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1. Roll Call

This is the Regular Meeting of Thursday, 
September 15, 2022.  Chairman Giarrusso called 
the meeting to order at 7:09 p.m.  Roll call was 
taken and the following members were present:  
Mr. Pemberton, Mr. Chacon, Ms. Harrigan, Mr. 
Puleio, Mr. Cheatham, Vice Chairman Jones, and 
Chairman Giarrusso.  
ABSENT:  Mr. Sarni 
LATE ARRIVAL:  None
EARLY DEPARTURE:  None
ALSO PRESENT:  Joseph L. Mecca, Jr., Esq.; 
Bridget McLaughlin, Zoning Officer; Gregory J. 
Polyniak, P.E., P.P., Neglia Engineering; and Kim 
O. Furbacher, Certified Court Reporter.  

2. Payment of Bills

MOTION MADE BY CHAIRMAN GIARRUSSO TO PAY BILLS 
RECEIVED FROM THE BOARD'S PROFESSIONALS.  SECOND 
BY VICE CHAIRMAN JONES.  MOTION IS PASSED BY AN 
AFFIRMATIVE VOTE OF MR. PEMBERTON, MR. CHACON, 
MS. HARRIGAN, MR. PULEIO, MR. CHEATHAM, VICE 
CHAIRMAN JONES, AND CHAIRMAN GIARRUSSO. 

3. Approval of Minutes of June and July 2022

MOTION TO ACCEPT AND APPROVE THE MINUTES OF 
JUNE AND JULY 2022.  MOTION MADE BY CHAIRMAN 
GIARRUSSO.  SECOND BY MR. CHACON.  MOTION IS 
PASSED BY AN AFFIRMATIVE VOTE OF MR. PEMBERTON, 
MR. CHACON, MS. HARRIGAN, MR. PULEIO, MR. 
CHEATHAM, VICE CHAIRMAN JONES, AND CHAIRMAN 
GIARRUSSO.

4. Swearing in of Board professionals

GREGORY J. POLYNIAK, P.E., P.P., BOARD ENGINEER, 
BOARD PLANNER, SWORN.
BRIDGET McLAUGHLIN, ZONING OFFICER, SWORN. 
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5. MEMORIALIZATIONS:
SP#17-21 V#17-21
Applicant:  Yasmeen Fatima Properties, LLC 
Address:  547-555 Main Street
Block 506, Lots 44 & 46
The Applicant proposes to construct a two-story 

childcare/early education facility on the property  
that would have an approximate gross floor area of 
15,100 square feet with an outdoor play yard in the 
rear of the building.  The first story will consist 
of four (4) classrooms and the second floor will 
consist of five (5) classrooms, a rooftop play yard, 
and administrative areas.  The Applicant proposes an 
asphalt parking area that will contain a total of 
twenty-four (24) parking spaces and one (1) ADA 
accessible parking space.  Additional proposed site 
improvements consist of parking area striping, 
concrete curbing, detectable warning surfaces, 
landscaped areas, and signage. 

MOTION TO MEMORIALIZE MADE BY CHAIRMAN GIARRUSSO.  
SECONDED BY VICE CHAIRMAN JONES.  MOTION IS 
PASSED BY AN AFFIRMATIVE VOTE OF MR. CHACON, MS. 
HARRIGAN, MR. CHEATHAM, VICE-CHAIRMAN JONES, AND 
CHAIRMAN GIARRUSSO.

6. APPLICATIONS:
a.  SP#6-22  V#6-22
Yong Tang & Yilan Li
655 Summit Avenue
Block 604  Lot 15    [Erica Tang, Esq.]
The Applicant proposes to expand the existing 

kitchen by converting the existing terrace into 
additional space for the kitchen.  In addition, the 
Applicant proposes to remove the northwestern and 
northeastern walls of the kitchen to expand out onto 
the existing terrace area.

CARRIED TO THE 10/20/2022 MEETING. NO FURTHER 
NOTICE REQUIRED.

  



CITY OF HACKENSACK
ZONING BOARD OF ADJUSTMENT

MINUTES

DATE:  September 15, 2022

3

b.  SP#13-21  V13-21
Applicant:  Maisano Properties LLC  
Address:  215 Elleen Terrace
Block 100.02  Lots 1-9 and 21-18 [Louis 
D'Arminio, Esq.]
The Applicant proposes to construct a four (4) 

story mixed-use building consisting of four (4) 
one-bedroom units, fourteen (14) two-bedroom units, 
storage space, business offices, and a parking deck 
within Lots 1-8 & 21-28.  It appears that the 
Applicant proposes to consolidate Lots 1-8 and 21-28.  
Additionally, the Applicant proposes to construct a 
parking lot within Lot 9.  Furthermore, the Applicant 
proposes additional site improvements consisting of 
concrete wheel stops, trash enclosures, concrete 
curb, asphalt pavement, fencing, gates, walls, 
traffic striping, grading, lighting, and landscape 
improvements.  Furthermore, it appears that the 
Applicant proposes to maintain the existing on-site 
billboard.

 CARRIED TO THE 10/20/2022 MEETING.  NO FURTHER 
NOTICE REQUIRED. 

c. SP#5-22  V#5-22
Site Plan Application
Applicant:  G.P. Development, LLC
Address:  220-224 Anderson Street
Block 435  Lots 8 & 9 [Gerald Salerno, Esq.]  
The Applicant proposes a ten (10) story, 

multifamily building with structured parking.  The 
first two floors of the structure will provide 
covered parking with a total of eighty-nine (89) 
parking spaces with four (4) being ADA accessible.  
The remaining eight (8) stories will consist of 
residential units containing fifty-six (56) one (1) 
bedroom units and twenty-four (24) two (2) bedroom 
units.  Amenities within the structure include bike 
storage rooms, a 1,300  square foot gym, and a roof 
deck with associated seating.  In addition, the 
Applicant proposes concrete walkways, landscaping 
improvements, fencing, a subsurface detention system, 
stormwater inlets, associated piping, and pavement 
markings.

 CARRIED TO THE 10/20/2022 MEETING.  NO FURTHER 
NOTICE REQUIRED. 
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d. SP#13-22  V#13-22
American Legion AET LLC
Block 234.03  Lots 1,2,3, & 4 [Chris Murphy, 
Esq.]  
Applicant proposes a new four (4) story 

multifamily building over 15 parking spaceslot with 
access driveway from American Legion along with site 
improvements.  12 units are proposed (6 one bedroom/6 
two bedroom).

 CARRIED TO THE 10/20/2022 MEETING.  NO FURTHER 
NOTICE REQUIRED. 

e. SP#9-22  V#9-22  
Applicant:  Bergen County Islamic Center
Address:  720 Main Street
Block 523, Lot 8
The existing site is currently vacant but was 

formerly occupied by multiple storefronts including 
QuickChek, Kumon Tutoring, and Citi Bank.  The 
Applicant proposes to convert the existing one (1) 
story structure into a two (2) story structure and 
change the use to a House of Worship.  In addition, 
the Applicant proposes to restripe the existing 
parking area.

A P P E A R A N C E S

THE MECCA LAW FIRM
BY:  JOSEPH L. MECCA, JR., ESQUIRE
87 S. Farview Avenue
Box 384
Paramus, New Jersey 07653
201-584-7388
joe@jlmeccalaw.com  
Counsel to the Board

WINNE BANTA BASRALIAN & KAHN, ESQUIRES 
BY:  BRUCE R. ROSENBERG, ESQUIRE
Court Plaza South - East Wing
21 Main Street
Suite 101
P.O. Box 647
Hackensack, New Jersey 07601
201-562-1070 
brosenberg@winnebanta.com
Counsel to the Applicant 
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E X H I B I T S

A-1 Ten sheet set of architectural plans, last 
revised 5/31/2022

P U B L I C   H E A R I N G

B R I D G E T   M c L A U G H L I N, previously 
sworn/affirmed.
   

G R E G O R Y   J.   P O L Y N I A K, P.E., P.P., 
previously sworn/affirmed.

(At this point in the proceeding Mr. Puleio and Vice 
Chairman Jones step off the dais and are recused.) 

Mr. Rosenberg greeted the board and entered his 
appearance.

Mr. Rosenberg stated:  Members of the board, this 
matter has been carried from a previous date in order 
to allow us to meet the request by Mr. Polyniak and 
the board for a traffic study.  That now has been 
submitted with the application and I know it also has 
been reviewed by Mr. Polyniak's office.

Briefly, as you said, this is an application of 
Bergen County Islamic Center, 720 Main Street.  You 
all know the property, it is an existing building.  
It previously was occupied with several retail 
stores, including a QuickChek.  Our clients own the 
property and they are seeking to convert it to a 
house of worship, a mosque, and also add a second 
addition to the existing building that will not take 
up the whole footprint but maybe about three quarters 
of the size of that space that you'll hear from the 
architect.  

As a housekeeping matter, I just want to make 
clear that because we only have five members this 
evening and also because of the fact that two members 
have recused themselves, leaving me only six voting 
members, I want to present my presentation this 
evening but I would like to defer a vote until I can 
present the transcript to the sixth board member and 
then have the vote at that time, Mr. Chairman.

Mr. Mecca stated:  Through the Chair, yes, I 
think that's appropriate.  Mr. Rosenberg, you will 
have to obviously provide the transcript, and because 
the member is not here, you need to bring back your 
experts so they can question them.

Mr. Rosenberg stated: I understand.  Not a 
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problem. 
Chairman Giarrusso stated:  Okay.  We will 

comply.  Thank you.
R I D A H   E L S H A H A W I, 78 Trinity Place, 

Hackensack, New Jersey 07601, having been duly 
sworn/affirmed, testifies as follows:

Mr. Rosenberg asked:  Mr. Elshahawi, what is your 
affiliation with the applicant?

Mr. Elshahawi responded:  I am actually the 
treasurer and the executive president of the Bergen 
County Islamic Center.  

Mr. Rosenberg asked:  How long have you been 
affiliated with the center?

Mr. Elshahawi responded:  Almost from the very 
beginning, about 25 years. 

Mr. Rosenberg asked:  How long has the center 
maintained a house of worship within the City of 
Hackensack? 

Mr. Elshahawi responded:  Since, I would say, 
January of 1998. 

Mr. Rosenberg asked:  About 25 years.
Just would you tell the board and the members 

where is sort of the members of the center reside and 
where you draw your congregation members from, just 
generally?

Mr. Elshahawi responded:  The majority of our 
members actually are from Hackensack.  As a matter of 
fact, the majority, probably most of those live in 
the area close to the new location of 730 Main 
Street. 

The majority of our members are from Hackensack 
and many of them actually live close to the new 
property which is at 720 Main Street, actually, and 
also some of our members come from the surrounding 
towns in Bergen County.

Mr. Rosenberg asked:  Since you've been in 
Hackensack for 25 years, where does the congregation 
currently hold its worship services?

Mr. Elshahawi responded:  We hold our worship 
services at the 78 Trinity Place, which is the 
building right next door. 

Mr. Rosenberg asked:  Okay.  And just can you 
tell the board why the congregation is seeking to 
relocate from Trinity Place to the location on 720 
Main Street? 

Mr. Elshahawi responded:  Well, yes.
In March of 2021, we were approached by the city 

from the redevelopment management, Al Dib, I think it 
was and the rest of the group there.  And they told 
us that there is going to be a new construction 
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project taking place in the parking lot and they are 
looking at our building and adjacent buildings for 
redevelopment.  And he said that it would be actually 
doing some affordable housing, and we think that 
that's actually a good thing for us, maybe some of 
our members can actually benefit from that.  At the 
same time, we're also concerned that that's going to 
impact the way we perform our services and basically 
the quality of our services, especially through the 
estimated two years of construction which will have, 
you know, noise, debris, dust.  So we decided to move 
to the new premises at 720 Main Street, because this 
will really actually help us to continue to do our 
services the way it is, the way our members have been 
used to, as well as maybe also help the city and 
their project.

Mr. Rosenberg stated:  In Mr. Polyniak's review 
letter, he asks specifically for some testimony 
regarding the proposed uses of the house of worship 
together with other questions having to do with hours 
and other intended uses and functions.  So let's 
break that down a little bit.

First, can you tell the board generally the 
religious services which will be occurring from the 
house of worship, just what are the times and dates 
and things of that nature.

Mr. Elshahawi responded:  Yes.
We have five daily prayers, it starts generally 

about 6:00 a.m., and the last prayer which is around 
9, 10:00 p.m., depending on whether it's summertime 
or wintertime.  So generally from 6 to 10:00 p.m.

We also have our Friday congregational prayers, 
which is basically because this is a congregational 
prayer, we wanted to mitigate any kind of crowding or 
traffic problems or parking issues, so we divided our 
service into three different parts so that we 
actually wouldn't encounter any problems with any 
parking or any overcrowding in the area and just 
basically make it seamless and no one feels any 
pressures in the area.

Mr. Rosenberg stated:  So again just to clarify, 
so everyone understands, Friday prayer, right, Zuhr 
prayer? 

Mr. Elshahawi responded:  Yes.
Mr. Rosenberg asked:  Is really the main during 

the week prayer.  Is that correct?
Mr. Elshahawi responded:  That is correct.
Mr. Elshahawi asked:  Just generally, the other 

prayer services that you mentioned, just for the 
record, very few people kind of attend that, right?
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Mr. Elshahawi responded:  Yeah, the other prayer 
services that we have, we have five prayers during 
every day, you know, seven days a week, 365, so those 
prayers, other than Fridays are attended by, I would 
say, from 4 to 20 people maximum.

Mr. Rosenberg asked:  And with respect to the 
Friday prayer, you testified again that that's going 
to be broken up into different periods on Friday 
afternoon.  Is that correct?

Mr. Elshahawi responded:  It is broken up into 
three different services actually.

Mr. Rosenberg asked:  Just for the record, what 
periods of time will those three periods be broken up 
into? 

Mr. Elshahawi responded:  Currently we have a 
12:30, 1, and a 1:30. 

Mr. Rosenberg asked:  In addition to the Friday 
prayer, you know, obviously there are other services 
that are going to occur on various holidays.  Is that 
correct? 

Mr. Elshahawi responded:  Yes.
Mr. Rosenberg asked:  And just for the record, 

you know, we all are familiar with Christmas and 
Hanukkah and others, what are the main holidays that 
will be occurring here at the mosque?

Mr. Elshahawi responded:  We have two major 
holidays in the year.  We have Eid al-Fitr, and 
that's the major holiday after the month of Ramadan, 
that's the conclusion of the month of Ramadan, and 
actually that's one of the two major holidays, and 
that holiday we also have the early prayers in the 
morning, around 7:00 a.m. in the morning.  We also 
divide them into 3 or 4 prayers, so we eliminate any 
kind of congestion or overcrowding as well.

The other holiday that we have is about two 
months later, it's called Eid al-Adha, and that 
actually coincides with the pilgrimage and that also 
is in the same way it's attended by most of our 
congregants and we divide into 3 or 4 prayers to 
eliminate or mitigate any kind of overcrowding or any 
kind of parking issues.

Mr. Rosenberg asked:  The congregation's 
architect is going to be reviewing in greater detail 
the plans that we see on the screen, but are there 
going to be any meeting rooms within the building and 
would you just tell the board the meeting rooms and 
what they're going to be used for?

Mr. Elshahawi responded:  Yeah.
I mean, we're going to have a conference room.  

We've going to have a secretary room, also for imam 



CITY OF HACKENSACK
ZONING BOARD OF ADJUSTMENT

MINUTES

DATE:  September 15, 2022

9

counseling, marriage counseling, divorce counseling 
for our youth, and maybe a library as well.  Those 
are generally the uses that we're going to have.

Mr. Rosenberg asked:  Okay.  And let's be clear, 
will there be any type of on-site school operation 
from the building? 

Mr. Elshahawi responded:  No, absolutely not.
Mr. Mecca asked:  You'll stipulate to that as 

part of the record?
Mr. Rosenberg responded:  Certainly, Mr. Mecca, 

we will. 
Mr. Rosenberg asked:  Will there be any type of 

day care provided in the building?
Mr. Elshahawi responded:  No.
Mr. Rosenberg asked:  Will there be any type of 

wedding receptions or funeral receptions from the 
building? 

Mr. Elshahawi responded:  No.
Mr. Rosenberg asked:  Will there be any on-site 

residential apartment for the religious leader of the 
congregation, imam to live in?

Mr. Elshahawi responded:  No.
Mr. Rosenberg asked:  And we also agree that none 

of the parking area of the building and the property 
will be used to lease to any third party outside 
businesses of any type? 

Mr. Elshahawi responded:  Absolutely not.
Mr. Rosenberg asked:  It will be solely used for 

the congregation? 
Mr. Elshahawi responded:  Yes.
Mr. Rosenberg asked:  So is it fair to say that 

you'll simply be carrying out the same type of 
activities from 720 Main that you've been basically 
carrying out within the city for 25 years?

Mr. Elshahawi responded:  That is actually the 
plan, yes, absolutely. 

Mr. Rosenberg asked:  All right.  Finally, have 
you ever received any complaints from the City of 
Hackensack Police Department or any other department 
regarding traffic with respect to the activities at 
the house of worship? 

Mr. Elshahawi responded:  We have not.  We've 
always actually had an excellent relationship with 
the City of Hackensack and we do appreciate that.  
And we really look forward to continuing that 
relationship with the city and everybody that works 
in the City of Hackensack.

Chairman Giarrusso asked:  I'll make mention, how 
many members do you have in total would you say?

Mr. Elshahawi responded:  I would say it varies 
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about 250 to 300. 
Chairman Giarrusso asked:  And there's really not 

any particular time where they all come together?
Mr. Elshahawi responded:  No.  Well, the main 

time they would come together is on a Friday or those 
holidays, and we divide the service so we won't 
actually have them all at the same time.

Chairman Giarrusso asked:  Other than that, any 
type of large like outdoor congregation where 
everyone is outside for some type --

Mr. Elshahawi responded:  No.  You know how it 
is, it's very hard to get people together for 
anything, so other than that religious requirement on 
a Friday prayer or a holiday, we really don't have 
any other official gatherings.

Chairman Giarrusso asked:  The parking lot, there 
won't be any overnight parking of any vehicles?

Mr. Elshahawi responded:  No.
Mr. Rosenberg stated:  No, and we would stipulate 

to that, Mr. Chairman, sure.
Chairman Giarrusso asked:  Okay.  You mentioned 

the imam possibly living there --
Mr. Rosenberg responded:  No, no, no, I said the 

imam will not.  I'm sorry, right, there will be no 
residential on-site apartment.

Chairman Giarrusso asked:  Okay.  Perhaps a 
caretaker, a custodian, will somebody be there 
overnight to facilitate the building, clean up after 
the whole day's activities? 

Mr. Elshahawi responded:  At the end of the day, 
we have the person working until the last prayer and 
everybody goes home, we lock up and open back up in 
the morning again. 

Chairman Giarrusso asked:  Okay.  Will there be 
any security services that you might have outside on 
the grounds?  I would say where you were is right 
next to a 24-hour police and fire department, but 
little farther on, I'm just wondering if you would 
have some time of security, you know, other than the 
lighting and the cameras and things that you 
currently have there?  

Mr. Elshahawi responded:  Well, for any of the 
like on Fridays and on holidays, we always have a 
security actually.  We hire security to come for 
those days to be outside also.  That's it.  This is 
the only time we have security, people come.

Chairman Giarrusso asked:  Are they members of 
the association or private security?

Mr. Elshahawi responded:  They're actually 
private security.



CITY OF HACKENSACK
ZONING BOARD OF ADJUSTMENT

MINUTES

DATE:  September 15, 2022

11

Chairman Giarrusso asked:  Okay.  And kitchen 
facilities, anything like that inside?

Mr. Elshahawi responded:  No, no kitchen 
facility, it stays that way, it's cleaner that way 
and it's cheaper too. 

Mr. Cheatham asked:  It's probably an odd 
question, but no festivals that might happen outdoors 
or anything like that?

Mr. Elshahawi responded:  No.
Normally if we want to do something, we go to 

either Van Saun Park or Overpeck Park and we do our 
stuff there where everything is taken care of 
outside.  We don't want any issues at our place, we 
don't have to clean up or anything, so everything is 
done there.

Chairman Giarrusso stated:  Mr. Polyniak, we'll 
defer to you. 

Mr. Polyniak stated:  Through the Chair, I just 
have one question.  

I know there are three services.  Do you assign 
worshippers to one of those three sessions so you 
make sure that everybody doesn't come to the first 
one or everybody doesn't come to the last one?  How 
do you make sure that the center isn't --

Mr. Elshahawi responded:  We try to assign that, 
especially during COVID time, where we had the people 
sign up and everything.  It didn't really work.  
Because people are not really signing up, but the way 
it works out right now, the first two prayers are a 
little bit more than the third prayer.  Everybody 
comes at the time, because it's during lunch, so 
everybody leaves at their lunch hour.  You'll see 
people come at different times every Friday too, they 
don't stick to one specific service, because it 
depends on when they leave work and how much time 
they got. 

Mr. Polyniak stated:  So based on that, I know 
you're not a traffic engineer and you have a traffic 
engineer, do you think you have sufficient parking 
based upon the number of people that worship for each 
of the three sessions or do you think one is going to 
be overloaded and people may have to park off-site 
somewhere?  

Mr. Elshahawi responded:  Actually we haven't had 
any problems at all, and we were here for 25 years.  
We never had a problem.  You can actually check, even 
the police report.  We never had any problem with 
parking, because the way we are conducting our 
services also, it's only about 20 to 25 minutes 
actually.  And so the first group leaves, and the 
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second group is coming in and so on.  So it actually 
works almost without any issue.  Really we haven't 
had any complaints and the police themselves have 
never been really called for any issues regarding 
parking. 

Mr. Mecca asked:  So what's the parking 
arrangement now compared to what the parking will be 
here?  Are you parking here?

Mr. Elshahawi responded:  Actually the parking 
arrangement in the new building, we're going to have 
90 parking spots.  

Right now we have here about 30 parking spots 
plus free parking.  We have there 90 parking spots 
plus street parking.

Mr. Polyniak asked:  At the old how many?
Mr. Elshahawi responded:  We have 30 actually we 

rent from the City of Hackensack.
The hearing was open for public questions.
Ms. Puntasecca asked:  I am concerned for, do you 

have a call to prayer? 
Mr. Elshahawi responded:  Not open.  Not in the 

public.  
Yes, we do have a call to prayer but it's inside 

only.  We do not actually have an outside, it's 
inside the mosque.  You will have to be inside the 
mosque to hear it.

Mr. Rosenberg asked:  There's no outside 
loudspeaker, let's be clear, and that's what your 
concern is, right? 

Ms. Puntasecca responded:  Definitely.
Mr. Rosenberg stated:  There's not going to be 

any outdoor speaker of any type, and that could be a 
condition and be put in the resolution.

Ms. Puntasecca stated:  Okay.  Parking.
Mr. Elshahawi stated:  Yes.
Ms. Puntasecca stated:  There is no street 

parking there.  We're all congested already.
Mr. Elshahawi stated:  We have 90 parking spots, 

that's more than we had.
Ms. Puntasecca stated:  Maybe I misunderstood 

you, I thought you said you have the 90 spots but 
there is street parking. 

Mr. Elshahawi stated:  Here we have 30 spots and 
we basically have no problem.  There we have three 
times the number of parking, and that should present 
no problem. 

Mr. Puntasecca stated:  William Puntasecca.
Basically, we have these concerns and we 

understand everything you're telling us now is 
truthful and completely aboveboard at this moment.
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How can we be sure that everything we're going 
through right now is going to be perpetual and not 
change a few months from now or a few years from now 
when there's new management in place?

And can this be made a deed restriction, 
everything that's put in the resolution here, so that 
new management or a new congregation wave comes 
through, that this doesn't change the personality of 
the neighborhood.  And everything here we're 
basically amenable to at this point in time.

You guys mentioned a parking study and the 
traffic study.  Has this traffic study taken into 
account how many thousands of vehicles are going to 
be in the area from the new developments that are not 
currently occupied from deliveries of Amazon, to food 
deliveries?

Mr. Mecca stated:  I don't mean to cut you short, 
but that could be a question --

Mr. Rosenberg stated:  For our traffic 
consultant, who is going to be testifying.

Mr. Puntasecca asked:  Opportunity will be coming 
up?  

Mr. Mecca stated:  Absolutely.
So these are questions for this gentleman.  I 

guess you've asked the question, maybe I can answer 
it for you with respect to the restrictions, the 
stipulations.  That will be part of the resolution.  
The resolution is a public record.  All of those 
restrictions run with the land so that if anyone else 
comes forward and wants to take over the mosque or 
new management, they will be bound by those 
restrictions.

Mr. Puntasecca stated:  Well, then you bring up a 
point that brings up much confusion for me, how has 
Hackensack Brewery made a resolution and things have 
changed since then?  We don't want to get stuck with 
the same situation. 

Mr. Mecca stated:  And I'm filling in.
Mr. Puntasecca stated:  If you tell me a 

resolution is a resolution, either it is or it isn't.
Mr. Mecca stated:  I'm just telling you what the 

law is and that's a fact.
Mr. Puntasecca stated:  Okay.  There is still a 

little bit of confusion whether this is a public 
community center or whether it's a place of worship.  
Which one of these two is it, because I've seen 
conflicting descriptions?

Mr. Elshahawi responded:  I would say it's a 
place of worship, and also open to the public.  We're 
a house of worship and we're open to the public.  
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Anybody can come in, anybody can -- you know, it's 
open to everybody.  I mean, it's not just for a 
specific group of people.

Mr. Puntasecca asked:  At what capacity does the 
public have rights to use here?

I've seen a lot of things on the website, which 
have not been brought up here, different community 
outreach and other things that don't kind of seem to 
align with what's on the plans and what's being 
discussed here.

Mr. Rosenberg stated:  I think that the answer, 
quite frankly, Mr. Puntasecca, is that it's a house 
of worship first and foremost.

As you'll hear from the architect, you'll see the 
layout, the floor layout, you'll see the prayer 
areas, and then of course the other uses are 
ancillary to that, just like any other house of 
worship.  As he said, it has to do with counseling, 
outreach, education and religious teaching of 
students, but we've already said all the things it 
won't be, and that would all be in the resolution as 
well.  But it's not unlike any other house of worship 
in any other community, it's the same.  It's the same 
kind of thing and has the same kinds of restrictions 
that we've said already in the record that we'll be 
bound by.

Mr. Puntasecca stated:  Okay.  I just see three 
things being entangled here, house of worship, 
community center, and a description of what the 
Bergen County Islamic Association is on their 
website.  So these three things are not coincided to 
make coherent for us. 

Mr. Rosenberg stated:  I understand.
It is a house of worship and it is with all the 

ancillary types of uses but to a lesser extent.  As 
we said, no weddings, no funerals, no outdoor 
festivals, none of those things that might occur at 
some other houses of worship.

Mr. Pemberton asked:  I just wanted to ask:  Are 
there any other events that are more populated than 
the Friday prayers?  Like is there anything else you 
guys do during the day, whether it be the youth 
education or anything that happens with more 
participants than the Friday prayer?

Mr. Elshahawi responded:  No, I mean, other than 
what I said during the two major holidays during the 
year, actually the Fridays and plus the major 
holidays are the major events that we have at the 
mosque.  There is really nothing really official of 
any kind that would have anywhere near the number of 
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participants. 
R A M I   B I T A R, RA, c/o RAB Architects, LLC, 

14 Bergen Street, Suite 1e, Hackensack, New Jersey 
07601, having been duly sworn/affirmed, testifies as 
follows:

Mr. Bitar's credentials were accepted by the 
board.

Mr. Rosenberg asked:  Mr. Bitar, you prepared the 
set of architectural plans which you are about to 
review with the board? 

Mr. Bitar responded:  I did.
Mr. Rosenberg asked:  Mr. Bitar, which sheet 

would you like to begin with in terms of just a 
general description overview of the site itself?

Mr. Bitar responded:  So as a general 
description, sheet number one of the Exhibit A, the 
set of drawings, has the zoning map, the tax map, the 
location of the property. 

The location of the property is on Main Street, 
720-730 Main Street.  It is in B-1 district.  And the 
site, it's an L-shaped site.  It's approximately 
53,300 square feet, a little over 53,300, and 
currently it's an existing commercial property.  It's 
vacant right now.  I think it was vacant for the last 
probably two years or a year and a half.  It used to 
be a commercial property.

If I go through the second page of the drawing 
set, actually I'd like to go to jump to page number 5 
of 10, which shows the retail space of the building.  
It's at full building with -- well, currently the 
layout shows three separate spaces all vacant.  This 
used to be a bank, and this used to be I think 
QuickChek.  QuickChek used to be here.

So three spaces currently.  Again, all of them 
are vacant, but used to be a commercial building, and 
it has footprint of approximately 13,000 square feet.

And really it's just a metal frame building with 
some partitions, minor improvement inside, just open 
spaces.

If we flip to the next sheet where it shows the 
picture, sheet 6 of 10 of Exhibit A-1, where it shows 
the current elevation and the current height of the 
building, where the maximum height of the building 
comes in and goes really the front two walls, which 
is this one and this one.  On the drawing is this one 
here, and this height comes into just shy of 22 feet.  
Just storefront elevation.  And that's very much it.  
What we are proposing is, and I'm flipping back to 
sheet 1 of 10 on Exhibit A-1, what we're proposing 
and I'm going to touch up really quickly on the 
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elevation, the picture that we're seeing, it's a 
partial second floor addition.

Now, this second floor addition, as the counselor 
had mentioned, it doesn't occupy the entire 
footprint.  It occupies probably a little over 75 
percent of the footprint.  However, that doesn't mean 
it's 75 percent of an increase in the floor area, 
because what we have here, we have a double height, 
and I'm going to go into the plan afterward.

So it is not an increase of 75 percent of the 
floor area, but it is a little bit an increase in the 
floor area and of course a little increase in the 
height and give it a lot of character.  It is a 
second story addition.  We will stay within the 
height limit.  There is the two minarets on the 
sides, which used to be these two walls, just above 
these two walls that are existing right now.

And for the view, this is the view from the 
parking lot.  And this is the view, just to make two 
comparison, this is the view of the same picture that 
actually shows the existing picture on sheet 6 of 10 
that we just looked at.

I'm going to flip one more time.  This is the 
picture on the first sheet, and this is the picture 
on sheet 6 of 10.

So that's very much it.
Now I'm going to go to the proposed floor plan.  

We looked at the existing floor plan, the proposed 
floor plan.

So the proposed floor plan is really 
consolidating the entire all three spaces into one 
space.  That one space will have, if you look at it 
on the left side of the sheet, that space is the 
congregation hall, which is the addition of the 
second story.  That's going to be a two-story high, 
the congregation hall.  It's going to be double 
height, so that's why I mentioned there is no net 
increase in the floor area of 75 percent.

And on the right side of the sheet, we have the 
ancillary spaces and some meeting rooms.

As the gentleman from the congregation mentioned, 
that these meeting rooms are going to be used for 
counseling, for some could be education or something.  
When I say "education," I don't mean school but I 
mean one-on-one therapy or counseling or something.  
So we have a bunch of rooms, recreation area, and 
washrooms and a pantry.  A pantry, I know the 
question came in whether we have a commercial kitchen 
or not.  There is no commercial kitchen.  However, 
some snacks or some food prepared outside might be 
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brought in, and that pantry will be used for that 
purpose. 

And storage, the stair and the elevator that 
meets the ADA requirements to get to the second 
floor.  Second floor, if I go to second floor, second 
floor, we're providing a library, storage space and 
computer room and some ancillary spaces.  And the 
great majority space of the second floor is the open 
to below for the congregation hall.  So the 
congregation hall will have a double height.  Now, 
the reason --

Chairman Giarrusso asked:  That is page 8 of 9, 
correct? 

Mr. Bitar responded:  I apologize.  Thank you.  
Page 8 of 10 of Exhibit A-1, proposed second floor 
plan.  

And that's very much it when it comes to the 
proposed layout.

The proposed elevations that show the addition to 
the building and what we have seen in the existing 
elevations, that the height goes up to 22 feet or 
just shy of 22 feet.  The proposed elevation shows 
the roof height is about -- shy of 25 feet, the roof 
height.  And we have the minaret that actually is 
extends about 14 feet, which puts it about 39 feet in 
total.

Mr. Rosenberg asked:  Rami, just for the record 
again to follow you up on Mr. Puntasecca's comment, 
no outside speakers of any type, correct?

Mr. Bitar responded:  No outside speakers of any 
type. 

And this is, as a matter of fact, it is in 
compliance with the code requirements, they represent 
less than ten percent of the footprint and of the 
roof area.

I think I may have touched on everything.  The 
only thing that I'm going to go back to it, which is 
the flood elevation, and that came up with Mr. 
Polyniak's report, the flood elevation.

Again, this is an existing building.  It is in a 
flood zone.  I forgot what zone is that.  The first 
floor elevation is at elevation 12.  It is in AS zone 
and the flood elevation at eight, but the existing 
first floor elevation is at 12, and the survey, which 
is on sheet 3 of 10 of Exhibit A-1 -- I think it's 3 
of 10 -- yeah, the survey prepared by Morgan 
Engineering on sheet 3 of 10 was attached, and it 
shows the first floor elevation at elevation 12.1.

The FEMA flood elevation shows a required or the 
flood elevation to be at elevation eight, which makes 



CITY OF HACKENSACK
ZONING BOARD OF ADJUSTMENT

MINUTES

DATE:  September 15, 2022

18

the design flood elevation to be at nine or ten for a 
residential building, nine for commercial, and this 
is at elevation 12.  So we don't have a flood issue.  
The last thing that I want to mention is the parking.  
Now, with the addition, with the proposal, we are not 
proposing -- I'm going to repeat this a couple of 
times.  I went to sheet 4 of 10, which shows the site 
plan.  This is sheet 4 of 10 of the Exhibit A-1, 
which shows the site plan and I'm going to say two 
things.  We have included the survey in the sheet 
before, and this survey is actually referencing on 
the same sheet and the same scale almost.  I just 
have to mention this couple of times, we are not 
proposing any increase in the footprint whatsoever.  
We are not proposing any work to take place on the 
site plan, any change in the lot coverage, any change 
in the building coverage or any change in the 
setbacks.  We are not proposing that.

What we are proposing is purely this is the 
existing footprint and this is the proposed addition.  
That's where we are proposing the proposed addition.

Now, what we are proposing, however, on the site 
is restriping the parking.  Currently, the parking 
shows some spaces that are more generous and some 
spaces that can be actually make more efficient.  We 
are proposing to restripe the parking and create some 
compact cars, which the zoning ordinance allow us to 
create spaces for compact cars, and that's how we 
move from the existing shy of 80 cars in the parking 
lot to a proposed of approximately 90 car parking 
lot.  And that's not to change the entry, which I 
believe the traffic engineer is going to testify 
about, the entrance, the curb cuts or the exits or 
the ingress for the parking.  We're not proposing 
that.  We're not proposing any change.  We are 
proposing, however, the parking to be restriped.

In the traffic report came in the needs for the 
EV spaces, and I just didn't want to redistribute a 
new site plan when we designate the EV places, but 
the EV places, we think we are going to put them at 
the smaller parking area.

The site shows small parking area with entry from 
Main Street and much larger parking area with two 
points of entry and a circular motion.  So just to be 
clear, we are not increasing the footprint.

Mr. Rosenberg asked:  Bitar, if I may, on the 
issue of the parking, because this is changed, 
putting in the EV spaces gives us a credit, does it 
not? 

Mr. Bitar responded:  Yes, it does.
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Mr. Rosenberg asked:  Okay.  So with that, our 
prior variance was three parking spaces.  I believe 
we now will be compliant with the EV, correct?

Mr. Bitar responded:  Correct.
I'm going back to the zoning block, the zoning 

table on sheet one of Exhibit A-1, sheet 1 of 10, 
where we do show the parking analysis as the proposed 
is 90 and the calculation is required 93.  The EV 
spaces that we are going to provide will give us a 
credit for three parking spaces, which not probably, 
which for sure will eliminate the need for this 
variance once we provide the EV spaces.

Chairman Giarrusso stated:  Mr. Bitar, can you 
testify to exterior materials that are going to be 
used to beautify the building and to create the 
second floor, and do you have any samples with you 
this evening?  

Mr. Bitar responded:  Unfortunately, I don't have 
samples, but we're thinking that the exterior 
material will be mostly stucco and with a little bit 
of brick and limestone cornice around the windows.

Chairman Giarrusso stated:  This board prefers 
such materials like a Hardie Board planking, to give 
it a more, I guess, appealing view to the public, 
rather than just stucco coated on the sides of the 
building.  And you said "thinking," so perhaps we 
could change your thinking to include Hardie Board or 
some other type of material and bring us a sample.

Mr. Bitar responded:  We absolutely can.  
However, in the Hardie Board, I just think that it 
gives it more of a residential look than house of 
worship, but we're open to the suggestion, for sure.

Chairman Giarrusso stated:  Okay.  We can have 
Mr. Polyniak comment for some suggestions when we get 
to him next. 

Mr. Polyniak stated:  Yes.
Chairman Giarrusso stated:  Thank you for that, 

and we would appreciate some samples of some sort.  
Okay?  

Mr. Bitar responded:  Sure.
Mr. Chacon asked: The smaller parking lot in the 

back, is there an entrance to the house of worship in 
the rear or does the patrons have to walk around the 
building to get to the front as well?

Mr. Bitar responded:  So really it's right now 
they're emergency exits, so they're egress doors, 
they're not proper entrance.  So they're not going to 
be utilized on a day-to-day public entrance.  But 
they are there in case they need to, for example, 
what we think if there is, I mentioned that we have a 
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pantry and we have food that could be prepared 
outside, sandwiches, snacks, cakes or something 
similar, that could be served from the outside.

The doors which are, I am going to sheet 5 of 10 
on the Exhibit A-1, it shows that we have existing 
three doors that actually access as a little sidewalk 
and then the parking area.

Those doors and the sidewalk and the parking 
area, they are accessed here and they're used for 
egress.  They're not really used for day-to-day 
activity, but sometimes for service, sometimes for 
egress they're used.

So on a Friday, on a daily use, I would say the 
entrance would be, if we flip to the proposed first 
floor, which is sheet 7 of 10, the main entry to the 
congregation hall is here, and this is the door that 
probably will be open most of the time.  This is the 
door that will be open on Fridays only, and this is 
the door that will be open just maybe for some 
activities that are outside the normal services.

Mr. Chacon asked:  And the rec room that you 
mention there in the top right of that exhibit, yes, 
what is that typically used for?

Mr. Bitar responded:  It's mostly meetings.  I've 
seen sometimes they use the ping ball [sic] table, I 
see sometimes it's meeting, sometimes they use the, I 
don't know, some games and so on.  So it's really 
nothing out of ordinary.  Some youth that can 
actually be here for, let's say, I don't know, maybe 
help with the homework and have a break or something.  
Like after school, if you have somebody that needs to 
tutor, some rooms that can be used for tutoring and 
if you have 4, 5 kids that have a break of half an 
hour or so between, let's say, between one tutoring, 
math tutoring or English tutoring, that's where it 
will be used. 

Ms. Harrigan asked:  Have there been any shadow 
studies or any shadow studies done with respect to 
how the second story is going to impact the 
residential house that's directly behind, going 
towards the Wells Fargo? 

Mr. Bitar responded:  So if I go back to the site 
plan, and thank you so much for this question, if I 
go back to the site plan and, which is sheet number 
-- let's go to the survey, which is the sheet number 
three. 

Ms. Harrigan stated:  In one of your sheets you 
can actually see the house behind, when you show the 
initial elevation as it is today.

Mr. Bitar responded:  Right.
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And I am going to say that you're talking about 
this house (indicating)?

Ms. Harrigan stated:  I think so.  If you keep 
going. 

Mr. Rosenberg stated:  There's only one house, 
right. 

Ms. Harrigan stated:  I think that's it right 
there.  He had it up.  The blue house that's right 
behind, you can see the top of it.

Mr. Bitar stated:  Right.  This house is actually 
located, I'm taking the picture here and this house 
is located here.   

Mr. Rosenberg asked:  To the west?  Rami, to the 
west, right, if you're using your --

Mr. Bitar responded:  This is south.  This is 
east.  This is the southeast.  The north is this way.  
The north is this way and the south is this way and 
the east is this way.  So this is southeast.

So the house to the southeast, there is right 
now, it shows that we have ten feet to the property 
line and they have their own setback.  Our building, 
as a maximum height, is going to be about 24 feet, as 
we see just shy of 25, 24 10-inches, the roof at this 
area here, so the shadow will not be affecting this 
house any more than the house itself.

So right now, you see the picture and you see how 
the house sits from the back of the building.  Now, 
if you built a second story here, the second story 
will be just as high as the house or maybe lower.  So 
it will not be higher.

Ms. Harrigan asked:  It will not be higher?
Mr. Bitar responded:  It will not be higher.  The 

house, the addition that we're doing here, will not 
be higher than this roof (indicating).  
So there will be no effect on the elevations here 
with the windows or blocking anything at this point.

Mr. Mecca stated:  The board can request a shadow 
study if it feels it's appropriate, to make sure that 
there's no effect on this neighboring residential 
property. 

Ms. Harrigan stated:  I would like to request 
one, yes. 

Mr. Bitar stated:  I am happy to provide the 
service and to provide the shadow study.

Mr. Rosenberg stated:  We'll do the shadow study, 
because we have to bring back the materials also.

Mr. Cheatham stated:  The computer room, so is 
that going to be used just -- it's quite large, so is 
it going to be used for instruction?  Because usually 
IT rooms, you know, for a building this size would be 
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small.  I'm just curious.
Mr. Bitar responded:  Well, you're absolutely 

correct.  So this computer room is not meant to be an 
IT closet.  This is not an IT closet.  This is a 
computer room which could actually have --

Mr. Elshahawi responded:  The computer room is 
going to simply have a few computers that we will 
have for tutoring, and for kids to either, when 
they're there, they want to play games because there 
parents are praying or whatever.  They're basically 
for kids to hang out and we have tutoring for them 
after school or whatever, that's basically what it is 
going to be used for.  It's not like a media room or 
anything like that.

Ms. McLaughlin asked:  Can we talk about the 
pantry area for a little bit.

You mentioned that cars could drive up in the 
back of the building and have access to the pantry.  
And, you know, as well as it is customary for houses 
of worship to have pantries for their worshipping 
families.

We don't allow community drop-in centers in 
Hackensack, so I just want to make sure we're very 
clear, so everybody has that understanding.  So it's 
for your congregation, but not to advertise to the 
public for, to, you know certainly to come join your 
congregation, but not to come and get services.

Mr. Elshahawi asked:  Like a soup kitchen, kind 
of thing?  

Ms. McLaughlin responded:  Exactly.
We don't allow community drop-in centers.  We 

certainly want you to be able to help your 
congregation.  I just want to make sure it's a 
condition and on the record.  Okay? 
Also --

Chairman Giarrusso asked:  Just a minute.
Mr. Mecca, can we cite that as a condition?
Mr. Mecca responded:  We can.
Mr. Rosenberg, you'll stipulate?
Mr. Rosenberg responded:  Yes, we'll stipulate to 

that. 
Ms. McLaughlin stated:  One other thing I wanted 

to mention.  
Even though it was stipulated there will be no 

overnight parking, and but I just want to make sure, 
even for the members of the congregation, even though 
there's no overnight parking, even during the day, 
that any parking would be for worshipping or for the 
use of the mosque, not having members bring their 
personal cars there to leave them there or for their 
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businesses or anything like that during the course of 
the day other than for worshipping.

Mr. Elshahawi responded:  Well, I can tell you 
that we did have a couple of incidents where people 
just parked and left, we called a tow truck.

Ms. McLaughlin stated:  Okay.  Good.  We just 
want to make sure. 

We know what happens, so we just cleared that.
Mr. Elshahawi stated:  We as the management, we 

can control that.  We can tell people what to do, but 
you can't force them unless we get them towed and 
they'll learn. 

Mr. Mecca stated:  Just one other matter.
You won't be renting out any spaces outside to 

third parties?
Mr. Rosenberg responded:  No.
Mr. Mecca stated:  That will be stipulated as 

well.  Thank you. 
Mr. Pemberton stated:  Yes, just one quick 

question.  
Can you give us in regards to the parking, how 

many current spaces are in the smaller lot, and then 
the front lot, and then after you convert it, where 
and what the totals will be?

Mr. Bitar responded:  So the smaller lot 
currently has I think ten parking spaces, and what 
we're proposing, about 17 parking spaces.

The smaller lot has currently 12 parking spaces, 
and what we're proposing is 17, and this north aisle 
is all for compact cars.

Mr. Pemberton asked:  That's in the small lot?
Mr. Bitar responded:  Yes.
Mr. Pemberton asked:  And then in the front lot 

-- any handicap space in the smaller lot?
Mr. Bitar responded:  No handicap space in the 

small lot, because there's no primary access to the 
building from the small lot.  The handicap spaces all 
at the primary access, which are at the front aisle, 
which is immediately by the doors.  Those are the 
handicapped spaces, and we have five handicap spaces 
proposed and a couple of compact cars on the front, 
and then we have the corners for compact cars, and of 
course regular cars within the entire parking.

So we have numbered them from one to start with.  
Can you go to page 4 -- this is page 4, yeah, I guess 
this is.  We numbered them from one, this side like 
clockwise, and then the numbers here end with 72, and 
then the rest are here.

Mr. Pemberton asked:  And currently in the front, 
how many spots, before you restripe it, like 
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currently how many spots is it?  So we're going from 
what number to what number?

Mr. Bitar responded:  I think we went from 
currently 15 to 16.  I think we have existing 15 and 
we went to 16. 

Mr. Pemberton stated:  No, in the entire front 
lot. 

Mr. Bitar responded:  In the entire front.
Mr. Pemberton asked:  Now we're going to 72, 

what's there now?  
Mr. Bitar responded:  If this was 12 -- 77.
Chairman Giarrusso asked:  Okay.  And they get 

three additional parking spots for the EV spots?
Mr. Rosenberg responded:  Yes.
Chairman Giarrusso stated:  Considerations to add 

additional spaces.  
Mr. Polyniak stated:  Through the Chair, we have 

a series of comments we'd like to discuss.
If I look at the plan and compare the survey 

versus what you're proposing, it looks to me that 
some of the -- you mentioned that the parking lot 
isn't going to be touched, but it looks to me that a 
lot of the landscape islands are going away, am I 
correct in saying that, or being reduced in size?

Mr. Bitar responded:  These are not really 
landscape islands.  There is stripe on the lot and 
they're not landscape island.  So right now there is 
no existing green or landscape island here.

Mr. Polyniak stated:  But I'm also talking about 
at the entrance drive off of Johnson and also the 
entrance drive off of Main.  It looks like those bulb 
islands are going away, am I correct, that have 
plantings in them now? 

Mr. Bitar responded:  Again, the survey shows 
them like this, and those are striped but there's no 
plant here.  But yes, there is a little reduction in 
here for just about a space of a car.

Mr. Polyniak asked:  So you're not reducing the 
landscaping on the site at all?

Mr. Bitar responded:  We're not reducing the 
landscaping on site. 

Mr. Polyniak asked:  No additional impervious 
coverage?  

Mr. Bitar responded:  No additional impervious 
coverage. 

Mr. Chacon stated:  Those islands have trees in 
them. 

Mr. Polyniak stated:  Yes, that's what I thought.  
That's why I'll asking that.

Mr. Chacon stated:  The two islands.
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Mr. Bitar responded:  This is the front picture 
of the building.  So I'm standing right here, and 
there's just this one and this one and no green 
space.  I am standing just on the opposite side of 
the lot. 

Mr. Chacon stated:  On the two far ends of your 
picture, there's those two islands that were in the 
parking space.  There's two trees in each of those 
islands. 

Mr. Bitar stated:  This one and this one 
(indicating). 

Mr. Chacon stated:  Yes, those are the two ends 
of the parking lot.

Mr. Polyniak stated:  So those are coming down 
then?  I visited the site and it looked to me that it 
wasn't dramatic per se, but it's not de minimis in 
what's occurring and we want to make sure that if you 
need a coverage variance, that you request it with 
this application. 

And then if you are reducing pervious coverage, 
we're going to ask you then to address some drainage, 
being that although your building may be above the 
floodplain, the parking lot is not, and then we would 
want you to address some drainage for any additional 
impervious coverage you're proposing in the parking 
lot.

Mr. Bitar responded:  Absolutely.  We'll show you 
the exact calculation.  And yes, if I need to revise 
the site plan, I will revise the site plan, but the 
intention is not to increase the impervious coverage 
at all. 

Mr. Polyniak stated:  Okay.  Then when you come 
back, we would just ask that you show that 
calculation and the site plan confirming such.

Mr. Bitar responded:  Sure.
Mr. Polyniak stated:  Since the roadways bounding 

the site are county roadways, we would ask, in 
particular Johnson Avenue, we would ask that you 
submit a plan package to Bergen County just because 
of the change in use and the change in traffic 
patterns.  We see you getting an exemption letter, 
but we want to make sure that the county believes 
that your project is exempt from it.

Mr. Bitar stated:  Absolutely, and we just wanted 
to hear some feedback from the board before we 
submitted the application.  We will submit the 
application to the county within the next week.

Mr. Polyniak stated:  As it relates to, and so I 
don't go through every single comment in the letter, 
there are a bunch that we have that are more 
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technical in nature, and I don't want to go point by 
point by point for those, would you agree to address 
all of those?  

Mr. Bitar responded:  Absolutely.  Yes.
Mr. Polyniak stated:  As it relates to the trash 

enclosure, which is located in the smaller parking 
lot, I know that the enclosure itself is masonry but 
the gates themselves, I think have been beat up just 
because of the prior use of the QuickChek.  The city 
has a standard now that what they use is a wooden 
gate which is steel reinforced, so if a garbage truck 
visits the site, that if it hits it, it isn't as 
damaged as say a plastic or chain-link fence.  Would 
you be willing to change those?

Mr. Bitar responded:  Absolutely.
Mr. Polyniak stated:  I think you addressed the 

flood hazard area requirement.  
It appeared when we visited the site that some of the 
plantings may be distressed or diseased or dying.

Those that are diseased, dying or distressed, 
you'd be willing to remove and replant so you have a 
vibrant landscaping?

Mr. Bitar responded:  Sure.
Mr. Polyniak stated:  I know the board also -- 

you have a sidewalk, I think that's shown on your 
site plan, that takes you from Main to the front of 
the center, correct?  

Mr. Bitar responded:  Correct.
Mr. Polyniak stated:  So that we don't have 

people walking through the parking lot haphazardly 
during congregation for service, and the board I know 
has typically looked at that, and to protect 
pedestrians, would you be willing to construct a 
Jerith-style fence around the parking lot that would, 
one, be aesthetically pleasing; two, would also 
provide safety to pedestrians if they chose to walk 
to service? 

Mr. Rosenberg responded:  Yes.
Mr. Bitar responded:  Yes.
Mr. Mecca asked:  That would be a perimeter 

fence?  
Mr. Polyniak responded:  It would be a perimeter 

and it would be a Jerith style, alluminum fence which 
gives a wrought iron look, which is more historic 
look.  I think a picket fence would work out fine.

Mr. Bitar asked:  Are we talking about a 
four-foot fence?  

Mr. Polyniak responded:  Yes.
Mr. Bitar stated:  Probably not an opaque fence?
Mr. Polyniak responded:  No, it's see through.
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Mr. Rosenberg stated:  Directs the pedestrians.  
I get it. 

Mr. Polyniak stated:  Yes.
As it relates to trash removal on the site, do 

you have private hauling service?  How do you address 
trash removal?

Mr. Elshahawi responded:  It would actually -- 
no, actually right it goes through the city, but we 
might have to get a private, because, to be honest, 
we want them to take care of our containers there so 
we probably have to get a private.

Mr. Bitar added:  We'll have to get a private.
Mr. Polyniak asked:  So you would stipulate to 

that?  
Mr. Rosenberg responded:  We would, Mr. Polyniak.
Mr. Elshahawi responded:  Yes.
Mr. Polyniak stated:  The parking lot, it's not 

in terrible condition but it's not in great 
condition.  You would be willing to seal coat it 
and/or address the condition?

Mr. Bitar responded:  And possibly resurface or 
the repair is absolutely in the plan.

Mr. Polyniak asked:  Okay.  What do you envision 
doing, seal coating or resurface?

Mr. Bitar responded:  I would say short-term seal 
coating, and possibly long-term or in medium term 
maybe in 2, 3 years, maybe, to be resurfaced.

Mr. Polyniak asked:  How would you address the 
potholes in the parking lot?

Mr. Bitar responded:  We will fill the potholes.  
I mean, the company, when they come in to seal coat 
it, they will do it. 

Mr. Polyniak stated:  We want it done the correct 
way. 

Mr. Bitar responded:  Absolutely.  I will get you 
the details.  I will actually sit with them and maybe 
craft out some budget numbers and see if we can 
resurface immediately. 

Mr. Polyniak stated:  As it relates to any 
sidewalk that borders your site and the public 
right-of-way -- 

Mr. Bitar responded:  It will have to be renewed.  
It will have to be renewed.

Mr. Polyniak asked:  You'll redo any curbing, 
sidewalk that is damaged along the frontage of your 
site, you'll address? 

Mr. Bitar responded:  Sure.
Mr. Polyniak stated:  It looked to our office, 

and when you take a look at the striping plan, that 
handicap -- or, sorry, I apologize, ADA space number 
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three may not be compliant with current standards.  
We just ask that you take a look at that to restripe 
it.  It appeared that there may be issues in not 
meeting the ADA code. 

Mr. Bitar responded:  Number three, okay.
Mr. Polyniak stated:  Just take a look at it.  

When you reorganize the parking lot, you may 
eliminate it, you may have to change it in some way.

Now you have a change in use on site which is 
going from, I guess it used to be a retail, school, 
and bank to a place of worship.

The flows generated from the proposed development 
may be different than the flows that used to exist 
for the development.  The city has a C-2 operator, 
which means someone that maintains the sewer system.  
They may ask for a 30-day sanitary sewer study.  If 
the city's C operator requests that, would you be 
open to supplying that data to make sure that the 
sewer system is adequately sized for your proposal?

Mr. Bitar responded:  Absolutely.  The study 
would have to be post occupancy.

Mr. Polyniak stated:  It would be prior to 
occupancy. 

Mr. Bitar asked:  Prior to occupancy?
Mr. Polyniak stated:  They would want you to make 

sure -- you don't propose it, build it, and then 
can't occupy it because of the sewers.

Mr. Bitar stated:  I understand it.  The study 
but not the actual data that is derived.

Mr. Polyniak stated: And then I assume you intend 
to use your existing sanitary lateral that exists for 
the building.  It doesn't show any utility 
improvements.  So if you do choose to use your 
sanitary lateral, what we'll want to have done is it 
be cleaned and then televised.  We want to make sure 
it's in good condition so that wastewater isn't 
seeping into the soil creating issues.

Mr. Bitar responded:  That is absolutely the 
intention.  We don't have the engineer's design yet, 
but at the same time, once we start getting the 
process here, the engineer will be on board and will 
provide the study and we are definitely going to --

Mr. Polyniak asked:  And you'll clean and 
televise the lateral view?

Mr. Bitar responded:  Sure.
Mr. Polyniak stated:  Now, I know your 

architectural plans provided information as it 
relates to the second story.  Maybe I missed it, but 
HVAC units, where would they be located?

Mr. Bitar responded:  Currently the HVAC units 
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are on the roof.  And in the future, when we add the 
second story, they will be on the roof.

The roof, however, the footprint for the roof is 
large, where if you position the HVAC units on the 
roof, they will not be seen from any side of the 
building because they're going to be inside the roof, 
which is far behind the edge, and the noise issue 
will not be there or will not be significant, because 
they will have much greater distance or similar 
distance to what they have right now, but it will be 
very far from residential use or any other use.

Mr. Polyniak stated:  So when you come back next 
time, there will be three things that we would ask.

One would be to provide HVAC locations so we know 
where they are.  

And sectional views or cross-sections to show if 
I was standing on Johnson, would any of the parapet 
block it, would any of the --

Mr. Bitar responded:  Would that be sufficient if 
we add them on the elevations, the side elevations?

Mr. Polyniak responded:  Well, I think so, but we 
would also maybe want to look at like a viewpoint, so 
just to show a section, if someone was standing on 
Johnson, would they be able to see at that angle the 
equipment on the roof.  If they were able to see it, 
we would want some sort of screening, we just 
wouldn't want to see a big piece of equipment on the 
roof. 

Mr. Bitar responded:  Sure.  Absolutely.
Mr. Polyniak stated:  In addition, if you're 

going to be changing the HVAC units, I assume you 
would testify that you'll meet all state, county, 
local noise requirements as it relates to decibel 
readings.  And if you didn't, you would baffle the 
equipment to ensure that you did.

Mr. Bitar responded:  Absolutely.  Yes.
Mr. Polyniak stated:  Getting into utilities 

also, will any of the meter locations change on the 
building because of an additional load as it relates 
to -- or you have don't see the load increasing?  
Because what we want to make sure of is if you do 
need a new meter for gas, electric, it's not along 
one of the street rights-of-way or relocated, we 
would prefer it to be relocated potentially to the 
back of the building and be screened.

Mr. Bitar responded:  I think I foresee the load 
to be decreasing, not increasing.  However, the 
electrical and plumbing engineers will have to make 
the final decision; however, I am right now not 
proposing a change of location in the meters and I 
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don't foresee the load to be increasing, because the 
activities on the site will be the minimum 
activities. 

Mr. Polyniak asked:  So I don't want to tie you 
to something.  You will not relocate either of the 
meters or you will not touch them?

Mr. Bitar responded:  No.
Mr. Polyniak asked:  You won't touch them?
Mr. Bitar responded:  I'll put that in the 

conditions.  If the engineer say or see that it is 
absolutely necessary, I'll run it by you before we do 
anything. 

Mr. Polyniak asked:  As it relates to the meters, 
where are they now?  

Mr. Bitar responded:  They're on the back side of 
the building. 

Mr. Polyniak stated:  I know you haven't 
submitted it and we're going to ask when you come 
back to submit it, so that the board understands any 
impact, since you are adjacent to a residential piece 
of property. 

We're going to want to see a point to point 
lighting analysis, because as the manager of the 
facility, of the place of worship mentioned, people 
may be visiting the site 9:30, 10 at night.  We want 
to make sure that the site is adequately lit.  If 
it's not, we're going to ask you to provide more 
light to make sure that the site is safe for the 
people visiting the site.

Mr. Rosenberg stated:  That will be done.
Mr. Bitar stated:  This is actually one area, 

because we have looked at it, and this is actually 
one of the areas on site that we'll propose new 
lighting, because the current existing lighting we 
did have a preliminary study, I did not present it 
because we want to again get a little bit ahead here, 
but we will have to provide a new study and a new 
design for new lighting because the existing lighting 
is inadequate. 

Mr. Polyniak stated:  Okay.  That's good to hear.  
And I guess what will be important, I know the board 
will want to be taking a look at it when you come 
back, what your fixture is going to look like on 
site.  They're not going to want it to look 
industrial, like a shopping center, they're going to 
want it to be in feeling with what you're proposing 
here so it's consistent.

Mr. Rosenberg asked:  LED based, Mr. Polyniak?  
Mr. Polyniak responded:  Correct.
Mr. Bitar stated:  So I just wanted to clarify, 
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it's not like I did not do the lighting study, we did 
the lighting study, we realize it's inadequate, and 
we are going through lighting design now.

Mr. Polyniak stated:  Sure.
As it relates to the materials of the building, I 

think you heard concerning stucco.  The board would 
also consider, and I don't want to speak out of turn, 
if someone disagrees, please say so, use of stone, 
use of brick, use of something other than stucco.  
You heard HardiePlank also.  Just stucco, over time, 
it deteriorates and you're building a very grand 
facility, we don't want to have a facility that 
doesn't match what you're proposing.

Mr. Bitar stated:  I understand, and, yes, 
absolutely, we are open for a change in material.  I 
will have to sit with my client and discuss budget, 
and then the next time we come here, we'll bring the 
material. 

Chairman Giarrusso asked:  What about a 
generator, is that being proposed for the site?

Mr. Bitar responded:  Not at this point.  We're 
not proposing a generator at this point.

Mr. Polyniak stated:  There was a fire letter 
that was issued as it relates to it and there were 
some comments in that fire letter.  Could you 
potentially address those only the record.

Mr. Rosenberg responded:  I don't think any of 
those are problematic, Mr. Polyniak.

Mr. Bitar stated:  So the access of the building, 
yes, the fire department will have access to the 
building from both Main Street and Johnson.

The overhead wires on Main Street and Johnson may 
be of a concern.  We're not proposing to change the 
overhead wires or to touch the overhead wires at this 
time.

Roof access may be of concern.  Roof access will 
be -- the height is insignificant when it comes to 
the fire apparatus, the height is less than 25 feet.  
So roof access will be provided, and they can very 
easily access the roof.

On the second floor, the windows are going to be 
operable.  I think for ventilation purposes, some of 
them will have to be.  We're not proposing only fixed 
to glaze area.

The Knox Box, we'll provide it, sure.
Mr. Polyniak stated:  So I guess, Mr. Bitar, 

you'll comply with all fire safety requirements as 
listed in this letter, correct?

Mr. Bitar responded:  Correct.
Mr. Polyniak stated:  And then also could you 
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just go over the police report too.  I think I saw 
you had it. 

Mr. Bitar responded:  The police report, actually 
that police report is very good.  The police report, 
and for a good, they mention the required parking 
spaces being 93, again before the credit for the EV, 
and the proposed to be 90, which is shy of the three.  
However, they draw an analogy to what is currently 
existing, and the police report mentions that 
currently the 78 Trinity Place is operating with 30 
parking place spaces that are rented from the city 
and with a little bit of overflow on Friday.  And the 
police sees no concern, and they think that even with 
30 parking spaces and a little bit of overflow is 
working well, and the police is in support of the 
site plan. 

Mr. Polyniak stated:  Through the Chair, I know 
the police department is here.  Maybe they may wish 
to say something. 

O F F I C E R   M A T T H E W  J A C O B S E N, 
Badge #138, sworn/affirmed.  

Officer Jacobsen stated:  I'm with the traffic 
division with the Hackensack Police Department. 
I was the one that actually reviewed this site plan 
when it first came to us, and as it was mentioned, a 
lot of our concerns that we had were addressed, 
especially the parking, because we see it firsthand 
every Friday.  It's right next door, so we see it 
firsthand every Friday, and they operate it very 
well.  And as it was mentioned prior, we have an 
excellent relationship with them.  There were times 
that we would have concerns, because there are other 
spaces being rented in that lot.  There were times 
that a parishioner would park in someone's rented 
space.  That would be addressed without an issue.  If 
they overflow onto the street, never blocking any 
fire hydrant or crosswalk, never causing any sort of 
a danger.  

And, again, if there was anything that came up as 
a concern, we had a great if -- have, I should say, 
have a great communication.  And as long as you are 
just going to pick up and go there and continue what 
you're doing, we really have no concerns that the 
operation should just be a well oiled machine, I 
guess you would say.

The meeting was open to the public for questions 
of Officer Jacobsen.

Mr. Kittrell:  Hi.  My name is Harry Kittrell, 
868 Summit Avenue.

I'm a lifelong resident of Hackensack, New 
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Jersey.
I want to know, you had spoke earlier to a study, 

has there ever been a study with the residents of 
Hackensack that live in that area and around that 
area?

Their concerns about the growingness [sic] of the 
parking and everything in that area.  Have anyone 
ever talk to the residents of Hackensack?  When you 
to the studies, who are the studies provided by?

Mr. Mecca stated:  This is for questioning of the 
witness, so you're asking the witness, do you know of 
any traffic studies?

Officer Jacobsen responded:  No.
Mr. Mecca stated:  So there is a traffic 

analysis, sir, a traffic engineer who is going to 
testify. 

Mr. Rosenberg stated:  Yes, he's my next witness.
Mr. Polyniak stated:  I just have one question, 

which was kind of tied into I think Mr. Puntasecca's 
question.  I think you stated you would do it, but I 
want to make sure it's included in the resolution.  
If the application is approved, do you agree you 
would clean all of the drainage structures and 
systems on-site?  

Mr. Bitar responded:  Oh, yes, absolutely.  We 
are going to simply inspect.  And if their service is 
required, the cleaning is required, absolutely, we'll 
clean it and we'll have it in serviceable condition, 
and it will be maintained throughout the life of the 
facility. 

C O R E Y   C H A S E, P.E., c/o Dynamic Traffic, 
LLC, 245 Main Street, Suite 110, Chester, New Jersey 
07930, having been duly sworn/affirmed, testifies as 
follows:

Mr. Chase's credentials were accepted by the 
board.

Mr. Rosenberg asked:  So, Mr. Chase, I know that 
you had, at the request of Mr. Polyniak and the 
board, you prepared a traffic impact study.  That 
impact study is dated August 16, 2022.  It's been 
submitted and also reviewed by Mr. Polyniak.  So I 
would ask briefly for you to review the methodology 
that you employed in doing your traffic analysis for 
the proposed house of worship and what your overall 
conclusions are with respect to any traffic impacts 
from the project.  

Mr. Chase responded:  Certainly.
And as Mr. Rosenberg correctly stated, we did 

prepare a traffic impact study, that was previously 
submitted to the city dated August 16, 2022.
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The focus of that traffic impact study was to 
conduct a pre and post development analysis on the 
adjacent roadway network and at the subject site 
access points to see if there would be any 
detrimental traffic impacts as a result of the 
redevelopment of the subject property. 
As the board and the public's aware, the existing 
site currently was previously occupied by a retail 
strip center, with two access points along Main 
Street and a single access point along Johnson 
Avenue. 

As part of the overall redevelopment, we're not 
proposing to modify, relocate or reconstruct either 
of those three curb cut locations, they're going to 
be maintained under the proposed condition. 
We conservatively did not take any credit for the 
former retail facility as part of our traffic impact 
study.  A lot of times when we're preparing these pre 
and post development analysis, we'll take a look at 
the existing potential trip generation of the use on 
site, compare that to the proposed facility, and 
determine if there are any significant increases in 
traffic.

In this case, we assumed that the site was vacant 
and the development was all new additional traffic 
generated on the adjacent roadway network.

As you heard the applicant testify earlier this 
evening, the primary traffic generation for the 
development is going to be during Friday afternoon, 
Friday midday during the lunchtime period, so that 
was the focus of our traffic impact study.

We did do manual turning movement counts at the 
adjacent signalized intersection of Main Street, 
Johnson Avenue, and Temple Avenue, which is the 
signalized intersection located directly to the south 
of the subject prompt.  We did a pre and post 
development analysis of the turning movements at that 
intersection to see if there would be any degradation 
at the level of service at that adjacent signalized 
intersection.  Those are summarized in our report.

And what you can see in comparing the pre and 
post development conditions in that table is there is 
no degradations in level of service at that adjacent 
signalized intersection, meaning that that adjacent 
intersection is going to continue to operate at the 
same level of service as it does today with the 
redevelopment of the subject property.

So no detrimental traffic impacts as a result of 
the proposed application.  Again, we also look a look 
at the existing access points, the northern and 
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southern driveway along Main Street and the single 
access point along Johnson Avenue.  We did a level of 
service analysis at each of those driveways and found 
it was going to operate at an acceptable level of 
service B or better during the proposed condition.

So from a site access and a circulation 
standpoint, again no detrimental traffic impacts on 
the adjacent roadway network.

As the architect testified to previously, we are 
proposing 90 parking stalls on site.  The city does 
require a total of 93 parking spaces, but with the 
three electronic vehicle charging stations that will 
be provided as a result of the new state statute, we 
do get a three parking space credit, therefore 
bringing our proposed parking supply of 90 spaces 
into compliance, so no variance would be required.

I know Mr. Polyniak had several comments in his 
letter relative to site triangles, vehicle 
circulation plans, things in that nature.  We're 
certainly willing to work with Mr. Polyniak to make 
sure that the sight triangles are shown on the site 
plans.  Any vehicle circulation plans that Mr. 
Polyniak deems sufficient will be provided for his 
review.

Specifically the trash enclosure, we're 
maintaining it in its current location.  So the trash 
vehicle would continue to access the property in the 
manner it did previously.  Certainly with it being a 
retail facility, much more frequent pickups were 
required than what's going to be compared to the 
redeveloped subject property, but again we'd be happy 
to provide any vehicle circulation plans that Mr. 
Polyniak needs for his review.

Mr. Rosenberg asked:  Mr. Chase, I think did Mr. 
Polyniak, I thought on page 12, also had some other 
-- did he have some other questions that you need to 
address or can address?

Mr. Chase responded:  Certainly I'd be happy to 
-- anything that Mr. Polyniak thinks that I should 
address in testimony, I'd be happy to touch on that.  
Certainly we'll be providing comprehensive response 
to all of his review comments, so if he feels it's 
more appropriate to deal with it in that fashion, 
that's acceptable to me as well.

Chairman Giarrusso stated:  Mr. Chase, did you 
take a look at these curb cut angles for the 
driveways, so to speak, the egress and so on, 
ingress, to take a look?  The angles seem to be okay 
for cars and vehicle to swing in there in your 
opinion?
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Mr. Chase responded:  In my professional opinion, 
they are.  They do intersect both frontage roadways 
at 90 degrees.  I think the perception is because 
it's an apron design rather than you'll see some 
commercial facilities have radii design where it's a 
sweeping arc as it intersects the road, this, because 
of the presence of the sidewalk, it's actually an 
apron.  So it intersects perpendicular and then it 
drops down at an angle to intersect the roadway.  So 
the perception is that the driveway is not as wide 
because the presence of the radii is not there, but 
in fact it is a standard width driveway to facilitate 
ingress and egress. 

Chairman Giarrusso stated:  Okay.  The curbs are 
in good condition, you feel, with those 90 degrees 
and it wouldn't benefit them to be curved a little 
bit to give a better impression to a driver?  I mean 
-- 

Mr. Chase responded:  Based on the sidewalk and 
the radii required, the apron is something you 
typically see in a city situation.  So you look at 
the driveways adjacent to this facility and they all 
also have an apron design.  It's really to keep the 
sidewalk at an even level so the sidewalk doesn't 
elevate as you traverse the driveway.  So the 
sidewalk will maintain a consistent level and then 
you have the apron design to meet the street.

So, again, you know, it had a QuickChek and a 
Citibank in it, so those are high turnover uses, 
frequent turning movements in and out.  The actual 
ingress, egress volumes of this facility are going to 
be dramatically reduced compared to what it was 
previously.

We're not aware of any accident history at the 
prior access points, so in my professional opinion, 
given the redevelopment of the property, I think it 
will function adequately, safely and efficiently.

Chairman Giarrusso stated:  Okay.  And what if 
any study or information did you glean for the future 
development, residential mostly, in the area when you 
undertook this study, Hackensack is growing by leaps 
and bounds month by month, so we want to know how 
this is going to influence the volume of traffic in 
the area.   

Mr. Chase responded:  Certainly.  That's a great 
question.  

So, you know, we do peak hour traffic counts on 
the existing roadway networks to get the existing 
traffic volumes.  We also provide a background growth 
factor to reflect additional ongoing roads in the 
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community, and that's how we develop our future 
baseline condition.  So we do take a look at that.

I think one of the benefits of this development 
certainly is that the primary traffic generation 
occurs during the lunchtime hour, and while that is a 
source of traffic generation, it's certainly not your 
typical peak hours that you'll often hear traffic 
engineers talk about, which are generally associated 
in the weekday morning commuter hours and the weekday 
evening commuter hours.  So the site is not going to 
generate any real traffic impacts during those peak 
periods.  The primary traffic generation is going to 
occur in that lunchtime period when traffic is 
generally lower on the adjacent roadway network.

Chairman Giarrusso stated:  Okay.  Mr. Polyniak, 
we'll call upon you for any comments to his testimony 
and responses to the Chairman.

Mr. Polyniak stated:  I'd be glad to through the 
Chair. 

I guess one question I have, Mr. Chase, is if you 
look at the driveway, I guess the eastern side and 
look at the figure that's before you, you could see 
the island that used to exist with the radius on it 
now being replaced with a parking space which will be 
right against that entry drive.  So you had actually 
a curvature to make a turn with a vehicle and now you 
don't have that curvature there, you have a car 
there.

I think one of the templates when the applicant 
does come back I'd like to see is a car stopped at 
that stop bar and a car parked in that parking space 
and how that vehicle is going to make that right 
turn.

Mr. Chase responded:  And you're specifically, 
Mr. Polyniak, referring to this parking stall?

Mr. Polyniak responded:  No, on the opposite 
side, on the east side.

So if I had a car at the stop bar trying to exit 
the site and I had a car parked in that parking space 
and then I had a car trying to enter the site and 
almost make a -- it could be 180-degree turn, it 
could be an S-turn, depending on how they turn into 
the site, how would that work?  Would the templates 
allow that to work?

Because if you look at the previous condition on 
the right side, there was a bulb island with sort of 
a radius there that gave you a little bit more, I 
guess, means for error for the driver if they chose 
to drive, now your error is going to be hitting that 
car potentially.  We just want to make sure that the 
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templates work correctly.
Mr. Chase responded:  Yes, we'll certainly 

provide you with those templates.
Mr. Polyniak stated:  I think that would also 

address one of the resident's concerns there also.
Mr. Chase responded:  Certainly.
Mr. Polyniak stated:  Similarly, what would 

happen in that same condition if an ambulance wanted 
to enter the site.  I don't think if there's any 
deliveries to the religious facility.  Would 
deliveries be through the back, through the front?  
How does that get addressed?

Mr. Chase responded:  I'm going to defer to the 
applicant for that, but I don't expect there to be --

Mr. Elshahawi stated:  Not really anything other 
than if we order pizza or food, that will be through 
the back. 

Mr. Polyniak stated:  I didn't know if you had 
any larger deliveries with a box truck that you would 
be delivering.

Mr. Elshahawi responded:  We don't really foresee 
anything happen on any regular basis anyway.

Chairman Giarrusso stated:  Bottled water might 
be a good example, the vehicles that bring bottled 
water.

Mr. Elshahawi stated:  We actually right now even 
we have our own water fountain.

Mr. Polyniak stated:  Okay.  As it relates to, 
maybe I'm not sure if I read this, that there will or 
will not be educational classes here with students.

Mr. Rosenberg stated:  There are no educational 
classes and we've stipulated to that.

Mr. Polyniak stated:  I thought, that is why I 
was just asking, it kind of referenced it in the 
traffic report, I just wanted to --

Mr. Rosenberg:  No, there's no educational, in 
terms of a school.

Mr. Polyniak stated:  Understood.
Then we would also ask in addition to that, I 

think the fire truck had some questions about getting 
vehicles on site.  We would ask that you confer with 
them to make sure that they're satisfied with traffic 
patterns on site.  And we would also ask that you 
show an ambulance maneuvering across the site in a 
turning template.

Mr. Chase stated:  Certainly.
Mr. Polyniak stated:  I think those would be our 

comments as it relates to the property.  I think the 
traffic report and the testimony that Mr. Chase put 
forth addresses what the site could be versus what 
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the site is being proposed to be.  And as he 
mentioned, the peak for this facility is a little 
different than what the peak is, say, if it remained 
a QuickChek or change it to a different type of 
retail development. 

Mr. Mecca stated:  Just for record through the 
Chair, the traffic impact study dated August 16, 
2022, is in the packet.  It's not marked as an 
exhibit, but it's part of the submission from the 
applicant. 

The meeting was open to the public for questions.
Mr. Puntasecca stated:  In regards to your 

traffic study, you mentioned or alluded to a 
background growth factor as what was incorporated 
into figuring out their subsequent layered impact on 
to the proposed traffic around here, around this 
location.  Why would we not refer to the actual 
traffic study that was done for the apartment complex 
that just went in, which was whatever, 1,000 units or 
whatever, which is probably going to have more than 
one resident in the unit, servicemen, deliverymen, 
Optimum, Verizon, everything else under the sun, I 
don't even know if that's incorporated into that 
study, but why would we not take that information 
that we have hard in hand and incorporate that 
instead of a background growth factor?

The background growth factor would then be tacked 
on top of that to figure for future growth as opposed 
to anticipated planned growth.

Mr. Chase responded:  Certainly and that's a good 
question.  

So, you know, really each application stands on 
its own, so we're responsible for producing a traffic 
study for our application.  As I testified to, the 
peak hours of this development are very unique based 
on the typical peak hours that we studied.  I'm sure 
that that development produced its own traffic study 
analyzing its impact, but it would have focused on 
the peak hours that I was talking about a little bit 
earlier.  They focus on the morning and on the 
evening, because that's when it's going to have the 
most impact on the adjacent roadways.  Ours being 
during the midday, it's something that's unique, it's 
specific to this use, in that the peak hours are 
really around the lunchtime, which is not something 
that we traditionally see.  And that's a benefit, 
because you're not going to be impacting the roadways 
during the times that these other traditional 
developments in the area are going to be impacting 
the roadway.
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So, again, by doing traffic counts on the 
adjacent roadway network, determining what that 
existing volume is on the street network, increasing 
it to account for additional background growth in the 
area, and again conservatively looking at this site 
as if it was vacant land and not taking any credit 
for the fact that it was previously a retail center, 
we believe that that presents a conservative analysis 
of the impacts of this development.

Mr. Puntasecca stated:  Okay.  I hear you, but 
I'm still not hearing how everything else has been 
factored into impact this, other than, I mean 
reality, realistic numbers that are going to be 
happening are just especially ignored here.  You're 
looking at this place in a bubble with possibly 
minimally accurate, what is the purpose of the study, 
if we're not incorporating all this stuff into the 
study? 

Mr. Chase responded:  Sure.  So the purpose of 
the study is to again do a pre and post development 
analysis to determine what our impacts are going to 
be, much like each that application that comes before 
the city is responsible for producing their own 
traffic study if the city feels that is required.

So what we do is we look at the intersection 
directly adjacent to the site to get an idea as to 
what the impacts are going to be as a result of this 
application.  There may be pending applications at 
other portions of the city and they may over time 
have an impact over this intersection as well, and 
that's really that's why we look at the background 
growth rate to assess what those potential traffic 
patterns to be, additional growth as a result of 
ongoing development.

Mr. Cheatham asked:  So, Mr. Chase, I'm correct 
in my understanding, so the traffic study would be 
limited to nearby intersections, a two-block radius?

Mr. Chase responded:  Sure, that's a good 
question as well.  

So typically, you know, again for an application 
of this size, we're looking at the adjacent major 
intersections.  So we focused on the signalized 
intersection to the south, and again the premise 
behind the report was not taking any credit for the 
potential reoccupation of the retail center presents 
a very conservative analysis, because if we assume 
that the shopping center was reoccupied with a 
convenience store and a bank, it would generate more 
traffic than the redevelopment of the subject 
property, so I would do a traffic study and present 
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it to you showing less traffic than what's there now.
So we took the conservative approach, assumed it 

was vacant land, just added our traffic onto it, and 
then did that pre and post development analysis, 
which again in my professional opinion presents a 
conservative assessment of our impacts.

Mr. Cheatham stated:  So if their busy hours were 
equivalent to the development of the housing, you 
know, morning and evenings and it's farther down the 
road, that wouldn't be considered.  If it's across 
the street, it would be considered?

Mr. Chase responded:  Exactly.
If there was, you know, development going in 

directly across the street, which had a coincidental 
peak hour to ours, again it is certainly something we 
would look at.

Ms. Harrigan asked:  So you only looked at the 
Johnson Avenue, Temple Avenue, Main Street 
intersection?  

Did you also look at the Spring Valley 
intersection where the other entrance and egress is 
located off of Main, you come out and literally the 
intersection is right there?

Mr. Chase responded:  We did not.  We focused on 
the Johnson Avenue, Temple Avenue intersection, the 
signalized intersection to the south, and, again, you 
know, running that pre and post development analysis 
of the intersection showing that there are no levels 
of service impacts at the intersection.  As you get 
farther away from the site, the traffic is going to 
disburse more, so concentrating all the traffic doing 
an analysis at that intersection, it doesn't show any 
impacts.  The impacts lessen as you get farther away 
from the site.

Ms. Harrigan asked:  But why is the assumption 
that they would leave out of that driveway entrance 
versus the other driveway entrances, if you have two 
of them from the same parking lot?

Mr. Chase responded:  There's not the assumption 
that they're going to leave out of that entrance.  
The assumption is -- well, it's not the assumption, 
the basis of the report is that we analyzed that 
signalized intersection directly adjacent to the site 
to the south to see what the traffic impacts were 
going to be at that intersection to the pre and post 
development conditions, and found that there were no 
degradations in level of service.  So, again, as I 
stated, as you get farther away from the site, those 
impacts are going to be less and less because traffic 
has the opportunity to disburse in more directions.
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Ms. Harrigan stated:  I guess it's interesting, 
because the Main Street exit is probably where most 
people will leave because that gives you access to 
the main streets that most people are going to be 
coming from.  So I understand your analysis, but it 
would seem that you would want to look at that site 
as well, especially since there's a bus stop, there's 
buses coming down that Main Street during lunch hour 
and through out the day.  So you may consider doing 
an analysis on that side, since you do have two 
entrances and egresses from the same parking lot.

Mr. Chase responded:  And I apologize if my 
testimony wasn't clear, we did do an analysis of each 
of the driveways.  So the two, the northern and 
southern driveway on Main Street and then the single 
driveway on Johnson Avenue, we did analyze the 
impacts on the street intersections with all three of 
those driveways, and those results were in our report 
as well, and those also produce an acceptable 
operational condition. 

Mr. Polyniak stated:  Through the Chair.
Would you be willing to take a look at that 

intersection that's close to Spring Valley?  It isn't 
that far from this site, and in addition there are 
very few movements that you can make before you get 
to that intersection.  There's only Elm at that 
location, and then you would jump then to the traffic 
signal.  So Commissioner Harrigan is mentioning 
something that you may want to --

Mr. Rosenberg responded:  The answer yes.  We're 
going to be coming back anyway.

Whereupon, the application is continued to the 
10/20/2022 meeting.

7. Old Business 

Ms. McLaughlin stated:  The emails, whoever got 
it was for the stormwater training, you guys, have 
you taken the stormwater training.

8.  New Business

None

9. Adjournment

MOTION TO ADJOURN OFFERED CHAIRMAN GIARRUSSO.  
SECOND BY MS. HARRIGAN. ALL PRESENT BOARD MEMBERS 
RESPOND IN THE AFFIRMATIVE.  MEETING IS ADJOURNED 
AT 9:39 P.M.


