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1 do have a pianner here tonight for direct
examination. [ also wanted to point out 10 the board
malhmaﬂmywimbuttoqigbtwaem
someonc here from their office who is familiar with this
matter here to answer any questions that the board or
public may have and then at the appropriate time, Mr.
Chairman, | would ask that they be released. 1 believe
that all issues in the most recent review letters have
been addressed. 1 belicve M. Liotta's letter was
October 4th of 2006 and CME's latest letter was
September 28th of 2006. To the extent that they have
Mbemad&cssed,tanghtlheywﬂlbe.hnlbehcve
they have been.

So with thag I'd like to call Mr. Verderese
again. :
CHAIRMAN RYAN: Just one moment, please. Do
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1 CHAIRMAN RYAN: Roll cail 1 we have copies of the transcripts from the last meeting?
2 MS. BITALLA: Mr. Ryan? 2 MR. McARTHUR: 1 belicve I sent them down.
3 CHAIRMAN RYAN: Here. 3 CHAIRMAN RYAN: 1don't believe that 1
4 MS. BITALLA: Mr. Olesinski? 4 reccived it. You got it, okay.
5 MR. OLESINSKI: Here. 5 MR. McARTHUR: 1 think we sent down the
6 MS. BITALLA: Mr. Amato? 6 condensed version.
7 MR. AMATO: Here. 7 CHAIRMAN RYAN: Okay.
8 MS. BITALLA: Mr. Bianco? 8 MR McARTHUR: Mr. Chairman, Mr. Verderese
9 MR. BIANCO: Here. 9 was previously swom. Mr. Verderese is prepared to
10 MS. BITALLA: Ms. Healey? 10 answer any questions that the board professionals or the
11 MS. HEALEY: Here. 11 board or public may have.
12 MS. BITALLA: Mr. Hippeli? 12 CHAIRMAN RYAN: Mr. McClelland?
13 MS. HIPPELL: Here. - 13 MR_ McCLELLAND: Let me just ask a basic
14 MS. BITALLA: Ms. Lupo? 14 question. Is he going to give more direct?
15 MS. LUPO: Here. 15 MR. McARTHUR: No. My understanding is he
16 MS. BITALLA: M. May? 16 was finished with his direct so this is now up for
17 MR. MAY: Here. 17 anyone else who may have a concem. Thank you. Mr.
18 MS. BITALLA: Eight present. 18 Johnson? .
19 CHAIRMAN RYAN: The next item on the'agenda | 19 MR. JOHNSON: Mr. Chairman, we had a couple
20 is the Valley National Bank application. Go ahead. 20 of questions and unfortunately at the last meeting we
21 MR. McARTHUR: Good evening, ladies and 21 were unable 10 ask the applicant and I think one of
22 gentlemen and Happy New Year. 22 these items may require some rescarch. The issue is
23 MR. AMATO: Caa you please speak intothe | 23 really what the impacts of the drive-thru are relative
24 microphone. 24 (o the trip generation from the site. In other words
25 MR. McARTHUR: Good evening and Happy New | 25 due 10 the ordinance that requires that a variance be
Page 3 Page 5
1 Year. I'mPete McArthur. Tm with the law firm of 1 granted for the installation of the drive-thru there is
2 Azrak & Associstes and 'm here tonight representing 2  an impact on the drive-thru to the overall trip
3 Valley National Bank. I reviewed the last transcript of 3 generation to the site. And the question — it may be
" 4 October 4th and it seems upon that review that pretty 4 someone cise, 'm not sure that the applicant hay bad an
S much all witnesses are complcte with the exception of 53 opportunity to go through and check this, but it may
6 M. Verderese who T understand some of the board members | 6  take some time, but is to determine what the additional
7 and perhaps some of the board professionals had some 7 trips are gencrated by the drive-thru relative to the
8 questions. So he's here tonight to address any concerns 8 overall trip generation to the site and I'm not sure he
9 that may be had. 9 has had a chance to Jook at that,
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NICHOLAS VERDERESE, ZOOSweHighway
Nine, PO Box 900, Manalapan, New Jerscy 07726-0900,
having been previously sworn, testifed as follows:

MR. VERDERESE: We haven't had a chance
specifically to look at it for this application. Just
from previous expericnce it's pretty obvious that with
the drive-thru you're able to process a little bit more
traffic on the site. You're able to process more
customers. Generally some of those customers that do
use the drive-thry would potentially be customers that
would come into the bank as opposed to using the
drive-thru, but yes, the drive-thra would make it more
able to process additional vehicles. Idon't have that
information specific to this size bank say from the ITE
and what the difference in the data wonld be. 1
wouldn't assume that it would be anything significant as
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As far as mitigating it, it's a county road
You know, it would be probably something that would have
10 be addressed with the county. I think we received
our county approval and they did not have any comments
as far a3 conditional with no comments on actually
trying to mitigate our impact and again, any commercial
uses that you put bere, some may be cven more
destination oricnted. So I don't know that 1 would pin
some mitigation onto this project just because of the
type of use that it is. )

MR. JOHNSON: Would a traffic signal create
gaps and provide more openings in the traffic during
peak hours?

MR VERDERESE: Yes, that's what the traffic
signals do today. Just to the north it's probably I'm
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1 far as the difference if there was or was not the 1 signal. To the south it’s a litile further. It's down
2 drive-thru lane at the site, but again if you wanted the 2 at Washington right here. Thal's probably 2,500 fect,
3 specific numbers I would have to report that back to 3 maybe about a half-a-mile, quarter mile to a
4 you 4 half-a-mile. The spacing of traffic signals genwerally,
5 MR JOHNSON: Based upon your analysisand | 5  any traffic signal you would place along Main Strect
6 our review of your report it appears that what could be 6 woukd be at a public intersection to provide a public
7 considered a satwated condition on Main Street that 7 benefit. You wouldn't provide a traffic signal and it
8 cumrently exists, I understand gaps certainly are 8 wouldn't mect the warrant for a traffic signal at say
9 created, but 1 think that one of the concerns we have is 9 the driveway to the bank. The next closest intersection
10 whether or not there was a way to mitigate the impacts | 10 is actually at Church. It's actually a one-way away
11 from the additional traffic whether it be from the bank | 11 from the intersection going towards the school. 1 don't
12 or in addition to the drive-thru and both to vehicles in 12 Inow if that would be the best location either.
13 addition to the pedestrian traffic. 13 Probably the next place that a traffic
14 MR. VERDERESE: As far as mitigating the 14 signal would be placed would be at Ford Avenue. That
15 traffic, I don't know how I would go about along Main | 15 one is relatively close to Washington so that's probably
16 Street here in town mitigating existing traffic that 16 why at this point it's not theve. 1did see something
17 occurs. We're all aware that during peak howrs even 17 in the hallway about a redevelopment plan so that may be
18 sometimes off peak say during school hours there are 18 something that comes along with that redevelopment plan
19 delays along Main Strect. Basically they occur at the 19 since that will generate a significant amount of traffic
20 traffic signals and then they back up along the main 20 " on Ford and Main Street. Again, that will create
21 corridor in front of the site. When I was there it was 21 .additional gaps. We did Jook at the gaps. There were
22 bdacked up a number of times. 1 noticed it actually in 22 significant mumber of gaps, over 200 gaps in the peak
23 thesomhbomddarecdonindleaﬂermmspeclﬁmﬂy 23 hour. It was about 290 that could handle right-tum
24 As far as the impact from the site, anyone 24 vehicles. We have 100 plus vehicles exiting or actually
25 that comes in and tries to develop the site whether it 25 about 100 or 90 vehicles exiting the site in the peak
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1 be a bank or another type of use, a bank does have the 1 hour so there are plenty of gaps there.
2 advantage that it docs draw almost half of its traffic 2 For vehicles to exit the cucs on-site we
3  off of the existing traffic stream 50 you don't get the 3 calculated it wouldn't be more than two vehicles waiting
4 full impact from the trips that 1 reported at the 4 so it wouldn't create any excessive back up that may
5 previous meeting.  Only really half of that traffic is 5 block someone from backing out of a parking space so 1
6 traffic that would be new t0 Main Street that wasn't 6 don't think that would be an issue and I don't
7 previously traveled on Main Street. So 1 think our 7 necessarily know other than from a regjonal benefit if a
8 numbers are probably in the 80 new trips during the peak 8 traffic signal would do anything to improve this
9 hour. 9 specific project.

. MR. JOHNSON: Coincidentally there is some
discussion about a traffic signal at Ford Avenue and
Main and that’s being contemplated through various
agencies in the Borough. Okay, that was the issue
really with regard 1o the traffic that we had.

A couple other questions with regard to
deliveries and accessibility for SUVs in and around the
site. Have you checked that and that's one of the
questions in our report. I think you addressed it a
couple of months ago.

MR. VERDERESE: Yeah, we brought an exhibit
at the last meeting that identified the SU 30 vehicle.
It was labeled A-28 at the last meeting. It's entitled
Exhibit of SU 30 Path. What that is is your typical say
smaller fire apparatus, garbage truck. It's a little
larger probably than a garbage truck. You know, any
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going 10 say maybe a thousand feet nosth is a traffic
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1 type of vehicle that might come on the site, banks don't 1  pedestrian traffic that went west. South seemed to be

2 generally get anything larger. It wouldn't be a tractor 2 the heaviest. None of that traffic that comes from the

3 trailer so it wouldn't need to support a tractor 3 school, pedestrian traffic actually passes by the site.

4 railer. But what you sce on this plan tq orient you on 4 Comes out, comes down Church, makes a turn onto Main and
S the bottom of the page is Main Street. The bank is S vice a versa in the moming when it comes in will come

6 centered on the page with a one-way circulation in a 6 in, maké alcf tum. So pedestrian volume was actually

7 counterclockwise direction and the exit is.on the left 7 relatively low on this block because of the orientation

8 site or south side of the building and you can see the 8 of the school to the site. So I didn' see a real issuc

9 SU30. We show it making the right tum in. It can 9 with pedestrians. ' '

10 adequately circulate. It may be a little difficult to 10 There's a lot more significant issues 10 the

11 see, but basically the aisles are all 25 feet wide and 11 south than a Jot of the existing driveways that are

12 the bypass lane is adequate for the SU 30. So yeah, we 12 located down by Ford., Therce's large wide open

13 did. 1don't know if this was actually submitted or we 13 driveways. We have a very channclized driveway with an
14 just presented it as an exhibit. 14 in only and out only drop curbs, handicapped ramps and
15 MR. JOHNSON: Fine. How about pedestrian 15 so I think we've done a nice job at providing a safe

16 traffic on Main Street, did you analyze that or was it 16 pedestrian crossing across the front of the site.

17 your colleague? : 17 MR. JOHNSON: So 1 think that what we all

18 MR. VERDERESE: Yeah, Idid At the last 18 would prefer is if we bad school chikdren atiending the

19 meeting I talked about pedestrians. Just to I guess- 19 school that they utilize the adjacent streets instead of

20 give a quick overview of what we talked about, we did do | 20 crossing across the site so that it doesn't conflict

21 pedestrian studies in front of the bank on the opposite 21 with the driveway because there's going 10 be moming
22 side of the street as well as some observations to both 22 traffic getting out of the bank. Did you have a chance

23 the north and the south. We Jooked at pedestrians and | 23 10 Jook at the condition of the sidewalks on those

24 we specifically looked at children that were pedestrians 24 adjacent strects?

25 and | prescated some information that sbout haf of the | 25 MR. VERDERESE: As for a5 the side, no. 1

Page 11 Page 13

1 pedestrians were children along Main Street. Of the 1 can'tsay that | actually did.

2 pedestrians in the peak hour there were eleven 2 MR. JOHNSON: That's all we have right now,
3 pedestrians passing the site. About five or six were 3  Mr. Chairman. Thank you.

4 children passing the site on our side. 1t was basically 4 CHAIRMAN RYAN: Thank you

5 the same exact number on the opposite side of the 5 MR. LYOTTA: Yeah, there was also some

6 street. 6 discussion at the last mecting about the pumber of

7 Some of my other obscxrvations and 1 7 parking spaces that were really needed for this

8 testified at the last meeting because of the orientation 8 operation. Could you talk about that a little bit more
9 and I'm going to pull out the acrial so we can see the 9 and give us your opinijon on what the I guess minimum
10 school's relationship to the site, I think it was marked 10 number would be to satisfy the bank’s operational
11 A-36. It was marked at the last meeting It's an 11 demand?

12 aerial photograph. That acrial photograph shows ncar 12 MR. VERDERESE: Il pull out the site plan
13 the center is a hatched out area where the bank site is. 13 again. We're proposing to actually construct 25 spaces
14 Just to the southwest of the bank is where the school is 14  with the additional spaces to be banked which would
15 located. To orient you, Main Street nuns basically 15 bring me up to the ordinance requirement. 1 think it's
16 along the center of the page from left 10 right. Church 16 38 parking spaces. We talked about it at the last
17 Streetis all the way at the bottom Jeft side of the 17 mecting. Ithipk it was Mr. Amato had talked about some
18 page. When I did my observations I noticed that the 18 stall sizes and if we could go 1o maybe a
19 majority of the pedestrian traffic for the school is 19 nine-and-a-half foot stall or ten-foot stall, somewhere
20 oriented along Church and then south on Main or comes | 20 in there. And we had no problem with that because we
21 out the rear onto Cottage, comes down and then continues | 21 felt comfortable with the pumber of spaces. And even if
22 onto Main Street or it's oricnted to the rear. 22 we did drop two or three parking spaces I would still
23 Basically that's what I saw. I saw significant 23 feel comfortable that we had enough parking on the site.
24 pedestrian traffic to the south, not as significant to « | 24 We generally like to have over 20, you know, 20,
25 the north. There was some traffic that went to the 25 absolute minimum but your ordinance is actually a little
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1 bit high at one per 100 versus what we've done in other 1 But as far as the interaction between the two it might
2 communities and what we've seen at different types of 2 be alittle hard to see. I'm going to try to locate it
3 banks. But we would be comfortable with dropping a 3 asbestas] can. The exit driveway for the bank is
4 couple of spaces to get maybe 8 wider parking stall if 4 located almost near the northerly property line of our
5  that was the board’s request. 5 project so it's offset basically the whole frontage
6 MR. LIOTTA: Well, Mr. Chairman, I think the 6 almost 200 feet from our driveway. The bank across the
7 focus on kind of trying to reduce the parking as much as 7 street has an in driveway that's located somewhere near
8 possible was really two-fold, 1o try to reduce the 8 our exit driveway and an exit driveway somewhere near
9 inmviwscovcrageasxinn:haswcoould,sﬁﬂhave 9  our entrance driveway. So it actually works rather nice
10 enough parking for the bank to operate and also save 10 where our entrance movements will not conflict with
11 some of the existing trees that are on-site. And there 11 their exit movements and vice a versa because both banks
12 are some fairly sizeable trees that are in arcas that 12 circulate counterclockwise. It's a little tough to
13 think are potentially able to be preserved if the board 13 show. Idon't know if on this aerial I can show it.
14 feels comfortable with parking less than the ordinance 14 The bank is shown just to the bottom of Main Street from
15 requircment. lpemonallyfeéhhah&ﬂmme% 15 where our site is. There's an enter only driveway.
16 parking spaces would be adequate. The applicant is 16 It's I guess about midway on our site and the exit
17 taking about 20 to 25. That gives us some opportunity 17 driveway is located in and I'm pointing to it now at the
18 to do that, save on some trees and to reduce impervious, 18 northerly property line of — our site lines up
19 bencfits. . - {19 basically with the center of that exit driveway. So
20 CHAIRMAN RYAN: Thank you. 20 they're offset about 200 feet which is more than
21 MR. VERDERESE: And we would work with the | 21  adequate for someone to make a left tum out of that
22 board's planner on picking the locations where he wanted | 22 driveway and a left turn simultaneously out of our
23 o save trees, where we were showing parking maybe now | 23  driveway.
24 where we would put an istand in or something. 24 As you can see from the bank across the
25 CHAIRMAN RYAN: You covered that last 25 strect they have actually an interesting exit where the
Page 15 Page 17
1 meeting. 1 drive-thru is located maybe 25 to 30 feet from the
2 MR. VERDERESE: Yeah. 2 right-of-way linc and they have four lanes of traffic
3 CHAIRMAN RYAN: Anything else? 3  that have to kind of crisscross each other a little bit
4 MR. LIOTTA: I don't have aqy other 4  to get out of the driveway. We've been able to provide
5 questions of the traffic expert. ‘ 5  a better circulation by putting our drive-thru lanes in
6 CHAIRMAN RYAN: Board members? 6 the back of the building and then letting everyone
7. MS. LUPO: Yes, I have a question. 1 could 7  funnel together and have just one exit line. We talked
8 kind of see a little dangerous situation getting back to 8 about it at the last mecting about narrowing the exit
9 traffic. When you're exiting the benk and you're going 9 lane down to about 20 feet to again betier channclize,
10 to make say a right towards Ford Avenue and — no, when | 10~ make it shorter for pedestrians, casier for pedestrians
11 you're exiting and you're going to make a left towards 11 to sce people exiting and you don't have the chance of
12 going out towards New Brunswick and then you have the | 12 - two people trying to exit and make maneuvers while
13 bank directly across the street and if someone is coming | 13  pedestrians are crossing.
14 out of that driveway and is making a left you've got 14 MR. JOHNSON: And we've supported that and
15 this car coming out making a right, you've got this 15 think earlier discussion with the board when the
16 other car going and making a Jeft. It could createkind | 16 applicant first came before and at the first meeting
17 of a dangerous situation there, Have you thought of 17 there was a discussion about the two banks and how they
18 that? Have you thought of possibly making a left, right | 18 interact and I think that's one of the reasons why
19 hand tums oaly or — ' ' 19 they've changed the circulation.
20 MR. VERDERESE: I wouldn't encourage the | 20 MS. LUPO: I'm glad to see it was taken into
21 right nams only because all you're going to end up 21 consideration.
22 doing is sending all the traffic from the bank around 22 MR. JOHNSON: Yes, it was.
23  the school around the block to the north. 1 don't know 23 MR. VERDERESE: We used to have two-way

that you want to send them into the residential
neighborhood. I'd rather see them out on Main Street.

24
25

circulation at the driveways and now it's a onc-way in
and one-way out. So we've eliminated that conflict at
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the northerly driveway. " the master plan of the Borough of Milltown as well as
CHAIRMAN RYAN: Any other questions from the the zoning ordinance?
board members? Would you like to move to your planner? A. Yes, ] have.

MR. McARTHUR: Certainly. Mr. Chainman, I'd
like to recall Mr. Corvino. Mr. Chairman, Mr. Corvino
has been previously swom and | belicve his
qualifications have been placed on the record previously
in the first meeting back in August, but I'll just do it
again very quickly.

Q. How does this application meet the objectives and
recommendations of the Milltown master plan?

A. The master plan and the zoning ordinance both
require that the town improve their cominercial zone and
we would eliminate this mixed-use residential/commercial
use and provide an allowable retail use which is a

O ® N BB WN e
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SALVATORE CORVINO, having been
previously sworn, testified under oath as follows:
DIRECT EXAMINATION BY MR. McARTHUR:

Q. Mr. Cosvino, do you hold a planning license?

A. Yes 1do.

Q. What's the number, please?

A. 4336. Ireceived my license in April, 1990.

Q. And have you previously given planning testimony
before boards?

A Yes, 1have. Actually I gavé testimonyin =~
townships of Nutley, Belleville, Lyndhurst, River Edge
and actually addressed some planning issues at this
boude-!yminmﬁnmy,anumbaofm
regarding planning.

MR. McARTHUR: Iwould like to have him
qualified as a planner, Mr. Chairman.

[
[~]

penmitted use. In Kaufman versus the Planning Board of
Warren Township the Supremnc Court stated that the
granting of a variance approval must actually benefit
the community and that represents a better zoning
altemative to the propesty. I respectfully submit that
this particular project as presented does do that,
especially in relation to the master plan and the zoning
ordinance of Milltown.

Seccond, I belicve that the plan also improves
drainage on-site, parking and safety and circulation
on-site. The March, 1996 master plan and reexamination
reports that follow indicate that in the commercial
districts, that conmercial use in Milltown is found to
only be marginally adequate to meet the requirements of
the Borough in the future. And this has been current in
both reexamination reports and in the main master

"
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1 MR. CHAIRMAN: Absolutely. 1 planning report as reexamined.

2 Q. Mu. Corvino, are you familiar with Block S1, Lot | 2 Q. That would be May, 2002, correct?

3 3 also known as 94 North Main Street in the B-1 3 A Cormect. The Valley National Bank application
4 commercial district zone in Milltown? 4 fills their objective and I believe it does it well.

5 A Yes,Iam ' 5 Q. What about the existing front yard of the

"6 Q. And what is the applicant, Valley National Bank, | 6 building?

7 proposing for the site in question? 7 A. The front yard of the building is also being

8 A. They are proposing a bank of approximately 8 pushed back. Currently the existing building is much
9 3,700 square fect and replacing an existing structure 9 closer to the road and we've improved that a great deal
10 with a new branch bank. This bank is also carefully 10 and pushed back the facade and also improved the
11 designed to blend in with the architectural aspectsof | 11 circulation in and out of the site.

[
N

[y

N

the surrounding buildings. Over a mmnber of mectings
we've made some changes to the bank and we tried to
address some of the board's contems as well as some of
the professional's questions.

Q. And Mr. Corvino, the reason for the use variances
in this matter is because of the drive-thny; is that
rigt? The bank is actually permitted in the B-1 zone?

It also should be noted that in the existing
front yard the proposed setback to the bank represents a
better zoning alternative and the Borough of Milltown
who did the purview of the Kaufinan Planning Board,
Warren Township ruling and from their conclusion it
finds that the application conforms with the Militown
master plan’s objectives regarding that and that the
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19 A Yes,itis. o 19 Valley National Bank was actually by redeveloping the
20 Q. What's the purpose of your testimony? 20 material and structure which was prior decayed and
21 A The purpose of my testimony is to assist the 21 vacant, part of the structure is vacated, the

N
N
N
N

2oning board in its fact-finding process and provide
information for planning points of view and support the
applicants for site plan variance approval.

Q And, sir,-have you had an opportunity to review
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DOERNER & GOLDBERG, INC.

5 Beckex Farm Road * Roseland, NJ 07068

residential portion and the efficient commercial bank
creates a rateable for the Township. So it's a benefit
to the township.

Q. Could you discuss, please, the drive-in feature
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