
 

 

 

 

 

 

 

 

PLANNING BOARD MEETING – APRIL 15, 2015 
 
In compliance with the Open Public Meetings Law, Notification of this Meeting has been sent to our 
Official Newspapers and Notice has been posted on the Bulletin Board at Borough Hall.  The meeting 
will start at 7:30 PM and adjourn at 11:00 PM. 
 
The Pledge of Allegiance was recited by all present. 
 
Acting Chairman Lauber read the FIRE SAFETY ANNOUNCEMENT.  He read the PREAMBLE. 
 
ROLL CALL 
 
PRESENT Mr. Gostkowski, Mr. Lauber, Mr. Pullaro, Mr. Linz, Mr. Sheppard   
 
ABSENT Mayor Bivona, Mr. Kahwaty, Mrs. Vierheilig, Mr. Lazerowitz 
 
  Kevin Boswell, Boswell Engineering 
  Eileen Boland, Boswell Engineering 
  John A. Spizziri, Sr., Esq., Board Attorney 
 
BOARD DISCUSSION 
 
Approval of the minutes of the previous Planning Board meetings will be carried to the May 6th  
meeting. 
 
NEW BUSINESS 
 
COMPLETENESS DETERMINATION 
 
SLFLK-2771 FRANKLIN LAKES REALTY, AMENDED SITE PLAN, 556 COLONIAL ROAD, BLOCK 
1411, LOT 2, COMPLETENESS DETERMINATION (4-15-15), 1ST HEARING 5-20-15 
 
Bruce E. Whitaker, Esq., attorney for the Applicant, was present at this meeting.  
 
Mr. Whitaker stated that the applicant is proposing revisions to plans submitted, removing a pergola 
area for the residents to have outdoor activity and instead making it a room with exercise equipment to 
be used year round, building coverage remains the same. Some modifications probably meet with 
better approval from the fire official.  
 
Ms. Boland explained that the fitness center is approximately 1500 square feet, and it is going on top of 
a preapproved patio. They are slightly reducing the lower patio so coverage is slightly reduced, and it is 
not a raised patio anymore. Mr. Linz did review it and he takes no exception to emergency access. 
 
A motion to schedule this application for a public hearing at the May 20th was moved by Mr. Sheppard 
and seconded by Mr. Pullaro. 
 
Roll Call: 
 
Yes Mr. Gostkowski, Mr. Lauber, Mr. Pullaro, Mr. Linz, Mr. Sheppard 



 

 

 

 

 

 

 

 

PLANNING BOARD MEETING 
4-15-15 
PAGE 2 
 
PUBLIC HEARING 
 
FLK-2846 THE ALPERT GROUP, FRANKLIN LAKES SUPPORTIVE HOUSING URBAN RENEWAL, 
LP, 720 MCCOY ROAD, BLOCK 1408, LOT 1, BLOCK 1406, LOT 2, COMPLETENESS 
DETERMINATION 2-4-15, 1ST HEARING 3-18-15, 2ND HEARING 4-15-15 
 
Bruce E. Whitaker, Esq., attorney for the Applicant, William Parkhill, P.E., engineer for the Applicant, 
James Vena, P.E., the traffic engineer, and Steve Schoch, the architect for the Applicant, were present 
at this meeting. 
 
Mr. Whitaker explained that this is a continuation of the public hearing on this application. He delivered 
to the Board the Notice and Proof of Publication on this application, and also provided a listing of 
exhibits, listing the exhibits provided at last hearing and goes on to list exhibits they plan to provide 
starting from A-16. At the last meeting an issue was raised with regard to further review for entrance on 
Colonial Road. The Applicant has gone back and reviewed this and gotten further information from 
traffic engineer and from that has explored further options. Based upon that review there will be 
testimony that from a safety aspect the best design will be for an entry/exit on McCoy Road. The Fire 
Official has always expressed a desire that here be an emergency access to this facility, interestingly 
the Borough Code and Site Design standards, paragraph 1, says “no more than 1 vehicular access is 
permitted to serve the development”. The application submitted initially is variance free. It is his position 
that even with this provision within the ordinance that a variance is not required because the second 
ingress to the site is for emergency vehicles only and this says “not more than one vehicular access” 
and his interpretation would mean access by the public, and the emergency access would be grass 
pavers with a curve on the parking lot and a curb on Colonial Road makes it virtually impossible for 
public to access it. With that said he does not believe that a variance is needed, however, he has 
noticed for variance in case Board determines it is needed. 
 
Mr. Spizziri said he has been made aware of this question prior to this evening, and he thinks the 
framers of this ordinance, namely the Mayor and Council, and when Board reviewed this ordinance, the 
intent was public access, and that being said he agrees with Mr. Whitaker that that access is not within 
the purview of the Code. It would be his opinion that no variance would be need of that emergency 
access because it is not open to the public and cannot be used by the public.  
 
A motion that this be an emergency access only and not open to the public, and not subject to the 
terms of the ordinance was made by Mr. Pullaro and seconded by Mr. Sheppard. 
 
Roll Call: 
 
Yes Mr. Gostkowski, Mr. Lauber, Mr. Pullaro, Mr. Linz, Mr. Sheppard 
 
Mr. Parkhill acknowledged he was previously sworn in this matter and remains under oath.  
 
Exhibit A-20 was marked into evidence- a colored rendering of A-16. 
 
Exhibit A-21 was marked into evidence- a zoomed-in version of the previous exhibit. 



 

 

 

 

 

 

 

 

 
Mr. Parkhill explained he will testify as to revisions that pertain to a relocation of the units themselves 
and a relocation of the exit/entryway.  He stated that at the conclusion of the last meeting he went back 
and further reviewed the proposed site access on Colonial Road, and they could not get a safe access 
at that location because of the site triangle so they went back and explored McCoy Road as the 
potential best location for ingress. He stated that the McCoy location has a lower speed limit, therefore 
pulling the entrance off of Colonial, the high speed road, made for a safer location, and they are able to 
meet all ASHTOW standards. They submitted it to the Board Engineer.  They chose the location of the 
previous existing driveway there; it is 24 feet wide. That width is satisfactory for appropriate ingress and 
egress. In order to enable access from McCoy the buildings were rotated, namely Building 3 was 
rotated clockwise to be more parallel to McCoy Road.  Parking has increased from 40 parking spaces 
to 44 parking spaces. The buildings were also shifted away from the trash enclosure as requested at 
the previous Board meeting. The pump station was also relocated to behind Building 5, to be accessed 
off of Colonial by a curbed entrance.  
 
Mr. Whitaker referenced Exhibit A-21 that depicts the pump station and the drive to the pump station, 
and asked Mr. Parkhill how wide the drive aisle is.  
 
Mr. Parkhill stated it is 12 feet.  
 
Mr. Parkhill further testified that the drainage had also been revised and calculations will be submitted 
to the Board Engineer for review.  He added that the lighting remains the same, with lights on 12 foot 
stanchions, and will be tested 12 months from completion as the Board requested.  
 
Mr. Whitaker asked Mr. Parkhill to describe the emergency access.  
 
Mr. Parkhill stated the emergency access is located off of Colonial, pretty close to original alignment, it 
is 20 feet wide, HDPA grass paver type product that will support emergency vehicles for access but will 
visually appear as grass. It will purposely not look like an access point so people do not confuse it as 
such. All aspects of curbing can be accommodated.  He further testified that they went from 8.1% to 
10.1%, and building coverage is 3.2% where it was previously 3.1%, still well below the maximum 
permitted for this project. 
 
Mr. Pullaro asked if they had given any thought to sidewalks.  
 
Mr. Parkhill said they had looked at it and that it would create an unsafe condition. 
 
Mr. Pullaro said he would like to hear from the Board’s Engineer.  
 
Mr. Boswell said he focused his reviews on the primary access, the emergency access and the access 
to the pump station, and candidly he did not spend any additional time reviewing the concept of not just 
providing access into town but seeing how this could link with the Indian Hills High School on Yawpo, 
so what he will do is he will follow that up and write a brief letter that outlines the viability of taking it 
north on Colonial and also providing a link westerly and southerly down McCoy. He said he will have 
that for the Board within the next couple of days.  
 
Mr. Sheppard asked about the pump station, and said at the last meeting they discussed access not 
from Colonial Road.  
 



 

 

 

 

 

 

 

 

Mr. Whitaker said they did look at it and there was a problem with running it parallel with Colonial Road.  
 
Mr. Parkhill said it results in substantial clearing through the solid 50 foot buffer that is being maintained 
there.  
 
Mr. Boswell said on April 10th they wrote a report and comment 18 suggested the Board take a look at 
perhaps locating it to the immediate north of the emergency access coming in off of Colonial Road. He 
thinks the problem with that would be that you would situate at least some of that pump station building, 
and a lot of it is below ground, within the 50 foot setback. He would respectfully suggest eh applicant 
take a look at that as a means of taking this plan and taking the alternate plan that requires a small 
variance , and access it from internal roadways of site to place that pump station essentially between 
Building 5 somewhere and the emergency access. It actually would work very well; it would not have 
any type of visual driveway. It would eliminate driveway opposite Kiowa and you would have essentially 
a 40 foot strip rather than a 50 foot strip protecting what would be primarily a subsurface pump station 
with an above grade generator and control unit. 
 
Mr. Whitaker said they would review that aspect. 
 
Mr. Sheppard asked Mr. Boswell why the pump station would have to be moved to a location that 
would require a variance closer to Colonial Road rather than moving pump station further back into 
property away from road where sewer is gravity drained there anyway, so he would imagine there’s 
less grading and it’s just a simple installation.  
 
Mr. Boswell asked if he means behind the dumpster.  
 
Mr. Sheppard said yes.  
 
Mr. Boswell said they could do it there. 
 
Mr. Sheppard said from a gravity fed pump station it just seems like a better location than Colonial 
Road.  
 
Mr. Linz asked about fire zones.  
 
Mr. Whitaker said they stipulated they would stripe them in accordance with Mr. Linz’s instructions.  
Mr. Linz asked if they are in agreement to adding another fire hydrant.  
 
Mr. Parkhill said yes they are proposing 2 fire hydrants.  
 
The meeting was opened to the public for questions.  
 
Mr. Vladimir Vuka of 750 McCoy Road was sworn in by Mr. Spizziri.  
 
Mr. Vuka asked if anybody looked at the stream, and stated that it goes through his property and backs 
up onto his property all the time.  
 
Mr. Boswell stated this project as it is currently designed will not have any backwater effect to a 
property that is 20 feet upgraded of it.  He stated they can have a condition of this site plan be that they 
have to clean out the debris, which the former property owner was doing as well.  



 

 

 

 

 

 

 

 

 
Steve Holmgren of 702 Colonial Road was sworn in by Mr. Spizziri.  
 
Mr. Holmgren asked if alternate locations were evaluated for entrance and exit.  
 
Mr. Parkhill said yes and they determined this is the safest location to access this development. They 
submitted plans to the Board showing site triangles for all turning movements and comply with 
ASHTOW.  
 
Alvis Palga of 580 Kiowa Drive was sworn in by Mr. Spizziri.  
 
Mr. Palga said he has concerns about the line of sight because that is a dangerous area, and asked if 
they looked at other locations within the town for this project.  
 
Mr. Whitaker objected to that question, and said it is not a question for the engineer.  
 
Laurie Burnette of 860 Woodfield Road was sworn in by Mr. Spizziri.  
 
Ms. Burnette said thank you for moving the entrance off of Colonial Road. She also said that because 
she is a member of the ambulance corp. she knows that an ambulance with a patient inside going over 
a curb is not a great idea.  
 
Mr. Whitaker said that is secondary access, it doesn’t mean ambulances can only go there, it just 
means that the fire officials raised the issue that if for some reason the main road would be blocked 
there would be an alternate roadway for emergency access.    
 
Mr. Spizziri swore in James Vena, P.E., the traffic engineer for the project.  
 
Mr. Whitaker asked Mr. Vena to provide what his report entailed, which was Exhibit A-19, dated April 
1st.  
 
Mr. Vena stated his report was prepared to evaluate the impact of development on the roadway.  He 
conducted traffic counts on Colonial and McCoy, and Colonial and Kiowa during morning rush hours 
and afternoon peak hours, and then estimated what traffic they could reasonable expect based on this 
development.  He explained that this is a very unique type of use in that the ITO doesn’t have a lot of 
information on supportive housing, so as a result he used information pertaining to market rate 
apartments, which is conservatively high.  
 
Mr. Whitaker asked why this is overly conservative.  
 
Mr. Vena said that at the last hearing the Board heard that about half of residents do not own vehicles 
which results in significantly lower inbound and outbound traffic.  It is not market rate because it is not a 
husband and wife who both leave during morning rush hour and come home during afternoon rush 
hours.  
 
Mr. Vena further testified that he evaluated level of service for Colonial Road and McCoy as well as 
Colonial and Kiowa. Without any traffic generated by development, McCoy and Colonial operates at 
level D and E, Kiowa operates at level C. no change in traffic to Kiowa, will remain at level C. There will 
be some change to McCoy and Colonial based on those conservative trip generation levels. McCoy 



 

 

 

 

 

 

 

 

operates at level of service B. Overall the traffic generated by a significantly impactful market rate 
development would have minimal impact, and the driveway out of McCoy is designed appropriately not 
only from a safety perspective but also a traffic perspective.  
 
Mr. Vena stated that he evaluated the driveway for sight distance, and based it on 30 mph, and it 
meets the applicable ASHTOW requirements for left turns and right turns as well as inbound 
movements.  Next he looked at the proximity of the driveway to Colonial, which is situated about 200 
feet away from the intersection. That can accommodate 12-15 vehicles stacked at the McCoy and 
Colonial intersection before even affecting any activity on the property. It works from a safety 
perspective and form an operational perspective.  
 
Mr. Pullaro asked Mr. Vena to run through the number for the Board for the traffic with and without the 
building.  
 
Mr. Vena said the volumes along Colonial Road are on Figure 2 of his report, Page 7. During morning 
rush hour there is about 1,050 cars in both directions. During afternoon peak hours there are 378 
eastbound and 676 westbound. On McCoy there are 178 southbound and 340 northbound. He said 
there is a 15-30 minute peak during the time when traffic leaves the high school. They are projecting 
about 5 inbound trips and 18 outbound trips in the morning. In the afternoon there are 16 inbound trips 
and 9 outbound trips.  
 
Mr. Spizziri asked if, by analysis, they would say the number of vehicles entering and leaving this 
complex would be less than the market rate.  
 
Mr. Whitaker said yes remarkably less. It is not couples with children leaving.  
 
Mr. Vena said as far as an increase to the intersection, from a level of service perspective during 
morning rush hour, based on the ITE overstated estimates they are looking at a level of service D 
today, about 32 seconds of average delay.  During the afternoon peak about 42 seconds of average 
delay for people exiting McCoy onto Colonial.  With a less intense use, as they are anticipating, that 
number goes significantly down.  The intersection is also under County jurisdiction so the County 
maintains jurisdiction if there is anything they would ask the Applicant to look at.  
 
Mr. Whitaker said that they would stipulate, in connection with Item 15 of Boswell’s report, they would 
take that issue to the county.  
 
The meeting was again open to the public for comment.  
 
George Baskinger of 689 Colonial Road was sworn in by Mr. Spizziri.  
 
Mr. Baskinger said that he knows the Applicant did its analysis based on 30 mph, and living on that 
road he knows nobody does 30 mph, so he believes further studies should probably be done to check 
out the average velocity of cars moving down McCoy Road.  
 
Mr. Whitaker said the applicant is required to do analysis based on the legal conditions that exist, and 
that would be conditions concerning speed limits. In connection with the speed limits that are imposed 
by law, if there is a problem with enforcement that is something that is within the jurisdiction of the 
Mayor and Council.  
 



 

 

 

 

 

 

 

 

Mr. Boswell said the cars proceeding south on Colonial and taking the turns very fast has been one of 
the comments they are working on to make that tighter turn because the geometry of that turn does 
allow cars to go around the curve.  He is suggesting the radius be decreased from 65 feet to 35 feet. 
He stated he is very aware of that problem.  
 
Mr. Spizziri confirmed with Mr. Boswell that he previously placed him under oath, and that he is still 
under oath, for the record. 
 
Mr. Spizziri swore in Stephen Schoch, the architect for the Applicant.  
 
Mr. Schoch explained that these are apartments they will function very much like any other apartments 
form a physical standpoint it’s an R-2 apartment building. The apartments are very similar to 
apartments you would normally see, the whole purpose of supportive housing is that people who need 
some additional support be able to live in the community just like everybody else. The physical criteria 
that does along with this very often there  are minimum standards that are applied based upon funding 
criteria, including minimum room sizes, minimum unit sizes, and standards for energy efficiency. In 
short, the physical buildings that are built for affordable housing dare some of the highest quality 
residential housing in the state. 
 
Mr. Schoch referred to Exhibit A-22, a colored rendering of the view from within the community, 
depicting one of the typical residential buildings. He explained this is one of the typical residential 
buildings, and there are 8 units in that building. All units are one bedroom and four of the one bedroom 
units are on the ground floor 4 on the upper floor. Every unit has own door. Of the 40 units, 20 are at 
grade, able to be accessed by wheelchairs or have accessibility impairments. The architectural design 
standards of the ordinance calls for a theme of design; a residential theme design. Has residential 
detailing, forms and scale. It also has certain recesses, articulation of rooflines, those things too are 
addressed in you ordinance. In terms of the specific ordinances that are laid out, the proposed design 
meet all criteria.  What is being proposed is a stone veneer complemented by a horizontal siding that is 
hardy plank. Regarding the questions raised on sound and noise, between the increased density and 
quality of the walls and the cementitious siding you have a very dense wall which has been found to 
have excellent sound deadening properties. 
 
Mr. Schoch further testified that all the buildings will be fire suppressed, and will all have coordinated 
Knox boxes for the fire department.  There will be a 13R sprinkler system.  
 
Mr. Boswell asked if there aren’t any wall lights.  
 
Mr. Schoch said there are no wall pack lights; there are lights around building but not on the buildings.  
There is a very modest light just to light the front door but all area lighting in site is handled by pole 
lighting.  
 
Mr. Whitaker stated they would comply with recommendations contained in the Planner’s report and 
Boswell’s report.  
 
Mr. Spizziri asked Mr. Schoch to explain the standard of the R2. 
 
Mr. Schoch explained that the building code will classify buildings based upon their use. Anything with 
an “R” means residential and it goes 1 through 5, with 5 being a single family detached home, and R-1 
is sort of like a hotel. Multifamily housing apartments are R-2. With that designation all of the other 



 

 

 

 

 

 

 

 

aspects of the building code are defined as to what applies: the level of sprinkler systems the amount 
of egress, the fire separations and the sound attenuation between units. That is the standard by which 
all buildings are built. 
 
The meeting was again opened to the public for questioning.  
 
Ms. Burnette asked if there will be firewalls in the units.  
 
Mr. Schoch said that is correct.  
 
Mr. Spizziri asked what the standards are for fire separation.  
 
Mr. Schoch said there is a one hour standard. The walls between units, like in a townhome, there is a 
vertical wall separation and also a horizontal separation those have to be tested assembly, and that 
says exactly how to build a certain kind of thing. They have both fire and code ratings. The Code 
determines minimum standards for fire and code and they will follow all of those. 
 
Mr. Whitaker stated that he had concluded his testimony, and that he has stipulated to the Board that 
they will work on the relocation of the pump facility so that is variance free.  They will also evaluate 
doing, as Mr. Linz suggested, having some sort of roadway in there. He also stipulated that Item 32 of 
Boswell’s April 10th report will be included.  
 
A motion to carry the public hearing to May 6th was moved by Mr. Sheppard and seconded by Mr. 
Pullaro.  
 
Roll Call: 
 
Yes Mr. Gostkowski, Mr. Lauber, Mr. Pullaro, Mr. Linz, Mr. Sheppard 
 
 
A motion to approve the vouchers was moved by Mr. Sheppard and seconded by Mr. Linz. 

 
Roll Call: 
 
Yes Mr. Gostkowski, Mr. Lauber, Mr. Pullaro, Mr. Linz, Mr. Sheppard 
 
A motion to adjourn was moved by Mr. Sheppard and seconded by Mr. Gostkowski. All those in favor 
(aye). 
 
The meeting was adjourned at 10:19 p.m. by Acting Chairman Lauber. 
 
The next regular meeting of the Planning Board of the Borough of Franklin Lakes will be on May 6, 
2015 at 7:30 p.m. 
 
Minutes submitted by: Caitlin Bauer – Recording Secretary.  


