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MINUTES

Of the Township of West Milford

ZONING BOARD OF ADJUSTMENT

March 24, 2015

 Regular Meeting 

Robert Brady, Board Chairman, opened the Regular Meeting of the Zoning Board of Adjustment at 7:33 p.m.  All in attendance were asked to recite the Pledge of Allegiance.
Roll Call

Present:  
   James Olivo, Daniel Jurkovic, Frank Curcio, Arthur McQuaid, Michael Gerst, Michael Siesta, Steven Castronova and Robert Brady

Also present:   
Denyse Todd, Board Secretary, William Drew, Board Planner 

Absent:  
Russell Curving, Steven Glatt, Board Attorney, Michael Cristaldi, Alaimo Group, Board Engineer

Mr. Drew explained to the Board that the review was for the draft Land Use Element of the Master Plan that the Planning Board sent to the Zoning Board for review and comment. Mr. Drew indicated that the plan is an update to the 1987 Master Plan, the Planning Board did interim plans back in the 80’s for example the Town Center plan, which was an amendment to the Master Plan and subsequently did not move forward. This is an update from the 1987 Master Plan. The relevant parts that affect the Board of Adjustment have to do with recommendations concerning the lake residential zones. The plan as drafted recognizes the comments and suggestions that had been sent up by the Board of Adjustment in previous years, with regard to the standards in the LR Zone and with recommendations to make modifications so that the zoning better reflects the lot configuration and the make up of the neighborhoods. They ultimately say that further study should be done to determine exactly what modifications should be made. The draft land use element does that to reduce the lot size from 20,000 square feet to 10,000 square feet would be inconsistent with the purpose of the zone. When the zoning was established in the mid-1980’s there was no accurate mapping of the lake communities particularly Upper Greenwood Lake because of the density of the area, the size of the lots all being 25 foot wide lots and the scale of the town zoning map. It was not possible to plot every lot on the town-zoning map back at that time. It was not until the geographical information system (GIS) was built that they could map every tax lot in Upper Greenwood Lake. When that zoning was created, there was not a firm understanding of the make up of the properties. The basis went on general considerations, limit septic systems, maintain water quality, try and protect the integrity of the lake so you do not want to over develop the areas. Mr. Drew indicated that it was one issue the Board should further consider and determine what would be the best approach going forward with modifying the LR Zone. The other bulk regulations front yard set back, rear yard set back, the required lot depth should be further reviewed.  The Board end of the reports go back to 1993 and the report says the applicant is virtually guaranteed to need a variance for depth and either front or rear yard set back in the LR Zone for the reasons that have been discussed year after year. The actual lot depth for the vast majority of the properties in the LR Zone are 100 feet but when required front yard and rear yard set backs are applied you have no building envelope because those set backs were based on a depth of 150 feet but there is no lot depth that is 150 feet. That’s when it goes back to the zoning creation in 1980’s when nobody had the kind of information that we now have about the lot make up in the neighborhood. Clearly, that needs to be adjusted and the good news is the Planning Board is recognizing it again. Back in 2004 the Planning Board had made a comprehensive report to the Town Council making a list of recommendations for modifications to the zoning and it did not get implemented the Council never introduced an ordinance for the modification or amendment to the ordinance. This is a second opportunity 11 years later to make a recommendation and work with the Planning Board cooperatively again to recommend to the Council for zoning amendments. Mr. Drew did not get a chance to detail each report but that may be helpful to the Planning Board to understand the frequency and types of variances in specifically the LR Zone throughout the Town. It would be beneficial for him to consolidate the information and forward it to the Planning Board. 

A Board Member commented that he thought previously it was asked how many C Variances were in the LR Zone. A Board Member thought if it would work with percentages and increase by 5 or 10 percent. The Zoning Board has never sent a plan showing how to go about correcting the issues. The Board began a discussion and how to go about implementing a plan. A Board Member indicated that some of the lots are not big enough for a person to build a house at all big or small. You cannot stop people from building but to limit the wells and septic systems on the mountain. Research will need to be done for the minimum building envelope. A Board Member asked if the Board was looking to limit variances or building, because it will not make it easier for water and sewer. Mr. Drew indicated that if the Zoning is not in sync with the neighborhood then that is the perfect hardship variance. If you give them a larger envelope and they want to expand that then they will need to come before the Board. If the regulations are reasonable then someone has the ability to build within the regulations and if they want more then the burden is on them and not on the Town. Discussion about the pollution of the lake is discussed next should houses be built since more septic fields will be needed. A question was asked if there was knowledge of how many lots that could be built in these areas. The Board wants additional information on the vacant lots at this time.  Mr. Drew indicated that he would compile all of the information into one report and that might help in the discussion. The size lots they are trying to look at are between 10,000-20,000 square feet. 

Have the secretary send the Planning Board Secretary updating on the discussion. A Board Member indicated the 10,000 square feet might be a good place to start and that is what the prior zoning called for. Another member wanted to keep in mind that the lake communities that have over crowding is shown by the way the lake looks as well. There was a detailed analysis of the Lake Residential Zones when the GIS Specialist was working for the Town and possibly on his hard drive which is not available. Mr. Drew indicated that all of the lots in all of the Lake Residential Zones have all the same characteristics except possibly Shady Lake because that is a mixture of all different sizes and distances. The other lakes have similar depths of 100 feet. Perhaps looking at all of the yearly reports as one would give a better understanding. If it is a smaller lot requirement and set backs are changed slightly the applicants would not need to come before the Board because their building envelope would have changed to their advantage. The Board would like the residents to be able to use their properties. 

Mr. Drew indicated that he would pull all of the information together from the various reports and draw up scenarios showing various different lot sizes with bulk requirements establishing a reasonable building envelope, visuals would be helpful for this. 

PETER HACHEY

RESOLUTION NO. 6-2015








BULK VARIANCE # ZB10-14-10                                           

Block 4014; Lot 2

41 Wanaque Rd.; LR Zone

Motion and second to memorialize Resolution No. 6-2015.

Yes:
Daniel Jurkovic, James Olivo, Frank Curcio, Arthur McQuaid, Michael Siesta, Michael Gerst,  Robert Brady 

Motion by Michael Gerst to approve Stephen Glatt’s bills

Second Frank Curcio

All in favor to approve the bills

Motion by Michael Gerst to approve William Drew’s bills

Second by Frank Curcio

All in favor to approve the bills

Motion and Second to approve the minutes from February 24, 2015

All in favor to approve the minutes

Motion and second to adjourn the March 24, 2015 regular meeting

All in favor to adjourn

Meeting adjourned at 8:19

Adopted: June 23, 2015














Respectfully submitted by,







________________________







Denyse L. Todd, Secretary
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