
 

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 MEETING
March 24, 2014

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.  

ROLL CALL: Chair Wynn, Vice Chair Rabinovitch, Mayor Jackson, Mr. Brandon, Ms. 
Willis, Mr. Schwartz, Ms. Seip, Mr. Rooney, Board Attorney Neiss, Board Engineer 
Watkinson and Planning Director Talley.  Mr. Kurzweil and Councilor McMahon were 
absent.      

MINUTES:  The minutes for the February 24, 2014 meeting were presented to the 
Board.  A motion to adopt the minutes was made by Mayor Jackson and seconded by 
Chair Wynn and approved unanimously with Mr. Brandon abstaining.   The minutes for 
the March 10, 2014 meeting were presented to the Board.  A motion to adopt the 
minutes was made by Chair Wynn and seconded by Vice Chair Rabinovitch and 
approved unanimously with Mr. Brandon abstaining.   

OLD BUSINESS:  

1. Application 2361:  50 Upper Montclair Plaza, LLC – 50 Upper Montclair Plaza.b 
(Block 1711, Lot 41).  Site plan application to add second floor to retail building.  
Continued from January 13, 2014 meeting.  

The applicant was presented by Mr. Robert Gaccione, Esq. who summarized the 
application.  Mr. Gaccione stated that an updated parking study has been submitted by 
the applicant and has been reviewed by Ms. Talley.  The following exhibit was marked 
into the record:

    A-14:  Parking Analysis prepared by Calisto Bertin, dated February17, 2014.

Mr. Gaccione called Mr. Sionas, the project architect, back to the stand to answer 
follow-up questions regarding the application.   The following exhibit was marked into 
the record:

    A-15:  Two-page plan set prepared by Sionas Architects showing anticipated usage of
the building.

Mr. Sionas presented his plans which show 2500 square foot restaurant on the first 
floor, having up to 60 seats. The other spaces would retail. The second floor shows 
4,000 square feet of space on the 2nd floor which would be limited to medical office 
uses.  These uses would be limited to one on one type therapy offices, not general 
medical uses.  The remaining area on the 2nd floor would be general offices and has 
been divided into four office areas.
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Mr. Sionas stated that the applicant is willing to include a condition that the medical 
office will be limited to one-on-one type medical office uses.

Mr. Gaccione introduced Calisto Bertin as his traffic and parking engineering expert.  He
was sworn in and the Board accepted him as a parking and traffic engineering expert.

Mr. Bertin summarized his report.  The Parking Analysis prepared by Bertin Engineering
evaluated parking in Upper Montclair on Tuesday, February 4, Friday, February 7 and
Saturday, February 8.   

Mr. Schwartz asked if the parking supply was limited because of the large amount of 
snow when the study was conducted.  Mr. Bertin said that all spaces that were occupied
were counted. If the snow covered the spaces, these were counted as unoccupied 
spaces.  Ms. Willis stated that these spaces should have been subtracted from the 
analysis because they were not available.  Mr. Bertin said that most of the spaces were 
cleared when the study was done and that there were spaces available.

The parking study indicated that parking supply is not an issue on weekdays (Monday 
through Thursday), as the analysis indicates that there are between 121 and 135 
metered spaces available in the district on Tuesday afternoons.  There are far fewer 
metered spaces available on Friday afternoons.  Between 12:30 and 2:00, there are 
virtually no spaces available in the Upper Montclair Plaza lot.  The Bellevue Plaza 
parking lot is also largely utilized, with availability of metered parking ranging between 
14 and 34 spaces between 12:30 and 7:00 pm.  The metered parking in the Upper 
Montclair Plaza parking lot is completely full on Saturdays between 10 am and 2 pm.  
The metered parking in the Bellevue Plaza parking lot is also largely full on Saturdays, 
with the number of available parking spaces ranging between 23 spaces at 10 am and 8
spaces at 7 pm.

Mr. Bertin noted that much of the time some of the metered spaces in the Bellevue 
Avenue lot are available and can be converted to permit spaces.  In addition, the permit 
spaces in the commuter lot are not used on evenings and weekend and can be made 
available as metered parking in off times.

The report also evaluated parking demand for the project.  The report stated that the 
actual demand for parking at medical offices is one space per 250 square feet based on
an analysis of parking usage at two medical office buildings in 2006.   Mr. Bertin pointed
out that restaurant parking demand is different than office parking and should be 
reduced to 60% to account for the different peak times.  He also stated that the project 
is located in close proximity to mass transit and the parking demand should be reduced 
by 10%.  Mr. Bertin stated that the restriction on the medical use to only those that 
provide one-on-one services would further reduce the parking demand for the site.

Overall, Mr. Bertin stated that actual parking demand associated with the project is 58 
spaces.

Mr. Bertin stated that Mr. Pavel is on the waiting list for 16 parking permits.   During the 
week there is sufficient parking.  On Friday there is less parking available and on 
Saturday there is a parking problem because the parking demand for the retail and 
restaurants is greatest.  However, there are parking spaces available elsewhere in the 
area, particularly at the Bellevue lot, which can accommodate additional demand.
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Mr. Bertin evaluated the Planning Report prepared by Ms. Talley.  He stated that Ms. 
Talley’s report indicated that there will be approximately 35 employees associated with 
the project.  Since these uses have different peak hours, the 16 parking permits 
acquired by Mr. Pavel should be sufficient to provide for employee parking.

Mr. Rabinovitch stated that the highest parking usage is along the roads in front of the 
shops.  He asked if this is indicative of the fact that people don’t want to walk to get to 
their destination.  Mr. Bertin agreed.  Mr. Rabinovitch asked how the parking lot can 
accommodate the proposed use with the total parking load that exceeds the capacity of 
the lot.   

Ms. Talley pointed out that the waiting period to get a parking permit is 5 years.  The 
Board asked how the spots become available.  Ms. Talley stated that the Parking Utility 
periodically offers parking permits for renewal or purchase.  Mr. Rabinovitch reiterated 
his concern that there needs to be better coordination between the parking utility and 
the planning board.

The applicant offered to make a condition of approval that tenants and employees are 
not allowed to park in the metered parking spaces in the Upper Montclair Plaza parking 
lot and that the tenant leases include this provision.   Mr. Pavel also stated that all 
construction equipment will be parked on his property during construction and there will 
be no impact to parking and circulation in the Upper Montclair Plaza parking lot.

The public was invited to question the witness.  No questions were raised.  The public 
was invited to comment on the application.  No comments were made. 

Mr. Gaccione summarized the application.   Chair Wynn stated that he thought that the 
project itself has merit and is an improvement to the area.  The question is the parking 
and the parking study helps shed light on the application and the realities associated 
with this property.  Chair Wynn stated that the project does significantly reduce the 
parking requirement from the prior use (Charlie Brown’s restaurant) and the limitations 
offered by the applicant on the uses on the property and parking limitations for 
employees and tenants help alleviate the parking issues.  Mr. Schwartz wanted to clarify
that the one-one-one medical uses does not include blood testing facilities, which tend 
to have a large number of clients at one time.  

The Board identified the following conditions:

1.  Access to the roof will be limited to tenants only and there will be no plumbing 
facilities in the roof, 

2. The office uses will be limited to one-on-one therapy type uses; 

3. There shall be no employee or tenant parking in the metered portion of the Upper
Montclair Plaza parking lot and that this provision will be included in the leases.  
Copies of the leases shall be provided to the Township before a Certificate of 
Occupancy is issued.

4. A minimum of 20 parking permits will be maintained for this building.  The 
applicant will have six months to obtain the first 12 required permits and may 
grant an extension of six months for the additional 8 parking permits.
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A motion to approve the application was made by Chair Wynn, seconded by Vice Chair 
Rabinovitch and approved unanimously with Mr. Brandon abstaining.

NEW BUSINESS:  

Mr. Schwartz stated that there are a number of redevelopment plans in the Township 
that are inconsistent with the proposals in the Unified Plan regarding increased 
setbacks.  In particular, the Eastern Gateway Redevelopment Plan has development 
has parameters that are not in keeping with the neighborhood.  The setback of only 5 
feet at the fifth story is insufficient for keeping with the character of the community.  Mr. 
Schwartz stated that the Board should make recommendation to the Council to require 
15-foot setbacks at story 3 and a 10-foot setback at story 5.  

Chair Wynn stated that he is not sure that the setbacks proposed by Mr. Schwartz are 
appropriate without looking at the plan, the site and the neighborhood in more detail.  
The way that this should be addressed is to have the Redevelopment Committee review
this and report back to the Board.  Mayor Jackson asked which redevelopment plan is 
being considered.  Ms. Talley stated that the plan in question is the Eastern Gateway 
Redevelopment Plan that was adopted in July 2013.  Mr. Schwartz stated that time is of 
the essence in this matter.  Ms. Talley stated the pending application is regulated by the 
adopted plan and any changes to the plan would not be applicable.  

Ms. Willis asked if there are any other redevelopment plans that are effective and 
should be amended.  Ms. Talley stated that the only one that is active is the 
Elm/Mission/New Redevelopment Plan, which only proposes 3-story buildings and the 
proposed setbacks would not apply.  Mr. Schwartz suggested that the C-1 zone be 
amended to require 4th story stepbacks in order to move quickly in implementing the 
Land Use Plan recommendations.  Ms. Talley stated that the Board should first focus on
adopting the Land Use Plan, after which quick fixes to the zoning ordinance can be 
moved forward.

1. Report from Communications Committee.  Ms. Talley stated that the 
Communications Committee met after the last meeting.  She distributed three 
documents include revised Board Member Policies, a Community Outreach Strategy
and proposed amendment to the By-Laws.    Ms. Talley stated that the by-laws were 
amended to reflect the standing committees of the Board.  Chair Wynn 
recommended that the Board Member Policies and By-Laws be tabled to the next 
workshop meeting.  The Board voted to adopt the Community Outreach Strategy, 
which has not changed since the last meeting.  

2. Review of Revised Draft Unified Land Use and Circulation Plan.  Ms. Talley 
presented the changes made to the Unified Plan since it was discussed at the 
previous meeting.  Ms. Talley stated that the anticipated date of the public hearing is 
April 28 at 7:30.  Mr. Schwartz stated that the Township has come up with uses in 
our downtowns which are no longer permitted, such as car dealerships and gas 
stations.  Mr. Schwartz asked if rather than limiting the use, but rather limiting the 
design.  Ms. Talley stated that while the plan does not focus closely on issues, but 
rather on design.  She stated that she does not want to abandon the use component
of zoning, but rather add increase focus on design.
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Ms. Willis presented a memo that addressed her concerns about the Plan.   Ms. 
Willis pointed out that she is also a member of the Parking and Traffic Advisory 
Committee and is aware of the abundance of parking issues in the Township.  The 
Board reviewed comments in the Plan that identified problems associated with 
“excessive parking” and modified the language as needed.

Ms. Willis stated that she was concerned about the recommendations on bulb-outs.  
Ms. Talley stated that the bulb-outs are recommendations to improve pedestrian 
safety because if reduces the distance that pedestrians have to cross roadways.  
Ms. Willis was concerned about the narrow roadways created by the excessive snow
this winter, and the impacts on traffic and parking.  Chair Wynn stated that the 
experience from this winter is to plow the streets correctly, not the parking and street
policy in the Plan.  Mayor Jackson pointed out that the problem this winter was the 
sheer amount of snow and that there was no place to put it and it had to be 
removed.  He stated that this happens once every 25 years.  Mr. Rabinovitch stated 
that the benefit of increased pedestrian safety created by bulb-outs outweighs the 
problems associated with snow removal.

Ms. Willis suggested that the Plan should include increased setback requirements in 
commercial areas in order to increase the size of sidewalks.  Ms. Talley pointed out 
that where there are opportunities to increase sidewalks, such as at CentroVerde, 
the Board has established setbacks in order to increase the sidewalks. She pointed 
out that the issue is in the NC zone districts which have 20 foot front yard setbacks, 
which are inappropriate for those areas.  Ms. Talley also pointed that through 
Complete Streets and road diets, there may be opportunities to increase sidewalks. 

Ms. Willis stated that the Township should look at ways to increase public 
transportation serving the Township, such as increased bus service, increased train 
service.  Ms. Talley stated that the Public Transportation Advisory Committee could 
work with the Planning Board to pursue increased public transportation services.

3. Request for Special Meeting.  Ms. Talley stated that HP Orange 2013 Urban 
Renewal, LLC, the developer of the hotel at the corner of Orange Road and 
Bloomfield Avenue, has requested a special meeting for May 19.  The Board felt that
there was not sufficient reason to host a special meeting for this application and 
declined the request.  The application will be placed on the June 9 th agenda.  Ms. 
Talley stated that she will schedule an internal meeting with Township staff to review 
the plan and identify any issues that need to be addressed before the application 
goes to the Planning Board  

PUBLIC COMMENTS.  Rhoda Kriesel of the Senior Citizens Advisory Committee stated
that she is concerned about housing and transportation issues for seniors.  She wants 
to see increased bus service, particularly on Park Street and Grove Street.  Ms. Talley 
stated that the Public Transportation Advisory Committee should be addressing these 
concerns.  Mayor Jackson stated that step one is to get a new senior citizen shuttle bus,
which is in this year’s capital budget.  Ms. Kriesel stated that the current shuttle service 
does not have a reliable schedule which is a problem.  Ms. Kriesel stated that in 
addition, the Township needs better identification of bus stops.  Ms. Talley stated that 
this is one of the recommendations in the Unified Plan.
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William Scott, from the Housing Commission, asked for clarification on the April 
meetings and the website should be updated.  He also pointed out that the Unified Plan 
on the website was from April 2013 and is over a year old. Chair Wynn stated that the 
new plan will be posted on the website once the Consultant finishes making the 
changes.   The Board recommended that the old version of the Unified Plan be taken off
of the website immediately.  Mr. Scott stated that the redevelopments plans should be 
consolidated, as it is difficult to follow the status of the various redevelopment plans.

Chair Wynn stated that the reason there are so many redevelopment areas throughout 
the Township, and some moved ahead while others did not.  These areas were 
designated in order to help revitalize problem areas and were completed as demand 
and funding permitted.  It cannot be done on a comprehensive basis – that is the 
function of the Master Plan.

Mr. Schwartz stated that the problem is that while these plans may be available on the 
website, they are very difficult to find.  Ms. Talley stated that she will work with the 
Township webmaster to provide a better means of posting the Township’s adopted 
plans.

Ms. Talley provided an update to the Board on COAH matters, indicating that according 
to the Supreme Court that new regulations are to be place by November 17, 2014.  

PAYMENT OF BILLS.  A motion to pay the bills was made by Vice Chair Rabinovitch, 
seconded by Mayor Jackson and approved unanimously.

ADJOURMENT:  The meeting was adjourned at 10:30 pm.

Respectfully submitted,

Janice Talley, P.P., AICP
Planning Board Secretary
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