
                                                                                                                                                           

MINUTES OF THE PLANNING BOARD MEETING  
Thursday December 1, 2016 

 

 
 
Present: 
Chairman Tom Freeman  Ms. Melissa Collins   
Mayor Kevin Ryan  Mr. Jim Helb, Township Engineer  
Councilman Alex Roman  Mr. Greg Mascera, Planning Board Attorney  
Mr. Jim Kirby  Mr. Al DeOld 
Ashley Eagan, Planning Board Secretary  
    

 
Meeting called to order at 7:36 P.M.  

 

Pledge of Allegiance: 

 

Chairman Freeman reads Open Public Meetings Act Statement. 

 
Public Hearing:  No public participation. 
 

Approval of Minutes for Regular Meeting on October 27, 2016: 

  

Mr. Kirby makes a motion to approve the minutes as stated. Chairman Freeman point out a typo on page 2 where it 

reads Councilman Freeman and it should read Chairman Freeman. Mr. Kirby then makes a motion to approve the 

minutes with that adjustment. Ms. Collins seconds. All in favor.  
 

 Continuation of the Hearing of Developers and Applicants: 

Minor Sub-Division Application and Preliminary and Final Site Plan Application for Block 201 Lots 15, 16, 17, 18 

& 52, known as 141-163 Bloomfield Avenue & 33 Douglas Place.  

 

Mr. Minks is general council for the applicant introduces their first witness. Mr. Doug Bartels, who is the engineer 

for the applicant. Mr. Mascera swears him in. Mr. Bartels states to the board his qualifications and past experience 

in testifying in front of similar boards throughout the state of New Jersey. He also notes that his license is in good 

standing. The Board accepts his qualifications as an expert witness. 

 

Mr. Bartels gives an overview of the existing property, referencing Exhibits A1- 8 page Conceptual Cite Plan, and 

A2- 13 page Architectural Plan Set, that were both marked into the record at the October 27, 2016 meeting.  

 

Mr. Minks interjects about a written agreement that was made between the applicant and the owner of the dog 

grooming business, Mr. Zinelli directly next to the project site. Mr. Minks states he has spoken with his attorney 

and they have come to an agreement to allow tenants of Mr. Zinelli’s building access to the out cove driveway. Mr. 

Mascera explains the agreement further. Councilman Roman expresses concern that it be recorded before any action 

on the application be made by the Board, so that it doesn’t have to be a condition. Mr. Minks responded with saying 

that the agreement should have no bearing on the application because it is strictly between two landowners. Mr. 

Zinelli stands up and thanks the Mr. Minks and the Board. 

 

Mr. Bartels continues with addressing existing qualities of the site, including 2 tributaries from the Peckman River 

that flow through the property. Mr. Minks and Mr. Bartels assure the Board that they have already submitted the 

necessary paperwork to obtain any necessary permits from the New Jersey Environmental Department. Mr. Bartels 
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states that the 90th day of the application is December 6th and they should have a positive response. Mr. Bartels 

explains the plan to consolidate the existing lots into one that will be known as Lot 15.01. 

 

Mr. Bartels addressed the break down of types of apartments in each building, stating that Building A which is the 

existing Annin Flag building is proposed to be made up of 9 studios, 38 1 bedrooms, and 11 2 bedrooms. Building 

B would consist of 8 studios, 22 1 bedrooms, and 30 2 bedrooms. He acknowledges that the Redevelopment Plan 

allows only 15% of the total to be studios and concludes that between both buildings the percentage of studios is 

only 14.4%. He then mentions that the applicants are seriously considering increasing the amount of 2 bedrooms 

based on research of the area. 

 

Mayor Ryan asks if there would be any consideration for making any of the proposed units affordable housing. Mr. 

Minks explains that the application is too far along and trying to do so would require a redesign of the entire 

project. Mr. Minks continues by explaining UHAC, Uniform Housing Affordability Controls, regulations. 

Chairman Freeman acknowledges that the point it mute until the law changes. Mayor Ryan address concern that 

approval of the application may increase the Townships need for more affordable housing. 

 

Mr. Bartels continues by stating that there will be a total of 178 parking spaces, which would equal 1.5 per unit. He 

points out that according to the Redevelopment Plan 1.4 is required which means they are seeking a deminimis 

exception. Mr. Helb asks to have the change in unit break down reiterated. Mr. Mascera asks the applicants when 

the decision would be made as to move forward with the current proposal or amended unit application. Mr. Minks 

states that by the next hearing they should have an answer. 

 

Mr. Kirby, Mr. DeOld, and Mr. Ryan all express concern about the limited parking on the property. Mayor Ryan 

expresses concern that it may increase the need for the Township to give out more overnight parking permits. Mr. 

DeOld mentions concerns about visitor and handicap parking. Mr. Minks assures the board that the traffic expert 

will address all of these concerns in his testimony. 

 

Mr. Bartels addresses the easement agreement with HardBodyz Fitness. The agreement allows the applicants access 

to the driveway leading out to Mount Prospect Avenue, and in return 10 spaces will be designated to Hardbodyz. 

These spaces are not included in the 178 total previously stated. Mr. Minks states that the easement is recorded.  

 

Mr. Bartels continues testifying in detail the aspects of the site plan. He states that both buildings meet the set back 

requirements from the street. He states that all lot size dementions meet requirements. Mr. Minks comments that 

there will be no connection to Douglas Place, which is still compliant with the Redevelopment Plan.  

 

Mr. Bartels reported that each building would have a trash shoot that will sort into three categories. There will be 

private trash pick up, no reliance on municipal trash pick up. He explains the 6 feet landscaping buffer and the types 

of trees and bushes they intend to use. He addresses Exhibit B10, Mott McDonald Storm Water Report. Mr. Minks 

interjects and states that they are willing to comply or revise based on any suggestions made.  

 

Mr. Helb asks for clarification on any DEP concerns. Mr. Bartels states that they have requested a verification 

permit and applicability determination from the New Jersey DEP and the application is pending.  

 

Mr. Bartels mentioned that the water service would come from Bloomfield Avenue. That it would be metered at the 

building and then sub metered within the buildings. He goes on to comment that all other utilities would also come 

from Bloomfield Avenue.  

 

Mr. Bartels then spoke about the sprinkler systems, stating that both buildings will be fully supplied with a NFPA 

13 sprinkler system, which has full coverage protection. He also states that there would be a dry system in the 

underground garage. He comments on the air conditioning systems that will be screened in and located on the roof. 
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Mr. Helb asks why one of the driveways is 22 feet, as opposed to the other that it 24 feet. Mr. Bartels responds that 

it is because they wanted to avoid disturbing the vegetation in the riparian zone. Mr. Helb voices his concern about 

the turning with of an emergency vehicle in that area. Mr. Bartels answered by addressing Exhibit B2, Memo from 

Fire Official, and concludes that it complies with the apparatus used. He also states they are including 2 connection 

points on Bloomfield Avenue, that was suggested in Exhibit B2, and they will work with the Fire Official on the 

exact locations.  

 

Mr. Helb asked if the County had made any comments on restricting the parking along Bloomfield Avenue. Mr. 

Bartels responds that they do not have Site Plan approval from the County at this time.  

 

Mr. Helb questions if the town will bill off the master meter and then they would in turn bill their tenants. Mr. 

Minks says that is correct. Mr. Helb suggests they regulate garbage pick up to normal business hours because of 

previous complaints in town. Mayor Ryan asks about tonnage reports and record keeping.  

 

Mr. Helb asks if there was any special site clean up required for the septic system or any other remediation clean up. 

Mr. Bartels states that in phase 1 there was no evidence of a septic tank on the property. Mr. Minks states that there 

were some other tanks that needed to be removed, along with asbestos from the Annin Flag building. Mayor Ryan 

suggests they follow up, based on comments in Exhibit B3, Memo from Construction Code Official. Mr. Minks 

replies that his client will comply and make sure that there is not a septic tank on the property.  

 

Chairman Freeman requests a 10-minute break from 9:40 to 9:50PM.  

 

Mr. Bartels continues his testimony, marking into the record Exhibit A4, Revised Building B Rendering dated 

12/1/16, and Exhibit A5, Rendering Building A Perspective View. Mr. Bartels states that they have changed the 

proposed metal paneling on top of Building A, as suggested by the Board at the previous meeting. The new material 

is to be more cohesive with color of the original building. He mentions that the signage is in compliance with the 

Redevelopment Plan, and that they intend to keep the Annin Building Sign above the entrance on Building A.  

 

Addressing Exhibit B5, Memo from the Landmarks Preservation, they intend to work with the committee to keep 

with the historic aspects of the building. Mr. Minks states responds to one comment, stating that they would not 

consider having the building be open to the public, for security reasons.  

 

Councilman Roman comments on the window style as well as the addition of the cornice that had been changed 

based off the Boards suggestions. Mr. Bartels responds that the windows on Building B were made to look more 

similar to those on Building A.  

 

Mr. Helb asks the applicants if they intent to provide window treatments to the residents or if they would have 

specified requirements. Mr. Minks states that it is not something they typically provide. 

 

Ms. Collins voices her concerns about the business of Building B. She states that the natural beauty of the Annin 

building is its simplicity. Mr. Helb expresses concern about the dark brick proposed for the bottom part of Building 

B. Mayor Ryan suggests lowering the brick by one floor to reduce the darkness. Mr. Kirby agrees. Mr. Minks states 

that they will look into that suggestion.  

 

Mr. Minks hands out written responses to comments made by Township Officials. He also requests special meeting 

to continue the application, instead of waiting until the next regular scheduled meeting.  

 

Chairman Freeman asks if any members of the public would like to question Mr. Bartels on his testimony. 

 

Mr. Jack McEvoy from 20 Montclair Avenue, asks is they intend on keeping the same size flag pole. Mr. Bartels 

states they propose to have a flag between the parking lot and the street. Chairman Freeman suggests keeping the 
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size of the flag and advised that residents would appreciate it. Mr. McEvoy asks is there are any future plans to have 

satellite dishes on the roof. Mr. Bartels answered no, they have no intentions to do so. Mr. Minks adds that they 

won’t mar the building with antennas and they have never sold the rights on any previous projects. Mr. McEvoy 

asks if Hardbodyz was developed, would there be a loss of the easement agreement. Mr. Minks states that would 

have no affect on that agreement. Mr. McEvoy asks if there is an ordinance for the side yard set back. Mr. Bartels 

replies the Redevelopment Plan requires a 6-foot set back. Mr. McEvoy states he agree there is not enough parking, 

he asks if they have a plan for spill over. Mr. Minks states that his question is better addressed with the parking 

expert, and that if there were a demand for a shuttle, they would look into supplying one for residents. 

 

Mr. Kirby asks Mr. McEvoy what he thinks of the Building B rendering. Mr. McEvoys replies that he doesn’t like 

the dark brick on the bottom, he thinks that it is too large and close to the street. He also states that because of the 

size it will contribute to parking problems.  

 

Mr. Helb asks if there would be any restrictions spelled out in the lease for parking. Mr. Minks communicated that 

there would be, 1 assigned spot per unit, or separately leased spaces. That tenants would be notified when they 

signed a lease, and that all licenses would be logged and registered.  

 

Councilman Roman asks about an onsite management office. Mr. Minks remarked that there would be a 

management office at first for leasing purposes, and then they may move to an onsite live in manager.  

 

Chairman Freeman asks if any other members of the public would like to question Mr. Bartels. 

 

Ms. Jessica Pearson from 20 Montclair Avenue, asks if there will be a doorman. Mr. Bartels responds there will not. 

She asks how residents would get packages. Mr. Bartels explains there would be a package concierge in place. Ms. 

Pearson asks about window treatments. Councilman Roman states that some condo developments have restrictions 

that require only white exterior facing treatments. Mr. Minks states that he will mention it to his client and address 

that.  

 

Mr. Kirby asks if the buildings will be dog friendly. Mr. Minks replied that it would be pet friendly. Mr. Kirby asks 

if there will be a dog run and how they will address sound proofing the units. Mr. Bartels states that they go above 

and beyond the sound transmission requirements and have barriers between floors as well as between units. Mr. 

Minks states that there is no proposed dog run at this time, but if they get feed back from residents they would 

consider adding one later. Mr. Helb asks if there would be restrictions on dog size. Mr. Minks says, yes, there 

would be restriction on size, weight and breed of dogs. He also states there would be no exotic pets permitted.  

 

Chairman Freeman announces that the application will continue at a Special Meeting scheduled for January 5, 2017.  

 
Adjourn 
After a motion made by Mayor Ryan and Board Member Kirby seconded it and there was a unanimous vote to 
adjourn at 10:58pm. 
         Respectfully submitted,    
 
 
         Ashley Eagan 
         Planning Board Secretary 
 
PLEASE NOTE:  Meeting minutes are a summation of the hearing. If you are interested in a verbatim transcript from this or any proceeding, 
please contact the Planning Board office at 973-857-4805.  


