Regular Public Meeting of the Englewood Cliffs Planning Board
Minutes
January 14, 2016

The Regular Meeting of the Englewood Cliffs Planning Board was called to order by
Chairman Fehre at 8:03 PM.

Present at Roll Call: Absent:
Mr. Fehre

Ms. Rosenberg

Mr. Villari

Mr. Chinman

Mr. Kilmartin

Mr. Trovato

Mrs. O'Shea — Borough Rep
Mr. Kim = 15! Alternate

Mr. Duffy — 2" Alternate

Mr. Porrino — 3 Alternate
Mr. Lee — 4™ Aiternate
Councilman Park.

Maycr Kranjac

Also Present:
Bernard Mirandi, PE, of Boswell Engineering, the Borough’s consulting engineer
Michael Kates, Esq., of Kates Nussman Rapone Ellis & Farhi, the Board’s attorneys.

Public notice of this meeting has been given in compliance with the Open Public Meeting Law
by advertisement in The Record, The Star Ledger, and posting of notice on the municipal
building bulletin board at 482 Hudson Terrace.

The minutes of the December 10, 2015 meeting motioned by Mr. Kim, seconded by Mr.
Fehre approved by roil call (Mr. Fehre, Mr. Chinman, Mr. Kim) 10 abstentions (Ms.
Rosenberg, Mr. Kilmartin, Mr. Trovato, Mr. Villari, Mrs. O’Shea, Mr. Duffy, Mr. Porrino, Mr.
Lee, Councilman Park, Mayor Kranjac)

Old Business:

Application #254K - Site Plan Approval - Parking Garage
Conopco, Inc. 700 Sylvan Avenue
Block 806-Lot 7 & Block 808-Lot 9

Approved — Resolution

Mrs. O’'Shea requested to question Mr. Kates a question regarding the approval given to
Conopco. She stated that after reading the borough zoning ordinance it specifically states
that parking garages are prohibited anywhere in the town, prohibited in B-2 and not be
considered accessory buildings. In view of this she wanted to understand how the board
could have approved this.

Mr. Kates answered that the statute talks about granting a use variance related only to
principal buildings and structures or principal uses. The board determined as a threshold
question that the parking structure on this 23 acre campus like setting was accessory to the
office building it serves. As an accessory structure the remedy if you are going to allow it is



not a D1 use variance. We followed the C variance route and put the applicant and his
planner to justify the parking garage as a C2 variance, and in the resolution we applied the
test (see page 8 paragraph #9 of the resolution).

Mrs. O'Shea stated that in our zoning chapter 30-7.2 #5 accessory structures — No accessory
building shall be constructed for parking garages in the B1, B2, B3 and B4 zones. Mrs.
O’Shea still feels it is totally wrong.

Mr. Kates stated that each case is on its own facts and that this does not set a president in
the borough. The resolution does not ignore what you have read. The resolution deals with it
and mentioned it as well.

Mr. Kates, Board Attorney, read the resolution which is incorporated herein as though fully
stated and made a part hereof. The Chairman asked for a motion to approve. Motion was
made by Mr. Fehre, seconded by Mr. Kim. Chairman asked for roll-call vote of the members
that were eligible to vote: E. Fehre, K. Kim they each voted to adopt this Resolution; it was
unanimous.

New Business:

Application #256K - Rear Yard Variance for Deck
Mr. Cazim Ljuljanaj — 4 Summit St. — Block 100 — Lot 2

Mr. Mark Stefanelli architect for the applicant gave a description of the property. The house is
a one family home which has a rear yard that has a slope. Mr. Ljuljanaj's son has suffered a
major accident and has become disabled. The applicant would like to construct a deck on the
rear of the home to allow his son access to the rear yard of the home. The deck will be 12’
deep, 30’ wide and will have a staircase down to a concrete pad that is adjacent to the home.
He will need an accessible door from the lower level. We are proposing to cut a doorway to
access the deck. The deck is approx. 6 %%’ above grade and will be made out of wood,
composite decking and have an aluminum rails to match the existing decks. We are asking
for three variance. One for the rear yard setback where 25 is required with 20’ required to
deck and we are proposing 13.66’. The second one will be building coverage of 39% were
32% is required. The last one is for impervious coverage were 51% is required and we are
proposing 52%.

Exhibit A1 — Photo board of pictures taken by Mr. Stefanelli dated 1/14/2016 was entered. Mr.
Stefanelli gave a description of the photos on the board. These were pictures of the exiting
home and the rear property.

Mr. Stefanelli stated that he doesn’t see any detriment to any neighbors since there are none
behind the applicant due to Fiat Rock Brook Nature Center behind the home.

Mr. Trovato questioned if there will be any lighting? Mr. Stefanelli stated yes one by the door
and one additional one on the wall of the home. They will be wall mount lights.

Mr. Ljuljanaj stated that there is an approx. 500" drop behind the home. You cannot see any
homes it is all woods behind me.

Mr. Kates questioned if the rear yard is usable removing his son’s condition? Mr. Ljuljanaj
stated no because of the slope.



Mr. Kates stated that personal hardship meaning your son’s condition is normally not a basis
to grant you the relief you are seeking. You can move from the home and this is to run with
the land meaning personal hardship doesn’'t matter, but typographical hardship is what we
are looking for you. What you are saying is that you are unable to use your rear yard normally
and the deck not only compensates the situation for your son's benefit, but for the whole
family. Mr. Kates stated that the board should look at this as a typographical hardship not a
personal hardship.

Mr. Kilmartin questioned Mr. Stefanelli if there was any other way that the family can use the
rear yard without the proposing of this deck? Mr. Stefanelli stated not really because the
flooring of the home is up high and the property slopes down.

Chairman Fehre asked for a motion to open to public. Motion was made by Ms. Rosenberg,
seconded by Mr. Chinman and carried unanimously by voice vote.

There were no comments.

Chairman Fehre asked for a motion to close to public. Motion was made by Mr. Kilmartin,
seconded by Mr. Trovato and carried unanimously by voice vote.

Chairman Fehre requested a motion to approve the application. Motion was made by Mr.
Kilmartin, seconded by Mr Trovato. This motion was approved by roll-call vote, 8 Ayes, (Mr.
Fehre, Ms. Rosenberg, Mr. Trovato, Mr. Kilmartin, Mr. Villari, Mr. Chinman, Mrs. O’'Shea,
Councilman Park, and Ms. Eastwood), No Nays, No Abstentions.

Application #251K - New Home Site Plan Approval
Mr. & Mrs. Civan — 560 Floyd St. — Block 609 — Lot 10

Mr. Cereste gave a brief explanation of the application and the history of it being heard at the
October 8, 2015 meeting and was not approved is asking for a reconsideration. The applicant
along with his professionals has reconfigured the home and would like to present it tonight.
The building has been reduced by 13% and the general mass by 850 sq. feet of floor area.
The building coverage was proposed at 31.88% and has now been reduced to 28.27%. The
side yard setback on Demarest has been increased to 10.1 feet. The set back on the
northerly side has increased by 1 foot 6 inches so the setback of 7' mirrors with the
neighbors. The impervious coverage went from 53.9% to 50.02% which is a 4% reduction.
The driveway side yard has increased from 5.6’ to 7'. As a result of all these changes we
have eliminated 2 variances. One being impervious coverage and the minimum side o n the
combined has been eliminated as well. This is a difficult site since it is undersized. RA zone
requires 100’ wide frontage where ours is at 50’ wide.

At this time Mr. Porrino made an announcement that he must recuse himself from this
application due to a ongoing work relationship with Mr. Cereste. Mr. Kim also stated that he
has to recuse himself as well due to the same reason.

Mr. Mario Lachanaris the applicants architect gave a description of the changes to the interior
of the home. The house was reduce by 5’ in length. The depth is reduced to 30°. With these
reduction they reduced the house by 400 sq. feet per floor. Mr. Lachanaris gave a description
of all the room in the home. On the Demarest side of the home we removed the firplace



chimney in the family room and moved it to the interior of the home. This has removed one of
the variances which was the side yard variance.

Mr. Fehre questioned that even though this is a smaller lot you are still within the lot coverage
for this home? Mr. Lachanaris stated yes, because the property has a length of 162’ overall
square footage of the lot is approx. 8000 sq. feet.

Mr. Kilmartin questioned which variances you are you seeking? Mr. Lachnaris stated they are
still requiring variance for lot width, and lot size because of the preexisting condition of the lot
and asking for the corner side yard requirement of 15’ we are asking for 10’. Another variance
for the other side which required 10’ we are asking for 7.

Mr. Mark Martins, 55 Walnut St., Norwood, NJ the engineer for the applicant gave a
description of the site plan for the new home with all of the changes that have been done. He
stated all the variances that are being proposed. They have reduced the overall building
coverage and impervious coverage which now has eliminated 2 variance that where
mentioned before by Mr. Lachanaris.

Chairman Fehre asked for a motion to open to public. Motion was made by Ms. Rosenberg,
seconded by Mr. Chinman and carried unanimously by voice vote.

There were no comments.

Chairman Fehre asked for a motion to close to public. Motion was made by Mr. Kilmartin,
seconded by Ms. Rosenberg and carried unanimously by voice vote.

Mr. Kates stated that this will be a pure zoning variance so this will be a zoning board not a
planning board application.

Chairman Fehre requested a motion to approve the application. Motion was made by Mr.
Trovato, seconded by Mr. Kilmartin. This motion was approved by roll-call vote, 5 Ayes, (Mr.
Fehre, Ms. Rosenberg, Mr. Trovato, Mr. Kilmartin, Mr. Chinman), No Nays, No Abstentions.

Application #238K - Major Subdivision
Estate of Josephine Mauro — 361, 365, 369 Mauro
Block 406 — Lot 1,2, 3

Chairman Fehre announced that this application will be carried to the February 11, 2016
meeting and will be re-noticed.

Application #257K - Site Plan Approval w/Variances
FCA Realty, LLC — 100 Sylvan Ave. — Block 130 — Lot 23

Chairman Fehre announced that this application will be carried to the February 11, 2016
meeting and will be re-noticed.

Application #258K - Site Plan Approval w/Variances
‘ FCA Realty, LLC — 120 Sylvan Ave. — Block 130 — Lot 24



Chairman Fehre announced that this application will be carried to the February 11, 2016
meeting and will be re-noticed.

Application #255K - Site Plan Approval for New Commercial Office Building w/
Variances
Lighthouse E.C., LLC - 922(980) Sylvan Ave. Block 1202 — Lot 2

See attached transcripts.

Chairman Fehre asked for a motion to open to public. Motion was made by Ms. Rosenberg,
seconded by Mr. Chinman and carried unanimously by voice vote.

Carin Geiger, 270 Alfred St. questions in regards to Mr. Schepisi’s future application that the
board should look into what abandonment.

Mr. Stephen Duffy make a statement of thanking Mr. Dan Dooly for his time and service to
the Planning Board.

Mr. Morfesis, 26 John St. questioned Mr. Kates in regard to a letter he sent to him about 476
Sylvan Avenue. Mr. Kates stated that his request is not enforceable by the board but by the
building/zoning official.

Chairman Fehre asked for a motion to close to public. Motion was made by Mr. Chinman,
seconded by Mr. Kilmartin and carried unanimously by voice vote.

There was discussion with the board in regards to a date for a Special Meeting on January
27, 2016. Board was polled and date of January 27, 2016 was set.

Chairman Fehre asked for a motion to adjourn the meeting at 10:58 pm. Motion was made by
Mr. Kilmartin, seconded by Mr. Chinman and carried unanimously by voice vote.

Caterina Scd a
Planning Board Administrative Secretary




ENGLEWOOD CLIFFS PLANNING BOARD

1Kahn Terrace, Englewood Cliffs, NI
CALL TO ORDER

The meeting of the Englewood Cliffs Planning Board will come to order this (date). The time is (time).
"OPEN PUBLIC MEETINGS ACT" STATEMENT

Public notice of this meeting has been given in compliance with the Open Public Meeting Law by advertisement in
The Record, Star Ledger, and posting of notice on the municipal building bulletin board at 482 Hudson Terrace,
Englewood Cliffs.

ROLL CALL
FLAG SALUTE LED BY:

APPROVAL OF MINUTES: December 10, 2015

OLD BUSINESS:

Application #254K -  Site Plan Approval — Parking Garage
Conopco, Inc. — 700 Sylvan Avenue — Block 806 — Lot 7 & Block 808 — Lot 9
Resolution - Approved

Application #256K - Rear Yard Variance for Deck
Mr. Cazim Ljuljanaj — 4 Summit - Block 100 - Lot 2

Application #251K - New Home Site Plan Approval
Mr. & Mrs. Civan — 560 Floyd St. — Block 609 - Lot 10

Application #238K - Major Subdivision
Estate of Josephine Mauro - 361, 365, 369 Mauro — Block 406 —Lots 1, 2, 3

NEW BUSINESS:

Application #255K -  Site Plan Approval for New Commercial Office Building with variances
Lighthouse E.C., LLC — 922 Sylvan Avenue — Block 1202 — Lot 2

Application #257K -  Site Plan Approval w/variances
FCA Realty, LLC — 100 Sylvan Avenue — Block 130 — Lot 23

Application #258K -  Site Plan Approval w/variances
T'CA Realty, LLC — 120 Sylvan Avenue — Block 130 — Lot 24

COMMITTEE REPORTS
PUBLIC COMMENTS OTHER THAN HEARING ON THIS AGENDA
ADJOURNMENT



PLANNING BOARD
BOROUGH OF ENGLEWOOD CLIFFS

IN THE MATTER OF THE APPLICATION OF CONOPCO, INC.
FOR AMENDED PRELIMINARY AND FINAL SITE PLAN : MEMORIAUZATION RESOLUTION
APPROVAL AND VARIANCES RELATING TO LOT 7 IN H APPLICATION NO. 245K
BLOCK 806 AND LOT 9 IN BLOCK 808, 700 SYLVAN AVENUE ;

(ATES WUSSMAN RAF’ONEL
ELLIS & FARH!, LLP
ATTORNEY S-AT-LAW
150 MOORE STREET
SUITE 308
HACKENSALCK, N
O760[-7407

WHEREAS, UNILEVER UNITED STATES, INC., a division of CONOPCO, INC., with its North
American headquarters at 700 Sylvan Avenue, Englewood Cliffs, NJ, applied on or about October
20, 2015, to the Planning Board of the Borough of Englewood Cliffs for preliminary and final site

plan approval and ancillary variances relating to site improvements, including the construction of a

five level parking deck with a capacity of 793 parking spaces, additional surface parking, the partial

relocation of Vitality Trail, modifications to the stormwater basin and to add additional site lighting
and landscaping, in the “B-2" Limited Business Zone; and
WHEREAS, public hearings were conducted on November 12, 2015 and December 10,

2015, upon praper notice certified by applicant’s proof of service to property owners within a 200-

foot radius of the subject property and proof of publication in an official newspaper of the

Borough; and

WHEREAS, Michael Profita, Esq., of DeCotiis, Fitzpatrick & Cole, LLP, 500 Frank W. Burr
Bivd,, Suite 31, Teaneck, NI 07566, represented applicant; and

WHEREAS, interdepartmental communications and advisory reports of municipal
departments of agencies were received from:

* Bernard N. Mirandi, P.E., of Boswell McCiave Engineering, 330 Philips Avenue,
South Hackensack, NJ 07606, dated November 13, 2015 and December 8, 2015;

1




{ATES NUSSMAN RAFON®
ELLISE & FARH! LLP
ATTORNEY 5-AT-LAW
190 MOORE STREET
SUITE 308
HACKENSACK, N.J.
07801-7407

PR —

* Fire Chief George Drimones and Fire Official Joseph Cardullo, dated October
25, 2015 and October 27, 2015; and

WHEREAS, admitted into evidence were the following documentary exhibits:

Exhibit A-1 — Sheet 3 of 22 of Preliminary and Final Site Plan entitled “Site
Layout Plan Overall Site” prepared by Kenneth D. Dykstra, P.E. & LS., Dykstra
Walker Design Group, 21 Bowling Green Parkway, Suite 204, Lake Hopatcong, NJ
07849, dated August 15, 2014 with [atest revision October 28, 2015;
Exhibit A-2 - “Site Plan” prepared by Perkins + Will, 215 Park Avenue
South, 4™ Floor, New York, NY 10003, consisting of two sheets, as follows:
Sheet A02-10 —~ Zoning — Site Plan — Phase 2, dated QOctober 19,
2015; and :
Sheet A02-09 — Zoning — Site Plan — Phase 1, dated October 3,
2015; anG
Exhibit A-3 - Sheet A02-30 of Site Plan entitled “Zoning-Perspective +
Views from Egan Place/Floyd Street” prepared by Perkins + Will, dated Octaber 19,
2015; |
Exhibit A-4 — Solar Glare Hazard Analysis Report prepared by Nick
Maynard of NRG Energy, Inc., 4900 North Scottsdale Road, Scottsdale, AZ 85250,
dated iovember 9, 2015;
Exhibit A-5 — Solar Array Elevations prepared by Nick Maynard, undated;
Exhibit A-6 — E-mail from Nick Maynard dated December 10, 2015
transmitting updated glare studies;
Exhibit A-7 — Glare Study prepared by Nick Maynard applicable to 600
Sylvan Avenue;
Exhibit A-8 - Glare study prepared by Nick Maynard applicable to the
Sylvan Avenue Perspective, dated December 10, 2015;

Exhibit A-9 — Sheet A02-21 of Site Plan entitied “Zoning-Site Sections &
Elevations” prepared by Perkins + Will, dated October 19, 2015;

Exhibit A-10— Sheet A02-11 of Site Plan entitied “Zoning-Site Plan”
prepared by Perkins + Will, dated October 30, 2015;

Exhibit A-11.1- Sheet A.1 of Architectural Plans prepared by John Rom,

Desman Design Management, 49 West 37 Street, New York, NY 10018, entitled
“Grade Level and Second Level Plans” dated December 10, 2015;

Exhibit A-11.2— Sheet A. of Architectural Plans prepared by John Rom,
entitled “Third and Fourth Level Plans” dated December 10, 2015;

Exhibit A-12 ~ Rendering of Parking Garage Lighting dated December 10,
2015;




Exhibit A-13 - Landscaping Plans prepared by HM White Associates, 107

Grand Street, 6" Floor, New York, NY 10013, dated October 19, 2015, consisting
of seven sheets as follows:

Sheet 1 of 7 — Landscape Key Plan;

Sheet 2 of 7 — Landscape Plan Enlargement — Sheet A;

Sheet 3 of 7 - Landscape Plan Enlargement - Sheet B;

Sheet 4 of 7 - Landscape Plan Enlargement — Sheet C;

Sheet 5 of 7 — Landscape Plan Enlargement — Sheet D;

Sheet 6 of 7 — Planting Details; and

Sheet 7 of 7 - Planting Details, Soil Profiles, Plant Schedule & Notes;

Exhibit A-14 - Parking Table prepared by Louis Luglio, PE, 365 West Passaic

Street, Rochelle Park, NJ 07662, dated December 8, 2015; and

WHEREAS, admitted into evidence without exhibits references were the following;

= Application, dated October 20, 2015;
= Memorandum of Joseph H. Burgls, PP, AICP, Burgis Associates, Inc, 25

! Westwood Avenue, Westwood, NJ 07675, to Englewood Cliffs Planning Board,
i dated December 3, 2015;
| * letter of Peter Kortright I, P.P.,, Princlpal Environmental Planner, County of
Bergen, Department of Planning and Engineering, One Bergen County Plaza,
; 4™ Flgor, Hackensack, NI 07601, to Henry Alexander, GHD, 410 Eagleview
Boulevard, Suite 110, Exton, PA 19341, dated November 23, 2015;

* Preliminary and Final Site Plan prepared by Kenneth D. Dykstra, P.E, & LS.,
I dated August 15, 2014, with latest revision October 28, 2015, unless otherwise
i noted and consisting of 21 sheets, as follows:
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ATES NUSSMAN ©:5iv501,
ELLIS & FARHL LLP | >
ATTORNEYS-AT-LAW >
190 MOORE STREET >
SUITE 306 ; >
HACKENSACK, N.J »

O760I-7407
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Sheet 1 of 22 - Title Sheet;

> Sheet 2 of 22 — Topographic Survey Plan Overall Site, dated May 7, 2014

with latest revision October 28, 2015;

Sheet 4 of 22 — Phased Parking Garage Option dated October 28, 2015;
Sheet 5 of 22 — Solar Array Layout;

Sheet 6 of 22 - Site Layout Plan “A”;

Sheet 7 of 22 - Site Layout Plan “B”;

Sheet 8 of 22 - Site Layout Plan “C";

Sheet 9 of 22 - Site Layout Plan "D”;

Sheet 10 of 22 — Grading & Utility Plan “A";

Sheet 11 of 22 - Grading & Utility Plan “B”;

Sheet 12 of 22 - Grading & Utility Plan “C";

Sheet 13 of 22 ~ Grading & Utility Plan “D”;

Sheet 14 of 22 - Lighting Plan;

Sheet 15 of 22 — Existing Drainage Area Map;

Sheet 16 of 22 — Proposed Drainage Area Map;
Sheet 17 of 22 - Proposed Inlet Drainage Area Map;



ATES NUSSMAN RAPQNE
ELLIS & FARHMI, LLP
o TTORNEY S-AT-LAW
R0 MOORE STREET
SUITE 308
HACKENSACK, N
Q7801-7407

> Sheet 18 of 22 — Soil Erosion and Sediment Control Plan;
» Sheet 19 of 22 — Construction Notes and Details;
» Sheet 20 of 22 — Construction Notes and Details;
» Sheet 21 of 22 — Construction Notes and Details; and
¥ Sheet 22 of 22 - Construction Notes and Details;

* Sheet AD2-01 of Site Plan entitled “Zoning ~ Aerial View” prepared by Perkins +
Will, dated Octaber 15, 2015 with latest revision October 30, 2015;

* Sheet A02-09 of Site Plan entitled “Zoning — Site Plan — Phase 1" prepared by
Perkins + Will, dated October 30, 2015;

* Sheet A02-19 of Site Plan entitled “Zoning ~ Site Section & Elevations — Phase
1" prepared by Perkins + Wili, dated October 30, 2015; and

ll WHEREAS, testimony in support of the application was given by Philip Grossberg, Director

i.:af the Workplace Services for North America, Conopco, Inc., 800 Sylvan Avenue, Kenneth D.
Dykstra , P.E. & LS.; Mick Maynard, NRG Energy, Inc.; Rob Goodwin, Perkins +Will; John Rom,
Desman Design Management; Hank White, HM White Associates; Louis Luglio, PE; and thé
following persons guestioned the witnesses or commented on the application: the Board’s

planning consuitant, Edward J. Snieckus, Jr., PP, LLA, ASLA, Burgls Associates, Inc.; Albert L.

Buzetti, Esq., A. Buzzetti & Assoclates, LLC, 467 Sylvan Avenue on behalf of the adjoining
.! property owner, 600 Sylvan Avenue, LLC; Ralph and Nancy Nachman, 657 Floyd Street; Jeffrey
Chinman, 611 Fioyd Street; Karen Geiger, 270 Albert Street; Thomas Manolio, 603 Floyd Street;
4 Gloria Gesell, 666 Floyd Street; Linda Reiter, 611 Floyd Street; and Andrew Parmella, 657 Floyd
Street; and

WHEREAS, the Planning Board did consider the testimony and evidence presented, the

' following are the findings of fact and conclusions of the Board:

1. On November 13, 2014, applicant was granted site plan approval with ancillary

l variances essentially to enclose a courtyard and construct a new front entry pavilion as part of its

" consolidation of sales and marketing departments, supply chain, human resources and finance

i

I !

|

personnel from 800 Sylvan Avenue into 700 Sylvan Avenue. A revised on-site parking scheme proposed




i

1 909 spaces, of which 51 spaces were to be added to an existing 858 spaces. In the opinion of William
[: Horgan, Unilever's Facilities Manager, the existing spaces were deemed adequate; and in the
I
| absence of proofs to the contrary, the Board concurred. The approval of this application, Application

No. 241K, was memorialized on December 11, 2014.

2. The new application is to add 599 spaces, for a total of 1,508 spaces. This would
have eliminated a variance for deficient parking in the previous applications. The building
Isquare footages (unchanged) require on-site parking of 1,496 spaces.! Previous applications

offered less and variances were given on the basis that less were needed. Of the 1,508 spaces

[In this application, 793 were proposed to be accommodated in a five-story parking garage, to
| be constructed on what is now, and considered in the previous application as, surface parking.
During the course of the hearings, applicant modified its proposal to reduce the garage to four
stories and eliminate 191 parking spaces, for a reduced total of 1,299 spaces {combined garage
and surface spaces). The Board concludes that if 908 spaces were satisfactory in 2014, 1,299
spaces are satisfactory today. !t is the height of the proposed parking garage that became the
focus of the Board’s attention, channeled by neighbortiood opposition.
The Site

3. Block 806, Lot 7 and Block 808, Lot 9 aie bordered by Sylvan Avenue (Route US 9w)

to the east and by Floyd Street to the west. The site is in the B-2 Limited Business Zone and is

| utilized for general office purposes. The site borders the R-A Residential Single Family Zone to

ithe west and on a higher elevation, which makes the height of the proposed parking garage
| problematical for these neighbors to the west.

J: 4. Lot 7 in Block 806 Is the parking component to the existing two- and three-story
office bullding on Lot 9, consisting of four wings that are interconnected by bridged walkways.
The total floor area of the existing building and its four wings Is 297,340 square feet.

TATES NUSSMAN RAPONE The Development Application

ELLIS & FARHI, LLF "

ATTORNEY S-AT-LAW = S—
120 MOORE STREET & 1 The number of off-street parklng spaces required by Ordinance is as foliows:

BUIELSOS Proposed Office Space: 1 space for every 200 s.f. of floor area.
HACKENSACK. Nt (293,633 s.f.) x {1 space/200 s.f.)} = 1,468.2 parking spaces required
Warehouse & Distribution: 1 space per 1,000 s.f, of floor area.
(27,574 s.f.) x (1 space/1,000s.f.) = 7.6 parking s s required

1,496 total required
5
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KLATES NUSSMAN RAPONE
ELLIS & FARHI, LLP.
ATTORNEY S~AT-LAW
190 MOORE STREEY
SUITE 308
H..CKENSACK, N
07801-7407

5. The purpose of this application is to qbtain amended site plan approval for the
construction of a four level parking garage; to reconfigure the parking around the proposed
new garage; to redesign the driveway and parking at the front entrance and in the front yard;
to medify the design of the storm water management improvements; to relocate the existing
“vitality trail” and locate a new crosswalk in the parking areas; and to add additional
landscaping and lighting. The solar array has been adjusted to provide for the installation of
solar array canopies on the parking garage. The other improvements contemplated in the 2014
Application No. 241K are still intended, including the canopy covering the courtyard between
the existing building wings, the installation of the CHP Unit and EV charging stations; Installation
of the solar canoplies and solar arrays on the rooftops of the buildings, covered walkways and
parking areas; construction of the entry pavilion access drives and parking in the front of the
building; construction of the additional parking spaces and restriping of the compact car spaces;
and installation of the illuminated sign.

The Variances
6. The prior applications resulted in the variances and design waivers footnoted

below.? Unless contradicted herein, or invalidated by any other law, those approvals remain.

2 Applicant previously received the following varlances and waivers;

= The minimum number of required parking spaces is 1,496 (for the existing building, and
proposed addition as required by the Zoning Ordinance, Schedule B, (Section 30-10.1) for
“Business and Professional Office” (one space per 200 s.f. of floor area plus 1 space per 1000 s.f.
for Warehouse & Distribution plus 1 space per 200s.f. for Office). Proposed spaces are 908
including 22 handicap accessible spaces and 12 electric charge station spaces. A variance was
approved in the Board's December 11, 2014 Resolution.

" The existing parking spaces are undersized. According to Section 30-10.2.3, the required
minimum parking stall dimension is 9 ft. by 19 ft. The dimensions of the 50 proposed new
parking spaces are 9 ft. by 18 ft. and therefore undersized. The Applicant also proposes to
restripe @ portion of the existing parking lot to create 110 compact car spaces which are
proposed at 8 ft. by 18 ft. A variance was approved in the Board's December 11, 2014
Resolution.

* The existing aisle width in the parking areas is 24 feet. According to Section 30-10.2.h, the
required minimum width is 25 feet for visitor parking. The Applicant indicates this is an existing
non conformity. However, two (2) new aisles are proposed through the parking modules at the
northwest section of the site. Drawing No. 8 of 22 dimensions these "cut-through" aisles as 12
ft. wide. A variance was approved in the Board's December 11, 2014 Resolution,

* Applicant received parking variances from the required number of spaces by Resolution No.
209K adopted on July 10, 2008 and Resolution No. 214K adopted on June 10, 2010.

6




TATES NUSSMAN RAPQNE
ELLIS & FARHI LLP
ATTORNEYS-AT-LAW
190 MOORE STREET
SUITE 306
HACKENSACTK, N.J.
Q7?601-7407

7. A new component of this application is the parking structure; and a threshold

question is whether the parking structure requires a “use” variance under N.J.S.A. 40:55D-
70d{1), in light of Code Section 30-7.2.a,5 which states: “No accessory building shall be
constructed-for parking garages in the B-1, B-2, B-3 and B-4 zones.” Similarly, a threshold
question is whether the parking structure requires a “use” variance under N.J.S.A. 40:55D-
70d(6) because Code Section 30-7.2.c imposes a maximum height limitation on accessory
buildings of one story and 14 feet. On the basis of testimony from applicant’s planner, Mr.

Dykstra, and the Board’s consuitant, Mr. Snieckus, the Board concluded that “use” variances

were not required. The operative statute, N.J.S.A, 40:55D-70d(1) and d{(6) empowers relates
only to princlpal structures, not accessory structures. The Board concludes, and the applicant
concurs, that the parking is accessory to the office building it adjoins, albeit on a separate tax

lot, and thus it Is an accessory structure and not a principal structure.

8. This does not obviate the need for variances from the prohibition of parking garages
structures as prohibited accessory structures (Code Section 30-7.2.a.5) or accessory structures
in excess of one story and 14 feet (Code Section 30-7.2.c). The approach outlined in Engleside
at W. Condo. Ass'n v. Land Use Bd, of Borough of Beach Haven, 301 N.J. Super. 628 (Law Div.
1997) is the preferred method of ensuring the highest protection of the public interest, to wit:
to require a subsection “c” (N.J.S.A. 40:55D-70c) analysls. Since our law favors the ultimate
elimination of nonconforming structures and uses, any effort to the contrary should be
scrutinized. Engleside at W. Condo. Ass'n v. Land Use Bd. of Borough of Beach Haven, supra, 301
N.J. Super. at 636. it balances the rights of the applicant to enjoy the benefits of land

* Section 30-10.1{i) of the Code prohibits parking within the required front yard. This is an
existing non-conformity as both the northeasterly and southeasterly lots contain parking spaces
in the front yard between the front line of the lot and the nearest point of the building. Also
new angled parking spaces are proposed in the front yard near Bulldings "A" and "B". A variance
was approved in the Board's December 11, 2014 Resolution.

" Schedule B of Section 30-10.1 of the Code requires three (3) loading dock spaces for floor space
up to 100,000 s.f. plus one (1) space for each additional 60,000 s.f. The Applicant indicates
seven (7} loading dock spaces are required and two (2) spaces exist. A variance was approved in
the Board's December 11, 2014 Resolution.

= Applicant requested a variance from Sections 19-15(b) {2) which states "Signs attached to and
parallel to buildings shall not exceed 32 s.f. of total sign area and in no event shall exceed four
{4) feet in height or 16 feet in length” and 19-13(e) which prohibits the erection of any
illuminated sign. A varfance was approved in the Board's December 11, 2014 Resolution.

7
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| Snieckus, concur that “c” variance relief is required. Accordingly, N.J.S.A. 40:55D-70¢ provides

T N —
T — e R e T

i
1

swhiership with the rights of the public to benefit from a zoning environment that discourages |
nonconforming or prohibited structures under municipal ordinances, notwithstanding the fact
that use or structure is an accessory use or accessory structure.

9. Both applicant’s planner, Mr. Dykstra, and the Board’s consulting planner, Mr.

two approaches, commonly referred to as the “physical features” or c{1) test and the “public
benefits” or c(2) test. The Board concludes that the “public benefits” test is satisfied in the
following particulars:

* The parking structure offers more on-site spaces than surface parking alone
could ever approximate — 602 garage spaces in the garage, added to 697 surface
spaces, for a total of 1,299 spaces. The previous application, without a parking
garage, totaled 908 spaces. The zoning requirement is 1,496 spaces, so there Is
still a deficiency, but much less.

* The Board and the planning expertise in this application are constrained to
justify the prohibition of parking structures in a campus setting of 23.373 acres.

" The Borough has been able to stabllize its tax base with major development in
the B-2 Zone along Sylvan Avenue and remains steadfast in encouraging its full
utilization, in the modern, campus settings that continue to attract national and
international corporate headquarters. The Board seeks by this approval to
encourage a further investment of Unilever/Conopco in its Englewood Cliffs’
properties.

10. As to the negative criteria of N..5.A. 40:55D-70:

* To achieve the same number of 1,299 spaces would have required encroaching
upon mandated buffers. There will be an increase in total impervious area of
approximately 10,000 s.f. more than the plan approved by the Resolution
adopted December 11, 2014, for a total increase of 53,600 s.f,, or an increase of
only 5.2%, and it is not much different than the previous application as the
garage will sit upon what was the parking lot.

* The garage is accessory to office building components of three (3} and four levels
or stories, and thus the garage structure blends into a harmonious and
appropriate setting.

* The reduction in the garage's height, from five (5) stories to four {4) stories is a
reduction of eleven (11) feet. Nevertheless, the comparative height of homes to
the west, abutting Floyd Street, more particularly the four homesites dosest to
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the proposed parking structure (225 feet at the closest point), require applicant
to minimize the exposure rooftop illumination and the glare of car headlights on
all levels. Applicant has done so in several ways:

»  The roof mounted solar panels will be tiited to minimize exposure to points
!. west of the site.

» Garage lighting fixtures will be shielded and focused downward to lessen
off-site impacts. In addition, after a stated time period 2l lighting will be
automatically shut down. When, as and if the garage is used after hours,

” motion sensors will activate the lighting to accommodate safe passage
within and from the garage.
» The westerly facade will have live plantings (Boston ivy or equivalent on
vinyl panels), as well as parapet walls designed to screen vehicle headiights.
, The “green” wall panels will be fully grown on the westerly facade in three
! to five years. it will be irrigated and subject to a maintenance guaranty.
} » There will be an enhanced landscape buffer on the western edge, designed
to screen the site from adjoining homes. In addition, applicant has agreed
to enhance the landscape plantings on the four homes to the west of the
parking garage with reasonably additional plantings, in consultation with
those homeowners. Accordingly, landscape speclalists at Burgis Associates
will meet with applicant’s landscape architect to prepare enhanced
landscape plans. Once drawn, it will be circulated to those homeowners
and those homeowners will be given the opportunity to comment on the
pilan. Including the plantings proposed on their homesites. To the extent
there Is a fallure of consensus, Burgis Associates shall have the final
authority to recommend a final plan or require applicant to return to the
Planning Board for a final decislon as to such landscaping, on notice to
property owners within 200 feet. The resulting landscape plan shall be filed
with the Board as an amended landscape plan. Any new plantings shall be
supported by maintenance guarantees, to the limits allowed by the
Municipal Land Use Law, also to be referenced in a Developer's Agreement
by and between the Borough, the Planning Board and the applicant.

I 11. This amended site plan requires the following additional variances and design

1 waivears:

* The aisle width in the 902 visitor parking areas is twenty-four feet, and twenty-
five feet Is required under Code Section 30-10.2 (b).




ll

* As shown on the site plan, a portion of the proposed new parking spaces are
located between the front of the building and the street and not within the
sixty-foot front yard setback required by Code Section 30-10.1 (i).

* The parking spaces In the proposed parking garage are 9' by 18" and therefore
undersized as per Code Sectlon 30-10.2 {a).

11. Under the “public benefits® criteria of N.L.S.A, 40:55D-70{c}(2) the equities favoring the

minor variances set forth above cutweigh any detriments.

Slte Plan Considerations

12. Retaining walls. Any retaining wall In excess of four (4) feet of exposed height shali
require submission of stability calculations for review. Any retaining wall in excess of four (4)
feet will require certification by 4 licensed New Jersey professional engineer.

13. Public safety. The emergency access drive from Sylvan Avenue will be constructed
of pavers masked by grass. Note 18 on Site Plan Sheet 1 of 22 states "The proposed fifteen (15)
foot wide access drive for emergency purposes from Sylvan Avenue has baen shown based on
the request of the Englewood Cffs Fire Chief and Fire Official, Applicant shall not be required
to construct this access drive if NJDOT objects to this direct access from Sylvan Avenue (Route

. ow)."

14. Stormwater management. K shall be subject to review and approval by the Board's
consulting engineer. Applicant has stipulated that engineering review and acceptance. arc

required prior to the issuance of any building permit, including modifications to the site

KATES NUSSMAN RARCNE
ELLIS & FARHI LLP
ATTORNEY S-AT-LA ¢
190 MOORE STREET
SUITE 306
HAGKEMNEACH, Nad
o780 -7 407

approved in 2014, Applicant will be voluntarily providing a contribution fee of $1 per square
foot of additional Impervious area, i.e. $53,600 to the Borough's Stormwater Capital
Improvenent Fund.

15. Nolse review, A proposed screened 200 kW gas engine CHP unit was proposed and
approved at the northwest corner of Bullding "D". Nolse prohibitions and sound fevels are part
of Code Chapter BH: VI Nolse and fall under the purview of the Board of Health. Applicant
previously stipulated to sound testing durlng the 241K Application. Sound testing shall bé
provided prior to Certificate of Occupancy and be In conformance to Board of Health

requirements.

10
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_ 16. Surface parking repalrs. The concrete permeable parking lot surfaces exhibit
significant scaling. Applicant previously stipulated to this repalr/restoration during the 241K
application.

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Borough of Englewood

Cliffs that this amended development application be approved, subject to the following

conditions:

CONDIT] S SPE ENDED APPLICATI

A. Applicant’s voluntary contribution fee to the Borough’s Stormwater Capital
Improvement Fund shall be Increased from $43,900 to $53,500, reflecting an increase In
impervious surfaces In the amended site plan (calculated at $1 per square foot of additional
impervious area), to be pald prior to the issuance of a certificate of occupancy.

B. The roof mounted solar panels will be tilted to minimize exposure to points west of
the site.

C. Garage lighting fixtures will be shielded and focused downward to lessen off-site
Impacts. In addition, after a stated time perlod all lighting will be automatically shut down at
10:00 pm. When, as and if the garage is used after hours, motion sensors will activate the
lighting to accommodate safe passage within and from the garage.

D. The westerly fagade wilt have live plantl_ngs (Boston or English vy or thelr equivalent,
on vinyl panels), as well as parapet walls of 3 feet, 8 inches In height, which are designed to
screen vehicle headlights. The “green” wall panels will be fully grown in on the westerly fagade
ins three to five years, and it will be irrigated and subject to a maintenance guaranty.

~ E. There will be an enhanced landscape buffer on the western edge, designed to screen
the site from the four homes to the west of the parking garage. In additlon, applicant shall
enhance the landscape plantings of these four homes to the west of the parking garage with
reasonably appropriate additional plantings, in consultation with those homeowners,
Accordingly, landscape specialists et Burgis Associates will meet with applicant’s landscape
architect to prepare enhanced landscape plans. Once drawn, it will be tirculzted to these four
adjacent homeowners and the homeowners will be given the opportunity to comment on the
plan, indudi;ig the plantings proposed on their homesttes. To the extent there is a fallyre of
consensus, Burgls Associates shall have the final authority to recommend a final plan or to

11
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h require applicant to return to the Planning Board for a final decision as to such landscaping, on
« notice to property owners within 200 feet. The resulting landscape plan shall be filad with the
Board as an amended landscape plan. Any new plantings shall be supported by maintenance

| guarantees, to the limits allowed by the Municipal Land Use Law, also to be referenced in a
Developer’s Agreement by and between the Borough, the Planning Board and the applicant. '

i
|' F. Applicant shall enter into @ Developer’s Agreement by and between the Borough,

i the Planning Board and the applicant.

{ G. Applicant shall file a revised Site Plan reﬂectlng all final modifications and it shall be

! a condition precedent to the issuance of any building permit for the proposed Improvements.
1

H. To the extent they are not Inconsistent herewith, the conditions set forth in prior
approvals are hereby ratified and confirmed. -

GENERAL CONDITIONS

l. All representations made by applicant or its gents shall be deemed conditions of this
approvat and any misrepresentations by eppficant contrary to the representations made befora
the Board shall be deemad a violation of this approval.

J. The action of the Planning Board in approving this application shall not relieve the
applicant of responsibility for any damages caused by this project, nor does the Planning
Board of the Borough of Englewood Cliffs, or its reviewing professionals and agencles, accept
any responsibility for design of the proposed improvement or for any damages that may be

j caused by this development.
MOTION BY: MR. FEHRE
SECONDED BY: MR. SURACE
IN FAVOR: MR. FEHRE, MR. SURACE, MR. K. KIM and MR. §. KIM
ABSTAINED; MS. OH

1z
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DATE APPLICATION APPROVED: DECEMBER 10, 2015

DATE RESOLUTION APPROVED; JANUARY 14, 2016
" ; 5
@ ..

EDWIN FEHRE, CHAIRMAN
PLARNING BGARD

Attest: , _‘

-
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B'O‘SWELL MCC;LAVE ENGINEERING ENGINEERS % SURVEYORS i PLANNERS 2 SCEENTISTS
330 Phillips Avenue = PO, Box 3152 « South Hackensack, N J. 076081722  (201) 641-0770 - Fax (201) 6411831

VIA EMAIL

December 4, 2015

Borough of Englewood Cliffs
482 Hudson Terrace
Englewood Cliffs, New Jersey 07632

Attention: Ms. Cathy Scancarella, Planning Board Secretary

Re:  Plot Plan Review and
Revised Application Submission
Raffi and Denise M. Civan
560 Floyd Street
Block 608, Lot 10
Our File No. ECES-1391
ECPB Application No. 251K

Dear Ms. Scancarella:
Boswell McClave Engineering (Boswell) is in receipt of copies of the tollowing documents:

a. Letter dated November 24, 2015 by Applicant's Attorney. Saverio V. Cereste transmitting
revised Site and Architectural plans for reconsideration

b. Engineering Plan Set (2 sheets) entitled. “560 Floyd Street, Lot 10, Block 609 situated in the
Borough of Englewood Cliffs, Bergen County, New Jersey,” as prepared by Mark S. Martins,
P.E. & L.5.. of Mark Martins Engineering, LLC, dated April 30, 2015 last revised November
10, 2015 consisting of the following drawings:

» Sheet 1 of 2, Site Plan
# Soil Erosion Plan/Details

c. Architectyral Plan Set (2 sheets) entitled, “Proposed One Family Residence, 560 Floyd Street,
Englewood Cliffs, New Jersey,” as prepared by Marios Lachanaris. Architect, LLC, dated
November 4, 2015,

Boswell previously received the following documents:

d Planning Board . Borough of Englewood Cliffs, Application Form dated August 13, 2015
inclusive of an Addendum and Impact and Evaluation Statement {contaimmg Fxhibit A -
Photcgraphs of Property] prepared by the Applicant’s Attorney, Saverio V. Cereste. Also



Borough of Englewood Cliffs
December 4, 2015
Page 2 of 5

attached are Certification of Taxes paid, Authorization and Consent to inspect the premises
and Certifications on Restrictions and Covenants.

e. Drainage Calculations as prepared by Mark S. Martins, P.E. & 1..S dated May 1, 2015.

Based on our review of the above referenced information and recent site inspections, we offer the
following comments:

General

L. The Applicant/Owner in this matter is:

Raffi and Denise M. Civan
560 Floyd Street
Englewood Cliffs, New Jersey 07632

The Applicant should notify the Board of any change in the above mentioned information.,

2 Block 609, Lot 10 (the “Site”) is a corner lot located on the northwesterly intersection of
Floyd Street and Demarest Avenue. The Applicant seeks to demolish an existing one (1)
story ranch style dwelling and construct a new 2 % story single family dwelling with a
permeable paver driveway fronting Floyd Street, an entry porch, a paver patio in the rear yard
and Keystone retaining walls along the northwesterly property line and at both sides of the .
driveway, Also proposed are stormwater management improvements.

Boswell deems the application complete from an engineering perspective and further notes
this application is for reconsideration as granted by the Board at their November 12, 2015
meeting. The original application was denied at the October 8, 2015 meeting,

Land Use

3. The property is located, in the R-A Residential Single Family Zoning District, Single Family
dwellings are considered a permitted use in this zoning district.

Variances and Waivers

4. According to the application, the following variances are required and the Board should
request comments from the Board Attorney regarding the requirements for variances or
waivers for the following:

a. Minimum Lot Area: §30-6.1 — Schedule A requires a lot area of 10,000 sq. ft. An
existing non-conformity of 7,787 sq. ft. is the existing and proposed area.

b. Minimum Lot Width: §30-6.1 — Schedule A requires a lot width of 100 feet. An
existing non-conformity of 49.26 feet is the existing and proposed width.

C. Minimum Corner Side Yard: §30-6.1 — Schedule A requires a 15 feet corner side yard
setback. The Site Plan indicates a proposed corner side yard setback of 10.1 feet to
the building,

BOSWELL
E———
ENGIMEERING
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d. Minimum Side Yard — One Side: §30-6.1 — Schedule A requires a 10 feet side yard
(one side) setback. The Site Plan indicates a proposed side yard setback (one side) of
7.0 feet. '

Stormwater Management

5.
6.

10.

We take no exception to the previously submitted drainage calculations,

Should the Planning Board look favorably upon this application, a soil log and percolation test
shall be performed at the exact locations of the proposed stormwater management structures
1o substantiate the soils acceptance of such a system and to determine the elevation of
groundwater and rock.

The installation of the stormwater management facility shall not be allowed to commence
until this office has received and reviewed the aforementioned tests for acceptance. A note to
this effect should be indicated on a revised plan.

The Applicant shall contact this office or the Building Department at least 48 hours prior to
the installation of the seepage pits in order for this office to schedule the inspection of same.,
No Certificate of Approval shall be issued unless this office has inspected and accepted the
drainage system., A note to this effect should be indicated on a revised plan.

No drainage from this property shall affect adjacent properties both during and subsequent to
construction, Should any adjacent property be affected by runoff from this property, the
Owner shall be responsible to remedy the matter at the owner’s own cost.

Sump pumps are not indicated on the Architectural or Site Plans, Please provide testimony
confirming whether sump pumps are or are not proposed.

Additional Comments

11.

12,

13,
14,

Should the Board look favorably upon this application, Soil Moving Calculations shall be
provided.

In accordance with Section 30-7.15 of the Borough Code, any demolition activity of one or
more structures and/or any new disturbance activity involving more than 5,000 square feet of
area within the site, including the construction of one single-family dwelling or other project,
the Applicant should contact the Bergen County Soil Conservation District (BCSCD) for their
review of the application and obtain a Soil Erosion and Sediment Control Plan Certification.

Soil erosion control measures shall be maintained throughout the course of construction.

According to the engineering drawings, five (5) trees are indicated for removal and no shade
trees are proposed. The Borough’s Shade Tree and Environmental Commissions shall
review/comment with regard to this plan. Their review is required to ensure that any removal
of selected trees and the preservation of trees to remain are in accordance with the Borough
Code. Four of the five trees proposed for removal are within the building and driveway
footprint. One of the five trees proposed for removal is along the northerly property border,

BOSWELL
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15.

16.

17.

18.

19.

20,

21.

23.

The Applicant is reminded the proposed rear yard patio cannot exceed six (6) inches above
the surrounding grade. In the event the patio elevation exceeds 6 inches above surrounding
grade the building coverage calculations are affected.

The installation of the proposed improvements shall comply with any and all applicable
Federal, State and local requirements, including Section 9-22 of the Borough of Englewood
Cliffs Zoning Ordinance,

In the event the existing sanitary sewer connection is to be utilized, the Borough requires
video inspections of the existing sanitary lines to ensure the adequacy of the line. As noted on
the plans, the applicant shall provide a DVD of the video inspection of the sanitary line to the
Superintendent of Public Works prior to Certificate of Occupancy. Also, all connections shall
be discussed with the DPW Superintendent for his concurrence. A note to this effect is
included on the engineering drawing,

The plan indicates the applicant is responsible for the replacement of all curbing along the
property frontage. All necessary curb replacement and damaged paving shall be installed to
the satisfaction of the Superintendent of Public Works.

The Applicant shall undertake, at the time of foundation completion, a foundation location
survey inclusive of setback dimensions and top of “Block” elevation which shall be submitted
to the Borough for review. A note to this effect should be indicated on a revised plan,

The Applicant shall survey the Roof Ridge Elevation upon completion of framing.
Compliance verification with the allowable roof ridge elevation is required prior to
commencemernt of roof sheathing. A note to this effect should be indicated on a revised plan.

Building height certification shall be provided by a licensed Land Surveyor in the State of
New Jersey prior to the issuance of a Certificate of Occupancy. A note to this effect should
be indicated on a revised plan.

An As-Built Survey shall be provided by a licensed Land Surveyor in the State of New Jersey
prior to the issuance of a Certificatc of Occupancy. A note to this effect should be indicated
on a revised plan.

The engineering drawing depicts a 4 ft. high maximum Keystone' retaining wall being
proposed along the driveway and a 3 ft. high maximum 'Keystone' retaining wall along the
northerly property line. The Applicant shall be made aware of the following:

* All retaining walls greater than four feet (4 ft.) in exposed height require retaining wall
stability calculations to be provided by a Professional Engineer licensed in the State of
New Jersey, signed and sealed, for the Municipality’s review and approval prior to
construction.

* Al retaining walls greater than four feet (4 ft.) constructed on-site will require a
certification of a licensed Professional Engineer that he/she has provided on-site
inspection during the wall construction, proper methods were utilized in the construction,
the wall has been constructed in accordance with the approved design drawings, the wall
has been properly stabilized and the wall will be adequate for the intended purpose.

BOSWELL
E——
ENGINEERING
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29,

28.

Inspecting engineers must also certify appropriate batter, heights, and locations have been
respected pursuant to the approved design drawings. Copies of these certifications are to
be forwarded to the Municipal Fngineer

The Applicant shall review the proposed Incation of the generator with the Construction Code

Official.

The Board may wish to review the need for landscaping screening axound the generator and
AC units, '

The Board may wish to seek comment from the Englewood Cliffs Police Department on the
proximuty of the new driveway curb cut fronting on Floyd Street to the intersection with
Demarest Avenue.

The original April 30, 2015 site plan indicated a covered front porch. The Nevember 10,
2015 site plan no longer identifies a covered porch. The Architectaral Plans for the porch
area of the front elevation do not eppear different from the original submission, Please
provide testimony,

Any other issues the Planning Board deems necessary

Thank you for your kind attention to this matter. Should you have any questions or require anything
turther, please do not hesitate to contact ie. ‘

Very truly yours,
BOSWELL McCLAVE ENGINEERING
I / A 1
| Ay ] LA
Bernard N. Mirandi, PE.
BNM/amg
cc. Paul Renaud
Environnental Commussion
Shade Tree Commissicn
Mark Neville, via email
Chief Michael Cioffi, via email — Note item 26
Ed Fehre, via email
Michael B. Kates, Esq., via fax & e-mail
Raffi and Denise M. Civan
Mark Martins Engineering, LLC

Marios Lachanaris, Architect, LLC
Saverio V. Cereste, Esq.. via email
John Englese

151204AMCGL1 dog



VIA EMAIL
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BosweLL McCLAVE enainesri NG ENGINEERS % SURVEVORS 5 PLANNERS & SCIENTISTS
330 Phillips Avenue » PO. Box 3152 - South Hackensack, N.J 07806-1722 + (201) 641-0770 « Fax (201) 841-1831

December 28, 2015

Borough of Englewood Cliffs

482 Hudson Terrace

Englewood Cliffs, New Jersey 07632

Aftention: Ms. Cathy

Dear Ms. Scancarella:

Scancarella, Planning Board Secretary

Re:  Site Plan Review
Lighthouse Realty E.C. LLC
922 Sylvan Avenue
Biock 1202, Lot 2
Our File No. ECES-1398
Planning Board Application No. 255K

Boswell McClave Engineering (Boswell) is in receipt of the following information relative to the
above referenced application.

A Application to

Englewood Cliffs Planning Board, dated November 2, 2015

B. Site Plan set (24 sheets) entitled, “922 Sylvan Avenue (Route 9W — Mile Post 6.32), Block
1202, Lot 2, Borough of Englewcod Cliffs. Bergen County, New Jersey,” as prepared by
Anthony Kurus, P E, P-P. of Negha Engineering Associates, dated September 30, 2015, last
revised October 5, 2015 (unless otherwise noted), and consisting of the following;

Sheet No. Description

1.00 Cover Sheet/Kevy Map

2.00 Site Clearing and Tree Removal Plan

3.00 Site Plan & NJDOT Dimensions Exhibit, tevised through 12/2/15
4.00 Grading and Drainage Plan

5.00 Site Utility

6.00 Landscape Plan, Notes and Detatls

7.00 Lighting Plani

8.00 Soil Erosion and Sediment Control Plan

9.00 Sanitary Sewer Profile and Construction Details
9.01 —907 Construction Details
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Page 2 of 10
10.00 NJDOT Traffic Control Details, dated September 25, 2015 and revised through
October 5, 2015 '
10.01 NIDOT Traffic Control Plans, dated September 25, 2015 and revised through
October 5, 2015
10.02 NJIDQOT 500 Ft. Exhibit, dated September 25, 2015 and revised through
October 5, 2015
10.03 NIDOT Signing & Striping Plan, dated September 25, 2015 and revised
through October 5, 2015

C. Survey set (3 sheets) entitled, “922 Sylvan Avenue, Lot 2, Block 1202, Borough of
Englewood Cliffs, Bergen County, New Jersey,” as prepared by Richard F. Dybus, P.L.S, of
Neglia Engineering Associates, dated October 9, 2014, last revised 9/17/15 (unless otherwise
noted), and consisting of the following

1of3 Boundary & Topographic Survey
20f3 Tree Location Plan dated October 9, 2014
3o0f3 Tree Location Table dated October 9, 2014

D. Architectural Plan set (5 Sheets) entitled, “922 Sylvan Avenue, Englewood Cliffs, New
Jersey, Proposed Office Building” prepared by Raymond J. Virgona, R.A., of Virgona +
Virgona Architects{Planners, dated October 8, 2015, and consisting of the following:

Sheet No. Description

A-1 Elevations

A-2 Elevations

A3 Grand Floor Plan
A-4 First Floor Plan
A-5 Second Floor Plan

d. Drainage Report entitled, “Drainage Calculations for 922 Sylvan Avenue, Borough of
Englewood Cliffs, Bergen County, NJ,” as prepared Anthony Kurus, P.E., of Neglia
Engineering Associates, dated September 30, 2015.

e. Maintenance Report entitled, “Stormwater Maintenance Manual for 922 Sylvan Avenue,
Borough of Englewood Cliffs, Bergen County, New Jersey,” prepared by Anthony Kurus,
P.E., of Neglia Engineering Associates, dated October 5, 2015.

Based on our review of the above information and recent site inspections Boswell offers the
following comments:

General -

L The Applicant in this matter is:
Lighthouse E.C. LLC, Attn: Michael Kessel

BOSWELL
s ———
ENGINEERING
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707 Palisade Avenue, 2" Floor
Englewood Cliffs, New Jersey 07632

The Applicant should notify the Board of any changes in the above referenced information.
2. The Cwner in this matter is:

Alfiero & Lucia Palestroni Foundation, Inc.
333 Sylvan Avenue
Englewood Cliffs, NJ 07632

The Owner should notify the Board of any changes in the above referenced information.

3. Block 1202, Lot 2 (the “8Site”) is a corner lot located in the B2 Limited Zoning District on the
northeastern corner of the intersection of Sylvan Avenue and Sage Road and extends the full
block toward the west with frontage on Johnson Avenue. The Site is an undeveloped wooded
lot with over 1,500 trees, 81,429 sf of wetlands and a State Open Water Way.

4. The Applicant is seeking Site plan approval with variances and waivers in order to permit the
constraction of a 31,833 sf two (2) story office building with parking below along with -
surface parking, and improvements including stormwater management, landscaping, and
lighting. Also, proposed is a two-way ingress/egress access to Sylvan Avenue (Route U.S.
9W). The proposed use is an office building.

5. The Applicant is seeking approval of variances and waivers from Section 30-7-10.2 of the
Zoning Ordinance of the Borough of Englewood Cliffs in order to permit 9° x 19° parking
spaces throughout the parking lot and 8.5° x 19” parking spaces beneath the building at
column locations as shown and to provide 128 parking spaces while the Englewood Cliffs
Ordinance requires 160 spaces pursuant to Schedule B.

Submission Status

6. This Application submittal will be deemed complete with respect to engineering matters for a
site plan submission, as outlined in Section 30-9.4 of the Zoning Code of the Borough of
Englewood Cliffs and the Administrative Site Plan Checklist once the Applicant completes
the checklist as required.

Land Use

7. Business offices, professional offices, governmental and corporate offices are permitted uses
within the B-2 Zone,

Yariances/Nonconformities

8. The property contains existing nonconformities and the Applicant is requesting variances
summarized as follows:

BOSWELL
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Parking Space Size (§30-10.2.2.): 9’ X’ 19° required. According to the Zoning Table
depicted on Sheet No. 3.00, the Applicant is proposing 9° x 19 parking spaces along
the parking lot perimeter and 8.5” x 19° parking spaces beneath the building at the
cofumns. In review of the Site Plan depicted on Sheet No. 3.00, the Applicant depicts
9 x 18’ parking spaces along the parking lot perimeter. Furthermore, Sheet No. 10.03
depicts 9’ x 197 parking spaces along the parking lot perimeter. In any event, the
Applicant requires a parking space size variance. The Applicant shall also provide
testimony with regard to the aforementioned discrepancies. The Applicant shall make
the required corrections and place additional parking space size length and width
dimensions on a revised set of drawings. Please provide testimony with regard to
this matter,

Drive Aisle Width (§30-10.2.b.): 25" required. The Applicant is proposing 24’ wide
drive aisles along the parking lot perimeter and requires a variance for this item. The
Applicant shall provide additional drive aisle dimension for the parking area located
beneath the building. Please provide testimony with regard to this matter.

Parking Space Requirement (§30-10.3, (Schedule B)): 160 parking spaces required.
The Applicant is proposing 122 parking spaces. Therefore a vatiance is required,

Please provide testimony with regard to this matter.

Off-Street Parking & Various Jurisdictional Requirements

9.

10.

The number of off-street parking spaces required is as follows:

a.

Business and Professional Office Use: 1 puﬁng space for 200 square feet

Accordingly, 31,833+ sf/ 200 sf = 160 required parking spaces and 122 spaces
provided.

The accessible parking spaces must be in conformance to the ADA Guidelines
inclusive of striping and signage. The Applicant is proposing five (5) Barrier Free
Parking Spaces. According to the ADA Accessibility Guidelines for Buildings and
Facilities (ADAAG), the number of Barrier Free Parking spaces required for parking
lots between 101 and 150 total parking spaces is five (5) accessible parking spaces of
which one (1) is a Van Accessible Parking Space. The Applicant shall coordinate with
the Construction Code Official as to the location of the Van accessible ADA parking
space and note same on a revised drawing. Please provide testimony with regard to
this matter.

The Applicant shall submit truck circulation plans to confirm a garbage truck can adequately
access the garbage dumpster and a fire truck can access the site and building. The Applicant
shall also provide testimony with regard to this matter. The Fire Department should review
and comment. We recommend that the Fire Official be requested to review the proposed
Truck Circulation Plan for review and comment.

BOSWELL
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1. Inaletter from George Drimones, Fire Chief and Joseph Cardullo, Fire Official to the
Englewood Cliffs Planning Board dated November 16, 2015, the following items were noted:

a.

The Fire Department objects to the use of the street number as 922. The Fire
Department suggests that an even number should be used above 940 and below 1000
Sylvan Avenue,

Fire Department approval would be based upon a fully sprinklered building due to
lack of fire department accessibility around the perimeter of the building,

A free standing FDC (Fire Department Sprinkler Connection) would be required to be
located on the lawn off of Sylvan Avenue with its location based upon fire department
approval.

Stormwater Management

12. Boswell's Hydrology Department has reviewed the application submittals and offers the
following comments on drainage and stormwater management elements of the project:

a.

Runoff calculations for the existing and proposed conditions are prepared based on the
entire site area, of which 4.14 acres remain undisturbed. The calculations should be
provided for the area to be disturbed by the project which is 2+ acres. This will not
only simplify the calculations greatly, but will also allow a more clear comparison
between the existing and proposed peak ranoff discharged from the project area.

Specifically, runoff calculations for areas EDA2 and PR DA2 and the composite
runoff should be removed from the report.

A copy of soils map of the site, together with soils name is included with the Johnson's
Soils report. For clarity, this information should be moved to the runoff calculations
section.

The outlet structure includes a 27" orifice at elevation 398.0' 2 34" wide by a 2.5"
high slot at elev. 399.75', and a 4' long overflow weir at elevation 401.15". It is to be
noted that 27" orifice is highty vulnerable to clogging and since hidden underground,
it can be left undetected. Thus, the basin may be half full when a storm event occurs.

Considering functionality and maintenance, we recommend using a 6" orifice as the

smallest opening in any underground detention basin, The outlet structure should be
modified accordingly. Also another 6"+ orifice may be substituted for the proposed

2.5" x 34" opening.

The void volume in the underground stone trench is calculated using 3.0' depth (see
attached). The calculations should be revised accounting for the stone base, the pipe
thickness and stone cover, if any. Note that the neglecting any stone cover, the stone
thickness would be 4' (6" stone base + 42" outer diameter of the 36" HDPE).

BOSWELL
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Also the ADS Table 6-2 in the detention storage section of the report should be
updated (see attached).

The thickness of stone base should be specified as 6" rather than 3" to 6", on the
Typical Trench Detail on Sheet 9.05.

The project proposes excessive number of infets and manholes. Inlets #1 and #3 can
be eliminated through a small regrading. Likewise manholes #3 and #4 can be
eliminated via connecting inlet #1 to inlet #9 directly. In fact, the Site Plan tends to
imply that inlet #9 is located on the garage floor beneath the building. As such, it will
not receive any runoff. This inlet and manholes #4 and #3, and their interconnecting
pipes may be removed altogether.

Runoff calculations for the tributary area to the detention basin are performed
separating the pervious and impervious surfaces. This procedure is only applicable
where the runoff from pavements alone is conveyed by inlets while the runoff from
pervious surfaces flows overland and enters directly into the basin. In this project
where the runoff from lawn and pavements both enter the inlets, the runoff
calculations should be revised based on a composite soil curve mmnber.

The proposed water treatment device is located past the underground detention basin.
As such, the silt, leaves, grass needles and other impurities get partly trapped at the
basin. To avoid premature clogging of the detention basin, we suggest that filters,
such as, Flo-Gard + Plus or the like are inserted at all of the inlets. See also comments
10 and 11. '

Groundwater recharge calculations are inconsistent with the plans. Specifically, the
calculations assume that all of the impervious surfaces are routed through the recharge
basin on the east side of the lot. On the contrary, the runoff from all of the impervious
covers is routed through the underground detention basin. This discrepancy should be
reconciled. See also the next comment,

If the underground detention basin is not used for groundwater recharge, then solid
pipes may be substituted for the proposed perforated pipes in the stone trench. This
will eliminate the need for any inlet filter and eases the maintenance. See also the next
comment,

Filterra bio-retention basins (inlets) may be substituted for the proposed inlets. Since
Filterra is approved for 80% TSS removal by the NJDEP, the suggested modification
will eliminate the use of JellyFish altogether.

Soil logs and percolation tests should be performed at the location of the proposed
underground detention basin, Test results should be furnished to the Borough. Also,
this office should be notified when testing is scheduled. A minimum of two (2) work
days notice is required. Note that the Johnson's Soils report does not provide any
information on soil permeability.

BOSWELL
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The wetlands buffer area disturbance and the compensation area shown on Sheet 3.00
do not indicate that the project will fully compensate for the area of disturbance. Also
the notes on wetlands which are duplicated on Sheets 2, 3, 4 and 5 of the plan do not
indicate if a wetland transition area averaging plan has been submitted to the NJDEP.
It should be verified if an application for wetlands transition area averaging plan is
going to be filed with the NJDEP,

Calculations for the outflow pipe from the detention basin are performed based on the
25 year discharge from the basin. The calculations should be revised based on the 100
year storm which is the design criteria for the detention basin. Also the calculated
parameters should be expressed to the 2™ decimal place, rather than 9 decimal places.

Pipe sizing calculations, labeled "Storm Sewer Tabulation" implies that a number of
the proposed pipes are oversized. A 12" pipe provides ample capac1ty to convey the
25 year discharge and may be substituted for the proposed 15" pipes for the following
pipe reaches:

)] Inlet #6 to Inlet #5 to MH #2
2) Inlet #1 to Inlet #2 to MH #1
3) Inlet #4 to Inlet #3

A full size drainage area map of inlets should be submitted. The map enclosed in the
report is not fully legible

The Stormwater Maintenance Manual should be revised as follows:

1) The address, phone number and email of the Lighthouse Realty which is noted
to be responsible for maintenance should be provided.

2) The plans do not show any trench drain, The item rear yard trench drain
should be deleted from the Maintenance Inspection on Sheet 5.

3) Removal of sediment from the perforated pipes and the stone trench in the
underground detention basin should be elaborated in Section E,

4) Maintenance of conveyance system is not relevant to the detention system; it is
duplicated and should be removed from Section E.

5) The manufacturer's maintenance procedure for JellyFish should be substituted
for the "Maintenance of Water Quality Units", in Section F.

The NSPS should be removed from the report. Due to court cases it has been thrown
out by the NJDEP.

BOSWELL
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13,

14,

15.

16.

Landscaping
17.

No drainage from this property shall affect adjacent properties both during and subsequent to v
construction. Should any adjacent property be affected by runoff from this property, the g
Owner shall be responsible to remedy the matter at the owner’s own cost.

The Applicant is reminded the property owners are responsible for maintenance of the
stormwater management facilities at least twice annually, as well as, after every major storm
event.

The Applicant should be aware that a contribution for the Borough’s Stormwater Capital
Improvements Project is suggested for the additional impervious area.

The Applicant shall provide testimony to the conformance to the Borough’s A
Stormwater/Green Committee the use of various “Stormwater/Green” design elements such as
cisterns, rain gardens, green roofs, etc. The Applicant should be aware that a contribution for
the Borough’s Stormwater Capital Improvement projects has historically been calculated at a
$1.00 per square foot of additional impervious cover.

Fi e L o TR

The Landscape Plan has been reviewed by our certified landscape designer. Our comments
follow:

a. Fallen trees and debris within the site shall be cleaned up to the satisfaction of the
Envircnmental and Shade Tree Commissions,

b. We suggest a three (3} year maintenance bond for the tree and shrub plantings,

c. The Board may wish to seek comment from the Environmental and Shade Tree
Commissions.

Traffic

18.

19.

20.

21,

The northbound left turn lane on Sylvan Avenue at the main driveway should be made longer
to facilitate northbound motorists slowing up just beyond the traffic signal at Sage Road. This
will permit them to leave the through lane of traffic more rapidly and facilitate their braking,
reducing the likelihood of a rear end accident. The lane is shown to be 75 feet in length with
the three left turn arrows spaced 25 feet apart. I would recommend a turning lane at least 125
feet long with the three left arrows spaced 50 feet apart.

Right turn arrows and lane use signs should be added to the southbound right turn lane, since
it is an exclusive lane

Boswell suggests that the curb return on the southwest corner of the driveway be increased
from the 13 feet shown on the plan to at least 20 feet to facilitate motorists turning right out of
the driveway.

There is an 'old style' breakaway cable terminal on the north end of the existing guiderail that
will becorme much more vulnerable now that the southbound deceleration lane is being

BOSWELL
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constructed. Boswell recommends that the Applicant contact the NI Department of
Transportation and arrange for the end treatment to be upgraded to current end treatment
standards,

Site Plan

22.  Soil movement calculations should be provided.

23.  The handicapped ramps located along Sylvan Avenue are proposed to be replaced
conforming, as required. Design Engineer certification will be required prior to Certificate of
Occupancy.

24. Al utility piping (sanitary, storm, domestic water, fire, water, and gas) will be connected in
the existing mains located in Johnson Avenue.

25.  The installation of the proposed improvements shall comply with any and all applicable
Federal, State and local requirements, including Section 9-22 of the Borough of Englewood
Cliffs Zoning Ordinance. A note to this effect shall be added on a revised set of drawings.

26.  The New Jersey Department of Transportation shall review these drawings and the Applicant
shall receive comments from the jurisdictional agency or a Letter of No Interest since Sylvan
Avenue is a State highway,

27.  The applicant shall be prepared to provide testimony regarding proposed signage onsite
including conformance to Borough Code requirements.

28.  Atotal of 460 trees between 2" and 26” caliper are being proposed to be removed from the
site. The Applicant shall review this matter with the Environmental and Shade Tree
Commissions.

29.  The Applicant should provide testimony regarding existing/proposed lighting in this area

‘(Chapter 30-9.4k). The Applicant is reminded, all lights directly facing a neighboring
property or public roadway shall be shielded. Boswell’s review of site lighting will be
submitted under separate cover.

30.  The Applicant shall be aware that soil erosion control measures must be maintained
throughout construction,

3. The Applicant is reminded that a Final As-Built Survey is required to be submitted for review
prior to the issuance of a Certificate of Occupancy.

32, Should the Planning Board look favorably upon this application, we suggest a Developer's
Agreement be executed between the Applicant and the Borough of Englewood Cliffs.

33, Any other issues the Planning Board deems necessary.
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Thank you for your kind attention to this matter. Should you have any questions ot require anything
further, please do not hesitate to contact me,

Very truly yours,
BOSWELL McCLAVE ENGINEERING
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‘Environmental Comimission
Shade Tree Commission
Mark Neville
Ed Fehre, via email
Michze! B. Kates, Esq.. via fax & email
Englewoad Cliffs Palice Department
Englewood Cliffs Fire Department
Englewcod Cliffs Fire Official
Lighthouse E.C. LLC, Attn.: Michael Kessel
John A. Schepisi, Esq., via email
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ADS, Inc. Drainage Handbook Retsntion/Detention_+ 6-7

Figure 6-2
Typical Retention/Detention Cross Section
Nole: This I3 a typical cross secfion only. Sea Sfructures, Secfion 2, or Installation, Section 5, of the Drainage Handbook for specific

ACNMLED HAEX PYNIT), H mmmm w12 FOR UP TO AND [HCLLICING 35 HOPE PIPE
£ THROUGH £3 HRPE PIPFE.

= I MIN. FOR 30°- 80" PPE

*CLASE | BACKFILL REQUIRED AROUND B CIAMETER FTTINGR.

WMHI.I. HELGMT LIITED TO 8-5T CUTR FTTINGE FOR STANDARD INSTALLATIONS, CONTACT
KREPREEENTATIVE WHEN MASTMUM L HEIGHTE EXOEED mmrsnumm CONBIDERATIONG.
Table 6-2
Storage Capacities of N-12%, N-12° ST, and N-12° WT Pipes
Retenfion | Detention
e | S | | st | s | o | e | S | S
Diameter | Diametsr | P26 | Spacing Volume™¥ storage | pocuired Required |
in. in. in. - in. in. T it L fi'fie Ty
{mm} {mm) {rom) (mm) {rmm) {m>im) {m*/m) {m®/m) ™ | (m¥md)
12 145 8 10.9 254 0.81 0.84 1.85 13 27
{300) (368) (210) (280) (650) {0.07) (0.08) {0.15) {42) (8.5
15 18 8 10.8 288 . 12 11 23 1.1 1.87
{375) (457) (210)  (280) {750) (0.11) {0.10)° {0.21) (3.5) {6.4)
18 21 9 14.3 353 1.8 14 32 0.93 18
(450) {533) (230) (360) {900) {0.18) {0.13) (0.29) {3.0) {5.4)
24 28 10 13.4 414 3.1 2.0 5.1 0.88 14
(B00) 711) {260) (340) (1050) {0.29) (0.18) {047} {2.2) {3.6)
30 38 18 171 B53.1 49 3.1 B.0 0.55 0.90
{750) (914) (460) {430) {1350) {0.46) (0.28) {0.74) (1.8) (3.0}
35 42 18 21 3.0 7.1 4.2 113 0.47 0.74
(500} {1087) (480) {530) {1800} (0.668) § (0.39) {1.05) “{1.5) (2.48)
42 ] 48 18 24 72 8.3 58 15.0 0.40 0.65
{1050) {1218) {460) {810) {1830) {0.87} {0.53) {1.40) (1.3} - (2.1)
48 54 18 245 78.5 124 8.7 19.1 0.34 0.53
(1200) (1372) (450) (620) {2000) {1.18) {0.52) (1.77) {4.4) (1.7
80 67 18 23 80 18.3 85 278 027 0.39
(1600) {1702) {460) (580) (2290) {1.79} (0.76) (2.57) {0.88) (1.3)
Notas:
See Figure 6-2 far typlcal cross section used in wolume cafculations. Betiding depth assumed # for 12-24" pipe and §" for 36°60" pipe.
1. Based on A-profils pipe.
2. Aciusl! ID velues used in calcufation,
3. Sione Pemslly assumed 40%.
4.  Stane height above crowr of pipe I not included in void volume calculations.
5. Calculafion is hased on the 0D ofthe

" See “Désign Alds” for a system design o0l fo calculate total HDPE pipe system storage with
an example calculation.

© ADE, Ine., June 2009



Manning Equation - full fiow - Downstraam Piping Analysis

outhiow pipe 1 - 15° hdpe

D 15 In
1.22718463 172
P 3.925060817 fi
R 03125 ft
n 0.011 manning's roughness coefficient
s 0.003 ft/ft
Q 4.,192735501 Capacly of proposed 15" outfiow plpe
\i 3.41654825
LQpﬂﬂk basin outflow 208 cfs 25 year storm

Conclustion - Proposead Piping Downstream of detention basin has sufficient capacity

[Exising Borough Storm Sewer - 42° RGP

(¥

A . 7

P 10.99557429 it

R 0.8 ]

n © 0013 manning's roughness coefficlent

s 0.007 fi/it

Q @0275218 Gapacity of propsoed 15" RCP T eanas -
\2 772646674

Qpeak  basin outflow 2.08 cfs 25 year storm
Qpesk  undetained 1.23 25 year storm .
Qtotal : 3.31 25 yaar storm
Qesiting h - 304 25 year storm

Conclustion ~ Proposed Piping Downstream of detention basin has sufficlent capacity and
the project will reduce runcif fo the existing conveyance system




922 Sylvan Avenua Project

Langth of Dotedlon Pipkrg (includes haadars) 1507
underground basin pipe anly capacity provided 10609 cublc feet

trehl  Wenchw d
8416.00 of 107 [ ]

TOTALSTONE VOID STORAGE FROVIDED 5748 cublz fect
TOTAL PIPE STORASE VOLUNE STORAGE PRGVIDED 10609 coblc fact
TOTAL BASIN VOLUME PROVIDED 16358 cublc fest  OK

TOTAL BASTN VOLUME REQUIRED 18261 cuble fust

NOTER:

1. Battom stz storage vokums exsluded from storaga crpachy,

2 Sione Poroality assumad 0%

3. Stons height above orowr: n ot included In stone vold velme cxicgiation

4, mmmmmmuuumhmmmmumm
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CHAIRMLN FEHRE: The next item on the agenda
is Npplication 254K, site plan approw-al for new
zommercial office building with variances for Lighthouse
£.C., LLC, and for the property as 922 Sylvan “venus,
3lock 1202, Lot 2, at the corner of Syl-qan Avenue and
Sage.

MR. SCHEFISI: Members of the board, John
3chepisi of Schepisi and McLaughlin c¢n behalf of the
applicant.

Before we get started, lst me just tell you a
rouple of things, It's no longer 922 Sylvan, it's now
380 Sylvan. There was a question raised b, the fire
department. We had it changed, so it's now 980.

If the koard doesn't minl, I'm going to atay like
:his kecause I do have a bad knee and sitting or
standing hurts, so if I reat my butt here, and it
doesn't offend anybody, I'm going to do that,

The property owner is the Ilfiero & Lucia
Palegstroni Foundation, I think you are all are familiar
sith this property. This is the property just north of
Bage Avenue -- Sage Road, right befor= the LG building,
the emisting LG building. This property has be-n
5itting there since the beginning of time. This
property has nuover been developed. The property

consists of a siiz acres tract, four acres plug of the

Veritext Legal Selutions

#00-227-8440 973-410-4040
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tract is wetlands, setback requirements, ~ery difficult
tract.

My client, vho happens to be a member of the
community, has Puilding at 707 on Palisades A-znue and
wanted, itas subsidiary Lighthouse E.C., LLC saw the
tract, tanted to build something that they can use,

occupy, and have a little bit of rental gpace hecause

they are growing out of their seams at their 707
Palisades Aenue address.

The property is 6 acres, as I stated. It's
261,451 square feat and what we are proposing for the
property is a 31,000 square foot building. That
building on two stories is the type building that would
be Fuilt on a 2-acre track. It is coing to be built on
a 6-acre track because of the constrainta en this
properiy.

Ever, provision of the cordinance is being
complied with. TYour soning eordinance in parti-ular
except for minor variances that are being sought., The
—ariances that are being scught are the typical
-arianced of any application in Englewcod Cliffs for an
office building. Ycur ordinance requirws 9-by-19
parking stalls. We are seeking what i§ the ncrm in the

industry a 9-by-18 parking stall. Your ordinance

requires 25-foot aisles, the norm in the induatry is

800-227-R440

800-227-3440
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evening. The firgt witness ia just going to describe
his elevation here, his rendering, he will come back
aftervards and that is Mr. Mark Virgona, that is just to
describe what the building will look like and then I am
7oing to retire him for a little while and bring him
back after ve do the engineer.
Mr, Vircona, can you come forward, please?

MR. kATES: Mr. \iirgona, 'you will be sworn.

MAREK VIRGONA A, after having been
duly swern, a8 examined and tertified as follows:

MR. KATES; Identify _ourself.

THZ WITNESS: Yes, ny name is Mark Virgona.
It's M-a-r-k and Virgona is V-i-r-g-o-n-a. Qur ~ffice
address is 115 River load in Edgevater, New Jersey, T
am = practicing architect. I'm licensed in New Jersey
and New York. I have buen :;egistered gince  *96. I have !
appeared before numerous municipalities on various
different projects, including office buildings. I dom't |
think I have been in frent of this board.

MR. SCHEPISI: I ~ffer Mr, Virgona ac a
licensed architect, who is the architect in charge of
this preject.

CHI.IRNAN FEHRE: Okay. We accept him,

IIR. SCHEPISI: Thank you viry mucsh.

EXAMINATION BY MR. SCHEPISI:

_'-.-;l'.rtl Legal Solutions
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24-foot aisles. Those are the two variances that e are
seeking, vis-a-vie size‘ of the parking stalls. The
other variance we are seeking is the number of parking
gtalla.

rs yru are all familiar, your ordinance hich was
prepared by previous krards and previous governing
bodies, hae a requirement of five parking spaias per
1000 gross square footage. T don't belie-e there is am
building in this municipality that has been built to
that standard ewcept for my building across the street.
And the reason I did not, I did not want to come for a
variance for reasons unrelated to that because T bought
the property from the horough.

S0 bagically vhat ve have is eery office
building in this municipality having 4 per 1000 or leas.
We have every building within Englewood Cliffs having
realisticall - tvo and a half to three parking spaces per
thousand. And the norm in the industry is hetueen two
and a half and three and a half parking spaces per
thousands. What we are seeking is a variance to permit
this project to be built with a amaller aisles
conforming with the 60 foot module and to permit the
parking to be reduced to 122 parking spaces, which i=
3.83 parking spaces per thousand.

We have tvo witnesses that will testify this

Veritext Legal Solytions
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Q. Mr. Virgona, can you take a couple of moments
and describe what you are proposing for the site.
HR. BCHEPISI: Let's mark in exhikit,
Applicant's Echibit A1 and put on it today's date.
(Applicant*s Exhibit A-1 marked for
identification.)
ME. KATES: Would you describe that as a
rendering?
TEE WITNESS: Yeah. This is the color
rendering of the Sylvan Avenue approacia to the building.
Q. This wad prepared by rou at your direction;
is that correct, sir?
. Yes.
Q. Where would ene be standing looking at the
building and seeing that?
I'm just going to pull up this rendered site
plan. You want to put this in?
MR. SCHEPISI: Let's mark that as Zpplicant's
Exhibit A-2, not prepared by this witne:s, prepared by
the nect witness.
{2pplicant's Bxhibit I-2 marked for
identification.}
MR. KATES: That's the colorized site plan,
the date of the plan is?

THE WITNESS: The latest revision date i.

*feritext Legal Solutions

800-227-8440 4973-410-4040



19
11
12
13
14
15
16
17
18
19
20
21
22
23
24

25

s N

-3

10
i1
12
13
14
15
18
17
le
12
20
21

22

24
25

800-227-8440

Page 9

12 30/15.

A, So this is the colorized -iew of the site
plan and it is an indication of the arsa of drivevdrss as
well as the area of grsenery. This rendering is a view
taken from th- entr drive looking towards the building.
The building fingerprint is ghom in this kind of
brownish coler in the middle.

5S¢ back to the rendering, if you look here, this
is the apsroach what we will see basically skanding on
ar acreas Sylvan locking directly at the facade,

0. The building the wa: you have designed it has
parking benesath and it's A-2-gtory building above; is
that correct?

A, That's correct. ALl the parking beneath the
building iz hidden from view from the street. There is
an entry behind this landscaped area. And there ia
another entry below parking beneath the building ac yeu

get arcund the side of the building.

Q. Mr. Virgona that's all I have for you right
now.
MR, SCHEPISI: I will be calling Mr. Virgena
back. T just wanted to have an intro of this drawing.
MR. CHINMAN: That's Sylvan Avenue?
MR. SCHEPISI: Whera the cars are running IS
Syl an,
orriost Legal Bolu
800-227-8440 973-410-4040
Pagsa 11 |
MR. SCHEPISI: Thank you.

Q. Can you put up the site plan that we have
beer using which is the echibit that has been marked |
A-27 Just so the record is couplete the entire sat of
plans that were submitted with this applicatieon, I'm
going to mark then ag exhibit A-3 so that they ar= in
the reword in case there is any appeal. So the entir:
set of plans, both architectural and engineering be
marked as Applicant's Exhibit A-3,
{Applicant's Exhibit A-3 marked
for identification.} |
MR. KATES: What ig the sheet number for
that? |
THE WITNESS: Sheet 3.00.
ME. KATES: Okay.
[+ 2nd just te point something out te the bhoard
before Mr. Kurud gets started, vhen we origimally
zubmitted this application, we changed a couple of ths

sheets based upon raquirements cof New Jersey DEP and

DOT. The plans that you ha.e before you, vhich we ire |

seeking approval on are those with the DEP's and the ‘

DOT's input. 1
A. The site -- I
Q. I want to step yuu une more time, T meankt to

ask this questien before we got wtarted. The board ‘

\ I:I'lr"‘:l Legal Solutions
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Q. Sage would be where, sir?

A. Sage is around the corner here. 8o if we
look at the site plan, this is Sage and this is Syl&an.
And north is Johngton.

HR. SCHEPISI: Thrnk you, Mr, Virgona. At
this time I would like to call Anthony Kurus.

Q. Mr. Kurus, c¢an y.u please tell the Loard :rour
name and ,our occupation and your addres-?

THE WITNESS: Anthony Kuruz, spelled
E-u-r-u-s, licensed professional engineer in the State
of New Jersey buginess address, Neglia Engineering
hssociates, 34 Park A-enue, Lvndhurst.

Q. Do you have held on other licenseg in the
State of New Jersey?

MR. KATES: Let me svear him in.
ANTHONY KURUS, after having been
duly sworn, a3 examined and testified as follcv}s:

A. I'm licensed professional engineer and a
licensed professional planner,

Q. Would the board want me to go through his
credentiala?

CHATRMAN FEHRE: WNo, he hag been here before.

Q. I'm going to ke offering him for both of his
expertise.

CETIRMAN FEHRE: Okay. We accept him,

, eritext Legal Solutions
800-227-0440
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right now has not appointed an engineer. Is the board
keeping the current engineer ag the enginser on this
praject to review this until another engineer is
appointed? 1Is he a carryorer?

MR. KATES: He is a carryover and hopefully
he is the re-arpointaa.

CHAIRMAN FZHRE: I just want to make sure he
hag reviewed this applicaticn hefore.

MR, MIRANDI: That's correct. And the board
should be in receipt of my review letter. I did bring
extra hard copies. I know the board gecretary alertad
all the board members that m reports are on the FBT
site.

HR. SCHEPISI: WNou, if I can make it easier
fer the board, we will pass gut coples of that plan so
everybcdy will have it in front of them.

Danielle Cardone, one of the attorneys from wy
office will pasa it out to each of you.

Q. Oka,. Now, the plan that we passed -ut is
the plan that is up before the board as Applicant's
Ezhibit A-2'and could you plzase, Mr. Kurus, describe
the gite as it exists today and with reference t.; the
various constraints cn this property.

A, Sure., The site is loeated on Block 1202, Lot

2 in the Borough ¢f Englewood Cliffe, The lot area i. &

973-410-4040
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acres. It's located at the intersection of Sylvan
Averiue and Sage Road. The site the bound by Sylvan
avenue on the east side, Sage Road te the south, Johnson
Avenue on the left side, and the eliisting LG cffice
building to the north side. The gite is located in the
22 limited business zene. Th= shape of the property is,
it's irregular shaped, it's generally rectangular.

It's approximatel; 400 feet wide by 600 feet deep..

G. I want to stop thera because you said is a
regular, you mean it is irregular?

Al Correct.,

Q. Please continue.

A. The site has frontezge on Syl—an Avenue, Sage
Road, and Johnsten Avenue. Syl-an Avenue is under the
jurisdiction of NJ DOT. Sage Road and Johnston Avenue
are borough roadvays. The existing 3ite is currently
undeveloped, TIt'e currently wooeded. The significant
feature is the enisting state open water drainage vater
course that is shown in blue that runs from Sylvan
Avenue on the east side almost through the center of the
gite and it curls up to the northwest corner. That is
an eridisting drainag= state cpen water course.

Q. And that water course runs south ts north?

A, From south te north, correct. And along the

water course there is also some wetlands areas that are

Wersest Leagdl Selutions
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A, Yes, they did. Ag part of the fresh water
wetland. permit, they requested and the state historic
preservation office requested -that an ar¢heological
study be done to confirm the presence or absence of any
artifacts on the property.

Q. - And has that archeological study been dane at
a substanti.l expense to the applicant?

A. Yes, it has.

Q. And what has that archeclogical surve. shoum?

A, There were no artifacts of signifigant
resource on the r~ite and the recommendation -ras that ne
further evaluation ig necessary. )

Q. 2nd the digs that were taken, I think, at
thirty different locations, discovered a coke -- a beer
hottle and a lot of macadam?

A. Yes. Glass and some asgphalt.

Q. The only thing we are waitiyg for nov from
the DEP is the results of that report to be reviewed by
the historical preservation group at the DEP s:. they can
recommend to the remainder of the DEP so this site can
go farward; is that correct?

A. .es.

Q. and we expect to have that information the
latest April when?

A The 3cth da. for D2P to act on the

973-410-4040
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cn both sides of it that are also regulated by NI DEP.
In additicn to the wetlands on the sides of the water
course, there iz an isolated wetland area approximately

7,800 square feet on the northern boundary arnd a gecond

| isolated wetland area along the westerly boundary that

i= approximataly 8,600 square feet.

Q. Would you say, sir, based upon the
en-ironmental issues on this site with the water courses
and the wetlands this is a difficult site to develop?

A. Yea. There is a lineage to the develapable
area on the site because of the existing environmenral

constraint:,

| Q. As part of the application process, have you

not, on behalf of tha applicent and my office, made

applic=ticn to the DEl for the appropriate permits from

| the Department cf Environmental Frotection?

-3 Yes, we've applied te the NJ DEF for fresh
water wvetland permits. The site already has a valid
letter of interpretation for the limits of the ietland
and the state open watersd. Sc the constraintg are
already -erified by DEPF. We ha e submitted the permits
for the proposed improvements to the property.

Q. As part of process did the DEF require the
applicant tc go out and do a historical archeclogical

survey of this site?

Veritext Legal Solutions
400-227-3440 973-410-4040
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application ia March 4, but that ia pending the receipt
of the report from the gtate historic preservation
office. Hopefully they get it back by that March 4th
date, We czn call them and push them, but that is about
Le.

0. And we have done everything that wa the

applicant buve to du, we are just writing for the state

to act.
A, Correct.
[+ We are reguesting that the board act on this

application during that pericd because we do not

anticipate anything coming out of the nerm, because e

have gatisfiad wvary one of the questions and the

lemands and the ingquires of the DEP; isn't that correct?
b2 .es.

Q. I interpreted you. Now, please we ahead with
your testimony describing the site.

A,  Back toc the emipcting site. Tonography is
jradually sloping, the grading, the eci:ting grade is
jenerall;- sloping from the eristing grade at the
adjacent roadwrys. It slopers dovn towards the sater
2ourse to the centar or to-ards the wetland areas. The
flattest, wmost upland portion of the site is the north
wasterly corner, which ig where ve propose to devolop

for the project. Which takea me to the colorized gite

¥ erite..t Legal Solufions
800-227-8440 9734104040
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plan,

We are proposing the conatruction of a new
two-story nffice building over ground level parking with
a new parking leot, drainage system, landscaping,
lighting and site utilities.

Q. Does eivarything that e =re propcging,
setLncks, height, total square footage, imper-icus
materiazl comply with the borough's ordinance, but for

the parking requirements?

A. That's corract,
Q. Continuae, sir.
A. Access to the site, we are propasing a new

ingress and egress driveway from Sylvan Avenue, There
+111 be a full movement ingress and egress. No cars
will be ¢ntering the site from either Sage Road or
Johnaton Avenue. All carg coming to the site and from
the site will bz accessing the gite from Sylvan Avenue.
Q. And at the direction of m;- office cn behalf
of the applicant you were ilnstructed to make certain
that nene of the wehicular traffic will go into the

res.dential area; isn't that correct?

A, That's corract.
Q. Continue, please.
A. So access ls provided off of Sylvan Avenue,

It takes ,ou to the parking area. We are proposing a
Viertbeni Logal Soludiscs
973-410-4040

Page 19

coverage requiremnentz for the B2 zone, 33 percent is the
maximum allowable. Ths proposed lot coverage is 12.2
percent.

The only variances that we are seeking is for the
parking space size, 9-by-1% is the requirement, we are
proposing 9-by-18 fuot spaces, as well as
8-and-a-half-hy-18 foot spaces underneath the building
at the columnn locations only.

We are alge requesting a variance for parking
drive aisle width, 25 feet requirement, we are proposing
a 24 foot drive aisle width.

And than the last variance is tha eff-gtreet
parking variance, 160 spaces required, one per 200 or
per 1000 is the requirement of the ordinance. We ara
proposing 122 spaces, which comes cut to 3.33 spzces per
1000,

Q. Bafore we get into the variances, let's
discurs the traffic flcv and where we are. We filed the
application already «ith the NJ DOT because our only
access to this site is through Sylvan Awvenue a/k/a SW;
is that ceorrect?

L. That's covrect. We already recei -ed tio
letters back. They have no mere engineering comments. |
We are g¢-pe:ting their final report within the next week |

or so. So we are vary c¢loge to getting the permit from

‘Werueni Lipal Solutions
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total of 122 parking spaces on the site, 36 of vhich
»ill be located bereath the building area. 3ite
circulation enter off of Sylvan Avenue, you either enter
the parking spaces at the rear of the building or
continue to the rear parking area, which loaps around
and comas bick out.

The front yard setback is 65 feet is propused
where (8 feet is required. The side yard on the north
side is 34 feet proposed, waere 30 feet is required,

The cormer side yard setback to Sage Road ig 239 fest

propoged where 30 feet is required. Although thers i=

no rear yard for this property becauge we have frontage
on three strosts, we would consider Johnsten ive as the
rear y=rd because it is the back of the property. and
the setback to the Johnsten Avenue right-of-way is 350
feet to the right-of-way line, 370 f2et to the curb.

Q. And that was measured from the building; iz
that correct?

A, Corract. The proposed parking lot compliez
v<ith the setback requirements, as well. There is no
parking proposed in the front ard. The side yard
setbacks for the parking lot comply. The parking 1.1: is
L76.2 feet from the Johnston avenus right-of-way, so ve

meet the setback on that side, as well,
Building coverage, e comply with the let
 eritext Legal Solutions
§00-227-8440 973-410-4040
rage 20
T DOT for the driveva .

Q. And the propogal that we have submitted iz a
irivevay that would be left turn in, left turn out,
right turn in, right turn out; ia that correct?

A. Yen,

. Q. And by doing that we, again, ptop traffic
Erom going into the residential neighbrrhood; i that
correct, sir?

A. .Ees8.

. If we didn't have that type of Ari ing
ronfiguration with the left turn in, left turn out,
right turn in, right turn out, traffie in order to get
ln and out of this site would ha 2 to circle around the
residential area; isn't that correct, sir?

A. Yes.

Q. We have =voided that by making the
ipplic¢ation to the DOT?

A. That'e correct.

Q. And the DOT has stated that they looked
favorably upon it. They made some minor treaks and we
nave agreed to ever:thing they want.

A. ed.

Q. In addition te that Mr. Mirandl had _ome
‘oumegnts that he made to the plan where in the stacking

ane with a left turn in, we had that presentl  at 75
Veritext Legal Solutions
800-227-8440 973-4190-4040
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feet; is that correct, asir?
Yes.
c. And Mr. Mirandi said he preferrel it at 125
feet; ien't that correct, sir?
A. Yas.
I
lony as the DOT approves it. I think Mr. Mirandi would

S0 we don't care ‘whether it's 75 or 125 az

| concur with that because both of them work,

MR. MIRANDI: Thank you, Mr. Chairman,

That's correct.. I had made comments in m;" December 2ach
letter. The applicant has submitted some revised plans
or he addressed scme of those comments in regard to the
traffic on 9%. So I would agree with Mr, Scherisi‘'s
gtitements there. And as far as DOT goes, T gue:s we

| are waiting for comments on the end treatment that I hed
sugge;!ted, asd well.

[ THE WITNESS: Correct.

liR. MIRANDI: Thank you,

MR. SCHEPISI: Any appro;.'al we obtain from
the DCT we will submit to Mr. Mirandi, if this board
seaxs fiL to grant the appro-al. Let's continue with
the variance.

c. Sc we are nck geeings any rariance for
parkiny in the front yard, parking in the side yard, the

onl, thing we are asking a variance fer is the number of

Werzewi Legai Solenme
800-227-8440
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| of the zoning regulations related to the size of the
parking cpaces and the rumber of spacez will regult in
| peculiar and e.:ceptional practical difficulties and unde
hardship.
Q. Are you alsoe referring teo the aisle ridtha
alsn vhen you sa; that?
A, ies.,
Q. In relation to the number of parking gpaces

for this site, has your firm done any studiez in

| Englewcod Cliffg of other parking lots?

A, .es, we have,
| Q. And have you dene any gtudies based upon
traffic engineering analysis and various theses?
A. Yes, we ha e.
Q. znd what has your search determined?
A, The ITE, Institute of Traffic Enxineers,

demands for office building is 2.8 spaces; we have 3.83.

So we excaed the ITE parking generation demand for an

| cffice. 1In addition, ve have done studies for office

facilities in Englewcod Cliffg. We came up with a

| demand of approximately 1.8 spaces vhen we performed

that stud .
Q. ind when you performed that stud;, and these
are maloly the office buildings are on 9W; is that

eorrect?

800-227-8440
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spaces; i¢ that correct, sir?
A. Correct, Number of spaces and the size.
Q. Now, I'm going to ask you to put on your
second hat and talk to us as a planner.
R. Sure.
Q. The board would be granting this variance

under N.J.5.A. 20:65D-70cl and 2, is that correct, sir?

A. sed,

Q. 2nd take me through the criteria that has to
be met by the applicant in order for a board to grant
the variance under those two sections.

A, In order to the comnsider the C-1 variance, we
b2lie-e this £its into the B and C criteria, whi~h
states "By reasonh of erceptional topographic conditiocns
or physical features uniquely affectiny a piece of
property."™ or C, "by reason of extraoriinary and
sxcepticnal situation or conditicn of such uniguely
affecting a piece of prup-erty or gtructures lawfully
existing thereon, "

Cur site is constrained by the state open water

course, that runs generally through the center rf it

and the vetlands. These areas are regulated by the NJ
DEP. They restrict the developable area on the
property, they restrict what can be done on the
property. It's our opinion that the gtrict application
Veritext Legal Solutions
800-227-8440 973-410-4040
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Al Yes,

Q. And there is no overflow of parking into the
streets from those coffice buildings?

A. Nene.

0. There is no overflow from parking inte
residential neighborhoods from those office compleres?

. Hone,

Q. Are thos¢ office complexes with that smaller
wmber of parking apaces per thousand funstiening toda:?

A. Yes.

Q. And there is alse acant spacer at thcse
tites notwithstanding the fact the number is
jubstantially less than vhat e are proposing?

A. Yes.

Q. The borough requirement of 5 per 1000, is
that something that municipalities and developers and
traffie engineers do not uce as the right number of
zpages for an office comple:?

A. It's typically lass, The typical requirement
for office is less than 5 per 1000,

Q. Do you know of any other municipality in the

fergen Count]” area that has a parking requirement of 5

parkiny spaces per 10407

L I don't.
Q. Do you believe this board can grant thie
Veritext Legal Solutions
800-227-8440 973-410-4040
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variarnce for the number of parking spaces that we are
seeking without gubgtantially impairing the intent and
scheme of the zoning plan and zoning ordinance of the
borsugh of Englewcod Cliffs?

A. Yes.

Q. I'o you belie e the ~ariances that are bFaing
sought can ke granted without any detriment to the

publie good, public safety and the citizenry of this

municipality?

N .e8.

Q. Wow, let's go back ta _ou as an engineer.

A Yes.

Q. I'm sorry, let's go back to Mr. Mirandi's
report, [ think e- .;:h member of the board already h-s a

copy of this. Hold on one second. I put it out of
order. Ieg there an thing in Hr, Mirandi's report thak
we ha e not already complied with ¢r addressed? I am
referring to Bernie Mirandi's memo to the planning bhoard
dated December 27th of this _ear.

A, e can cowmply with everything.

Q. The only thing that vas in Mr. Mirandi's

report that -ve have some issues with and based upon the
unusual situation at this site, the issue we have is
with the contribution ef a dollar per cquare foot for

the impervious material on this site for the borough to

Vimtieai Lrgal Selutions
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already addressed?
A, No,
Q. And is it yeur opinion as a professional

$0C-227-8440

planner and a professional engineer that the board would |
be legally within its right and it weould be appropriate

for the board to grsnt the approval for this !

application? |
A, Yes.
Q. Would thig be a betterment for this

community? :
A, Yes, it would.

Q. I have no further questions.

MR. KILMLRTIN: I ha.'e a guestion about the
parking. Wculd thzre re an optian for you to put in
more parkinc than what you'—e -- would it be doable?
We don't want you coming back for a parking garage.

THE WITNESS: No, The application we filed
with the DEP permits us a certain amcunt of disturbance
on tae gite, which is the darker hatched areas. In
order to let us disturb the darker hatched areas, e
ha-e to compensate with other areas and then the
remainder of the cite, they put a restriction on it ko
what could be built in the future. So we would need
gome kind of a -- I don't know of a hardship from DEP tc

add wore once they have already approved a wetlands

Wenpes ool Sofusions
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ctudy storm water runoff; isn't that correct?

AL Yes.

Q. . And has not thi; applicant already addressed
that b redueing the number of square feet of impervious
material and also bagsed upon the wetlands that are on
this gite, and to make a further contributicn would
cause a creiter hardship en this applicant than any
othe.r property owner in the Cliffs?

A. I agree.

Q. And the trees, the total number of trees to
be removed as Mr. Mirandi pointed out is 440, but that
ie not going tc mean anything because robody is going to
see them because there are so meny trees on this site;
is that correct?

EN Approximatelr 830 trees to remain.

tIR, SCHEPISI: I hae to tee distance, and I
refuge to go with the bifocals.

Q. Now in relation te the fallen trees and
debris throughout the site, has the applicant stated hs
ig willing to remove them subject ve the DEP and your
shade tree commission's, if it is back in action, input;
iz that correct, sir?

A. Yes.

Q. Is there anything elec in Mr. Mirandi's

report that you can recall re'iewsing that e have not

800-227-3440
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transitionary permit. So eu kind of -- you gat cne
shot with the DEP, otherwise you have to go back for --
I den't know if it's an amendment. It's a hard
undertaking once you restrict the undeveloned area with
them to go back for a gecond site, so.

MR. TROVATO: Sort of relating to the
parking, I have a question. I thick you said, first of
all, it's very difficult for me to see these, and I need
four of these to see one of thoze. $c you mentioned
that the building is 31,000 and change squars feet,
right?

TEE WITNESS: Yes.

IR, TROVATO: And that was the twe fleors
combined.

THE WITNESS: <‘es.

MR. TROVATQ: I'm going to ask you sguare
footage roughl, what totals your shafts, your toilets,
your stairs, your lobb., your corriders; what kind
number would you comg up with?

MR. SCHEPISI: I will get you Mark.

THE WITNESS: Mark, can you answer that?

ML. SCHEPISI: The nther witness is still
BWorn.

MR. TROYATO: I'm trting to tie this in wich |

the parking,

Veritext Legal Solutions

800-227-8440 973-410-4040



Pagz 28

Kil . SCHEPISI: Mr. Virgcna.

2 MR. VIRGONA: You want me to come up?
3 MR. SBCHEPISI: You don't mind having tuo
] | witnesses up at the same time?
i Mr. Virgona, the question is on each floor of
& | this building, stairwells, bathrooms, shafts, air
7 shaftsg, hov many sguare feet become:c net usirble on each
E floor?
L] ME. VIRGONA: Yeah, s¢ the total square
1a footage ie 31,833, which includes every space in the
11 building, the ground floor, the first floor, and the
12 secend floor,
13 MR. SCHEPISI: And that means the utility
14 | room, the electric raom, fhs eleatrr room.
15 MR. 'VIRGONA: nd the stairs.
16 | MR. TROVATO: BSo if you can deduct the
17 non-office areas, what would that be?
135 MR. VIRGONA: Including the lobby, you are at
19 roughlyr 25,000 square feet. So we ha.e mechanical areas
20 in the garage, ‘re have both atairs, e have a corridor
21 that i1l be in the building. And w= did a concept -- I
22 have a draving here -- that is bagically the minimum
23 amount that we would need, the shortest corridor we
24 could and deducting all the common arsas. And you are
25 left with 25,00C.
g Legal Sobtitve
200-227-8440 973-410-4040
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1 thera, wve will support having an ordinance paased by the
2 | municipality o prohibit it, We have no desire to park
3 on either of those stre:zts.
4 | MR. PORRINC: I puggest that e get a letter
5 from the pelice chief as te what current rege rre and
& potentially limit it, if there is, indeed, an averflow
7 of parking on any g:casion that the applicant is not
8 going to be alleowed to park on residential streets of
9 Englewood Cliffs. I think we are going to need a letter
10 from the police chief as to vhether it's permitted in
i1 | the first place.
12 MS. BASTWOOD: There is no parking on Sage
i | Read,
14 MR. PORRINO: That is my recoll=cticn.
15 CHAIRMiN FEHRE: I have never scen anybody
16 parking there. 8o rou would have no problem if there |
17 was no parking there?
ie MR. SCHEPISI: Necne vhatioewver.
19 ME. PORRINO: Queation for the engineer. Do
20 you have a landscape architect that you are going to be
21 | presenting, Mr, Schepisi?
22 Wl SCHEPISI; HNo, I do not.
23 . PORRINQ: Can y.u help with what the
24 | chading is. I don't knov vhak the exhibit mumber is. |
25 MR. SCHEPISI: 1-2. |

Wernear Legal Solutions
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IR, TROVATO: Still left with 25,000,

including the labby,

MR. VIRGONA: Including the lobby.
1,600 square feet.

MS. O'SHEA: Hovw much?

MR. VIRGONL: 1,500 net.

MR. SCHEPISI: I nd once you go in
layout for tenanta, you will be losing cther

footage for interior hallways, et cetera.

MR. VIRGONA: If this wvere an ideal world,

one tenant, one amall hallway,
MR. SCHEPISI: Twenty-three, four
really vhat I'm trying to get at. Thank you.
any further questions of him? 71 will

pack in a moment.

MR. PORRINQ: Waiting for the engineer and

planner. Mr. Chairman?

CHAIRMAN FEHRE: Yes,

1R, PORRINO: I have a couple of guestions.

I'm not sure if re know the answer to this.

parking regquirements or limitations are there cn Sage

Road and/or Johnston Avenue? Does either the applicant

kncw?

MR, SCHEFISI: I Lelieve parking is prohibited

on both on that gide of the atreet. &And if jt's not

Page 30
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MR. PORRINO: There is a hatched area that
Leads from the building to Johnston Avenue that runs

parallel to Johnston, Is that a sewver easement?

MR. SCHEPISI:; That's the utility

for the utilities that are coming in from Johnston

Avenue.

MR, PORRINC: That's the ganitary

THE WITNESS: Sanitary and sewar drain.

IiR. BCHEPIST: The electric and everything

2lge is coming and phone and everything else

in from 9W.

landseaye plan that -7e can look at.

are not allowed te landscape because the DEP

let us go in there and touch it. We hive no

going in there, 've just ha-: ko restore it to its

sondition before we strrted working in that area.

MR. PORRINO: Understand. If rou

@ L2 removing trees that means ou are going te be

ceplacing traes.
THE WITNESS: Correct,

MR. PORRINQ: So mr suggestion is,

firm belie er in haring the landscape depicted nov this

HR. PORRINO: The landscape plan that I hae

i jugt about unreadable. I jou have a specific

THE WITNESS: In that area, no, bacauge we

973-410-4040
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easement

sever.

is coming

will not

problen

were fqoiny
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versus by the shade tree pecple in the future. The
board nas ¢ontrol cver che applic:ation as we gpea: and
it loges control once it's appro.ed or deniad.

CHAIRMAK FEHRE: We have generally mad:z these
types »f landscapirg conditions contingent upon having
it be approved and re “ierred by our enironmental
comnission, which I think we have.

MR. PORRINO: I appreciate that., When tche
applicant is asking for a variance, elearlr lt's not
tha: much of a hurdle to ask for scme additional
landscaping.

MR. SCHEPISI: We have an answer from the
engineer.

THE WITNESS;: We does prepare a full
lantge:pe pl-n, whirh is gheek 6.0,

MR.. ECHEE{IEI: Unfortunately, it's not grecn,
gc it doesn't lock ae prett:; as the other one.

THE WITKESS: The plantings are shown on this
plan. We have a variety of shade trees along Sylvan
Avenue, perennial plantingg, shrubbery,

Q. Anthon;-, in particular, was there concern
about the area that e are going to?
A. Where we are puktting the ukilities in.

Q. Where we are putting in the utilities, what

are we taking out and what are we putking in?

Yeritenl Lagil ol
973-410-4040

Page 35

to how far you can go back in. But scomething in the
evergreen nature that would help ghisld the view of tha
parking areas from both the neighbors on Johnston and
the people driving by.

’ MR. SCHEPISI: We will be pleased to do that.
And ve would put scmething that is satisfactory tao your
borough engineer.

THE WITNESS: Adg long ad ik ig native, we can

plant it along those parking stalls that face along
Johnston Fvenue. We can plant that. The spot vhere the
utilities poke through we can't put a tree smack down on
top of it, but we can plant right up to it, and aleng
the parking stalls and kind of wrap it around and just
leae i space for the utilities.

MR. PORRING: One more question, maybe tuc
more quedhbicns, Mr, Schepisi, when ou trere apeaking
about not contributing to the borough, was that the
gever.

MR. SCHEPISI: There is the requirement that
sir, Mirandi referred to in hi- paragraph, I think it's
12 -- rope, I'm wrong.

THE VWITNESS: Sixteen.

MR, SCHEPISI: Sixteen. "The applic.unt shall
provide testimomy to the conformanc: to the borough

storm water green ccmmittee the uce of various storm

Verzeat Legdl Soluninm
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A Whate er trees are within -- are in close
prozimity toe the utilities that would have to come out,
the DEP has put a restriction ¢n uz to limit tree
remo~als through that area te the greatest eutent we can
limit it. And what we are putting rack, we are
proposing native shrubs and native grasses, 2 don't
want to put trees hack over the top of utilities, but if
thers ia room, I gusas, flanking the utilities, we can
plant something. But you really den't vant trees
getting intoc where jou are putting utilities.

UR. PORRINQ: My neit guestion is: Around
the perimetesr of the parting area, if you drive past the
property nov, you have a pretty geood -;iew shed inta the
property becauze it is all that insidivus trees. So at
thiz time there is literally no green. So this parking
lot I think is going tu be wiaible from Sylvan Avenue
during the winter. And I know you are very limited in
terms of the space that -rou'-re got.

MR. SCHEPISI: Landscape -- please continue,
I'm SCrry.

MR. PORRINO: Do you have any space at all?
My suggestion is to do some planting along the parking
areas that face between the building and S;lvan Avenue.
for instance, and between the building and Johnatoen

Avenue. And I know 7ou are limited by the wztlands as

Vetitext Legal Sclutions
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waker green design elements such as cisterns, rain
gardens, green roofs, et cetera. The applicant shall
be aware that a contribution te the borough'a storm
water capital improvement projects ha.e historically
been calculatzd at cne dollars per square foot of
additicnal impervioug cover."

However, I don't belie'e that has been collected
from every applicant that has come before this board for
the past ten :ars. It's been requested of some, but
not eserybods-.

CHATRMAN FEHRE: We generally ask for it. We
ask for a voluntary combinations. This is a ner gite.
Hovr much would it ¢ome out to?

THE TITNESS: 1.2% acrea, it's over 50,000.

MR. SCHEPISI: And since you don't have an
ordinance in place, which we'-e alvays argued and the
municipality has never adopted the ordinance for reason
unbeknovnst, you don't legally ha e the right. If :ocu
are looking for a contribution, I am maying let's have
them do the same thing as the landscaping in this area
to benefit the neighborhood, but I don't think zou ha e
to ha*a them do anything further ~ith the -torm water,
particularly with the stream running through the
property and the retention gistem that has been placed

on this as reguired by Mr. Mirandi.

Veritext Legal Solutions
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MER. PORRINO: 2nd I have one more point to
make again and this is up to the board, I won't be
voting on it, but it's up to the board to decide if they
are geing tg push the contribution gquestion a little bit
furcher. TIn terms of COAH contributions, is that
gomathing that vas typically evaluated by the planming
board for commercial develorment. I notice with what
happencz at the state level --

WH SCHEPISI: Never.

MR. PORRINO: There is a very bi; quecticn
mark.

J/IR. KATES: No. It's in the residential mi.:
but not commercial.

MR. PORRINO: 8o az it stands right nov, it's
been revoked or abandoned let's say in terms of

centributions for cummercial?

MR. KATES: Yesh., But there is a fair share
plan that you are geoing to sea on th;a 27th, T think.

MR. PORRINC: Maybe.

MR. KATES: Maybe.

CHAIEMAN FEHRE: I believe this property ias
in that report.

ML.. SCHEPISI:; If I remember correctly, I
think it was designated at one time, but it 18 guickly

coming off of that.

800-227-8440
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this to our Englewocd Cliffs Environmental Commission,
which --

MR, SCHEPISI: 1Is nct functiening anymore.

CHAIRMAU FEHRE; It vas not functioning.

Ma be t'hey are going to start something new,

MS. O'SHEA: Yealh. I don't know when they
are meeting again.

CHLIRMAN FEHRE: They are not organized so
wouldn't it be a good idea to hire a landscape architect
to appro'e and to monitor thie landscaping. We do have
a planzer that has dons thig in the Unilever
applicatiecn.

MM, SCHEPISI: I ha & noc problem if you wont
us to --

THAIRM:N FEHRE: And we set up it =0 that
tne; would take a look. If the applicant who ic
regponsible for deoing the landscaping, but Burgess, vwho |
is representing u8 or the board --

MR. SCHEPISI; Would be making sure it's
donz.

CHLIRMAN FEHRE: Hold en. Weuld be making
sure it's don= cqrrectly. And if they didn't agree on
something then it would have tu come back b=fore the
board. That's the way e vrote that one up, ian't it,

Mr. Kates?

_-\. eniext Legal Salutions
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CHAIRMAN FEEDE: Onee it's developed it
wouldn't be listed as realistic development potential.

MR. SCHEPISI: Which will banefit the
community.

HR. PORRINQ: So these are my comments, Mr.
Chairman, Thank jou.

CH..TRM'N FEHRE: With the landscaping, I
think one of the provlems we have is enforcing, you
know, what is it geing teo look like later when it's all
buile, And the landscaping, in some incidences we have
approved applicationa and it just doesn't come out the
way we had envisioned it; waybe because we don't have
the expertise. Would you be adverse to paying for us to
hire our oum londscape architect to review your plan and
to take a look at it after it's done and to comply with
his auggestions,

MR.- S8CHEPISI: Rather than bringing in
somebod - strange, Bernie, don't you have a landscape
architect on staff in your offica,

ME. MIRANDI: Mr. Chairman, we do have a
certified landscape designer. Not a landscape
architeck, a landscape dedigner, whe does guite a nice

jok, I might add.

CHAIRMAN FEHRE: Landscaping has fallen

through the cracks. And a lot of times we will delegate

Veritext Legal Solutions
800-227-8440
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ME. KATES: Well, yea and no. We didn't ask
for the inspection after planting. What we urote was
that there be a plan to plant. 2nd it be done to that
erpertise. But this is & new twist to say that whene er
this application is built on, and your plans ara the
last to Jo in, it could ke : ecouple of years from no.,
somebody would go back on hehalf of the communit, and
zvaluate it.

MR, PORRINO: Mr. Chairman, if T may, I think
that the easiest solution is that the applicant hire a
landscape architect with thsir money that they area going
to be spending. If they listen to the comments of the
board in terms of what we are trying toc accomplish.

ME. SCHEPISI: We have no problem.

ME. POFRINC: And then ¢ur landscape
architect ox planner would look at it and approve it.
And once it's reduced to papér, kthe issue of enforcement
joes away. Because the borough engineer goes by or the
landscape architect --

CHATR:AN FEHRE: It doesn't go away. Don't
3ay it goes away.

MR. PORRINO: I am saying the issue, hecause
it's on a plan and if they don't conform to it, they
len't get a CQ.

rR. KATES: Plus you get a maintenance

973-410-4040
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retainer, vhich savs if it dies within three years, it
has toc be replaced.

MR. SCHEPIEI: The landscape plan that we.
have that has been att:zched te our drawings has been
prerared by a landacape architect out of Neglia's
affice. We will hae her -- we will make that a lictle
bit prettier. We will address your concerns in the area
where we are taking out the treea, submit that to
Burgess's offize next week so that we can have a report
bac: -- and alsc Bernie's office. So we can hae a
rep.rt back in a week to two weeks thereafter, so wes can
address any issues before we come back before you in fhs
February 11 meeting.

MR, MIDANDI: Mr., Chairman, I just want to

add th:t as Mr. Kates has said the three-year

mazintenance bond is a big help.

CHAIRMAN FEHRE: The thing is three years
later, somebody has got te go take a legk at it,

MS. O'SHEA: My comment is fhat I believe
that the arsa, Johnston Avenue and Sage Raad, the
parzing needs to be shielded like Mr. Porrino said with
evergreen-type Lreeg Chat will hide the buildings in all
seasong, And I think you nged hecause of the wet
constitution of that land, you need something that will
tolerate a lot of water. And I know down in Overpick

Weramat Legal Saiufioce
800-227-3440
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requirement for thirty parking spaces. Then you are
onl, asking for a variance for sight spaces, which iag
much more tolerable. You were talking, you said 25,000
pius another 1600 so that's --

. CHINMAM: Tuwenty-three four.

MS. QO'SHER: So you are really knocking it off
as lonj as your architect will certify to those numbers,
that it's actual.

MR. SCHEPISI: The only problem that you have
is we still need an -ariance because your organize is &
per 1000, We are now coming below 4 per 1000 at 3,81,
We ¢on't want to go less than that. There is no reason
to go less than that. And the GEP is not asking us to
go Lest than that and it's better to h:ve them there
ratker than to take the chance of brinjing them doun to
too low a number.

MS. D'SHEA: You are providing 122, but you
were required to have 160. If he certifies that your
square footage in the building. that iz taken up by the
bathrocmn and the halls and the staire, you don't have
te ka-e the parking for that.

MR. SCHEPISI: But ycur ordinance is a gr/s3s
sgu-re footige.

MS. O'SHEA: ©Oh, ik'as grcss.

MR. MIRANDI: You =till need a -—rarizace.

800-227-644C
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they planted weeping willow trees bscauae they suck up
the water. They are not going to be ad-erse to the
water. And I think you need to go with native plants
that are natural. Don't bring in species that are not
native to the area.

MR. SCHEPISI; We will not be bringing in
bamboo. I assure you.

MS. O'SHEA: The T“udubon Soclety does a lot
with making habkitats for birds and butterflies and
things and I think that you should look at seme of those
plantings, mild weed and different things.

MR. SCHEPISI: We agree completely. And you
ha e to remember that the ovner/developer, thic is going
to be his office. So he wants this to be as pristine
and as pretty is possible. That's vhy we have no problem
with anrthing that you say.

MS, O'SHEA: Sc I'm just asking if you can
incorporate these suggesgticne inte your landscape plan
that you are going to bring back to us so e can see
what you are going to do before we give appro-al.

MR. SCHZPISI: We will do that.

MS, O'SHEA: And following up on Mr.
Trovata's guestion on the serrice areas in the building.
If »ou have 6000 squars feet of service area that you

are going to knock off, you are going tc knock off the

§00-227-3440
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MR. SCHEPISI: That's tLhe unfortunate part of
your ordinance. It's not a net usable, it's gross.

L5, Q'SHEA: I'm sorry, I thought it waas net.

MR, KILMARTIF: I just have one mors on
1andsc;pé. Following up on Mr, Porrino's e:cellent
suggestion. I think vhat I am hearing is ~e are asking
you to landscape the periphery of the parking area .t
least as visikble on three gides there, 5. lvan, Sage and:
Johnston; is that wvhat your understanding is?

MR. SCHEPISI: I thought more sc Sage and
Johngton net so much Sylvan.

CHAIRMAN FEHRE: How about Sylvan Avenue
landscrping? You are driving da'm $Sylvan Avenue, are we
going to drive dowvn there and -11 of a sudden see a bare
spot?

MR. SCHEPISI: HNo.

CHAIRMAN FEHRE: What are you putting in,
large vaks or something like that?

THE WITNESS: We are proposing maple trees.
We are proposing shades trees along Sylvan Avenue and
then Ldecrping behind that.

MR. SCHEPISI: Do me a faivor, vhen we put
together the plan that we are Joing Lo submit ne.:t week,
let's detail this with the t,pe of tres and give a color

rendering that shows what this -rill lock like, hew this

£00-227-8440
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will effect the street scape that ve are talking about
at the meeting witk the board at the other application.

CHAIRIAK FEHRE: One thing is to shield the
parking lot a= much as possible from the residential
area. The cver one is the Syl-an Arenue street ascape.
Englewcod Cliffs is a beautiful town. I'm trying to get
a landscaped plan developed for all of Syl-an wenue.
That would be the deal for us all.

THE WITNESS: There are, and we do have oak
treas, too.

wit. SCHEPISI: Let's put together a color
rendering.

CHAIRMAN FEHRE: And then ycu would be in
agreement tc have Burgess?

MR, SCHEPISI: Yes.

MR. CHINMAN: Can T ask a different guesticon
in a different di:{ection in case anybody hag anymore
landscaping questions? Exiting and entering the
property, from the property, you can go from north te
gouth and you can enter from north to south.

ME. SCHEPISI: Correct.

MR. CHINIAN: As a planner, are you
concerned? If you look at the property ta the ncrth, it
seems to have a radius and cars travel very quickly

‘geing south on 9W. Are you concerned with exiting going
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whoever that applicant was that said you need 5 per
1000, that ig contrary to ever treatise from the
Institute of Traffic Engineerg and anybody you speak
with. I don't know whers that came from, I wagn't
party to that applicaciom.

MR. CHINMAM: I just wanted clarification.
Bernie?

MR, MIRANDI: We have the ordinance here, you
heard tegtimeny from the applicant's this evening, you
have seen office buildings in the beorough where you have
seen several areas of black space not being used for
rarking for those areas. It's the board's discretion to
listen to the testimony and go by that, what the cther
towvm ordinances are.

IIR. CHINMAN: Because the last applicaticun we
allcowed -- they had tc hare 5 per 1; am I incorrect on
that?

MR. MIRANDI: I don't recall the specifics of
that. I can research that and get back to you,

F3H . SCHEPISI: Are you talking the Unilever
application?

MR. CHINMAN: Yes.

Vi, SCHEPISI: Yes.

MR. CHINMAN: One last gquestion, _ou are

deing the underground parking lot.
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north in terme of accidents?

THE WITNESS: Nec. We checked the sits
distance at the access and it conforms with the DOT
standards for site distance.

MR, SCHEPISI: And the one other good thing
that you have at that site vhich most other sites don't
have you have a traffi~ light un the corner, sc vehicles
are being slowed down for that traffic light, which will
give you the turning timea. And DOT, we discussed this
with them, and they were happy with it.

R, CHINMAN: (So you did check the traffic
patterns.

THE WITNESS: Yag.

MR, MIRANDI: And let me add, based upon
their report, they modified their plan for that as we
indicated earlier.

MR, CHINMAN: -My se~ond question, is that and
maybe I am a little confused by all these planning
experts because at our last large hearing it was
suggested to us that you had te have at least five to
one paking for an office building to be adequate in
Englewead Cliffg. Ie that -- I mean, I'm just trying to
understand why you =re staying it's only four.

MR. SCHEPISI: Whoever said that te you, it

is against everything that every treatise says. So

Weritext Legal Solutions
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ME. SCHEPISI: Under the building.

&

- CHINMAN: 8o it doesn't go below grade at
all?

THE WITNESS: No. IL's going to be at grade.

¢R. TROVATQ: Question. Changing again on
the landscape. You met with the fire officiala?

MR. SCHEPISI: We haven't yet. 1 report,
everything was gubmitted to r.hem.r The_- came back with a
report, which I belie e Cathy has, The main issue they
had ie the standpipes, they wanted atandpipes. They
wanted lock borer to gain access and they wanted us to
change the number of the building.

HR. TROTATG: That will be worked out with
them. BAnd you have agreed that vhate er has to ba done
will be done. I got you. I gok you.

MR. MIRANDI: So we did have the FEC
connection on the plan. So that is indicated and that
is pomething that we suggested the fira: department
review for acgesgsibility to that.

MR. ECHEPISI: That vas added. &ghow them
where it was added. L¢ok up there.

THE WITWESS: Thig ig the approximate
location of the freestanding FEC on the lav to be
coordinated with the horough fire department.

Mi. TTOUVATO: It's probably -ery tiny on

Veritext Legal Solutions
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1 this.

] HR. VILIARI: I ha'e a question. If I

| understand the plar, at any time will there be vehicular
L] access from the site to Johnston A—-enue,

3 HE SCHEPISI: No.

& THE WITKESS: No.

7 M VILLARI: Not even temporarily?

E THE WITNESS: No, I mean, the construction

G accgess will ke off of Sylvan Avenue.
10 MR. VILLARI: Okay, Thank you.
i1 CHAIRMAK FEHRE: Ms. O*'Shea. I'm sorry, you
12 are sort of hiding behind this monitor.

13 MS. O'SEEA: That's viny I raised my hand way
14 up. Follewing on what Mr. Chinman zaid about th=
15 previous applicaticn, which is Unilever, which is the
16 garage, all right? That wag stated that they needed
17 the garage based or the cguare footage of the building
1B space.
19 CHAIRMAN FEHRE: I believe 1f I recall, they
20 presented it as this is how many spots we need, we don't
21 need all of the --
a3 MS. O‘SHE).A.: Well, first -shen they ceme in,
23 in Cecember, they scid they don't need them and then
24 the, came back in here and said they needed them.
25 MR. KATES: They still got a variance for
casd Salrtums T
800-227-8440) 573-410-4040
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1 we need a parking ‘sariance.
2 MS, O'SHEA: But it'c based on the sgquare
feotage, #go if you reduce the sguare footage.

S MR. SCEEPISI: Then nobody can afferd to

5 build it. And your ratahles, you wm't have the

& builiding there sc your taxes don't benefit. And it

7 makes no cense.

L ME, O'SHEA: Can't you cut it a little bit?

9 Y, SCHERPISI: But why?
10 MS. Q'SHEA: Why not?
11 MR. SCHEPISI: Because the appli.c.a:nt vants te
1z optimize it, give you what is best for the town.
13 MS. O'SHEA: But he wants to rent the gpace.
14 MR. SCHEPISI: No, he needs the space.
15 MS. O'SHEA: But you mentioned that he is also
ia goling be renting the space.

y | MR, SCHEPISI:; But right. now he plansg on
18 using the bulk of the building,
1z MS. O'SHEA: I'm saying if he doesn't need
20 this space for the building, can he make the building a
21 little smaller so thakt --
22 ME. SCHEPISI: Ms. O'Shea, why? You ha'e nou
23 a piece of plan that is 6 acres, the building that is

id heing put up there ir the size building that you put on
25 2 and a half a¢res, So he has already been impeded with

800-227-3440
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being under the requirement.

MZ. O'SHEA: But vasn't it based on the
square footage based on our formula?

CEAIRMAN FEHRE: The variance thay were
seeking that was the goal. And then the- pro ided
testimony that said they would never need that many
speces that the ordinance requires. In any situction
like that you have to g¢rant a parking variance bzcause
it is too much.

MS. O'SHEA: Based on the crdinance.

CHATRMAN FEHRE: Schepisi goes back a lot
longer than I do. Thig hag been « problem in town as a
result of the parking ordinance, ycu'll drive deown the
road here and you ~ill see unused asphalt all o—er the
toom. I would rather see sume trees there.

MS. O'SHEA: Well, I was wondering if it was
posgible to mck2 the building, cut off one of thage
little wings, the projections, either the part facing
Johnston Avenue or the part facing the north and make
the building a little smaller.

MR. SCHEPISI: Why?

MS. Q'SHEA: So that you don't have to have a
parking variance.

1IR. SCHEPISI: You need a parking various if

I put an:s building there because with five per thousands

800-227-3440
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that and he is paying full pri~e for this parcel of
land. If you make things economically unfeasible, you
are naver going tc ha e any zound develeopment in this
gommunity, If you make it vhere the applicant is giring
you trees, the appiicant ig giwing you gre=n, don't just
say just cut the building.

MS. O'SHEA: Cut the building a little kit.

MR. SCHEPISI: But why? That's the guestion.
It makes no sense to me.

MS. O'SHEA: Well, it makes sense to me.

CHAIRMAN FEHRE: Any other gquestions of this
witness at this time?

MR. SCHEPISI: Bernie?

CHAIRMAN FEHRE: Bernie.

MR. MIRANDI: Thank you, Mr. Chairman.

MR. SCHEFISI: You've got that deep volce.

1iR. MIRANDI: I'm sorrr, I have a head cold
so I apologize to the board for that. I am taking some
vitamin C. So maybe at the next wmeeting it will be a
lot better for 1ou, John,

There w2s the comment by Mr. Kurus regarding NJ

DEP. I vould juat like to add that if the board locks
favorable upon this thot the apprepriate permits signed
and sealed plans come kack to the board, the building

department and the board engineer for our record and

R00-227-8440
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There is also testimony, and just to go back, I
merticned before my Decembe- 28th letter. And
Mr. Schepisi and Mr. Kurus had provided some testimony
recariing that they addregsged comments in my letter. I
wilil sry thit Plan Sheet No. 3.010.3 TR1 and TR2 tere
sukmitted post my report to address some of bthe comments
that we had. They addreased many of the comments.

I just want clarification regarding, 've had
several comments regarding storm water management. I
didn't get any revised storm water management report:z.

And I just want ¢larification that the applicant ig

~tipulating to addressing those items bafore i

permit.

WITFESE: Ahuolutbely.

YE  HLAANDT Okzy. Thank:rou.

ME  SCHEPISI: If there are mo further
questions of this witness,

CHAIRIAN FEHRE: Do you ha e another witness.

MR. SCHEPISI: I have one more.

CHAIRMAN FEHRE: Whst is he going te talk
abcut?

MR, SCHEPIST: TIt's the architect.

CHAIRMAN FEHRE: I have guestiona about the

light:ng and the signage.
Vernent Legal Schinens
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standard? Lumens or whatever?

MR. SCHEPISI: The flow of lumens onto the
other properties. ILighting, I don't think there is any
requirement in our ordinance that says the intensity of
the lighting on the gite. T ean assure you that we are
rot going tis have flood lights on the site. Tt's going
to be a typical office user parking lot with lights. If .
you lock at m building., I hare lighting on my building
far from being offensive. It is just shining down so
that people coming out at night aren't afraid the;r are
going to get mugged. It is not offensive lighting.

MR, CHINMAN: Do your lights go off ot any

MR. SCHEPISI: I think ours go off at tuelwe
because of municipal court people -ralking throuch and I
Lave some attorneys that are there at night.

MR. CHINMAN: So would your applicant be
willing to consider a time that they 1ill turn off so
the, will not bother anyone on Johnston.

48, ROSENRELG: How is it going to affect
Johrgton? I mezh %ill you be able ro gee it when jou
ara driwving by Johnston or on Sace.

M. SCHEFISI: Turn off at tuel-e?

MR. CHINMMN: Maybe eleven.

MR. DUFFY: You wight want tc check up with

L :|=-:-_: 1.zgal Solutions
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MR. SCHEPISI: We +ill do it with this
witnese.

CHRIRMAN FEHRE: The lighting situation.

What is that? Itc that is going to glow in the dark?

THE WITNESS: We are proposing LED pole,
mounted LED area lighting, All the lights are going to
be dovnrrard facing aimed at the pavement. There will he
shielding. There will be no -spill light onto adjacent
properties. Underneath the building, there vould be
ceiling mounted lights. With the LED lights, you have
better back light contrel with them. They can be,,,

MR, SCHEPISI: Are all the requirements of
the borough's ordinance met with the lighting proposed?

THE WITNESS: Yes. Yes.

IIS. ROSENBERG: When de they turn on?

THE WITNESS: The, will be cn a timer,

CHAIRMAN FEERE: Is there something in our
ordinance that saya when building lights have tec go out?

MR. SCHEPISI: No,

CHATRMAN FEHRE: 1Is there anything that you
know of in cur zoning ordinance that says how bright the
lights have to he?

MR. SCHEPISI: Yes, you have that because of
the spillover.

CHAIRMAN FEHRE: I3 there a brightness

Veritext Legal Solutions
800-227-8440
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the police department and see what the recommendaticn
will be in that area on any particular day instead of us
going back and forth with ten, eleven, and twelwve.

Check with the pelice department, let them give a
recommendation and that will give us a guide on where we
should go with the lighting,

MR. BCHEPISI: What Lime do the lights go off
at 210, 920, 930, 940, which is right across the street
£rom us. We will ablde by that same time., Is that
okay'?

MR. KESSEL: They don't ever go off.

1R, SCHEPTSI: They don't?

M-. KBSSEL: We will do better than that.

MRE. SCHEPISI: We will beat that.

MS. ROSENBERG: There has to be a set time.

CHAINMAN FEHRE: Right now there is no
ordinance that says vhen lights have to be shut off.

IS. ROSENBERG: Can you agree te do
something?

1R, SCHEPTSI: We can agree. Ve can't shut
the lights off at 6:00 at night. But if you 'ant to
talk about 10:00 at ni~ht. Ig that fair?

CHAIRMAN FEHRE: Would you ajree to abide by
Mr. Duffy's suggestior to talk to the police department?

R. SCHEPISI: I don't think y¢u are going to

973-410-4040
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be nazpy with the results.

MS, SCANCARELLA; The, are going to want
something, they patreol.

MR. SCHEPISI: We are willing to go 10:80,

MS. ROSENBERG: Stipulate to ten. But I have
a guick guestion, sc that is even =ith the parking lot,
correst? But what -bout’ the signage or any of the other
ligatyg that you would ha e,

MR. SCHEPISI: The gignJy, vhen you see them,
the testimony on signe, they are just small little --
there are no major signage. You are geoing to get that
tes:-imony right now.

M. KESSEL: ILf scmeone is staying past ten

and they are leaving --

rR, BCHEPISI: If you are ¢oing to be on a

timer for 10:00 at night for the exterior. TIf, however,

someans im going to be working late once in a blue moon,
1 an sure nobody is going to send the police up there.
But: tke timer will be set to 10:00. That's fina.
Now let's talk about the gigna.

IR. MIRANDI: Just before you gat to thay,
Mr. Chairman, and just for the board's informaticn, a
question arcse on lighting. And I'm not talking sigp.age
as !lr. Schepisi will speak to that, Chapter 30, Section

%.4x addresges site plan lighting. The applicant has

Yoertead Logal Solutions
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wants that to happen.

MR, SCHEPISI: Put ik right in the
developers’s agresement.

MR. MIRAKDI: And/or in the developer's
agreement, vhich is more binding.

MI. CHINMAN: Signage.

MR. SCHEPISI: Enough with the lighting.

| think Mra, Q'Shega hai a comment. We did put a

building in, as you know. And I live right across the

street from it. It bothers me. Somehou we did

something and it didn't turn ouk the way we thought it !

~“as going to turn out.

IiR. SCHEPISI: Which building is that?

CHAIRMAN FEHRE: 21 Sylvan. It's just so
Lricht, It has lights ¢n the outside of the building
over each door, and there are lots of doore. And the
ligkts are just so bright that this vwhole thing ig
glowirg, ou know. 2And it's right there in the
neighberhood.

TEE WITNESS: You have the remember here you
ha~e such a large track of land that is cvet back from
everything.

CHAIRMAN FEHRE: These lights are brighter
thar. all the ¢ther buildings around, Somehes it got in

there that these lights are just so bright,

Weiwea ] as] Solutions
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submitted one of their plans, in part of the A3, the
whole plan says that they indicated as the lighting
plan. I reviewed that for compliance, It does show
footcandles throughout the site bazed upon the light
fivtures that the ' propose. BAnd the ocrdinance dres tie
into spillage as you heard some testimon: before at the
property lines. &And that's oomething that we typic-lly
take a look at prior to CO, that we make sure that what
they had on the plan is conforming to the foot~andle
level, that there is not spillage. &nd we typically ask
if there is that there be some sort of the shielding to
protect the naighkoring prorertiea from that. And I
believe you heard s-me testimony from Mr. Kurus on that
earlier.

CHAIRMAN FEHRE: Is there a brightnesc
standard?

MR, MIRANDI: Footcandle is the measurement
for spillage alcng the propert. line.

CHAIRMAN FEHRE : There is actually a
measure, you actually go there with « light meter and
measure that?

MR. MIDANDI: We take a lock at it. We
haven't locked at it recently. We hare looked at it
with light meters in the past. That's usually

something, a stipulation, in the resclution if the board

Veritext Legal Solutions
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MR. SCHEPISI: We have no desire to put in
any lighting beyond what is normally in an office
building.

MR. KATES: So how would we enforce thig?

MR. SCHEPISI: We will pot put in any
lighting simil=r to the lighting on that building on
Sylvan Aveoue. I dun't know what else to say. We are
not going to do it and I think that any office building
that I have represented the applicants on, you have no
problems with lighting on any one of thewm. This client
doesn't want to waste any more money onm electricity
every menth.

CHAIRAAN FEHRE: Th-t goes to vhat he talked
about spillage. That spillage ¢an be coming onto your
property.

tIR. SCHEPISI: In this ¢ase there isn't any
gpillage though.

MR, CHINMAN: It is because if light is woing
from that property ento adjacent properties.

CHAIRMAN FEHRE: This one i3 more like a
heavy glow rather than actually spilling.

Ms. O'SHEA: Right. BAnd the thing is vhen
you tolk about that other situstion, they leare all the
lights on in the building with the ghades up. So it

glows cut. They leave all the lights on in the whole

Verite::t Eegal Sclutians
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plaze. So we can say turn out the lights at 10:00. And
rou ge past the building and it's lit up like a
Chr:-stmas ornament.

(iR. SCHEPICI: Realistically anybody that
dues that -- it's not an ownerfuger, it's a tenant in
there.

il8. O'SHEA: It was an o'mer, it's an

owner/user, They lease the land.

MR, SCHEPISI;: I den't think go,

CHAIRMAKN FEHRE: You can say something like
the interior lights, the officz lights, they go out at a
cerzain time.

i1S. ROSENBERG: You are ne-er going tc be
ahlt t» contrel that,

1R, SCHEPISI: Scmetimes I have te work om
preiects, I have a whole team of law_ers to work around
the clock.

CHAIRMAN FEHRE: These lights are on and not
being used.

MM  SCHEPIST: We will not have the lights
on 24/7 at the building.

MS. O'SHEA: Will you have light switches in
the office that are sensitive. Like when you jo out of
the reom, the lights go cut. There iz a switch.

MR, KES5EL: I plan on --

Werthed Legd Sefutzn
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MR. SCHEPISI: You can't tell, the clocks are
off

MS. ROSENBERG: Signage.
CHAIRMAN FEHRE: No more on lighting for tha
time heing.

EXAHINATION BY MR. SCHEPISI:

a. In relating to the signage, please shuw us

what two 8igns we have on the building?
A, We are proposing a ground sign along the
8ylvan Awvenue frontage.
MR. TROVATQ: And vhat sire is that sign?
THE WITNESS: That sign will be 32 sguare foot

max-mun: to satisfy the ordinance retuirement.

Q. No variances is being suught for that?
A. No.
Q. Heer ia thab sign proposed, iz that geing bo

ba eliminated with an external light shining on it or is
it coing to be the = florescent McDonald'a type of sign?
A Commercially illuminated.
CHAIRMAN FEERE: It's not a LED back 1it?
MR. SCHEPIESI: It's not going to be back lit.

t't not being going to ke ~ne of those plastic signs

wrer= the vhole zign flares out. It »7ill he a very
tasteful --
CHAIRMAN FEHRE: Can you give me an eiample

Vinllewd Lege!l Sakenmns

800-227-7440 573-4190-4040

10
11
12
13
14
15
1
17
18
19
20
21
22
23
24
25

14
11
12
13
14
15
1é
17
18
13
20
21
22
23
24
25

Page (2

MR. K.TES: I bave £o put you under oath.

You ha~e to be on the record. You can't shout from the
back.
Identify yourself,

ME. KESSEL: ilichael Kessel, K-e-g-s5-e-1.

MR. SCHEPISI: What is your position,
Michael?

ML.. KESSEL: T am a principal with the
compan -,

MICHLAEL KESBEEL, after having been
duly zwvorn, vas examined and testified as follows:

MR. SCHEPISI: The quegtion has come up on the
lighting in the builéing. Are you gaying that in your
current building you have motion sensors in all ynur
cffices?

MR. KESSEL: Yes. All our internal lights
are set on motion sensora, I don't know the exact time,
but it's a matter of a minute or go that they go off
when no one i: in the building.

MR. SCHEPISI: And you hase had them in the
building?

MR. KESSEL: BAbaolutel;’. We are the kind of
people that unplug the coffee machine when we leave.

MR. TROVATO: What time is coffee served over

there?

Veritext Legal Selutions
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‘of some sign in towm?

MR. SCHZPISI: Look at my building, I have a
big sign out in front, no body even notices it's there.

CHAIRMAN FEHRE: You have something with a )
spotlight on it.

MR. SCHEPISI: I have a spotlight on it. For
ecternally, the back lit ones, we just put one --

THE WITNESS: The NBC building,

MR. SCHEPISI: The NBC building signs. The
technelogy ones. These are backlit, but they are not
backlit like a plactiec sign, they are back lit sc you
gee the perimeter and then the light comes around the
edges. It will be very tastefully done,

MR. KILMLRTIN: Are we going to see it or are
you just going to tell us about tastefull® done? Do you
have the detaila?

THE WITNESS: I don't have the final details
of the sign.

MR. SCHEPISI: Tou will have them at the next
meeting?

[1S. O'BHEL: Do we ha e details on the sign?

MR. SCHEPISI: That's "hat we'-e just
disrussed.

CHAIRMAN FEHRE: That's what we “rere just

saying.

Veritext Legal Solutions
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[+N And the other sign on the building is going
te 2e where, gir?

A, It will ba on the Syl .an Avenue frontage,

aga:zn a 32 square foobt maximum to comply with the
ordinance requirements.

MR. KILMARTIN: So same thing that is on the
rendering. And e will see that.

MR. SCHEPISI: You will have a detall on that
witkin the next ten daja.

CHM.IRMAN FEHRE:; .50 :ou are going to have a
monyment. sign.

| 1R. SCHEPISI: One monument sign.

CHAIRM\N FEHRE: Along the drieway.

iR, SCHEPISI: And then another sign on the

| building and that's it.

CHRIRMAN FEHRE: 32 square foot.

MR. SCHEPISI: Each.

MS. QO'SHFA: Mr. Chairman, I'm not up to date
on the sign ordinance. Is that a wvariance for the twa
12 square fool gigns?

MR. SCHEPISI: No, it ig not.

MR. KATES: It's not suphosed to exceed 32
square feet.

MS. 0O"SHEA: He ha: one monument sign and ona

on the building.
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three, four signs on this building plus the monument
gign, But we will have all the details for asubmittal
nest week.

MS. O'SHEA: "We wouldn't allew a gign facing
the residential atreet.

ME. SCHEPISI: Nobody img doing that, but your
ordinanc= permits it.

MS. 0'SHEA: I'm just saying you couldn't do
it.

MR. ECHEPISI: Yeg, vou could.

MS. O'SHEA: No, you couldn't,

MR. BCHZPISI: Your ordinance permits it.

MS. O'SHEA: And we -ouldn't let you.

| MR. SCHEPISI: You can't stop it. 3But we are

not deoiansz it, se why are we having a debate about it.
M3, O'SHEA: Don't allude ko it.
| CHAIRMAN FZHRE: Any further questionc?

MR. PCRRINO: HNot on gignage, I'm just going
back tuv landscaping for cne second. I think it may be
prudent, not to take business away from engineering,
zince the appecintment has been temporary and this iz nct
tc broadcact any messac: of any sort, shouldn't the
board bring in an independent landscape architectural
firm to review this, in terms of even the continuity of
the aprlicant. Becauge if you ended up with a new
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ME, KLTES: Are you talking about cumulative
standard; 32 plus 327

ME. O'SHEA: Yes.

IR, KATES: ire they both on the same side?

MS. G'SEEA: No, ohe is on the building and
one is con the ground.

THE WITNESS: One is a ground siyn and there
is only one wall gign.

CHAIRMAN FEHRE: If I'm correct, you are
allowved one sign on Sylvan Avenue, you are allowed
another one ‘an Sage, if I am correct.

MR. SCHEPISI: You are correct.

CHAIRMAN FEHRE: And they should not bz tack
lit. So the one on the building is that flood lighted?

MR. SCHEFISI: We will give you the spece on
chat. You will have it before the nerxt meeting. We
+ill have that intc Bernie next week and then we will
have it to the whole board in the week after.

MR, KATES: We will look at the zoning.

CHAIRMAN FEHRE: Another raquirement like on
2 large building, like on the CNBC, ever; 200 faat you
are allowed to have anothar sign,

MR. SCHEPISI: Since we have frontage on three
streets, _ou are allowed to have ong¢ sign for every 180

feet of street frontage. We could theoretically have

Veritext Legal Solutions
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sngineer a month from now, vhat do you do vwith this
application and the landscape plan, whe is going to
review it.

IR. SCHEPISI: Boswell has been fired from
many, many a to'm and still continued re iewing certain
plang that were before them before they left.

MR, PORRINO: Just a thought.

CHAIRMAN FEERE!: I thought we agreed to send
Lt to Burgess.

MR. SCHEPISI: I will send it to whoever you
sant me to send it to.

CHAIRMAN FEHRE: Burgess ig already doing - -

MR. SCHEFISI: Nc. Ne. No. Burgess is not
loing anything for us.

MR. PORRINO: There cculd be a motiwn on
hat, the chair has the right.

CH..IRMAN FEHRE ; They have licensed
landacape architects on their staff.

MR. BCHEPISI: A=z long as we can get Burgess
o work gquickly.

MR. KILMARTIN: Couldn't we defer this issue
mtil next meeting nnd see where we are at?

MR. PORRINO: The onl - question is, is if
there is motion necesgary that you are selezting who is

joing to be appointed between nowr and the newt meeting,

Vetitext Legal Solutions
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Ané the chair has the ability basically to appeint

sorekady with thig board's approral tonight.

| recomnendation.

CHATRNAN FEHRE: I think ve can go with
| Burgess, that seems to me to be a safe place.
M3. SCHEPISI: That's fine with a us, Rither
fixm, whether it be Burgess or Bosuell.
Can gomeone please permit me to talk to Mr.
Burgess to ask him to please erpedite this? I can't

lose time, I'm on a time 18 the esssnce contract ta buy

| this property and I don't want to l.ge ik,

CHAIRMAN FEHRE: As long as we ha e sume kind
| guzrantee that it's going to be done in a rsasonable
amcunt of time,
MR. SCHEPISI: Get everything to Burgess and

> talk to Joe tocmorrow,

Canny, remind me to call Joe Rurgess tomorrow.
CHAIRMAN FEHRE: 1Is that it for your
tegtirony?
MR. SCHEPTSI: 1 will have to bring him back.
Unless you want me to close the testimony and this :'15.
| rubject to ha—-ing my people a ailable in case there are
=ny questions that Bernie has that the board has not had
gatigfactorily answered.

CHATRMAN FEHRE: We can open the meeting to

Wertirs! Legal Solui
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M8, SCANCARELLA: So I have a first from Mr,
Chirman.

liS. ROSENBERG: Second.

| MR. KILMARTIN; Second.

CHAIRMAN FEHERE: All in faver?
| ALL BOARD MEMBERS: Aye.
CHAIRMAN FEHRE: Is there anybody who would
like to be heard on this application?
MS. VILLART: Maria Villari, 45 Jane Drive.

Obviously, I have been living in a lovely area

though I live on Jane Drive not Johnston, T can hear the

| with all those trees and I'm concerned because even

traffiz from 9W. I'm concerned that when you :re taking

| these treed down, it will increase the noise level that
we krear just by beiny in cur back yard. I didn't
understand about, did you say you are not allowed to cut
trees or plant trees in that wetland area that ;ou are
restricted.

THE WITNESS: Not the wetlande, we can't

| Fiant :rees on top of the new utility lines.

MS. VILLART: wWhat I vould like to see and
| ar hoping tn 3ee what the l-ndscape designer is going ta
de naw. I vould like to see maybe more trees to help not
orl; shield the lights that may be coming from the

building but to shield the -iew of the parking lot. The
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the public now and hear the pﬁblic testimeny and then
you are going to come back acain.

MR. SCHEPISI: I'd look to, if we close it
tenight, I request maybe that the board vote on it
conditionally, a conditional -ote would be subject to =
plan being submitted that iz accept:zble to your engineer
for lighting and landscaping, which has been done many
times bpefore. &and then this war I don't have to lose
another month and then ancther sc that we are inte May

before we get appro-als.

| CHAIRMAN FEHRE: So Mr. Kates, you are clear

on condlitiena?

MR. KRTES: No. I thought we were coming
back. And we don't want to limit the public¢ and it's
10:30. I think it's probably a comebark.

MR. KILMARTIN: And were we going to hegar
from the architect?

MR, SCHEPISI: I was planning on putting him
on next. If you want to hear from him today. Mr. Kates
locks like he is getting tired.

MR. KATES: I have been going since five this

morning .,
CHATRMAN FEHRE: Let's open it to the public.
MR. CHINMAN: Motlon to open it to the
publie.
Veritext Legal Solutions
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only reason I'm concarned is because when T moved to
into this town many years ago, Johnston going to the
park, vou couldn't see 9W, you ¢ouldn't see New York,
rou couldn't see anything. And somevhere along the line
the companisga that sre on that side were allcwed to
extend their parking lcts.  The trees were minimized and
nowr it's a clenr view., It almost feels like a cemple: I
am driving into instead of & ery lovely ar<a. 50 I'm
really concerned about the noise leval and the viey of
the building.

MR. SCHEPISI: Can I ask Ms. villari a
Tuesticn. Are you concerned about having trees con
lohnston A-enua or aré you more concerned about has ing
trees going around the perimeter of the parking lot?

MS. VILLARI: I would like to see trees from
the edge of Johnston Avenue to the edges of the parking
lot. I mean it's not land that [ou are going to be
Lsing for anything specific. 8o vh;’ not just plant maﬁy
trasd, evergreens, 3o that in the wintertime especially
Lf you are going by Johnston field there, there are mo
«vergreens and when the leaes are down, I wouldn't want
te 1i e in those houses, And they are evpensive houses.
snd all you see is a parking lot and a building.

And 1 feel that for Englewocd Cliffs it ghould

be --
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MR. SCHEFISI: We will talk to a landscape
architect. The only thing you have to remember vhen you
have a heavy cover of trees you can't put more trees
under it because they will not live. That's vhy I
suggested perimeter trees of evergreen, vhich will give
vhat you want ag comparsd tn vhat yeu are suggesting
now, Becauge if I have a big cak tree, I can't put a
pine underneath it because it wouldn't get sunlight to
live.

1iS. VILLARI: Right, but ycu are reme—ing
trees.

MR. SCHEPISI: Tp in the front,

MS. TILLRRI: What is happening from the
parking lot to Johnson? 'hat is happening there?

IIR. SCHEPISI: You have 400 feet of
undisturbed property exactl: as -ou have. We are nct
touching anthing.

M8, VILIART; And if a tree fallg, they will
replace them,

1R, SCHEPISI: os the big ones fall?

“Z. VILLARI: Um-hmm.

7% SCHEPISI: Yenh, I guess they will.

M5, VILL4RI: I mecn, kecaure as they fall
sometimes ve see new plantings geing in. So we don't

want thege trees to become so cold and then they fall and
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MR. SCHEPISI: <{orrect.

CHAIRMAN FEHRE: 120 feet is their buffer
zone.

MS. ROSENBERG: Mayke we can put that somehow
in the resolution or that if some of those trees
actually fall down or whatever we can replace them.

4l ., SCHEPISI: I ha e no problem maintaining
our property. Am I correct?

MR. KESSEL: Yep.

MR. SCHEPISI: If trees fall on our property
we will main our property.

1i5. ROSENBERG: Well, if they fall., they -ant
a buffer of another tree,

MR. SCHEPISI: Well, maybe you don't want
that, Maybe vhat caused the trees to fall is becauze
they vere getting nv light Lzcause their roots couldn't
spread. Let'c have the landscape architect work on it
and we can talk about this next week after we get the
reporkt.

8., VILLARI: I would like to see something
concrete, not just well maybe and if anly and if this
falls.

CHAIRMAN FEERE: A landscape architect will
cone in and make a huge plan of the whole site. It's a

guy that is supposedly well-trained and i: licensed and
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then nobody doea anything.

MR. SCHEPISI: What you have there today, T
went there this morning to check it. You must have a
hundred trees of this diameter laying one on top of the
other. It leoks like a lumbar yard. Qur plan is to get
them out of there, clean them up and around the
perimeter put a nice litkle planting ¢loser to ycu and
let the natural growth come into the area.

MS. VILLARI: Oka . Well I wculd like tg
see.

MR. SCHEPISI: We will have the landscape
architects work together, And we will have something
more for the next meeting.

MS. ROSENBERG: Jou know what? Just to bring
up a point. . I'm not sure it was Unilever or vhich
company it was, but when there was the atorm, a2 whole
buneh of trees were destroyed and I think -- I'm trying
to remember if there '!ag an application and they had to
replace those.

MR. SCHEPISI: That was me and that 'rag CNRC.
And it was the area arcund the tennie courts, if you
remember. Tha trees all came dowm, the fencing came
down and we redid it.

CHAIRMAN FEHRE: That was in their huffer

zone .

800-227-8440
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that’s their livelihood, designing parks and things like
that. So they will take a lock at the vhole thing from
a site plan point of view, probably in a way that we
couldn't even imagine, And they will put all that on
paper.

MS. VILLARI: My only congern is, I'm going
to ke completely honestly with you, T went to & meeting
and the LG project and they had this lovely rendering of
the building and the trees and the trees were this small
and the building was this big. And my gquection was,
"Well, how could theie trees be so small?”

And they said, "Well, they will growv to a
height." And we all know trases ¢an't grow to certain
heights. They fall before they get too ¢razy., I just
want to make sure that the integrity of that area stays
the way it is. It'c a beautiful area, "then you .Jjrive
intc Sage Road, unfortunately, the left side, they
ruined, but vhen T mo ed in, it was just all beautiful
treeg, The park was peautiful trees and I see less and
less trees.

MR. SCHEPIST: We will definitely addresc it
vith the landscape architect and have something for the
next meekting?

CHAIRMAN FEHRE: An;one else from khe puklic?

Ma. McMorrow:

$00-227-8440

Veritext Legal Solutions
973-410-4040



[ T T TR S

12
11
12
13

14

1a
13
24
21
22
23
24

25

"

nor W N

14
15
16
17
18
12
20
21
22
23
24
25

802-227-8440

$00-227-8440

Payue 77

MS. McMARROW: Carol McMorrow, 7 Ridge Road.
Welcome to all the members that are coming back. ™nd
the new members, I wish you all good luck.

Mr. Schepisi, I apprecdiate your anxiocusness at
getting thig throuch as quiek ag posgible and T
appreciate the board allowing it to come back for the
next time to get everything in writing. And I just rant
to stre’s the importance of the getting evcrything in
writing, 1It'a great now to hear everybhody saying, don't
worry, we are going to take care of it. Don't, weorry ue
are geoing to take care of it, Cuess wvhat? A couple of
years from nov nobody is goin_g to rewember what you
promised or whatever anybod:: else promised. But the
rest of us that are living there are going to remember.
I think we .11 remember the Unilever story.

MR. SCHEPISI: Which cne?

M3, McMARROW: Unilever on Hollywoed Avenue,
In faect a couple years back vhen I was on the cruncil, I
was called by the residents that were there. And that
the:- were promized that they were going to maintain that
landscaping. And giess what? They didn’t. They were

cut down. There was no huffer, thare were no treed,

there was ne protecticon., So all those promiges meant
nothing. 8o I'm asxing the board to please and we want

the land to be -- let me finish, please.
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promisez made as to how that property would be
maintained by that buffer b, the corporation becausge it
was so close to the residences. I remember getting, it
is threé years ago, a frantic call from a resident that
a1l of thege trees wera being cut doun, And they eut
them all dowm. And you can't bring any of those trees
back. We are talking =bout bij trees. They were gone.
And people forget vhat they are supposed to do. So I am
just saying, please, for the sake of the residents, and
the neighborhcod to just keep those things in mind. I
want to make it as clear at possible for éverybcdy.

CHAIRMAN FEHRE: We definitely need a
drawing.

MS5. MCMARROW: And a maintenance.

MR. MIRANDI: We sucgest three years.

'CHATRMAN FEHZE: Three ears on landscape
raintenance?

MR. SCHEPISI: And one thing you should have,
you should ha.e a property maintenance code vhich you
don't have, And you should recommend ik to the
governing bedy.

MR. POIRINO: Mr. Chairman, if I can, I think
I can settle thir in about ten seconds. The beard has
the right, I belie—e, to astipulate in the

memorialization of the matter that the plantings will be
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M. SCHEPISI: I'm agreeing with you.

MS. McMARROW: You agree vwith everything,

MR. SCHEPISI: No, I don't., That one I don't
agree with.,

M8, McMARROW: You have a job to do.  You
ha-e a client, e welcome them to Englevood Cliffs. We
want them to be suc-egsful. But we have to recpect cur
residents. And I thank you the board, please just muke
sure the landscaping is' agreed to¢, but more importantly
the maintenance because you brought up Ms. Rosenberg a
good thing. If it's falls, vho is going te put it back
ui). If it's not all vritten carefully it doesn't happen
and the resilents are going to be left with a totally
different idea of vhat their understanding now is noing
to happen. And that's all I have to s-y.

THAIRMMN FEERE: At some point it hocoumes a
property maintenance issue though --

MS. McMARROW: 1It's not a property
waintenance issue.

CHAIRMAN FEERE: I mean, you plant the stuff,
it grows, it changes --

M5, McMARROW: If I may, Chairman, vhat
happened with Unilever, I believe it was put into -- and
I think Mr. Porrino could probably correct my mcmors

because he would know better than myself -- there were

Veritext Legal Solutions

800-227-8440 973-410-4040

Page 80

dene in accordance with the plan and that they will be
maintained. That's in perpetuity. So if a tree falls
or if a tree dies or if its diseased where its in danger
of dying, the borough can then enforce tha
memorialization of this hearing. But yecu have tc put it
in the stipulation, 1 gtipulaticn in the
memori-lization.

CHATRMAN FEHRE: Ig this something that the
landscaping architect that we are being to hire on the
board's behalf, Burgeas, for example, can make the
property, a landscaping maintenance agreement?

MR. PORRING: No. It's bacically here's the
plan, this is what the applicant is going to plant on
the propert;r. It's agreed upon by the applicant, our
own landscape engineer approves it. 2nd then it's just
a aimple adilition of several words in the
memorialization that the planting is going to be
maintained. It is going to be planted as per the plan
and it will be maintained in the future.

tiR, KATES; Let me check it out. I knew the
linnicipal Land Use Law puts a three-year limit on
naintenance retainers, that me-ns funding it. I'm not
sure thot the promise to maintain it is --

MR, PORRIKO: I think I hare been through

this and Mr. Schepisi will agree, I think, it's

Veriter:t Legal Solutions
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enforceable.

MR. XKZTES: Well, we vill check it ocut. I
think it's a good idea. We will just see if it works.

MR. SCHEPISI: And if it's not my suggestion
is recmmend to the governing hody a property
maintenance code. Jou need it.

M3. ROSENBERG: WE have a propert: maintenance
caode.

MR. SCHEPISI: It's probakl:’ doesn't cover
landecaping.

MR, KATES: 0s far azs the removal of trees,
that is a ' ilolatien of the tree ordinance, Trees have
to e replaced.

MR. SCHEPISI: Correct. If you are removing
a kree, you have to replace it.

CHAIRM'N FEHRE: S0 we are going to take a
lock at that and hopefull:” we will have a plan that we
can talk about more.

IiR. CHINMEN: I make a motion to close.

CHAIRMAN FEHRE : Is there anybody else cut
there that wants about to be heard con this application?

MR, CHINMAN: Ile have to open for general
purpages.

CHAIRMAN FEHRE: Motion to close?

MS. ROSEMBERG: Second.

Vertiext Legal Saluiten -
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MR. SCHEPISI: Ha en't they been pending for
three months?

MS. O'SHEA: Mr. Chairman, wouldn't Mauro
Road come before 120 or 108 Sylvan Avenue? Because
that.'s bean on gince March,

MS. SCANCARELLA: Definitely. That's from
March of last year.

CHAIRMAN FEHRE: But are they ready?

MS. SCANCARELLA: They are ready, but they
l.eep pushing it off.

CHAIRMAN PEHRE: We are not pushing it off,
the applicant keeps pushing it off.

MR. KATES: He vrote a letter saying he will
be ready on the 11th of February.

IR, KILMSRTIN: Can e close to the public?

MR. KATE3: We have this igsue of the 27nd of
January. Let's do that and see if we can ha.e a
meeting. Maybe e can do scmething then.

1R, SCHEPISI: I'm in Guatemala. I'm fighing
in Guatemala an the 27th, I think,

IIR. PORRINO: You can't cancel that?

CHAIRMAN FEHIE: We will figure something

1IR. SCHEPTSI: I will be here for both
meetings. Whatever you do, you de, it's our
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CHATRMAN FEHRE: &ll in favor.

ALL BOARD MEMBERS: Aye.

MR. SCHEPISI: From a timing standpoint for
the next moesting, we arxe gning on first, we will
continpe «ith this? For my second apnlicacion, I'm
flying people in from Detroit. I am just trying to say
we will go with this one first, my second one will come
after. e will have this one hepefully resol ed that
night. nd then you will —ote on it, and you will
mem.rialize it the following week if it's accepted with
your appro-al.

MS. O'SHEA: Don't we harve Mauro Road on,

MS. SCANCARELLA: That's vhat I was going te
see. Doesg Mauro Road have to go after this one or
kefore?

MR. KATES: How big is the other applicrticn
in terms of witnesses?

MR. SCHEPISI: I've got three witnesses,
minimum. Depending on the quertiond, I may have to put
4 couple more. I waa planning on putting on my
engineer, m; planner and my architect, thase three.

CHATRMAN FEHRE: What else do we have for
February?

MS5. SCANCARELLA: Maure.

800-227-8440
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prerogative. I just ask that I be notified before I fly
all my witnesses in.

CHATRMAN FEHRE: We will let you know a
couple of duys before.

MR. SCHEPISI: That's fine.

MR. PORRINO: This may ke a guertion for Mr,
Schepisi. Do .ynu want to bifurcate that appli:ation
inte a use variance or is it your position that you
don't need a uce variance? Mayba it'y premature or
maybhe it'sg not, It will help him bring in the
appropriate witnesses.

MR. SCHEPISI: It's not a use —rariance
becauge it's been a continuation of an existing
nonconforming use; it's nerer changed.

MR. KATES: There has been no abzndonment.

CHAIRMAN FEHRE: There has been nc
abandonment of the evisting nonconforming use.

MR. PORRINO: Will this board, if we agree,
because we know who is geoing to be recusing and vho is
not if it's going to be a use variance or not.

CHATRMAN FEHRE: Absolutely. We did hear
this in committe=. Mr. Schepisi came and explained ths
situation and now we just heve to deal with it.

MR. KATES: I think the zeoning cfficer's

position was it a8 not an abandonment, He makes the
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