Borough of Franklin Lakes
Bergen County, New Jersey
Planning Board Minutes
December 16, 2015

Meeting Called to Order at 7:35PM

Open Public Meetings Statement: Read into the record by Chairwoman Vierheilig

Salutation to the Flag

Preamble: Read into the record by Chairwoman Vierheilig

Roll Call: Mayor Bivona, Councilman Kahwaty, Messrs. Gostkowski, Lauber, Pullaro,
Chairwoman Vierheilig, Messrs. Lazerowitz, Linz, Sheppard (absent), Ms. Mucci
(absent; arrived at 7:40PM), Mr. Ochs

Fire Safety Announcement: Read into the record by Chairwoman Vierheilig

Also in Attendance: Mark Madaio Esq., Board Attorney; Ms. Beth McManus, Borough
Planner, Ms. Marisa Tiberi, Boswell Engineering, Board Engineer; Ms. Maria Berardi,
Planning Board Secretary; JoAnn Carroll, Recording Secretary

Board Discussion: None

Approval of Minutes: Councilman Kahwaty, Gostkowski
December 2, 2015

March 4, 2015

December 17, 2014

All in Favor

Oral Communications: None

New Business: Gabrellian Associates, Major Site Plan, Conceptual Review, Block 1418, Lots 1,
2,3,4,5 & 6 and Block 1418, Lots 2, 7, 8, 8.01, 21, 21.01, 22, 26

Mr. Joseph Basralian, Winne, Banta, attorney for the applicant: described the proposed project;
will replace the 1920 era building on site and construct a new project in the downtown area; site is
3 acres at the SE corner of Franklin Avenue and Colonial Road; construction of a 2-story building
with 18,000 sq. ft. of retail on the first floor and 14,000 sq. ft. of office space on the second floor.

Please note: Ms. Mucci has arrived at this point of the meeting, 7:40PM.

Mr. Basralian (continuation): an application for the property across the street will be presented
to the Board at the same time as this application; intention to renovate the facades to make them
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compatible with the new undertaking; a number of pieces of property have been acquired;
demolition has begun; land is ready to go in terms of plans but not in terms of site plan; there have
been three meetings with the municipality before this evening’s meeting; attendees included Mr.
Hart, Borough Administrator, Mr. Boswell, Borough Engineer, Mr. Smith, Borough Attorney, Ms.
McManus, Borough Planner, Mr. Madaio, Board Attorney and Mayor Bivona; discussion included the
plans and an overlay zoning district on this property and the property across the street; seek to
have the paper street which runs through the property vacated; two applications will be before the
Board simultaneously.

Mayor Bivona: asked the status of the auto body property.

Mr. Basralian: stated the property is under contract; it is still active until closing; anticipate closing
this winter; no tenants at this point; Mr. Gabrellian owns many other shopping centers; his contacts
with national and local tenants is very good; has a good mix of tenants.

Mr. Alexander Lapatka, Lapatka Associates, applicant’s engineer: briefly described the
property; tract consists of 15 separate lots; most buildings have been demolished; recently Mr.
Gabrellian went under contract for more parcels; ended up with 15; will demolish the buildings and
construct one building; front of the old building is approximately the front row of the proposed
parking spots; first story of the new building will be retail and restaurants; the second story will be
for offices and medical offices; entrances for retail shops will face Franklin Avenue; the entrance for
the offices will basically be the bump out in the rear/foyer; entrance will face the rear of the
building; employees will park in the back proposing to utilize an existing right of way off of Franklin
Avenue and have a 2-way driveway; at the end of the right of way there is a one way drive leading
to the rear; proposing a 2-way driveway along Colonial Road; purpose is mainly for the office
people and employees; in conversations with Boswell, they stated they would like to see the SE
driveway moved approximately 60 ft. to line up with the second row of parking; this can be done;
there are about 190 parking spaces; spaces on three sides of the building; there is a bump out on
the east side of the building; United Water has a requirement for meters; the natural spot for the
meters would be in the rear but it is too far from the street; United Water requires a hot box; looks
like a shed; all their metering and valves are located in this “shed”; will be attached to the building;
intending to make it look like part of the building; the bump out is the “water room”; a crosswalk
runs diagonally across the street; new sidewalk to be installed along Colonial and Franklin; it will be
set back 5 ft.; objective is to connect the two shopping centers for pedestrians; intending to
construct a walk alongside the driveway that would get people deeper into the site; trying to
connect the two sites; briefly described the landscaped area; landscaping along the right of way;
landscaping to act as a buffer to the residential area.

Ms. Tiberi: asked what the setbacks were for the sidewalks at the SE corner of the building.
Mr. Lapatka: stated the setback was 15 ft. to the building.

Ms. Tiberi: asked what the distance was between the roadway and the corner of the building.
Mr. Lapatka: stated about 5 ft.

Mr. Pullaro: asked if any traffic studies had been done.
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Mr. Lapatka: stated none had been done at this time but they would be done in the future.

Chairwoman Vierheilig: asked if the applicant expected people to park in the back of the building
for the stores.

Mr. Lapatka: stated there will be parking in the front and on the sides that will handle the demand
for the retail most of the time; this is one of the reasons the employees will park in the rear.

Chairwoman Vierheilig: asked if there would be a dedicated crosswalk in the parking lot.

Mr. Lapatka: stated no, just a walk through.

Mr. Madaio: asked where the loading/unloading zone and trash area would be for the stores.

Mr. Lapatka: referred to the plans and showed the loading/unloading zone and trash area; will
probably put in compactors instead of dumpsters; there will be back doors for retail spaces; one of
the stores would probably not have direct access to the loading area; would have to walk around
the building.

Mr. Madaio: asked how big and deep was the building.

Mr. Lapatka: stated the building was 205 by 90.

Mr. Madaio: stated it would be a long distance for the one retail space to dispose of their garbage.

Chairwoman Vierheilig: asked if it was typical to have just one loading/unloading area for all of
the stores.

Mr. Basralian: stated the stores are typically small; most deliveries are done by box trucks, not
tractor trailers; most deliveries do not come during the day but early in the morning before there is
traffic in the center.

Ms. McManus: stated the plan does comply with the ordinance in regards to the loading area.

Chairwoman Vierheilig: asked if there would be outdoor seating for restaurants.

Mr. Basralian: stated yes if a restaurant was a tenant; the walkway is approximately 20 ft. wide;
would use planters as screening.

Mr. Linz: asked if there would be fire hydrants on the site.

Mr. Basralian: stated the applicant would work with the Fire Department to make sure there are
adequate fire hydrants on the site.

Ms. Tiberi: informed the Board that Mr. Boswell requested the driveway be shifted 60 ft. to move it
away from the residences.
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Mr. Basralian: stated this works because there is a pylon sign proposed a little further north; a
monument sign is proposed on the site as well.

Mr. Lazerowitz: asked how close the property was to the homes and also about the lighting.

Mr. Lapatka: stated the property lines are approximately 30 ft. away from the homes plus another
30 ft.; there will be no spillage of light past the property line; streetscape lights would be provided
along the roads.

Mr. Basralian: stated lighting was discussed at one of the prior meetings; the lighting would be
kept low; digital lighting would be used so it can be adjusted; there will be signage on Colonial;
proposing dominantly medical offices; they need identification; cognizant on the type of lighting;
the lighting will not be impactful.

Chairwoman Vierheilig: asked about landscaping and lighting and their continuity to the
surrounding area.

Mr. Lapatka: stated evergreens would be used as a buffer between the site and the residential area;
road frontage will have low hedges; some shade trees and decorative plantings will be placed
within the site; trees will be planted along the street.

Mr. Pullaro: asked for the variances associated with this application to be explained.

Mr. Basralian: stated there are no variances; the overlay zoning will eliminate any variances that
would have been sought; the Borough Planner and the applicant’s planner are working together;
making compatible so no variances are required.

Ms. McManus: stated she is in attendance this evening to get a better sense of what is proposed by
the applicant so she can prepare an overlay ordinance; wants to also hear the Board’s thoughts and
concerns.

Mr. William Dahn, Dahn & Krieger, applicant’s planner: distributed a hand out to the Board; the
building is 205 x 90 on the first floor; the retail spaces will enter off of Franklin; service/emergency
exits will be in the back; the units will probably be 20 ft. wide; any narrower the proportions will be
odd; doesn’t believe they will have a tenant who would use 10,000 sq. ft. of space; these types of
centers are more for 2,000 and 3,000 sq. ft. users; the retail and medical offices are in the front; the
back contains a decorative staircase; there is an elevator; the second floor is setback from the first
floor at the ends of the building, 14,600 sq. ft. +/-; ideally would like to have one or two users; will
probably have two; could have a number of smaller users as well; this building would not be in
compliance with height; designing the building with 18 ft. from the ground to the second floor; for
quality retail space height is need on the first floor; need flexibility to handle small and big users;
for good medical space you need 14 ft. ; from the ground floor to the roof the height will be 32 ft.; 32
ft. becomes 36 or 37 ft. going off of the existing grade; the low point is at the corner of Franklin and
Colonial; the difference is very gradual.

Mayor Bivona: asked if there would be surgical offices located on the second floor; if so, questions
if an ordinance would be needed for this use.
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Mr. Dahn: stated a surgical office would be ideal; they would take the whole space; all
appointments would be scheduled; low generator of traffic; the State considers outpatient surgery a
business occupancy, B use.

Mr. Dahn: stated the parking is compliant; if there are restaurants, their peak parking is when the
office people leave; discussed elevation; signs that are shown are compliant with the existing zone;
signs for the first floor and the sign for the facade on the second floor are compliant; the Colonial
side sign is not compliant as it is currently written; makes more sense to put a sign on the Colonial
side; rear sign is just to identify the medical office entrance; that sign is compliant; they are back lit
LED signs.

Mr. Basralian: stated there are different ways to adjust the lights; the Board has that control; some
towns have provisions that the signs will be erected, and if there is glare, the lighting will be
corrected.

Mr. Dahn: stated he doesn’t believe the application would be inclusive of the tenant signs; other
two sign issues are the monument sign which would be placed at the SE corner; this is just an
identification sign along Franklin; the other sign by the back driveway would also have the name of
the center and also have panels available for the tenants; this is currently not permitted; this would
be part of the overlay zoning.

Ms. McManus: stated on the plans the individual building signs meet the 10% requirement; the
second floor “Franklin Lakes Town Center” sign also complies; the ordinance is 10% of its
individual piece.

Mr. Dahn: stated the only issue with the ordinance would occur if a single user moved into the
space.

Mr. Basralian: stated, something to consider is, if a tenant took three bays, the sign becomes small
and really is not aesthetically compatible with the space that is there; a large frontage with a
smaller sign looks out of place.

Mayor Bivona: asked for a description of the facade.

Mr. Dahn: stated the facade would be glass; about would be a two tone stucco; the panel where the
signs would be placed would be recessed a couple of inches; the corners have been stepped up; the
upstairs would recede and be a curtain wall system so it looks like an attic story; you will not see
the ends of the building; will have color renderings when the formal presentation is made; the
whole building will be steel framed and fully sprinklered; the handout shows the view looking from
the SE; the panel at the top is not seen because it is recessed; awning concept still be discussed.

Ms. McManus: stated one color for the awning can be written into the ordinance; multiple awning
colors are not favorable.

Mr. Dahn: stated he is still working on how to work it in the facades across the street.

Mr. Pullaro: asked if there was a similar shopping center that Mr. Gabrellian had built that the
Board could visit to get a better idea of what is envisioned for the Borough.
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Mr. Basralian: stated the only other smaller shopping center is the one on Route 17 South where
Pier 1 Imports is located but that has a different type of layout and was built about 25 years ago.

Mr. Lauber: asked for confirmation that the overhangs on Franklin are 4 ft.
Mr. Dahn: stated the overhangs are 9 ft.

Mr. Gostkowski: asked if there was a basement and about the location of the heating and cooling
equipment.

Mr. Dahn: stated there was no basement; the air handlers would be located in the back of the space;
there will be condensing units on the roof; only rooftop units would be used for the second floor;
approximately 5 units on the roof; dedicated enclosure space for them.

Chairwoman Vierheilig: stated she wanted to make sure the shopping center fit in with the
character of Franklin Lakes; the back of the building is just as important as the front; the back is
delineated as a loading area; most of the public will come from the rear; there needs to be more
brick and lighting; more articulation in the back.

Mr. Dahn: stated there is a significant strip of green in the back which hides the dumpsters;
planning to plant 15 ft. high trees so that the walkway in the back is not for the public; wants to
work with the town in choosing the sconces on the fagade and how the 20 ft. wide walkway would
be lit.

Ms. Mucci: stated the rendering looks sterile; would like to see a design more pleasing and in
character with the town.

Chairwoman Vierheilig: concurred; would like to see a softer streetscape.
Mr. Ochs: stated he agreed and would like the area to have a quaint downtown feel.

Mr. Basralian: stated Mr. Gabrellian is not trying to make this shopping center like one on Route
17; not a sterile look; it has been designed specifically for this site and the one across the street.

Mr. Pullaro: asked for a description of the set back of the building.

Mr. Dahn: stated he ended up with this concept because he wanted the building to address the
street; did not want it right on top of the street; to rent retail space you need parking in the front of
the building; the parking on the sides is sufficient to support the stores; pushing the building
further back is self-defeating; the building then gets too far away from the street.

Ms. McManus: confirmed the Board was looking for more brick in the facade, on all four sides; in
regards to the signage, there is a lot of activity on the facade; they are internally lit with upward
lighting; the “Franklin Lakes Town Center” sign will be on the second floor; asked for Board
member comments to determine what they are comfortable with.
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Mr. Basralian: stated the signs in the front are conforming; they are seeking a corner sign for the
end cap and the Colonial Road sign.

Chairwoman Vierheilig: stated she is concerned about the signage.

Ms. McManus: stated the Colonial Road side is a concern because it faces residents; the need for a
medical tenant sign on that side is questionable; there is already signage proposed on the street and
at the rear entrance to the medical tenant; there is a lot of visual activity facing the residents.

Mr. Basralian: stated the residents are investing in this space; they need some identification.

Ms. McManus: stated she is not saying they do not need identification, but there would be a large
sign facing the residents versus a side that faces a commercial district.

Mr. Basralian: stated this is a commercial district; conversation is warranted.
Mr. Lauber: asked for the definition of an overlay zone.
Mr. Basralian: stated it is a planner’s tool; gives flexibility.

Mr. Madaio: stated an overlay zone is used in connection with affordable housing; in the event you
choose to do affordable housing, this zone applies, if you don’t, it “lifts” off.

Chairwoman Vierheilig: asked for the Board’s comments regarding signage.
Ms. Mucci: stated she felt there was too much signage.

Councilman Kahwaty: stated the Colonial Road sign was superfluous; there are already signs
facing Franklin.

Mr. Linz: stated there are residential homes in the area; there should be minimal signage by
Colonial.

Mayor Bivona: stated he would be less offended by the signs on Colonial if they weren’t lit; during
the day you can see them naturally; we need to learn from the Chase application; we must be

careful.

Mr. Basralian: stated that everyone coming to this site would not be from Franklin Lakes; the
building needs identification.

Mr. Dahn: stated he would prefer signs that did not have lights shining on them; that is harsh
looking; the monument sign would only have the name of the center and would be backlit.

Mayor Bivona: stated it would be helpful if there were renderings of the signs provided.

Mr. Dahn: stated he would provide examples for the Board when they return.
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Mayor Bivona: stated the look of the center is quite important; the quaintness of it; quality is very
important; the finer details are important to the Board; this is the most important change to the
downtown area in 22 years.

Mr. Pullaro: asked about the roof and possible peaks and the boxy look of the building.
Mr. Dahn: stated putting a peaked roof on a building like this is impractical; still have to have the
height for the stores and the offices; the Board does not have the advantage of seeing the awnings,

etc.; a partial peaked roof would not work on this building.

Mr. Madaio: stated he thinks this area could resemble Tice Corner in Woodcliff Lake; the applicant
is basically building the downtown; sees this as a similar look.

Mr. Basralian: thanked the Board for their time.

Voucher: Councilman Kahwaty, Ochs

Mark Madaio, Esq., Planning Board Attorney
12/2/15 Meeting Attendance, $300

All in Favor

Motion to adjourn: Councilman Kahwaty, Ochs
All in Favor

Meeting adjourned at: 9:15PM

Respectfully submitted by:
JoAnn Carroll

Recording Secretary
December 27, 2015
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