ZONING BOARD OF ADJUSTMENT

                
     


MINUTES 

     AUGUST 13, 2007 MEETING

Flag Salute

SESSION: This is a regular meeting of the Zoning Board of Adjustment of the Borough of Dumont, held in the Council Chambers. 



AUGUST 13, 2007   7:30 PM

SUNSHINE LAW: This is a regularly scheduled meeting of the Zoning Board of Adjustment of the Borough of Dumont.  The date, time and location were established by resolution of the Board.  Thereafter, copies of the resolution were forwarded to The Record, the official newspaper of the Borough of Dumont, filed with the Borough Clerk and posted in the Borough Hall of the Borough of Dumont.  All notice requirements of the Open Public Meetings Act have been fulfilled.

ROLL CALL:  Present: Ron Burkert, Timothy Hickey, Dana Sutherland, Rafael Riquelme,



     Ken Melamed, Teri Riva-alt.1, Chairman Jim McGloin



  Absent: Robert Huth



  Also present: Board Attorney Marc Leibman, Council liaison to the Board Harry Stylianou, Borough Engineer Dominic Carrino, Borough Planner Dan Kaufman, Borough Clerk Susan Connelly filling in as Zoning Board Secretary.


Correspondence received from Neglia Engineering regarding 45 Washington Avenue and 65 West Madison Avenue applications.

Continuation: #07-02  Katsapis-45 Washington Avenue





    Block 1219, Lot 5





    New Apartments

Allen Bell, Esq. is representing applicant.  He was requested last month to bring samples, which would be used on the proposed building.  These were provided.

Joseph Burgis of Burgis Associates, 25 Westwood Avenue, Westwood, N.J. was sworn in.
Mr. Burgis stated that he reviewed various Master Plans of the Borough of Dumont, reviewed the zoning ordinance and walked the site and surrounding neighborhood.  He examined the density of other multi-family developments in the area.  He reviewed the statutory criteria for the variance they are currently seeking.  

The property is .84 acres.  It has a width of 103’ along Washington Avenue and an overall depth of 315’.  There are currently 13 dwelling units.  

Exhibit A-1: Architectural Plans

Exhibit A-2: 4 Photos

Exhibit A-3: Proposed Site Plan

Exhibit A-4: Color Zoning Map
Exhibit A-5 Density Graph

Exhibit A-6 Aerial
Exhibit A-7: Subject site and surrounding area

He compared subject, which is 27 units to the acre to the adjoining area is 52 units to the acre; the property across street is 45 units to the acre.  
The issues from a planning perspective: 

1) The proposal is for an addition of 10 units

2) The proposal adds 28 parking spaces to the property; the ratio is being increased from 1.2 spaces per unit, which is non-conforming, to 1.9 spaces per unit which is in compliance.

3) Enhance the aesthetic character of the district
4) Propose control of parking under buildings

The 2007 draft of the Master Plan specifies the B2 zoning district designation.  It also states that they recognize the need for modest housing.  The document also encourages apartments in a 35’ tall, three story building.  

There are three areas of non-compliance:

1) issue of use

2) building height, which is 39’ as opposed to the 28’ demand.  The height of the roof is due to the slope of the roof, which is aesthetically better than a flat roof.
3) regulation limiting the maximum amount of low-grade parking to 30% of the floor area.

There is no substantial detriment to the public and no substantial impairment to the Master Plan proposed. 
Mr. Kaufman, Borough Planner asked the witness what percentage of the footprint of the building is being taken up by the parking.  The answer was 90%.  Mr. Kaufman said it would be necessary to seek a C variance.  Mr. Burgis also stated that the proposed driveway is not in compliance with code.
Mr. Carrino stated that there would be less green area in the proposed project.  Mr. Burgis answered that there would be landscaping.
The current design is handicapped accessible.

Chairman McGloin opened meeting to the public

· Matthew Paolacci of 1 Short Street expressed concern about parking spaces and traffic

· Joan Nusspickel of 32 Sunnyside was concerned about how close the building would be to her property and the noise involved in the construction
· Matthew Paolacci of 1 Short Street asked about “grandfather” rule

Close public portion

Michael Hubschman, planner-Bergenfield, was sworn in the last meeting.

A-8 Revised (7/27/07) site plan:

1. Added landscaping to Short Street

2. Relocated dumpster and fenced it in

3. Added drain on Short Street

4. Added seepage pit in front, making the number of seepage pits six

5. Extended water main-hydrant

Mr. Hickey expressed concern about lighting on southerly side but was assured there was none.
Mr. Burkert asked about landscaping changes and was told a row of shrubs and rhododendrons were added to the plan.  The shrubs being planted would grow about 9’.

Ms. Riva asked whether all the grass would be gone and was told that most of it would be.

Mr. Carrino asked whether the hickory tree on the property would be protected and was told it would be.  He also asked about a central mailbox and was told there would be.  He also asked whether the parking spaces could be dedicated to tenants only as a condition of approval of the application.  He also asked whether the height could be lowered to 35’.
Chairman McGloin asked whether there would be curbing in front and was told there would be.

A-10 Architect’s rendering of building

There were no more witnesses to be called.

Chairman McGloin opened to the public
Public portion closed.

Five minute break called at 9:15 PM.

Session resumed at 9:30 PM

Roll call: Ron Burkert, Timothy Hickey, Dana Sutherland, Rafael Riquelme,


     Ken Melamed, Teri Riva, Chairman Jim McGloin, Councilman Stylianou,

                 Marc Leibman, Dan Kaufman, Dominic Carrino-present

Chairman McGloin opened to the public for comments:

1. Joan Nusspickel was sworn in.  She stated that she would like 15’ high trees planted on her property for privacy.

2. Matthew J. Paolacci was sworn in. He has a traffic concern.

3. Joan Nusspickel feels the building will be too big.

Close public portion.

Mr. Bell-summation:

Owner is proposing an attractive building with more amenities.

It is a plan which is in accordance with what the town is envisioning for the future in their Master Plan.
They are under the parking requirement for the existing site, which is compliant due to the underground parking.

They are willing to conform to a 35’ height.

Mr. Melamed stated that judging by the way the owner has maintained his other buildings, he is concerned about the upkeep of future projects.

Motion to approve with the following stipulations: Mr. Burkert

Second: Mr. Riquelme
1. The existing garages be upgraded with new siding

2. Tenants-only parking

3. No commercial vehicles permitted to park at site

4. Each tenant will have assigned parking

5. Upgraded amenities: Granite countertops, stainless steel appliances, etc.

6. Laundry in each apartment

7. Buzzer system in lobby
8. New curbing on Short Street

9. 12’ arborvitae

10. Neighbor landscaping with approval of the Borough Engineer

Roll call vote: Mr. Burkert, Mr. Hickey, Mr. Riquelme, Ms. Riva, Ms. Sutherland, Chairman McGloin-yes
Mr. Melamed-no

Motion passed.

Continuation: #07-03  Ferreira – 65 West Madison Ave  

                                 Block 1207 Lot 8

                                 Mixed Use Building

Correspondence from Neglia Engineering-review of application August 13, 2007.

Correspondence from T & M Dated July 9, 2007-review of application.
Richard Kelly, attorney for the applicant.
Exhibits noted at previous meeting:

A-1 Site plan dated 6/28/07

A-2 Architect plans dated 4/4/07

A-3 Photos

A-4 Drainage report-Hubschmann

A-5 Revision of site plan dated 7/25/07-Hubschmann

George Ferreira was sworn in by Mr. Leibman.  He is co-owner of the property with John Owens. Mr. Ferreira is owner of NovaVentures, LLC.

The existing building is a commercial building with apartments and stores.  He is planning to demolish the building and putting up a new building with commercial on the first floor and residential on upper floors.

Chairman McGloin asked about the issue of the square footage.

Exhibit A-6 Architect’s revision dated 7/23/07

Mr. Kelly amending application seeking C2 variance.  Two apartments come to 679 sq. ft.

Mr. Carrino asked about the current hours of operation of the stores and number of employees.

Chairman McGloin opened to the public

Public portion closed.

Michael Hubschmann called.  He had been sworn in last meeting.

Changes:

The building was shortened three feet on east

Parking reduced

A height variance is requested-building height is 39’.  

This is a three-story building.

The surrounding area is mixed use.

Thirteen spaces are proposed.  A C2 variance is requested for parking underneath.

There is a shared driveway with the neighbor.

The Engineer suggested brick veneer in front and rear which the applicants are amenable to.

Correspondence of approval was received from the Bergen County Planning Board dated August 7, 2007 for egress and ingress, drainage, proposed seepage pits.
Mr. Riquelme questioned the change in the number of apartments.  The proposal is for eight apartments.

It was suggested that each apartment be a minimum of 700 sq.ft.

Chairman McGloin called for a five minute break.
Mr. Kelly stated that his client is willing to amend application:

· Change apartments to eight one-bedroom apartments

· Reduce the parking from 27 to 23 spaces

· Minimum of 700 sq. ft. per apartment

Mr. Kelly asked if the Board could vote tonight and if approved, the amended architectural plans would be provided.

It was decided to continue hearing until next month until architectural provisions can be provided.  There is no need to renotice.

Mr. Leibman thanked Susan Connelly for filling in at tonight’s meeting.
Motion to accept resignation of Virginia Totten as Zoning Board Secretary: Ms. Sutherland

Second: Mr. Melamed

Roll call vote: Ron Burkert, Timothy Hickey, Dana Sutherland, Rafael Riquelme,

Ken Melamed, Teri Riva, Chairman McGloin-yes

Motion passed.

Resignation of Jim McGloin as Chairman.  Mr. McGloin stated that in order for him to stay on as Chairman he would need the support of everyone on the Board when he goes to the Mayor or the administrator and outlines what they need accomplished.  He thanked everyone for coming to the meetings.  

Mr. Leibman suggested there be nominations.  Mr. McGloin stated that is anyone else was interested in the position, he would step down as Chairman.
Motion to nominate Mr. McGloin as Chairman: Mr. Burkert

Second: Ms. Sutherland

Mr. Leibman asked for other nominations.

Motion to nominate Mr. Hickey as Chairman: Mr. Riquelme

Second: Mr. Melamed

Mr. McGloin resigned his nomination and congratulated Mr. Hickey and expressed his support.

Roll call vote: Ron Burkert, Timothy Hickey, Dana Sutherland, Rafael Riquelme,

Ken Melamed, Teri Riva, Jim McGloin-yes

Motion passed.

Motion to adjourn: Mr. Melamed

Second: Mr. Hickey

All in favor.

Meeting adjourned at 11:20 PM

Minutes respectfully submitted by:

Susan Connelly

Acting Borough Clerk
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