
 

Township of Montclair 205 Claremont Avenue       Montclair, NJ 07042                 tel: 973-509-4954    fax: 973-509-4943

Janice E. Talley, PP/AICP
Director of Planning and Community Development

jtalley@montclairnjusa.org

MINUTES OF THE MONTCLAIR PLANNING BOARD WORKSHOP MEETING
February 24, 2014

PRESENT: Chair Wynn, Vice Chair Rabinovitch, Ms. Willis, Mr. Kurzweil, Mr. Schwartz, 
Ms. Seip, Mr. Rooney, Mayor Jackson, Councilor McMahon, Board Attorney Neiss and 
Planning Director Talley.  .      

ORDER AND ANNOUNCEMENTS:  Mr. Wynn called the meeting to order at 7:35 pm 
and announced that it had been properly noticed in accordance with the Open Public 
Meetings Act.  

MINUTES:  A motion to approve the minutes from the January 27th meeting was made 
by Chair Wynn, seconded by Councilor McMahon and approved unanimously.

RESOLUTIONS

Application 2366:  William and Erica Mattison – 8 Douglas Road.  (Block 4011, Lot 
20).  Minor subdivision to create one new lot.  A motion to approve was made by Chair 
Wynn, seconded by Councilor McMahon and approved unanimously with Mr. Kurzweil 
abstaining.  A copy of the resolution is attached.

REPORT FROM COMMUNICATIONS SUBCOMMITTEE

Ms. Talley presented the report  from the Communications Subcommittee which was
distributed to the Board.  She stated that the subcommittee, which is comprised of Vice
Chair  Rabinovitch,  Ms.  Willis  and  Ms.  Seip  met  the  previous  week  to  discuss  a
communication policy for the Board.  The results of the meeting are summarized in the
report.  

Ms. Talley distributed copies of the Township’s Volunteer Handbook.  She stated that
much of the information regarding Board member responsibilities was obtained from the
Handbook.   Vice Chair Rabinovitch presented the report.  He stated that that the report
is organized around 3 themes:  Board member responsibilities, meeting protocol and
citizen engagement/community outreach.

The  Board  discussed  the  report.   The  Board  recommended  that  information  on
applications, including digital copies of pending plans, should be posted on the website
for  informational  purposes  only.   The  Board  agreed  with  the  recommended  citizen
engagement strategy for the Unified Plan, which includes posting the revised document
on the website, presenting the revisions to the public and working with the press.

The  Board  also  agreed  with  the  proposed  citizen  engagement  strategy  for  future
projects,  which  includes  using  a  citizen  engagement  platform  that  coordinates  with
social media, .continuing to host workshop meetings in addition to the items mentioned
above in reference to the Unified Plan.  
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DISCUSSION OF BY-LAWS

The Board requested that the by-laws be amended to add the standing subcommittees
of  the  Board.   The  Board  stated  that  the  by-laws  should  be  evaluated  by  the
Communications  Subcommittee.   Anybody  with  recommendations  or  suggestions
should forward these to Janice who will forward them to the subcommittee.    

REVIEW OF REVISED DRAFT UNIFIED LAND USE AND CIRCULATION PLAN

Ms. Talley presented the revised draft Unified Land Use and Circulation Plan to the 
Board.  Ms. Talley reviewed each page where changes were proposed to the draft plan. 

The Board asked that sections on incentive zoning should be clarified throughout the 
plan to indicate that the details will be determined in the zoning ordinance.  

Page 45:  Add New Jersey before Municipal Land Use Law in new paragraph 2.

Page 21:  Further emphasize that the bicycle route plan is conceptual.  

Page 73:  Add permitted before “base height of 6 stories” ……Bulk and height of 
buildings should result in may permit up to 100 units per acre.

Page 79:  subtitle to second paragraph under Circulation should state “Create enhanced
Pedestrian & Bicycle Recommendations.

Page 124:  detracts from the character deserves a development or use that reflects the 
character of the district….Existing parking capacity available within the overall district 
should be utilized to facilitate considered in the …..

Add language (such as footnotes) on all conceptual plans in the document that 
reinforces that the plan is conceptual and requires further study.

Ms. Talley asked for clarification on the proposals in the land use plan for the properties 
on the north side of Glenridge Avenue, which include a reduction in height and density 
from the existing zoning.  The Board agreed to maintain the proposals in the draft plan.

Ms. Talley stated that she will make these changes to the Plan and distribute for further 
discussion and review and the March 24 Workshop Meeting.

COUNCIL REFERRAL – O-14-007: Ordinance prohibiting group homes from single-
family residential districts.  Ms. Talley presented the proposed ordinance to the Board,
stating that the ordinance was created to address the issue of concentrations of  group
homes in single-family residential  districts.   The Board discussed the ordinance and
indicated their understanding of the need for the ordinance and recommended approval
of the ordinance to the Council.  

ADJOURMENT:  The meeting was adjourned at 9:05 pm.

Respectfully submitted,

Janice Talley, P.P., AICP
Planning Board Secretary
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RESOLUTION
PLANNING BOARD

TOWNSHIP OF MONTCLAIR

WILLIAM G. MATTISON and ERICA M. MATTISON       February 24, 2014
8 Douglas Road    MPB APPL. # 2360
Block 4011, Lot 20

WHEREAS, WILLIAM G. MATTISON and ERICA M. MATTISON, brother and sister,

as owners and as applicants (the "Applicants"), with respect to real property located at 8 Douglas

Road, (Block 4011, Lot 20) in the Township of Montclair, County of Essex, State of New Jersey 

(the "Property"), made application to the Montclair Township Planning Board (the "Board") for a

minor subdivision; and

WHEREAS, the Board received, marked into evidence, and reviewed the following: 

A-1: Application dated and filed on December 20, 2013;

A-2: Letter of tax collector certifying current payment of real estate taxes; 

A-3: Certification of publication;

A-4: Affidavit of service; 

A-5: “Proposed Minor Subdivision Lot 20 in Block 4011” (1 Sheet) prepared by 

Richard J. Hingos, Inc., 1 Bellevue Plaza, Upper Montclair, NJ 07013, dated December 13, 

2013;  and

A-6 Memorandum of Janice Talley, PP, Board Planner, dated January 23, 2014 

declaring the application complete and setting forth planning considerations for the application; 

and

WHEREAS, the Applicants were represented by Calvin O. Trevenen, Esq., of the firm  

Ashenfelter, Slous, McDonough & Trevenen, LLP, 363 Bloomfield Avenue, Suite 2C

Montclair, New Jersey 07042; and
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WHEREAS, the application was heard at a meeting of the Board held on February 10, 

2014, at which time it was established that notice was properly published and served upon 

property owners within 200 feet of the Property; and

 WHEREAS, Applicant William G. Mattison testified that he and his sister (Co-

Applicant) resided at the Property from 1969, when their parents moved to Montclair, and 

purchased it from their father in 1995; at present, the Property contains a 2-1/2 story house with a

detached garage located in the northeast corner and is connected to Douglas Road by a paved 

drive running the length of the north Property line; a long, narrow (3.3’ feet or less in width) 

1-story concrete block building – identified in the testimony as a mushroom farm that dates back 

to the beginning of the 20th Century – runs along much of the western Property line; and

WHEREAS, the Applicant proposes a two lot subdivision that is fully compliant with the

Montclair Zoning Ordinance; the proposed subdivision line will run east/west and bisect the 

Property such that the front Property line on the lot to be designated Lot 20.01 (i.e., with the 

existing dwelling and detached garage) on Douglas Road will be 113’, and the new lot, to be 

designated Lot 20.02, will have frontage of 75’ on Douglas Road; to accommodate a proposed 

building envelope on Lot 20.02, the twin 8” caliper tree must be removed but the Applicant 

testified that it had been “compromised” (split) during the recent snow and ice storms; and

WHEREAS, the subdivision plat (Exhibit A-5) shows that the 1-story “mushroom farm” 

building is to be removed; and

WHEREAS, the Applicant noted the existence of a 5-1/2’ chain link fence that almost 

completely surrounds the Property and which, on the Douglas Road side, is “sandwiched” 

between two rows of hedges); and 
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 WHEREAS, the Board considered the testimony, reviewed the Exhibits (A-1 through A-

6), and considered the questions and comments presented at the public hearing by members of 

the Board and members of the public, if any, and, based thereon, made the following findings of 

fact and conclusions of law:

1. The Property is located in the R-1 zone district and lies at the northwest corner 

formed by Douglas Road and Washington Avenue; relative to the latter, Franklin Place is the next

street to the west and Hamilton Road, in Glen Ridge, is the next street to the east.  The Property 

has a total of 188 feet of frontage on Douglas Road, 161.14’ of frontage on Washington Avenue, 

and consists of 32,616 square feet.  At present, a 2-1/2 story stone and stucco dwelling exists on 

the northern portion of the Property along with a detached garage in the northwest corner.  

2. The Applicant proposes to subdivide the Property into two lots:  Proposed Lot 

20.01, containing the existing structures, would have 113 feet of frontage along Douglas Road 

(as well as at the rear property line) with a 150’ property line to the south as the subdivision line. 

Proposed Lot 20.02, the new lot, would have 75 feet of frontage on Douglas Road with a 133.88’

rear property line.  The proposed lots would consist of 16,950 square feet for Lot 20.01 and 

15,666 square feet for proposed Lot 20.02.

3. Each of the two new lots meets the requirements of the Land Subdivision 

Ordinance of the Township of Montclair.  

4.  The application seeks minor subdivision of the Property only as the Applicants 

have not developed a building plan and associated plans for the new single-family dwelling to be

built on Lot 20.02. 

5. Where an applicant presents a fully-conforming subdivision, the law is clear as to 

the Board's role and authority.  As stated by the Supreme Court in Pizzo Mantin Group v. 
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Township of Randolph, 137 N.J. 216 (1994), the Municipal Land Use Law has a “legislative 

design to require consistency, uniformity, and predictability in the subdivision-approval process.  

…[A] planning board's review of a subdivision proposal…must be made within the framework 

of the standards prescribed by the subdivision [ordinance] and…the zoning ordinances.”  Id., at 

229.  A planning board does not have broad authority to consider a subdivision apart from those 

ordinances.  Id., at 228.  Rather, if the subdivision complies with those ordinances, the Supreme 

Court concurs with the view that a planning board “shall” grant subdivision approval.  Id., at 

226.  The Court’s interpretation of a planning board's role and authority in a subdivision 

application has been reaffirmed over the years; see, e.g., Green Meadows vs. Planning Board of 

Township of Montville, 329 N.J. Super. 12, 18 (App.Div.2000).  As Cox and Koenig state in their

treatise, New Jersey Zoning and Land Use Administration, (Gann 2013), "a planning board must 

approve a subdivision unless it fails to comport with the requirements that are specifically 

delineated in the duly enacted subdivision or zoning ordinances."  § 16-2, at p. 413 (citing Pizzo 

Mantin, supra., at 226);

6. The Board concludes that the subdivision complies with the requirements of the

Zoning Ordinance and Subdivision Ordinance, does not require any variances or any other relief,

is a conforming subdivision, and is entitled to approval;

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the Township of 

Montclair, that the application of WILLIAM G. MATTISON and ERICA M. MATTISON, for 

minor subdivision, be and is herby approved and granted, subject to the following conditions:

1. All "WHEREAS" recitals, findings of fact, and conclusions of law set forth above

are incorporated herein by reference.
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2. The Applicants' application to the Board and all materials submitted in support of 

and in connection with it, including all correspondence, notices, plans, surveys, and exhibits, and

the documents introduced and marked into evidence at the Board's hearing, together with the 

Applicants' testimony and stipulations on the record, if any, and the testimony and non-

testimonial comments of the public, if any, heard by the Board, are made part of the record of 

this matter.

3. The Applicant shall cause appropriate deeds for the subdivision granted herein to 

be recorded within 190 days from the date on which this Resolution is adopted.  Such deeds shall

be presented for a review for form by the Board Attorney and shall thereafter be signed by the 

Chairman and Secretary of the Board.  The Applicant shall otherwise comply with the 

requirements of N.J.S.A. 40:55D-47 to the extent applicable.  

4. Proof shall be presented that all currently due real estate taxes have been paid 

before any Board representative will execute any deed.

5. The Applicant shall obtain a tree removal permit before the twin 8” tree on Lot 

20.02 is removed and shall otherwise comply with §324, et seq. of the Township Ordinances.

6. The Applicants shall pay the development fee required by Montclair Code §202-

42.

7. The Applicant shall comply with all applicable statutes, regulations, codes, and 

ordinances of the State of New Jersey, County of Essex, and Township of Montclair.

8. The Applicant shall continue to be responsible for payment of all escrow fees 

incurred pursuant to Montclair Code §202-27, as well as inspection fees, and shall do so in full 

no later than twenty (20) days subsequent to any written request.
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9. The Applicant shall comply with item 2 of the Planning Considerations of the 

Board Planner’s Memorandum (Exhibit A-6).  Per the Applicants’ agreement, except where a 

2-1/2 foot high fence is required (§ 347-27E) for sight triangle at the corner intersection, all 

remaining fencing on the Property shall be reduced in height to comply with the Ordinance 

requirement of 4-1/2’ (§ 347-27A).

BE IT FURTHER RESOLVED that this Resolution shall remain on file in the office of 

the Planning Board; a copy of this Resolution shall be mailed or otherwise transmitted to the 

Applicants within 10 days of its adoption; copies shall be furnished to the Township Manager, 

the Township Council, the Township Clerk and the Township Tax Assessor; and notice of 

approval of this Resolution be published as provided by law.

____________________________________
John Thomas Wynn, Chair 

February _____, 2014 
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