
ZONN{G BOARD OF ADJUSTMENT
CITY OF LAMBERTVILLE

REGULAR MEETING MINUTES
April 25, 2013

The meeting r,vas called to order by Pat Pittore, at7:30 p.m. with a statement of compliance with

the Open Public Meetings Act-

RoltCall

Iv{rs. Lawton called the roll as follorvs:

Present: Phil Mackey, Pat Pittore, Fred Eisinger, Maura Fennessv, Kate Dunn,

Sara Scully and John Woods.
Absent; Georg Hambach.

Also Present: Attomey William Shurts, Planner Emily Goldman and Engineer Tom

Cundey.

AFPROVAL OF MINUTES * Februarv 28.2013

Fred Eisinger made a motion to approve the February 28,2A13 meeting minutes as

submitted. Phil Mackey seconded the motion. A unanimous ro11 call vote in favor of the

motion was taken by a1l members present. Sara Scully and Joha Woods were abstained

from voting.
MOTION CARRIED.

NEW BOARD MEMBER

The Board welcomed nelv member John Woods as a new member to the Board of
Adjustment. lv{r. trvoods r.vil1 be swom in at the next meeting by I4r. Shurts.

PUBLIC I{EARTNG - 49 BRTDGE STREET BLOCK 1042 LOT 24

Larry Wohl, the applicant's attomey, and Michael Bums, the applicant's architect were

presint at the meeting. Also at the meeting was the applicant, Robert Torricelli'

Mr. Woods recused himself and took a seat in the audience'

Mr. Shurts marked the foliowing exhibits into the record:

A-1 APPlication
A-2 Afirdavit of Service, including list of properfy owners and receipts

A-3SurveyandphotosdatedApril2S,20l3forslideshow,lipages
A-4 Approval from D&R Canal Commission dated March 8,2013

A-5 Litter from Historical Preserv'ation Commission dated March 6,2A13

4-6 Minutes from the Historical Preservation Commission dated

February 12,2013

The application was before the Board for approval to reconstruct existing garages to

allow for an 830 square foot second story one bedroom apartment with the garages to

remain as is.

Mr. Bums and Mr. Torricelli were sworn in by Mr. Shurts as expert witnesses-
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Mr. Bums stated that resolution 3-2004 $anted approvai for the building facing Bridge

Streetto allow for a mixed use with an apartment, ofFrce and retail. This building is in

the Central Business District of the City of Lambertville'

To the rear of the property is a four cat garage, which is located in the R-2 zone of the

Ciry that is used for parking for the building to the front of the property. The application

is proposing to coflstruct a second story, one bedroom apartmont'

There will be no increase to the footprint ofthe existing garage'

The appiicant has secured tlvo parking spaces for the apartrnent at the Justice Center'

The new apartment requires at least 1 % parking spots.

However, a variance is needed for the distance from the parking spot to the proposed

aparlment. The ordinance currently states that a maximum of 300 feet from the parking

spot to the apartment is allowed. The proposed parking spots are a total of 483 feet frorn

the apartment.

Access to the apafiment will be from inside the garages. Mr. Torricelli stated there is

also a rite-of-wiy access from the main building to the proposed apartment. This right-

of-way is not currentiy lit however there are lights on the existing building and the

adjacent building that allows lor adequate lighting-

Emily Goidman, the Board Planner, asked Mr. Burns where the second means of egress

was located. Mr. Bums stated tliat the door and window are the two required means of
egress. He also stated that they would be instalied accordingly to comply with the

Unifona Construction Codes.

Pat Pittore asked ifthe lighting fixates on the exterior of the garages r,vould be a nulsance

to the neighbors. Ir,{r. Burns statedthat they would be 50 watt bulbs instalied

The ceiling ofthe garage will need to be fire rated, according to current codes and in
doing so lvould help alleviate some ofthe noise from the garage doors as to not disturb

the resident ofthe apartrnelt.

Tom Cundy, the Boatd Engineer, asked if the garage doors would intei:fere with traffic on

Feny Street. Larry Wohl stated that the garage doors will be automatic, therefore no one

would have to exit their car to gain aecess.

Mr. Woods stated that the appiicant provided copies of the proposed plan to the

neighbors on Ferry Street and that there were no objections to the proposed plans. It
should be noted that no one from the public was present for the public hearing.

Mr. Pittore stated that the apartment seemed to have a taller appeal'ance and asked if they
were proposing an attic for the apartment. Mt. Burns stated &at the living room and

kitchen both have vaulted ceilings.

Mr. Pittore also asked how the drainage for the new apartment would be installed. Mr.
Bums stated that the proposed down spout would be tied into the existing drainage.
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As a condition of approval, the applicant is to provide a diagram ofthe proposed

dowrspouts and also an accessory structure table.

MOTION: Site Plan Waiver
Maura Fennessy made a motion to grant the Site Plan Waiver. Kate Dunn seconded the

motion. A unanimous ro11 cali vote in favor of the motion was taken by all members

present. Joha Woods recused himself from voting.
MOTION CARRIED.

MOTION: Conditional Use Variances
Phil Mackey made a motion to approve the Conditional Use Variances as requested.

Kate Dunn seconded the motion. A unanimous ro11 call vote in favor of the motion was

taken by all members present. John Woods recused himself from voting.

MOTIONI CARRIED.

MOTION: Bulk Variances
Phil Mackey made a motion to gra:rt the Bulk Variances as requested. Maura Fenaessy

seconded the motion. A unanimous ro11 caii voie in favor of the motion was taken by all

members present. John Woods recused himself from voting.
MOTION CARRIED.

MOTION: Parking Variance
Phil Mackey made a motion to grant the parking variance as requested. Fred Eisinger

seconded the motion. A unanimous ro1l ca1l vote in favor of the motion was taken by ali

members present. John Woods recused irimself from voting.
VIOTION CARRIED.

PAYMENT OF BILLS
MOTION: Phii Mackey made a motionto pay bil1s so long as funding is available.

Kate Dunn seconded the motion. A urianimous voice vote in favor of the motion was

taken by all members Present.
MOTION CARRIED.

ADJOURNMENT

Phil Mackey made a motion to adjoum the meeting at 9:00 pm. Fred Eisinger seconded

the motion. A unanimous voice vote of ayes was taken in favor ofthe motion by all

members Present.
MOTiON CARRIED.

Respectfully submitted,

Administrative Off,tcer
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City of !-amberivill+
Zoning Board of ACjustn'len'l
Dar;e l',4oraski, C i-':airma n
'l Q Vnr{z QtrcatI U l t\ I'Lt U+a

Lambenvilie, f"ti C8533-2L1?-1

Aiienticn: Crystal Lai.';ion, Secieiai-y

Re: VariancelSiie Pien 'f'Jelv*r - C+r::=i+e€ne=s & Piai'i R*t:iew
]#*ciros= Preperti*=, Lte
49 Bricige Stre+t
Blcck 1*42. Lst ?4
Our fiie #'1G-37-Z-ti,

Dear Boai,i l.;lembei-s;

We have i-eceived a Vaii=nceiSil= Fian \/aivei appj;cai:cn submissicn,
-^-^i,,^; ^^ f ^i-r! t^r t a1 ')i'.41 r -.-:i:iir,.r n{.'hc fnlinr.r-,inn'
f 
=Le!'r'eu 

Uil f UU;Ud;y I1, {v t -r: -:-ii}i}ijiiU ut iiru luri:J?rlllU,

Sheets 1 of 11 through 11 ci 11 r,,rere prepaied, signed,
itl,Iichael Burns, R.A., fu1icha€! Buins Ar"chiiecis, 19 Norlh
Lamberiville, Ne'ar Jersey 08530, (6Cg) 397-550E.

and sealed by
Franklin Sii'eet,

T:',-\lurucipal.lambenviliea0i0 1!oodrose Propenies, LLC'review 1 Ccc

::::.:::::::rlliflr::::rri:.:::::::iat.::::a::.::.::::a:4...::::.4:.:::r:t:

r::,:, .1:r,.'ti.l:t=r:::9::;aigi,:i::=

1af11 Location ltiap, Existing Siie Pian 0'1-29-1 3

2of11 Pi'opcsed Site Plan, Zoninq Daia, Parking Daia 01-29.1 3

3 of 1'1 Proposed Garaqe Flcor PIan 01-29-13
4of11 Pi'olosed Apadmeni Flcor Pian a1-29-13
5cf11 Prcoosed South Eler;aiicn  A 

' 
 A'u i-zv- tJ

6 of 1'l Prooosed Ferrr,.' Sireei El='.ral;cn 01-29-13
7of11 Proposed Ferrv Si;'eei Peistecijve 01-29-13
B of '11 Prooosed Fei'i-v Street Persoeeiive a1-29-13
q of 11 Prooertv Owners With n /-ut) 01-29-13

10of11 Prooertv Owners With n 20a'
A) 

^a 
a 4u l-1J- t 5

11 of 11 Propertv Owners With n 200' 01-29-13
lof 1 Boundary and Topoqi'aohic Surver/ 01-28-13

Earning Owr Reyutation Everu Da4 Since 7g01
www.rve.coln J J
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Sheet 1 ol I was prepaied, signed, and sealed by John M. Dura, P.L.S., Slte Flcixs
Consuliants, inc.,6 Viii=Ee F.ow, i-oga:r Square, New Hcpe, Pennsyi'.'ania 18938, (?i5)
l,n-t i=n2
6n)-v/tll

G q t{ E ++ L i i'j f _c-8idj +.11Q i!

ep=i!reniiO'+n€r; i,:,:'ari'liose Proper-li:s. l-LC
/A ?iAa= Qt-ce*
\ ---L^.].,,,,^ itt nrtrarl| :ili liriii rrjlrlt. I'JJ USiJ'J'J
/At^,C'r 77?-fl??trr\rraivlIivvuuv

Flcposal: A;pi:catit pi.:pcse;i to consiiiict a nei'; ane be'iioom epeilx+li
^ ^..:^i;-^ ,E...,-{i!Ei 5,:i;.ni5ll:lr-l i1j'-ii ucl 9dl6'9=.

Zcning: C3f, and R-2

i:. GEi:{ER+L Wi,":i*il.Hi$

i. The appiieairi is feqLiesting a canditicnal use variance fi-om Secticn 404.43 in

ine R2 2.3=, Tl,;s crciinance ccntains requii"emsnts fci icw anC m.deia'ie

inconie hi:usii':g ci:ieiia. The applicani is also i'equesting a waiv+i" fioix
Seciicn 4C6.EA l;hich ccfiiains apariment locaiion standards. \\'e defeLio
the Boai-d Plannei ici ccrnment on these planning issues.

Z. is i"ec:-iesiinc a !an u/arv Qinra fha

cc,-,iiructlcn is aboi,= an ex:sijn,l struciur-e and r,r'ili nct invo1",'e an e:.paf3iOa
icj endorse the siie plarr u;aive;'. Plans for- tlie

u,Uino consii'uction rr,,iii siiii be raquired brl the Ccnstruciion CoCe Ofiiciai for

aonlicani must testifY cn the aqi'ee ncernl m the four (4

parkinq spaces in ii.,= qara,leiaiiarlment struciure are reserved.

T,he appiicani musi testify on ho'!v the garaqe parkinq lvill operate ince each

nav nis its own cai"ace dool Ai-e ihe doors manual or v;ill the)r have gatace

ihe buildinq permii.

Coor ne;"s? Who r,';iil have the door ner. or b,r a ke,road

etc: Wiil ihe v'ehicie blcck tiaf.lc whiie the pers

cicor'?

T. ilunicioal.Ltmberiiile,zl-ll 0 Wrcdrote Propenies- LLC:JeYi€* I dcc
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Theie wiii be nc di-ainage or stormwater measures needed since the footprini

cf ti:e erisiing structui-e is not changing'

LJ. A we1.,,e:- f:'+*l S=cliq@ ^ ^t^; i I li dinance re.sulres

i-sli"ee: c+li'l:n'.1 tc be rr,'iihin three hundred / 1 i'\i t cf ihe orernlse in

u*sii;ii. Tesii*':cl'l t be cir,,en cn ihe
ai'kini: aicnc witn the disieiice frcm ihe apa ^ -+ ir

!11
-ei lLli+iaHY *F V.qP-:Ai'ie=S Ai{* H'{AiV=il.S

o=cs=C

l.icder-ate & icw inccn-:e hcusing c;'ii=i'ia

Location cl off-iract Patxing
A n a r-i'r:-.a n i lnr'=i I nn

n cf iie ed offt

Valia::;es: 'tccl:ci 4C4.48 -
.^-^il^^ .i-r;7n 2hiYvl:'Ji I -uL. I tJ Jv
a\^-j:^^ .: ne aA\}=UilJ:l tirU.(Jf-t -

. ..i._: i irr J

4PFEQ1{* =FrrQQEI$-

ii the Z*nin'S Bcai'ci sncuid
rr,niinrni,='utsv:rvrl'r:L-,

grani finai appi-o,ral io tnis picj=ci, the foiio'+:ing is

arclicant m niaci the Zon rd office to nv oi:istandin
acainll/ e^ :nts niici io th nce of buiiciln

G U?Si il f;_A€ 
= 

l€* Y', AprR.evA.Ls

This pian may be subject io the review and approval of ihe fciiouring outside

agencies, if not airee':iy'rec=i';ec. Evidence of these approvals must be submiited to

the City Zoning Depar:i-neni:

1. Hunteidon Couni:i Pianning Board.
2. Lambertrriiiefuiunlcipa!UiilitiesAuthorii'i.
3. D & R Canai Cornfissicn,
4. A.nv ctners as mav be necessary.

I: a\lunjcipaj',Lamber,ille'20 t 0 \vooCicse 9.ccenies, LLC revie'r Lcoc
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lf you have any questions concerning the above, please do nct hesitate to call.

Sincereii,, ycur's,

R=ffilzuGT*F..j, VEfiNle y', & ARAFjGC 
=FiGIS.JEE=S, 

li.ic.*7L*€ C,,4a
-ihcnras E. Cundey, P.8., C.lv!.E.

-i-Ef\ /mnh
I LU/llllJU

cc: !'Yoocjrcse Pi'opeiiies, LLC
i,l:^L-^: D,,-sa D Ai'/i iUI jiiUl DuJiilS, -r..x..
.lnhn lllra P.L.-q.
i =rnr l.'\r'nhl Fc,rLst r _Y v

"#iiiiem 
Shufis, Esq

Ken P,cdg=rs, Consti'uciian Ccde Cfficial

I:ivunicipai\i-ambesillerzol.0 wcoirose ?.cpenies' LLC\re'rie'tr i.doc
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VIA E-MAIL
constructi on@iambertvillenj . org

David Moraski, Chairman
City of Lamberrville
Zoning B oard of Adj ustment
18 York Street
Lambertville, NJ 08530-2093

ATTN: Crystal Lawton, SecretarY

2.

J.

4.

5.

6.

7.

8.

9.

10.

11.

12.

Since 1891

February 79,2013

RE: Variance - Completeness & Plan Revierv

Applicant: Woodrose Properties, LLC
Address: 49 Bridge Street
Block 1042,Lot24
VNHA #41367-300-31

Dear Mr. Moraski:

In accordance i.vith the City's request, I have reviewed the above captioned application and submitted

material, and offer the following observations and comments for the Zoning Board of Adjustment's

information and consideration.

A. Material Fonvarded & Reviewed

1. One (i) set of Architectural Drawings, prepared by Michaei Burns Architects, Sheet i
of 1 1 through 1 1 of 1 i, dated January 29,2013;

One (1) copy of the Boundary and Topographic Surve,v, prepared by Site Works

Consultants, Inc., Sheet i of 1, dated January 28,2013;

One (i) copy of the Board of Adjustment Appiication Submittal Checklist;

One (i) copy of the Board of Adjustment Application;

One (1) copy of the Escrow New Account Form;

One (1) copy of the W-9 Fonn;

One (1) copy of the Certification of Property Tax Status;

One (1) copy of the Deed;

One (1) copy of the Previous Resolution 3-2004;

One (1) copy of Site Photographs;

One (1) copy of the Application to the D&R Canal Commission; and

One (1) copy of the Application to the Hunterdon County Planning Board.

ENGINEERS a f
OFFICES IN:

NVIRCNMEN
NEW JERSE

TAL CONSULTANTS u SURVEYORS
Y " PENNSYLVANIA . NEW YORK
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B. Description of Subiect Propertv & Proposed Development

Appiicant/Owner: Woodrose Properties, LLC

49 Bridge Street

Lambeftville, NJ 08530

Existing Conditions: Per Res.olution No. 3-2004, the subject property is already developed,

containing a mixed use faciiity with a retail area, a business office,
and an apartment. There is a four bay garage structure r'vhich abuts

the sidewalk on Ferry Street. It is an accessory structure and wiii be

used at this point only for parking for the uses which are located on

site. The parking spaces which will serve the aparlment (2) and the

retail space (2) will be located in the garage.

Proposal: The Applicant proposes the construction of a one-bedroom apartment

atop the existing four car parking structure currently fronting Ferry

Street. The construction would require Conditional Use Variances

and Bulk Variances. Furthermore, the Applicant is requesting a Site

Plan Waiver.

CBD / R-2Zoning:

C. Completeness Revierv

The requirements for completeness are included in the Application Submittai Checklist,

Sections 516.5, 576.6, and 516.7 of Lambertville's Ordinance. Since the improvement and

site plan are minor in nature, the location of existing andlor proposed sepiic systems and

wells on the property, the identification oltrees to be removed, the property location forms"

and the certification of ner.v block and lot numbers and/or street addresses, as indicated on the

completed Application Submittai Checklist. do not appiy.

The Applicant failed to request a Bulk Variance per Section 404.5 for a proposed exceedance

of the maximum height of an accessory structure, as discussed in Section D.3 below. The

application should be updated to reflect the need for the additional variance request to be

deemed complete. The requirement can be waived or the plan approved conditionally

complete by the Board until the requirement is submitted or satisfied.

D. Site Plan Comments

1. The appiicant is requesting conditional use variances from Section 404.48 in the R-2

Zone and Section 406.8A in the CBD Zone.

a. The Board may grant a Conditional Use Variance from Section 404.48 since

accessory apartments are permitted within accessory structures; the proposed

apartment will be the only accessory apafiment located on the lot; the proposed

apartment exceeds the minimum unit size requirements for Neighborhood

Preservation Baianced Housing Program (required 600 sq. ft.: proposed approx'

835 sq. ft.); and the proposed apartment has direct access to the rear exterior of
the accessory structure.
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February 19.201,3

2.

a')-

b. Per Section 404.48, the following criteria for an Accessory Apartment are

recommended as conditions of approval.

1. The apartment shall be occupied only by a lolv and moderate income

househoid as defined by N.J.A.C' 5:39-1.3;

Z. The apartment shall conform to the requirements for maximum rent level in

N.J.A.C. 5 :93-5.9(a)3.

3. The apartment shall be affinnatively marketed in accordance r.vith N.J.A.C.

5:93-11.

4. Controls on the affordabiiity of the accessory apartment shall remain in

effect for a minimum of 10 years in accordance withN.J.A.C. 5:93-5.9(e),

as it may be amended or suPerseded.

c. per Section 406.3A, a Conditional Use Variance for the conversion of an existing

building for apartment use may be granted if the proposal conforms to the criteria

of Section 406.8 and Section 5i7 of Lambertville's Ordinance.

d. per Sheets 3 of 1 I and 4 and 1 i, a stairway is provided from the first floor garage

area to the exterior ofthe second floor. It then appears as though the inhabitant of
the proposed aparlment shall lvaik to a separate doorway located along the rear of
the building to access the apartment. The Applicant should provide evidence that

two means of ingress and egress to the proposed apartment is provided per

Section 406.8D.

e. The Applicant shall address the evaluation criteria for a conditionai use per

Section 517 .1.

f. Per Section 517.2P, the Applicant shali establish that the criteria for granting the

Conditional Use Variances have been met.

g. If the Board grants the Conditional Use Variances, the Applicant sha1l secure a

building permit, or, in the case where no building pennit is required, a certificate

of occupancy, within one (i) year from the date of approval, otherwise the

granting of the conditional use shall be deemed nu}1 and void.

The Applicant is requesting a bulk variance from Section 406.7D3.b in the CBD
Zone since the required off-street parking for the proposed apartment r,vi1l be gleater
than 300 feet from the premises. The Applicant should address .,vhere the required
parking (1 Yz spaces for a one-bedroom apartment) will be provided and the proposed

distance to such parking.

While not requested by the Applicant, a Bulk Variance is required from Section 404.5

in the P.-2 Zone. The proposed apartment is to be constructed on an accessory

structure. Therefore, the Accessory Building Minimum Yard Depths and Height
Limitations apply. The accessory building side yards are existing nonconformities
and shall not require a variance. However, the accessory building maximum height
requirement is fifteen (15) feet, and the Applicant is proposing a height of
approximately thirty-four (34) feet. Therefore, an additional Bulk Variance shouid be

requested by the Applicant.
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4. The Applicant is requesting a Site Plan Waiver as any new construction is proposed

above the existing garage structure and will not involve the expansion of the existing

footprint.

a. Per Section 516.3, the Board may waive the requirements lor site plan approval

whenever it determines that the proposed development, aiteration, repair, or

change of use or occupancy does not affect the existing conditions of the lot or

premises, including: topography; vegetation; drainage; floodpiains; marshes and

waterways; open space; walkways; means of ingress and egress; utility services;

landscaping; structures; signs' lighting and screening devices, and other

considerations of site plan revier,v.

b. The Applicant shal1 present sufficient credible evidence to allow the Board to

reach such conclusion as would pennit a r,vaiver.

c. The Board may render a decision to permit a Site Plan Waiver based on the

evidence presented by the Appiicant and may attach conditions to any waiver so

granted'

5. Per Section 501, the Applicant should address the additional requirements and

perlormance standards for accessory buildings'

6. Per Section 601.1, testimony should be provided that the variances may be granted

r,vithout substantial detriment to the public good and wili not substantially impair the

intent and purpose of the zone plan and the Zoning Ordinance'

If you have any questions conceming the above, please do not hesitate to cali'

Verv truly yqurs, j' "i\ 
If '1, J 1,,r, ,.-r

'wvnil\ i \^utJVt''v-rl
Emilv(d. Goldman, PP, AICP
City Flanner

ERG/dr
Y:',\\,fi.aDATA\PROiECTS\11167'wOODROSE PROPERTIES - PLl"\l\J]\.G I'c\lO DOCX

ec: Lan'y Wohl, Esq., Archer & Greiner, PC (LWohi@archerlarv'com)

Robefi To11icelli, Woodrose Properlies, LLC (Woodroseprop@aol.com)

Michael Burns, Michael Burns Architects (Michael@michaelburnsarchitects.com)

Thomas Cundey, Remington & Vernick (thomas.cundey@rve'com)

William Shurts, Esq., Felter, Cain & Shurts, (fcs1ega1@netcanier.com)

c: Ken Rodgers, Construction Code Officiai, 18 York Street, Lambertville. NJ 08530




