ZONING BOARD OF ADJUSTMENT
CITY OF LAMBERTVILLE

REGULAR MEETING MINUTES
Thursday, March 27, 2014

The meeting was called to order by Bill Shurts, at 7:30 p.m. with a statement of compliance with
the Open Public Meetings Act.

Roll Call

Mrs. Lawton called the roll as follows:

Present: Pat Pittore, Georg Hambach, Kate Dunn, John Woods, Marcus Rayner
and Jane Wesby.
Absent: Phil Mackey, Fred Eisinger and Sara Scully.
Also Present:  Attorney William Shurts, Engineer Tom Cundy and Planner Emily
Goldman.
APPROVAL OF MINUTES

John Woods made a motion to approve the January 30, 2014 meeting minutes, with
minor corrections. Georg Hambach seconded the motion. A unanimous roll call vote in
favor of the motion was taken by all members present.

MOTION CARRIED.

OATHS OF OFFICE

Mr. Shurts swore in Jane Wesby as a Zoning Board of Adjustment member with a term
that expires December 31, 2015.

COMPLETENESS — Continued
South Franklin Street

Block 1048 Lot 45.03

Hardship / Bulk Variance

The applicant submitted the drainage report, site photographs and the recorded deeds that
the Board Professionals requested. Per the Board Engineer, the applicant has met all the
requirements for the checklist for the Board to deem the application complete.

Georg Hambach asked the Professionals if it would be beneficial for the members if the
applicant submitted a map of the trees that he has already taken down without prior
approval from the City of Lambertville.

Emily Goldman stated that the site map that was submitted by the applicant shows the
tress that were been removed, however, they are hard to identify. According to Ms.
Goldman’s calculations, the applicant has removed a total of 24 trees from the property,
13 of those trees are considered Shade Trees.

Mr. Hambach suggested that the applicant provide the diameter of each tree that he
removed. The City ordinance states that any tree that is 8” and over in diameter, requires
approval before removing.
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There is also a pending court case with Mr. Vrhanos and John Barczyk, the City’s Zoning
Officer. Mr. Shurts confirmed that the Board has jurisdiction to proceed with this
application even though there is a pending court case.

Should the Board grant any approvals, Mr. Shurts stated that a condition of the approval
would be depend on the court ruling.

Emily Goldman advised the applicant to provide the size of each tree he has removed so
that they Board Professionals can review this at the next meeting.

The applicant has met all requirements to deem the application complete and a public
hearing is scheduled for April 24, 2014.

John Woods made a motion to deem this application complete. Kate Dunn seconded the
motion. A unanimous roll call vote in favor of the motion was taken by all members

present.
MOTION CARRIED.

PAYMENT OF BILLS

Georg Hambach made a motion to pay bills, so long as funding was available. Marcus
Rayner seconded the motion. A unanimous voice vote in favor of the motion was taken

by all members present.
MOTION CARRIED.

PUBLIC COMMENT
None

ADJOURNMENT

John Woods made a motion to adjourn the meeting at 7:51 pm. Georg Hambach
seconded the motion. A unanimous voice vote of ayes was taken in favor of the motion

by all members present.
MOTION CARRIED.

Respectfully submitted,

“Pasquale Pittorje,f"” % ‘ Crystal Lawton
Chairman / / Administrative Officer
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ast Re: - Steep Slope Variance

(856} 795-9595 Vrahnos
(856} 795-1882 (fax} N

South Franklin Strest
Peniigen, Mem Block 1048, Lot 45.03
& Vena Engineers h— .
9 4 _ Our file #10-17-Z-011

Dear Board Members:

\We have received a revised Steep Slope Variance application submission,
received on March 17, 2014, consisting of the following:

1€ = | £ =
1of2 Plot, . iance Plan 12-16-13 03-18-14
2of2 ESC & Construction Details | 03-13-14 -

5
(699} £22-5313 (fax)

The plans were prepared, signed, and sealed by Eric B. Rupnarain, P.E,,

Remington, Vernick

S e Goldenbaum Baill Enginsering L.L.C., 1509 Route 179, Lamberiville, New
Sorstonccian, A 19428 Jersey 08530, {509) 397-1505.

(510) 94C-1050
(510 84C-1161 {fax)

1000 Church Hill Rosd, Suife 220
Pittsburgh, PA 15285
$412) 263-22G8

iaaraesLeit e L GENERAL INFORIMATION

Univ, Office Fiaza, Bellevue Buliding
262 Chapmen Read, Suite 105

Newark, DE 18762 H .
e Applicant/Owner:  Stavros Vrahnos
(302} 266-6208 (fa%) 28 York Strest

Lamberiville, NJ 68530

Remington, Vernick
Engineers

Proposal: Construction of a house on a lot confaining
.. steep slopes-along-South-Fran T (1=1- | S—

" (856)303-1245
(856} 303-1248 (fax}

300 Penhorn Avenuz, 3¢ Floor
Sevaucus, NI 07054
{201)624-2137
(201)624-2136 (fax)

1\mumidpallambertniletz0 1 vraknos, stavrosireview Z.doc
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City of Lambertville
March 19, 2014

Zoning: _ R-2

I SUBMISSION INFORMATION

The applicant prepared the Application Submitial Checklist and requested a
submission waiver for the following item:

a) Four copies of existing deeds.

The Zoning Board may waive the item above or require its submittal.

The applicant submitted a Drainage Report and photographs of the site as required
in the previous Board mesting. :

. GENERAL COMMENTS

1. The following table shows the amount of steep slope disturbance on thé lot.
The pronosed disturbance in the steep slope area is areater than allowable by
ordinance: therefare, an exception is required from Section 519.5.

Exteﬁt of Siope Auowéb}e Disturbance Pfoposed Disturbance
15.1% to 20% 30% - ' 79%
20.1% to 30% 10% 39%
30.1%+ " No disturbance permitted 40%
2. The application exceeds the limits of disturbance on slopes of 15%-20% and

20%-30%: therefore. the applicant shall provide testimony that this application

meets the steep slope evaluation crileria provided in Section 510.6.B1 as

follows:

B The site cannot be reasonably utilized for its zoned use without the
relief requested.

b. The extent of relief is the minimum needed fo permit reasonable

utilization of the site.

tymunicipallamberinildz01 1 vichnos, stovrosireview 2.doc
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City of Lambertville
March 18, 2014

)

& All applicable stormwater management standards will be satisfactorily
addressed including the proper protection and stabilization of all
disturbed areas consistent with the design techniques established by
the Soil Erosion and Sediment Control Standards, adopted and
amended by the New Jersey State Soif Conservation Comimiitee.

d. The proposed development adheres fo the design guidelines for steep
Jopes lo the greatest practicable extent.

The apolication exceeds the limits of disturbance on slopes greater than 30%:

therafore. the applicant shall provide testimony to demonsirate that this
application meeats the steep slope evaluation criteria_provided in Section
518.6.B2 as foliows:

a. AN ytility of the site for its zoned use would be eff

D_
—.\{
oy
D
y
=
@
o3
a0
Q
ty
®
)
LN
&
Fon
-
¥4
2
-
=3
&
=
=
I
45
0
<O
Q.
ah
R
0
=
3
@
)
7
o
=3
o
[y

(]

All applicable stormwater management standards will be satisfactorily
addressed including the proper profection and stabiiization of all
disturbed ai ; nt with the design techniques established by
the Soif Erosion and Sediment Control Standards, adopted and
amended by the New Jersey State Soil Conssrvation Commities.

d. The proposed development adheres to the design guidelines for steep
slopes to the greatest practicable extent.

The stesp slope desian quidelines are provided in Section 518.9 of the
ordinance as noted below. The applicant shall provide testimony that fo the
areatest extent possible, this application has been designed to minimize
adverse environmental impacts and adhere to the guidelines outlined below,

a. “Development on steep slopes should produce the minimum feasible
site disturbance in areas of steep slope. Site improvements should be
clustered on lands of relatively low slope.”

b. “The development should be consistent with the natural contour of the
site, and minimize grading and alterations of natural landforms” and

Ermaidpalambertvilleizi Ll vrahoos, stavrosiresiew 2.doc
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City of Lambertville
March 19, 2014

d. “The development should retain natural fopographic features such as
drainage swales, stream beds and banks, tidge line vistas, rock
outcrops and mature plant formations”

e. “The development should minimize the extent to which it impairs the
visual integrity of the slopes when viewed from publicly accessible
vantage points including but not limited fo the developed area of
{ amberiville generally west of NJ Route 29.”

)

“The development should provide for the maximum feasible vegetation
of the steep sfope.” v

Tesfimony should be provided. Methods of stabilizing the slopes
should be detailed, such as matting.

g. isturs frees should be retained and integrated into new hillside
residential development. Existing live trees with a trunk diameter of at
Joast 8 inches measured 4 feet above grade which are focated within
the area of the proposed site disturbance or within any portion of the
site under 30% slope within 50 feet thereof shalf be focated on the site
survey. The removal of any such frees is prohibited unless it is
specifically permitted by the Planning/Zoning Board.”

Several trees were removed from the siie prior fo_the Zoning Board
application.

Section 519.0.L of the ordinance states that "all new structures should be set
back a minimum of 50 fest from a ridge top”. The location of the ridge top is
ditficult to ascertain. The proposed dwelling is about 57 feet from the start of
the steeper 2:1 area of slope according fo the plan.

The site consiruction will disturb less than one (1) acre of land and will_ not
add more than a quarier acre of impervious area; therefore, it is not classified
as a maior development under New Jersey Department of Environmental
Protection auidelines. The runoff from the site in the developed condition
must stil be less than in the existing condition.

The applicant has proposed a drywell 10 limit the developed condition runoff.
The size/capaciiy of the dryweli appears adeguate to reduce the runoff;
however. the location and drain time of the drywell is problematic. Because
drywells work by saturating the surrounding soil to drain it, locating the drywell
near the steep 2:1 slope at the back of the property may be detrimental {o the
stability of the slope. Secondly, the drainage report lists the existing soif as

ymemicpallsmbertsilldzG 1] vrahros, stavosieeview 2.doc
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City of Lambertville
March 19, 2014

10.

11

14.

K2 permeability soil. However, clay loam as found in the soil borings is K1
soil with a very low permeability. The drywell would not drain properly in this
soil.

The plans do not indicate what material the driveway is constructed with.
Gravel would produce the least runoff and provide the least erosion.

The applicant should glve testimony on whether a garage is located adjacent
to the drivewav. f so, turning radius would appear to be a problem. Also,
there is a one (1) foot to six (8) foot drop off from the retaining wall supporting
the driveway fo the surrounding ground. This is a safety hazard for those
exiting the car on the driver’s side. Detalls of this wall and any associated

railings/curb must be shown.

t

Testimony should be given on tr existing roadway and drainage

improvemsants. In particular, the following s‘wouéf* be addressad and the pians
revised accordinaly:

Was the roadway drainags pipe extended past the front of Lot 45.037

1Y)

o

Location of the depressed curb on the south side of the property is not
shown. Does this coincide with the proposed driveway location? If
not. new curbing will need to be installed to accommodate the
driveway. Also. there mav be roadway construction moraior‘u*m
requiations that will affect this and other roadway associated it

The City Enainear must be contacied to address these issues.

The plan shows South Franklin Street to be a stone roadway in front of the
subiject property. [tis a bifuminous roadway.

s

he top of the sewer pump “station” will require a top suitable for vehicle
traffic. Ade if is required.

Manv trees were removed from the site prior fo the application. New free
should be planted on the site. We defer to the Planner for comments on the
landscaping aspesis of the plan.

Several construction details are missing from the plans such as retaining wall
details and depressed curb details. There is a detail for a detail for
nermeable paver walkway but no walkways are shown on the plan.

tirminicipaliambertvilieief1 1 vrahaos, stavrosiradew 2.des
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SUMMARY OF VARIANCES AND WAIVERS
Variance:  Section 519 - Steep slope disturbance

Waiver: Checklist -  Submission information

APPROVAL PROCESS

If the Zoning Board of Adjustment should grant final approval to this project, the

following is applicable:

1. The =pplicant’s engineer must make appropriate revisions to the plan
pursuant io theZo’niaq Board of Adjustment action. :

2. Ten (10} copies of the final plan should be submitted fo our office for review,
approval and signature.

3. A bond will be required, prior to issuance of a building permit, of an amount to
restore and/or stabilize a site that has been disturbed and not property
 stabilized for more than six (6} months {Section 518.6.B).

A Thé applicant must contaci the Zoning Board of Adiustment office to setile

VI

When

any ouistanding review esciow accounis prior o _the issuance of puilding
permits. ! : :

OUTSIDE AGENCY APPROVALS

This plan may be subject to the review and approvéi of the following outside
agencies, if not already received, Evidence of these approvals must be submitted to
the City and this office prior o the final signature of plans:

1. Hﬁnterdon County Soil Consewatio'n District.
2. Anv others as may be necessary.

plans are resubmitted: they are to be accompanied with a point by point response to

all und

erlined items.

i muricpatiambertyilleiz01t vrahnos, stavostreview 2.dec
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City of Lambertville
March 19, 2014

If you have any questions concerning the above, please do not hesitate to call.
Sincerely yours,
REMINGTON, VERNICK & ARANGO ENGINEERS, INC.
77/,4,@%&3 6/ QW A
Thomas E. Cundey, P.E., C.M.E
TEC/meb
ce: Stavros Vrahnos
Eric Rupnarain, P.E.
nthony Danzo, Esq.

William Shurts, Esq.
Ken Rodgers, Construction Code Official

thpumicpalizmbeanille'zG 1] vrahns, stavrasireview 2.doc
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V1A EMAIL March 21, 2014
construction@lambertvillenj.org

City of Lambertville - Zoning Board of Adjustment
18 York Street
[ambertville, NJ 08530-2093

Attention: Crystal Lawton, Secretary

RE: Steep Slope Variance Request
Applicant: Stavros Vrahnos
123 S. Franklin Street, Block 1048, Lot 45.03
VNHA #41806-300-31

Dear Crystal:

[ have reviewed the above-cited hardship and bulk variance request and offer the following

comments for the Board’s consideration

1.0 Materials Reviewed

This office is in receipt of the following additional information from the applicant:
1. One (1) copy of the plan entitled “Plot, SESC & Variance Plan Prepared for Lot

45.03, Block 1048, City of Lambertville, Hunterdon County, New Jersey”,
prepared by Goldenbaum Baill Engineering, LLC, Sheet 1 of 1, dated December
16. 2013, last revised March 13, 2014;

One (1) copy of the plan entitled “SESC & Construction Details Prepared for Lot
45.03, Block 1048, City of Lambertville, Hunterdon County, New Jersey”,
prepared by Goldenbaum Baill Engineering, LLC, Sheet 1 of 2, dated March 13,
2014;

Site Photographs; and,

E\.J

4. One (1) copy of the Drainage Report prepared by Goldenbaum Baill Engineering,
LLLC, dated March 13, 2014.

Additionally, this office is also in receipt of the Zoning Board Engineer’s review letter,
dated March 19, 2014.

Overview of Application

9
o

The applicant is proposing to construct a house on an existing 10,758 square foot lot
(0.25 acres) on South Franklin Street in the R-2 Downtown Residential Zoning District.
The lot is just southwest of Highland Avenue where South Franklin Street turns into an

[
-
O

18]

o
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unpaved road. This section of South Franklin Street is wooded and has a rural character
unlike most areas of the City.

The construction of the house will disturb hillside slopes in violation of the City’s Steep
Slope ordinance, Section 519. The steep slope requirements and the applicant’s proposal
are summarized in Table 1.

Table 1 ~ Steep Slope Compliance

Category Area Maximum | Disturbance | Proposed Variance
%o Proposed %o Required
Permitted Disturbed
0-15% 2,505 sf No Limit 740 sf 30% No
15.1-20% | 4,303 sf 30% 3400 sf 79% Yes
20.1-30% | 2,127 sf 10% 830 st 39% Yes
30.1% + 1,823 sf % 0% 730 sf 40% Yes

The applicant is secking action of the Board to grant a variance to the steep slope
ordinance. According to the Municipal Land Use Law, NJSA 40:55D-70, no variance or
other relief may be granted under the terms of this section, ..., without a showing thal
such variance or other relief can be granted without substantial detriment to the public
good and will not substantially impair the intent and the purpose of the zone plan and
zoning ordinance.

Completeness Review

I understand that a “completeness review” will be held at the Board’s meeting on March
28, 2014. In that regard I have reviewed all of the submitted documents against the
Application Submission checklist and Steep Slopes ordinance requirements.

The applicant submitted a Drainage report, the locations of the trees previously removed,
the soil erosion sediment control measures, and photographs of the site as required in the
previous Board meeting.

The applicant is requesting a submission waiver for the following items:

e (4) Copies of existing deed
While it is ultimately the Board’s decision to grant the above submission waivers, due to
the nature of the proposed Project. | would suggest granting a temporary waiver until the
merits hearing.
If a temporary waiver is granted, the applicant shall provide four (4) copies of the
existing deed prior to the merits hearing.
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Purpose of Steep Slope Ordinance

Lands which slope greater than 13% are widely recognized to warrant special
development standards in order to protect properties below the steep slopes {rom
nuisances, such as stormwater flooding and slope erosion with sediment and debris
deposition, to minimize the cost of public services and facilities related to new
development, to preserve significant woodlands and wildlife habitat and to preserve
natural visual amenities such as ridgelines and scenic vistas.

As such, the purpose of the steep slope ordinance is to protect the health, safety and
welfare of people and property within the City of Lambertville from improper
construction and site development on steep slopes and hillside areas within the City. The
removal of vegetation on steep slopes and the re-grading of the land frequently cause an
increase in the rate and velocity of stormwater runoff. This in turn can cause a series of
potentially serious problems including hillside erosion, giltation of streams, flooding, soil
slippage, surface water runoff, climination of mature woodlands and wildlife habitat and
destruction of unique and predominant views. The impact is a result of both individual
site development and the cumulative effect of hillside development in any given area.

Comments and Recommendations

5.1 Steep Slopes. The applicant should explain how the steep slope analysis was
performed.
Professional Planning testimony should be provided to address the items listed in
Section 519.6B and outlined within the Zoning Board Engineer’s March 19, 2014
letter.
The applicant must demonstrate that the proposed development adheres to the
design guidelines for steep slopes to the greatest practicable extent. Those design
guidelines are outlined in Section 519.9 of the local ordinance and listed within
the Zoning Board Engineer’s March 19, 2014 letter.

W
]

Trees. The applicant previously removed trees onsite during the summer 2013
without prior approval. Per my January 29, 2014 letter, the applicant has
identified the locations of the twenty-four (24) trecs removed without prior
approval. Additionally, it appears the limit of disturbance has been expanded to
include the locations of said trees.

The applicant should identify any additional trees that may be removed to
construct the proposed project.

Per Section 519.9(G), the removal of any trees with a trunk diameter of at least 8
inches measured 4 feet above the grade which are located within the area of the
proposed site disturbance is prohibited unless it is specifically permitted by the
Board. The applicant shall demonstrate how these trees will be replaced.
Furthermore, per Section 510.1C, the Board may require additional landscaping to
create an appropriate landscaping scheme for the site given the nature of the site
and the proposed development.
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Per Section 510.11(C), landscaping of the area of all cuts and fills and/or terraces
shall be sufficient to prevent erosion, and all roadway slopes steeper than 3:1 shall
be planted with ground covers appropriate for the purpose and soil conditions,
water availability, and environment.

Of the twenty-four (24) trees removed, it appears that thirteen (13) of the trees are
considered street trees. Per Section 201, “street trees” are defined as a tree in a
public place, street, special easement or right-of-way adjoining a street
constituting a large tree in size when mature. Per the City’s Ordinance 3-16.3(b).
no person shall cut, trim, break. climb with spikes, disturb the roots of, or
otherwise injure, or spray with chemical, or remove any living shade or
ornamental tree or shrub, or injure, misuse or remove any structure or device
placed to support or protect such shade or ornamental tree or shrub without the
written permit of the Shade Tree Commission. As permission from the Shade
Tree Commission was not provided for the removal of the thirteen (13) street
trees, the Applicant shall require an after-the-fact approval from the Shade Tree
Commission.

Drainage. The applicant is proposing a drywell on the property to mitigate for
any stormwater impacts down grade from the proposed project. I defer to the
Engineer for comments on the stormwater management aspects of the plan.

Building Height. The applicant should explain how the proposed building height
was calculated. Per Section 519.9(K), the maximum height of a proposed
building should not exceed the mid-point of the tallest building on the adjacent
aphill lot. Furthermore, per the 2009 Lambertville Design Guidelines section
5.1.2(a), the height of new buildings shall not exceed the average height of
buildings on the street block, as defined by all of the structures on either side of
the proposed building (including across the street) to the nearest intersections in
both directions. The shortest and highest structures shall be omitted from the
averaging calculations.

Impervious Coverage. The applicant shall note, that per Section 519.6(B)2e, for
every 250 square feet of 30% or over steep slope disturbed, the maximum
allowable impervious cover shall be reduced by 10%. Whereas, the R-2 Zone
permits maximum lot coverage of 80%, and the applicant is proposing to disturb
730 square feet of 30% or over steep slopes; the allowable impervious cover shall
be reduced by 30% resulting in an allowable maximum impervious cover of 50%.
The applicant has demonstrated that the project is proposing maximum lot
coverage of 20.3% and is still in compliance with the maximum impervious
coverage limits.

Variance Request. Per Section 601.1, Professional Planning testimony should be
provided that the variances may be granted without substantial detriment to the
public good and will not substantially impair the intent and purpose of the zone
plan and the Zoning Ordinance.



