the variances are warranted.  It has been determined to be an inherently beneficial use which is true.  The R-4 Zone supports appropriate outdoor recreational activities, tourism opportunities and compatibility with the environment and rural character of the Township, he indicated that Shiloh Bible Camp sums it up nicely. That is why people go to Shiloh and why they like it because it is a great place to go and enjoy the outdoors. The Highlands Exceptions have been requested from the Town. They would prefer not to have building consolidation because they would still not have enough space to put everything. The space is best used for things sitting around the camp.
Mr. Brady asked if the Board had any questions of Mr. Boe.  Mr. Cristaldi confirmed that all additional sanitary would be going to existing septic system and it will be. The existing septic tank and pump tank is below the Fort and the field was built in accordance with the T1 and TWA permit that they got prior to the gymnasium.  84 campers is based on the T-1 permit.  Mr. Ochab asked topographically how it sits in relationship to Burnt Meadow Road, Mr. Boe indicated it is below the road, slopes off onto the property then gradually back toward stream in the rear, there are large trees to the front of the property and Shiloh has been planting more over the years. Mr. Ochab the expansion of the use still is inherently beneficial and Mr. Boe indicated it was. There is no impact because there is no real neighborhood, just passed the property it turns to a dirt road. The site information fits within the R-4 Zone.  Mr. Ochab thanked Mr. Boe and vice versa.

Arthur McQuaid indicated that over the years Shiloh has been before the Board, they do provide  a tremendous work for the youth of today, he has watched it grow, since he has been on the Zoning Board for over 20 years and it has been a real good program that they seem to run, never heard of anyone complain whatsoever about Shiloh Bible Camp.

Mr. Brady indicated that he has been on the Board for 26 years and there have been several applications and nobody has shown to speak against it. 

Mr. Brady opened the meeting to the public.

Seeing nobody for or against the application, Michael Gerst moved to close the public portion. Matthew Conlon second.

All in favor to close the public portion

None opposed

Mr. Becker indicated that Mr. Ochab’s questions would basically reiterate his summation so he was not going to belabor the Board and thanked the Board.
Motion by Arthur McQuaid to approve the application for Shiloh Bible Camp, Preliminary & final site plan, use & bulk variances ZB08-16-18, Block 6002; Lot 47, 753 Burnt Meadow Road, R-4 Zone. Testimony has been given that there are no neighbors, Mr. Frank lives across the street, and another neighbor lives farther away on the other side of the street. Shiloh Bible Camp is inherently beneficial and that has been decided many times over the years. It was testified and cited that our R-4 Zone supports appropriate recreation and tourism opportunities, so it is compatible there, there are a tremendous amount of wetlands that restrict even with the 11 acres a greater portion of the property. 
Second by Robert Brady
Roll Call Vote:

Yes:
James Olivo, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon, Steven Castronova, and Robert Brady

No:
none
 The attorney thanked the Board. Stephen Glatt explained the 45 day appeal period.  Also explained the resolution would be done by 12/13/16 the latest.
LOUIS & DENISE PALMINTERI





BULK VARIANCE #ZB08-16-17





Block 9710; Lot 15

98 Morris Ave.; R1 Zone

Bulk Variance relief requested for side yard setbacks where 25 feet is required, 44.6 and 24.2 is existing and 15.8 and 24.2 is proposed and building coverage where 10% is allowed and 9.1% or 1,517 square feet is existing and 14.2% or 2,363 square feet is proposed and any other relief to construct a garage/master bedroom addition.
Mr. Glatt swore in Brian Murphy, Architect, 35 Charcoal Road, Newfoundland, NJ; Louis Palminteri, 98 Morris Ave., West Milford, NJ; Denise Palminteri, 98 Morris Ave., West Milford.

Mr.  Palminteri indicated that they need more room, they have children and another one on the way. Mr. Glatt indicated that that information is not good enough. Mr. Glatt indicated that the applicant has to tell the Board about where they live, what the project is what they are proposing to do, so the Board has an opportunity to ask questions about it.  Mr. Palminteri can call Mr. Murphy as a witness to address the issues which he is considered an expert, engineering, planning, and architecture.  Mr. Glatt indicated that the applicants need to tell the Board about the house and what they want to do.  
Mr. Palminteri indicated that the plan is the existing dwelling, they would like to add on a garage with a master bedroom suite above it, they would like to move bedrooms around to enlarge them, make closets bigger. The applicant indicated that in the 60’s or 70’s when the house was built, the closets were small. They are looking to make it a bit bigger for the children and for them. They would like to park vehicles in the garage which is 7’ x 7’6” .  The garage is on the side of the house single car garage. Mr. Conlon coached the applicant and he indicated that the dwelling is serviced by the West Milford Municipal Utilities Authority, so it does not affect any well or septic system and the bedroom count was no real concern. Mr. Conlon asked the applicant to explain the surrounding area and any impact the application may have on the neighbors.  There is a house next to them and a house above them and there is a slight upgrade, this house is to the left. There is a house across the street from them, Bergen is the street behind them.  
Mr. Brady asked if the house was done to the sketch provided would the house fit in with the character of the neighborhood. The applicant indicated that there are multiple 2 car garage extensions in the neighborhood, and it will comply with the houses in the neighborhood. If approved, Mr. Brady asked what the space will be where the current garage is and he indicated part will be a guest bedroom or a bedroom for a future child and part will be a walk-in for a mudroom. Mr. Brady asked if there were any other questions.

Mr. Murphy was asked to recite his credentials, he is a licensed architect in New Jersey and New York, he has been a licensed architect for over 12 years and working in the field of architecture over 30 years, he has a BA from NJIT. The architect started showing Sheet A-2, these plans show the existing house as it is now.  It is a bi-level house that has a previous addition out the back. As a bi-level it is on the smaller side. It has a one car garage on the left hand side, there is a small storage area to back of the garage and you can see the line that separates the storage area from the garage and it is a step up. It is a slab on grade; it has the normal bi-level open study area, utility closet, laundry space, bathroom with a shower and the ground level den out the back. Upstairs are 3 more bedrooms, 2 small bedrooms by today’s standards. There is a master bedroom with one closet and one bathroom on the upper level for all of the bedrooms.  There is a kitchen, dinette and dining room.  There is a previous addition with a deck.  There is not a lot of closet space and as a bi-level with low peaked roof, there is no storage room.  The garage is currently the only storage and there is no room.  A-3 shows the proposed addition on the lower level. They are proposing a new 3 car garage out toward the left side pushed back 10 feet.  The existing garage is now a guest room, where the guest room was is opened up to be  a play room.  There is a mudroom in the first part of the old garage, Mr. Murphy continued telling each room inside. They will have a grooming room for the pets. There is an optional overhead door and single door to the back yard. There are no additional bedrooms on that level.  Sheet A-4 shows the upper level, dining room, kitchen, family room area will remain as is, the front two small bedrooms will be one large bedroom with a walk in closet and a hall closet and the master bedroom will be another child’s bedroom with its own walk in closet, down the hall will be a new master bedroom, a small office space, walk in closets and a master bathroom with two sinks, a linen closet…, no new bedrooms will remain a 4 bedroom house.
The Architect indicated the exterior elevations are located on the front page of the plan.  The house is located on the southwest end of Morris Ave., as you drive southwest; you are going up a hill. You approach the house from lower right side and go up hill to the left. The house on the right hand side sits down lower and will not be able to see the addition at all unless they climb a ladder. The house to the left sits higher and will be looking down at the addition so there will be no obstructed views because of the addition.  He indicated that it would be 24’, 6” high where 35 feet is allowed.  The architect indicated that the house sits lower than the street and there was no way to utilize the existing garage for the new garage. He indicated that the height is very low and the garage door is so small it would not fit today’s cars. The new garage floor level is up a foot from the old garage level to help them out with the driveway grade. This is also pushed back 10 feet from the upper second floor wall which is bumped out and the lower wall is pushed in so they are 8 feet behind that. There is a feature window over a large door in the master bedroom and pushes back with a double gable and where the hallway is walking toward the master bedroom is pushed back.  It is keeping with the style of the house and the neighborhood. The roof pitches will be matching the existing gable on the front of the house. He continued to point out what was on the map. They are trying to keep the roofline low.  
Mr. Murphy indicated that there is a drawing from Houser Engineering but no representative from Houser was present and he would be able to discuss the drawing.  Mr. Brady indicated that he wanted to hear more about why they came to the Zoning Board.  Mr. Murphy began to speak about the Houser plan and Mr. Glatt indicated that the Board has not come to a conclusion about whether Mr. Murphy could testify to the other professional’s plan.  Mr. Glatt also asked what he wanted to say to the Board and Mr. Murphy indicated that he would just state the facts of what the plan is showing them.  There was discussion among the Board Professionals.  
Mr. Glatt wanted the applicant to know and also Mr. Murphy should understand that he put the Board at a disadvantage when he comes as an architect and intend to testify as an architect, engineer and a planner, those people are needed and the Board is cognizant of the fact when applicant’s come in that to have three experts can be very costly. There are times that it is the utmost importance to have the expert in each area.  He took a few moments to talk to the engineer and if there are any problems with it and he indicated that the engineer indicated that whatever they are he can ask the architect a few questions.  The planner indicated that the issues of the variances for the 25 foot side yard setback and proposing 15.8 feet. The building coverage is going from 9.1 to 14.2%, the planner may have questions of the architect and the applicants who has lived in the area for a while to see if there is a justification of a hardship relating to the need to have the variance.  Mr. Glatt reiterated that whether it is them or applicants in the future, people should not come here with the idea that they can get away with one expert.  Mr. Murphy indicated that he understood.  Mr. Glatt indicated that it was costly and as an attorney Mr. Glatt would not want Mr. Murphy coming to the meeting, acting as an attorney and he is sure Mr. Murphy would not want Mr. Glatt as an attorney testify as an architect.  The Board will try to accommodate, if there are questions the architect cannot answer and the applicant cannot answer, there may be a need to return and bring back the appropriate people. Mr. Glatt indicated that they were a good Board and try not to be over burdensome.   Mr. Murphy indicated that there was a statute in NJ that states that architects are allowed to do everything that planners do with the exception that they cannot say they are a planner and cannot advertise as a planner and they cannot refer to themselves as a planner in any way. Mr. Glatt indicated that he cannot come to the conclusion as a layperson that something is not detrimental and anyone can say anything and the Board can give it the weight they want. Mr. Glatt again indicated that the Board would go out of its way to help them and hopefully they will not have to come back. Mr. Murphy indicated that they appreciate it.
Mr. Cristaldi asked what existed on the site where the new addition would be and the applicant’s architect indicated that it was paved and already impervious. The paved area on the left side goes beyond the footprint of the proposed addition. Mr. Cristaldi indicated that the area has an existing 1000 gallon seepage pit on site already and the leaders will be connected to that pit as well as another area of disturbance. There will be a drain at the bottom of the driveway that will also go back into the seepage pit.  Mr. Cristaldi indicated those were his only questions.

Mr. Ochab, the Board Planner asked about a photograph showing the side where the addition is going shows a rock wall, it is a proposed rock wall.  Mr. Ochab asked what was going on topographically with the neighbor to the left, the grade is raising up to that neighbor, that house is 21 feet at the front corner, it is a bi-level that gradually goes up and you can see two stories. There addition will be almost the same there will be about 40 feet between the two homes. The applicant indicated that in that area it is pretty consistent distance for the neighborhood. Mr. Ochab asked about the side yard variance which cannot really be a hardship because there is not any, but the second part of the variance criteria which is if the benefit of doing the proposal outweighs the detriment, Mr. Ochab indicated with respect to that they are doing the addition to accommodate their family, and assuming it is the most appropriate location to do this based on the analysis of the site as indicated by the architect and they are arguing that the benefit of them granting the side yard variance which would be consistent with the neighbors is also consistent with the general neighborhood would be a benefit as opposed to the detriment.  Mr. Ochab asked with respect to the lot coverage with the neighbor to the north on the other side, he has extensive coverage and the applicant indicated that the neighbor has a big deck, a pool, 2 car garage on the side of the house, it is a split level, a huge deck.  Mr. Ochab indicated they were proposing 14.2% coverage and what would he think the neighbor’s coverage would be and he indicated it may be about the same or a little more.  Mr. Ochab indicated that his argument is that what they are doing is consistent with where the neighborhood is going, people need more space, families grow, they look to expand, but it is not unreasonable what they are asking for with respect to what is happening in the general neighborhood.  The applicant indicated that the house above them has a 2 car garage also, across the street the house up the hill has a two car garage above that on the same size has a 2 car garage, below has a two car garage. Mr. Ochab indicated that in Planner’s language they are basically catching up. The applicant was born and raised in the house and wanted his family to live there.
Mr. Brady asked if there were questions of Board Members, Mr. McQuaid indicated that the questions were very well handled by the Board Engineer and Board Planner.  A Board Member confirmed that distances to neighbor on the addition side was consistent with the neighborhood. Mr. Brady asked if there was anything else they wanted to say before the application was opened to the public.  Mrs. Palminteri indicated that her husband grew up in the house, they wanted to start their family there and to accommodate everyone and be part of the neighborhood, they need to expand a little bit. They did not want to leave West Milford or their neighborhood and are asking for a little room so everyone can be happy. Mr. Brady opened the meeting to the public.

Motion by Michael Gerst to close the public portion.

Second by Matthew Conlon

Motion by Steven Castronova to approve the application, it conforms with the neighborhood, it is consistent, there is no detriment to any of the neighbors, they all understand that they need a little more space nowadays. The condition of the existing garage does not work, and it will not be detrimental to anyone in the area. 

Second by Matthew Conlon the aesthetic quality of the house from the elevations that were presented by Mr. Murphy seemed to be in accordance to the current exterior of the appearance of the home. There does not seem to be any environmental impact, makeup of the neighborhood, it is not serviced by individual sewer disposal system, it is still maintaining a four bedroom but making it more functional.
Mr. Castronova agreed.

Mr. Glatt and Mr. Brady agreed that the Board Experts go over and beyond.

Roll Call Vote:

Yes:
James Olivo, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon, Steven Castronova, and Robert Brady

No:
none
Mr. Glatt indicated that he will try to have the resolution, there is usually 30 days before but we are meeting on December 13, 2016 and he will try otherwise it will be the January meeting.  The applicant cannot draw a permit until the resolution comes before the Board and it is memorialized in writing and it is signed. After that there is a 45 day period from the time it is published in the newspaper, which is within a couple of days of the memorialization.  Someone although nobody is at the meeting could appeal the application.  If they pull a permit and start the construction within the 45 days someone could appeal it and stop what they are doing.  The applicants and their architect thanked the Board.

Motion by Matthew Conlon to approve invoices for Stephen Glatt, William Drew, Michael Cristaldi and Kenneth Ochab and their respective companies.

Second by James Olivo

All in favor to approve the invoices

Opposed: none

Motion by Daniel Jurkovic to approve the 2017 dates for meetings

Second by Arthur McQuaid
All in favor to accept the meeting dates for 2017

Motion by Steven Castronova to approve the legal bills and the engineering bills presented.

Second by Daniel Jurkovic

All in favor to approve the professionals’ bills

Motion by Matthew Conlon to adjourn the November 22, 2016 meeting
Second by Michael Gerst

All in favor to adjourn the meeting at 9:12 p.m.






Respectfully submitted by,







________________________







Denyse L. Todd, Secretary









Zoning Board of Adjustment


