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PLANNING BCARD
BOROUGH OF MGNTVALE

COUNTY OF BERGEN

IN RE: BLOCK 2802, LOTS 2 AND 3

300 WEST GRAND AVENUE

BLOCK 1002, LOTS 3 AND 5

159-162 SUMMIT AVENUE

MONTVALE DE;ELOPMENT ASSOCIATES, LLC
SHOPPES AT DePIEROS

PRELIMINARY AND FINAL SITE PLAN
APPROVAL, PRELIMINARY AND FINAL

SUBDIVISION APPROVAL, PLANNED UNIT

DEVELOPMENT AND SOIL MOVING PERMIT

VOLUME 1

Tuesday, BRugust 6, 2013

Pascack Hills High Schopl Auditorium

225 W. Grand Avenue, Montvale N.J.
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MONTVALE PLANNING BOARD

JOHN DePINTO, CHAIRMAN

FRANK STEFANELLI, VICE CHAIRMAN
COUNCILMAN MICHAEL GHASSALI
CHET WEBNER

JEFF FETTE

JOHN CULHANE

WILLIAM LINTNER

WOLFGANG VOGT

DANTE TEAGNO, Absent

ROBERT REGAN, ESQ., BOARD ATTORNEY
ANDREW HIFOLIT, ENGINEER

RICHARD PREILSS, PLANNER

KEENAN HUGHES, PLANNER

LORRAINE HUTTER, SECRETARY

DONNA LYNW J. ARNCLD, CCR
COMPUTERTZED TRANSCRIPTION SERVICE
REPORTED BY: BETH CALDERONE, CCR

(201) 666-3450
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APPLARANCES

BEATTIE PBADOVANO, P.C.

BY: ANTIMO A. DEL VECCHIO, ESQ.,
5¢ CHESTNUT RIDGE ROAD

MONTVALE, N%ﬂ JERSBY 07645

ATTORNEY FOR THE APPLICANT

SEGRETO, SEGRETO, SEGRETO, E3Q3,
B8Y: JOHN SEGRETO, ESQ.,

329 BELMONT AVENUE

HALEDON, NEW JERSEY 07058

ATTORNEY FOR OBJECTOR A&P

ALSO PRESENT:

CHIEF OF FPOLICE JEREMY ABRAMS
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WITNESBES:

DOUGLAS BRUCE McCOACH, RTKL

BY MR, DEL VECCHIO PAGE 36
BY THE BOARD

BY BOARD PROFESSIORALS PAGE 117
B2Y BOARD MEMBERS PAGE 122

RICHARD JAMES PETT, JP2

BY MR. DEL VECCHIOC PAGE 63
BY BOARD PROFEZSIONALS PAGE 117
BY BOARD MEMBERS PAGE 122
CHIEF JEREMY ARRAMS PAGE 11

BY BOARD PROFESSIONWALS PAGE 117
CROSS-EXAMINATION
BY MR. SEGRETO
OF DOUG BRUCE McCCOACH, RTKL
Page 142

AUDIENCE MEMBERS PAGE 153

KARI SOLOMONW

KENNETH BARILE

LAUREKA ORGAN

LORI CHARKEY

ALAN KRAMPERT

INAUDIBLE AUDIENCE MEMBER
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EXHIBITS:
A-1 Affidavit of Notice Document,
twa volumes.

A-2 Site Plan drawinags prepared by
L2A, 42 sheets, 6/21/13.

A-3 Architectural Plans by JP2
consisting of 8 sheets, dated 6/18/13.

A~4 Wegmans Elevation drawings
prepared by Bignell, Watkins & Hasser, single sheet
dated 7/24/13

A-5 Flcor Piﬁns prepared for Wegmans
building, 5/14/13

B-6 Roof Plan (Wegmans}, single
sheet 6/20/13

A-7 RTKI Master Plan Booklet

- BA-8 Thumb Drive containing two
PowerPoint Presentations

A-9 Stone Sample Board

A-10 Split Base Sanple

A-11 Material Board Wegmans

BOARD EXHIBITS

B-1 TLetter 8/5/13 from Chief of
Police, Site Plan

B-2 Letter 8/5/13 from Chief of
Police, Scil movement
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AUGUST 6, 2013 87:38 PM

THE CHAIRMAN: Okay. Members of the
public that are here that have an interest in this
application, this young lady that's standing here
with a c¢lipboard, her responsibility is to.take the
names of anyone who wishes to speak to the board.
Any guestions that you may have. And if you put
your name on the list, when we do open the meeting
to the public, you will be given that opportunity
to speak. I know a few people have already signed
it, we may bave missed some of you coming in. BSo
anyone wishing tec speak, please raise your hand,
and Darlene will come to you to gyget yeu to sign for
this, okay.

With that said let's held on one
second, and let's get this document passed ount.

Geod Evening everyone. HNotice
requirements of the law have been satisfied meeting
dates and times have been published in two
newspapers, in this case, the Bergen Record and the
Ridgewood News of this regular meetlng of the
Montvale Plapning Board which is held on the first

and third Tuesday of each month. Dates and times of
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these meetings are also posted on the bulletin

board in the lobby of the Municipal building.

I asked every one please to please

stand for the pledge of allegiance.

PLEDGE OF ALLEGIANCE

THE CHAIRMAN: May I have a rell
call, please.

ROLL CALL BY MS, HUTTER

MR. CULHANE: Here.

COUNCILMAN GHASSALI: Here.

MR. FETTE: Here.

MRE. LINTNER: Here.

MR. STEFANELLI: Here,.

MR. TEAGNO ABSENT

MR. VOGT: Here.

MR. WEBNER: Here,.

CHAIRMAN DePINTO: Here.
(MI;CELLANEOUS MATTERS COF PLANNING
BOARD)

COMMENCING AT 7:48 PM

THE CHAIRMAN: Next, we're going

into the public hearing on Block 2802, Lots 2 and
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3, 300 West Grand Avenue, Block 1002, Lots 3 and §
159-161 Summit Avenue in the Borough,.

The applicant is Montvale
pDevelopment Associates, LLC Shoppes At DePiero.
This is an application for preliminary and final
site plan approval, preliminary and final
subdivision approval, planned unit develepment and
zoll moving permit.

Refore we do ask the applicant to
step forward and introduce himself and start to
present the case, at the reguest of the Mayor I'm
going to make an anacuncement teo kind of advisze
members of the publiec that are here who have an
interest in this application. You may have
recently attended, and I believe that was back in
April, a meeting of the Mayor and Council where in
fact the Mayor and Council amended the rzoning
ordinance in order to allow for the use that is
being proposed this evening.

There were many pecple who had
attended that meeting and unfertunately the
attendance exceeded the seating capacity of the
Montvale Borough Hall, and thus tonight's meeting
which starts the public hearing in this process has

been moved to the high school seo that we did not
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have a repeat of the difficulty that they did have
at that meeting. Their responsibility, which they
did do, was to censider the adopticn of an
ordinance as I indicated to allow for this use,
and the ordinance is wvery specific as to the
details associated wikh the application. As it
relates to building size, location, spacing,
landscaping, lighting, ingress, egress and the 1ist
goes on and on. It's an extremely detailed
ordinance. And that is thg concept that the
governing body had approved and adopted in that
ordinance and the next natural step with the
adoption of the ordinance, 1s to allow the
applicant to come before this board to present
their plans for development.

About a year ago, the governing body
elected teo eliminate the Zoning Board of Adjustment
that had existed for many years in Montvale and to
the advantage of the Borough and particularly to
the advantage of this beard, we do have former
membears and former chair pecple who have served on
that zeoning board for many years. So we have the
expertise of those members who are voting members
of this board, as well as the board menbers who

have sat here for many, many y&ars. i, for one,
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have sat here in excess of 30 years, All of the
voting members of this board are residents of
Montvale. The bsoard is advised by l1lts
professionals. Those prefessionals are not
required to live in town. Most of cur
professionals have served the Borough minimally for
eight years, and some as many as 20 yvears, Their
familiarity with the community cannot be surpassed
by anyone else. We have a very stable board, we
have a very stable legal, and engineering and
planning representation as well.

Tonight we are going to start the
process in the public hearing of this application
as I have read by title into the record. The
applicant has indicated tc me that they expect this
evening to present the testimony of both their
planner, who is a world renowned planning
institutlon, as I understand it, and he will
present to us his credentials, as well as the
architect whe was invelved in the design of the
structures that are proposed to be constructed, if
and when an approval is granted.

The public should understand that
because, and the mayor was gulite emphatic on this,

because of the governing body had adopted an
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ordinance, the ordinance is not site plan approval.
That does not grant the applicant the automatic
right to build whatever they may want to build,
whether it is consistent with the requirements of
the ordinance or not. They still are regquired to
come before this board who has that expertise in
determining whether what is proposed; A) complies
with code, and B} is 1in the best interest of the
Borough with respect to, and paramount te all, is
public safety. And because of that, T have asked
the Pelice Chief and his name 1s Chief Abrams and
he is sitting at the end of dals, he is not a
voting member of this board, but we rely upon him
with raspect to his opinion on matters relating to
public safety. Under his direction, a lieutenant
and cothers in his department have prepared reports
which are now before the board and part of the
public recerd. When the applicant has completed
his introduction of the project and the
introduction of the planner and the architect, the
Chair is going to call upen ocur Police Chief for
his comments, from his perspective and that is
public safety, so that we could look at that before
the board member have their copportunity to speak,

The process that is fellowed in a
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public hearing in Montvale, is the applicant is
given the oppertunity to present its préfessionals,
and neither the board, nor members of the public
will be permitted to dinterrupt that process. And
when in fact, the applicant's professiocnals have
completed their testimony, in this case I will
first go to the Police Chief for his guestions ol
comments or his opportunity to elaborate on his
report. Following that, I will then go to the boeard
members and allew them to ask guestions of the
professicnals that may have testified.

Additionally this evening, we have a
gentleman here who will be identifying himself, he
is a New Jexrsey Attorney At Law, he is representing
an objector, he is going tec put his appearance on
the record. We will give him his opportunity to
speak, just as the applicant gets an opportunity,
just as the board members do, and just as the
public does. He may chose not to speak, or he may
chose to speak. That's at his option. Following
that, I will then call for a motion to introduce
and second, to open the meeting to the public. The
public participation at this point is limited to
the same participation that the board members have,.

That participation is Ffor the purpose cof asking
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gquestions. So when the architect has testified with
respect to a design feature of the propesed
development, any board member here could ask him
guestions of why he selected to go one-way varsus
an alternative way. That same opportunity willl be
givan te ebijector’s counsel. The same opportunity
will be given teo yon, the members of the public,
What no one at this point, will have an opportunity
to do, is offer comments. You cannot offer a
comment saying to cne affect, I think this is the
greatest thing since siice of bread. We don't want
to hear that. Or I don't want to hear this is the
worst thing I ever seen, because your comments are
only admissible at the end or the conciusion of the
public hearing. Arnd this evening, the testimony
you're about to hear will be from the plannexr and
the architect, your gquestions will only be allowed
limited to that specific discipline. When we reach
the final day of that hearing, or this hearing,
whenever that may be, you can stand np, T will
recognize you, you could tell us whatever you like
to tell us, good, bad or otherwise, about what is
proposed. That is the proper way to conduct the
hearing. That is the only way I will allow a

public hearing. It's a simple procedure.
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Same rules that apply to you, apply
to the board members. They too will not have an
opportunity to interrupt the testimony. They too
wiil not hava an opportunity to offer their
comments on the application until we reached the
deliberation, which is the end of the public
hearing. If we all fellow that rule, we'll be able
to get through this public hearing. If any of us or
you, attempt tc deviate from the rule the Chair
will shut it down and we will move on. You were
asked if you wanted to speak to please enter your
name on the pad that Doreen has, a few of you have
and at the end of this meeting when the boaxd
membkers have spoken, and opposition has spoken, I
will call in order those that signed the list.
Time permitting, I will ask anyone else, who did
not sign that list, if they have a gquestion that
they wounld like to ask., All the guesticns are
directed to and through the Chair, You present the
guestion to me, I will redirect the question either
to the applicant's professional that has testified
or if I think it's more approepriate that a board
prefessional answer the question, it wiil be
redirected. You will not be permitted to ask your

gquestion directly of the applicant. Those are the
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procedures that mest be foliowed, I believe on the
rear of the agenda --
¥M5., HUTTER: It 1s next to the

agenda.

THE CHATRMAN: Next to the agenda
there is a dpcument on borough stationery that
explains to youn how the bopard is permitted to
participate, and we follew it pretty clesely.

And I thank‘you for being so
attentive. You will have the same opportunity as
board members, bui no greater opportunity to speak
than those that are permitted to board members.

And with that said, I'm geing to ask
counsel representing the applicant to identify
nimself and to commence proceedings.

Mr. Del vVecchio.

MR. DEL VECCHIO: Gecod evening, Mr.
Chairman, members of the Board. My name is Andy
Del Vecchio, I am & member of the firm Beattie
Padevano on behalf of the applicant, Montvale
Pevelopment Asscociates, LLC.

We are here as you had indicated on
a public hearing concerning property that is owned

in part by Ed and Elaine DePiere. And that is, in
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particular, Blecks 2802, Lots 2 and 3, Block 1002,
lot 5. The other portlion of the property that is
part of this application, is owned by Katalin Deim
and is under ceontract by Montvale Develcpment
Associates, and she cwns Block 1002, Lot 3. 'The
reguisite consents to this application have been
signed by both of the property cowners to permit the
application and move forward.

The property denoted as Block 2802
ig generally defined with an address of 300 West
Grand Avenue. The property located on Summit Avenue
or the block 1002 property, those are both located
on Summit Avenue and respectfully designated 159
and 161 Summit Avenue.

The property, all of these
properties were part and parcel of the rezoning
ordinance adopted by the governing body, as your
Chairman had alluded to in his opening remarks.
That ordinance was designated as 2013-1374, and
created the AB-PUD Affordabkle Housing Planned Unit
DPevelopment Zone within the Borough of Montvale,

The application as is presented to
you and has been filed in the latter part of Juns,
consists of an application reguesting the foilowing

apprevals: 1. Environmental Impact Statement
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approval pursuant 128-17.1 of your crdinances. A
major soil moving permit for the retail component
of this project, which consists of 225,122 cubic
vards of total soil movement, of which 21,518 cubic
yards is proposed to be exported from the site.

The applicant hés also raguestad PUD
approval, as by the very nature and title of the
crdinance, this is a PUD district and hence the
need of PUD approval. I know PUD approval is
something we don't normally face before the
planning board, but in this case that's what the
zone calls for and we'll talk about some of the
details required for PUD approval as we get dnto
the application. We alsc reguested preliminary site
plan approval for the retail component of the site.
And also final site plan appreval for the retail,
for most of the retail compcnent of the site. In
particular 144,000 sguare foot anchor retail
proposed to be cccupied by Wegmans Supermarket, and
an additional 60,000 square feet of lifestyle
retail. Those are the areas for which we have
reguested final site plan approval,

Generally speaking boiling the
application down and moving away from the legal

regulrements and formal titles, the application
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before you is a propoesal to redevelop the Block
2802 property, which is primarily cccupied today by
the DePiero Farm Store and its related agricultural
fields into an upscale lifestyle retail center,
which will consist of 140,000 square foot Wegmans
Supermarket, six individual buildings, in additicn
to the Wegmans, ranging in size from 5,700 sguare
feet to 22,000 sauare feet in size, and totaling
60,000 sqguare feet in total, in what T generically
call the upper lifestyle retail component of the
site. As we get inte the testimony, I will point
cut where those upper and lower phases of the site
exlst on the plans.

We have reguested only preliminary
site plan approval, and nct final site plan
approval for the lower retail center contemplated
to be occupied as its currently presented to you,
with five additional buildings, ranging in size
from 4,000, B,000 sguare feet and these are
totaling about 24,000 sguare feet in the aggregate.

Finally as part of the PUD approval,
we're regquired to deal with the affordable housing
obligation that was placed upon the site and the
ordinance zrequlres us to do so primarily on the

Block 1002 property where we show PUD appreoval for
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a one building, two-story reslidential building,
consisting of 32 units of affordable housing. For
that segment of the application, we are sesking
only PUD approval at this time.

I have with me this evening our
project designer and plannar --

THE CHAIRMAN: Mr. Del Vecchio, I'm
going to interrupt you one second., I overlooked
allowing Mr. Segrete to enter his appearance, I
apologize. i

MR, SEGRETO: No, that's all right,
I thowght I would do it after Andy did his opening.

Good evening Mr. Chairman, as well as
members of the board. My name is John Segreto, I
am from the Law firm Segretc, Segreto & Segreto.
Our law offices is at 329 Belmont Avenue in
Haledon. Obviously in New Jersey. We are entering
our appearance on behalf of objectors, that’s Great
Atlantic and Pacific Tea Company, they have
corpeorate headguarters at 2 Paragon Drive,
Montvale, commonly known as A&P. Thank you, Mr,
Chairman.

THE CHAIRMAN: Thank you very much.
Is there anyone elss, any other attorneys in the

audience that wish to enter an appearance?
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NO RESPONSE.

THE CHAIRMAN: No., Thank you. Please
continue Mr. Del Vecchio,

MR. DEL VECCHIO: I am going to move
out of order a little bit before I intend to
procaed, given Wr, Segrete's entering appsarancs.
First of all I need to place upon the record the
applicant's reservation of their rights concerning
Mr. Segreto's participatien in these hearings. It
is my underatanding that Great Atlantic & Pacific
Tea Company are merely a tenant, and not a property
cwner within this community, and as such I guestion
whether or not they rise te the status of
interested party, as that term is defined in the
Municipal Land Use Lew. At this time I'm reserving
our right, obwviously it is up to the board to
determine who does and who deoesn't get to speak,
but on behalf of the applicant, we are just
preserving our right on the record concerning that
issne.

Secondarily, again, as it pertains to
the objector being a competiter, I would ask that
the board treab the testimony, comments or the like
that may be ferthcoming from the competitor,

obiector in accordance with the standards set forth
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by Village Supermarkets, which I believe govern the
board's proceedings and consideration te their
testimony. $o, 1 want toc put those preservations
on the record. 1 also again because this is now a
objector situation where we have a competitor,
objector out, before we get too far in these
proceedings, cobviously notice of these hearings
were - given by the applicant submitted to the beard.
1 believe they were reviewed by Mr. Regan and the
beard secretary. I want to make sure that the
hearing notice is proper for these hearings to
preceed, I did as a curtesy extend on the
anticipation that Mr. Segreto weuld appear, I did
send him an advance copy of the notice before it
was published for his comments, should he have any.
For the record, I did not recelve any. And before
we get too faxr, if there is any issue with the
notice I would like it to be stated now so we could
deal with it before the hearing gets too far aleng,

MR. REGAN: Mr. Chairman, I reviewed
the various notice deocuments submitted to me by
counsel for the applicant pricr to this avening,
including the affidavit of public notice, the
affidavit of mailing and the affidavit cf

publication. I reviewed them in detail. And in my
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opinion, the notices are in order, they conmply with
the statutory redguirements of the Municipal Land
Use Law and the board has jurisdiction tc continue
the application and proceed.

THE CHAIRMAN: Thank you. Mr.
Segreto, do you wish to respond to elther the
statement made by Mxr. Del Vecchio or by Mr, Regan?

MR, SEGRETO: Yes, with regard to the
question of whether or not A&P is an interested
party. Obviously we think ¥Mr. Del Vecchio is
wreng. A&P has been a long time corporate resident
of Montvale. They have been at corporate
headgquarters pursuant to a ground lease and as part
of that ground lease, they pay taxes to the
Borough, The property that they occupy is a stone
throw away from this property, not 200 feet, but
they are very close. We did attend many of the
hearings that was for beth master plan amendments
as well as the hearings with regard to the adoption
of the ordinance. We have in fact filed three
lawsuits challenging beth master plan amendments as
well as the zoning cordinance. And I can say not,
no one has raised any defense that we wWere not an
interested party or we have no standing filing

those lawsuits. But I think it's absolutely clear



10

il

12

13

14

15

i6

17

18

18

20

21

22

23

24

25

23
with regard teo Mz. Del Vecchio's comments that
somehow cur objectiens and what we have to say and
our witnesses have to say, somehow tainted because
we are a competitor. Wouldn't that apply to all of
these witnesses who have been paid to come up and
tell you how wonderful this preject is? They arae
doing so because they represent the Wegmans and
avery othef user of this property, and the owners.
And they want to convince yeou it is the most
wonderful thing in the world for Montvale. So it
works both ways. They are all professionals, they
are all going to have an ocath before thay testify,
and obviously this board has 1ts jocb to look and
consider all of the evidence and that the evidence
that we present, as well as what they present, in
making an informed decision. There are many, many
cases that tell us cross-examination is the bast
vehicle to get to the truth. So it's not through
direct testimony, but it’s through
cross—exanination by an adverse party. So I would
hope that you would not take Mr., Del Vecchio's
advice. Don't look sinisterly at what I =ay or
guestions that I ask, or what the witnesses say but
consider it and give it the same consideration that

you would give this side of the aisle. Thank you.
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MR. REGAN: Mr Chairman, if I could
just respond. Just for the record, Mr, Segreto is
ingorrect in terms of the issue pertaining to
interested party and standing. As the Board is
aware, he has filed two lawsuits against this board
in connection with twe amendments to Lhe master
plan. ©One of which was dene in July of last year,
July of 2012. &nd a most recent, early April of
this year. In both lawsuits, I have raised an
affirmative defense, the issue of whether AP has
standing to challenge the board's amandment of the
master plan.

That being said, however, I'm furlly
cognizant of the fact that the Courts of this State
have accorded the term "interested party and
standing” the interpretations have been liberal in
favor of permitting an interested party to cbject
or who has standing to raise objections to a zoning
amendment or master plan amendment. I want te know
for the record that we have interposed a soparate
defense as to whether A&P has standing as an
interested party to challenge the boards's
amendment to the master plan.

I think what should be placed on the

record, I assume Mr., Segreto, since I didn't hear
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anything from you, you have no objection to the
form of the notice that was provided.

MR. SEGRETQ: Counsel, I don’t think
it is appropriate that an cbjector’s attorney is
asked to give an copinion as to whether or not the
notice 1s sufficient.

MR. REGAN: Well, I respectfully --

MR. BEGRETO: It is a decision for you
to decide and Mr Del Vecchio to decide --

MR, REGAN: I think it is.

MR. SEGRETO: And even if I said I
thought that the notice, and I'm not given this
opinion that the notice was valid, and then it
turns out if this board approved it, and we went to
court and one of the challenges would be the
insufficiency of the notice, there could not be a
waiver because the wailver goes to the guestion of
jurisdiction.

MR. REGAN: Well, Mr. Segreto, vou
know what the notice is. It was provided to youn,
Quite frankly, Mr. Del Vecechio provided the form of
notice to you, based on my recommendations.

Because I'm not going to subiect the board cor the
public to six months or a year or longer of public

hearings, and than have you raise an objection to
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the form of the notice at the last meeting. We
don't do things that way. We get it ont on the
record now. Either you object te the notice or you
doen't. I think the notice is perfectly fine. It's
appropriate. But I would like to hear whether yon
have an ocbjection as of today to the form of the
notice, because again, we are not going to sit here
and waste valuablg time of board members, who are
volunteers, cur board prefessienals, the public who
are hear, wheo are also not being compensated as you
are and the applicant's representatives are, I want
to know at this juncture whether you have an
cbhbiection to the form of the notice. Ik's a simple
guestion. You had that notice for at least a couple
of weeks.

MR, SEGRETO: I don't think I had it
for a couple of weeks.

MR. REGAN: You had it before it went
out . It went out at least ten days age. S0 you it,

MR, SEGRETO: Secondly, I think it is
inappropriate for you to be asking me whether I
object or not to a notice. TI'm not going to give
my opinion as to whether or not I think the notice
is sufficlent or not, because I think it's

inappropriate. That's for you to decide whether or
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not the notice is appropriate.

MR. REGAN: And I have advised the
beard, in my opinion, it is appropriate.

I am simply asking yown a guestion, if youn don't
want te answer it, if you want to play & game like
that, that's fine. That's your right to do it.

MR, SEGRETO: I'm not playing a game,
sir. I've been doing this for a while and I never
had any one ask me to give an opinion as an
objector's attorney whether or not I think the
notice or anything else that the applicant has
submitted is sufficient or not. That's for you to
decide and for Mxr. Del Vecchioc to decide.

THE CHAIRMAN: Mr. Segretc, you made
vyour statement on the record. Clearly, that vou
are net prepared to provide us with that
information, which is fine. "The record is clear at
this particular time.

It is your adwvice, Mr. Regan, that it
would be preferential in your opinicn for the
Board's benefit, if in fact he would, But he has
refused to do.

MR. REGAN: ©On occasions before this
board we had an objector attorney come in at the

first public meeting, and object to the form of the
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notice. And I have directed or recommended that
the objeestor attorney, and the applicant attorney
sit down and work out the form of the notice.
Again, we're not going to spend six months, a yeaxr
cr leonger dealing with a complicated application
and then have, at the very last meeting, an
cbjection raised to notice. It is not fair to
anyone.

THE CHAIRMAN: Understood. With
respect to the other peint that was brought up, Mr.
Segreto representing A&P, who is in fact a tenant
for many, many years, does he have standing as an
interested party in the borough?

- MR. REGAN: In my cpinion, I believe
he does.

THE CHARIRMAN: S0 therefore, we will
proceed with the hearing with that wnderstanding.
Mr. bel Vecchio, you placed your objecticen te that
on the record, unless there is anything else yon
want to say at this point with respect to that, I
would suggest that you move forward and introduce
your first witness,

MR, DEL VECCHIO: No, Mr. Chairman,
I'm prepared to proceed. First of all I would like

to mark some documents in advance of us proceeding,
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just so Lhat we don't have do stop the testimony as
it proceeds this evening to mark them.

With that said, I would propecse with
yours and #¥r, Regan's permission the following
makings. The Affidavit of Notice dogument which
contains all the notice procfs as A-1, I believe
that consists of twe volumes in this case because
of the magnitude of the mailing. So both velumes
would be A-1.

1 would like to mark the site plan
drawings that were submitted with the application
prepared by L2A, they consist of 42 sheets as A-2,
they are dated June 21, 2013,

h~3 would be the architectural plan
prepared by JP2, they consist of eight sheets and
they are dated June 18, 2013.

A-4 is the Wegmans Elevation Drawings
prepared by Bignell, Watkins & Hasser. That is a
single sheet dated July 24, 2013. &-5 is the flcor
plans preparad for the Wegmans building dated May
14, 2013,

A~6 1s the Wegmans prepared rocf plan
also a single sheet dated June 206G, 2013.

ind A-7 will be the RT KL master plan

booklet which is on power point this evening, but I
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also bought hard copies for the board members and 1T
de have scme extras for any one else as well.

And then I leave to Mr. Regan, both
the PowerPeint presentations this evening by Mr.
MoCoach and Mr. Pett are contained on a thumb drive
which we are prepared to file with this board if
it's appropriate, I would like te mark that single
thumb drive as A-8 containing those two PowerPoint

presentaticns, which you will see this evening,

EXHIBITS A-1 through A-B marked.

THE CHAIRMAN: Mr. Del Vecchio,
before vou proceed, I'm going to ask Mr. Regan,
could you kindly first swear in the professionals,
our planners, our engineers,

MR REGAN: And Chief of Police.

THE CHAIRMAN: And Chief of Police,
all at the same time.

MR. REGAN: Mr, Preiss, Mr. Hughes,
planners and Mr. Hipeclit, Board Engineer and Chief
Abrams, ralse your right hand, please.

Do you swear or affirm that the
testimeny that you give in this proceeding is the

truth.
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MR. PRIESS: I 4o,

MR. HIPOLIT: I do.

MR. HUGHES: I do.

CHIEF ABRAMS: I do.

MR. REGAN: Let the record reflact
that the planners, the engineer and the Chief of
Police were sworn in.

THE CHAIRMAN: I ask also that the
apélicant‘s representatives be sworn at this time,
as well. .

Mr. Del Vecchio, Jjust introduce the
gentlemen that will testify.

MR. DEL VECCHIG: Yes., First is Mr.
McCoach from RTKL anpd Jamie Pett from JP2.

MR. REGAN: Gentlemen, will you raise
your right hand, do you swear or affirm that the
testimony you give in this proceeding shall be the
truth so help you God.

MR. McCOACH: I do.

MR, PRETT: I do.

MR, REGAN: I regquest you each place
your full name on the record, and spell your last
name .

DOUGLAS BRUCE McCOACH: Douglas Bruce

McCpach. Spelled M, small o, Capital C, 0O-A-C-H,
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SWORN AND TESTIFIES AS FOLLOWS:

RICHARD JAMES PRETT: I do., Richard
James Pett, P-E-T-T, SWORN AND TESTIFIES RS
FOLLOWS:

MR. REGAN: Thank you.

THE CHAIRMAM: Mr. Del Vecchio.

MR. DEL VECCHIO: Before I have Mz,
McCoach start his testimony, I kind of want to
explain why I asked Mr. McCoach as the site
designer and site planner to appear before you this
evening, because it's a little out of the ordinary
for what we typically do when we handle & site plan
application before the beard.

In this case as it was mentioned
early on, this property has been zoned within the
confines of the PUD district, And the PUD Bistrict
has some speclal attributes and reguirements to it.
One of which is for lack of a more legalistic
pinpoint correct term, we have to do a concept plan
approval for the entire site., The big picture, if
vou will, And understand how the big picture of the
site translates down into all of the typical things
that we typically do when we handle a site plan
application. Bnd the details, the very many details

that come with the slte plan application.
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As you know the DePlero properfy and
the proceedings that occurred before we got here I
think bear it out, hold a very special place in the
community's heart, and in the fabric of this
community. And in coming up with a proposal that
would do justice teo the site, and the place that it
holds in the community, we thought it appropriate
to the get the best of the best, in terms of how to
design and layout and create a visien for this
site. And after much searching and contemplation,
the property owners, Monitwvale Develcopment
Association sought out RTKL. And Washington located
for Mr. McCoach's purposes, but an international
design firm that has its fingers in all parts of
the United States, and the World in its design.
And we thought no better perscn would be able to
plant the seed of the many seads that have been
planted on this property, and germinated over the
years, but plant the next seed that will germinate
and take this property %to its next elevatiocn, its
next generation, and in this case while it is not
going to be crops, it's still going to be a
development that we think, if approved by this
board, will be giving back teo the community in many

ways, not merely by providing an outlet for retail

10

1l

12

13

14

15

16

17

ig

19

20

21

22

23

24

25

34
goods and services, but alsoc in a very funcficnal
way that it will connect to the many attributes
that surround and tie inte this property.

One of the things that struck me when
I lock at this plan, for probably the 12th, 13th or
l4th time, was the magnitude of cpen space that
remains on this site after the development of the
this site, The retailil component of this site is
25.79 acres. The residential component is
approximately 3.3 acres. Putting aside the
residential component, and focussing soclely on the
commercial or the retall aspect of it, the retail
aspect as it's currently laid out on the drawings
has approximately cne and & half miles plus walking
trails on the preperty. It has almost seven acres
of open space. No, it is not seven acres in a
block, in the middle of a lot that creates a huge
park, but it has a numbexr of what I consider tao be
pocket parks, or pocket amenities built into the
center that provide places for people to gather,
for pecople to enjoy the outdoors that coma to
Montvale to work. That live in Montvale, and raise
their kids in Montwvale.

ind we think the development as was

envisioned by Mr. McCoach, and hopefully takes
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roots here before the Board by way of receiving
yvour approval, is one that will germinate and
provide many benefitg to this community cver the
ipng run. While that may not be one of the
standards that we're charged with providing you
procfs on, it's cne that we consider important to
this application, and in intreducing Mr. McCoach, I
wanted the board to understand why we chese to
bring him here before you, because we're offering
him in the context of being the design planner or
the design censultant whe created the seed, the DNA
for the development that Mr. Pett will put the fine
point details on the architecture, Mr. Dipﬁle will
put the fine point details on the engineering, and
other professionals will deal with the fine points
that they are charged with and have the knowledge
to deal with it,

With that said, I would like to ask
Mr, McCeoach to come forward. Mr. McCoach has
prepared a PowerPoint, as we indicated, and is
contained on the A-8 exhibit which we have marked
as a thumb drive, and I would like to, at least to
seme Toundatlon presentation with him and then let

him run with this presentation for you.
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DOUGLAS BRUCE McCOACH.
DIRECT EXAMINATICN BY MR. DEL VYECCHIO:
Q. Mr. McCoach, cculd you give the Board

the benefit of your educatlonal professional
experience?
A. Absoclutely.

THE CHAIRMAN: You may be better off
sitting down and getting closer.
A. Again, my name is Doug McCoach, I'm a vice
president with RTKL Asscciates. My office is based
in BC, we maintaln thirteen offices arcund the
World. I'm responsible for the planning and Urban
design division in my office in Washington, D.C and
my markets are broadly speaking anywhere in Noxrth
America, portions of the Middle East, South America
and even extending inte Chirna. And all of those
places, we do what's best described as development
plans and for all of us speaking, it is our Jjob to
synthesize the interest of our clients and
retailers that they represent, the interest of
communities and the resident populations and then
pool together different types cf programming teo

create places where people want to go. So our
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project always include retall components, they
regularly include residential, they can included
office, bur that they alsc include open space, and
gathering spaces, and we found over the years that
they create great open spaces of recipe for
creating good communities.

On a professional level, I've been
practicing 29 years. I am a graduate from Syracuse
University with a bachelers in architecture, and
I've been at RTKL for almost the entire duration.
First working as an architect for the first 20
years of my career, dolng commercial and retail
design work. A&nd then taking a leave of absence
from the firm to serve as planner director for the
City for Baltimore, and also serving for eight
years as a planning commissioner for the City of
Baltimore., I know something about what you do
here.

While I was an architect at RTKL -~
well, actually, after two years as planning
director I returned to RTKL to pick up the reigns
from the planning and urban side group. That's
where I am today.

While I was an architect at RTKL, I

maintained registration in thirteen states. I had
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recipreocity with Encarp, and I am a Certified LEED
profegsional. I have let those registraticns in all
of those States, except for Maryland, dermant. As
I'm now working in Washington as a planner, not as
an architect. But I certainly understand the
reguirements of registration for the State of New
Jersey. And that's why the client actually
retained the services of an additional professional
planner to actually handle the technical details of
the plan.

RTKL maintains a legal identity and
registration in the State of New Jersey, as RTKL
New Jersey PC, I believe. BSo we have our presence
legally in this State as well. So, I think that
covers a lot of my experience.

I've been involved in projects of
this type for the past 20 years, I have been
involved giving testimeny, planning testimony such
as vours, arocund the region and throughout the east
coast of the U.8. and Washington, D.C., and
Maryland, New York and New Jersey, Sc I feel as
though I bring qualified expertise to the table.

¥R, DEL VECCHIC: Mr. Chairman, at
this point we're offering Mr. McCoach as an expert

in the field of site design and site mastar
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planning, not as a planner for purposes of
previding same types of variance proofs, or
architect for purposes of dealing with
architectural issues. Mr. Pett, who is siftting
next to him will deal with the architecture, Mr.
Steck who will come later will deal with the
planning proofs.

THE CHATRMAN: Mzr. McCoach, could you
provide the Board and the public with the identity
of other projects that you worked on in the State
of New Jersey?

THE WITNESS: Yes, I can provide that.

THE CHAIRMAN: BSpecifically what
comes te mind?

THE WITNESS: Well, we have worked on
residential designs and master planning cutside of
Newark, a large scale project. We done retail
projects outside of Newark. I'm currently working
with ARCO actually, that's in New York City —-

THE CHAIRMAN: We deoen't care about
New York. I don't like New York. I don’t go there.
There is nothing about HMew York I like. Stay in HNew
Jersey.

THE WITHESS: I could provide that

list te you,
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THE CHAIRMAN: I would like to know
how T could hep in my car or any other beard member
or member of the public, can go to a project that
you were cloéely involved with, sayving with pride,
they are coming to Montvale. I would like you to
provide that information prior to our next meeting.

THE WITNESS: Okay.

THE CHAIRMAN: Okay. Mr. Regan with
respect to the credentials that Mr, MecCeach has put
on the record and presented tc the board, do you
recommend that we accept this gentleman?

MR. REGAN: Yes, I think he can be
accepted and qualified.

THE CHATRMAN: Then the Chair will
accept the recommendation. Please continue, Mr,

Del Vecchio.

. Mr, McCoach, you had wvisited the
property which is the subject of the applicaticn?
a, Yes, I have.

Q. And vou made yourself familiar with
not only the property, but thg surroundings which
the property sits.

A. ¥es, I have.

. aind the document that is on the thumb
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drive and the PowerPoint presentation that we're
about to embark upon, thatfs attributed toc you and
prepared by you, or under your supervision?

AL Yes, I have,.

c. Now, the crazy lawyers are out of the
way, I'm golng to ask you to take your presentation
and move forward with it. I won't interrupt.

A, Thank you. So the presentation which is
behind the panelist, I think some of you have sat
in prior public forums, and this actualily I think
goes back to the point of our engagement by the 5.
Hekemian Group.

Our detail was asked te assist Hekemian as
it moved forward in concepts for developing the
DePiero site. They explained to ws that there was
a need to create a vision for this project, which
was innovative, that brought, I think a
contemporary retailing concepts and technical
concepts to the Borough, A wision for the site
which was integrated in the sense that the site
which is really I think a significant leocation
within Montvale, has the opportunity to tie
togather many aspects of daily life within the
Borough based on its locatien.

And they asked for us to ultimately alsc to
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find a way to recall the legacy of site, the
DePiero's presence on the site for so long, and
recognize the impeortance of the DePiero Farm
Enterprise in that location.

So if you could geo to the next slide, Dan.
This is a little bit of my background. The images
that you see in here, while not in New Jersey, to
talkx about our extensive experience within ocur firm
of creating great places that people want to visit
and spend time in guality places to the benefit of
th community that they are in. Including downtown
Silver Spring, which was really a desclate downtown
area which is now a vital thriving entertainment
and shopping district. Pentagon Row, in Arlington,
Virginia, which is an integrated residential and
fetail lifestyle center. ZRestoen Town Center in
Virginia which is recognized as one of the premiere
town centers in America, which we're actually
currently invelving in expanding to intreduce more,
I think, residential development, and you know
bring more great park space. And the Merrifield
Town Center, which again is a newer lifestyle
development, also integrating residential with
retall and testing some new opportunities for

integrated vertical development and mixed uses.
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Next =lide, Dan., In addition to, we'll point
this out, in addition teo my focus on planner design
I've been assisted by Clalr Bedat, who is a
designer in our landscaped studio, in our
Washington office., And Claire has done a very good
job, I hope you agree, in interpreting some of
those goals that were set forth by ocur client, and
looking for us to make the landscaping a
significant part of our design as opposed To an add
on. I believe that she will have a chance to
testify at a later hearing, and she will go into it
in more depth inte the design. I think she brings
passion and alsc a sigrificant amount of
experience.

You will alse seas, and you have tc forgive
me for my memory loss, some of the projects at my
gztudic and that I have been involved with, are
located here in New Jersey. The River Walk project
was the one that I was feferring to, a waterfront
preperty at Port Imperial. Again, a mixed use
property, residential and significant waterfiront
property and open space development. A really very
nice project in Livingston, New Jersey a
residential town center, including a city hail, a

civic space, retail and residential. And then
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other residential prejects including Creown Farm in
Maryland and a projects throughout Washingteon, D.C.
The Capital Visitor Center. S0 Claire brings great
skill and knowledge to this team.

Next slide. Sco, again we understood that the
challenge here was to bring design guality and
innovation to Montvale. And perhaps that was in
response to discussions that occurred with the
developer prior teo our involvement, it was
explained in our description of RTKL and my role
there, we focused on making great places that
people want to go to and visit and spend time in.
And that's a secret of economic success and the
secret how they contribute making great
communities, and the example that ycu see up here,
gives you some ideas of some of the different
technigues that we used. And some of the strategy,

In the design that we show today, and in
many of our designs, we focus actively on community
puildings, Creating landmark places that bzrecaden
people's understanding of where they live, and the
character of where they're placed. We loeck to
intergrade public activities, cutdeoor activities
inte our plans. The image you see on the top of

the screen is actnally in Reston Town Center, is
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the pavilion, the market pavilicen which in the
summertime used for farmer's markets in Summertime
and wintertime, ice skating.

We're always looking for diversity of
uses. I think that's a little bit different than a
iot of shopping centers. Aand seo, the images that
vou see at the top of the screen talk about how you
could integrate dining, food service with some
different types of retailing concepts, including
the Garden Center,

Qur projects more and more are focussing on
low impact development, and we think this is very
important for the Borxough. And so the project has
inundated sustainability strategies. VYery, very
broad range, in fact.

And then lastly, we're always looking to
find a balance, to strike a balance between
pedestrian and automobiles. We think acress the
U.5. yvou need both to have a successful place, but
all too often for the past 350 years, we've given
too much weight to the automcbile, so we look for
ways to enhance the pedestrian experience and a lot
of pedestrian connections to occur on our projects.

I think that all five or six of these ideas

find a home in this project in this project, the
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Shoppes at DePiere Farm, Dan, next.

S0 I guess this would have been a year and a
half ago 2011 when we first started te learn more
about the site, and we did some analysis of the
site and we were struck by some interesting
cpportunities. In particular, the fact that the
site is surrounded by I think an interesting and
ugeful mix of uses. The corporate uses on Mercedes
Drive and Philips Parkway, the Borough Hall and
library and police station, open space adjacent Lo
the Borough Hall, and so we think that immediately
in that site, there's seeds of community of people
that work there, and visit there everyday. When you
lock at the broader Montvale, particularly the open
space assets in town, what we see is a very
disconnected array of public facilities, and very
nice, but it isn't apparent there is any kind of
walk connectivity or integration, and so we started
to think maybe this site can actually provide some
of that. Maybe this site isn't about the 29 acre
triangle of land, but rather it's about the bigger
picture of all of the facilities around the site
and how they can become a more cohesive experience.

We know that there is an anchor to downtown

¥Montvale and we're not interested in threatening
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that downtown, or competing with it, but we belleve
we are tlose enough to the Garden Stare Parkway,
that this site can actually survive on its own
without adverse impacts. Next slide, please.

8¢ Hekemian asked us teo consider a couple of
program elements. The first belny a large grocery
anchor. And the second being this lifestyle retail
buildings. And then the third being, I think a
significant amount of open space. And the challenge
was to find a way where they can all work together
and create a project that sort of was more than the
sum of its parts. As we looked at the site we
started to notice some real cpportunities,
including obviously access coming down Grand Avenue
and the intersection at Mercedes and Grand, which
we recognize as currently has traffic issues, sc
any kind of a development here presented the
opportunity to address those issues. And also
presents the cpportunity for site identity and to
communicate for people heading east on Grand what's
happening on this site. Part of the Grand Avenue
where the grade levels out and the arade on the
DePiero property goes to Grand Avenue, we saw the
opportunity for a major entry elemant, right in and

right out off of Grand Avenue. And we really like

10

11

12

13

14

15

16

17

18

15

20

21

22

23

24

25

48
that because it is pricr to the heart of the site.
But also it toock some pressure off of Mercedes
Avenue intersection. So, as we headed down Grand
suddenly, at this locaticn, the site really opens
up and allows people teo sort of enter and connect
landmark leocatien and then proceed to the entire
development.

Heading down Grand Avenue by virtue of the
grades on the site, we recognize there is an
oppertunity for an additional lifestyle center
component which we wanted to start develop
something that would compiiment the development on
the balance of the site, but have the abillity to
function independently., We recognize the
intersection of Philips Parkway and Grand, the need
to connect teo the rest of the Borough. Philips
again, we have the public library, there was an
oppertunity to acguire cpen space and so we started
to recognize that all of these things fit together
nicély, With the notion of ocur pedestrian
experience, we started to identify hew people could
use this site on a daily basis. & visitor here
could perhaps drop their kids off at the library
and then head over to dec some grocery shopping.

That the folks that work at Mercedes or some of
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Lhese other ovffices, maybe could come over here and
take advantage of a network of pedestrian pathways
for exercise, walks at lunch. We thought that after

work, folks could head over here and maybe there

are restaurants over here. That could be an

attraction for them, or certainly stop at Wegmans
on thelr way home and pick up groceries,

We started to see that you connected to the
broader Borough of Montvale, this really could
become a great hub for community life,

Next slide Pan. And so this image I think
shows pretty clearly the concepticn of looking down
Grand Avenue and looking at Mercedes seeing the
green space at cur entrance, which identifies the
preject and then the lifestyle center. And in the
fereground and beyond that, the Wegmans, And
you*ll see those elements that relate to the
varying legacies of the =zite. And we'll talk more
about how you interpret that with a eguestrian-stye
design., But it is not a particularly dense
development, nor is it particularly tall. We think
it fits nicely into the scale and the context of
the site.

Next slide, please. S¢ the elements of the

preject, we're including, to start with the park
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space up at the intersection of Mercedes and Grand.
Lifestyle Village of about 50,000 square feet.
Wegmans Grocery store 140,000 square feet. And an
entrance, with an esntrance feature off of Grand
Avenue. The main street entrance off of Mercedes,
the town green, speaking of off of that entrance
and connected to Wegmans. Pedestrian arcades and &
walking experience around the lifestyle center.
3torm water solutions which are integrated into
pedestrian pathways. Phase II lifestyle
development. Park space interspersed into the
project. Bike and pedestrian trail system that
both connect threough the project and also connect
to the library, and to the open space.

In response to recommendations froem the
Borough, the project has a significant landscaped
component which we'll talk more about as it relates
to the theme, but we balieve we have met the
intentien of the Borough's ordinances with regarnd
to landscaping across the entire site,

Next slide, please, Now, one of the defining
features on the site is the significant grada
change from east to west. And there always been a
guestion of how can we address that. We note frem

other projects what we didn't want to do is
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introduce a significant single retaining wall into
the upper and lower portion of the site right here
{indicating.} I think we address the grade change
of approximately 15 to 20 feet in this leocation, so
our strategy in doing that was actually break that
wall down into two small steps, and introduce some
of our storm water sclotion in that lecation
between the two wall porticns. 2And alsgo a
significant amcunt of landscaping to that wall. So
the idea was, you never have a large scale
institutional kind of presence with that retaining
wall on the site. Se the grade as we look east Lo
west in this section B, really presents a
ralatively flat parking area, in front of the
grocery store, and service aresa behind the grocery
store, and then modest steps down to the Phase II
business-style center. And then leooking north to
south of the section really shows the intersectiocn
of Grand and Mercedes and the park at the top of
the site, and relatively low elevaticon of the
lifestyle retail center relative to the
intersection. And then a flat portion of the site
with the parking field for lifestyle retail, the
main street and grocery market,

One feature of the project is the green roof
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that's proposed for the large retail building up in
the lifestyle center, And we think that is an
essential component of the sustainability strategy
and it is also an amenity, in the sense it helps
reduce some of overall institutional appearance of
the building.

Next slide, Dan. So, this is a view
looking up Grand Avenue towards the Wegmans and
this shows the concept for the lifestyle phase II
project which was conceived as a sort of a garden
store-type of tenant, which the developer is still

in the process of working with to plan as a tenant

here. But the goal is to see here greenhouses and
garden sheds along Grand Avenue. 8o much we’ll
calling it the DePlercs. I guess two, six foot

tall retaining walls screened with landscaped and
the Wegmans beyend. Up on the top of the hill alsc
screened by significant landscaping (indicating).

As your eye follows up Grand Avenue you
could see hints of some of the farm structure
vocabulary and some of the farm amenities. That we
think are useful te introduce character to the
project, and that goes all the way up to the
intersection of Mercedes.

Next slide, please. This is another view of
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the project this one loocking across Grand Avenue at
the town green, a circular entry feature with the
windmill that's proposed, We actually think there
is lot of opportunity to introduce these elements
which would recall the lsgacy of the DePieros from
the form of the farming eguipment. And so this
windmill is a very nice detail element.

You'll see in this view a number of
different types of design vocabularies for the
lifestyle retail buildings. and each of them
recall the varying architecture region, and then
vou also see the Wegmans, which I think one of the
great opportunities on this project was to take
advantage of the Wegmans Store design with the
spire to start to create identity where we will
call it the state and main intersection on this
site, where the town green is sort of right acress
the street from this spire, which is where the
Wegmans store has their food service. So suddenly
there is a focus of activity right here at that
intersection of the project.

Wext slide please. Sc we were asked
again te acknowledge the history of the site and
the importance of, I think farming in the region,

through our design. And we find that the projects
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that we do which are most successful, I think are
tied together by theme. That we can introduce
concepts that go beyond just to create retail
buildings. We can intreduce and create
environments that are meaningful to where the
projects are located and people that wvisit them.
And so we started to consider what did farming mean
in this area, and how can it be interpreted, how
can we bring some of this concept into the project.
And we looked at a lct of examples and precsdents
and started to identify different ways that would
bring us forward in the project. And the first
idea was there was a very strong type of vocabulary
of form and mass of these structures,. They have a
very strong and simple roof forms. They have
defined shapes, Dutch, Dutch roof, or shed rocf, or
hip roof. Very simple. There is lot of types that
are vertical elements, like these silos and thers
is always the notion of horizontalality within the
masses. All of these ideas start to transplant
into the 1lifestyle retail forms of buildings. And
in addition, I think with great fortune, start to
be recalled by the Wegmans store.

The next slide, please. There's also

a very, vary strong graphic character associated
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with the farming of the reglon. And that includes
everything from the signage, branding and lakels teo
the structures that start to communicate the use of
the site iself, So we think siles, corn cribs,
water towers, all start to create identity. And
then certainly, the eguipment that farms used 1s
very ilconic. Tractor, trucks, and can be used teo,
I think, create an environment.

Next slide. We think this is pretty easily
to understand that with the simple farm structuzes,
that there is a common pallet of material that's
recognized. Your know green rﬁof, red roocf. The
material that encloses the building whether it is
stone or wood siding., The windows and the doors
and the placement and size and scme cf the building
details, such as dormers and ventilators. All of
these things including details of the construction
that come together and create a recognizable
vernacular style.

Next szlide. So the guestion then is, how do
you bring that home to Montwvale, New Jersey. And
how do you sort of walk that fine line between
something that locks like it came cut of the set
for Green Acres or He Haw, and seomething that is

sort of not related to Mentvale. And our
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conclusion was that there is an equestrian-style
that starts to pull together the agricultural
influences and put them into a context that
immediately makes sense for a flow community like
Montvale. And it certainly relates to the type of
tenants that we think make sense for this preject,
whether that's fashion or jewelry or other
services, That there is, I think, a tenant base ar
market that is seized upon this style. 8o we
thought this was the way to tie together with
reference to DePieros, the references to regional
architectural native-style and also the marketplace
that the preject wanted te respond to.

¥Now a couple of notes about this, the
equestrian-style this is really defined by a
particular era. In a sense that pecple have been
riding horse for a long, long time. So it’s not
exclusive for Victorian, and it is neot exclusive of
sort of a ceclonial, 'he purpose of this, is neot to
create a historic Williamsburyg, that really doesn't
make sense here. The purpose of this is to create a
broad theme of different elements and connect to.
And it makes sense for Mentvale. So, we think that,
we think that the theme, I think there is latitude

in interpreting that theme. And I think that that
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latitude needs te include certain functional
elements of the plan, Sc for instance as the plan
has been developed with the engineers and
architects, we need fire hydrants. There is no
such thing as an equestrian fire hydrant, facade
gign, or for that matter, a light pele. Sc we
think that the technical elements have to be in
plan and we think that they will somewhat fade intc
the context of the plan and don't have to conflict
with this equestrian theme that we've developing.

Next slide please. ©One of the important
features of this project is the landscape. The
building covers only a certain percentage of the
site. And I think one of the ways this project is
very, very different than almest any other
commercial retail development is with the
integration of landscaping into the design theme,
and execution across thes site. We were very
intrigued by ways of interpreting this agricultural
environment heritage here, in terms of landscape
features. And we are also very interested in
bringing that landscape feorward in a context cf an
age where we are thinking about its sustainability
and the environment. And so wea wanted toe find

landscaped solutions that were more natural and
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utilize the natural materials, that recognize I
think the sort of the idea of farming within our
plan and brought forth features like stcnewalls,
instead of concrete retaining walls. Wcod Fences
instead of plastic fences, Just in a way that
would be more natural, more authentic and more a
part of our cverall concept.

Next slide, please, Dan,

Could you do me a faver, could you go back
to our illustrative site plan. There you go
{indicating). That one.

In talking about landscape, a couple of
features, a couple of things are important to talk
about. Within the plan with see our entrance
gateway, a significant location for features like
tractors or windmills. We also see them as
cpportunities for field stonewalls, or things like
corn ©ribs that could become graphic elements. We
ook for wafa to recall the legacy of the DePieros
by actually creating field rows of different plant
material that would recall the actually the plants
that are growing there right now. We look for
solutions like wood fences that could actuwally have
grapevines or grass intertwined with them as you

entar dinto the site. And we looked for ways to
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treat our trees more as crchards, as opposed to
just shade trees along the parking lot. And so I
think when you try very hard te bring nctions of
the histeory of the site, inte the landscape design
and integrate it.

Ckay, new you could go back. And what this
slide was hoping to explain with some notions of
sustainability, and I don't know if I need the
slide to tell you about what we have proposed,
where you will see a significant areas of green,
landscape, you will see the green roof, we
incorporated hike racks, network of bike accessible
pathways. We incorporated charging stations. We
incorporated lighting which is sustainable, and
both the standard of Wegmans, as well as to the
lifestyle center. We worked to create the storm
water detention pond that meets the regquirements of
the borough, but also, I think, contributes to this
notion of keeping water on the site, a fundamental
sustainability. And I think finally introduce the
amount of trees and shaded areas acreoss the entire
site.

By and large it's a, I think, a great
opportunity te introduce sustainability into a

ratail center, which is5 a2 land use which isn't
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known for being envirconmentally friendly. And to
do semething that is maybe moving advances
sustainabllity within the Borough,

Next slide. I think, I believe, our
two finmal slides, again giving you the sense of an
arrival onto the site. This is from Mercedes Drivea
and we're loocking down this main street towards the
spire at Wegmans. Beyond the retail buildings on
the left, you have the village green with its
windmill and the feature of the green. And then in
the distance, the downtown Montvale. You could see
the fences, the stene wall that we talked about, as
well as the use the intention of our design
concept, the use of special paving.

Nexi slide, please ., And I believe lastly
this slide gives an overall view of the project.
Again this was a painting that was done at the
conceptual level of the design., Which shows
Wegmans to the right, The lifestyle center din the
center of the painting. Mercedes to the left and
Grand Avenue traversing the back,

I guess I would like to add that RTEL and I
have been doing retail projects for a long time,
That's really how we established our reputation.

And you know, I guess I got 30 years of experience
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under my belt in this business. And I think that
one of the things that yow're going to see, it's
rare that a designing concept was interpreted I
think sc literally as this one has, many times,
most times, just about every single time the
architecture goes through the process of evolution
and differences, it could be developers, it could
materiality, it could be availability of tenants.
These things tend to change the design. Sometimes
it takes the design sort of off track. I think that
between the efforts of the borough to define what
the project should be through the zoning process,
and then with the efforts of the architect, I
believe what you will be seeing is something that
is wvery, wvery true to the concept that we outlined
over a year ago to the Boroungh, One that really
does maintain this language of agricultural
architecture, and landscaping. And cne that really
supports this notion of becoming a community hub.

And I think it's rare and I think it is very
good, And I'm very pleased as the person whe sort
of was the coriginator of the idea to see that it's
been maintained., I'm gquite proud of it. 8o again,
it is uniogue, and I think it speaks to the

usefulness of the theme and I think it goes well
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for the future of the project with respect to the
Beorough of Montwvale.

THE CHAIRMAN: Thank vyou.

Mr. Del Vecchio.

MR. DEL VECCHIO: Mr. Chairman, I
doen't have any further guestiocns of Mr. McCoach at
this time, I just would note maybe we could take a
couple of minutes for the court reporter before I
call my next witness.

THE CHAIRMAN: Why don't we do that.
Let's take a ten minute break. Let the court
raporter take care of her thing, and we will be

back in a few minutes.

{RECESS 9:10-9:30 PM)

THE CHAIRMAN: The meeting will come
to order.

Mr. McCoach, I would like to thank
you on behalf of the board. That was a good
presentation. I am sure the Board has guestions
with respect te what you presented to us.

However, in the interest of time,
what I have asked Mr. Del Vecchio is that you

presant your architect whe is here to show us the
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mechanics and the vision, and how he put it all
together, And then I will turn to the beard
memberg to allow them to ask questions of both of
your professionals.

With that said M¥r. Del Vecchio, the
floor is yours.

MR, DEL VECCEIO: Thank you, Mr.
Chairman. As I indicated earlier on, we do have
our project architect, Jamie Pett here from JP2.
He was previously sworn. ﬂt this point I would
like to proceed in qualifying Jamie in connectlon
with his appearance here this evening.

I am geing to give Jamie the
microphone.

THE CHAIRMAN: Thank you,

JAMIE PETT, SWORN.

DIRECT EXAMINATION BY MR. DEL VECCHIO:

Q. Jamie, could you provide the Board
with the benefit of your professional and
educaticonal background.

A. Certainly. Thank you. My name is Richard
James Pett, I am a licensed architect and graduate

from Carnegie Mellon University, practleing
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architecture for about 25 years. I was a vice
president and general partner with RTKL for 19
vears., Those years, BDoug and I known each other
actualiy well, And I had the benefit of some
shared history with him in terms of the philosophy
of that firm and perscnal proiects,

I am the founding partner of JP2 Axchitects,
which is my practice. It's been in business almost
ten years and we're lcocated in Baltimore, Maryland.
We have a single cffice there with 15 people in it
and we focus principally on commercial work, I am
licensed in 12 states, including New Jersey. I do
not have a lot of built proijects here in New
Jersey. Actually the last stuff that I worked on
was in conjunction with HNewport City, and some
residential towers there, as well as some of the
retail in the New Port City area. I haven't done
anything in this jurisdiction, although we are
embarking on a preject over in Hackensack.

Q. Jamie, in addition to your work that
mentioned here in New Jersey, what other retail
background do you and your firm have in the retail
architectural field?

A. Our firm really built the core of our

practice around commercial projects, and this
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ineludes both open air centers liked the one
contemplated here in Montvale, as well as enclosed
regional shopping centers. In that capacity, I
have testified and been granted expert witness
statns at a number of entitlement hearings in
varicus jurisdictions. Theose include Washington,
D.C. Arlington, Virginia, West Chester, New York,
Fairfax, Virginiag and other leocations. Some of the
projects that I authored include fashion Center at
{inaudible) City, Shoppes at Boston Commons
currently working on Jefferson Valley and a number
of other projects.

MR. DEL VYECCHIC: I would submit Mr.
Pett as an expert in the field of architecture as
indicated he is licensed and practiced architecture
in the State. And I believe his professional
background supports his credentials.

MR. REGAN: I believe he can be
accepred and gualified as an expert.

THE CHAIRMAN: As per recommendation
of Counsel, please gontinue Mr, Del Vecchio.

Q. Mr. Pett, your kind of pick up where

Mr. McCoach left off. BAnd was charged with putting
the details to the vision created by Mr. McCoach.

And in the context of your services, what was the
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parameters ol your hizing by Montvale Development
Asspciates and your charge in moving that wvision to
the next step?

A. Weil, as Doug alluded to earlier, I think
that we have a wvery unigue circumstance here
because both the jurisdiction and the client were
wise enough to reach ocut te an extraordinary
consultant of RKTL, and come up with an
extraordinary concept. And I will submit to you
having worked in many, many locations on many
shepping centers of this kind, that it is indeed
where to have a really strong conceptual foundation
that I think links the project to its location and
really makes it resinate with the community in
which it's bedng built.

That being in place, they won this
extraordinary opportunity for us as a firm because
we were able to really use that as a direct point
of departure for our design werk without really
having to start with a blank piece of paper, and
try te source and find those types of things that
inferm the architecture and form crafted. So we
were really asked by the client to study the work
that Doug and his team had done, and understand uilt

theoroughly and to use it as a point of departure in
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the development that we did for theose buildings
that I'm about to show you tonight. Really without
taking much liberty, and I don't want te say our
hands were tied, but we really respected the work
that had come before us and falt it was an
extraprdinary departure and we really tried to stay
very ftrue to it going forward.

(o8 Wow, Mr. Pett, the site of this
project you had an opportunity te visit and make
yourself familiax with it?

A, Yes, I have.

0. And the drawings that we attributed
to your authorship were JP2's Title Block, were
prepared by you and under your supervision?

A. Yes.

Q. and with regard to the drawings
depicting the Wegmans elevations and floer plan and
roof plan, you had an opportunity te study 'those
drawings and understand them and are prepared to
present testimony concerning what they represent
and how they work.

A. Yes, I am. Again, with the caveat that we
wvare not the architects, we are not the architescts
for the Wegmans building, but I am prepared %to, as

a professional architect, to tell you about that
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building and try to address yeur guestions that you
may have.

Q. And in connection with your
appearance here this evening, vou too have prepared
a PowerPoint which is a compilation of the
architectural drawings that we marked respectfully
this evening as A-2 threough A-§6 and then also
supplemented within your PowerPoint presentation
certain additional exhibits thabt you felt you
needsd to illustrate testimony.

A. Yes, it is.

. And those are all depicted on the
thumb drive as A-8.

A, Correct.

Q. And again, I just wanted to again
reference drawings that were attributed to you were
marked as A-3, and then the various Wegmans'
drawings were marked A-4, 5, 6 respectfully.

A. Correct.

Q. With that said, I will offer you the
very same opportunity that I offered to Doug. T
will sit down and ask you to take the Beard through
your Powerpoint presentation depicting the varions
plans and elevations for the project.

A. So Doug already showad you what I think is
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actually a slightly more current version of this
rendering, But everyocne is intimately familiar
with the site and the foreground being the
intersection of Mercedes and Grand, and you can see
clearly the green space on the corner (indicating}.
And these are artist depictions and some of these
feature elements evolved with the Windmill and this
silo, is no longer contemplated in that location,
But there is a stonewall here, a monument wall,
this is a featured green space and it does in deed
carry sort esthetically up on the roof of that
junior anchor building in this location. The
lifestyle center, the Wegmans, Grand and Mercedes.

You ceuld ge to the next slide for nme.
This is the same illustrative site plan, I won't
dwell on it too long other than for the purpose of
orientation and building arrangement con the site.
The lifestyle component is really six buildings in
Phase I. There's six buildings here. Then the
Wegmans in this location kindicating). These
builldings total 60,000 sguare feet, all of them are
in confermance with your ordinance which says that
none of them are less than 4,000 or mere than
25,000 square feet in size., These are all within

that size range which is really kind of a vary nice
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and also a unigue featuve of the project in terms
of the architecture. You don't have real large
extruded buildings youn typically see in an open aix
center or kind of a more traditional strip center,

Tn addition to those, we have the Wegmans.
This is located on the site as prescribed by the
ordinance facing Mercedes with a primary field of
parking in the front, The lifestyle buildings are
array, also around that parking with two buildings,
against Mercedes. Two buildings, and this building
against Grand. And then fipnally down in thils corner
of the site, that is the far corner here, the lower
corner, if you will, is what we're characterizing
as Phase 11 of the project., Again, as Doug
mentioned was conceptually thought of as a Garden
center—~type retail tenant. That tenant has not yet
been secured. So we have only requested, I think,
preliminary approwval, is the right term for that
particular area.

I am just -~ if you could go back for one
second. So I'm going to focus now initially on
this sort of triangle right here. This upper
poftian of the site. fThat is the Fhase I 1lifestyle
center.

Now, if I could have the next slide. So
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this is again an enlargement of that area. You
could see the six buildings. They are reasonably
modest in footprint. We refer to this one as the
junier anchor building. The buildings A and B, and
C and D. These buildings are placed against
Mercedes Drive and there is a retaining wall that
runs aleng the site of this location. So the site
right here in front, if you will, on the parking
side of Buildings A and B, is actually lower than
Mercedes. So these buildings are set inte the
earth. They are pushed down as it is. ‘This
building, all of that in addition to the height
cap, keeps the scale of this project really guite
low in terms of the impact.

o, Jamie, if I could interrupt for a
moment, if you would, for the record, when yon
refer to a particular building, if yvou counld use
the designated letter so the record picks it up and
we're clear for the record.

A. Se buildings A, B and C all have their -=-
pardon me, A B and ¥ all have their rear facade
sort of against a retaining wall condition. &nd
I'1l show you thoss as we go through the
elevaticons, Bulldings € and D and E are

effectively freestanding bulldings out on the sitae
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in conjunction with those wonderful open spaces
that.Doug described esarlier.

Give me the next slide. 8o the first
buildings I'm golng to talk about this key plan
here will help you orient yourself, these are
buildings A and B these buildings along Mercedes
and this top elevation. The froent elevations of
those buildings face the primary parking field.
These buildings again are intended to be highly
articulated, in that they have gable roof on the
front third of the building. That gable roof is
further articulated with dormer windows. There are
variant heights to that roof line. There are
tripart~type composition of bays. Beth arch and
straight store fronts. Building has a base, middle
and top. Stone bases in these locations.
Traditional siding., Store fronts which run the
entire length of the building, which store Ffronts
which wrap the building fer the first 20 feet or
more in cenjunction with vour ordinance,

If you could take me to the next slide.

This is an enlargement of building A, the left hand
building, you could see the materials just a little
better more clearly. Again, the stone bases,

traditional wood siding, wood detailing on the
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piers, dormers, standing seam metal roof.

This building is also articulated, as 1
mentioned, in this tripart compesition it is
articulated in the plan so this surface is not
flush with this surface, but it's in fact behind
it.

If you will go tc the next slide for me.
You could see that the front facade of the building
steps in and out, giving it that high level
articulation. The roof line slides off to create a
canopy at the primary entrance. The central bays
is taller than the flanking bays. The roofs here
are tall, =all of these things intended to add to
the character of the building and te further that
sort of eguestrian-theme that we're evoking
throughout the proiject.

The rear portion of this building is
accommoedated with a kind of parapet here
{indiecating), and T think the drawing may be a
little bit misleading. This is intended to be a
solid parapet. So these spaces, if you wilil,
batween the X's or the X motlf are in fact in
filled with ;;lid constructien, This is sort of a
half wall that then has trim work applied to it.

The intention of that is to screen all the
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rmechanical equipment that will sit behind this, up
on the roofs, so the roof line is actually down
here by this brown trim work, and that parapet wall
protrudes above that three and a half, four feet
screening that mechanical eguipment
{indicating}.

You can see in this slide that the section
of Mercedes, the actual recad slopes up as you're
moving up towards the lntersection at Grand. &nd
you can see here that grade is higher.

Go to the next slide please. I stress that
because this illustration on top is the zear of
bulilding A and B. 8o this dark line right here is
actually the profile of Mercedes as it passes these
buildings some 20 feet awav.

If you go te the next slide., This is the
same rear elevation, go cne more slide forward for
me, please. This is really how those buildings sit
in relation to the land form. So you could see a
considerable amount of these buildings are
concealed by the retaining wall and the proposed
and required street trees that march aleng
Mercedes.

Bit the next siide, please, We're now at

buildings C and D. These are the farm-form
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buildings. And you'll notice in this area that we
have a traditional gambrel rocf. This is a very
sort of typolegical barn roef that you see. Again
all of these varying forms of gables and deormsrs on
the earlier building reminiscent of eguestrian
structures, the gambrel here creates a sensa of
diversity among these buildings. They loeck like
buildings that might have bean built over the
course of time on the site. Although the pallet of
materials that we used is gonsistent throughout
with stone bases, traditional siding, and standing
seam roofing. So, they look as though they craate
a kind of campus and belong together, but they alsc
look like they sort of evelved over time and are
distinctly unigue as oppesed to the kind of
traditional strip center mentality that you see
more in a conventicnal shopping center.

This is extraerdinary, in my experience, to
find a developer willing te go threugh these
lengths to carry out a cencept of this strength,

This particular building again has a
tripart-type facade and you'll notice these
buildings are sort of brother and sister Lo one
another, but not identical twins. Again there is

an intention thare, the same thing is true for the
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couple on the other side. That is buildings A and
B, slightly different from one another., Building C
and D are slightly different. This one has a
narrew center base. This ons has a two bay
expression. The coloration of the buildings 1s a
little different from one building to the next.
Again, adding that sense of diversity and that
sense cof interest to the center as opposed to
making it all the same. I think if you drive
around and look at the most of other centers in the
area, you'll see this doesn't happen too often.

This building again, these para-buildings,
modulated in bays, just as A and B were. There is a
variety of rcof heights, All of the facades are
minimum of 15 feet all in conformance with the
ordinance.

These buildings which sit sort of ocut in the
site kind of float, if you will, and you have the
opportunity to kind of view them from both the
keynote park and entry area, as well as the parking
area. These buildings are afforded with full
roofs, all the way across the entire building and
full sloped roofs in the rear. That's again a
rather extraordinary detall for retail bulldings.

Very rarely you see that.
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Again store fronts from end to end. Light
fixtures, stone bases, wood board and batten
siding, standing seam roof [indicating). And areas
and opportunities also for tenant signage which I
believe is going to be a completely separate review
with you at a later date.

Again, this is an enlargement of one of
those buildings. ©One of the things I didn't
mention on A and B, here we're proposing to use a
board and batten siding on_Building A and B we're
proposing to use a tongue and groove siding, so
we're even varying subtlety from bullding to
huiliding, the colors, the pallet of stone that you
find in the base in materials, in the buildings and
the general detailing for brackets and light
fixtures to make them sort of a family, but one
that also has some interest.

These lower two elevations on this exhibit
are the rear elevations of building C and D. The
site falls slightly in this location so these
buildings are accommodated with an elevated walkway
here that provides emergency egress. These are the
emergency egress doors, and we gone even to great
iengths to enhance the esthetics of those by

creating these sort of sliding barn doors like
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appurtenances that sit next te the actual door
itself. Again, to try to reinforee that eguestrian
and egquine-lock througheout the buildings, even in
utilitarian areas. There's a heavy path of
landscape in this location as you're facing out
into that central park.

Firally, the fifth small buiiding, building
E, which is located here, sits along Grand
(indicating). This i3 a building that will be very
prominent as you drive in and on the central green.
And this is also a building that makes a bit of a
connection down to Wegmans, which is sort of right
here {indicating). This building is envisicned
again as a very conventional equine building, a
barn if you will, This building is also afforded
with a complete sloping roof across the entire
structure. The roof form is again modulated into
multiple bays, varying heights on the roof,
articulation up high on the budlding, as well as a
basse of metal on top. Featured lighting, lighting
on the facade of these buildings. Stone bases, and
store fronts across the entire width facing ths
park and wrapping both sides of the buildings for
fully two-thirds of its length, back inteo the

spaces. Again these are extraordinary, and I think
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if you drive around and look at most retail
buildings, there are store fronts in the front and
cinder block everywhere else. These are highly
articulated buildings, extraordinary high quality
materials, all the way around. The expectation on
this building that we hope there may be food in
this building, in the from of a restaurant, Again
avalling itself of that Central Park place.

And finally in the lifestyle component, I
would like to show you the building F, The junior
anchor sort of sits in this location on the site.
This building is again highly articulated. In this
instance a five-part composition of the facade
shown at the top. Kind of a strong corner element
at either end anchoring the building, and
intermediate arcade here and here (indicating), and
then a tripart-type compositicn again, with a
strong base, middle and top. Vazying roof heights.
And vou could see on this side elevation shown
here, that the barn form or gambrel roof, again
covers a significant portion of the front of the
building and the store front wrapping that side
alevation for almest half the depth of the building
along Grand. This building again utilizing a board

and batten siding, standing seam roofs, true
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copulas, stone bases, and stone piers, strong
window elements, and decorative feature facade.

This is the building that I mentioned
earlier, is alsc sort of pressed into the site so
you can see shown in gray here, this is the
retaining wall that runs along Mercedes, and runs
up to the back side of this bullding, if you will,
and cross behind this building. BSo when you're at
the intersection of Grand and Mercedes, you're
actunally seeing a very short rear elevation and
there is a retaining wall that supports the soil at
that point.

1f voun counld go to the next slide. Thiz is
the rear elevation and the side elevation of this
building. I mentioned this because this is one
location where we are choosing to use a ground face
block. That's on this portion of the wall here and
that's alsc on this portion of the wall here.

These are portions of the wall that are effectively
hidden by the adjacent grades. Sc, the ground
plane shown here is, in this instance, cutting
through a staircase that goes down to a walkway
behind the buildings, that you were several feet
cleser to the intersectiecn of Grand and Mercedes,

you would see this ground plane continues along
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this dotted line all the way across the elevation
and then up to the height of Mercedes on this side.

If I could have the next slide. This is
what the north elevation looks like when yocu have
that ground plane ir place, yeu could see the bkleock
face 1s almest fully concealed and landscaping and
other featurs eslements that are out in this park
that aren't even represzented here, are really in
the foreground of this elevation. And you really
only perceive the buildinghas sort of a short one
story structure from that intersection.

I mentioned the materials as I went through
the presentation on these buildings. But these are
photographic representations of the actial colors
and actual materials that we're proposing to use.
The buildings are all accommodated with a standing
seam metal roofs, conventional and traditienal
standing seam that you find on equine, eguestrian
buildings. We are proposing & charceal gray for
that. These colors are really illustrative of the
pallet that we're proposing to use throughout,.
Different types of wood siding, we are proposing a
vertical tongue and groove-type siding, That's
very commonly sSeen on barns and equestrian

structures. As well as board and batten siding.
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Although very traditionally used, we are proposing
to tlo these in a cementitious board material, like
a hardiplank-like material for durability or
leongevity., This matezrial doesn’t rot. 1It's
stable. But for all intense and purposes it looks
exactly like painted wood once it's in place.
We're proposing the base of these buildings to be
manafactured stone vaneer. This is represented of
that stone wvaneer, T acteally have the example
sitting on the flecor in front of me. It is over
there on the easel. This is being proposed for all
of the bases of the buildings throughout. It is
kind of a thread of continuity between that varicus
roof forms of the building with their different
colors. These colors are really again, drawn from
that equestrian and equine pallet, earthy tones,
and have a bit of natural gquality te them. Greens,
tans and browns. We think that we made the
building's intention a little bit darker. You'll
netice some of the signage proposed is more of a
chocolate brown. That's a color that we think will
propose to lock very sophisticated, and very
understated, and also will age wvery well. There
are natural weod accents on the building, obviously

trim around facias and soffits and other locations.
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And finally we're are using a little bit of this
split face CMU in concealed locatiens,
characterized them as is tec say the rear walls and
side walls where you're really down below grade.

I'm geoing tc, as mentloned earlier, I'm
going to speak a little bit to the Wegmans., We are
not the architects for Wegmans, But I have studied
Wegmans plans and I have some strong understanding,
I think, of how their intended store will work.
And how they are composinqhthe facade. This is an
overall floer plan that really just shows the
zoning. 8o the principal parking field is here.
This is the facade at the bottem of this map that
faces Mercedes. And this is the primary entrance
vestibule here (indicating). This is important to
note because these are arcaded areas, high traffic
areas, where most of the patrons will be moving in
and out of the store. This way and this way from
the parking. And this is sort of a main entrance
right here.(indicating). The store is zoned in a
very kind of a classic manner. The front end is
really your checkouts. There are a number of
offices and other front office functions, if you
will, along the facade here. Checkout lanes, This

purple area on the floor plan is opposite groceries
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and general merchandise. And we understand there
is a limitation on general merchandise and Wegmans
has agreed that they will conform to the eordinance
reguirements for these limitations. There is a
fresh produce section directly in the center of the
store. Prepared foods which Wegmans is really
famous for, and they do an extracrdinary job in
prepared foods. And one of the extraordinary unique
features of this store is that in addition to the
prepared foods, there is kind of a cafe-like
seftting here. You could see there are some tables
and chailrs inside, and there are also some sidewalk
cafe dining oppertunities here {indicating}. Thers
are tables and chairs outside, both undernseath a
small cancpy. That's part of the architecture as
well as being out in the sunshine in this location,
Se, this is a steore that where vou can not only do
your grocery shopping, and get your fresh produce,
and you also could pick up your prepared foods and
go there and buy lunch or buy a snack or buy dinner
and actually take it outside and sit in one of
these inside tables. The back roem function,
that's stocking and lecading. All of that runs
really across the entire width of the rear, and

this is an employee area (indicating}.
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This is Wegmans proposed principal facade at
the top of this image. And one of the other really
extraordinary fortuitous things that has happened
is Wegmans builds really beautiful grocery stores.
And they build grocery stores that are surprisingly
in conformance and consistent with the concepts
that Doug has overlaid on this site, and that we
run with as the architects for the building. So
vor have a facade that's highly articulated, broken
into multiple bays, a variety of roof lines. It
has arcaded areas. It has a lot of glazing and
windows, high level articulation, high quality
material, stone. Again, manafactured stone vaneer.
Wé, in conversation with Wegmans, we're tryving to
coordinate the colors and material here so they are
in keeping with the cothexr retail buildings. There
is a synthetdc stucco being used up high, that
again, articulated with a barn-like doors. In those
facade areas, high windows, again feature elements
like the clock tower here, sort of & spire that
really is a keynote piece on the site marking that
corner over near the park {indicating). This facade
then wraps the park, and this is the side facade,
which 1s essentially facing the kind of town

aguare, if you will, or town park. This i1s the
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cafe arsa that T described where the cutdoor
seating occurs, some of this is underneath this
arcade and seme of it is out here in the sunshine.
I should alsc mentioned there is a direct door into
that cafe as they eater the building. 5o you not
only have the opportunity to go in here at the
principal veéstibule and do your shopping, or if yon
just want to go over to the lifestyle center, and
you just want to pop in for a sandwich or for some
light fair, you could do so at this location and geo
in. And in fact there are checkouts in that
portion of the store as well.

The cother twe facades, and this one is the
facade facing the scuth end of the site. It gets a
little more utilitarian as you get here, and you
see them switching to combinatien of block bays and
synthetic stucco, and that wraps the rear of the
building, and this highly articulated facade does
turn the corner and come back again fully a guarter
of the way down the building.

One of the things I mentioned earlier, T
think I threw this slide back in just to sort of
keynote this green space, here at the corner of
Grand and Mercedes, turning up on the reofs, sort

of carrying up on the roofs, visually on the roofs
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of the junior anchor, that is a green roof being
proposed.

The next slide please. There were gquestions
raised about what's the character of that green
rocf, and hew it will be planted. This green roofl
is not intended for recreational use. We do not
see people actually getting up on this r»oof as an
extension of this site. I want to be clear about
that, This is really a green roof that provides a
reduction in uwrban heat, island effect that's the
kind of heat thrown off by buildings. It certainly
contributes to minimize storm water runoff because
some of the rain that falls on this roof it's
absocrb by the seil and the plants that are provided
there. That's not to be taken lightly because we
are talking about several thousand sguare feet of
roof area, It's a significant area that weould
otherwise would sheet off the storm water. The
plants that go in such a system, they really need
to be a stronger plant, they have to be dronght
resistant, they have to take the high heat
assocliated with being up on the roof, frost
resistant, it really has to be durable, We're not
going to pnt somebody on this building out there

watering plants and out there trying to mow grass.
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This 1s not going to be an intensive use park-like
environment, It is just a green roof that puts
vegetation that's really hardy, that can withstand
the rooftop conditions and thrive. Sp these plant
selections are not mine, I apoke to a censultant
called Hyper Tech, we intend to use them going
forward in the development of this rcof. That's a
real expertise in doing these things., It is not
something that we profess to know how to de. We
will definitely bring a consultant onbeard te help
us execute this. These are systems rpcfs, where
the membrane and installation actual scil
containers are all systematized and planted and in
some instance pre-planted to make sure that plants
are healthy and they are alive and growing well
before they are installed onr the rocf. Bnd then
these are the types of vegetation that we
frequently see, these are often Sedums and other
herbs that are succulence, that thrive on these
rocftop conditions.,

In conclusion, we really do think
that this is guite an extraordinary development,
We think you'll be thrilled with it, The
composition of the varied zoof lines, the

combination of elements like Wegmans architecture
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with the spires, shed roofs, the barnlike roof
forms, the eguestrian and gable-type roof forms,
green roofs, enormous green open spaces
accommodated on the site. We think all make this a
very unigue development and one that really feels
iike it belongs here in Montvale and hopefully will
resinate with the community. Thank you.

THF CRAIRMAN: Thank you.

Mr Del Vecchio.

MR. DEL VECCHIO: I have some
guestions for Jamie, I am going to first step out
here for a minute.

Q. Jamie yocu made reference to the stone
sample for the base, that 1s the material board
that I'm peointing to here.

A. Correct.

MR. DEL VECCHIC: And with the board's
permission, I would like to mark that stone sample
board as A-9.

Jamie, with your permission, can I write on
the back of this?

THE CHAIRMAN: Mr, Del Vecchio, can
you hold that up so all the board members and the
public could see that, please?

MR. DEL VECCHIO: (Indicating).
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THE CHAIRMAN: Okay, very good,

Thank you.

EXHIBIT A-9 marked
D. Jamie, we also have a samples that
you picked or pointed to of the split face stone

material that is intended for the base.

A. Ceorrect.

o. And these are intended for the base
which -~
A, Those cccur on bunilding F which is the

junior anchor and those are in the service bay area

and the rear facade down below the retaining wall.
MR. DEL VECCHIO: With the board's

permission I would like to mark the split base

stone sample as A-10.

EXHIBIT A-10 marked

Q. Jamie, and finally there is a
material board here labeled material board Wegmans
Food Market, Montvale dated August 2013, and if you
could just review for the board gquickly where these
materials appear on the Wegmans building and as you

de that I would 1ike to mark that as A-11,
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MR. REGAN: Give me the title.
MR, DEL VECCHIC: Sure. Material
board Wegmans Food Market, Montvale dated August

2013,

EXHIBIT A-11 marked.

A, I apologize, I failed to walk you through
that. We did not prepare this board. This was
prepared by Wegmans and/ocr_their architects, and
submitted to us. If we could go back to the
Wegmans elevation, please,

So the sample board that yow see to
the right is a representative of the materials
being proposed for these elevations. The
preponderance of the base of the elevations and
these kind of feature elements that I'm pointing
Lo, have gable roofs and arched arcaded and spirs
tower. All of these are rendering manufactured
stone, which 3s represented on the beard. I can't
see the board from here. Do they have the stone?

The intent of this stone material is
essentially tc be the same as the stone material
that we marked as an earlier exhibit on the retail

buildings. 8o it's does not appear I think en the
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Wegmans board. But 1t would be the same consistent
same stone veneer. In addition, they have brick
piers with accented base colors and then kind of
red brick shaft. And those brick coclors are hers
on the beard on the lower left hand corner. There
are synthetic stucco areas higher up here. These
are predominately the second story of the building.
These light tan areas shown on the building those
samples are here {indicating}. The rear of the
building is a combination of synthetic stucco and
ground face block, split face block, I believe
that's the bleck sample there (indicating). And
there are standing seam metal canoples. These are
accent canopies that occur throughout the
composition on top of the arcade, on top of the
feature architecture element that's shown here.
That being kind of deep burgundy. And then some
the standing seam roofs are a light gray -- no,
pardan me. These locations are shingled rocfs on
the spire tower on these flanking rocfs here, they
are sort of gray these are intended to be shingled,
and that's the shingle sample here {indicating).
pid I get evexything?

Q. Jamie, if I could, as you alluded to

in your testimony, the cordinance 1s very specific
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about certain architectural features and I wanted
to walk you through them and ask you the question
as to each.

Does your design comply with the ozdinance
reguirements based upon the atandard that is being
announced. You touched upon some of them and those
that you touthed upon, I will skip over. Lat's
start with some of the basic ones. The lifestyle
retail component, maximum building width shall not
exceed eight times the height of the building.

Does your design meet that requiremsnt of
the ordinance.

A. Yes, it does.

G, As it pertains to the orientation of
the building, you touched upon the anchor retail
orientation. And I'm going to skip over that. So
the lifestyle retail building located closest to
Mercedes and Grand shall face the central parking
field. Does it comply or not?

A, Yes, it does.

Q. the largest retail building of the
lifestyle center shall be located at the noxth end
of the parking field. Do we comply?

A. Yyes, we do, and that weould be building F.

Q. And the smaller bulldings generally
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meet the plank of the east and west sides of the
parking field, and face that parking field.

Do we comply?

A. Yes, we do.

Q. The retail bulldings shall be
accessibie only frem Philips Parkway -- with regard
to the retail buildings accessible only from
Philips Parkway, they need to be sited near the
corner of Philips Ave and Parkway with the parking
field to the rear?

A. Yes, they are. If I could interject, I think
the ordinance was written to some extent, reflected
-- it was reflected in the site plans initially
generated by RTKL, and we have not fundamentally
changed any aspect of that. We used that plan
related to the departure, so the ordinance language
ultimately was reflected by the concept plan and
which is now reflected in furither development plan
of ocur buildings.

0. Let me ask you a guestion I guess
more generally. There is a building massing and
articulation section of the ordinance for the
retail components, and it is reflected on page 19
of the ordinance. You had an opportunity to review

those design standards as it pertains to the
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necessary massing and articulation for both the
ancher retail as well as the Iifestyle retail
buildings. Correct?

Al Yes, I have.

Q. And in each case, your design
intended to and does in fact comply with each of
the standards elicited in the crdinance.as a
concern for articulation and building massing?

A. Yes, it does. We were redirected to perform
specific review of the ordinance internally in our
office to make sure we were in conformance with
each point of it. And I think in fact at that
point in time there ware soms very minor tweaks to
building height and I know Wegmans macde some
adjustments to the height of some of the elements
on some of their components to make sure we're in
full compliance with the ordinance.

0. With regard to the roef accent and
the rise and run requirements of the ordinance. I
want to touch upon those a little more
specifically, if we can. The roof accents forms
that are gabled need to have a minimal slope of
9/12 rise to run, do we comply?

A. Yes, we do.

(o For the gabled roof, the minlmum

i0

i1

iz

i3

14

15

16

17

i8¢

19

20

21

22

23

24

25

96
slope requirement again is 5/12, do the designs
comply with that standard?

A. Yes, they do.
0. The gambrel roofs are required to

have a rise and run of 6/12 or steeper as measured

from the eaves to the peak. Do we comply?
A. Yes, we do.
Q. Any barrel or bolted recofs must have

a rise and run of a slope of 1/3 or steeper, do
have any barrel roocfs, and if so, do we comply?
A. We do net have any barrel roofs,

Q. Now, with regard to the completion of
the finishes of the variocus buildings, they are all
completely finished in the highly articulated
material that vou indicated in your testimony,
there is, however, a couple of locations on
building F that does use essentially a split block
finish, correct?

A, That is correct.

. And in the instance where that split
block finish is utilized, that building wall is or
is not located within 30 feet of a retaining wall.
Or a retaining wall that is high encugh to cover
the use of that split block material.

A Yes, it is located within proximity of a
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retaining wall, and it is concealed by that
retaining wall.

MR. DEL VYECCHIO: I have no further
questions of Jamie at this time. I make him
available to the board and Mr. McCoach, given our
procedure this evening for their guestions.

THE CHAIRMAN: Thank you very much.
Mr., Pett, I would like to compliment ycouw on your
presentation. I found it to be very informative
and enlightening. &nd I am sure both members of
the board as well as the public will have
gquestions, because 1t was guite detailed.

But, before we move onte that I have
but one qguestion. With regard to the rooftop
mechanicals the HVAC, I know you studied the plan
wall, are you suggesting that the materials that
you proposa in the design will screen all of that
eguipment from wview, from the roadways that may be
higher than the slevation of the structurea?

THE WITNESS: We are preposing and on
the architectural exhibits that were submitted as
A-1 through 8, I believe we indicated additional
screen walls that would be roof-mounted. These
wonld he continuation of the same facade material,

pul built as essentially a screen wall up on the
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rocf for any equipment that might exceed heights
and ultimately result in visibility from the roads.
én we would be in full compliance with no eguipment
being visible from the road. ‘

. THE CHARIRMaAN: Okay, very good. Thank
you,

Befere I open to the board
professionals and board members, as I had indicated
sarlier T had asked the police chief to attend this
meeting primarily because of a report that his
office provided back to the planning beoard which
referances some concerns, I want to thank him for
attending this evening, and I'm going to go to
Chief Abrams.

Chief Abrams, I believe the board is
in receipt of two letters from your department and
I would like to have these Jetters mark inte
evidence.

MR, REGANW: B-1 and B-2, they are
both dated Bugust 5th.

THE CHAIRMAN: One is entitled site
plan review, we will mark that B-1.

MR. REGAN: We will make that B-1 and
the other one refers to soil movement permit.

THE CHAIRMAN: We will mark that one
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as B-2.

EXHIBIT B-1 and B-Z marked

THE CHAIRMAN: And Chief Abrams in
reverase order, starting with Exhibit B-2 pertaining
to solil movement, could you please share with us or
elaborate on the comments set forth in your lettex.

CHIEF ABRAMS: We are concerned about
roadway debris. As a result of other projects that
we seen in the Borough where so0il movement has been
done, rcads have been left filthy with rocks and
debris.

And so Andy, we're suggest a few
things. I understand there is 21 thousand square
feet of cubic feet of soil that has teo be removed
from the site, is that accurate?

MR. DEL VECCHIOC: In the opening
remarks he gave was 21,000 plus or minus cubic
yvards of soil.

CHIEF ABRAMS: What we will be asking
for is a sweeper company on site whenever soil is
peing moved off site to clean the area and a
staging area on site, as well, where the trucks can

be sanitized before they hit the streets. We den't
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want that mess and damage to the cars, particularly
in that neighborhood with Mercedes Benz across the
street and the high end cars that tend to go up and
down that rcad. We don't want to be taking
accident reports and damage reports as a result of
that.

THE CHAIRMAN: One second, Chief,

Mr. Regan, if in fact the board soc elected, could
those reguirements as recommend by the police chief
be recorded in any resclution of approval?

MR. REGAN: Yes, typically some of
them are, Mr. Chairman, and in every soll meovement
approval granted by this Beard, and I think we can
supplement those conditions with the conditions
recommended by the chief,

THE CHAIRMAN: Fine. That's
acceptable chief?

CHIEF ABRAMS: Yes, I find that
acceptable.

THE CHAIRMAN: Please continue, Chief
Abrams.,

CHIEF ABRAMS: Secondly, if there is
going to be any soll movement or any rcadwork as a
result of that where the straet is going to be

blocked, we would like to have the developer come
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te the police department, develeop a traffic plan so
we could avert, redirect traffic, set up work
zones. That may not be the case, it may all be
done on gite and then off, but if in fact it does,
we want the ability to protect the motoring public
from the flagmen and police officers, and that kind
of thing.

THE CHAIRMAN: Mr. Del Vecchio, on
behalf of your client do you agree te that
condition? -

MR. DEL VECCHIO: I need to discuss
with our engineer who hadn't testified yet. We
just get handed Lhis document this evening just the
nature and scope, I would be happy to answer or
report back at the next meeting once T have a
chance te do that.

THE CHAIRMAN: Please do.

CHIEF ABRAMS: Moving ente B-1. We
have, in lcoking at the land designs, we had some
serious concerns starting off with the alleyway or
walkway that is in the back of buildings B and B.
and alsc in the back of builiding ¥F. That appears
ta be about six feoot in width and 12 foot high
behind building F, the entire length, and frem 12

foot down to about four foot frem buildings A and B
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as it slopes down the hill, as it slopes down
Mercedes Drive, From a security standpoint, it's
very difficulit to control that route. What we're

asking for is an 18 foot walkway. When we drive
patrel cars behind those buildings, preferably a
continuous leoop, connecting it te the proposed
three buildings and continue around the rest of the
site as part of our daily patrol function. And then
there is officer safety, the officers get out of
the wvehicles having teo go down alleys, it is very
concerning for me to have those officers being
behind a long building without anybedy else being
able to see them. It would be much more efficlent
for us to have us to be able to drive around the
site, and I think that the fire department would
have similar concerns if there was a fire in
between the wall and the building, and having to
fight a fire.

There are twe recent examples where,
for security purposes, both in Woodcliff Lake about
a year and a half ago. The Apple Store was
burglarized and they actually broke in fwo stores
down, and punched in walls to get in the Apple
Store. I assume that retail in that lifestyle

center will be high end retail, and will probably
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set itself up for high end burglars who are really
more innovated in their ways and will take extra
steps. And we, in fact, at 17 Philips Parkway
which is the building that borders that site, about
seven years ago we had the same thing on the side
there, where there was no access there, they actual
punched through the outside wall, broke the brick
on the cutside wall and went through. This is a
concern that might happern. It has happened twice,
one less than 100 yards from the site and one
another mile away from the site. 8o for us, that's
a significant security concern. We would like to
have that addressed.

There has been some talk about
security cameras in addition, and this isn't a
replacement for that driveway, but if we're going
to have security cameras placed up there, which I
think is a great idea, we would like to be abkle to
access them and monitor them if there was a
problem, but in the event there was a problem if
our dispatch center can flip it on and direct
responding units to the direct place, that would be
very helpful. Again, as 2 result of what may ox
may not happen there as a result of high end

clients.
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There also have been promises and

talks of the intersections being improved in the
area as a result of this project. We would like to

see that done prior to the preject opening. We
don't want to have to play catch up and have all of
that traffic coming in and not being able to
deliver on what was said at the previous meetings,
at the Borough hearings with the Mayor and Council,
We would like to have all of those design
improvements at the, I think the seven
intarsections all totaled, to have them fixed
before we actually epen the complex for business.

And finally, this is not on here
{indicating) this is really directed towards the
Borough. But at one point, one and a half miles of
trails, was that accurate? Again, they are not wide
enough for us to get a patrol down scome significant
elevation issues going from cone area to another
area, We would like the borough to consider again
as Tar as safety Ffor our police, there are police
ATVs and altering vehicles of different kinds, some
iook more like cars that are narrow that we can
actually park in the garage adjacent to the site
and the police department and be able to get up

there and have a gurney on there because some of
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ambulances couldn't get te that trail, as well as
emergency use vehicles to back into that property,
in particular.

And my final gquestion alsc is not on
here . (indicating). Being that the tenant has not
been secured for the lower section on, cff of
Philips Parkway, and in reviewing the plan the
buildings thabt are there are gresnhouses and an
open structure that look for outdeoor sales. We
don't have any problem because of the nature of
those buildings and the view from Grand Avenue and
from Philips Parkway with the securlty measures

there. However, if those are net going to be those

"kind of buildings and the plan iz changed, if you

éan’t secure that type of tenant, then we will
seriously need to reccnsider basically the same
thing as to what we are asking for the buildings on
top, 80 we can get around those buildings and
perform security as well.

THE CHAIRMAN: Before we address
those concerns, we're golng to ask Mr. Del Vecchio
if you please have your people display one of the
pictorial site plans on the PowerPoint.

MR. DEIL VECCHIO: Dan, see if you can

roll back to the site plan.
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THE CHAIRMAN: If someone could pass
the laser pointer to the Chief.

Chief, with respect to your comments
about passageways arcund, I presume baildings A and
B —-—

CHIEF ABRAMS: A and B, yes.

THE CHAIRMAN: Please show us from a
patrol peint of view, how would you instruct your
officers to observe the activities that are going
on, or preoposed te go on the subject property?

CHIEF ABRAMS: What we would like to
be able tc do 1s have continucus lcocop behind here,
a service road maybe, just for emergency service
vehicles, bringing it around, and then following
the natural back which already exists around the
other building. (Indicating}. You could see here,
you see here, this area here and this area here
what's problematic for us behind A, B and F. And we
would like to be able to patrol right around those
buildings and be able to see any activity, so thexe
is no hidden activity to lend themselves to pecple
wanting to do no good. And initially they will be
clear, but eventually a person will put a potted
plant there or put boxes out their back doors and

then they won't be wvisible and then we will have
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obstructions here and here for my guys, and that is
a problem. We want a continuous locp arcund and to
come through that parking lot to effectively and
efficiently patrol that area, and then do it in a
fairly rapid pace, so we don't spend hours and
hoors up there evaryday.

THE CHAIRMAN: In your opinion, would
it ke an alternative to put security cameras at
atrategic locations to the rears of these buildings
which can be monitored to determine 1f there is any
foul play taking place?

CHRIEF BABRAMS: The cameras would be
supplementary, not in replace of, anciliary and we
could monitor as needed but not as a primary, no.

THE CHAIRMAN: Okay. Let's move onto
the altering vehicle and your request that such a
vehicle be purchased so that you better patral the
property. How in fact and where would you use that
type of equipment on site?

CHIEF ABRAMS: We have these walking
paths, they are clearly more problematic. You
can't get a patrol ear all along here, here and
down in here {indicating}. If somesbody got hurt,
there are elevations there, there dis that pond. If

somebody get hurt in there, it is difficulit for us
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to get in there and patrolling is also difficult.
In some of these access ways, I don't see anywhere
exactly the access ways wlll be, but this right
here is our police department shed in the Borcugh.
The garage and shed, if we had toc come up this way
or if there is a path made down the library and the
nature area here, we would come and use that
pathway to access this area here and be able to
patrol this as swell, ({(Indicating). Partlcularly
if there was the need get in there, they make all
different types of configurationa for these
vehicles. We actually can purchase one with a
gurney and use it in conjunction with the ambulance
corp, because they are not going to get back there
in that area either, It will create a lot of
problems depending on where the lay of the land is,
and where the person is hurt.

THE CHAIRMAN: Okay. And then
finally with respect to the intersection
improvement, until we hear some testimony from the
design engineer, because some of the proposed
improvements to the intersection will be done
consistent with the approvals that are granted by
the Beard, and pricr to the issuance of certificate

of occupancy. There are other offsite improvements
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that may be undertaken at some point in the future,
and I think until we reach that point, we will
reframe from any discussions on that,

Back to the access te the rear of,
particularly buildings A and B. Mr. Hipelit, you
heard the concern of our police chief, you're
obviecusly familiar with the plan. In your opinion,
can the plan accept modification to accommodate the
needs of the police protection?

MR. HIPOLET:ﬁWe have to leok at the
site design, topography and the lay ount of the
walls. It would be possible to put a road around
the site. You might change the upper design. You
might change the area of the cul-de-sac, the
roundabout and the larger green area between the
south side, it is possible. It's possible. I
haven't loocked at it, but it is possible.

THE CHAIRMAN: Mr. Del Vecchice, in
the design phase of this project, has your client
evér considered such a plan that we incorporate the
passage of wvehicles behind, particularly, A have B?

MR. DEL VECCHIO: We have not,

THE CHAIRMAN: So what you attempted
to do is comply with the regquirements as set forth

in the ordinance and therefore you brought
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MR. DEL VECCHIO: Our charge was to
comply with the ordinance reguirements, The charge
was given to the design professionals. Also,
having a secondary rcadway run parallel to the back
of buildings A and B which are a wvery short
distance to Mercedes Drive, which already runs
parallel to B and B, from a land use planning
pergpective seem to be a very inefficient design
becatse you're essentially creating parallel pieces
of impervious coverage that really sort of serves
ne purpese. I understand the Chief's purpose, but
from a land use planning perspective, that's a very
inefficient design, sco it was net considered,

THE CHAIRMAN: But my understanding
of the testimony that we heard this evening from
Mr. Pett with regards to the HVAC systems being
screenad from view from the roadways, if we're
going teo be relying upon the police department to
have a patrol car on Mercedes, and he is unablie to
see the rooftops support systems, how from Mercedes
will he be able to see that five or six foot wide
walkway behind buildings A and B, or am I incorrect
in my assumption?

THE WITNESS: Wo, I think you are



18

11

12

13

14

i5

i6

17

18

19

20

21

22

23

24

25

111
correct in the assumption. The retaining wall that
runs behind buildings A and B varies in height. It
étarts out at a very low condition here, Just a few
faet, and it increases in height as you move up
Mercedes towards the intersection. Sc by the time
you are at the north end of building B, you do
indeed have a condition where from this logaticn on
Mercedes, you cannot see into that corridor from
here {indicating). The discussion that we -- the
preliminary discussion that we had with the
representative of the police department, with the
possibility of a pelice ear in this location,
viewing down this sort of a corridor condition,
would alleviate some of that concern because there
was a clear view. And while I certainly respect
the concern, these are egress corridexrs as well for
life safety from these buildings, and they must be
kept clear. You cannct stack boxes in them. You
cannot leave potted plants there. They must be
kept clear. So it is ocur expectation that this
spacs will consistently be an open area and you
could see through.

Now, on this building, I will abscolutely
concedea that you cannot see down into that space,

frem any of the surrounding roads or from any of
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The only prospect that I could envision of
putting an 18 foot road in these iccations, would
be to carve that ecut of this green space and take
these buildings and shift them eastwards, and carve
it cut of this green space so we could great a reoad
here. Because this parking field is absolutely as
tight as it can be. There are crdinances mandates
on widths'af these sidewalks --

THE CHAIRMAN: Mr. Pett, with all due
respect. You're giving this board a worst case
scenario. You're saying, we can provide public
safety, but we're going to take away from open
space, there may be other alternatives --

THE WITHESS: There absoclutely may be

THE CHRIRMAN: But for the record,
say that may be a poessibility, but that may not be
the only possibility or alternative. It reminds me
when school Boards need a budget passed, and they
are getting resistance from the public, the first
thing they talk about, they are taking away all of
the goodies from the children. They are going to
cut the sports, the are going to cut the arts, all

of those things, so the public comes cut in support
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of the budget., I don't want to hear you're going
to eliminate green space., I want to address public
zafety. So let's not assume, let's not assume
taking away fxom the green will achieve that goal.
T think you can be more creative, based apon what
you presented, both you and Mr. McCoach I think are
very creative people. Let's not talk about taking
away green space.

THE WITNESS: Okay.

THE CHAIRMANi Okay, but you could
continue,

THE WITNESS: Thank you very much.

To reiterate, the only way that I see to create an
18 foot space, would be to carve it out of what our
existing green space is on the site. However,
there may be cther alternatives -

THE CHAIRMAN: That's what I want to
hear.

THE WITNESS: -- that provide
additional safety opportunities. The Chief
mentioned a smaller ATV vehicle that will access
these rather more limited dimension pathways and
presumably to be used to patrol portions of the
site elsewhere that have tighter dimensions. And I

guess I would like to understand what those tighter
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dimensions might be and if those vehigles could in
fact also be utilized to patrel these areas.

The third selution that was taken
under consideration by the team, is the possibility
that these corridors be enclosed. And actually be
internal to the building and controlled by the
buildings, and the retaining wall effectively will
become the rear wall of the building. The dilemma
that we have with that right now, is that we have
made these buildinés and sized these buildings to
the sqguare footage allowances currantly in the
ordinances.

THE CHAIRMAN: Okay.

THE WITNESS: So enclosing those
spaces, would make the building bigger.

THE CHAIRMAN: I understand what you
are saying. And albeit we just received this
report this evening, and you have not yet had an
opportunity te look at the report and lock at the
plans to come up with other alternatives. I think
the better answer that I, for one, would like te
hear, that you heard the comments of the person who
is responsible for public safety in this Borough.
And you would like the opportunity to go back teo

your office, reflect upon those comments, and
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poszibly come up with some changes. Not
necessarily limited to let's eliminate all the
gqrass and trees and all the pretty pretties. Okay,
I think you need te be mere creative than that.

You are not a school board, we are not a schooel
board, let's do something a little bit batter than
that.

Chief, you've expressed those
coencerns. 1 presume you would be willing to look
at alternate plans? -

CHIEF ABRAMS: Absoclutely.

THE CHAIRMAN: Mr, Hipelit, I think
we will require your input as well. And I would
like to hear from My, Preiss.

Mr, Preiss, do you share the Chief's
concerns with regard to public safety?

MR. PREISS: In this instance I would
defer to the chief, he is the person that's most
knowledgeable. And I think it's a good idea to
kind of take a look at alternatives, because T
think the 18 foot does create some changes that may
have some impacts that are undesirable. 5o there
may be some othexr alternatives that require lessex
width or alternatives in terms of increasing the

building cr creating some kind of closed space that
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would be inaccessible. Not necessarily increasing
the size of the building, but creating paths and
arcades with gates on either end that could be
locked and secured, so there would be no
oppertunity for people to access that.

THE CHAIRMAN: 1'm going to authorize
that you, yeur coffice, Mr. Hipeolit and Chief Abrams
meet to discuss amongst yourselves what could be a
viable soluticon., And then I'm going to ask Mr.
Hipelit to share his findings pricr te our next
scheduled meeting with the applicant so the
applicant could ask his professionals or share with
his professionals what the Borough professionals
and Chief believe might be a way to approach this.

I want this to happen sconer rather
than later. I don't want the applicant te say that
you waited until the eleventh hour to do something.
It's bkeing handled at meeting number one. And I
expect professionals to come prepared to meeting
number two with alternatives, other than reduce
green space and incresase coverage. That doesn't
make me a happy camper.

THE WITNESS: Understood.

THE CHAIRMAN: COkay, good., Let's

move on from that,
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Chief, is there anything else that
you wani te bring to the board's attention at this
time?

CHIEF ABRAMS: That covers it for
now.

THE CHAIRMAN: Thank youn. Before I
ask board members if they have any guestions of
these professionals, I'm first going to go board
professionals, starting with Mx. Hipolit.

Mr. Hipolit, any guestions of the
testimony you have heard this evening of Mx.
MeCoach or Mr. Pett?

MR. HIPOLIT: I have only one
guestion for Mr. Pett. Tou had said the Wegmans
building, their style of architecture, the
applicant was coordinating with them to try to make
the two styles mesh?

THE WITNESS: I was referring more
specifically to the pallet of materials they are
using. The stone and colors being used on the
building se we're using a fairly consistent pallet
across all the buildings.

MR. HIPOLIT: How we guarantee that
happens? I don't think we want that not to happen.

THE WITNESS: I think we can
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certainly make it a condition associated with that,
I don't know what the regular court process would
be to make that happen. We're certainly amenable
to agreeing to it. T don't believe there's any
issue of working with you on it.

MR. DEL VECCHIO: The anchoxr retail
building design standards are contained in the
ordinance. We fully comply with them., I think the
only area that we were talking about coerdinating
with Wegmans was on the, perhaps on the color of
the stone, which between now and the next time Mr.
Pett comes back, we Will have definitive stone
colors picked out for you. That's easy enough.

MR. HIPOLIT: Okay. And the second
guestion I have is, you indicated the green roof
wasn't for recreation use or public use?

THE WITNESS: Correct.

MR. DEL VECCHICO: No socer fields.

MR. HIPOLIT: Andy, we probably
should have, if the board does approve this, have
some type of restriction on that.

THE CHAIRMAN: Mr. Regan, do you have
anything?

MR. REGAN: No, I don't.

THE CHAIRWOMAN: Okay, Mr. Preiss?
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MR. PREISS: Just a couple of things,
We're locking at the material pallet for the first
time and the green roof detail, so I would like an
opportunity to kind of review that. And just in
terms of a commen:t, I do agree in terms of the
Wegmans building having some kind of compatibility
with the other buildings, I den't think you have to
have exactly all the same materials. In fact, the
contrast between that design, the ancheor building
and the lifestyle retail, I think is fine. It's in
the same kind of architectural vernacular. But I
do think the suggestion of having the stone bases
of Wegmans be the same as that of the lifestyle
retail iz a way really to connect them to have some
kind of commenality. I think there will be cother
features, landscaping, perhaps some other items,
such as outdoor light fixtures and street furniture
that kind of ties those together.

I had a guestion about, does the
Wegmans have a mezzanine, as well as is there some
kind of a second level or is everything one level?

THE WITHESS: Yes, They are
contemplating a mezzanine and the footprint of the
buiiding is 125,000 sguare feat, and 135,000 square

foot mazzanine.
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MR. PREISS: And would that mezzanine
be office space, cafe space, do we know anything in
detail at this point?

THE WITNESS: I understand it ls -

MR. PREISS: It would be support
space. If we could get a floor plan of exactly
what's going in thers.

MR. DEL VYECCRIO: We will have a
representative of Wegmans who is familiar with
their operations here, and we could confirm that
when he testifies.

MR. PREISS: And there is a
restriction in terms of the way the anchor retail
store dafinition was written that there be up te 20
percent of space for certain products and items, so
if we could have some testimony on that, or some
colored floor plan which indicates compliance.

MR. DEL VECCHID: We could stipulate
te compliance with that here and now., We can £ill
in through the Wegmans reprasentative's testimony
what part of the grocery/general merchandise azxea,
what those prohibited uses or limited uses where
they would be generally, and how much.

MR. PREISS: 0Okay. Also, in terms of

your =-- and I have fe compliment both of you in
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terms of the presentation that you gave and the
extent to which you do comply with the design
guidelines. We have engaged a Urban Design
Architect Consultant who did some markups and some
suggestions for tweaking the building, that T think
you are 9% percent of the way, and we provided that
as part of our review and we would like the
opportunity to discuss that with you or get some
reaction of whether you can comply with that. I
think some of it is related to the flat roof of
some of the elemenis that youw talked about, the use
of the transem windows towards the top and making
that a consistent theme in the lifestyle retail.
We alsc had some comments abeout tweaking the design
of the Wegmans facade, adding some windows, putting
in & gable roof sort of at the corner, sc if yon
could look at that, and comply, that weuld be
great, or if you do have a need to discuss that
with s we will be happy te do that.

As T said befora I would like to take
a look at the materials pallet and get a sense of
what that is. The reason why we asked for that is
hecause we're not accusing your client of deoing so,
which often you get an architectural rendering

that's colored in a certain way, and the building
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gets built and 1t looks completely different., Bo
to actually not enly to see it in its flesh, but
actually teo be able to, onme it's built, to go in
and say yes, it truly is this material and it is
that color., That provides the board with insurance
that what you're presenting, is actually being
puilt. BSo we would like to do that. And there are
some other minors, I am sure as we move forward and
we go through the orxrdinance standing upon the
testimony that you provided in terms of ceompliance,
maybe there are some other elements that we need
some testimony to insure compliance with some of
the architectural or the design standards. We will
identify those as we move through the process., But
again, thank you for the pressentation,

THE CHAIRMAN: Thank you.
Beard members questions, starting with Mr.
Stefanelli.

MR, STEFANELLI: Thank you, Mr.
Chalrman,.

I just have two guestions, and one
is, I look at the site plan on page eight and I'm
driving west on Grand Avenue, I'm looking at the
back of Wegmans anchor store. I see you have

loading areas and I see the top of that. I'm just
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wondering and curious why, the right side of the
building which faces the Borough, which also faces
the conservation, we have it decorated there. And
we don't have it decorated in the back of the
building where 20,000 drivers driving by the
building everyday. So I just have a concaxrn there,
that that sheould be what we're doing towards the
back, toward the Borough, makes no sense.

To me, I would rather see the element
in the back ©f the building on the top sectlon of
the building, so that it really lcoks censistent
all the way around. That's my comment.

THE CHATRMAN: Mr. Del Vecchio, is
there anyone here to answer that or wait for a
Wegmans representative to answer it?

MR. DEL VECCHIO: I think the answer
is going to be in paxrt through Jamie, and in part
through Mr. Dipple and Claire Bedat, who is owur
landscaped representative. You're seeing an
elevation that is called and striped away from a
site plan and the setting in which it sits. I
think once the context of the landscaping and
retaining walls that are in that arsa, are layerasd
into the process, you will understand why it was

done. So it is hard to answer without everybody
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THE CHAIRMAN: Mr. Stefanelli, can
you hold that testimeny until we get the testimony
of Mr. Dipple?

MR. STEFANELLI: Sure.

MR. PREISS: If I could make a
suggestions with regard to that, I think the answer
was, we all froem day one when we all saw where the
Wegmans was located and where the orientation was,
we're very conrcerned about drivers on Grand Avenue
seeing essentially the leoading area, the service
area. And so we put very specific reguirements in
the ordinance to screen that area and I think what
we would like to see is, we can have some verbal
assurances from the applicant, but I think one of
the things that would be very usefnl for the board
is basically to have croess section that goes from
Grand through the back of the building with the
retaining walls, with the fencing, and with the
landscaping so we get a sense of exactly what
poertion of the building that you're seeing. And
then to the extent that you see a portion of the
building and yecu believe that that portion needs to
have some artieculation, I think you could discuss

it at some point.
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MR. STEFANELLI: If you look back at
the drawing, even the concept, you do still see the
top of building. And I'm Jjust concerned that if
you look at the top, I'm just locking at a plain
warehouse building, I'm concerned about --

THE CHATRMAN: It is a valid point.
Frank, what was your second peint?

MR. STEFANELLI: The second peint was,
¥ will defer the second peoint until we talk about
it, was the sidewalks. Th% Mercedes Drive, the
path that goes behind the building, is that
considered the sidewalk that pedestrians use -- no,
this is something separate. So there is a sidewalk
on Mercedes also?

THE WITNESS: There is a sidewalk on
Mercedes aboub the same elevation that follcws the
grade of the street, that be a pedestrian, out in
the open air environment. The walkway in guestion
that is of a securitv concern that we're going teo
leok it, is actually hiding that building and is
really thought of as put the emergency egress
passage, and a servicing passage for those retail
tenants. So goeods and services will come into the
building, trash will leave the building through

that, but it iz not a general public environment

10

11

12

13

14

15

16

17

18

18

20

21

22

23

24

25

126
entrance.

MR. STEFANELLI: So on the other
plan, I think there is on on the other site plan
that yoa show, 17, I don't know if you could bring
that one up. T guess it shows a pathway —- that
one shows a squiggly --

MR. McCeoach: What happened, because
this was our concept phase, we still maintain a
sidewalk along Mercedes, so it deces move back off
of the curb, but in addition to support Lthe
requirement for servicing the stores, trash
rempval, we have a gseparate acress way behind the
building.

MR. STEFANELLI: I guess it is
unclear, I guess I have to take ancther loek at the
site plan, but it's very unclear,

MR. PREISS: Just one other thing
that I wanted to mention because nobody mentioned
it before. There is actually a staircase from the
sidewalk between buildings A and B, those rounded
lines are actually a stairway ceming down. You
could actually -- the pedestrians can enter between
Buildings A and B.

MR. McCOACH: Just to remember that 17

was intended to illustrate issue of sustaipability
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and was superseded by the more current site plan on
page eight.

THE CHAIRMAN: Frank, anything else?

MR. STEFANELLI: That's it.

THE CHAIRMAN: Thank you. Mr. Vogt.

MR. VOGT: Thank you Mr. Chairman.

My question this evening is for Mr. McCoach or Mr.
Pett, either one can answer. T understand your
design is very environmentally-friendly. You even
put electric charging stations in there, the green
rooftop. Have you ever considerad putting solar
panels on Wegmans or any cther bullding?

MR. PETT: We have not considered
active soclar panels on the preject, princlpally
because we found thet at this juncture in time they
are not particularly cost effective for buildings
that generally close at abeut nine o'clock or ten
e'clock at night. So, you really are not running
light late into the night, you're not generating
enough electric out of those photovoltaic panels to
really justify the use. We sort of seen them out
in the marketplace today, they really work really
well for streetlights and really low demand
elements., But in a retail bulilding the demand,

when they are in use and the air conditioning is
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running, the lighting is running, the sclar panel
barely contributes to that level of load, And
jater in the evening when the buildings are closed,
you can’'t use them, it is dark anyway. So neo, we
really haven't seen those. 1 can't really speak
for Wegmans on the record, but I know a lot of the
larger tenants are locoking at augmenting powered
lighting with natural skylights and we seen that in
a 1ot of the larger format retailers, I don't know
if Wegmans has adopted that program or net, but
certainly will check for you and let you knew. T
don't envision active photoveltaic

MR. VOGT: Okay. Thank you. I have
ene other guestion for you, Mr. Pett.

in your presentation you showed the
rooftop of the F building, what you caell the F
building with the planted rooftop, vou showed no
rooftop equipment on thezxe. Will there be any
rooftop equipment on there?

MR. PETT: There will be rooftop
equipment.,

MR. VOGT: I don't think the picture
showed it.

MR. PETT: I don't think the picture

showed the green roof elther. The rendering which
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is an artist conception, it was done by wire
colorist. The rendering here deoes in fact show a
more extensive amount of green roof than we have
actually anticipate in this direction. And in fact
the architectural exhibits that were submitted do
show this edge of the green roof here back on the
roof just a little bit farther, and there is a zone
right behind the gable and behind the green roof
that would be screened and would have mechanical
equipment in it for those {etailers. So yes, there
will be mechanical eguipment on that roof.

MR. VOGT: I also saw some, you Know
fencing or wall like you would, in the otherxr
buildings, in A, B on one cof the pictures of the
green rooftep building, do those fences, do they go
all around? And how high will they be? Will the
rooftop show exactly as you're showing it here?

MR, PETT: There is a parapet on this
building in this area here around the perimeter of
the building. Then there is the green roof, then
there would be a rooftop screen and then the
mechanical eguipment right in here (indicating}.

MR. VOGT: 8o there would be ne other
screening on elther one of the surrounding walls,

other than the reooftop appurtenance screening,
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MR. PETT: If you go to page seven,
we have an updated version, I think I mentioned as
I was doing through the version eof the rendering
that T was showing, and Doug's version is a little
more updated --

MR. DEL VECCHIO: RTXL.

MR. PETT: Could ycu go to the PDF. I
think this might be clearer, 8o this is really much
more accurate than the intent of our design right
now, So you cculd see there is a parapet just
slightly raised, edged to the wall. And then these
are the green roof areas. We necassarily have to
have some sort of maintenance walkways to be able
to inspect and maintain that to some extent. And
then this is a screen wall in this location and the
equipment is intended to sit behind that screen
wall between this gable and this screen wall.

MR. VOGT: Okay, that answers my
question. Thank you very nuch, I do have a
guestion for Chief Abrams.

THE CHAIRMAN: You can do that,

MR. VOGT: Can I do that?

THE CHAIRMAN: You can do that.

MR. V0OGT: A gquickie. You mentioned

Chief Abrams, the Woodcliff Lake break in at the
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Mac store that they busted in through the wall in
the back.

CHIEF ABRAMS: Ho, they broke in two
stores down through the walls of the other two --

MR. VOGP?: On that side, they broke in
right, from behind the building.

CHIEF ABRAMS: From the side.

MR. VOGT: And that's really your
concern that you want a driveway back there so yon
could drive-thru there. _

CHIEF ABRAMS: Right., We are concerned
we den't want them Lo be hidden where they can bust
in the outside wall there, if there 1s a high end
retailer.

MR. VOGT: I understand. Chief Abrams
in those stores where they broke in Woodcliff Lake,
there is a zroad right behind it and yet people
broke in, how would you have preventad a brsak in
with a road being right behind theose stores? It
didn't work in Woodcliff Lake, how is 1t going to
work?

THE CHAIRMAM: Woo, weo, it scunds
like a gaunntlet to me.

CHTEF ABRAMS: By providing extra

opportunity for thieves to break in, is not the
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smart thing to do. Just because, This will not
guarantee that stores don't get broken in, there is
no guarantee the stores aren't going to get broken
in. What it does, it maximizes the patrol officer’s
opportunity to get alil the way around the building
to see what's going on because we have two examples
where they broke through walls. -One was an outside
wall at 17 Philips Parkway where they took a safe
and the cother one was what we're talking about by
the Apple Store. That deoesn't mean that a creative
or innovated thief isn't going to find a different
way in. What 1t does it would maximizes the pelice
officer’s oppeortunity to make the arrest. There is
no guarantee, if you're looking for a guarantee, I
don't have cne.

MR. VOGT: Okay. Thank you very
much. That's all I have, Mr. Chairman. Thank you
for the extra time.

THE CHAIRMAN: fThank you. Mr.
Lintner.

MR, LINTNER: Thank youn, Mr. Chairman.
I have no guestions at this time.

THE CHAIRMAN: Very good, thank you.
Councilman Ghassali.

COUNCILMAN GHASSALI: The green roof
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is intriguing te me. I think it is a comment, not
2 que;tion. Wildlife might be an issue,
maintenance, seasonal views, in the Winter view
versus the Summer view. How do yecu stop the
wildlife issues? I was looking on line there is a
case in Michigan where a specific species came in
and set home thare and it became a big issue,

MR, PETT: ¥I'11 try to address those.
That's the first I actually heard of a wildlife
issue being raised. Typically, these are plant
materials on this type of, and I'm describing it as
an extensive green roof. And I make the
distinction between -- and this again coemes from
sur consultant and I make that distinction what
they call might call it an intensive roof, which
might be active, and have plastic areas, or grass
areas used for recreational purposes.

This i1s really a roof intended to
reduce runoff, reduce heat impacts and be low
maintenance in nature. And so the nature of the
planting that we typically put in those
installations are almost like dessert-type plants.
They have to be able to survive low rain
conditions, high heat conditiens, high wind

conditions. They have to be extremely harxdy and
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they are not usually particularly attractive to an
animal that you're going to find in the region that
come in. We just have not experienced that. I've
done three or four of those installations in
various locaticns and that has not been an issue.
From a maintenanca point of view, there is some
maintenance involved, but there are a variety of
plants that can be selected that are hardy and
we're envisioning & roof here that would nol need
watered, it would rely on natural rain water. The
ground cover—type stuff, it doesn't need to be
trimmed or cut, once yom install it and get it
estabklished, it really, really is very low
maintenance.

From a standpoint of the seascnal
view, there are still guite a bread range of
varions piant materials that bloom diffsrent times
of the year. 8¢ ultimately, and I don't have the
final design here tonight te share with you, but
ultimately T think the landscape selection wounld
necessarily have to address that, And we would
want to provide a diversity of plant material on
that roof so that some of it seasonally does have
some color and have some attractiveness, even if in

the winter times.
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THE CHAIRMAN: Mr, Del Vecchio, we're
going to hear testimony from your landscape
architect with respect to that?

MR. DEL VBCCHIO: With respect to the
green roof? .

THE CHAIRMAN: The specifics of the
species of the green zoof,

MR. DEL VECCHIO: We can provide some
additional testimony on thakt, sure.

THE CHAIRMAN: Because I am sure Mr,
Vogt's opinions witﬁ resect to that, so rather than
kind of answering the abstract, I would like to see
some detall informabion on that,

Councilman?

COURCILMAN GHASSALI: The Borough's
purpose for an ATV, weould a bicycle be an coption?

CHIEF ABRAMS: Bicycle is an option
but it is not an option in cold weather, snow or
rain. We do have four bicycles. But it doesn't
really provide any help if therxe's an injured party
to transpeort them out of there. With the different
ATV=s, they come with gurneys on them and cthers are
nsed for extraction rescues.

COUNCILMAN GHASSALI: Thank.you.

THE CHAIRMAR: Mr. Webner?
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MR. WEBNER: A couple of guestions.
One i3, the rendering and some of the drawings
don't actually portray what's geoing on. There's
pieces missing, additions, theze is green space,
and a green spet on Grand Avenue, is that geing to
be --

MR. McCOACH: It yeou could let us
know what drawing.

MR, WEBNER: RTKL, number seven.

THE CHAIRMAN: Are you raferring to
the island?

MR. WEBNER: Yeas, the island.

MR, MeCOACH: We're not proposing to
make changes to the cross secticon, that was
artistic.

MR, WEBNER: I know from that
rendering, it painted a pretty picture, Bubt it
really should be more accurate, We alsc have a
secondary tower on the Wegmans, that's shown right
here {indicating).

MR. McCOACH: The cupola.

MR. WEBNER: Yes, the secondary cne.
But it’'s not shown on the Watkin®s Architects.

MR. DEL VECCHIO: Just so you're

aware, we had submitted revised drawings about ten
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days in advance of today's proceedings, based upon
some comments in My, Preiss' report looking for
additional infermation on the height calculation of
the Wegmans building. In making those changes, we
submitted them, we haven't yet testified to them
yet this evening, but the cupola that's was taken
off in order to make sure we stayed within the
height limitations for that building., 8o that's
the reason for the difference between them and
we'll straighten the rest of that out.

MR. WEBNER: And the clock tower
that's not shown on the additicnal two elevations
on the this submission, do you see it? It's on the
right side elevation and the rear elevation.

MR. PETT: I think those were left
off only because it would be so distant. 1In other
words, the comment is, that youn are leooking at, and
this far elevation, you're looking at this far
elevation, vou're not at this tower in the
distance, 0z when you are looking at this rear
elevation of the store --

THE CHAIRMAN: The guestion is, is
the clock tower there?

MR. PETT: Yes.

THE CHAIRMAN: It 1s there. Show i,
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MR. WEBNER: Onto the safety issues,
The space between buildings A and B, where Chief
Abrams was saying being able to get down there, and
the comment was made, you cownld look straight down.
There is a staircase that comes into there. You
wouldn't have a parfect unchstructed view.

MR. McCOACH: We will have to take
that into ¢onsideration. That's the developer.

MR. WEBNER: And the safety issue
goes to if you build up over that sguare footage,
you're going te enclese that, will that give access
te the roof or for children and vandals?
Unfortunately in this day and age, kids want to see
if they could jump that four feet, five feet from
the top of the retaining wall teo the roof. That's
something to think about. &and I think that's it.

THE CHATRMAN: Thank you. Mr. Fette,
guestions?

MR. FETTE: Two comments. Number cne
I want to reiterate Chief Abrams about the road
dirt, Wheel cleaning aprons lock excellent on the
engineering plan, but in reality they den't work.

1 agree we need some sort of additional cleaning
there, which I believe Mr. Del Vecchio said they

will address when they have testimony of their
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engineer.

The cther item that was brought up by
the Chairman De Pinto and Mr. Preiss about
verifying the colers. One-way we can handle that
is, if the application is ultimately approved.
When they submit for building permits, you also
submit color pallets, we would be happy to do the
additional inspections to verify that material and
we'll report to the board to simplify that. Those
were the gquestions.

THE CHAIRMAN: Thank you. Mr.
Culhane.

MR. CULHANE: Thank you, Mr. Chair.
I want tc compliment on the presentation you made
tonight. T found it very informative.

One thing I'm unclear about, how are
they handling refuse? For example, on the back of
stores A and B we have the pathway which the Chief
commented on, which I understand to look at, But
traditionally, I look at the refuse to be in the
back =nd of the steore, And right now, I have no
idea how to handle refuse on this particular
project, With regard to building ¥ --

THE CHAIRMAN: One second, please.

Mr. Del Vecchio are we expecting toe hear testimony
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from Mr. Dipple about refuse and negetiating of
vehicles for collection?

MR. DEL YECCHIO: Yes.

THE CHAIRMAN: So John, if you can
hold that guestion until we hear from the design
enginear.

MR. CULHANE: Fair enough. Regarding
building F, as far as the comment raised by the
Chief, one possible cption to be considered is the
lower portion of that building is up against the
garth, 5o there will be ancther retaining wall.
It is reinforced concrete and raised several feet
above grade. I think the perpetrator will find it a
Jittle more difficult toc punch through. Sc I would
suggest that might be an option to seme degree,

The other guestion I have is on the
one and a half mile of pathway. I believe on the
site plan some of them have stairways involved.
Are these pathwayvs required to be ADA compliant?

MR. McCOACH: We have provided ADA
code compliant routes so the staircases provided
are alternate routes. There are two means fto
traverse the site.

MR. CULHANE: Thank you. No other

guestions.
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TRE CHATRMA¥: Thank you. And I just
have cne guestiocn of My, Regan.

MR. REGAN:! Yes,

THE CHAIRMAN: Mr. Regan, with
respect to design standazrds, first by the vision
that was shared by Mr. McCoach for the becard, and
then secondly by Mr. Pett, and in his more detailed
explanation, let's assume for a moment the
developer finds a tenant or a perspective tenant
for one of the buildings, and that perspective
tanant does not like the d;siqn that'sa set forth in
either the ordinance or any subseqguent slte plan
approval. The board does not have jurisdiction
within the other zeones over architectural character
or structures. But we do in the PUD,

MR. REGAW: If there is geing to be
any deviation from the standards in the AH-PUD
zone, by this new applicant, or respective teanant
or whatever, it would hawve tc be returned to the
board.

THE CHRIBMAN: And that return weould
take the form of an application.

MR. REGAN: Amendment of site plan
variance, exception or walver.

THE CHAIRMAW: 50 therefore all of
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the standards are set forth in the ordinance, if
and when site plan approval is granted, would be
incorporated in resclution and developer's
agreement, and any deviation from that, by demand
of the daveleper or the perspective tenant, would
trigger this thing back tec the board.

MR. REGAN: Mcost approvals would be
required te return te the board by whoever the
applicant is, who deviated those standards.

THE CHAIRMAN: Very good, Thank you.
I'm now going to turn to Mr. Segreto.

Mr. Segreto, you heard the testimony
cof the first two witnesses, do you have any
guestionz at this time?

MR. SEGRETO: Yes, I do.

THE CHAIRMAN: I am sure vou did.

CROSS-EXAMINATION BY MR. SEGRETO:

WITNESS DOUGLAS McCOACH

Q. MR, McCoach, you have indicated I
guess your firm was engaged in 2011, is that
correct, by the developer?

A, I believe that's the case.

Q. And as a result of that engagement
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you did in fact prepare, I guess, 1t was your
PowerPoint presentation that you shown us today, is

that correct?

A. An earlier reiteration of the presentation,
Q. And the power presentatien you showed
us Tonight, is actually -- I think, you showed it

twice before, right? To the Mayor & Council?
A. An earlier reiteration of this presentatien,

Q. And you indicated the developer asked
you Lo create a vision for the project, right,
because this was a significant site the DePiexo
Farm property.

A That's correct.

Q. Did the develcoper tell you what users
there would be on this site prior to you creating
the vision fer the proiject?

A, No.

Q. pid youn come up with the idea to put
a 140,000 square foot Wegmans on the aite?

A, I was asked to site a footprint of 140,000
square feet without ever knowing whe that footprint
was for, so we were substantially involved in the
project.

Q. S0 the developer wanted an anchoer

store of 140,000 sguare feet.
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A. That is correct.

o, When did yeu find oput that the anchor

store would be a Wegmans?
A. We were midway through the process of the
developing the concept at a peint where we had to
start to incorporate specific design featurss in
order to respond to the Borough's requirements.

0. &11 right, But the Borough's
requirements didn't come until after you put
together a plan, and after that conceptual plan was
shown to the Borough, then came the ordinance,
right?

A, I think we were paying attention to the
deneral codes of the Borough with regards to
roading and general reguirements for vehicular
access for the service vehicles., 5S¢ in some regard
they were Borough code regquirements and the others
just general service reguirements. Those are the
things that shape the design.

o, Right., But at the time the 14{,000
square foot --

THRE CHAIRMAN: Ose that microphone,
please.

Q. But at the time that the 14€,000

sgquare footprint was designed, there was ne AH-PUD
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ordinance in Montvale, right? It didn't exist.
A. Beotually ask Mr., Pel Vecchio te talk about
the histeory and the timing of the PUD ordinance.

D. No, right now I am asking you
gquestions. You are the architect, you came up wWith
the plan. You say that it complies completely with
the AH-PUD erdinancea. AH~PUD cordinance came well
after it was established by the developer, that the
developer wanted a 140,000 sguare foot anchor stexe
on the site, correct?

A I would say that's correct.

Q. When did you find ocut that that
140,000 sguare foot anchor, would bhe a supermazket?
A. I weuld say in the midpoint of our
development of our site plan.

Q. When was that, was that before the

AH-PUD ordinance was adopted or aftex?

Al That was before the adopticon of the
ordinance.

. Did vou know it was a Wegmans
Supermarket?
. Yes, we did.

Q. Was there any consideration given te

reduce the size of that anchor store, not having

peenldd, 000 square foot?
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A, Perhaps there was, with respect teo the
design team.

Q. Well, I'm asking specifically was
there a discussion?

A. Again, when RTKL was engaged, I have no
knowledge of the dialogue that occurred from the
team before we were involved, but when we came onto
the project, the footprint was established as 125,
140,000 sguare feet.

Q. You'll agree with me that the
supermarket is one of the highest generaters of
traffic of any of the retail uses?

A. Yeah, I'm not so sure that --

THE CHATRMAN: Mr. Segrete, I have to
interrupt, This gentleman has not been qualified
as a traffic expert.

MR, SEGRETO: Yes, yes. I understand
¥Mr. Chairman, but he told us about these great
mixed use developments that he did, all included --

THE CHAIRMAN: If you can limit your
guestions to the testimeny that you heard, I did
not hear any testimony £from Mr. McCoach with
respect to traffic.

MR. SEGRETO: I understand that, Mr.

Chairman.
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Q. Was there any discussion or were
there discussions about reducing the size of the
building, that's the Wegmans building?

A Prom the point of time that we were invelved
in the proiect, there were no discussions about
reducing the size of the building. Fexhaps they
occurred earlier.

. The developer told you that it's
going to be 140,000 sguare foot Wegmans, and that’'s
what you would had incorporated in your design?

A, The developer told us to design a 140,000
sguare foot deaign.

Q. You would agree with me, if you
reduced the size of Wegmans, vyou will need less
parking.

A. Yes.
Q. You will have more room for

landscaping and open space.

A, Unless there is some other use proposed for
that land.
Q. Well, this ordinance doesn't say you

have to have 140,00 sguare feot supermarket, does
it?
AL It is very specific about the size of the

primary anchor store.
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Q. Yes. It says that it can't be less
than 50,000 sguare feet, right?

AL I have to leok at the note, but I trust that
that's the correct answer.

Q. And if you put a 60,0800 square foot
Wegmans there, you will have substantially less
parking, correct?

A, Yes.

Q. Substantially less impervious
coverage, correct?
A Yes.

2. You will not need all of those
parking spaces, would you?

A, I guess I would say if I put a 606,000 sguare

foot store there, that I would be lcoking for
something to fill up the other 80,000 sguare foot

site for scme other use,

Q. How about having parks and open
space?
A, I said commercial use.

Q. Open space and lawn areas and trees

what abont that? Is there scmething wrong with
that?
A. Getting bhack to, yor started to talk abourt

the development Pro Forma, which generally is not a
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part of what we're asked to do to develop as we
develop our site plan response. So there certalnly
is some level of economic viability with the si:ze
of a primary anchor that we weren't asked to
conasider,

Q. Those other projects that you told us
about where you deslgned them, where you were the
site designer, do they have supermarkets less than
140,000 sqguare feet.

A. Livingston does not have a supermarket and
neither does the ¥ew Jersey, neither does the -=-

Q. -- and you told ns they were very
successfiul developments, aren't they?

B, I was going to finish by saving, the other
projects that we showed you, Merrifield Town Center
has a, I'm going to say nominally 100,000 square
foot Target. Downtown Silver Spring has several,
again, very large scale anchors, I believe
including & greocery. I know Pentagen Row alsc has a
large format grocery.

Q. But are vou telling me, from your
experience, that a 60,000 sguare foot supermarket a
Wegmans, with the same architecture and
architectural amenity, would not be viable here?

THE CHAIRMAWN: I have to interrmwpt a
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second. Mr. Segreto, you're asking this gentleman
to draw an ecenomic conclusion and I don't believe
he is gualified along those lines.

Q. Now, the Chief has some concerns
about buildings A and B and there not being a
walkway, d;iveway, sufficient for a patrel car.
Ian't a viable solution Lo the Chlef's concerns to
take 12 feet off the back of the buildings A and B
and that wounld scolve the preblem?

AL That's one alternative answer to the --

0. Let's not get rid of green space get
rid of some of the xetail and 1f you do that, you
will reduce the reguirement for parking, area't
you?

MR. PETT: 1f I may, Jamie Pett for
the applicant responding. There is a problematic
depth to store space in order for it to be viable
in the marketplace and attractive to respective
tenants and we're basically in these bulldings,
very close to the minimum depth that is considered
to be market viable space —-

THE CHAIRMAN: Mr. Pett, are you
talking from a design standard or economic
standard, because 1f you are talking about from an

economic standard --
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THE WITNESS: I am talking about a
deslign standard.

THE CHAIRMAN: Ckay, because if it is
econcmics, I am not interested in that answer.

MR. PETT: I'm talking about a design
and store planning point.

THE CHAIRMAN: I will accept that. Mr,
Segreto, please continue.

Q. Building F, you could take 12 to 18
feet off the back of building F to accommodabe the
drive-thru that the Chief wants, isn't that
correct?

A. The building F, and I would agree with you.

Q. 22,000 sguare feet, and you can

reduce it te 18,000 sguare feet, right?

A. That sounds approximately correct.

Q. And that would reguire less parking.
A. Yes, it would.

0. And free up the parking lot, that you

said has a tight reguirement, is that correct?
Mr. Pet said that, I'm asking Mr, Pett, you talked
about the very tight constraints but in a parking
lot.

MR. PETT: What I was referring to,

as you can see there are three, we refer to them as
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base of parking, and from a site plan and design
point of view, they are at the minimal dimensions
to be functional in terms of length of a parking
space and width of a drive aisle. So if you take
literally six inches ocut of them, you no longer
have three parking bays, you have two and a half.

Q. You'll agree with me if you reduce
the amount of all of the retail footage on the
property, you reduce the reguirement for parking
spaces, which gives you more room to de all kinds
of other things. Place the buildings
differently,put more landscaping and open spaces,
isn't that correct?

A, Yes.

. But the applicant didn't chose to do
that because the applicant wants to maximize the
amount of square footage, isn’'t that correct?

AL No, I would respectfully disagree with that.
I think if the applicant wanted to maximize the
amount of sguare footage he would place a single
continuous extruded strip center building on the
site, he would ceonnect it continuousiy to the
anchor building, and run it the entire length of
the site. And I can assure you, that would plan

the site with considerably more density than we're
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showing to youk this svening,

Q. Right. But that would not be in
compliance with the AH-PUD ordinance would it,
because that deesn’t permit you to make a strip
mall, does it?

A Correct.

Q. Okay. You couldn't do that, ceould

you, not with this ordinance.
A. Mot with this ordinance.

THE CHAIRMANi Excuse me, Mr.
Segreto., I'm going to interruplbt you. We are well
beyend curfew at this point. And the testimony, and
I allowed that testimeny to go on a little lenger
than I anticipated. I am going toc ask your
indulgence, I am going to open the meeting up to
the public, and hear from them, If that doesn't
take too long a perlod of time, then I will invite
you to continue. Or if it does, we will have to
carry this to our next meeting. I would like to
give the public an opportunity to speak. Do you
have a problem with 1t?

MR, SEGERETG: No.

THE CHAIRMAN: Okay geood. Chair will
entertain a motion te open to the public.

MR. STEFANELLI: Motion,
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MR, VOGT: Second.

THE CHAIRMAN: Motion by Mr,
Stefanelli, second by Mr. Vogt. All in favor?

BOARD MEMBERS ALL IN FAVOR.

THE CHBIRMAN: I have a list of
people signed in I am going to start with Kari
Sclomen.

You're going to have to come forward
and again, I am going to remind you, that this is
the public's opportunity to ask gquesticons, but not
necessarily to give comments.

KARI SOLOMON: I guess my first
question - I have four guestions.

THE CHATIRMAN: That's okay.

MS. SOLOMONW: My first gquestion is
for Mr. McCeach, You teased us with a pavilion in
Reston, but I didn'’t see it in the -- it is not
proposed for what's happening here, is that
correct? Well, because that looked really cool.

MR. McCCACH: The intention actually
of the green space was of a gathering spaces, so
it's beesn laid out as a lawn area with areas for
seating to support the dining that's happening in
the retail. So you see this area right here

{indicating) and in fact, it is part of our design
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element, if you go forward to the design feafures,
that slide, stop. We really think it would be
pretty neat to have a farm frame as sort of a
pavilion structure to have that space. And that's
what's shown in the plans.

MS. SOLOMON: Dkay. Another guestion
and I'm sorry I don't have the right language for
this, but how much percentage-wise of the paved
areas are, I guess is it impervious versus like
paved surface, that sort of thing?

MR. McCOACH: That guestion can be
answered by our landscaping people.

THE CHAIRMAN: The landscape
architect and design engineer will be more
qualified to answer that guestion.

MS. SOLOMON: That’s next meeting, or
later in the evening? How late are we going
tonight?

MR. DEL VECCHIO: Not tonight.

THE CHAIRMAN: Two and a half years.

MS. SOLOMON: The junior anchor store
building F, that is for one retail establishment or
are there multiple stores?

MR. McCOACH: We're actually

reserving the flexibility in that building because
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the tenants haven't been ldentified. BSo it could
be single tenant or it could be more than one user.

MS. 3S0LOMON: And that was 22,000,

MR. McCOACH: Yes.

THE CHAIRMAN: Xari, that was a
poetic term they were using with respect to that
building as a secondary anchor, junior anchor
store. They have the ability to do more than that
with it. 8o lel's net think because they refer to
that as that, that's what it will be.

M3, SOLOMON: Okay. I guess the
140,000 square foot number, that seems to be the
number if we're talking about Wegmans. Why not
smaller and meore fitting with the cther buildings?
It is guite large in compariscon, what has been done
I guess from either the planning board, town
council or whatever the powers be, in terms of
encouraging maybe a smaller footprint and not
taking up so much space?

THE CHATIRMAN: Well, first with
respect to the size of the structure, the size of
the structure is set forth in the AH-PUD ordinance.
That was recently adopted by the Mayor and Council.
The applicant and, I guess, Mr. Segreto has

indicated, is not compelled to build on that



10

11

12

13

14

15

18

17

148

18

20

21

22

23

24

25

140,000 square feet. They have that oeption of
building something less than that, but certainly
not greater than that.

MS. SOLOMON: Right.

THE CHAIRMAN: S0 I think the
guestion of the applicant is, did you ever consider
building anything less than 140,000 square feet?

MS. SOLOMON: Why are we going to the
max?

THE CBATRMAN: I think that's a fair
guestion, whe would you like to address that?

M5. S0LOMON: I don't know, who do you
think should answer that?

THE CHAIRMAN: I think Mr. Pett wheo is
the design architect, because he wants to take away
all the trees and grass, he is going to get all the
tough guestions.

MR. PETT: I lcve trees and grass.

THE CHATRMAN: Leave them alone then.

MR, PETT: We@mdns like any retailer
has a certain business model and the design of
their stores and the parameters of their size and
physical laycut with merchandizing within the
store, is really inherent in their brand. And

while I'm not completely gualified to talk abeut
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their business model per se, I can tell you as a
retail architect who has worked with a number of
large number of retailers, they all have certain
sizes and they all have certain footprints.

THE CHAIRMAN: And you are not
gualified to speak to Wegmans standards. So Kari, I
am going to ask you to please return at our next
meeting where Counssl indicated that a
representative of Wegmans will be here, and you can
ask that guestion of M¥Mrx. Wegman,

MS. BOLOMON: All right I will sure
to do that. Thank you.

THE CHAYRMAN: Thank you. Lat's go
to the next one, Steven Schwartz. Is he here? HNo
Steven. Let's move on to Kenneth Barile.

Name and address.

KENNETH BARILE: 31 Acres Avenue, a 35
year resident cof Montvale., I have two guestions, in
talking about the plan --

MR. DEL VECCHIO: Pid we get an
address?

MR. BARILE: 31 RAcres Avenue. In
talking about the plan you menticoned there is a
Phase I and Phase II. And I understand you're

applying for a leot of things, mostly for Phase 1.
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My guestion is, what happens time-wise, how do you
see the development cof Phase I and Phase II? 1Is
Phase II happening one year, two years, three years
later? That's gquestion number one.

THE CHAIRMAN: You know, I1I'm not
guite ecertain. BAre we going to be hearing
testimony from a representative of Hekemian?

MR, DEL VECCHID: At this point, that
was not my intention. We have broken up the center
inte Phase I and Phase II mostly because of the
testimony your'll hear from the engineer, which is
in order to lay out the Wegmans and the site work
that's necessary to support that area, you pretty
much have to prepare the entire site, the upper
part of the site for development. So we're doing
that and that's the reason why the Phase I and
Phase II line is drawn. We hope that once the
project becomes a reality through approvals, that
tenancy will then dictate how guickly Phase II
portion gets built.

THE CHAIRMAN: Ken, once we hear
testimony from the design engineer, we'll have a
better understanding.

MR. BARILE: I just have one other

gquestion.
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THE CHAIRMAN: Sure.

MR. BARILE: Approval of Phase I,
does that auvtematically imply that Phase II will
fact be approved, and that it will happen?

MR. REGAN: Absolutely not.

MR. BARILE: They are under no
obligation to complete Phase II if after Phase I
approved?

THE CHAIRMAN: Rob, please explain
him the applicaticn as set forth in Phase I for
preliminary and final versus Phase II preliminary
only.

MR. REGAN: There will be a
reguirement to return to the board for final site
plan approeval on those.

MR. BARILE: Could they chose not t
develop this?

MR. REGAN: They could, they could
develop it 20 years from now, assuming the zoning
is still in effect.

MR. BARILE: Thank you,

THE CHAIRMAN: Okay. Let's move on,.
We are up to Laureana Organ. Laureana just give
your name and address for the record.

LAUREBNA ORGAN: Lauresana Qrgan 1537
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Summit Avenue. Good evening everyone. My guesticn,
T want to comment, you did a good Jjob and Mr.
DePinto first time I see that somecne is looking
out for {inaudible). My gquestion is, I don't see
and now talking about Summit Avenue. HNow, talking
about the DePiero family and the Organ family, the
are the two most families that will be affectéd in
this --

THE CHAIRMAN: Laureana, I am going to
interrupt you for a second, Mr. Del Vecchio, Ms.
Organ is concerned about t;e development that's
going to be occurring at some point in the future
on Summit Avenue. When will you be addressing that
element of this plan?

MR. DBL VECCHID: We are conly seeking
PUD approval of that aspect of the plan and that is
part of the site plan set that was submitted by Mr.
Dipple vnder the L2A title block.

THE CHATRMAN: And when Mr. Dipple
testifies, will he ke referencing that development
plan?

MR. DEL VECCHIO: Correct, for PUD
approval purposes.

THE CHAIRMAN: 50 laureana, we're

not going te hear that tonight, but when Mr. Dipple
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testifies and after that testimony is completed,
vou will hawve the ability to ask guestions of the
Board or Mr. Dipple with regards to that.

MS. ORGAN: QCkay.

THE CHAIRMAN: BSo right now we're
just dealing with the commercial development along
qrand Avenue,

MS., ORGAN: Perfect.

THE CHAIRMAN: Well, it is not
perfect, but that's the way it is,

M3. ORGAN: And the way it is being
that, me being the number one affected by that
proeject, as a result of that project, I'm the first
person that's --

THE CHAIRMAN: We understand.
Liaureana, I am going to interrupt you, remember
what I said, guestiens only, that's a comment.

Ms. ORGAN: I know.

THE CHAIRMAN: T am only accepting
guestions,

MS. ORGAN: First of all for the
Organ family, Laureana {rgan, my guestion, who will
be responsible to pay for the deprecation when
those affordable houses go up, for the record?

The second one, somebody was talking
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about diversity integration. Beautiful, beautiful
expression, love it, lowve it. Buit, do you think
that putting an affordable proiect in one side of
Montvale is geing to bhe good for the integration?
I den't think se. My guestion is, do you have
anybody who had that idea te put ssgregation of a
class in one side of Montvale, wouldn't that not
affect psychologically that family and those
children from Lhat family?

THE CHAIRMAN: Okay. I think the
guestion, because if you s;t down right now you
made a comment, 1f you stand for a couple minutas
more, I will consider it a guesticn. With that
quastion, the best party to answer that guestion,
would be the Berough planner. And I'm going to ask
Mr. Preiss.

Mr, Preiss, if in fact this plan is
approved, and that ultimately thears is constructed
32 affordable units on Summit Avenue, in the purest
planner's point of view, is that something that
could and should ke found asceptable in the Borough
of Montvale?

MR. PREISS: Yes. And that's the
reason why the Mayor and Council adopted .the

zening. It's already been decided. It is not at
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issue.

THE CHATRMAN: This is really not
that complicated, it's on our off. Press the on
button.

MR. PREISS: I'm sorry.

THE CHAIRMAN: Start all over again.

MR. PREISS: The zoning ordinance
allows that to heppen and it was adeopted by the
Mayor and Council, so it is not part of the site
plan process. That is already been determined, It
is permissible, if they build it, they are
permitted to de so, if the Beoreonugh, actunally the
Borough will be building that housing there, so
that determination already has been made.

MS. ORGAN: For the last guestion,
for the next meeting. I work fer the county, and T
have to ask for this infermation and I saw that the
sidewalks they're doing, for the first projsct,
cuts off right next to my property, which is very
dangerous.,

THE CHAIRMAN: And Laureana, I have
te interrupt you again. We're not talking about
Summit Avenue this evening.

MS. ORGAN: I know, for the next

meeting sc they have the idea.
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THE CHAIRMAN: They will be ready for
you trust me. Thank you.

M§. ORGAN: Okay, nc problem. Thank
you.

THE CHAIRMAN: Let's go to the next
one, that would be Beth Razik?

AUDIENCE MEMBER: She left,

THE CHAIRMAN: Then I have Lori
Charkey, and Lori, identify yourself for the
record.

MS. CHARKEY: Lori Charkey, 162
Westwood Avenue, Westwood.

THE CHAIRMAN: Thank you, welcome.

M5. CHARKEY: I am a co-director of
Bergen SWAN, it's a 25 year old watershed
protection group for this area. And I'm going to

go over some ol the sentiments of the prior

speaker.

THE CHAIRMAN: I don't want
sentiments, I want guestions. Put them as
guestlions.

MS.CHARKEY: Okay. So the developers
are talking abeout a green roof, rain gardens, tree
plantations, impervious pavements, it's 311 great

stuff. But can you drastically reduce the
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footprint, and really talk about the environmmental
development here? I would like to just put that on
the table once again, and can we talk about putting
more impervicusness here, increase the buffers --

THE CHAIRMAN: Ms. Charkey, if we're
going to be talking about imperious area, whether
it is a questien or comment, I'm going to want te
hear the testimony first of the design engineer,
because the architects cannot speak to that design
feature of the plan. 5o if you can hold that
guastion until we hear the testimony of Mr. Dipple.

MS5. CHARKEY: Okay, is that next
meeting?

THE CHAIRMAN: That's actually up to
Mr. Del Vecchic. Mr, Bel Vecchio, will Mr. Dipple
be testifying at the next meeting?

MR. DEL VECCHIO: My guess is, he
will be here, my guess, We will not reach him given
the pace of this evening's testimony,

THE CHAIRMAN: So at some point in
the future, Mr. Dipple will be heard.

MS5. CHARKEY: Okay. Are the
architects of this preject aware, I am sure they
are, that Wegmans does have a plan for smaller

stores, smaller stores, along the lines of Trader
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Joes that all are very small retail establishments.

THE CHAIRMAN: Fair guestion. Are
either you aware that Wegmans may build something
other than a 140,000 square foot stores?

MR. PETT: We are aware of those and
in our experience we seen them in much mere urban
denser enviromments than actual downtown locations.

THE CHAIRMAN: Okay. They are aware.

MS. CHARKEY: Okay. Has there been
any discussion of retalning certain amount of
active farmland on the property, 1f we =~=

THE CHAIRMAN: That's a design
standard relative tc the land. I want to hear the
testimony of Mr., Dipple first.

¥MS, CHARKEY: I want to put that out
there. And then I have a guestion for the beoard,
and that is how is the county public works
department sign off on the road improvements that
are reguisite —-

THE CHAIRMAN: I'm going to forward
that guestion to Mr, Hipolit, who is the Borough
engineer, whe has been in communication with the
Ceounty with respect to rcad improvements.

Mr. Hipolit, would you pleasa answer

the guestion. R
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MR. HIPOLIT: The project is only in
their first hearing. The applicant has submitted to
the County and they have made some coﬁment. The
applicant submitted for preliminary and final for
Phase I, and preliminary Phase II. As part of that,
there will be reoad improvements teo Grand Avenue
made by the developer, Mercedss Drive made by the
developer and then seven, nine intersections which
need minor improvements, made by the Borough, for
the County, paid for by the developer. We're in
the process, but there is a long way to get te that
point. You're going to hear a lot about that after
testimeny, soc we'll get there but it's very
premature. The answer is yes --

THBE CHAIRMAN: What's important to
be noted for the recerd also that is, I'm not guite
certain your surveyor started their work, but they
waere out there this week, they were surveying some
intersections in guestion. And as a credit to the
developer, these have already been posted in order
for that work to commence. That's not a normal
situation, it's a little bit nutside of the normal.
80 yes, the Borough is very sensitive to the
traffic conditions that will be beyond, somewhat

exacerbated by the proposed improvement, and we're
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not sitting back walting for this to happen, we're
looking at that right neow.

M8, CHARKEY: Thank you.

THE CHAIRWOMAN: Is there anyone else
that wishes Lo ask any guestions? First gentleman
here with the red shirt, step forward and state
vour name for the record.

ALAN XRAMPERT: Alan Krampert, 12
Forest Avenue, Montvale., I'm just curicus if there
been any discussions between the town and the
developer on turning over ;he parkland area to
them? As it stands right now as I walk, it is a
hazard, it is absolutely --

THE CHATRMAW: No comment,
guestions.

MR. XRAMPERT: Is there any
discussion to turn it over to them, and if so will
they improve it and maintain it?

THE CHAIRMAN; T'm going to direct
that guestion to Councilman Shassali., Councilman,
has there been any discussion on the part of
governing body with respect to turning it over? I
know the answer.

COUNCILMAN GHASSALI: (Inaudible}.

THE CHAIRMAN: One of the
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difficulties with is that property was acgquired in
part through funds, Green Acre Funds. We don't
have the option to deo that. We have Lo maintain
ownership of that property and we are responsible
for the maintenance of that propsarty.

MR. KRAMPERT: I heard about the
library, about dropping children off there. Does
anybody know how the library feels about having
children dropped off? I was under the impression
they had to be monitored, not that scomebody could
just drep them off.

THE CHAIRMAN: I think that's a good
question, as a matter of fact, the bhoard secretary
is now instructed to communicate with the librarilan
to share with her, her thoughts with respect to
that.

MR. KRAMPERT: The pictures that I
saw looking up Grand Avenue from down the valley,
they Llook awfully flat,. Iz that a true impressiocn?
I look up and I see a bigger hill, it seems to me
they show a little bit flat.

THE CHAIRMAN: You're talking about
heading west on Grand Avenue, you're saying the
artist rendering -

MR. KRAMPERT: It doesn't appear to
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be realistic.

THE CHAYRMAN: Mr. McCeoach.

MR. McCOACH: How these renderings
are constructed, we take the actual tepegraphy and
we create a computer model and put the building in
that mecdel true to scale and then we take our view.
So it is as accurate as we can possibly make it.

MR. KRAMPERT: I weuld like to go
back to the other slide where you show the

detention pend. I assume it is & retention pond
not detentien, but is it a basin or a pond?

THE CHAIRMAN: We have to hear the
testimony of Mr. Dipple, he is the design engineer.

MR, KRAMPERT: You spoke about bikes
before. Do you really anticipate a lot of people
riding bikes up in this area?

THE CHAIRMAN: Mr. McCoach, a fair
guestion.

MR. McCOACH: I think we wownld like
to be able to accommodate them, if they did.

MR. KRAMPERT: BHave you ever ridden
a bike down Grand Avenue?

MR, McCOACH: That's why we actually

have created sidewalks well off of Grand Avenue to

accemmodate their interest.
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MR. KRAMPERT: On the rear view of
the Wegmans, it showed four loading bays on the
left hand side. I saw none on the right hand side,
although on the vertical view, I saw three on the
right hand side. Are there going to be seven or
four?

THE CHAIRMAN: I think Mr. Pett
should answer that gquestion. You're familiar with
the design although you did not do it of the
Wegmans, how many loading bays are on the rear of
the Wegmans?

MR. PETT: I believe there are five
actual truck bays for larger trucks and then
there's a trash compactor. So the plan that you

see over here on this board is the mest current

plan that Wegmans has submitted to us, 80 there is
four on this side, and two. So there is £four and
two and one compacteor. There are six bays and one
compactor,

THE CHAIRMAN: Mr. Del Vecchio,
we'll get the confirmation on that —-

MR. DEL VECCHIO: Yes.

THE CHAIRMAN: -- when we hear
testimony frem a representative from Wegmans.

MR. DEL VECCHIC: Yes.
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MR. KRAMPERT: ©On the rear elevation
you didn't show anything eon the right hand side,

THE CHAIRMAN: Okay, valid peint.

MR, KRAMPERT: Any consideratlon
given to bus stops?

THE CHAIRMAN: Again, I am going to
defer the question, and wait for Mr. Dippie's
testimony.

MR, KRBMPERT: And in the buildings
that the Chief was concerned about, alsoc with
refuse, how are they goingkto restock those stores
through the the front door with trucks?

THE CHAIRMAK: I think Mr. Krampert,
until we hear, and I hate te keep saving the same
thing, until we hear from the design engineer, he

is going to be testifying as to how the structures

will be operating. What's his concept for employee

parking, loading, unlcading of materials, UPS
trurcks, things of that nature.

MR. KRAMPERT: Well, if it going to
be through the front door, are we geing to pass an
ordinance that now deliveries --

THE CHAIRMAN: First we have to hear
what Mr. Dipple is proposing.

MR. KRAMPERT: Okay. Fair enough.
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THE CHAIRMAW: Thank you wvery much,.

MR. EKRAMPERT: Thank you.

THE CHRIRMAN: And there was one more
gentieman in the back, I believe.

ALEX (INAUDIBLE)

THE CHAIRMAN: You have to say it a
lot slower.

ALEX (INAUDPIBLE) 28 -- Court.

My guestion, is there golng to be
any access from Mercedes Drive and Paragon Way?

THE CBAIRMAN: Any access to the
subject property from Mercedes?

ALEX {INAUDIBLE} c¢r, what's the
other street --

MR, DEL VECCHIC: Philips Parkway.

THE CHAIRMAN: Back by the Borough
hall and the park? There will be no direct access
from those properties, but there will be an access
off of Mercedes Drive and I think Mr. McCoach and
Mr. Pett pointed it out in their presentation
showing visuals of that.

ALEX (INAUDIBLE): Okay and my
second guestion i1s, and it peaked my curiosity, the
connection to the public library, what is that

going to be, is that going to ke walkway or --
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MR. McCOACH: A walkway will be
provided,

ALEX (INAUGDIBLE}: And third question
for Chief Abrams. The access-way from the park or
library, would that be direct from the Borough Hall
te -~ would that be a diregt read from Borough
hall?

CHIEF ABRAMS: That would probably be
the same one. Although I can't speak for the
design people, I would anticipate the same one that
they are talking about the walkway from and to the
library.

THE CHAIRMAN: Very gocd. Thank yeou
very much. The Chair will take motien to close the
public meeting.

MR. FETTE: So moved.

MR. CULHANE: Second.

HE CHATIRMAMN: All in favor?

ALL MEMBERS OF THE BCARD IN FAVOR

THE CHAIRMAN: The hour is very late,
Mr. Segreto, do Yyou plan on being at the next
regularly scheduled meating?

MR. SEGRETO: Absolutely, ves.

THE CHAIRMAN: And I will give you
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that first opportunity to speak.

MR. SEGRETC: Thank vou.

THE CHAIRMAN: You are very welcome,

We'll carry it to the first meeting
in September which is September 3rd,.

MR. DEL VECCHIC: Mr. Chairman, has
any determination been made where the meeting will
take place on the 3rd?

THE CHBIRMAN: Based upon the
attendance this evening, I wounld say that we should
do that meeting back at the Borough hall rather
than here. I don't think there is enough people in
attendance to warrant the added expense and grief
assoclated with moving everything over to this
building. I think we'll run the rtisk of bursting
at the seams over there.

MR. REGAN: They have a 1B0 seats.

AUDIENCE MEMBER: A lot of people
wanted to come, but weres on vacation. I'm not sure
if that would influence -

THE CHAIRMARN: Then ckay, sc we'll
get Giants Stadium.

MR. REGAN: Even if we tripled the
crowd, there still will be enough.

THE CHAIRMAN: I think we are in
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pretty good shape.

MR. DEL VECCHIC: So the next
meeting will be on September 3rd, back at borough
Hall, 12 Mercedes Drive at 7:30.

THE CHAIRMAN: Yes. Members of the
public that are here that have an interest in this
application, please be advised that no further
notice other than this announcement, will be
provided to yeu. There will be no new mailings, no
new publication in the newspaper. But the meeting

will be carried to that dalte, at that location.

Thank you very much for attending.

{HEARING CONTINUED TO SEPTEMBER 3rd,
2413, Borocugh Hall, 12 Mercedes Drive, Montvale,
New Jersey at 7:30 PM)

NO FURTHER NOTICE REQUIRED

{Whereupon the HEARING is then

concluded at 12:08 AM)
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