
                                                                                                                                                           

MINUTES OF THE PLANNING BOARD MEETING  
Thursday January 5, 2017 

 

 
 
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. Al DeOld  Mr. Victor Lugo 
Ashley Eagan, Planning Board Secretary  
    

 
Meeting called to order at 7:34 P.M.  

 

Pledge of Allegiance: 

 

Chairman Freeman reads Open Public Meetings Act Statement. 

 
Public Hearing:  No public participation. 
 

 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 counsel for the applicant introduces their first witness. Mr. Charles Olivo, who is the traffic 

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

experience in conducting traffic studies throughout the east coast. The Board accepts his qualifications as an expert 

witness. Mr. Olivo is the author of Exhibit A3, Stonefield Traffic Report dated 7/21/16. 

 

Mr. Minks marks Exhibit A7, Revised Conceptual Site Plan, to the record.  

 

Mr. Olivo begins explaining the driveway situation for the proposed project. He states there will be 2 driveways 

located on Bloomfield Avenue. He states as part of their report the counted traffic volumes during different times of 

the day, morning, evening and Saturday mid-day. They took into consideration no build versus build conditions. He 

states that previous uses of the site would have generated more traffic than the proposed project. He states that there 

were less than 100 peak hour trips in call cases. Over 100 could significantly impact nearby intersections. 

 

Mr. Olivo states that in July 2015, they met with Essex County Officials, and the county planner did not see any 

major issues with the project impacting traffic. 

 

During the build condition analysis, the project account for 1% of the total traffic volume at the intersection of 

Bloomfield Avenue and Pompton Avenue. Mr. Olivo stated that having 2 driveways on Bloomfield Avenue would 

distribute drivers throughout the site.  

 

Chairman Freeman questions if it is possible to make a left onto Bloomfield Avenue from both driveways. Mr. 

Olivo responds that it would only be possible to make a left onto Bloomfield Avenue from the center most 

driveways. The second driveway located closer to Hardbodyz Fitness, would be restricted to a right turn only 

exiting the property. He also adds that both driveways will have full movement entering.  
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Councilman Roman asks about synchronized traffic signals to assist in people exiting. Mr. Olivo states that what 

affects drivers from being able to exit a location are gaps in traffic. Mayor Ryan asks about computerized traffic 

control and where the closest pedestrian button was located because it can throw off the lights. Mr. Olivo responds 

that the closest pedestrian button is located at Bloomfield Avenue and Pompton Avenue. Councilman Roman voices 

his concerns about morning traffic in the area.  

 

Mr. Minks acknowledges that there will be a recorded easement agreement between the applicant and Mr. Zinelli 

for the area between the two buildings. Mr. Mascera states that Mr. Zinelli’s attorney has given permission for Mr. 

Minks to make representation on the easement agreement. 

 

Mr. Olivo continues his testimony, stating that for the 112 total units they are 180 parking stalls. Therefore, there is 

a 1.61 stall per unit ratio, which complies with the Redevelopment Plan that requires 1.4 stalls per unit. Mr. Olivo 

also states that there is a total bedroom count of 165, making 1 stall per bedroom plus 15 extra. He states that a 

study using 6 similar sites throughout New Jersey, the average stalls per unit were .94 actually being used. He 

explained that the Institute of Transportation Engineers recommends 1.23 per unit. He summarized that their 

proposal exceeds all requirements and recommendations, and he feels comfortable with the amount of onsite 

parking. 

 

Mayor Ryan asked if there would be a leasing restriction on the number of cars per unit. Mr. Minks responded by 

saying there would be an initial limited availability based on unit types. Mr. Helb asks what the anticipated back up 

would be for the westerly driveway. Mr. Olivo cited Exhibit A3, and states there would be 3 cars in the morning 

making a left out of the site, 10 in the evening and 6 mid day on Saturday, within an hour.  

 

Mayor Ryan asks if they have considered restricting left hand turns out of the site during certain hours of the day. 

Mr. Minks mentioned that because the driveway is not a County or Municipal road it would be difficult to restrict. 

Mr. Helb asks if they discussed with the County possibly putting in a do not block box. Mr. Olivo agrees that 

anyone making a left will cause a slight delay, but in order to do so they would have to break the double yellow line 

and he does not agree that would work. Mr. Minks adds that there is the option to use the entrance on Mount 

Prospect Street to turn into the site.  

 

Chairman Freeman asks if anyone from the public would like to question Mr. Olivo on his testimony. 

 

Ms. Jessica Pearson from 20 Montclair Avenue asks when was the traffic study conducted. Mr. Olivo responds that 

it took place on Tuesday, November 24, and December 4, 2015. Ms. Pearson asks, of the 6 other sites studied how 

do you know which cars parking around the site are tenants. Mr. Olivo explains that they used buildings with no 

public parking access, and then they went out 2 to 3 blocks to see if there was public transportation that was 

cheaper. Ms. Pearson expressed concern about cars parked on Bloomfield Avenue causing a blind spot for tenant 

trying to make a left turn out of the site. Mr. Olivo states that Bloomfield Avenue has on street parking along it 

whole length, and that it would actual slow cars down causing gaps in traffic.  

 

Mayor Ryan points out that in Exhibit B11, Hamal Associates Traffic Report, there is an existing no stopping or 

standing between 7AM and 9AM regulation already in place.  

 

Mr. Jack McEvoy asks if it would be possible to negotiate with the County to change the no left turn onto Mount 

Prospect. Mr. Olivio responds by saying that he would not recommend that because of the angled, narrow roadway 

and challenged site distance on Mount Prospect. He continues with stating that Bloomfield Avenue has good open 

site lines, and he believes the proposed plan is safe and effective. Mr. McEvoy asks Mr. Olivo to reiterate the 

breakdown of apartments. Mr. Olivio explains that Building A will consist of 4 studios, 25 one bedrooms, and 23 

two bedrooms, and that Building B will consist of 8 studios, 22 one bedrooms, and 30 two bedrooms.  
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Mr. Helb asks if there was ever a need to put restrictions on spaces per unit in any other project they have worked 

on. Mr. Olivo states that he has never seen the need to place restrictions, that it is typically self-policing. Mr. Helb 

asks what is typically seen in spots needed in studio versus one bedrooms versus two bedrooms. Mr. Olivo states 

that 2 bedrooms typically use 1 parking stall, and studios usually use 0-1 stalls.  

 

Chairman Freeman inquires if there is a sticker or tag for onsite parking. Mr. Minks responds and says that license 

plates are recorded and fobs are used for the underground garage parking. He also states that if car were identified 

to be parking there and were not residents they could be towed if identified.  

 

Mayor Ryan explained that there is a no overnight parking ordinance within the township that limits parking 

between the hours of 2AM and 6AM, unless a special permit is purchased. He expressed concern that he doesn’t 

want to see Annin Loft Residents trying to obtain overnight permits. 

 

Mr. DeOld questions how they got to 180 parking stalls from the originally proposed 178. Mr. Minks explains they 

eliminated one crosshatched spot that was proposed for turn around and reallocated based off the traffic report. Mr. 

DeOld then asks how many handicapped and how many visitor spots there would be. Mr. Minks stated that Mr. 

Bartels will testify that the ADA requires 6 handicap spots. Mr. Olivo explains that there is no rule for visitor spaces 

and he would recommend starting small with 5-8 and then adding more if necessary. 

 

Chairman Freeman calls up the Board traffic expert, Mr. Harold Maltz from Hamal Associates. Mr. Mascera swears 

him in, and asks if Mr. Minks has any objections, seeing none he asks Mr. Maltz to summarize his report marked as 

Exhibit B11.  

 

Mr. Maltz summarized his report, noting that Mr. Olivo followed all stands and procedures, he checked the data and 

it was all done properly. He notes that the RSIS, Residential Site Improvement Standards, governs residential 

project and requires the use of the IT trip generation rate. He states that the RSIS requires this site to have 212 

parking spaces, where 180 are proposed. He notes that the Townships Redevelopment Plan only requires 157 

spaces. He states that because the site is in close proximity to public transportation the RSIS allows a 5-10% 

reduction, which would then require 191 spaces. He also adds that there are 14 parking spaces on Bloomfield 

Avenue for potential overflow guest parking. He mentioned that the Board would have to grant a deminimis 

exception for the RSIS standards. 

 

Chairman Freeman asks if the Townships Redevelopment Ordinance or the RSIS governs the site. Mr. Mascera 

responds that there was a New Jersey Supreme Court case that concludes the RSIS trumps municipal ordinance.  

 

Mr. Minks responds by stating that the application does request a deminimis exception for the difference in spaces. 

He states that there will be assigned, numbered spots and that if there were any issues they would be dealt with 

onsite in a management office, not by the Verona Police Department. He adds that the spaces will be lease as the 

apartments are leased and will be regulated, until the entire building is leased, then they will address any surplus 

spaces.  

 

Chairman Freeman asks if there are any questions from the Board members for Mr. Maltz. Mayor Ryan ask if the 

testimony he gave today is the same as what he wrote in his report, known ask Exhibit B11. Mr. Maltz agrees that 

they are the same.  

 

Chairman Freeman asks if any members of the public have questions for Mr. Maltz. Mr. Jack McEvoy from 20 

Montclair Avenue, asks what Mr. Matlz opinion is on making a left turn out on Mount Prospect instead of 

Bloomfield Avenue. Mr. Matlz states that the traffic backs up and there are no gaps created, making it difficult to 

make a left turn from that exit.  
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Chairman Freeman asks if that concludes the traffic testimony. Mr. Minks says that it does, and that Mr. Bartels 

will testify and he will be the applicant’s last witness. 

 

Chairman Freeman calls for a 6-minute break from 9:29PM to 9:30PM. 

 

Mr. Minks call Mr. Doug Bartels, Engineer for Russo Development. Mr. Minks states that he has been previously 

sworn in before the Board. Mr. Bartels explains a Truck Turning plan that was submitted to the Board as part of the 

revised Site Plan Application. He states that in the southwest corner of the property the drive aisle is proposed to be 

22 feet where 24 is required, and that the applicant is requesting a deviation for this. He states that the emergency 

vehicles body sweeps over the landscaping in that area, but the wheel turning radius is no effected. Mr. Helb asks 

that the landscaping in that area be reviewed. Mr. Roman asks if the pavement can support the weight of the truck, 

Mr. Bartels states that it does.  

 

Chairman Freeman asks if there is anyone from the public who has any questions on the truck turning testimony. 

Seeing none he asks Mr. Minks to continue. 

 

Mr. Minks marks Exhibit A8, Rendering Street View looking east, dated 1/5/17 into the record. Mr. Bartels 

explains that the Board suggested on lowering the brick façade on Building B from 3 floors to 2. He states that the 

new rendering show this and that the applicants agree with the Board on the new aesthetic, and feel that it makes 

Building B more cohesive with the original building. 

 

Chairman Freeman states for the record that Mr. Lugo had to leave at 9:55. He continues by asking the public if 

they have any questions on the façade testimony. No one from the public does.  

 

Mr. Minks states that Mr. Bartels was the applicant’s final witness and they have concluded their presentation. He 

acknowledges that the application is in compliance with the Townships Redevelopment Plan, and they are only 

requesting small waivers. 

 

Chairman Freeman asks for a list of the deviations/exceptions. Mr. Bartels states that they are: 

1. A deminimis exception from the RSIS 212 parking requirements, to their proposed 180 spaces 

2. A deviation for the 6 foot set back on Building A, where approximately 18% is not set back 6 feet 

3. A deviation for the drive aisle behind Building A that narrows to 22 feet, where 24 feet is required. 

 

Chairman Freeman asks if anyone from the public would like to make any comments about the application. Mr. 

Jack McEvoy from 20 Montclair Avenue expresses that he felt the application was well presented, however he feels 

the development is too big and that there will be problems with parking on the site.  

 

Chairman Freeman asks the Board if anyone has any objections to the deviation for the drive aisle being 22 feet. No 

Board members object. He then asks if there is any objections to the 6 feet set back deviation on Building A. No 

Board members object. He concludes by asking if there are objections to the deminimis exception to the RSIS 

standard. No Board member objects. 

 

Chairman Freeman comments that he would be opposed to putting a condition on the application for restricting the 

parking for 1 bedrooms or studios. Ms. Collins and Councilman Roman concur with him.  

 

Councilman Roman brings up a putting a condition in place for restricting the sale of telecommunication devices on 

the top of the buildings. Mr. Minks agrees and state that is not their typical practice.  

 

Mr. Helb comments on previous complaints in the township on garbage pick up at inappropriate hours, and suggest 

a condition to limiting pick up on the property. Mr. Minks agrees. 
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Chairman Freeman asks Mr. Mascera to read a proposed motion. Mr. Mascera continues by stating, a motion for 

approval of Site Plan Application with two waivers to the Redevelopment Ordinance. First the south west set back 

be permitted to be less than 6 feet, second that the drive aisle be 22 feet in the south west corner of the property, 

where 24 feet is required. And a deminimis exception to the RSIS required 212 parking spaces to the 180 proposed. 

Also with the conditions, that the applicant agrees to provide the Township with Title 39 jurisdiction, does not 

allow telecommunication devices on the building, and does not allow garbage pickup outside the hours of 6AM to 

9PM. 

 

Mayor Ryan makes the motion as stated by Mr. Mascera. Ms. Collins seconds. All in Favor. Therefore the motion 

carries and the application is approved. 

 

Mr. Freeman comments that he would like to hold the next regular scheduled meeting to be able to memorialize a 

Resolution on this application. He then asks for a motion to adjourn 

 
Adjourn 
After a motion made by Councilman Roman and Board Ms. Collins seconded it and there was a unanimous vote to 
adjourn at 10:37pm. 
         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.  


