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MINUTES

Of the Township of West Milford

ZONING BOARD OF ADJUSTMENT
August 22, 2017
 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.  Mr. Castronova and Matthew Conlon were asked to sit at the dais in place of 2 regular members not in attendance for the evening.  There is a 7 member board, 5 regular members and 2 alternate, 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:  
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Steven Castronova, Matthew Conlon and Robert Brady

Also present:   
Denyse Todd, Board Secretary, Stephen Glatt, Board Attorney, Kenneth Ochab, Board Planner, Michael Cristaldi, Board Engineer
Absent:  
Russell Curving, James Olivo
MEMORIALIZATIONS
JOSEPH FONTANA







RESOLUTION NO. 8A-2017 (Pre-existing, Non-conforming use/Abandonment)


USE VARIANCE ZB04-16-05



Block 3401; Lot 21 & 







Block 3406; Lot 23

165 Lakeside Road; R-2 Zone
Motion by Daniel Jurkovic to memorialize Resolution 8A-2017 (Pre-existing, Non-conforming use/Abandonment

Second by Matthew Conlon
Roll Call Vote:

Yes:
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon,   Steven Castronova, Robert Brady

No:
none
CAROL & BRUCE HARDY

RESOLUTION 9-2017





USE VAR #ZB08-16-16






Block 4102; Lot 7 







140 Long Pond Road; LR Zone

Motion by Daniel Jurkovic to memorialize Resolution No.  9-2017
Second by Matthew Conlon

Roll Call Vote:

Yes:
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew Conlon,   Robert Brady

No:
none

RICHARD BONUCCELLI







BULK VAR. ZB03-17-02







Block 2007; Lot 1

7 Oaklyn Court; LR Zone
Mr. Glatt indicated that as part of the conditions of approval, the applicant was required to send a letter to the adjoining property owner, two days letter there was a letter from Mr. Barbarula to the Attorney for the Association and today there was a letter sent to the Board Secretary indicating that he never received a response and that would satisfy the requirement.

Motion by Steven Castronova to memorialize Resolution No. 10-2017

Second by Arthur McQuaid
Roll Call Vote:

Yes:
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Steven Castronova, Robert Brady

No:
none

Mr. Brady indicated that if there was anybody in the audience who would like to postpone their application for tonight, it would be a shame to wait until later when the application is called.

ROBERT (BUDDY) FOREST
DEMINIMUS EXCEPTION







BULK VARIANCE ZB09-16-19







Block 411; Lot 1

Larchmont Drive (Vacant); LR Zone

Bulk variance requested for lot frontage where 120 feet is required, 0 exists and 0 is proposed and such other variance relief as the Board deems necessary to construct a 3,490 square foot single family residential dwelling.
William Askin is the attorney for Buddy Forest and Tyler Vandervalk and the applicant were introduced to the Board.  It is for a single family home in a residential zone, it is for a variance for a bulk variance for a front road, there is no road in front of the property. 120 feet is required and 0 frontage exists because the road has not been developed, they need a deminimus exception from the Residential Site Improvement Standards, since there is no frontage, the road improvements do not meet RSIS and with the help of the Board Professions, they are proposing to due construction of the road, development of the road in front of the property so at the end of the project, if approved, they will have about 90 feet of road frontage, they will still need a variance because 120 is required in the zone. 
Mr. Glatt swore in Buddy Forest, 225 Snake Den Road, Wanaque, NJ; Tyler Vandervalk, Houser Engineering, 1141 Greenwood Lake Tpke., Ringwood were both sworn in. The application was deemed complete before the meeting tonight. Mr. Forest indicated he purchased the property about 4 years ago and it was bogged down with the Highlands mess for years and they are asking for a variance to proceed with building a single family home. Mr. Askin indicated that they will need a Highlands Exemption, the application originally went to the State and they were then told they needed to come to the Board first for the variance before they would make a determination of the applicability of the Highlands.

Mr. Vandervalk indicated that he testified before the Board between 5 & 10 times, he is licensed and it is current and active. He has a Bachelor’s in Civil Engineering, 8 years’ experience, licensed in the State of NJ. His credentials were accepted. The proposal is for construction of a single family dwelling on a vacant zoned lakeside residential, the proposed development conforms to all bulk requirements with the exception of lot frontage. The agenda states that 0 lot frontage is proposed that is now changed and they will be providing an improved road along a portion of the frontage of the property.  The plans are last revised 3/21/17. The lot conforms width lot area, 120 feet of lot frontage is required, after the improvement is installed on Larchmont drive, they will providing 89 feet of frontage which requires a variance. Lot width, depth, side yards, front yard, and rear yard are all greater than what is required. Building height conforms, building coverage is about 4 % where 10 % is allowed, no accessory structures are proposed as part of the application. The Zoning Ordinance allows for 45% disturbance of the property, they are just over 28% as proposed.

Mr. Jurkovic asked about the lot frontage, how they will provide the lot frontage. Mr. Vandervalk indicated  that they will do that by installing an RSIS compliant road for 89 feet of frontage.  Mr. Jurkovic asked why not go the additional 31 feet, Mr. Vandervalk indicated it could be discussed during the variance portion. Mr. Jurkovic indicated that if another 31 feet was added that we would be done. Mr. Vandervalk indicated that there were severe slope rock outcrop issues that keep them from doing that which is why they require a variance based on that hardship.  Mr. Glatt asked if that was all that we were talking about 31 feet, and we should just get to the quick. Mr. Ochab asked if the RSIS was compliant to the slope and Mr. Vandervalk indicated that the slope requirement for Aurora Lane is 15%. The driveway grades are 16% Mr. Vandervalk indicated he was not aware of a specific ordinance within the ordinance that requires less, West Milford specific.  Mr. Ochab indicated he was looking at Section 500-76D which indicates maximum driveway grade within 50 feet of the street line should not exceed 5%, he thought it was at 14%, Tyler indicated he concurred. Mr. Ochab indicated he was ok with the overall driveway which he calculated at 9.9%. There will be another variance for the driveway for the slope. Mr. McQuaid asked for the width of the roadway. Mr. Vandervalk indicated that this portion is currently unimproved; at the intersection it makes the bend but does not follow through the intersection in front of the property. They are proposing an 18 foot wide paved roadway with curbing on both sides and drainage at the base near the intersection, then the roadway will dead end shortly after the driveway connection point, there is a guiderail proposed along the downslope side of the roadway and that slope is 15%. Mr. Cristaldi indicated that he was back and forth with the applicant several times because of it being so steep and this is what it boiled down to, there was not really any other way to address the slopes on the property, there were three designs at least and this one was the best way to go.  Mr. Glatt indicated for clarification that Mr. Cristaldi worked with them on three designs and you will not get much better than that. Mr. Vandervalk indicated the original date of the plan is 2013, there has been a bit of back and forth and there were delays because the Highlands wanted to see an approval first before they made a judgement and there was significant review to get this. Mr. Jurkovic asked about the 2 vehicle driveway and it is because of the slope in weather, if you could not make it up to the house there is off street parking provided near the base. 

Mr. Vandervalk responded to a question by the Board Planner that they are applying for Highlands Exemption #2, which allows for an acre of disturbance ¼ acre new impervious, they meet those thresholds but the judgement could not be made until they had the variance. Mr. Cristaldi indicated that since they have to improve Larchmont Drive, they need that for the access, there may not be restrictions for the neighbors to park on the street, it is a public right of way, he does not know how it would affect anything, it may need to go to the Municipality and restrictions may need to be imposed so that the roadway remains clear whether it is no parking. There will be a need for this to be a condition of any approvals. Mr. Vandervalk indicated that no parking is the requirement of a street this size and they would get approvals needed. He also indicated that this was discussed with Eric Miller as well.  Mr. Vandervalk indicated after being asked about the 18 foot width that they were providing a road for a lot that exceeds to acres and its one property. Mr. Ochab indicated that the RSIS manual has a classification for roadways depending on trips generated and this is the lowest possible so it is 18 feet. The application will be amended to add a driveway slope variance. There will be frontage and driveway slope variances.  There was a question about who in the Engineering Department was weighing in on the application and it was Eric Miller who indicated that as long as it was conforming to RSIS, there was not a review for him specifically but the Township will ultimately approve it. If for some reason it is not approved and numbers get changed they will need to return to the Board to change the numbers. Mr. Glatt indicated if something changes where the numbers change on the slop or the frontage, they will need to return to the Board and explain why. Mr. Cristaldi indicated they should make sure they call out the guide rail on the plan and the pipe size for the drainage lines in the street should be a 12 inch in the Town’s Right Of Way not the 8 that is proposed, Mr. Vandervalk indicated that was fine, Mr. Cristaldi also indicated that in the driveway instead of a 4 inch make it an 8 inch. Mr. Vandervalk indicated that was fine. Mr. McQuaid indicated that the Engineering Department wanted 20 feet wide. Mr. Cristaldi indicated that he would have to follow up and it would be a condition. Mr. Vandervalk indicated that his conversation with Eric was while Township standard may be 20 feet, he cannot enforce more than RSIS requires and the Board cannot approve in the Township’s right of way. 

Mr. Vandervalk indicated that he would discuss property, substantial drainage improvements;   septic system has Health Department approval at this point. The dwelling will be serviced by private well, above ground propane tank, underground electric connection. They originally wanted the driveway to come directly to the right of way and connect Larchmont Drive and an improved road is requested. 89 feet is what they were able to get and that is based on significant slopes that would require regrading in other private lights which are not their own in order to accomplish the maximum slope of 15%, so that is how they ended up with where he stopped and there is rock outcrop within the right of way when they get past that location and that is where they arrive at 89 where 120 is required.  Down Larchmont Drive you will see that a significant portion of the lots have 75 foot frontages, so it is not uncommon to have a substandard frontage. The lot width is above the requirement. The driveway slope is due to significant slopes on the property and rock outcrop and there have been several alliterations and this is what they arrived at that they feel is the most appropriate for the property.  Mr. Brady asked where off of Warwick Turnpike the location, Mr. Vandervalk indicated that Larchmont dead ends and then runs NNE until it intersects with Warwick Turnpike at the 90 degree bend where it goes from heading in a westerly direction to North for the intersection, which is the intersection on the plan. It is 200 feet or so from Warwick Turnpike, this property does not front Warwick Turnpike, Mr. Vandervalk indicated there were several lots in between Warwick and Larchmont or the extension of it and that is in the Neighborhood Commercial Zone. Mr. Brady asked if any Board Members had questions. Mr. Castronova asked about the Health Department and Mr. Vandervalk indicated he received the memo and it was standard conditions. Mr. Castronova asked about the tax department memo and the taxes were delinquent and have since been paid. There are seepage pits for the roof runoff and also provide catch basin trench drain to another recharge area at the base of the driveway to catch the driveway. There are no questions.

The application was opened to the public seeing nobody for or against; Michael Gerst moved to close the public portion and Matthew Conlon second. 

All in favor to close the public portion.

Motion by Steven Castronova to approve with the conditions, engineer’s recommendations, the taxes have been paid and to comply with the Engineer’s requirements. 

Second by Matthew Conlon who indicated that it was a motion to approve the application subject to engineering department approval on the road based on the hardship as described by the engineer presenting the case.
Mr. Cristaldi added they agreed to 8 inch pipes in street to be changed to 12 inch and the 4 inch pipes in driveway changed to 8 inch. 

Mr. Castronova and Mr. Conlon amended their Motion and second respectively. 

Mr. Jurkovic indicated that he wanted to add in support of the motion to approve that it is a variance for lot frontage of 89.03 feet where 120 feet is required and also for driveway slope where 5% is required in the first 50 feet and 14% has been requested and it is based on the reasons cited by the other Board Members particularly the terrain and the rock outcroppings that are evidenced on the maps provided.

Roll Call Vote:


Yes:  
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew 


Conlon, Steven Castronova, Robert Brady


No:
None
Hopefully the resolution will be available by the September meeting and then there is an appeal period of 45 days from the date of the advertisement of the memorialization.
JAMES HENNEN








BULK VARIANCE #ZB05-17-03






Block 4902; Lot 2

105 Kitchell Lake Drive; R-4 Zone

Bulk variance relief requested for a rear yard setback where 125 feet is required and 85 feet is proposed to install a roof over an existing 360 square foot patio.
The Zoning Board Attorney swore in James Hennen of 105 Kitchell Lake Drive, West Milford. Mr. Hennen indicated he does not have enough of a rear setback from the roof to the end of the property line, it is now an R-4 Zone. It was R-2 when the house was purchased. There are woods behind his home; there are no homes behind him. There were photos presented and they were marked into evidence as A1-A5.  Sharon Hennen was also sworn in and resides at the same address, 113 is the mailing address. Mrs. Hennen indicated that they want a roof over their patio, they have an awning but it is a pain when it gets windy, having to worry with heavy rain.  Jeff Lutz is the contractor; they were denied a regular application, so they have to go for the variance. Their neighbors do not have an issue, the property backs up to old Jungle Habitat property, no buildings.  A-1 is looking out their dining room to the back yard and that is the largest part of the patio that the roof will go over. A-2 is coming out back door on the side of the garage facing neighbor’s yard to the left, there is a slight slope, they cannot see each other because of trees, A-3 broader picture same as A-2. A-4 is looking from patio door to back yard and A-5 is just another view of side properties, no structures just trees. Mr. Glatt asked what it would look like and Mrs. Hennen indicated it would be a slightly pitched roof, with shingles, on pillars according to code. They are sketches prepared by the contractor. Mr. Jurkovic asked how much wider will it be than the awning, Mr. Hennen indicated the awning was 12 foot and this would be 16 foot, it will be attached to the existing structure. A-2 shows the awning that is there now.  Mr. Glatt asked for the record, were they looking to add living space and Mrs. Hennen indicated it was strictly to keep rain off. It will not be enclosed. Mr. Conlon asked about the ceiling fan and there will be 2 high hats, there will be no lights shining out from the property. The Environmental Commission asked about runoff and Mr. Hennen indicated that he will tie into the gutters on the house. Mr. Conlon asked if the shingles will match what is on the house and Mr. & Mrs. Hennen indicated it will the same shingles and the patio is existing, it will not impede on any independent sewage disposal system or well and they indicated it would not.

Mr. McQuaid indicated that although he does not know the applicant, he walks the neighborhood 4 times per week and the home is very attractive and whatever they do, will stay with the home, it is an attractive home. 

 Mr. Ochab had no questions of the applicant, Mr. Brady opened the meeting to the public after seeing nobody for or against the application, Michael Gerst made a motion to close the public portion and Matthew Conlon second. 

All in favor to close the application.
Motion by Arthur McQuaid to approve bulk variance #ZB05-17-03; 
Block 4902; Lot 2; 105 Kitchell Lake Drive; R-4 Zone; the rear setback is the reason for the hardship. They are replacing a temporary awning that has been over the patio which already exists with a permanent roof, they are taking care of the drainage, they will not have light shining on neighbors’ properties, lighting will only be on their own patio. This is a worthwhile endeavor.

Second by Matthew Conlon, adding the disturbance of the existing surface is there because of the existing patio, improve aesthetic quality because it is going from a temporary awning to a permanent structure with shingle to match existing home, an already impressive and well-kept home; no creation of additional living space and the structure will not be an enclosure it will just be cover from elements on the patio and removing the temporary and adding the permanent structure which will provide safety for everyone. The applicant also indicated that the contractor would be tying in to the existing runoff removal system by tying into the drainage with the additional downspout as well alleviating any concerns from the Environmental Commission.
Roll Call Vote:


Yes:  
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew 


Conlon, Steven Castronova, Robert Brady


No:
None
Hopefully the resolution will be available by the September meeting and then there is an appeal period of 45 days from the date of the advertisement of the memorialization.
Motion by Matthew Conlon to break at 8:36 for 10 minutes.

Second by Michael Gerst

All in favor to take a break

8:50 back from break
NEWARK WATER & SEWER UTILITY




Preliminary & Final Site Plan #ZB12-16-22



With Use & Bulk Variances

Block 14102; Lot 1

Rt. 23; R-4 Zone

Use and bulk variance relief  requested for conditional use requirements for accessory buildings, including a 30 foot wide buffer along common property line with a residential district or use a 20 foot wide buffer along property line and a 25 foot wide landscaped strip along the front yard; and variance relief requested for bulk requirements including the maximum accessory building size (1,680 square feet proposed versus 1,500 square feet permitted) and minimum front yard setback for accessory buildings (50 feet for thickener tank and 53 feet for the proposed building versus the required 125 feet) and such other variance relief as the Board deems necessary so as to permit the construction of the proposed residuals treatment facility.
Stephanie Stewart, Legal Counsel for the City of Newark, Department of Water & Sewer Utilities, they are here on the City’s application for Pequannock Water Treatment, City’s Sludge Lagoon Remediation Project. The facility will house the equipment which will be used for drudging, excavation, removal & proper disposal of the sludge from the 48 million gallon capacity sludge lagoon that receives residuals flows from the Pequannock Water Treatment Plant.  Brian Dougherty and Joseph Stanley will testify as Engineers and the expert Planner. Mr. Glatt Swore in Joseph Stanley, PE, PP, Senior Vice President at Mott MacDonald, 111 Wood Avenue South, Iselin, NJ; Brian Dougherty, PE, Mott MacDonald, Registered Professional Engineer, Bachelors and Masters of Science from Rutgers University in Civil and Environmental Engineering, been involved in design and construction in water treatment and supply facilities for 20 years, he has not been before this Board but other Boards. 
Brian Dougherty indicated that the City of Newark owns and operates a public community water system that provides water to City Limits as well as Communities through bulk inter connections, on average it delivers approximately 83 million gallons per day. There are 2 major supply sources, one is the Wanaque, owned and operated by The North Jersey District Water Supply Commission and the second is the Pequannock system which is owned and operated by the City. The Pequannock system consists of reservoirs, watershed lands and the Pequannock Water Treatment Plant which is the location of the subject application. The water treatment plant is located on Route 23 in West Milford Township, (there are 7 exhibits on one sheet marked as Exhibit A-1 and each photo will have a corresponding letter ex. A-1a…)  Exhibit A-1 is an aerial view of the operation, it starts at the Charlotteburg Reservoir and damn are shown on the view, there is a screen facility and a pre-treatment facility and it goes down to the main treatment building which is referred to as the filtration building. That location is where the subject improvement is proposed. Mr. Jurkovic asked what was specific about the yellow line on the plan Exhibit 1A, he showed on the map where the substance goes through the yellow line represents the pipe and boundary. It is piped all the way down to the treatment building. The treatment plant went into operation in 1990 and has 45 million gallon per day allowable capacity and utilizes a direct filtration process which relies on gravity filtration for the treatment. The project before the board is to address the need for improvements to the plants residuals handling facilities. A critical element of operating the systems and maintaining it is because it has to get backwashed or cleaned regularly, in doing so it produces a “backwash wastewater” most which is processed at the plant, put through a settling system where it is recycled back, no public sewers nearby so most is recycled the bit that cannot be recycled which is sludge or solid material are the residuals. The operation has been to send to sludge lagoon (which was pointed out) it is a 48 million gallon surface impoundment, used to store and hold sludge produced by the plant. The need is due to  the facility being operated since 1990 and the lagoon has filled up with sludge. During a 2013 compliance inspection, NJDEP noted the higher levels of sludge in the lagoon and issued the City a Notice of Violation, not only to address the lagoon levels but also implement a sustainable residuals management strategy. The lagoon levels and capacity have been managed by the City through a series of dredging activities where the sludge is removed from the lagoon put into a tanker truck and disposed of offsite. That process is costly and not really sustainable, which was the second part of what the DEP was looking for a sustainable solution and this is what this residuals facility is what they came up with. The facility will allow the city and plant operators to process the sludge on site and discontinue the use of the lagoon  and provide for a sustainable  management solution. Mr. Ochab asked how the sludge gets from the processing plant to lagoon today and Mr. Dougherty indicated that currently the sludge is withdrawn from the settling tanks and pumped through dedicated pumps and a main that extends approximately 2 miles up to the sludge lagoon, then most is removed from lagoon by truck and some will evaporate and dissipate and the solid material remains, because of the high level they have had to dredge it and continuously remove sludge from the lagoon to provide for additional capacity to continue operation of the plant. In response to Mr. Ochab’s question about how many trips per day, Mr. Dougherty indicated that it varies, it is not constant, and when there is a contract going on it would be on the order of 5 to 10 truck when actively dredging. Mr. Ochab asked if and sludge could be rerouted back to the plant and Mr. Dougherty indicated it would not. Mr. Jurkovic asked what the solid matter was comprised of and the Mr. Dougherty indicated it is essentially anything filtered out as part of the water treatment process, the plant itself is a water treatment plant and it is clean but there is some particulate matter that is in the water that is filtered out and removed. The sludge is any solid material that came from the river and the reservoir. Mr. Gerst asked about the sludge lagoon, does it come from the main treatment facility or the pre-treatment facility, the applicant’s professional indicated it came from the main facility and is post-chemical and filtration. Mr. Glatt confirmed it goes from the screening facility to the pre-treatment to the main facility and then they take it from the facility to the lagoon? Mr. Dougherty indicated that the sludge is pumped from the main plant up to the lagoon. As the sludge filled up they started dredging and removing it from the lagoon and trekking it out.  The lagoon will remain after the new facility is built as an emergency backup if approved. Part of the design is a thickener tank which provides important treatment aspect but also equalization storage. Mr. Jurkovic asked for the sequence of things, Mr. Dougherty added there are chemicals added to the raw water to aid in settling and filtration of the smaller particulate matter that is in the well water and that residual is in the sludge lagoon. Mr. Jurkovic asked how if at all it would affect the local water aquifer, Mr. Dougherty indicated it would not, the lagoon is an a lined impoundment so nothing will get out of the lagoon, anything that leaves is through evaporation off the surface and will not leach out into the aquafer. Mr. Ochab asked what concerns the DEP had and Mr. Dougherty indicated that the concerns of the DEP and the City has is that the lagoon as a single solution is not sustainable eventually it will fill up and there will be no place to put the sludge. When the compliance inspection was done it was noticed that the levels were getting close to capacity, while managing that they were issued a violation and went on record that it had to be done. Using just the lagoon will not be a long term solution. Mr. Ochab asked if it would be correct to say that the DEP is requiring them to take care of this and do some other action and not just the existing condition and Mr. Dougherty indicated yes. Mr. Gerst asked if there was a list of chemicals that would be treating the sludge lagoon? Mr. Dougherty indicated that it was not in the initial submission but could be submitted to the Board. Mr. Castronova confirmed the lagoon could hold 48 million gallons of sludge and Mr. Dougherty added approximately 45 million gallons of finished water leaves the plant. Mr. Dougherty indicated in response to a Board Members question that this was the breaking point and the DEP would not have issued a Notice of Violation if it was not. 

Mr. Dougherty indicated that the proposed facility has been designed to collect, concentrate and mechanically dewater the sludge, the proposed system is capable of handling 6300 pounds per day which is more than adequate for current plant operations. The system consists of a thickener, which thickens and provides equalization but more critically it produces a thicker sludge going into the dewatering which provides greater efficiency and the mechanical dewatering component which is located inside the building is essentially a separator, a centrifuge that removes the water from the solid material and allows it to be disposed of in a solid form. The water sludge cake (more solid material with water removed) is sent to a container housed inside the building and once that is filled it is removed from the site by truck and hauled off to a NJDEP approved disposal facility. Mr. Glatt asked how often that will be and it was indicated by Mr. Dougherty it would be once per week. Mr. Gerst asked about the screens whether they would be cleaned and brought back and Mr. Dougherty indicated the container is removed in its entirety and one will be left in its place. Also asked about the separator if it is screen based and Mr. Dougherty indicated it is a centrifuge and that produces the dewatered cake material which goes into a screw conveyor which brings it over to the well container and the water removed from it is recycled back to the plant. When the dredging takes place it is not every day, it is certain times for a few days or weeks and then up to 5 or 10 trucks to day will be coming and going. There will be a considerable reduction in trucks coming and going if this application is approved since it will be one per week. Mr. Gerst asked about the trucks indicated he did not think they are contained like the lagoon and there would be leakage. When they dredge the lagoon it is pumped and goes into a tanker truck and pumped out and in a contained tanker trunk. It will be dry material, they use a paint filter test and make sure it is adequate solids content and once it is it gets sent to the roll off container and once the container is filled to a level where a cover can be put on it and they will remove it, no sludge will be leaking out of it. Mr. Castronova asked if it was considered dirty dirt or contaminated dirt, and Mr. Dougherty indicated that the sludge lagoon was analyzed and there is no hazardous component. The City would have a contract with a hauler to remove the containers from the site on a regular basis and would need to provide adequate documentation that it is being disposed of properly. 
The property would include construction of 40 foot in diameter by 50 foot high above grade sludge thickening tank, which is shown on 2, there is a mechanical dewatering building which is 45 x 43 foot single story masonry building. All other buildings which are color coded gray are below grade structures there and there are none critical to the operation of the facility without getting into the gory details but will not be visible from the ground. The mechanical dewatering building is classified as an accessory building. The planner will discuss it but the code requires 1500 square foot maximum Exhibit 3 shows the building, did their best to minimize the size and keep it under the 1500 square foot requirement. There are critical elements, sludge pumps that pull the sludge from low grade basin outside the centrifuge which is built to manufacturer’s specifications and recommendations for future maintenance of the unit, the southern part of the building for the roll off container it was all kept as small as possible. The space and height requirements provided are the minimum required to maintain and operate the facility. The dewatered processed sludge comes out as a dewatered drier cake which is conveyed by screw conveyors inside the building to the roll off container which is then removed from the site for off-site disposal. The City has provided for a masonry structure with a brick face to provide a pleasing exterior to match the existing filter building which is on site. 
Mr. Jurkovic asked about the location, Mr. Dougherty indicated there were many site constraints and the planning testimony will address the zoning requirements, the other parts that had to be contended with were location of  NJDEP Flood Hazard Area Limitations as well as the need for the City to provide (exhibit 5) the hashed area which has been reserved by the City for further future improvements which are currently undefined, to be determined if there is ever a need for that and they did not want to locate it in the middle of the open field area and not give themselves any room for any other future improvements that may be necessary so they kept it as close to that corner of the property as they could. The structure itself is located within the fringe of the flood hazard area and also within the riparian zone of the Macopin River, they got an NJDEP Flood and Hazard Permit for this, the project cannot be constructed without disturbing some of the riparian zone which the DEP approved but it had to minimized to comply and that is why it is crammed into that corner. A Board Member questioned the blue hashed area and wanted an explanation of how that is not a self-imposed hardship.  

The project is not is not anticipated to adversely affect neighboring community, does not share a property line with a neighboring property or use. All of the adjacent properties with the exception of one are owned by the City for watershed protection, the one that is not is owned by the New York Susquehanna and Western Rail Corporation, the property that would be in the direct line of site of this proposed improvement is located across Route 23 and that is a parcel owned by the City as part of their watershed land, approximately 1100 acres of land so there are no residential neighbors looking at it. The proposed improvements will be visible from Route 23, they screened along the northern side of the building to the greatest extent they could. They obtained the other necessary approvals for the project including NJDEP Safe Drinking Water, NJDEP Flood Hazard Area permit, approval from the Highlands under Exemption Number 11, they indicated that the project was consistent with the goals of the Highlands Act, they received Soil Erosion Certification, they corresponded with the County Planning Department and NJ DOT and provided them with the plans and they indicated there was no formal presentation or permit application for the agencies.  Mr. Castronova questioned because of the project currently underway on Route 23 and Mr. Dougherty indicated they corresponded with the Project Manager for DOT and the copy of that correspondence was sent to the Secretary and there was nothing, the project will not interfere or impact. The plan is to use the existing driveways. Mr. Brady confirmed that everything was electric and they have a backup figured out and they do.  
Mr. Gerst asked about A3 and what safety measures to prevent human error or overflow or mixture to much liquid than desired from getting outside the building, what safety plan is there for the containment. Mr. Gerst indicated the centrifuge is a manned facility and someone will make sure it is working properly in terms of any discharge there is containment in place, the building has emergency shutoffs. If contaminated sludge hits the floor is someone spraying it with a hose? How will it be handled, Mr. Dougherty indicated that most will be handled and recycled back, they are careful at the plant for chemical spills, there are procedures there are a lot of things in place. They are extremely careful since it is so close to the building. If the centrifuge is not working properly they will shut it down, they will know that, there is a drain on the conveyor and if too much liquid it will recycle back and shutdown facility.
Joseph Stanley is the Professional Engineer and Professional Planner has degrees and certifications from New Jersey Institute of Technology, Licensed Engineer since 1983 and Planner since 1985 involved with the design and construction, administration of water treatment facilities for approximately 39 years and has given professional engineering and professional planning testimony for various Land Use Boards in the State of NJ.

Mr. Stanley indicated the project is a conditional use because it is in the R-4 Zone Very Low Density Residential Zone and it is considered a Public Utility or Essential Service and is not specifically designed to serve the immediate neighborhood in which it is located. Therefore it is a conditional use and there are a number of variances. The minimum front yard setback is 125 feet and 50.43 feet for residuals treatment building and 50.57 feet for the thickener tank. The condition use requires a 30 foot buffer along any common property line with a residential district or use, while providing a buffer it tapers down to zero. A buffer requirement of 20 feet is required along any other property line but it narrows down to zero but they provide what they can. Also a landscape strip along front yard is required for a width of 25 feet parallel to the street line and it tapers off there as well. Accessory structures are limited to 1500 square feet, maximum and the proposed residuals facility is 1700 square feet and the thickener tank is 1250 square feet. Accessory buildings are only permitted in side or rear yards and both structures are proposed in front yard.  The sludge is comprised of silts and algae, that type vegetative substance they hit it with aluminum based coagulant and lime addition and chlorine, and indicated no super hazardous materials. The site is unique Exhibit 6 shows it is a narrow site they have additional property, they have two front yards, there is no side or rear yard, it is not self-imposed, no matter what they do they cannot put in a rear yard, to the east because they would be encroaching on the Macopin River flood area, they are forced into this area of the site. The driveway that runs parallel to Route 23 and what is left of the property, there will be trees but will tail off to nothing because the driveway comes fairly close to Route 23 so they are limited. They are proposing 31 Leeland Cypress Trees which are evergreens, initial height of between 10 & 20 feet and grow at the rate of 3 to 5 feet vertically per year, they will put in as many trees as they can to develop as much of a buffer as possible in the space available. Although it is surrounded by Newark owned residential property there is no plan to develop the property. Mr. Jurkovic asked if there was any obligation to the City to change the Zone to alleviate the variances, should the City request a change. There was discussion among Board Members.  The City of Newark owns the water shed properties. Concerning buffering and screening they used Google Maps, heading north on 23 it is heavily wooded (referring to No. 1 in Exhibit 7) the speed limit is 55 MPH. Exhibit 2 is the end of the existing plant and just before the proposed improvements. No 3 is by the improvements before trees planted it opens up there is low trees, not much impact to the traveling public or the neighbors. The screening will be higher than the building eventually. Mr. Jurkovic asked whether trucks would be exiting north or southbound and Mr. Stanley indicated it depended where they were disposing of the material, so whether exiting north or southbound they will be entering to the fast lane. Mr. Stanley indicated it would be the same as any truck entering or exiting the facility, the DOT had no issues, Mr. Jurkovic indicated that they start out very slow and coming down or up Route 23 going the permitted speed limit of 55, in picture 3 there is some line of site and a truck can be seen approaching if traveling northbound, there are no southbound pictures. If trees will be planted, the visibility will be obscured if a truck will be entering. There will be no traffic entering northbound 23 only southbound.  Mr. Jurkovic indicated the problem is the same, there are slow moving vehicles entering the fast lane of a highway where cars are moving at 55 mph and a truck is entering in the fast lane, we only have pictures of the northbound lane, the visibility is good especially from the U-turn and on average of one truck per week, the truck will be a roll off truck, 30 yard. The planner indicated that he was yielding to the DEP they have looked at there was no issue, it is not different than any truck making a U-turn.  Mr. Jurkovic asked if there was any consideration about putting the facility by the sludge lagoon, Mr. Dougherty indicated that they identified every option that they could there are several issues with the sludge lagoon location, one difficulty is the access to get trucks in and out, inadequate power-costly, still relying on sludge pumps and the forcing to send from main plant up to the new facility and this provides additional risk if the pumps go down. Mr. Jurkovic asked why it could not go by the dam and Mr. Dougherty indicated that there are no hydro electrical facilities there now, Mr. Dougherty indicated he could not say whether it would be feasible to have it there. Mr. Jurkovic indicated it seems that it would alleviate the concerns and they would be entering Route 23 from the slow lane which seems safer.  Mr. Conlon asked what the size of the trucks were and Mr. Dougherty indicated they were essentially the same size as they are now, large tanker trucks delivering chemicals to the plant, they exit facility and enter route 23 southbound from the fast lane. The same size trucks approximately will be used as it is now.
Mr. Glatt indicated to put a little perspective into this, it is a State Highway, Mr. Glatt asked Mr. Stanley in Exhibit 7 the turnaround points are a faded blue and this is the official part of the Route 23 turnaround, it is not new construction, it has always been there and was approved by the State of NJ at some point.  Mr. Glatt indicated that the Township does not have control over Route 23 where traffic is concerned, Mr. Stanley indicated his agreement. Mr. Glatt also indicate that the Board could take into consideration that it is unsafe but it is an existing condition as far as the road is concerned.  Mr. Glatt asked how many trucks come and go in and out of the facility each day, each week because right now it seems as if it will be one additional per week.  
Mr. Pappachen, employee of Newark indicated there were 3 to 5 trucks a week to main facility 1 additional truck like 5000-6000 gallons, they have never had an accident with trucks in and out of that facility. Mr. Jurkovic asked about the trucks going through are delivering materials. There are times when the sludge has to be removed so trucks take the same route.  
Mr. Dougherty was asked if the facility was relocated to the site of the present sludge lagoon if there would be additional disturbance and he indicated there would be. Mr. Glatt asked what the constraints are what makes the location of the main plant better than over there where you get the extra buffer. There would be significant grading issues, tree removals, right up against the reservoir no emergency power, would need fuel there…Mr. Jurkovic Exhibit A-1 there seems to be a lot of area there, in response to the comments, in the picture there seems to be a lot of area there for the pre-treatment facility, a lot of clearing around there and it is an unmanned facility and it was not considered. There are a number of reasons why the other areas were not considered. There will be someone in the proposed pre-treatment facility building for part of the day but not all of the day; they will be manning it to make sure it is running properly. Mr. Glatt asked what the advantages were of having it at the main treatment facility versus the pre-treatment facility; Mr. Dougherty indicated the advantages include available power, available personnel and man power, ease of access of use, the trucks are coming in and out of lagoon area but with difficulty, it is not an easy operation, the lagoon was not set up to be dredging all of the time, that is something they have to do all the time now. The operation is costly and not efficient, Mr. Jurkovic indicated that he found it incredible that the watershed is basically the largest land holder in the Township of West Milford but yet we have to give variances for setbacks to erect a building and the picture supplied is just land and the only real reason is the power and that is just running a powerline somewhere. It is power, personnel, not extending the sludge force miles away which is what they are doing currently and there are problems with pumps and force line clogs regularly, there is maintenance, there are a number of viable reasons why it makes sense.  The planner will discuss further, why not across the highway?  Mr. Staley indicated that all of the property is in the R4 Zone, they are trying to keep it in the footprint of disturbed areas as opposed to disturbing further wooded areas within the watershed, it goes to cluster zoning concept, they want to try to keep a smaller footprint as you can, there are practical reasons such as operations, staffing and power but also that you do not want to disturb additional watershed because this area has already been disturbed. Mr. Jurkovic asked about the blue hashed area on exhibit 5, there is additional treatment that may be required so that area for future use for membranes, another treatment process, but it would be short sided not to maintain an area within this disturbed footprint to accommodate future treatment because it is the nature of the industry. Mr. McQuaid asked about needing 50 feet and proposing 43.7 feet, you cannot relocate the tank 6.3 feet with all the land to eliminate the variance? Mr. Stanley indicated that we require a full 125 feet, they do not have a side yard.  It is being questioned why they have 50 feet.  Mr. Jurkovic asked why is the hashed area not a self-imposed hardship, there is a duty under Municipal Land Use Law to minimize the variance even if you require one you have a duty to minimize it. Mr. Stanley indicated that it is not what they are saying that they do not want to build there because they may want for the future. Mr. Jurkovic indicated that it sounds that way.  Mr. Stanley indicated that based on our ordinance they could only build within that particular triangle, there is already piping there, there is not enough area there to accommodate that. Mr. Jurkovic indicated none of the building is within that area. Mr. Jurkovic indicated that it seems like it would be an attempt to at least making a portion of the building sit in the area where it is permitted? Mr. Stanley indicated that by having the landscaping it meets the intent of the buffering, they are not impacting residential properties because there are none, since there are no houses it is a different discussion. It is a narrow piece of property, they are limited to what they can do there is piping that goes through the site. Mr. Jurkovic asked if there were maps showing the piping or could it be acquired. 
Mr. Glatt asked Ms. Stewart if he could ask a few questions.  Mr. Glatt indicated that it appears to be an application that was filed on June 28, 2016 then another January 20, 2017 and when you look at those it does not appear to be the same thing that is on the notice. 

Mr. Conlon made a motion and there was a second for a recess not to be longer than 10 minutes at 10:00 pm.

Returned at 10:10 pm

Mr. Glatt asked Ms. Stewart if she had a copy. Mr. Glatt indicated that there was originally an application filed with the Planning Board but ultimately but it was deemed to be transferred to the Board. There was an application filed on January 27, 2017 and it was in the packet, the applicant after speaking with counsel took Mr. Ochab’s report to heart and they advertised what Mr. Ochab felt were the appropriate variances that are needed for the application. After talking with Ms. Stewart, she will amend the application so it is in conformity with the notice which should have been done in the beginning, after amendment, Mr. Stanley will just go down the variances. Then it will be up to the applicant if they want to proceed with their plan or consider the statements made by the Board for an alternate location.  Mr. Jurkovic indicated it was 10:15 and there were applicants waiting.  Newark is not postponing at this time.
Mr. Brady indicated that we would not get to both applications before 10:30 pm and the applicant’s waiting will need to postpone their applications.  

Motion by Michael Gerst to postpone the applications of Kathleen R. Nicoletti and CFA Custom Homes.

Second by Steven Castronova
All in favor to carry

Opposed: Matthew Conlon

Mr. Brady apologized to both applicants, Ms. Nicoletti will be first then CFA Custom Homes, unless Newark carries or we do not finish the application for the evening. There is no need for further notice.

Ms. Stewart addressed the Board on behalf of the City of Newark and specifically requested the following variances, conditional use requirement for an accessory building and live buffer along common property line 30 foot with a residential district, a 20 foot buffer along property line and 20 foot wide landscape along front yard.  Variance relief requested for bulk for maximum accessory building size for 1608 square feet versus proposed 1500 square feet permitted, setback for accessory building 50 and 53 versus the required 125 feet.

Motion by Arthur McQuaid to amend the application.

Second by Steven Castronova 

All in favor to approve

All those in favor of accepting the changes or what was advertised in the notice.

The property is in the R-4 zone and is a conditional use in that zone (“Public Utilities and  Essential Services not designed to serve an immediate neighborhood”).

               The conditional use variances (D-3)include:

               §500-96B 1 – requiring a 30 foot buffer to a residential use or zone line

   §500-96B 2 – requiring a 20 foot buffer along any other property line

   §500-96C – requiring a landscape strip along the front yard of 25 feet parallel to the street   line. 

   Several “c” variances which include:

   §500-66D – an accessory building that exceeds 1,500 square feet in size.  

   §500-66F – for accessory building located in the front yard along Route 23 North.   

    §500-12A – for a front yard setback less than the required 125 feet front yard setback in the  R-4 zone.

    To permit the construction of the proposed residuals treatment facility.
Mr. Stanley returned and indicated that the dotted line represents the pipe and they cannot straddle that pipe. The Board Planner’s letter indicated that the applicant should check on a cited case which indicated that in a conditional use it would be improper to consider it an inappropriate use that the proofs or setback if site can accommodate it. The standard of treating a conditional use that does not comply with all conditions of the ordinance as if prohibited, the applicant must show the site will accommodate the problems associated with the use even though the proposal does not comply with the conditions, the ordinance established to address the problems with respect to first prong of negative criteria the variance can be granted without substantial detriment to the public good, focus on effect of surrounding properties of the grant of the variance from specific deviations from conditions imposed by the ordinance with respect to second prong of negative that variance will not substantially impair the intent and purpose of the plan and zoning ordinance.
Mr. Stanley indicated the subject property provides a hardship to the City of Newark due to the unusual narrowness and location within the island of North and Southbound on a State Highway creating two front yards and no side or rear yards. The site has a number of environmental limitations due to the riparian limitations associated with the Macopin and Pequannock Rivers that traverse the site. The NJDEP has recognized the limitations of the site and has granted the Flood Hazard Area Permit, the NJDOT did not consider the proposed buffer or landscape strip to be detrimental and has indicated there are no objections to proposed improvements. The Highlands Water Protection and Planning Council made a determination that the proposed improvements are consistent with the goals of the Highlands Act. The New Jersey Department of Protections Bureau of Water System Engineering has issued a permit to construct the proposed improvements while the proposed property is located in the R-4 very low density residential zone there is a conditional use no residential properties are impacted since all the properties within 200 feet are owned by the City of Newark as components of this watershed with the exception of  a small narrow piece of property owned by the New York Susquehanna and Western Rail Corporation. The proposed buffers and landscaping has been provided to the greatest extent practical. The square footage of the 2 structures will exceed the 1500 square foot limitation for accessory structures however the footprints have been kept to a practical minimum based on the treatment process constraints the proposed project will provide water quality through the elimination of the sludge lagoon currently at capacity and has the potential without further remediation of overflow into Charlottesburg Reservoir. The proposed improvements will reduce the number of trucks that currently transport liquid sludge from the lagoon and existing and proposed use of the property is an inherently beneficial use as a significant source of drinking water within the northern region of the State and based upon the proofs the variances can be granted without substantial detriment to the public good and the proposed improvements will not substantially impair the intent and purpose of the Zoning Plan and Zoning Ordinance.
Mr. Ochab asked about the buffer and it will be 31 Leland Cypress with an initial height at 10 to 20 feet and grow at a rate of 3-5 feet per year. Mr. Jurkovic asked where the planting of the trees will begin, it was pointed out to the Board. There will be trees planted where they can with drop-off, they can screen residuals building on the eastside of their access road and they have run out of room they need to try to screen the thickener they have to go to the west of the access road. Mr. Jurkovic indicated that sometimes there is a kneejerk reaction to screen things on a highway will it obstruct views vehicle traffic, is there any reason we would not want it. Mr. Stanley indicated it does not obstruct, no impact for u-turn there is no screening to impact line of sight. The exit is only southbound it is a one way, the NJDOT had no objections, NJDOT is doing improvements and they had no issues with what is being proposed.
Mr. Gerst indicated the grade lines show grading to the Macopin River, his concern was if the building had any features to prevent contamination from the material inside the building in case of a spill or something. In the line of questioning Mr. Jurkovic had with possibly moving the building, one of the reasons you did not want to move the building was possible contamination to the watershed. He indicated that there is nothing in the building other than the employees to clean it up to prevent some kind of chemical mass going into the Macopin River. Mr. Dougherty indicated that there are controls on the equipment for instance if the centrifuge is not operating and it is producing liquids and discharge and spill, that goes through a screw conveyor system, even the overflow would back up to conveyor and drain into the pipe.  There would be an emergency generator if the location moved so there would be diesel fuel. Ms. Stewart indicated that it was already testified that the components and chemicals are not hazardous materials. Mr. Gerst asked if he took the chemicals and put into a glass of water and drank it, Mr. Conlon added that there is a reason you are removing them from the water just for their education. 
Mr. Glatt asked if this was under the purview of the NJDEP and Ms. Stewart indicated it was. Mr. Dougherty indicated that the DEP issued a notice of violation which has led them to the project through the State Drinking Water Permit that they received. Ms. Stewart added the handling of the material is under the purview of the DEP, contamination control; all of those measures are within the purview of the DEP and have been approved. Mr. McQuaid asked if there was no danger than why is the DEP concerned because at this point the sludge lagoon is at capacity, they treat the water and there is sludge that is created as a byproduct after the water is treated so they need somewhere to dispose of it and the sludge lagoon is no longer an option. Mr. Conlon asked if the sludge lagoon is at capacity, it is like a swimming pool with no filtration it is just collecting and eventually it will hit the top and overflow, if it got out is there a concern if it were to get out would there be a concern and Mr. Dougherty indicated long term there is a concern. There is a permitted overflow discharge that allows them if rainwater or anything else to overflow into the reservoir, they do not want it to or allow it to happen but it is permitted and DEP is aware of it. If the lagoon were to overflow and remain unchecked it would impact long term raw water quality, impact how they treat the water, which is something they want to avoid.  Mr. Conlon indicated it somewhat parlays.  Mr. Gerst indicated that the sludge is an issue and needs to be handled.  Mr. Brady indicated this is zoning and not environmental. 
Mr. Glatt indicated there is a situation that has existed for a long time the DEP has told the applicant that something needs to be done and they control the situation. The applicant has looked at various alternatives to help the situation and is looking for a long term solution, the type of plan was reviewed by the DEP this Board is here only at this point to determine if by granting the variance are they going to do something contrary to our zoning ordinance. It is not within our control it is the DEP that is doing it. We do not have control and it is admirable that they are concerned about contamination but the point is the testimony is that these are not contaminants; these are various types of dirt that are not particularly harmful to any of us. The other hand is that chemicals are used to cleanse the water but the DEP would control that it will not become radioactive, we are going all over. There were suggestions of other locations and the applicant has given reasons why they cannot relocate the plant.  Now they have to make a determination on the conditional use which requires enhanced proofs and they need at least 5 votes to get the d3 use variance then they have to look at the bulk variances and the criteria if through their professionals, prove the positive criteria  and also what they have comment on the negative criteria because something might be negative it does not mean they will not get their relief if there are viable conditions that can be put on the application to minimize the impact of anything negative. He understands but it has to be reined in DEP is DEP, we have the catchall phrase that it is subject to the approval of anybody and everybody in Municipal, State, or Federal Government, any laws that we do not deal with so by us saying one extra truck would cause a hazard, he would argue if you came with that and tell you it is not a great finding of fact. If you are saying an issue of contamination but we know it is regulated by the DEP  you are going beyond your jurisdiction, you look at buffers, square footage of buildings, raise issues to make them smaller, bring them in a little bit but the applicant has given testimony to size and location. He is not saying you cannot find a fact we live here we know where it is but we have to keep it focused.

Mr. Gerst indicated that the chemical process was sold short, there are two chemical processes, the first is treatment before it goes to the house, so then rejected materials goes to a sludge pit, and then the sludge pit goes through a chemical process to become a solid. He is making it smaller than it is. We ask people to put rain barrels on their house so he is asking for a rain barrel to capture the material; they have a drive up with a roll up door for this dumpster. Mr. Glatt indicated that if they want to that is fine but a home is not regulated by the DEP. This project is run by a super agency and this can be asked if you want them to provide something but it cannot be denied.  Mr. Conlon indicated that it would not be the basis of a denial, they are asking the Board as laypeople to vote in favor or against an application they are trying to ascertain all of the facts.  Mr. Glatt indicated that he was the Board Attorney and he is not asking for anything and is trying to instruct and understands the questions and the concerns of the issues they are issues raised that are regulated by different agencies if you feel strongly vote for or against but you have to verbalize why voting against the application in a manner that overrides the Zoning of the Municipality and the State, he is  not trying to argue but is giving guidance. Mr. Cristaldi indicated that a lot of the processes, the utilities do not make up they are Administrative Codes and requirements. Mr. Conlon indicated that they are just trying to understand. Mr. Cristaldi indicated that the State in the end oversees it and it is not up to the Board.  Mr. Gerst indicated his concern is that it is a level floor with a garage door, if any spillage there is no way for it not to leave the building unless someone is there immediately.  Mr. Conlon indicated that the witness testified for their understanding and edification that there is a drainage system in place and goes into a contained system within the machinery that would prevent that from happening. Mr. McQuaid wanted to know the height of the building and it is 20 feet.

Ms. Stewart indicated there were no other witnesses. 
The meeting was opened to the public and after seeing nobody for or against Matthew Conlon moved to close the public portion. Michael Gerst second.

All in favor to close the public portion

Motion by Steven Castronova to approve, unfortunately the property is zoned R-4 which does not make sense for this location, unfortunately there are two front yards and the variances requested outweighs the detriment to public safety, they run a clean operation, it is a nice looking building and he is making the motion to approve. The Landscaping on the plan was really the only condition, 31 trees.
Second by Robert Brady
(five yes votes are required because there is a conditional use associated with the application)
Roll Call Vote:


Yes:  
Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Matthew 


Conlon, Steven Castronova, Robert Brady


No:
None
Motion by Matthew Conlon to approve the invoices for Stephen Glatt, Kenneth Ochab, Michael Cristaldi and their respective firms

Second by Daniel Jurkovic 
All in favor to approve the invoices

Motion by Daniel Jurkovic and second by Steven Castronova for all minutes August 23, 2016, April 25, 2017, May 23, 2017, June 27, 2017 (Matthew Conlon abstained for June 27, 2017 not present for the meeting)

 Matthew Conlon to adjourn the August 22, 2017 meeting at 10:49 p.m.
Second by Michael Gerst
All in favor to adjourn the meeting.

Next meeting is September 26, 2017







Respectfully submitted by,







________________________







Denyse L. Todd, Secretary
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