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1 CHAIRMAN RYAN: Ladies and gentiemen, 1  bit of the history of this building only because I think
2 welcome to the August 2nd mecting of the Milltown Zoning | 2 we need to get that right up front because there is
3 Boards of Adjustment. Roll call, please. 3 concem that this may be a historical site and we need
4 MS. BITALLA: Mr. Ryan? 4 to deal with that and our professionals will be dealing
5 CHAIRMAN RYAN: Here. 5 with it through the course of their testimony. But just
6 MS. BITALLA: Mr. Amato? 6 some background if I may.
7 MR. AMATO: Here. 7 The structure as we see it dates back to
8 MS. BITALLA: Mr. Bianco? 8 approximately 1900 from what we can see. Presentlyina
9 MR BIANCO: Here. 9 state of disrepair in a.
10 MS. BITALLA: Ms. Harto? 10 Lot of areas, but prior to considering this
11 MS. HARTO: Here. 11 site Valley National Bank hired a historical consultant
12 MS. BITALLA: Ms. Healey? 12 who actually did a study and we have shared that study
13 MS. HEALEY: Here. 13 with the board and the town as soon as we had received
14 MS. BITALLA: Mr. Hippeli? 14 itearly on. And although the site may have had a
15 MR. HIPPELL: Here. 15 structure that was connected to the Honorable John Evans
16 MS. BITALLA: Mr. May? 16 who was the first Mayor of Milltown, when you look at it
17 MR. MAY: Here. 17 it was really Dr. Fomey around 1907 as far as we can
18 (Discussion was held off the record.) 18 determine that came into town, started practicing
19 (Board member Michael Olesinski arrives.) 19 medicine and he added a clinic wing on the right-hand
20 CHAIRMAN RYAN: Thank you. The only 20 side as we're looking at the building and around the
21 application on the agenda this evening is Valley 21 1920s his son came into practice with him. And around
22 National Bank. I just want to point out we will hear as 22 1949 is probably where the building stopped being
23 much professional testimony as we can tonight.. Before 23 renovated or added onto or changed and probably the
24 we go home we will give the public an opportunity to 24 present building that we're looking at and fairly
25 question your witnesses, 5o proceed. 25 similar in nature.
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1 MR. AZRAK: I thank you very much, Mr. 1 But why is this background important and why
2 Chairman. Good evening, Fredric F. Azrak, Azrak & 2 am I belaboring this in the opening of this application?
3 Associates representing Valley National Bank. Just for 3 Well, first of all you should know that Valley National
4 house cleaning what time, Mr. Chairman, if we were 4 Bank because it's regulated by a federal agency which is
5 unable to complete the application do you think that it 5 the controller's office mandates that there be a study
6 would be open to the public just so I have some sense of 6 and a review of every property and that it comply with
7 that? 7 the statutes of 1966 which talk about historic
8 CHAIRMAN RYAN: I don't really want to hear 8 designations because they’re connected federally. More
9 any new testimony past 10:00 p.m. 9 importantly you should know that Valley National Bank
10 MR. AZRAK: Iunderstand that's board policy 10 has a commitment to every community that they enter into
11 and we'll comply with whatever your requiresnents are. 11 and if they could have preserved the site if it were a
12 CHAIRMAN RYAN: Thank you. 12 national historic site obviously that would be something
13 MR. AZRAK: Just as an overview, prior to 13 that we may not even have been here today in picking
14 calling our first witness I'd like to tell you that 14 this site and appearing before you for this application.
15 Valley National Bank is proposing at this location as 15 Sadly Milltown already had a county wide survey in 1978
16 you have seen in the documents submitted a locationof a | 16 and not only did the government through the county and
17 branch at 94 North Main Street which is the County Road | 17 the state look at Milltown specifically and picked out
18 606. It's Block 51 for the record, Lot 3 and we're 18 two of your sites for historic designation, but they
19 between Cottage Street closer to Cottage Street more 19 vparticularly looked at this site that we're talking
20 than we are West Church Street, but we're in between 20 about, Dr. Sharma's house. And in 1978 they realized
21 those two, those two streets. 21 that it could not be registered. It was not eligible,
22 Presently the premises is owned by Dr. 22 it did not have the historic value that is needed in the
23 Sharma. It's a two-and-a-half story dwelling, 23 registry. And we then had that independent review as we
24 residential, medical office, detached garage. I'd like 24 talked about right in the beginning and that concluded
25 to with your permission just quickly go over a little 25 the exact same thing, that it is not eligible and that
2 (Pages 2 to 5)
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1 it does not stand for historic registration. Now 1 you'll hear in testimony that the bank does not need a

2  despite those conclusions, Valley National Bank met with | 2 loading zone, but if this board and this town wishes

3 the historic society and had a meeting and discussed 3 that there be a loading zone we can possibly work out
4 this particular site and said, you know, here is our 4 something, but we don't need it. So we've applied for
5 conclusions and, you know, how do you feel? If youwant | 5 the variance just so we have it and it's, you know,

-6 this house we're willing to give you this house to be 6 formalized. And there are some various miscellaneous
7 relocated if you feel and because we understand too that 7 sign variances that we are secking.

8 the people in Milltown, you know, recognize this as 8 As 1 said, Valley National Bank takes great

9 something that's been around for a very long time and as 9 pride in coming into a community. We become part of the
10 aresult of that we didn't want to march in and do 10 community. Anywhere Valley has been and you will see
11 something that would take that away from them. So we 11 them in every stage and walk of life in activity through
12 offered the house, we offered it to the historic 12 the town that they're involved in. You'll hear Mr.

13 society. We also offered it to the town and the 13 Ghabrial testify and he'll expound on that point. I

14 conclusion was unfortunately that there were structural 14 think you can see the commitment that we've already
15 problems from what I understand, that it does not make 15 given when you take a look at the exhibits and hear the
16 economic sense to try to save it and that the town even 16 testimony that is going to be produced. First of all,

17 if they were to move it to a piece of property which 17 we've met with your professionals. We have spent a lot
18 they didn't have there's not that in the budget in order 18 of time trying to comply with any of their requests in
19 to accommodate and keep it up. 19 order to give you the view that I think this town has

20 So al} of that being said Valley then said 20 and I think doing planning for 31 years I commend towns
21 why don't you, you know, are there things in the house 21 when they have a view and you have to start someplace
22 that you feel that you would like to retain in order to 22 and then after a number of years you finally see it

23 have that memory of this location and we have agreed and | 23 develop. And we're happy to be a part of that and we

N
>

as I'm stipulating on the record, once we have title to 24 also talked with the historical society regarding how

25 the property we're allowing the historic society to come 25 the bank should be. We've given it a colonial motif and
Page 7 Page 9

1 in, remove whatever they feel is important to this town 1 one of the things that you should know, another thing is

2 to recognize what they believe is part of the history 2 that Valley National Barnk is a branded bank and if you

3 and it is, it's not what they believe, it is part of the 3 were to look at other banks that Valley has and that

4 history of this town and we went one step further. 4 they're putting up now they're absolutely totally

5 Valley National Bank through its vice president, Mr. 5 different from what is being proposed here tonight.

6 Ghabrial, will bring testimony ta you as well as the 6 They're very modernistic, different colors, definitely

7 architects that we have offered in the lobby to have a 7 not a colonial motif and the brick that's being proposed

8 - and you will see that tonight in the exhibits — a 8 here. But the commitment was and Valley told their

9 wall specifically set forth just for a display of these 9 professionals, particularly their architects and

10 items that are picked by the historical society. And 10 construction managers make sure that you give this town

11 that's a permanent display. That isn't something that 11 what they want in terms of how they want it to Jook.

12 we're just putting out there so we can tell you we've 12 Because we're going to be here for a long time and we

13 helped you out. We believe for part of the community if | 13 want everybody to be on the same page. And as a result

14  you approve this application we would like those 14 of that the architects developed what you're going to

15 pictures and/or artifacts that you believe are important 15 see tonight and I think you'll agree afier you see it

16 for people to recognize to be located in our lobby and 16 through the renderings and pictures that we're going to

17 we'd be proud of that. 17 produce that it's a really great looking site for the

18 Getting back to the property, it's 31,680 18 town and particularly North Main Street.

19 square feet. Valley National proposes to build a bank 19 I have walked your town a number of times

20 of 3,740 square feet, three drive-thru's and a pass-by 20 over a period of months. 1 have looked at things so 1

21 service lane. We're located in a B-1 zone. It allows 21 would have a feel when I was dealing with our

22 banks, but obviously we're seeking a use variance and we | 22 professionals and your professionals and this is an

23 will have complete testimony regarding that use variance | 23 opportunity that you have on this particular piece of

24 as we proceed tonight. We're secking a bulk variance 24 property to have a view, to start that redevelopment as

25 for a loading zone and again, that's something that 25 it goes down Main Street and everyone starts doing more

3 (Pages 6 to 9)
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than what they already have done, to have that view and
that ook that you would like to have. And it will
comply with your master plans. We've read your master
plans. Every one of them talks about put commercial on
Main Street. You'll hear testimony to that effect.
Your zoning code encourages that as well. So we're
trying to comply and trying to give you that view and
look.

Your zoning code requires 38 parking spaces,
1 per 100 and you'll hear testimony tonight regarding
that as well that we believe that that is an older
standard. You'll hear traffic experts, you'll hear the
site engineer as well as a representative from Valley
National Bank, Mr. Ghabrial who will tell you really
what the needs are of the bank in terms of spaces. But
we're here and we've presented that we have the ability
to give you 38 spaces if you require that. We've banked
based on your professionals and comments as well, we
banked 13 spaces and we will have 25 available. If you
deem it not necessary after hearing the testimony that
those extra 13 spaces are not needed then we can do even
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the board on board fence so it covers not only the
residential side yard, but it also covered the back
portion where the school property starts. We've done
screening in the back. Again, if you determine you
don't need banked parking spaces and your planner in his
recommendations in his last letter of July 27th seems to
indicate that it's sufficient the way it is without the
banked spaces, then wouldn't it be nice to put in more
landscaping? We're open to do that so you have to just
give us some direction and your feeling and we're able
to accommodate you in either direction.

Lastly I'd just like to do a quick highlight
of another minute of the things that when and if you
approve this project that will be in addition and
something that will improve that particular piece of
property.

First of all you should know that Dr. Sharma
has parking on the street and that's going to be
eliminated. His parking for his patients historically
all of the time that's where they parked. And whenl
visited the site there has been parking, again, in that

NN NN NN
g oo WO W o O U

22 more plantings than we have done in our revised site 22 location. That's going to be removed. You're not going

23 plan that we've submitted. So it gives youan 23 to have that on Main Street anymore. That will now be

24 opportunity to do whatever you would like 1o in as far 24 accommodated on the site.

25 as the landscaping is concerned in making sure that 25 Secondarily, the structure is deteriorating
Page 11 Page 13

1 you're satisfied with how it's going to be and how it 1  and that's something that you can see visually just from

2 will look. 2 standing outside. We've also looked at the interior of

3 You'll hear testimony tonight about the 3 the house as well and there are problems. So with that

4 number of employees. You will also hear testimony 4 if the application is approved you'e now going to have

5 tonight about the spaces and the need for the drive-in. 5 a brand new structure, aesthetically pleasing and we

6 We have radically changed the submission from the first 6 think you're going to agree once you see the renderings

7 submission based on your engineering and your planning 7 and pictures and the amount of commitment that Valley

8 comments in order to accommodate those commentssowe | 8 did is they wanted you to see actually the bank pot on a

9 have altered the flow of the circulation. There will be 9 piece of paper from the site plan, but they wanted you

10 aone-way in as you can see on the site plan circulating 10 to see how it would be superimposed on the site as it

11 around the back of the building and a one-way out, 11 exists today.

12 radically changed. We had to do a tremendous amount of | 12 So we've gone the mark on that so you can

13 work in order to accomplish that, but again Valley said 13 actually visually scc what it would look like. You will

to their professionals, do that. If that's what they
want we're going to try to accommodate you as much as we
can. -

And as a result of that we will also so you
know and it's in the file, we've received county
approval. We've also received an LOL. You're going to
hear that testimony. So those things were done. The
county approval is conditional on six conditions which
we're going to meet and those thing are like
maintenance agreements and whatnot, the standard. The
standard county requirements. We have provided a host
of landscaping to screen the back area. We've extended

N NN N NN R R e 2 e e
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also have greater setbacks than what presently is on the
site with the present home and office. Very important
part which I believe is a real positive thing for the

town is you're going to have stormwater management. Now
walking around the town and taking a look at the uses

that are here and seeing what has occurred is a natural
phenomena. When the town was built they obviously built
it and made sure that the sheet flow went to the river

and that's where all the water goes. And in this

particular case you have the opportunity to have
stormwater management on this property. Not only to
detain retained water and let it flow off at a better

4
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rate so it's not flowing, sheet flowing, but you also

are going to have infiltration which is going to help
and that's environmentally something that the new acts
are proposing and demanding that if you can do it, do
it. And we are looking at some water quality that's
going to happen as well and so for all those reasons |
think that's a very important reason to look at our
application in a positive light.

Two more things. One, you're removing a
residential portion and putting what your master plan
and reexamination commission of the master plan is and
that is make it commercial because that's the way we
want the look of our town.

Lastly, you'll have Valley's commitment to
the community and I thank you for your patience and with
that I'd like to with your permission call the first
witness.

CHAIRMAN RYAN: Absolutely.

MR. AZRAK: Thank you. My first witness
will be Mr. Ghabrial.

CHAIRMAN RYAN: Please just take a moment
and raise your hand and be sworn.

MICHAEL GHABRIAL, 1720 Route 23 North,
Wayne, New Jersey, having been duly sworn, testified as
follows:
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with.

Q. And although the board is familiar with this
property, just for the record can you briefly describe
it, this site?

A. This site, 94 Main Street is the existing white,
two-story building currently occupied by Dr. Sharma.

Q. And from the beginning of this application were
You part of the meeting with the historic society?

A. Yes.

Q. And can you please give us a description of what
Valley is willing to do after that meeting and what
commitment you have made?

A. Well, we've given them the choice. Our first
meeting was with the Mayor and town professionals and
that's when the concemn and the historical society was
mentioned. I offered to meet and we did meet with the
members of the historical society. We offered to pay to
move the building if they wished and the town did not
have the funds with the way the building is, the
maintenance has not been done on the building for so
long that it was pretty expensive to bring it up to the
standards of for other people to go in there and enjoy
the site.

Second, I offered once we have title if the
historical society can go into the building and take

W 0~ W N
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DIRECT EXAMINATION BY MR. AZRAK:

Q. Mr. Ghabrial, could you spell your name for the
record and also give us your position at Valley National
Bank, please. -

A. My last name is Michael G-h-a-b-r-i-a-1and I'ma
senior vice president and director of real estate for
Valley National Bank.

MR. AMATO: Can you speak up, please?

A. I'm the senior vice president and director of
real estate for Valley National Bank.

MR. AZRAK: I should ask you another
housekeeping question. Would you like us to stand while
we're making our presentation?

CHAIRMAN RYAN: That's not necessary.

MR. AZRAK: I thank you for that.

Q. Mr. Ghabrial, could you please tell us your
duties at Valley National Bank.

A. As a director of real estate I locate branches in
towns that are desirable to Valley that Valley wants to
be part of, communities that Valley can contribute to
and communities that can contribute to Valley. Valley
National Bank is the largest at the same time smallest
community bank in New Jersey. We are located in Wayne.
We're active in every community that we are in. We are
in 106 communities that we have a great track record

W 0 ~N o b W
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whatever they want out, anything they want out of the
building they can have.

And lastly I offered to have a town wall or
historical wall that describes the site, describes what
used to be here and with whatever the historical society
wants to put on that wall we're going to pay for it, for
the plaques. They can come in and change it, whatever
they want. It will be the Milltown wall display,
whatever they want.

Q. And during the course of your meetings and review
for this site did Valley look at this house in terms of
being able to renovate it to put the bank in its
structure?

A. Originally we did, but it is the size and the un
down of the building that prevented us from doing that.

Q. And are there federal regulations as well making
the restrictions on the buildings?

A. Yes.

Q. And this building would not comply would it be
correct in saying?

A. No.

Q. And could you give the board just a quick
overview of the - other professionals will be doing
that, but can you give them an overview of why you
wanted to locate here in Milltown and what you would

DOERNER & GOLDBERG,
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1 like to do in terms of the site? 1 exceed the regulations and we work with the town

2 A. Milltown is a great community. 1 was raised in 2 professionals to see what they want and what kind of

3 Middlesex, in Perth Amboy, lived in Woodbridge and I 3 look they want and how much lighting they need or they
4 like the area, I like the town. I like to be a part of 4 want,

5 Militown. Valley wants to be part of Milltown and 1 5 Q. When you were choosing this particular site or 1

6 think we can as a community bank, we hire from thetown. | 6 should say Valley was choosing the particular site was
7  We work with the town. We get involved with the 7 it chosen as a result of seeing a need for your type of

8 community. We want to be part of Milltown. Milltownis { 8 bank in this community?

9 agreat community to be in and to five in. 9  A. Yes. We run demographics. We run a host of
10 Q. Mr. Ghabrial, I show you what's been marked as 10 research on the towns and locations and basically

11 A-1. Is this the historical research data that was 11 Milltown is a good place to be for Valley. Might not
12 given to the town? 12 seeit, but the town could use another commercial bank
13 A Yes. 13 that would work with the small businesses.

14 Q. And this is the Hunter Group; is that correct? 14 Q. Interms of deliveries, can you tell the board do
15 A Yes. 15 you have deliveries and if so, what are they?

16 Q. Thank you. And how many employees for this size 16 A The only delivery that we have and we have

17 branch do you anticipate to be located on the site? 17 probably once every two weeks totally off the peak hour
18  A. Between six to seven employees. 18 is the cash deliveries. Believe it or not banks don't

19 Q. And could you also describe the nature of the 13 keep as much cash as they used to because of direct
20 drive-thru and why you believe the drive-thru is part of 20 deposit, because of the debt cards, because of the ATM
21 the bank, was put in the bank? 21 cards. So we probably get a cash delivery once every
22 A. The drive-thru has been standard in the industry 22 two weeks. The hours are changed obviously and the
23 for the past quite a few years actually. You can never 23 days, changed for security, but they're not — they're
24 pass a bank without secing three or four lane drive-ups. 24 off hours, off hour peak times.

25 There are other competitors of ours that they do the 25 Q. Sothose are electronic transactions that | have

Page 19 Page 21

1 bulk of their transactions on the drive-up. People want 1 not moved into the new world with.

2 tobein and out. Banking has changed in the last few 2 A Well, other people do have direct deposits and

3 years between direct deposit, between on-line banking, 3 ATM cards other than you

4 between telephone banking, between ATMs, the foot 4 Q. Canyou tell the board how you handle trash and
S traffic has not been as heavy as it used to. Most of S also the paper and recyclables?

6 the banking is done — people want to come in, make a 6  A. 90 percent of the trash for the branch is

7 deposit and leave. We have families with children in 7 recycled and is shredded. We do not throw anything out.
8 the car that do not want to get out of the car and it's 8 The only thing that the cleaning people take with them
9 convenient. People want - it's raining, it's snowing, 9 is the kitchen trash from five or six people. The

10 they don't want to be out. 10 recycling, the cleaning people also takes that. We try
11 Q. What are your anticipated hours of operation? 11 because of the security aspect of it we want to make
12 A. We're looking to open 8 to 6 and one night a week 12 sure that the garbage or the trash is in one center that
13 probably until about 7 or so. Saturday from 10 to 1 and 13 we can take a look at it and make sure that there isn't
14 if the need be and demand is there we might open Sunday, | 14 any private information being thrown there and that's
15 but Sunday is so up in the air we do not make the 15 why we collect it in one location and dispose of it that
16 decision on Sunday until we're operational and then we 16 way.
17 see what kind of — if the town, if the customersdemand |17 Q. Cleaning people come at what frequency?
18 Sunday hours we do open, but if they do not we do not 18 A  Three times a week.
19 open on Sunday. 19 MR. AZRAK: I have no further questions of
20 Q. Can you describe the security measures generally 20 this witness and is it your procedure for me to continue
21 not specifically that you will have in place for the 21 with my witnesses?
22 bank in terms of lighting? 22 CHAIRMAN RYAN: 1 think for the moment if
23 A. The lighting around the entrances, the drive-up, 23 the board has any questions of this particular witness
24 the ATMs and on the other hand in the parking lots 24 we'll deal with that.
25 there's regulations that we have to meet, but we usually 25 MR. BIANCO: I have a question. Mr.

6 (Pages 18 to 21)
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