EMERSON PLANNING BOARD
EMERSON, NEW JERSEY
JULY 16, 2009

This meeting of the Emerson Planning Board was held in the Municipal Building on Thursday,
July 16, 2009. Chairman Bischoff opened the meeting at 8:00 PM, and invited Mr. Martin to lead
the assembly in the Pledge of Allegiance. In compliance with the Open Public Meetings Act, the
clerk has notified all officially published newspapers of this meeting, and notice has been posted
in the Municipal Office.

ROLL CALL:

Councilman Steven Bair — Present

Chairman Jeff Bischoff — Present

Mr. Tom Callagee — Absent

Ms. Danielle DiPaola — Present

Mr. Gary Goursky — Absent

Mr. Brian Lacey — Absent

Mayor Lou Lamatina — Present

Mr. Christopher Leins — Present — arrived at 8:20
Mr. Mark Orecchio ~ Present

Mrs. Germaine Ortiz — Present — arrived at 8:40
Mr. Gary Schwinder — Present

Mr. Christopher Martin — Present

Mrs. Barbara Looney — Present

Mr. Michael Sartori — Construction / Zoning Officer — Present
Mr. Paul Niehoff - Present

MINUTES:

A motion was made to approve the minutes for the meeting held on May 21, 2009 by
Mr. Schwinder, seconded by Mr. Orecchio, and carried, with Ms. DiPaola abstaining.

A motion was made to approve the minutes for the meeting held on June 18, 2009 by
Ms. DiPaola, seconded by Mrs. Ortiz, and carried.

CORRESPONDENCE:

e Memo from Maser Consulting — dated 7/10/09 — Re: MSH Management
e Memo from Burgis Associates — dated 7/15/09 — Re: MSH Management
e Memo from Sgt. Richard Mottley — dated 7/15/09 — Re: MSH Management

VOUCHERS:

$1,015.00 — Maser Consulting — Re: Inserra / Shoprite

72.50 — Maser Consulting — Re: A & R Builders

17.96 — North Jersey Media — Re: Stavrou Family

17.96 — North Jersey Media — Re: Inserra / Shoprite

40.00 — Gramco Business Services — Re: Tapes

257.50 — Morrison Mahoney — Re: Inserra / Shoprite

1,000.00 — Morrison Mahoney — Re: 2008 4™ quarter retainer
1,000.00 — Morrison Mahoney — Re: 2009 3" quarter retainer
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A motion was made to approve these vouchers by Mayor Lamatina, seconded by Mrs. Ortiz, and
carried.




GRAND INVESTMENTS IV, LLC — 55 EMERSON PLAZA EAST — INFORMAL

Mr. Mark Sckolich was present and is representing Grand Investments, IV LLC, and they are here
this evening to present a concept plan of what will be formally submitted to the Board. Grand
Investments is the contract purchaser of the old PNC Bank site, and they are proposing a mixed
use building consisting of retail on the first floor, topped off by two stories of apartment units, for a
total of 18 — 9 units per floor. The plan proposes 38 parking spaces, some of which would be
located beneath the second floor units, and streetscape improvements in accordance with the
Redevelopment Plan. Mr. Germanario, of Grand Investments, stated this project would be a
benefit to the Borough, for retail / ratables, and looks forward to investing in the Borough to start
the beautification process. Mayor Lamatina referred to Sgt. Mottley’s report — shared parking lots
behind this location and 45 Emerson Plaza East, who will be presenting their application this
evening. Councilman Bair referred to the road plan that was recently prepared by our traffic
engineer, John Jahr, and hopes they will consider his recommendations when preparing an
application. Chairman Bischoff stated he has spoken to Mr. Jahr, and there may be some
widening on this corner that would affect this site — an additional 5 feet of right-of-way may be
needed — for safety issues, such as the existing bus stop. Mayor Lamatina stated Mr.
Germanario is prepared to deal with COAH issues.

Mr. Sokolich and Mr. Germanario thanked the Board for their time and consideration.

MSH MANAGEMENT — 45 EMERSON PLAZA EAST — NEW APPLICATION

Mr. John Manfredonia was present and is representing the applicant. Proof of service was
submitted, reviewed, and deemed complete by Mr. Martin. Mr. Manfredonia stated he has
reviewed the report from Maser Consulting, a copy of which will be made part of the minutes, is
aware of their concerns / recommendations, and would like to proceed this evening. Mr. Martin
suggested we get started on the testimony, however, limit the engineering aspect at this time.
Mr. Manfredonia stated the applicant proposes alterations to an existing 2 % story building that
would provide 2 retail spaces on the first floor, 3 two-bedroom apartments and an office on the
second floor. The building fagade and streetscape would be in accordance with the
Redevelopment Plan, along with rear parking and the creation of 3 parking spaces in the front of
the site. Mr. Manfredonia referred to the report by Burgis Associates, a copy of which will be
made part of the minutes, as to the Zoning Codes required, existing, and proposed.

Mr. Manfredonia introduced to the Board and the public, Mr. William Martin, Licensed Architect
and Planner. Mr. Martin gave his credentials, sworn in by Board Attorney, Mr. Christopher Martin,
and accepted as an expert. The following were entered and marked as exhibits:

A1 — Photos of existing site
A2 — Photos of existing site
A3 - Photos of existing site
A4 — Architectural site plan
A5 — Color rendering

Mr. Martin stated the existing site is retail in two floors, dated in appearance, with an unusual
configuration — wraps around with a loading area under the second floor. The applicant proposes
to keep two retail spaces, eliminate a middle staircase, add a front / rear staircase, and on the
second floor create 3 two-bedroom apartments, with a small office space of 363 square feet. The
building is nearly up to the property line on the north side, and the building code does not allow
windows in buildings that are built up to the lot line — the office space will have skylights. Mr.
Martin explained the parking configuration — as of now, there is a rear parking area of
approximately 6 to 7 parking spaces, and a loading area. For additional parking, we have created
a front parking area off Emerson Plaza East — the existing site is very constraining.
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Mr. Martin reviewed a three dimensional rendering of the proposed building — the front parking
area, which we anticipate to landscape with green shrubs, and discuss with the adjacent property
owner a “‘common” green area. Mr. Martin discussed the existing parking spaces along side
Thomas Avenue, which back out across the sidewalk — we hope these spaces will be occupied by
employees of the retail space. Chairman Bischoff expressed his concerns with parking and
vehicles backing out on Thomas Avenue, especially with the use of the ball fields and
pedestrians. Mr. Niehoff questioned the loading area — Mr. Martin stated it would be along
Thomas Avenue, and if there was a vehicle parked in the way — we would have the employee
remove. Chairman Bischoff suggested removing the building and going to 3 stories, which 55
Emerson Plaza East is proposing, bringing the buildings closer together, and move forward to
create more square footage and parking. Mr. Manfredonia stated he would speak to his client -
this would be tremendous expense, as dealing with an existing site. Councilman Bair stated it
would be expensive to take down the building — it may be less expensive to extend the front of
the building and shave off the rear of building to have more parking in the rear. Mr. Schwinder
suggested making the use of the building all residential on the first and second floor — less of a
parking requirement — and creating a sitting area or pocket park for the residents of the
development. Mr. Orecchio suggested making the apartments smaller, as what was presented to
the Board by Grand investments, to offset the parking issue. Mayor Lamatina stated he spoke to
Mr. Burgis this evening and his main concerns are parking, the design of the building, and the
mixed use.

A motion was made to open public session by Mr. Orecchio, seconded by Mayor Lamatina, and
carried, with no comments.

A motion was made to close public session by Councilman Bair, seconded by Ms. DiPaola, and
carried.

The application will be continued at our next meeting scheduled for August 20th. Mr.
Manfredonia and Mr. Martin thanked the Board for their time and consideration.

ANY BOARD MEMBER:

No comments at this time.

GOOD AND WELFARE:

A motion was made to open public session by Mr. Schwinder, seconded by Mr. Orecchio, and
carried, with no comments.

A motion was made to close public session by Mr. Leins, seconded by Mrs. Ortiz, and carried.

ADJOURNMENT:

A motion was made to adjourn the meeting by Ms. DiPaola, seconded by Mayor Lamatina, and
carried.

Respectfully submitted,
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Barbara Looney




EMERSON PLANNING BOARD
EMERSON, NEW JERSEY
AUGUST 20, 2009

This meeting of the Emerson Planning Board was held in the Municipal Building on Thursday,
August 20, 2009. Chairman Bischoff opened the meeting at 8:10 PM, and invited Mr. Niehoff to
lead the assembly in the Pledge of Allegiance. In compliance with the Open Public Meetings Act,
the clerk has notified all officially published newspapers of this meeting, and notice has been
posted in the Municipal Office.

ROLL CALL:

Councilman Steven Bair — Absent

Chairman Jeff Bischoff — Present

Mr. Tom Callagee — Present

Ms. Danielle DiPaola — Absent

Mr. Gary Goursky — Absent

Mr. Brian Lacey — Present

Mayor Lou Lamatina — Present

Mr. Christopher Leins — Present

Mr. Mark Orecchio — Absent

Mrs. Germaine Ortiz — Absent

Mr. Gary Schwinder — Present

Mr. Christopher Martin — Present

Mrs. Barbara Looney — Present

Mr. Michael Sartori — Construction / Zoning Officer — Present
Mr. Paul Niehoff — Present

Mr. Joe Solimando — Present — DPW Superintendent / Shade Tree Commission

MINUTES:

A motion was made to table approval of the minutes for the meeting held on July 16, 2009 by
Mr. Schwinder, seconded by Mayor Lamatina, and carried.

CORRESPONDENCE:
e Memo from Beattie Padovano — dated 7/21/09 — Re: Inserra / Shoprite
e Memo from Groundwater & Environmental Services — dated 7/24/09 — Re: 354

Kinderkamack Road

e Memo from Maser Consulting — dated 8/17/09 — Re: Grand Investments IV, LLC

e Memo from Maser Consulting — dated 8/17/09 - Re: MSH Management

e Memo from Burgis Associates — dated 8/18/09 — Re: MSH Management

e Memo from Burgis Associates — dated 8/20/09 — Re: Grand Investments IV, LLC
VOUCHERS:

. $1,667.50 — Maser Consulting — Re: MSH Management

. 407.50 — Maser Consulting — Re: Inserra / Shoprite

. 597.50 — Maser Consulting — Re: Stavrou Family

. 198.20 — Morrison Mahoney — Re: Stavrou Family

. 636.00 — New Jersey League of Municipalities Re: Convention

A motion was made to approve these vouchers by Mayor Lamatina, seconded by Mr. Schwinder,
and carried.




31 EMERSON PLAZA, LLC — EMERSON HOTEL — REQUEST FOR EXTENSION

Mr. John Manfredonia was present and is representing the applicant. The reason for this
evening’s appearance is to request an extension, for a temporary Certificate of Occupancy, for a
previously approved deck, which should be complete in about 3 weeks. We are also requesting
an extension of 6 months in order to complete the sidewalk and streetscape. Chairman Bischoff
stated he did not have a problem with the extension, and Mayor Lamatina added that if the
sidewalk and streetscape is not complete within 6 months of the issuance of the temporary
Certificate of Occupancy, the Borough would be able to use the Performance Bond posted to
complete the work.

A motion was made to grant the 6 month extension, as of the date of issuance of the Temporary
Certificate of Occupancy, by Mayor Lamatina, seconded by Mr. Lacey, and carried. Roll call vote
as follows:

Mr. Callagee - yes

Mr. Schwinder — yes

Mr. Leins — yes

Mr. Lacey - yes

Mayor Lamatina - yes
Chairman Bischoff — yes

Mr. Manfredonia and Mr. Cheng thanked the Board for their time and consideration.

MSH MANAGEMENT — 45 EMERSON PLAZA EAST — CONTINUED

Mr. Manfredonia was present and is representing the applicant. The Secretary advised the Board
that Mr. Lacey and Mr. Callagee have listened to the tapes of the previous meeting, and have
signed affidavits. Mr. Manfredonia stated this is continuation of an application presented last
month, and have taken the Boards comments and considerations. The following were entered
and marked as exhibits:

e A6 — Original survey of property
A7 - Disclosure statement
e A8 - Written waiver of checklist items

Mr. Manfredonia introduced Mr. Wiliam Martin, Licensed Architect and Planner, who was
previously sworn in, and accepted as an expert. Mr. Martin stated we have reduced the parking
variance from 11 spaces to 3 — the way we reduced the variance was to take down a rear portion
of the first floor of the existing building, reducing the retail space then adding a 10 foot buffer,
which could be reduced once | review the plans for 55 Emerson Plaza East. The second floor
apartments were also reduced due to encroaching in the drive isle, and the small office area will
remain. The parking spaces that backed out onto Thomas Avenue have been eliminated and the
drive aisle will align up with 55 Emerson Plaza East, which will accommodate two-way traffic —
our intention is to completely align. Mayor Lamatina referred to Sgt. Mottley’'s report and he
recommended the rear road accommodate only one-way traffic. Mr. Martin stated they are not
proposing a loading / unloading area due to the modest retail spaces, and feel it is not practical,
and we are aware we cannot block the rear roadway. A possible solution would be to use
Thomas Avenue and the rear parking spaces, if necessary. Mr. Niehoff stated most retail
businesses these sizes do not have loading / unloading areas. Mr. Schwinder stated his
concerns with a large tractor trailer on Thomas Avenue and on the rear road of the site. Mr.
Martin stated the front yard parking has not changed, due to the existing conditions, and the
configuration of the building — based on the existing Redevelopment Plan — this parking plan will
function very well and consistent with Plan.
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Mr. Martin reviewed the front elevations of the building, and not much has changed — the lines of
the architectural design now turns the corner, and runs along the length of the building, and trim
has been added above the windows. Mr. Martin stated he spoke with Mr. Burgis today regarding
the front of the building, and Mr. Burgis indicated the overall design was not far off from what he
intended to see in the Redevelopment area — Mr. Martin agreed to meet with him to make any
adjustments and abide to his recommendations. Mr. Martin reviewed the signage, which was
added for enhancement only, and the reason was for arrival up Kinderkamack Road or by public
transportation, to identify the town — other Boroughs have installed signs on buildings and they
are quite attractive. Mr. Niehoff questioned Mr. Martin on whether or not they considered moving
the building forward to provide more parking and keep the rear aisle straight with the adjacent
property — Mr. Martin replied that the applicant is trying to utilize the existing building, and since
we are on a corner, we need to preserve the sight line to allow open space at the corner, and also
enhance the site. Mr. Martin stated he has reviewed the Redevelopment Plan, Zoning
Ordinances, and Redevelopment Ordinance — feels the proposal advances the purposes and
goals of the Borough of Emerson’s Redevelopment Plan for improvements to the community and
enhanced circulation.

At this time, Chairman Bischoff requested Board comments — Mayor Lamatina wanted
clarification on the dumpster enclosure — Mr. Martin stated that the dumpster will roll-out, be
disposed of, and then put back. Chairman Bischoff would like to see some landscaping around
the front yard parking area to screen vehicles from the front of the site, and see vinyl fencing
along the property line — engineering needs to be coordinated between the 2 properties for
buffering and shared parking. Mayor Lamatina suggested the residential parking be in the front of
the building in order to avoid vehicles in and out of the site — Mr. Schwinder stated the retail
businesses may not be happy with that concept and residential parking should be designated.
Mr. Martin stated to promote vibrant activity in the Redevelopment Zone; you want retail parking
in the front. Mr. Callagee would like to see some detail on the north side of the building to break
up the “billboard” look — due to no windows being permitted on that side of the building. Mr.
Martin stated he can design horizontal and vertical lines. Mr. Niehoff questioned Mr. Martin on
COAH and Mt. Laurel issues — Mr. Martin stated we are dealing with an existing building,
introducing 3 two bedroom units, and will review the Borough’s housing plan.

A motion was made to open public session by Mayor Lamatina, seconded by Mr. Lacey, and
carried, with no comments.

A motion was made to close public session by Mr. Schwinder, seconded by Mayor Lamatina, and
carried.

A motion was made to approve the application, by Mayor Lamatina, seconded by Mr. Lacey, and
carried, based on the following:

e Comments / recommendations of Maser Consulting and Burgis Associates
e Agreement of shared parking and drive access arrangement
e Rear set back no less than 5 feet

Mr. Callagee - yes

Mr. Schwinder — yes
Mr. Leins — yes

Mr. Lacey — yes

Mayor Lamatina — yes
Chairman Bischoff - yes

Mr. Manfredonia and Mr. Martin thanked the Board for their time and consideration. Mr. Martin
will prepare a Resolution for our next meeting.




GRAND HOMES & PROPERTIES - 55 EMERSON PLAZA EAST — NEW APPLICATION

Mr. Mark Sokolich was present and is representing the applicant. Proof of service was submitted,
reviewed, and deemed sufficient by Mr. Martin. Mr. Sokolich stated that Grand Homes and
Properties is the contract purchaser of the property, and has autherization to appear before this
Board pursuant to the owner's consent — PNC Bank. The property is just north of the previous
application of MSH Management — 45 Emerson Plaza East.

Mr. Sokolich introduced to the Board and the public Mr. John Loch, Professional Engineer and
Planner from Azzolina Feury Engineering. Mr. Loch gave his credentials, was sworn in by Mr.
Martin and accepted as an expert. The following were entered and marked as Exhibits:

A1 - Aerial photo

A2 — Existing condition plan

A3 — Site plan

A4 — Landscape and lighting plan
A5 — Photos - lighting and walkways
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Mr. Loch stated he has visited the site and prepared the site plan — the property has 150 feet of
frontage, rectangular in shape and is 25,180 square feet. Presently there is a one story building
on the site, previously used as a branch of PNC Bank, which is now vacant. The property to the
north is a Sunoco gas station and to the south is a commercial building (this evening's previous
application). The applicant proposes to demolish all existing improvements and construct a 3
story mixed-use building — first floor 3 retail units, 2" and 3™ floor residential units for a total of 18
to be either rental or condominium units. The proposal also includes 38 parking spaces — where
35 are required — with 15 spaces located underneath the building and to the rear of the first floor
retail spaces. Mr. Loch stated that ingress / egress is proposed from Emerson Plaza East by the
way of a two-way driveway — 25 feet in width — located on the south side of the property and
adjacent to 45 Emerson Plaza East. The applicant proposes the following improvements to the
site: landscaping, irrigation system, wall mounted & freestanding light fixtures, 3 wall mounted
signs to identify the retail space, residential area, and directional signs for vehicles. An enclosed
dumpster / garbage area, including a location for recyclables; new sidewalk and streetscape in
the front, new sewer and drainage system.

Mr. Sokolich referred to the report from Maser Consulting — Mr. Loch stated that we have no
problem complying with the recommendations - the loading / unloading areas are required
outside the public right-of-way — the applicant does not provide for this. In the report from Burgis
Associates — the maximum front yard setback is 15 feet, and the applicant is proposes 17 feet
due to the fact of the angle and shape of them lot. With regard to drainage, Mr. Loch stated
details for erosion and drainage have been submitted as part of the application. Mr. Sokolich
questioned Mr. Loch on the granting of the variances from a Planning perspective — Mr. Loch
stated that the proposal is to create a desirable environment, a safe efficient circulation design for
vehicular / pedestrian traffic — a mix of retail and residentiai units to revitalize the downtown with
unified streetscape. Mr. Sokolich stated he has spoken to Mr. Burgis with regard to the COAH /
Affordable housing issue and the applicant will satisfy the obligation on another site, within the
Borough of Emerson, as a condition of approval.

At this time, Mr. Sokolich introduced Mr. Albert Dattoli, Architect from the firm of Albert Dattoli.
Mr. Dattoli gave his credentials, was sworn in by Mr. Martin, and accepted as an expert. Mr.
Dattoli stated the applicant is proposing a 3 story building — first floor retail space of 3000 square
feet — divided into 3 different spaces. We are showing 2 stairwells and an elevator that will go up
to the 2" and 3™ floors. A basement will be under the retail space for meters and mechanical
equipment. Parking will be under the 2™ floor — there will be 18 units — 9 per floor — 6 two
bedrooms and 3 one bedrooms on each floor, with each unit having a balcony. The facade will




consist of colonial brick / stucco finish — with a cornice detail — in conformance with the
Redevelopment Plan, and the storefront materials will be approximately 30% glass. Signage will
conform to the Ordinance for the retail tenants.

Chairman Bischoff opened the discussion to Board members and Borough professionals — Mr.
Solimando stated the shows the removal of 16 trees along the rear property line and the
replanting of only 9 trees — our Ordinance calls for the size of the trees you are removing, you
would need replace 71 trees — a shortfall of 62 trees or $100 per tree - $6,200 to the Shade Tree
Commission for plantings within the Borough. The Secretary stated the application and plans
were submitted for the Shade Tree Commission for the review and recommendations. Mr.
Sokolich stated that there are specific landscape requirements in the Central Business District
and the Redevelopment Zone, and the applicant will comply with the Borough's
recommendations. Mr. Solimando also stated he would like to see a no left turn onto Emerson
Plaza East from the site. Mr. Niehoff stated there are improvements planned for Emerson Plaza
East, also noted we did not get a report from the Police Department, and welcome their
comments / recommendations. Mr. Schwinder commented on residential and retail basements in
the Borough — you need to have sump pumps. The Emerson Pharmacy was guaranteed a water-
proof basement — what they have now is a waterfall, and they are constantly pumping out water.
Mr. Schwinder also stated he would like to see one common area for the dumpsters between
both properties (45 and 55 Emerson Plaza East).

A motion was made to open public session by Mr. Callagee, seconded by Mayor Lamatina, and
carried, with no comments.

A motion was made to close public session by Mr. Schwinder, seconded by Mayor Lamatina, and
carried.

A motion was made to approve the application by Mayor Lamatina, seconded by Mr. Schwinder,
and carried, based on the following variances:

Front yard

Driveway width

Parking space setback

Lighting fixture height

Loading / Unloading area

No less than a 5 foot buffer

All recommendations by Maser Consulting, Burgis Associates, and the Emerson Police
Department

Roll call vote as follows:

Mr. Callagee — yes

Mr. Leins — yes

Mr. Lacey — yes

Mr. Schwinder - yes
Mayor Lamatina - yes
Chairman Bischoff — yes

Mr. Sokolich and Mr. Germinario thanked the Board for their time and consideration. Mr. Martin
will prepare a Resolution for our next meeting.




ANY BOARD MEMBER:

No comments at this time.

GOOD AND WELFARE:

A motion was made to open public session by Mr. Schwinder, seconded by Mr. Leins, and
carried, with no comments.

A motion was made {o close public session by Mayor Lamatina, seconded by Mr. Schwinder, and
carried.

ADJOURNMENT:

A motion was made to adjourn the meeting by Mayor Lamatina, seconded by Mr. Callagee, and
carried.

Respectfully submitted,

i/ Barbara Looney



