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 BOROUGH OF MOUNT ARLINGTON 
LAND USE BOARD MEETING MINUTES 

June 25, 2014 - 7:00 PM 
Regular Meeting 

 
Meeting called to order at 7:00 p.m.  “Pledge of Allegiance to the Flag” recited. 
 
This meeting was advertised in the Daily Record and the Roxbury Register. 
 
Roll Call. Present:  Keuntje, Driscoll, Hallowich, Loughridge, Simard, Wilson, Cerasoli, Fostle, van den 
Hende, Rinaldi, Ondish.   Absent:  Foley      Arrives Late:  Windish 7:20 p.m.  
 
Motion to Approve minutes from, May 28, 2014.  Motion by: Simard, second by Fostle.  Yes: Keuntje, 
Driscoll, Hallowich, Loughridge, Simard, Cerasoli, van den Hende, Fostle, Rinaldi, Ondish.  No: 
None.  Absent: Foley, Windish 
 
Motion to Approve Vouchers, June 25, 2014.  Motion by: Simard, second by Wilson.  Yes:  Keuntje, 
Driscoll, Hallowich, Loughridge, Simard, Wilson, Cerasoli, Fostle, van den Hende, Rinaldi, Ondish.    
 
Correspondence distributed.  Originals on file with secretary. 
 
van den Hende explains to the Board that there are two (2) applicants this evening for Public Hearing, 
each have been given notice and is given equal time to present their application.  Quick Chek first 
applicant on the agenda then MADWAD, LLC.   
 
 
Public Hearing:  

QuickChek. – 7 Howard Boulevard, Block 61, Lot 39.01 – Application for preliminary and final 
site plan approval to permit construction of a QuickChek food store with fuel sales.   
 
John Wyciskala, Esq. appeared as attorney for the Applicant.    
 
Wyciskala explains that the premise of the application is for preliminary and final site plan 
approval with variances and design waivers.  The property is the North Jersey Marine property 
located at 7-9 Howard Boulevard; Block 61, Lot 39.01.  It is presently zoned in the B-1 zone 
district which allows retail sales and an automobile service establishment as a conditional use in 
that zone.  The proposal is for approximately 5,700 square feet of retail food store or convenience 
store as well as fuel sales which will be under a canopy.  Fuel sales will be a conditional use in the 
B-1 zone.  The variances they are seeking are bulk variances as well as design waivers.   
 
The project has been submitted to the Morris County Planning Board.  They have reviewed the 
entire project and have granted approval of the project.  DOT does not have jurisdiction over the 
project however QuickChek’s professionals have explained the project to them and they did not 
have any issues with the project as proposed.   
 
Witnesses testifying under oath for the Applicant that were sworn in and qualified: 

• Jeff Albanese, QuickChek employee 
• Keith B. Cahill, PE – Bohler Engineering  
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Jeff Albanese is an employee of QuickChek Corporation at 3 Old Highway 28, Whitehouse 
Station, New Jersey.   
 
Albanese gives brief background of QuickChek Corporation.  This project will be the next 
generation; fueling offering began in 1999.  The Corporation is privately held; family-owned; and 
does not franchise.  All the employees are employees of QuickChek Corporation.  The Durling 
family started the business as dairy farmers in the 1850’s and had a home delivery business.  In the 
60’s home delivery stopped.  In 1967 QuickChek had their first location in Dunellen.  Today, there 
are 137 locations and Store #42 came to Mount Arlington in 1976.  In 1999 the location moved 
from the Post Office area to its present location.   
 
The standard now is a free standing store with fuel offering that has duel entrances; which is 
convenient for customers.   
 
This new model is similar with a change in the floor plan.  The fountain area will change.  It is 
state of the art and we are looking forward to bringing it to Mount Arlington to continue our 
relationship.   
 
This will be a relocation of the existing; we will close the existing store.   
 
There were no questions from the Board. 
 
Keith Cahill, PE  -  Bohler Engineering.  Address 35 Technology Drive, Warren, NJ  
 
Cahill has prepared the plans being presented to the Board.   
 
Exhibit A-1 – Aerial Exhibit; Sheet 1 of 1 prepared by Bohler Engineering; Revision 02-11-2014.  
Lot 39.01, Block 61.  (Not in the packet; had a display to reference) 
 
Cahill points out existing conditions to the location:   
Located in the center of this Arial, generally a rectangular shape; approximately 2.1 acres with 
approximately 370 feet of frontage along Howard Boulevard.  The existing facility is known as 
North Jersey Marine and it has just under 50% impervious coverage.  The surrounding uses; to the 
north of the property is the Bank of America, west is the Marriott Hotel and the east side is the off 
ramp of Route 80 and Exxon Service Station.  To the south is Route 80 and the on-ramp to Route 
80 west bound.  The topography has of approximately 10% grade change from north to south and 
currently there is no stormwater management system on site.  There are some existing structures 
for the Marine’s use; approximately 5 feet off the property line.  There is on-site angle lighting 
with utility poles along Howard Boulevard.   
 
Exhibit A-2 – Site Plan, Sheet 3 of 20; prepared by Bohler Engineering, Revision #2 dated 02-26-14.   

Cahill states that the proposal is for a 5,700 square foot convenience store for QuickChek with a 
dual entrance building.  There is an entrance on the south side and also along the north side. The 
southern side is the proposed fueling facility under a canopy.  This facility does not have a sanitary 
sewer connection so there will be an on-site septic facility which is located on the southern side of 
the property.  A post septic field and secondary septic field.  
 
Cahill talks about the design of the facility is driven by the lack of sanitary sewer and that the State 
recognizes the amount of sewer flow generated from a fueling facility governed by the number of 
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fueling positions.  It is proposed to have 10 fueling positions which required 5 pumps.  The center 
island closest to the store is a blank island with no dispensing.  The remainder of the islands will 
dispense gas and diesel.  Other QuickChek locations that have had similar sanitary sewer 
constraints are White Township and Washington Township.  Otherwise this is a typical of Quick 
Cheks lay-out.  There will be four (4) underground storage tanks located on the south side of the 
canopy.  There are two (2) 20,000 gallon tanks and two (2) 12,000 gallon tanks.  The two (2) 
20,000 gallon tanks will hold the regular product and the one (1) 12,000 is the high-test product 
and the other 12,000 gallon tank will hold the diesel product.  The gas is intended for vehicle use 
and not tracker trailers.  This facility is a low flow diesel facility.  This means that the rate of gas 
out of the pump is about 7 gallons per minute.  A tractor trailer will not wait and will go onto a 
known tractor trailer facility.   
 
The site operates safely and efficiently with two primary access points on Howard Boulevard.  One 
of the waivers that is being requesting is to have a 5 foot separation from our driveway to the Bank 
of America.  This is essential because it is the primary entrance onto the site for parking at the 
entrance to the store, as well as to the fueling area.  This has been approved by the County. 
 
On the south side of the property is the second access point which is an exit only driveway.  This 
exit has a better angle to get out onto Howard Boulevard.   
 
On site there will be 49 parking stalls.  They are 10’ x 20’ stalls.  Quick Chek is a convenience 
store and looks to provide convenience to the customer with larger than office building size 
parking spaces to make it easier to get in and out of your car.  Parking stalls are on three (3) sides 
of the building with the fourth side used for unloading deliveries.   
 
The trash, recycling and maintenance shed will be on the northwest side of the property.  It is a 
masonry structure with heavy duty wood doors on the front which matches the main building.  
Trash and recycling will be picked up at least three (3) times per week.   
 
Cahill describes the circulation around the property that is safe for the customers.   
 
The store deliveries will occur about 6 to 8 times per week using the northern driveway.  The fuel 
deliveries will enter on the northern side.  Fuel deliveries will be approximately one truck per day.  
Deliveries are typically at off-peak hours.   
 
There are two (2) oversized parking areas approximately 62’ length x 12’wide for a larger vehicle 
or truck such as a landscape truck.  There is lighting there as well.   
 
QuickChek has learned over the years what will operate safely and efficiently.   
 
Cahill points out that the County made sure that the driveway was located as far north as possible 
to provide for safe separation from where the cars will be merging off Route 80 onto Howard 
Boulevard and to allow vehicles making a left turn onto the site. 
 
We also offer air and vacuum facility located on the northwest corner of the property.   
 
Stormwater Management - currently does not exist on the property. Cahill explains that they are 
proposing a collection system on site that will go into an underground detention basis that is 
located along the west side of the property and will eventually go into water quality device or water 
separating component and discharging south of the property.  We meet the requirements for 
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reduction from stormwater and will slightly increasing the impervious coverage by about 10% 
from the existing condition.  We are requesting a variance from this standard.   
 
The location of the primary building will not require a bulk variance.  The canopy is considered an 
accessory structure and a variance is requested.  The maximum height of the accessory structure is 
no more than 15 feet and the proposed canopy is approximately 18.8 feet in height.  The canopy is 
an open air structure and allows clearance for trucks.   
 
The current lighting is angled spot lights; flood lights.  This facility will have LED fixtures 
throughout the site.  Canopy lights that are flush mounted; you won’t see bulbs hanging down.  The 
building has a canopy that provides lighting and shelter to the customers.  It will provide 
downward lighting to illuminate the sidewalks.  There will be site lights at the entrances.  There is 
a request for a design waiver for lighting.  We exceed over the property line.  The deviation for 
crossing the property line is at the driveway locations; to provide safe lighting at our site and 
Howard Boulevard.  This has been reviewed by the County as part of their jurisdiction of the 
roadway.  The light levels are safe as far as industry standards at the driveway locations.   
 
van den Hende asks if there will be signage and lighting on the canopy. 
 
Cahill states he will go through signage in detail.  The canopy will have channel letters that says 
“QuickChek” that will illuminate internally.   
 
Cahill discusses the light intensity of the property.  
 
The fueling facility is an accessory use and is permitted within this zone as long as it is not located 
within 200 feet of any school, playground, church, hospital, public library, or an institution for 
dependents or for children or senior citizen housing and 50 feet from a residential zone.   
 
Cahill discusses the use of trees along Howard Boulevard and other areas on the property.  The 
landscape plan has been reviewed by your professionals and they find that we are in compliance 
with your ordinances.   
 
van den Hende asks about two (2) trees that might be blocking the sight distance near the exit.  
Cahill states that they will review them to make sure there are no sight problem.   
 
Loughridge asks Cahill to go over where the fuel delivery trucks will enter and exit the property.   
 
Cahill states that the trucks will enter the property at the northern access and will travel counter 
clockwise around the property and park over the tanks.  They will exit out of the driveway at the 
south exit.  He goes into detail regarding the radius and the standards.   
 
Windish asks if there is a Lighting Plan which Cahill mentions that there is one on page 7.   
 
Cahill points out how QuickChek likes to operate a safe and efficient facility by using flush curbs 
and bollards for safety to the pedestrians and vehicles.  No raised curbs.  When you walk from your 
car into the building there is no step-up to get into the building.   
 
Cahill mentions that they are requesting a design waiver for the driveway so it has a greater radius.  
The exit only driveway has a sharp angel and small radius to keep from someone using it to make a 
left turn out of that driveway.   
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Cahill talks about the ADA accessibility and its compliance with the state and federal regulations 
in terms of quantity and size.  With the building having two (2) entrances; the handicapped parking 
stalls are divided into two locations; at the south and north sides of the entrance.   
 
Cahill informs the Board that there are deviations from the standards for the signs.  There will be 
10 total signs; four (4) will be located at the driveways.  A sign for exit only and then one for enter 
only.  We want to make sure, since these are one direction driveways, each are marked clearly.  
The town ordinance only allows for two (2) signs; we are exceeding the number of signs.  Other 
signs we are proposing is a freestanding I.D. sign located on the northern side of the driveway.  
The reason for this location; it gives a better line of sight for from Route 80 and the overpass.   
 
van den Hende asks how high the sign is.  Cahill responses, 20 feet in height with a total area of 
120 square feet.   
 
Exhibit A-3 – Photo looking west into the existing site with Marine building and boats in the yard.  
Primary purpose is to see how it looks today.  The picture was taken January 2014.   
 
Keuntje asks if the exit driveway will be marked “No Left Turn”.  Cahill responds that there will 
appropriate signs. 
 
Exhibit A-4 – A photo showing once the site has been redeveloped.  There is a super imposed 
picture of QuickChek from the ramp, looking in the northwest direction.  This shows the front of 
the site; the canopy; the signage; and further to the north is the sign showing the fuel pricing.   
 
Exhibit A-5 – Photo showing QuickChek on the property using the same photo as Exhibit A-3.  
You can see where the utility pole is located on both photos.   
 
Exhibit A-6 – Photo showing the current Marine which is the same photo as Exhibit A-4.  You can 
see where the utility pole is located on both photos.   
 
Exhibit A-7 – Rendered Elevations; Prepared by gk+a Architects, PC; Drawing No. R 1; Dated 01-
09-14. 

 
The top photo is the north elevation.  This view is when you are sitting at the fuel pump looking at 
the store.  The sign is 104 square feet, channel letters internally illuminated and the materials will 
be plastic with glazing.  It will be on all four sides of the building with an awning.  The height of 
the building is approximately 26 feet.  The roof line will hide the HVAC units.   

 
 Van den Hende asks if there is any on sight storage for vehicles or snow removal equipment.   
 

Cahill says that a private contractor will come on site to maintain the snow removal.    
 
There is a shed near the trash area used for a vacuum cleaner that is used for the parking area plus 
there is also some small maintenance equipment used on site.  In general a private contractor will 
be used for landscaping and snow removal.   
 
Ondish asks if QuickChek will maintain the sidewalk along Howard Boulevard.   
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Cahill replays that they will maintain the sidewalk 100%.  If you look at the sidewalk we are 
proposing and ADA accessible sidewalk to improve the pedestrian sidewalk.   

 
Ondish states it has already taken place; it was a big project for the town.   
 
Cahill states then it will be modified for the pedestrian traffic.   
 
Van den Hende asks where the street address will be located for emergency services and the Post 
Office.   
 
Cahill states it is usually at one of the doors.  We will conform to the town ordinance.   
 
Exhibit A-8 – Freestanding Pylon Sign Detail, Prepared by Bohler Engineering, dated 02-14-14.   
 
Cahill describes the I.D. sign for QuickChek.  It is 20 feet high, 10 feet in width. The sign identifies 
the QuickChek Brand name; it shows the grades of fuel  
 
Cahill refers back to Exhibit A-2.  It’s designed to allow fee flowing movement in either direction.  
The width between the dispensers and the bollards is about 33 feet.  There is 30 feet in the front to 
back direction or north to south direction.  The spacing for the fueling positions is such that a 
vehicle can pull out without backing up.  QuickChek came from the convenience store way of 
thinking and making it convenient out at the islands too.   
 
Selvaggi mentions about going back to Exhibit A-8.  Cahill states that we are requesting a variance 
with regards to the areas of the sign 120 square feet where 30 square feet is allowed by ordinance.  
We identify the brand and fueling as well as we are on a section of road that we have access to 370 
linear feet.    
 
Exhibit A-9 – Canopy Elevation Exhibit, Prepared by Bohler Engineering, dated 06-25-14.   
 
Cahill talks the canopies look.  It is enhanced with color.  He describes the lighting within the 
channel letter; not the entire canopy will light up.  It is approximately 24 square feet.  There are a 
total of three (3) signs.   
 
Simard asks about the emergency shut-offs for the pumps. 
 
Cahill states that the construction plans will identify all the shut off values.  The fueling facility is 
designed in accordance of the NJDEP regulations for underground storage tanks.  The plans will be 
in compliance with all state and federal regulations for the design of the fueling facility.  Cahill 
identifies where the shut-offs will be: at the island, inside the store, as well as outside of the store 
on the building. 
 
Selvaggi asks the height of the canopy.   
 
Cahill explains that the underside of the canopy has a minium clearance is 14 ½ feet from grade to 
the underside of the canopy.  The reason for the grade change is for the flow of stormwater.  The 
grade changes by approximately 1.3 feet with a maximum height of 18.8 feet.  After discussion 
Cahill and Watson agree. 
 
Ondish asks about water runoff in the north area, where will it go?   
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Cahill says that at this end, there is a pipe with a flared end section that goes onto riprap that will 
be stabilized to meet the standards for soil erosion, then it go off to an existing ditch.  Stormwater 
is controlled by an underground detention basin with an underground separator.  There is 
discussion about the flow of water.   
 
Cahill mentions that CP Engineer pointed out a couple of comments that they will provide more 
information:   

• Retaining walls running along the property line on the west side.   
• Stormwater Management – comments about recharge 

 
Selvaggi asks if there are any additional precautions that need to take place with your stormwater 
management around the canopy and gas area so that spillage and rain mixed with oil/fuel doesn’t 
run right into the ground.   
 
Cahill explains that the sight perimeter is surrounded by curbing which is collected into inlets that 
will go into an underground system.  The system isn’t designed for recharge.  It doesn’t allow the 
stormwater to go into the ground.  We have a water–oil separator on the downstream side that 
would provide protection from pollutants that are coming off the parking lot.  It’s under the parking 
lot on the west side.  There will be a maintenance plan with bi-annual inspections that will be done 
by a contractor.   
 
Selvaggi states that one of CP Engineer’s comments was about the illumination of the parking 
along the north side of the principal structure.   
 
Cahill explains that the facility has two (2) entrances.  The design of the facility and core parking 
on the north side of the building is typical to a convenience store.  The entrance door and the 
design of the site are to help separate the customer that goes into the store to get coffee and leave 
and not utilizing the fueling facility.  This is to put core parking along that side.  This does exceed 
the requirements of your ordinance in terms of the number of parking stalls but we’re not 
requesting variances associated with impervious coverage and we're meeting the requirements for 
stormwater management standards.  QuickChek’s experiences in similar areas near a county road 
and adjacent to a highway we like to have those extra parking stall.  It allows the site to operate 
safely by separating the vehicles using the fueling facility and those using the convenience store.  
You want the majority of the parking near the front door.   
 
There is discussion about concerns about the speed and turns going around the property.   
 
There is some discussion about the width of the northern driveway which is to accommodate truck 
turning radius.  A truck turning template was used as well as there was discussion with the County.   
 
Cahill states that there will be a traffic engineer as a witness at the next meeting.   
 
8:15 pm – van den Hende announces that we have another applicant here to for a Public Hearing.  
This will have to conclude for this evening and carry to the next meeting.  The next meeting will be 
held on July 23, 2014. 
 
8:23 pm.  - Van den Hende announces the next applicant for Public Hearing. 
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MADWAD, LLC (Tiger Mart) – 12 Howard Boulevard, Block 69, Lot 2 – Application for 
interior transformation of the existing convenience store and three (3) garage bays into a large 
convenience store, in addition to minor exterior ancillary improvements.   
 
Steven C. Schepis, Esq. appeared as attorney for the Applicant.    

 
Schepis gives a brief description of the application.  It is presently an Exxon gas station that has a 
three bay garage.  They are looking to transform the automobile repair area to a convenience store 
and soda machines.  Business is moving out of the automobile repair and convenience stores are in.  
The interior of the building does not get any larger; just transforming from automobile repair to a 
larger convenience store.  There will be some esthetic changes such as cleaning the site up.  

 
Witness testifying under oath for the Applicant that were sworn in and qualified: 

• Nassir Almukhtar, RA, Principal – Heritage Madison Architecture, LLC  
 
Plans submitted to the Board – Minor Site Plan Gas Station Convenience Store; prepared by 
Heritage Madison Architecture, LLC; Date 03-12-2014; Lot 2, Block 69.   
 
Almukhtar begins describing the property as the Exxon gas station just off Route 80, located at 12 
Howard Boulevard, Mount Arlington, located in the B-1 zone.   
 
Minor Site Plan Gas Station Convenience Store; prepared by Heritage Madison Architecture, LLC; 
Date 03-12-2014; Lot 2, Block 69; Drawing No: 01.   
 
Almukhtar describes the contents of drawing No. 1:   

• Zoning Map - which clearly indicates it is in the B-1 zone.   
• List of zoning check list for the bulk variances, located on the left side of the drawing; 

no bulk variances requested.   
• Impervious coverage is the only excess that we have prior to this application.  The 

impervious coverage which is 62% which exceeded the allowed by 2%.  As we move 
forward this pre-existing condition will be illuminated.   

• Another pre-existing condition was a front yard because it was facing Canfield Avenue 
which has been eliminated.  Canfield Avenue has been vacated which now makes it a 
rear yard.  The structure is a little over 6 feet from the property line.   

 
Ondish questions that Canfield Avenue has been vacated.  It is clarified that just that portion is.   
 
Drawing No: 02 – illustrates two Site Plans 

1) Existing site plan 
2) Proposed site plan.   

 
There is minimal improvement to the site.  The changes are:  removing existing asphalt/gravel area 
and replaced with landscaped area.  There is a trailer that is located behind the existing structure 
that will be removed.  The walkway around the building will be removed and provide a new walk 
way that will feather down to the existing pavement level.  This will eliminate any tripping hazards 
that the customers may have.  It is important to protect the building.  Instead of using 6” curbing 
around the building, bollards will be used around the parameter of the building.  The existing 
dumpster will be enclosed.   
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Drawing No: 03 – Details 
• The upper left corner is a detailed drawing of the sidewalk & Bollard that will be 

installed around perimeter of the building; this provides safety.   
• There is an existing freestanding sign at the entrance of the gas station, approximately 

25 feet high.  It will remain the same except for some resurfacing and Tiger Mart will 
be included on the sign to show that there is a convenience store.   

• There is a detailed drawing of the 6 foot high wooden fence that will be used to enclose 
the dumpster.   

 
Drawing No: 04 – Existing /Demo Floor Plan and Proposed Floor Plan 

• Left side drawing shows existing conditions.  The dotted lines indicate the walls that 
will be removed to make an open floor plan.  The current store front will be removed 
and the glass will be brought down to the ground.   

• Right side drawing shows the open floor plan with walk-in cooler and coffee station. 
There will be two handicapped bathrooms and a small office.  The square footage is 
approximately 2,000 square feet.   
 

 
 
Drawing No: 05 – Elevations, Sign Details 

• Upper left drawing illustrates the front elevation showing the proposed Tiger Mart sign 
above the store front.  Further description of the building is given.   

• Drawing on the top right side of page details the proposed Tiger Mart sign, which is 12 
feet x 3 feet.  The sign does comply with the Borough ordinance.   

• Middle of the page is a drawing of the Right Side Elevation of the building.  It is 
clarified that this is the side that currently has the bay doors.  One door will be used for 
an exit and the other door will be used for the cooler. 

• Left side of the page, in the middle, illustrated the Left Side Elevation and Rear 
Elevation.  There is a small existing window that will be kept.  This is by the cashier 
counter so that they can see what is going on the North side of the property.   
 

 
van den Hende asks about the location of the air conditioning units.  Almukhtar states that they will 
be on the roof top, not visible to the street.  They will be supported by heavy steel beams to 
accommodate the weight.   

 
Loughridge inquires about the restroom.  Almukhtar informs the Board that they will be inside the 
store and that they will both be handicapped accessible.   
 
Schepis talks about in the future installing an auxiliary generator.  With Storm Sandy there was no 
power and no gasoline.  We want to advise the Board that we would like to install a generator on 
the north side of the property.  An above ground waste oil fuel tank currently exists there and 
would so that there is room for the generator and bollards.  The generator will operate by natural 
gas.   
 
Van den Hende asks about the noise level with the cycling of the generator on a monthly basis.   
 
Schepis explains that it is tested normally once during week during business hours usually from 
8:00 am to 5:00 pm.  There is sufficient distance between the generator and neighbors.  
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Selvaggi swears in Wayne DeKorte, sole proprietor of the current Exxon Station.  Schepis explains 
that the ownership of the property and that Mr. DeKorte does operate as the sole proprietor.   
 
DeKorte explains that the septic was replaced by Exxon approximately three years ago.  He gives 
some detail on the tanks as he knows it.  He states that the Board of Health would have the details.   
 
One of the concerns by a Board member is the capacity of septic since the convenience store will 
increase the use.   
 
van den Hende states that there should be some testimony as to the capacity of the septic.   
 
Schepis offers to the Board that the before the issuance of approval that DeKorte get the approval 
from the Board of Health.   
 
Selvaggi explains to the Board that by changing the use they will have to get approval from the 
DEP because of the change in use or expanded use.  Sabine gives comment that when the Building 
permit is pulled is when it will be addressed.  Sabine also states that it should be identified on the 
plan as to where the location is currently and where any expansion would have to take place.   
 
Mayor asks to go back to the generator.  Ondish makes a comment that the generator is up against 
the wall which will reflect the noise to the neighbor.  DeKorte states they will do whatever it takes 
to comply with the noise.   
 
Schepis bring up the dumpster and recycling.  They will be expanding the dumpster area to the 
north side right next to the where the dumpster is currently located.  The curb line will be modified 
and slab on the floor.  There will be companion dumpsters; one for trash and one for recycle.   
 
van den Hende states that with the increase in traffic coming and going that the striping and 
signage is clear for the people coming into the retail store.     
 
Almukhtar states that the County has requested directional arrows will be shown on the site.  We 
comply with that. 
 
Van den Hende asks how will customers that have used the retail store; where is the traffic 
intended to go heading north.   
 
Almukhtar states that they will usually go north and exit north.   
 
van den Hende state that the customer will have to go through an area where gasoline is service is 
occurring.    
 
Almukhtar states that there is plenty of space for a car fueling and a car to pass through.   
 
Loughridge and Simard comment that it is an existing condition.   
 
Fostle comments that their use is changing and then asks if they plan to re-strip or add additional 
parking. 
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Almukhtar states that they are over the required parking spaces; 9 ½ spaces are required and we 
have 16 spaces.  We also have an accessible handicapped spaces that is existing.   
 
There is brief discussion about striping the lot.   
 
Almukhtar mentions that the drive isle is 15 feet or 16 feet  
 
The discussion continues about the pedestrian crossing and traffic direction.   
 
Selvaggi asks Watson if a speed bump could be added where the convenience store traffic is.  
Sabine would recommend having a pedestrian crossing that would mandate people to stop if there 
is any pedestrian in that area.  It will direct the traffic to stop as well as pedestrian to go to certain 
areas to cross and not a free for all.   
 
Van den Hende asks if there is any change to the lighting.   
 
DeKorte states that all new LED lighting has just been updated.  It’s a lot brighter.   
 
Almukhtar mentions that the fence along the northern side of the property will be replaced and 
moved to the property line.  This will clean up the property since it is in disrepair.   
 
Rinaldi asks at the entrance and exit of the property the County Planning Board commented as well 
looking for providing that directional arrows be on site.   
 
Almukhtar states that there will be Stop at the exits and then directional arrows.   
 
Rinaldi asks if both accesses be intended for both exit and entrance.   
 
DeKorte states that currently the southern access is entrance and northern access is exit.  I think it 
flows better if we leave it the way.    
 
Windish asks that a striping plan be submitted.   
 
Schepis states that they are asking for one design exception for the requirement to provide a 12 foot 
x 15 foot loading space.   
 
DeKorte gives testimony to the delivery and loading.  We have small Box trucks that make our 
deliveries.  They back into the loading area.  I don’t intend to have a need for anything larger than 
that.  Deliveries are from one source.   
 
Van den Hende asks about asphalt that is on the plans near the dumpster area.  Is that curbing that 
is there near the dumpster; a step or step down? 
 
Almukhtar explains that it is currently 6” curb that will be cut and used for recycle and trash.  The 
asphalt will be removed and only concrete will be there.  The plans need to be changed to reflect 
that.   
 
Van den Hende asks how storage or snow removal will change.  DeKorte states that there will be 
no change from what is currently being done.   
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There is discussion on the entrance of the store.  There is a double door in the front of the store and 
then two doors on the side of the building; one for deliveries that goes to the walk-in cooler and the 
other is for general deliveries.  If you park on that side of the building there is a 6 foot walk way 
that goes along that side of the building.   
 
Schepis mentions one item that your attorney and I have discussed.  There is an issue with the 
neighbor to the north.  The cross thatched area that is marked on Drawing 02 that is mostly gravel 
and is unsightly.  DeKorte wants to re-grade that area and return it back into lawn.  We ask that this 
be a condition for Certificate of Occupancy rather than a condition of the building plans.   
 
Selvaggi says that he received a phone call from the adjacent property owner.  The adjacent 
property owner could not be here tonight.  He objected to that parking area being brought back to 
grass.  His argument is that it has been that way for so many years.  We as a Board are not 
authorized to make those determinations.  It is part of the application and needs to be removed so if 
there controversy between the two owners it does not stop the application from moving forward 
and getting complete.   
 
Ondish asks if the applicant needs the land to reduce their impervious coverage.  Selvaggi states 
that they exceed the impervious coverage.  They are at 62% and needs to reduce at least by 2%.  
This change would reduce it by 7% bringing it down to 55%.   
 
Ondish states that the gravel from Canfield Avenue is how it got there.   
 
Selvaggi says that if the applicant is going to do this and it is part of the plan then what is the 
mechanism to ensure that it does get done.  This would then be a condition of the Site Plan.   
 
Ondish says if the applicant submits the site plan as it is would it make a difference on the 
impervious coverage.   
 
Selvaggi states that it is a pre-existing condition with respect to coverage then he doesn’t have to.   
 
Ondish says he does not want to hold up them getting their approval.   
 
Selvaggi says that the plans will have to be changes because right now it indicates “removed & 
replaced”.   
 
There is consenssous with the Board that they should not be involved in this.  It’s between property 
owners.   
 
Schepis states that this area on the plan will be changed to say “could be grass at the applicants’ 
discretion.” 
 
Watson says from the stormwater recharge if it is not currently being used as parking lot it would 
be advised to change it back to grass.  There is no requirement at this time to change it.   
 
Caldwell says it is pre-existing and is not required to remove the imperious coverage.   
 
Schepis had the title company investigate the records at the County Clerk’s office and that an 
Ordinance to vacate a portion of Canfield Avenue back on April 21, 1982.  It was recorded with 
County Clerk’s office.   
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There is discussion about the Ordinance and the surrounding property. 
 
Caldwell states that there is a need for a design waiver for the signs.  There is a maximum of 2 
signs allowed.  There are two (2) pre-existing and then two (2) being proposed for a total of four 
(4) signs.   
 
Selvaggi states that the signs are informational and directional.   
 
Selvaggi brings up that both the Planner and Engineer have brought up that there is no landscape 
plan.  The standards talk about submitting a landscaping plan.  Schepis states that there are not 
really many opportunities to plant.  
 
Watson suggests putting up some landscaping to screen the generator.   
 
Watson also mentions that there is no need for a Stormwater Management Plan.   
 
Schepis has one last item his applicant wants him to mention and that is natural gas will be brought 
onto the property for the generator.   
 
No questions from the Board or Professionals.   
 
There being no public present the meeting is opened and closed.   
 
Selvaggi states that the approvals will be for: 
 
Minor Site Plan approval to allow the conversion of the three (3) automobile garage bays into retail 
space that will be added to existing retail space at the location.   
 
No variances.  All pre-existing non conforming conditions remain unchanged.   
 
Design waivers: 

•  For two (2) additional signs as the applicant confirmed that they are for informational 
directional purposes.   

• For the no loading area.  The applicant testified that he does not have large tractor 
trailers deliver to his site. 

 
Site Plan will be modified for:  

• Submit a striping and sign plan. 
• Removing the word “asphalt” from the north side of the property. 
• The enclosure refuge storage area is marked as concrete. 
• Pedestrian walk way marked in front of the store.   
• Indicate where the generator will go and will be properly landscaped to reduce noise.   

 
Condition of approval is to submit a striping and sign plan 

 
A condition of approval from all outside agencies.   
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Motion to approve this application with the stated conditions by Wilson, second by Simard.  Yes:  
Keuntje, Driscoll, Hallowich, Loughridge, Simard, Wilson, Cerasoli, Fostle, van den Hende, 
Rinaldi, Windish, Ondish.  Motion approved.  No: None.  
 

Motion to adjourn by Windish second by Foley.  All in favor.  Motion approved. 
 
Meeting adjourned at 9:24 p.m.  
 
 
Debra-Ann Halik 
Secretary to the Land Use Board   
 
Approved:   July 23, 2014 

 
 
 

 


