
 

                                                                          

  

Zoning Board of Adjustment

January 25, 2012

***Special***
Hearing
 (Minutes)

Prepared by:

Paul Demarest



__________________________________________________________________

◊OPENING REMARKS (Commenced at 8:29pm)◊
__________________________________________________________________

◊PLEDGE OF ALLEGIANCE◊
__________________________________________________________________

◊ATTENDANCE◊

Present
Joseph Bianco, RA/PP- Chairman
Steven Freesman, Esq.- Vice Chairman
Theodore West, DDS- Secretary
Mitchell Monaco
Antranig Ouzoonian, PE
Thomas Hennessey
Heena Dhorajia, EIT
Andrew Shyong, DDS- Alternate #1
Evan Elias- Alternate #2
Joan Marks- Alternate #3
John Galluccio, Esq.- Alternate #4
Leonard Sinowitz- Zoning Officer
Michael Kates, Esq.- Board Attorney
Jeffrey Morris, PE- Board Engineer 
Paul Demarest- Board Coordinator

Absent
Arthur Dolson- Council Liaison
__________________________________________________________________

◊OPEN TO THE PUBLIC◊

n/a;
__________________________________________________________________

◊CASELOAD◊

Case History
The applicant is seeking Use Variance and Site Plan Approvals for the construction of a new 
commercial/retail bank (detached drive-thru canopy inclusive) at the subject property; the 
application was received October 7, 2011 and scheduled for the October 26, 2011 Work Session, 
at which time, it was perfected; due to the Board’s heavy caseload, the applicant was granted, 
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Case #Z-2011-17
TD Bank, NA
597 Piermont Road
(Block 1608/Lot 1)
District #1- Residential Area A



pending the Board’s receipt of requested items and public noticing requirements, an appearance 
at the January 25, 2012 (Special) Hearing.

Representation
1.) Paul Conciatori, Esq., Price, Meese, Shulman & D’Arminio, PC, 50 Tice Boulevard- Suite 

380, Woodcliff Lake, New Jersey;
2.) Barry Osmun, Esq., Cuyler Burk, LLP, 4 Century Drive, Parsippany, New Jersey (FOR 

OBJECTOR);

Witnesses
#1: James Karas, Karas Piermont Road, LLC, 3 Parsells Court, Closter, New Jersey 

(OBJECTOR);
#2: David Wisotsky, PE, Bohler Engineering Co., 35 Technology Drive, Warren, New Jersey;

Exhibits
A-1: variation of pre-filed aerial/location maps prepared by Witness #2 dated September 28, 

2011 and last revised November 16, 2011;
A-2: colorized version of pre-filed engineering plans (labeled “1” to “12”) prepared by Witness 

#2 dated September 28, 2011 and last revised November 16, 2011; 
A-3: signage plan prepared by Witness #2 dated September 28, 2011 and last revised 

November 16, 2o11;

Relief Sought
1.) Use Variance: commercial/retail bank establishment is not a permitted use in District 

#1/Residential Area A;
2.) Bulk Variance: impervious coverage (30% maximum allowance/46% provided);
3.) Bulk Variance: front yard setback (39.80’ required/30.41’ provided);
4.) Design Waiver: driveway width (30’ to 50’ minimum required/24’ provided);
5.) Design Waiver: curb radius (35’ minimum required/15’ provided);
6.) Design Waiver: wall sign (prohibited/<2> 29.37 sf wall signs with internal 

illumination provided);
7.) Design Waiver: ground sign (professional name plate with 18”x6” dimension 

permitted/24 sf ground sign with internal illumination provided);
8.) Design Waiver: directional sign (professional name plate with 18”x6” dimension 

permitted/<2> 4.5 sf directional signs with internal illumination provided);
9.) Design Waiver: sidewalk width (5’ minimum required/4’ provided);
10.) Design Waiver: buffer (required along property lines shielding various uses from another 

and where parking areas abut other properties; none provided);

Response to Prior Board and/or Subcommittee Requests
1.) applicant informed that both New Jersey Department of Environmental Protection 

(flood hazard, wetlands, etc.) and Bergen County Department of Planning & Economic 
Development (county road-widening easement) approvals are pending;

2.) applicant confirmed it would comply with all items detailed in review letter prepared by 
Mr. Morris dated January 20, 2012;

New Board Requests
1.) provide history of site’s development and usage;
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2.) provide centerline of Piermont Road and coordinate relevant curbing alignment to 
determine county road-widening easement;

3.) provide conversion of catch basin (from “E” inlet to “B” inlet) as well as its relocation 
(from exit driveway to curb return);  

4.) provide filing #’s of pending application(s) generated by New Jersey Department of 
Environmental Protection; 

5.) provide type of soil import; 
6.) provide if transformer(s) will be utility pole-mounted or placed on-site; 
7.) provide recalculation of front yard setback requirement including previously-omitted 

flag lot (639 Piermont Road); 
8.) provide correction of 6’ high, solid fence in front yard so that it is no more than 4’ high 

and at least 50% open (unless applicant wishes to seek design waiver);
9.) provide template for all turning radii on-site;
10.) consider increasing front yard setback to counteract potential widening of Piermont 

Road by Bergen County;
11.) provide testimony of traffic expert and planner with respect to sight distances and 

obstruction of views;
12.) provide grade plan elevation to clarify building height calculations;
13.) consider lessening cross slope of western-most parking spaces;
14.) provide alternate grading plan if version being reviewed by New Jersey Department of 

Environmental Protection (which involves wetland disturbance and tree removals) is 
denied;

15.) provide detail confirming removal of asphalt in eastern section of site will not alter its 
grade;

16.) provide conversion and resetting of manhole in Piermont Road to extended “B” inlet;
17.) provide relocation of 24” to 30” yews so they are beyond sight triangle;
18.) consider more diverse overall landscape plan;
19.) provide clarity if retaining wall in rear yard is to be reconstructed (AS PER PUBLIC 

QUESTION);
20.) provide contact information of local banking establishments equipped with detached 

drive-thru canopies; 
21.) consider alternate layout of detached drive-thru canopy to alleviate safety and visibility 

concerns; 
22.) provide regional statistics on crimes committed at detached drive-thru canopies (TO BE 

PROVIDED BY BOROUGH); 

Public Questions
1.) Richard Schmidt, 5 Eastview Terrace, Demarest, New Jersey;
2.) Steven Isaacson, 97 Columbus Avenue, Closter, New Jersey;
3.) Jesse Rosenblum, 65 Knickerbocker Road, Closter, New Jersey;
4.) Reginald Parsells, 240 & 252 Homans Avenue, Closter, New Jersey;

Public Comments
n/a;

Decision
The case was adjourned to the February 22, 2012 (Special) Hearing.
__________________________________________________________________
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◊CLOSED SESSION◊
 
The Board went into closed session, by acclamation, at 10:34pm.

The Board discussed a plaque presentation offered to former Vice Chairman Loren 
Sonenshine, who recently turned down the gesture due to the manner in which the Borough 
handled his 2012 reappointment.

Chairman Bianco reopened the meeting to the public at 10:40pm.
__________________________________________________________________

◊ADJOURNMENT OF HEARING◊

The Board adjourned the meeting, by acclamation, at 10:41pm.
__________________________________________________________________
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