APRIL 20, 2010

The regularly scheduled meeting of the Hackettstown Zoning Board of Adjustment was called to order by Chairman Joseph Prizzi at 7:30 PM.

The Sunshine Act was read by the Clerk who stated that adequate notice of this regular, public meeting had been provided in accordance with the Open Public Meetings Act by:

1. posting a notice of this meeting on the bulletin board in the Municipal Building;

2. causing said notice to be published in The Daily Record;

3. furnishing said notice to those persons requesting it pursuant to the Open Public Meetings Act; and

4. filing said notice with the Town Clerk of Hackettstown.

Present: Marshall, Prizzi, Wozniak, Brock, Morpeth, Bardyszewski.

Absent: DelValle, Fair, Camporini.

Also present: Paul Sterbenz, P.E.; John Madden, P.P.; William Burr, P.E.; Roger Thomas, Esquire.

The Pledge of Allegiance was recited.

MOTION was made by MARSHALL to approve the minutes of the March 16, 2010 meeting, as written.

SECONDED: WOZNIAK.

Voice vote: ALL IN FAVOR.

Case #Z10-02, Doctor’s Park Association

Thomas announced, at the applicant’s request, the matter would be carried to the May 18, 2010 meeting without further notice.

Case #Z10-01, Hess Corporation

Present for the applicant: Donna Jennings, Esquire; Kevin Haney, P.E.; Andy Lautenbacher, Hess Corp. Rep.; Scott Kennel, Associate for McDonough & Rea Associates, Inc.; Andrew Janiw, P.P.
Thomas indicated there were just six board members to hear the case, but related that Fair would listen to the tapes prior to the next meeting.  Jennings explained it was their intent to present their case, carry the matter to the next regular meeting, and allow the seventh member to read the transcript.
Jennings briefly described the proposed change to the Hess gas station site.  
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Haney, who was qualified and accepted as an expert witness, explained further the proposed changes to the site.  Haney referenced the site plan exhibit showing the gas station lots, and the adjacent lot which presently contains a single family home.  Haney explained the lots would merge, and the present structures would be demolished and replaced with the Hess Express store along with canopy covered pump isles. 

Entered as Exhibit A-1 – color rendering of the site plan dated 1/22/2010

Haney explained the three lots combined equal .62 acres, and would allow for an improved corner circulation at Willow Grove Street and Route 46.  Haney stated the pylon sign would be relocated, and again referring to the color rendering explained the proposed Hess Express store.  Haney described the access points and site circulation.  Haney stated there would be five pumps: four gas and one diesel pump.  Haney described the proposed canopy and the worker kiosk.  The underground tanks would be reduced from four to two, there would be ten parking spaces in front of the store plus five employee spaces, and an enclosed trash enclosure.  Haney described the times and flow of on-site deliveries, the significant landscaping proposed, and the upgraded lighting.  Haney stated the drainage would be mitigated with additional runoff collected in an on-site in underground system.  
Entered as Exhibit A-2 – color rendering of front building elevation dated 3/10/10

Entered as Exhibit A-3 – color rendering of rear building elevation dated 3/10/10

Haney described the exterior materials to be used for the site, and described architectural details such as the offset roof lines, the cupola, building columns, etc.  Haney stated color of the building would be off-white and would offer pre-packaged food items.  There will be oil available for sale, an outdoor ice cooler, and outdoor bulk soda lockers.  Men and women handicap accessible rest rooms will be available, there will be an average of six employees, and there would be some flexibility with hours of operation.   

Entered as Exhibit A-4 – signage board 

Haney described the relocation of the pylon sign, which would be 20’ from the right-of-way, and 15.6’ high.  After a brief description of the other site signage, Haney stated the applicant proposed 151.4 square feet of signage where 62 square feet is allowed.  Haney stated there is currently at the site 154.75 square feet of signage, so the proposed signage is actually a reduction, but still doesn’t meet the Ordinance requirements.  

Haney stated the free-standing sign hasn’t received approval through the Warren County Planning Board as yet.  Haney stated the Warren County Planning Department would like a 10’ clearance under the sign, but the Town of Hackettstown wants a lower sign.  Also, the County is indicating the sign is within the corner sight triangle, but that isn’t so.
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Lautenbacher explained it is his responsibility to secure the building permits.  Lautenbacher explained why the merchandising of ice is so critical, and the marketing people like the unit on the outside of the building.  Lautenbacher stated the ice is only available when the store is open, and will be stored under the overhang of the building.  Lautenbacher described the soda dock lockers, explained they alternate brands, use window signage for soda advertising, and there will be possibly more than one soda locker.  

Haney went over the outstanding issues in Sterbenz’ report, including the retaining wall, lighting, pavement, etc.  Regarding Madden’s report, Haney explained the canopy would be typical in nature, but a hip roof would be added.  Haney stated they would be attending the Historic Preservation Commission meeting to obtain their opinion on the aesthetics.  
Marshall mentioned that the Town would be updating the lighting on Main Street as part of a streetscape project.  Marshall asked if the proposed lighting along Main Street match the fixtures to be used in the streetscape project.  Sterbenz explained further the streetscape project extends from Valentine to Plane Streets and would include the light fixtures, tinted concrete sidewalks, etc.  Brock and Marshall expressed the opinion that it would be nice for the applicant to provide consistent fixtures.  

Marshall asked if the MasterCard and Visa signage is included in the signage calculations, and Haney responded it is not.  

Madden mentioned the amount of window signage proposed.  Sterbenz stated the Ordinance limits window signage to 50%.  

Marshall stated the windows mentioned in the Historic Impact Statement were small paned windows, but they were not depicted as such on the rendering.  Lautenbacher stated they would add mullions, or paned windows.  

Marshall and Madden both agreed that some small, tasteful signage on the Main Street side of the building would be preferable over a blank wall.
Sterbenz stated if the board is comfortable with the proposed lighting levels, he would work with the applicant regarding the fixtures themselves.  
Morpeth asked if the soda lockers were permanent, or on wheels.  Lautenbacher stated they aren’t on wheels, but are put in place by the distributor.  
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Prizzi asked if the utilities have been notified, and asked if there would be an increase in capacity for HMUA, etc.  Haney stated the applicant would have to make application to the utilities.  Sterbenz stated it was his opinion that DEP approval wouldn’t be necessary since the difference in use is minimal.
Madden stated the additional planned landscape material, plus additional relocation of the canopy, are both good things for the site.  Madden stated a peaked canopy is also a plus, and the aesthetics of the proposed building are well done.  Madden presented a photo copy showing different styles of canopies.  

Lautenbacher indicated some of the canopies were too large for this small site, and some of them are built by the dealers and not Hess Corporation.  Haney agreed that some of the canopies cover large fuel islands, but at this site there are only two.  
Jennings asked when the Historic Preservation Commission was scheduled to meet.  Brock indicated the commission has been quorum challenged, but were making every effort to set up a meeting.

Kennel was introduced, and he was accepted as a qualified witness.  Kennel explained the data contained in the Traffic Impact Study dated 1/18/10.  Kennel explained the current conditions, and the proposed traffic impact, taking into consideration peak hours and the addition of the Hess Express store.  Kennel indicated the typical peak hour traffic would be drawn from passing traffic, and would represent a de minimus increase.  Kennel explained the proposed parking and on-site circulation.  Kennel stated Warren County has to sign off on the plan, which they haven’t done yet, but the design was drawn using the comments received from them in the last two years.  The NJ DOT has conceptually approved the geometrics of the corner site, but the applicant still has to obtain formal approval.  
Kennel stated there are fifteen on-site parking spaces proposed where thirteen were required.  There doesn’t appear to conflict issues with the entrance to the Valley National Bank site.  Kennel explained further the proposed traffic circulation of the site.  

Marshall asked why the landscape island on the Main Street side is necessary.  Kennel indicated the applicant has to comply with the driveway standards of the NJ DOT.  

Wozniak asked if the applicant had looked at the accident rate of those exiting from the Hess site onto Willow Grove Street.  Kennel indicated the exits are self-regulated left turns both onto Main and Willow Grove Streets.  Kennel indicated only a handful of people make the left turns.  

Brock asked how many tractor trailers would access the site, and how they would make their deliveries.
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Kennel explained there would be fuel trucks and one other delivery truck accessing the site, and they would attempt to schedule the deliveries in the off-peak hours.

Marshall asked if there would be any traffic calming devices on the site, and Kennel indicated the site is small, and none would be necessary.  

Madden asked if there was any flexibility with the free-standing sign.  The site has been there for a long time, and the sign is visible for quite a distance.  Kennel stated the corner issue has to first be resolved with the County.  
Prizzi asked how high the Shell Station free-standing sign is, but the answer was unknown.  

The Chairman called for a brief recess at 9:30 PM.  

Upon reconvening at 9:40 PM, Janiw was accepted as a qualified witness.  Janiw stated the property is in the TCC Zone, and the use would be retail sales of goods and services.  Janiw stated the existing gas station use was approved by variance, but would now include the Hess Express.  
Entered as A-5 – Photo board showing two aerial and seven photographs

Janiw indicated the application was before the board for the use variance for the Hess Express store, and bulk variances for the signage.  Janiw explained the existing, proposed, and required signage.  Janiw indicated design waivers would be needed for the curb radius and the location of the driveways.  
Janiw explained the site currently consists of a 700 square foot building and two pump islands.  The proposed changes would include a Hampton-style Hess Express store, which is not their typical style building, but the applicant is sensitive to the Historic District locale.  

Janiw stated the proposed site is consistent with the goals and intent of the Master Plan.  Janiw explained the site is particularly suited to the use, and it is a currently approved gas station site.  Janiw explained the applicant sought additional property in order to improve the size, circulation, and assess points of the site.  Janiw is of the opinion that the site improvements would be in keeping with the character of the Town center, and would certainly provide a desirable visual improvement.  

Janiw indicated the benefits of the proposed development outweigh the detriments.  Janiw stated that criteria for approving the variances had been met by the applicant.  
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Marshall suggested replacing the free-standing sign with a monument sign.  Marshall indicated the applicant should suggest to the County that the Town would like the monument sign.  

Madden related the history behind the denial of the prior application.  The addition of Lot 8 to this proposal makes for a better configuration for the site.  Madden felt the applicant has added more character to the proposed site, and made it more of a gateway to the downtown area.  Madden explained the site abuts both commercial and residential properties, and the applicant has taken that into consideration.  Madden agreed with the planner, and the benefits do outweigh the detriments.  Madden agreed that he would prefer to see a monument sign as opposed to the high free-standing sign.  

Madden further explained that gas and food appear to go hand-in-hand today, and could quite possibly cut down on additional car trips.  Madden stated the proposed building signage is quite modest, and the applicant has made an effort to make the Hess Express store fit the Historic District.  

There were no questions for comments from the audience, and the public portion of the hearing was closed.  

Thomas indicated there was a need for: revised plans, Historic Preservation Commission comments, Warren County approval, and consideration of a new sign design.  Thomas announced the matter would be carried to the next regular meeting without further notice.

Jennings indicated the application was a new use variance application, because of the addition of Lot 8.  Jennings asked what would happen if the Historic Preservation Commission failed to meet by the next meeting.  Thomas replied the matter would be discussed at the next meeting. 

Sterbenz indicated the revised plans would have to be submitted by May 4, 2010.  

MOTION was made by MARSHALL to adjourn the meeting at 10:10 PM.

SECONDED: WOZNIAK.

Voice vote: ALL IN FAVOR.

Respectfully submitted,

Patricia D. Zotti, Clerk

(as amended)

