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PASSAIC COUNTY PLANNING BOARD 
MINUTES OF A REGULAR MEETING 

Thursday, February 21, 2019 
930 RIVERVIEW DRIVE, SUITE 250, TOTOWA, NJ 07512 

 
Chairman Simpson opened the meeting at 5:03 PM and read the notice that the requirements of the 
Open Public Meeting Act had been met. He then proceeded to the roll call. 
   
MEMBERS PRESENT: Kenneth Simpson, Chairman; Stephen Martinique; Joseph Metzler; Nakima 
Redmon; Steven Edmond, Alternate (voting in place of Vice Chairman Diaz); County Engineer Jonathan 
Pera; Freeholder Deputy Director Cassandra Lazzara, Alternate (voting in place of Freeholder Director 
John Bartlett); Freeholder Terry Duffy. 

 
OTHERS PRESENT: John Abdelhadi, Planning Board Counsel; Michael Lysicatos, Acting Planning Director; 
Jason Miranda, Senior Planner; Mike Donnelly, Assistant Planner. 
 
MINUTES: The minutes of the February 7, 2019 meeting were read. Commissioner Martinique noted the 
misspelling of his name.  Commissioner Martinique made a motion to accept the minutes with the 
requested correction.  The motion was seconded by Commissioner Redmon.  The minutes as noted 
above are officially adopted. Freeholder Duffy abstained. 

 
PLANNING DIRECTOR’S REPORT: Acting Planning Director Michael Lysicatos reported on the following 
initiatives: 

 Planning staff worked with Engineering staff on incorporating Complete Streets into the 2019 
County Resurfacing project.  This is the 7th year where the Department has collaborated with 
Engineering on Complete Streets as part of resurfacing. 

 Planning staff will be submitting requests in March to the NJ Department of Environmental 
Protection for permits for the Highlands Rail Trail.  Staff met with a local property owner whose 
property the trail will run through. 

 The County’s Green Stormwater Infrastructure Element was presented at the most recent 
meeting of the New Jersey County Planners Association.  This plan represents a continuation of 
new plan implementation presented by Planning staff and adopted by the Board. 

  
PUBLIC PORTION: Commissioner Martinique made a motion to open the meeting to the public which 
was seconded by Commissioner Redmon. The motion passed unanimously. 

Commissioner Martinique made a motion to close the public portion that was seconded by 
Commissioner Redmon. The motion passed unanimously. 
 
 
DEVELOPMENT REVIEW 

19-004 – NJDC Subdivision – 169 Minnisink Road, Totowa 

This is a new major subdivision application in which the applicant has proposed to subdivide an existing 
lot in order to create a total of three lots (19.031, 19.05 & 19.06).  The lots have frontage along 
Minnisink Road and is located in the Minnisink Road Redevelopment Zone.  These lots are a part of the 
NJDC Redevelopment Plan, with phased implementation that includes a future data center and a 
currently proposed (SP-19-004) medical office building on lot 19.031, a future assisted living complex on 
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lot 19.05, and a future R&D center on lot 19.06.  Lot 19.03 was previously subdivided in 2018 (17-016) as 
part the NJDC Redevelopment Plan. 

Staff explained that there are conditions that must be satisfied before the application can be granted 

unconditional approval.  On the subdivision map, a note must be added stating that there may be no 

access to or from Minnisink Road other than Roads A and B.  The applicant should submit copies of all 

referenced easements. 

Chairman Simpson inquired about the wording of “…may be no access via Minnisink Road…” and 

recommended that “may” should be changed to “shall.” 

Commissioner Edmond inquired whether there will be access to the subdivision via Totowa Road or if 

the only access will be from Minnisink Road and Vreeland Avenue.  He also asked for clarification on the 

proposed subdivided lot lines. 

Glen Domenick was sworn in and represented the applicant as the Vice President of Development. Mr. 
Domenick clarified the location of the lot lines.  He also clarified that the only access to the subdivided 
lots will be through Road A and Road B and that access from Hideaway Drive will be restricted to 
emergency access only.  Easements will need to be provided and subsequent plans must show the lot 
lines more clearly. 

Commissioner Edmond made a motion to grant conditional approval to the minor subdivision 
application. Commissioner Martinique seconded that motion. The motion passed unanimously.  

 

SP-19-004 – NJDC Medical Office Building – 169 Minnisink Road, Totowa 

Staff explained that this is a new site plan application in which the applicant has proposed to construct a 
four-story medical office building.  The medical office building will have approximately 125,000 sq. ft. of 
commercial space.  The development has frontage along Minnisink Road and is located in the Minnisink 
Road Redevelopment Zone.  This application is a part of the NJDC Redevelopment Plan. There are 520 
proposed surface parking spaces.  Access to the site will be via a previously approved (SP-17-059) 
driveway (Road A) on Minnisink Road and via a newly proposed driveway on Vreeland Avenue, a 
municipal road. The site slopes towards Minnisink Road.  Road A, the site’s main driveway, has an 
artificial low point designed to prevent water from entering roadway.  Inlets and roof leaders connect to 
an on-site detention basin.  Sidewalk is proposed along the Minnisink Road frontage.  The applicant is 
also proposing to widen Minnisink Road from Vreeland Avenue to Road B in order to create a left turn 
lane into the site at both driveways. The proposed site improvements include new lighting along Main 
Street and new landscaping, including 92 shade trees, 19 ornamental trees, and 6 evergreen trees, all of 
various species. 
 

There are conditions that must be satisfied before the application can be granted unconditional 
approval. The roadway improvement plans must show a raised driveway apron, per County detail, 
across proposed Public Way B.  The site plan and roadway improvement plans must both show ADA-
compliant curb ramps and continental-style crosswalks (horizontal bars, no transverse lines) across 
proposed Public Way A.  The proposed sidewalk along Minnisink Road must extend to the intersection 
with Vreeland Avenue. Curb ramps, per ADA standards, must be installed at the intersection.  The 
proposed sidewalk along Minnisink Road must be extended across the entire property frontage of Lot 
19.02, with raised driveway aprons provided at the existing site driveway.  It must be clarified where 
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Parcels 1 and 2 are located, as the traffic study does not account for proposed development on Parcels 1 
and 2 as was originally proposed.  The applicant must provide backup for the proposed ITE Trip 
generation used, as it appears the proposed number of trips are underestimated.  Vreeland Avenue is 
under NJDOT jurisdiction between Minnisink Road and the Route 80 WB on-ramp; therefore, the 
proposed signal at Minnisink Road and Vreeland Avenue will be a NJDOT signal, and is subject to NJDOT 
review and approval, and a four-party jurisdictional agreement.  The applicant has proposed to only 
monitor the operation of the intersection of Road A with Minnisink Road in the future in order to assess 
the need for a traffic signal, despite the fact that: The current traffic study states that the left turn out of 
Road A will operate at a Level of Service of “F” in both the AM and PM peak hours (including a projected 
400 second delay during the PM); The original traffic study submitted for this project included a signal 
for Road A; and The signal at Road A should be installed before a certificate of occupancy is issued for 
the medical building. The applicant must submit signal plans for review and approval for the 
intersections of: Minnisink Road and Road A; and Minnisink Road and Vreeland Avenue. The signal at 
Minnisink Road and Vreeland Avenue is warranted now, and should be installed as part of this site plan 
application. A signal at Minnisink Road and Road A must also be provided as part of this site plan 
application. If Road B is to be an unsignalized intersection with Minnisink Road, then left-out turns must 
be prohibited. Those turns can be made at the signalized intersection with Road A. The applicant must 
specify which structural and non-structural low impact development practices are proposed. It is 
recommended that porous pavement or asphalt be used for the proposed parking lot. The “Overall Site 
Plan” should be updated per the current master plan for the NJDC Urban Renewal Redevelopment. 

Chairman Simpson inquired about the shape of the end of Road A and if it is a roundabout.  He also 

inquired as to the reason for the underestimation of the site’s trip generation. 

Commissioner Edmond inquired about whether or not the only two signals being proposed as part of 

this re-development plan are at the intersection of Minnisink Road and Vreeland Avenue and at the 

intersection of Minnisink Road and the Route 80 East exit ramp.  County Engineer Pera stated that the 

original plans included four proposed signals, but this application now only proposed a signal at the 

intersection of Minnisink and Vreeland. 

Commissioner Edmond also asked if Road A and Road B connect on site and if the proposed landscaping 

would be located behind the sidewalk or in front of the sidewalk (i.e. between the sidewalk and the 

street). 

Glenn Domenick was already sworn in. 

Robert Freud was sworn in and represented the applicant as the principal site plan engineer.  

Mr. Domenick asked if testimony from the site plan engineer was necessary as most of the comments 
and inquiries from the Board pertain to traffic.  Acting Director Lysicatos and County Engineer Pera 
explained the review process and Mr. Domenick agreed to proceed with testimony from Mr. Freud. 

Exhibit A, a general site plan, was entered. 

Mr. Freud explained the overall site plan and the division of lots.  He also explained how Road A will be 
the primary point of access for the proposed medical office building and further clarified the overall 
traffic circulation for the site.  County Engineer Pera asked if Road A and Road B connect on site.  Mr. 
Freud explained that they do not except for emergency access.   

Mr. Edmond asked how drivers who use Road B will be able to go left out of the site if Road B is 
restricted to only right turns and does not connect with Road A. 
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Exhibit B, the site plan for the current application, the medical office building on NJDC Parcel 5, was 
entered. 

Mr. Freud explained about the access points to and from the medical office building and how circulation 
and parking will work.  He also explained how runoff will work and the stormwater flows towards 
Vreeland Avenue and will be collected on site via inlets and roof leaders and fed into the NJ Department 
of Transportation system.  He continued to explain about the proposed landscaping and that this site 
plan has already been approved by the Totowa.   

Chairman Simpson inquired if the lot line reflects the future road widening. 

Exhibit C, the intersection plans, was entered. 

Mr. Freud explains the phases of their circulation and road widening plans.  One phase would include 
adding left turn lanes to Minnisink Road and another phase would include installation of the proposed 
signals.   

Commissioner Edmond suggested Planning staff reexamine a raised sidewalk at Road A, given the high 
number of parking and trips generated, because that sort of sidewalk would not be ideal for that level of 
traffic volume.  County Engineer Pera clarified that the raised sidewalk is only proposed for Road B, not 
Road A. 

County Engineer Pera asked why the current plans only show the signal on Minnisink Road at Vreeland 
Avenue, and do not include a signal at Roadway A as was in the applicant’s original proposal.  Mr. Freud 
suggested this question would be better asked of the applicant’s traffic engineer.   

Commissioner Edmond noted that drainage from this area has historically caused flooding issues along 
Riverview Drive near Route 80 and asked if drainage from this site will impact that.  Mr. Freud 
commented that they have not checked the draining impacts that far out from the site. 

Commissioner Martinique inquired about the construction of the data center, from a previously 
approved NJDC site plan application.  Mr. Domenick noted that walls are currently in the process of 
being constructed. 

Commissioner Martinique made a motion to withhold approval of the site plan application. 
Commissioner Redmon seconded that motion. The motion passed unanimously. 

 

SP-18-054 – Iglesia Christiana Pentecostal Church – 319-321 Straight Street, Paterson 

Staff explained that this is a previously withheld site plan application in which the applicant has 
proposed to construct a two-story, sanctuary and fellowship hall addition to an existing church building. 
An existing building on Lot 6 will be demolished and the existing church building will be partially 
demolished in order to accommodate the addition. The application was withheld by the Planning Board 
on December 13, 2018 with 5 conditions. 

There will be a total of 16 on-site parking spaces.  The applicant is requesting a waiver to allow parking 
spaces within 20 feet of the County right-of-way at the entrance driveway. The site will have one-way 
circulation: vehicles will enter from Straight Street and exit onto Essex Street. The applicant has 
proposed a valet parking service for church services, with a total of 28 valet parking spaces. A walkway 
will be constructed to connect the sidewalk to the rear entrance of the building. The site is sloped 
towards Straight Street; the applicant will collect storm water from the existing building’s roof and pipe 
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it to seepage pits, but has no plan for the lot’s other impervious surface runoff. Per the Board’s request, 
the applicant has proposed to plant two hickory trees along the Straight Street frontage of the site. 

There are conditions that must be satisfied before the application can be granted unconditional 
approval. The two “DO NOT ENTER” (R5-1) signs must be noted as facing towards the lot. The sidewalk 
should be hatched across the raised driveway apron.  The plans must include a trench drain detail, 
Campbell Foundry pattern 4526A or equivalent, for the trench drain which is to be installed at the 
driveway and be connected to the proposed seepage pit system.  The applicant must provide the 
Corridor Enhancement Fee of $3,050.00, payable to Passaic County.  The call-out bubbles should be 
removed from the plans and notes. 

Chairman Simpson asked if this applicant will be requesting a Corridor Enhancement Fee waiver due to 
their non-profit status. 

Yessenia Collazo was sworn in and represented the applicant.  Ms. Collazo testified that the Board had 
previously voted on and approved a waiver and that the fee would be $250.  Ms. Collazo also stated that 
this fee had already been paid.  Senior Planner Miranda confirmed. 

Commissioner Metzler made a motion to grant conditional approval to the site plan application. 
Commissioner Martinique seconded that motion. The motion passed unanimously.  

 

18-009 – Paterson Habitat for Humanity Subdivision – 142-144 Hamilton Avenue, Paterson 

This is a previously withheld minor subdivision application in which the applicant has proposed to 
subdivide an existing lot in order to create a total of two lots (1.01 & 1.02). The applicant has proposed 
to construct a single-family dwelling on each of the new lots. The property is currently vacant. The site 
has frontage along Straight Street to the west, but is exempt from site plan review as less than five 
dwelling units are proposed. The application was withheld by the Board on January 24, 2019 with 4 
conditions. 

The applicant has proposed to construct driveways along the Hamilton Avenue frontage of the site. At 
the Board’s request, the applicant has proposed to install new curbing and sidewalk along the Straight 
Street frontage of the site. The applicant has proposed to install storage chambers to the rear of the 
dwellings, which will connect to the roof leaders.  

Staff explained that there are conditions that must be satisfied before the application can be granted 
unconditional approval. The applicant must submit drainage calculations that include the calculations 
for the required storage in cubic feet based on the design flow in cubic feet per second. 

Commissioner Metzler made a motion to withhold approval of the minor subdivision application. 
Commissioner Redmon seconded that motion. The motion passed unanimously.  

  

19-003 – Park Lane Subdivision – 335-415 Main Street, Little Falls 

This is a new minor subdivision application in which the applicant has proposed to consolidate the 
existing lots in order to create a two remainder lots (3.01 & 3.02). As part of a corresponding site plan 
application (SP-19-003), a single four-story, multi-family apartment building with 185 units and a parking 
garage will be constructed on proposed Lot 3.01.  Ten buildings totaling 102 new townhouse units and 
surface parking will be constructed on proposed Lot 3.02.  Both proposed lots will have frontage along 
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Main Street.  The existing uses on these lots contain a mix of single-family residential, business and 
industrial offices, warehousing, and a restaurant.  The lots are located in the Singac Industrial Zone 
Redevelopment Area. 

Staff explained that there are conditions that must be satisfied before the application can be granted 

unconditional approval.  The applicant must submit the subdivision plat separate from the site plan set.  

The applicant should verify the future ownership of the two proposed lots. 

County Engineer Pera noted that the plans show an existing 15-foot drainage easement, but they do not 

state whose it is.  The applicant will need to clarify. 

Commissioner Edmond inquired about whether a cul-de-sac shown on the plans is a public roadway.  

The applicant will need to clarify. 

Commissioner Metzler made a motion to withhold approval of the minor subdivision application. 
Commissioner Redmon seconded that motion. The motion passed unanimously.  

 

SP-19-003 – Park Lane Development – 335-415 Main Street, Little Falls 

Staff explained that this is a new site plan application in which the applicant has proposed to construct a 
4-story, multi-family apartment building and 10 three-story townhouse buildings on two newly 
subdivided lots.  The apartment building will have 185 units and the townhouses will have 102 units, for 
a total of 287 new residential units and 412,854 sq. ft.  There are several existing uses, which includes a 
mix of single-family residential, business and industrial offices, warehousing, and a restaurant.  All of 
these buildings will be demolished.  The development has frontage along Main Street and is located in 
the Singac Industrial Zone Redevelopment Area. The applicant has proposed to reconstruct the curbing 
and sidewalk and create two driveways along Main Street.  There are 550 parking spaces proposed, 
which will be divided amongst surface parking, town house garages, and a parking garage located 
behind the apartment building. The proposed site improvements include new lighting along Main Street 
and new landscaping, including 126 shade trees, 59 evergreen trees, and 36 ornamental trees, all of 
various species. Stormwater runoff is collected on-site, but no detention has been proposed. All 
stormwater is directed into existing drainage systems. The section of Main Street adjacent to the site is 
designated as a bicycle and pedestrian priority route in the Passaic County Master Plan, which states 
that bicycle and pedestrian concerns should be prioritized during the development review process. 
 
There are conditions that must be satisfied before the application can be granted unconditional 
approval. The applicant must submit a copy of the referenced topographical survey, signed and sealed 
by a licensed surveyor. Both the survey and plans must note the right-of-way width of Main Street. If the 
width varies, all variations must be noted in the correct location. The applicant must provide curbing 
and sidewalk (minimum width of 5’) per County detail. All driveways must have raised aprons in 
accordance with the County’s driveway apron detail. The applicant must provide a new centerline at the 
westerly driveway. All striping shall be noted as thermoplastic. At the easterly driveway, the applicant 
must provide a “KEEP RIGHT” (R4-7) sign at the north end of the island. The exit must be narrowed so 
that two cars cannot exit side-by-side. The island should be extended to the requested sidewalk apron in 
order to provide a pedestrian refuge. The trip generation figures presented are too low, and use 
incorrect ITE codes for the two land uses (townhouses and an apartment building). For the apartments, 
the AM and PM trips should be 94 and 119, not 63 and 80; for the townhouses, the AM and PM trips 
should be 52 and 61, not 47 and 57. The proposed mitigation at the two nearby signals (Main/Union, 
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Main/Route 23) must be recalculated. Per NJDEP Regulations, a major development must include post-
development hydrographs that are always at or below the pre-development hydrographs. The 
submitted hydrographs only show that the peak runoff rates are at or below pre-development levels. An 
inlet must be added to the westerly side of Road A1, opposite inlet C3. A note must be added, stating 
that all roof leaders shall discharge into an underground system.  Line 39 (from inlet C1 to the existing 
inlet) must be analyzed using a time of concentration of 10 minutes, not 64.4 minutes. The flow from 
the 12-inch roof drain must be included in the analysis. It must be demonstrated, by grate capacity 
calculations, that no excess runoff will flow from Road A or B into Main Street. The plans must show 
where inlet B11 discharges. The applicant must submit calculations for the upgraded culvert in Main 
Street. The plans must show the route of stormwater downstream of the upgraded Main Street culvert, 
and provide calculations showing that the system can accommodate the proposed flow. No additional 
flow, based on existing conditions, may be allowed from existing inlet A1. New easements must be 
provided for the new 34” x 53” elliptical pipe running through the property. The applicant must clarify 
the grantee of the existing easement. The applicant must provide the analysis and calculations (drainage 
area map, time of concentration determination, runoff curve numbers, etc.) that determined the 56.80 
cfs flow in line A7-A6. The headwall at manhole A7 must be replaced. A 5’ continuous planting strip must 
be provided between the sidewalk and the roadway. The County recommends that the shade trees be 
native to New Jersey. The County recommends that the applicant consider use of green stormwater 
infrastructure practices to handle stormwater generated by the site, in accordance with the Green 
Stormwater Infrastructure Element of the Passaic County Master Plan. The site should utilize non-
structural green infrastructure practices within the requested 5’ planting strip adjacent to the roadway. 
The applicant should provide lighting and streetscaping in accordance with municipal standards. The 
applicant must submit a maintenance agreement for the proposed lighting within the County right-of-
way. The existing NJ Transit bus stops must be indicated on the survey and plans. The applicant must 
submit any architectural plans for the proposed development, which should be identical to those 
submitted to the Township. It is recommended that the applicant provide on-site bicycle parking. The 
applicant must submit copies of any required NJDEP permits. The applicant must provide the Corridor 
Enhancement Fee of $22,176.00 payable to Passaic County. 

Commissioner Metzler inquired as to whether stormwater runoff from this site drains to the Peckman 
River.  Staff confirmed that this site runs off to the Passaic River. 

Commissioner Edmond asked for clarification on the 5-foot planting strip, whether the proposed lighting 
is breakaway lighting and if the lighting is designed for the roadway or the sidewalk, and suggested the 
applicant provide bus shelter at the bus stop along the site frontage. 

Staff clarified that the 5-foot planting strip would be reserved for non-structural green infrastructure 
and would not have any shade trees. The right-of-way should be reserved for sidewalk lighting only. The 
requested bus shelter will require a maintenance agreement. 

Commissioner Edmond additionally requested that the 5-foot planting strip should be included in a 
maintenance agreement. 

Freeholder Deputy Director Lazzara inquired as to a pest control plan for when the existing buildings are 
demolished.  It was discussed by the Board and confirmed that the Township typically requires pest 
control plans for demolition. 

Commissioner Metzler made a motion to withhold approval of the site plan application. Commissioner 
Martinique seconded that motion. The motion passed unanimously. 
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SP-19-005 – NJCDC Front Street Redevelopment – 52 Front Street, Paterson 

Staff explained that this is a new site plan application in which the applicant has proposed to construct a 
new parking lot at an existing youth center.  The parking lot will be constructed to the rear of the 
building, between Front Street and the Passaic River.  The proposed parking lot will be located at the 
current site of a compacted gravel lot, which is used as excess parking. The site has frontage along Front 
Street in Paterson. The new lot will result in 49 official parking spaces; the current setup on the 
compacted gravel accommodates approximately 50 vehicles.  Access to the parking lot will be via the 
existing driveway along Front Street. The parking lot will remove 118 sq. ft. of impervious area.  The site 
slopes away from Front Street towards the Passaic River.  The plans show that an infiltration trench will 
be built to the rear of the parking lot at the bottom of the property’s slope. There are no proposed 
landscaping improvements. 

There are conditions that must be satisfied before the application can be granted unconditional 
approval. A written scale must be added to the plans. The applicant must submit copies of the 
referenced survey, signed and sealed by a licensed surveyor. The plans must show a double-yellow 
centerline at the site driveway. The stop bar must be noted as white. All striping must be noted as 
thermoplastic. The applicant must provide the Corridor Enhancement Fee of $2,000.00 payable to 
Passaic County. 

Chairman Simpson stated concern for the slope of the property and the drop off from the rear of the 
property down to the Passaic River and asked the Board to suggest to the applicant that they install 
higher curbing to protect vehicles from jumping the curb and descending down to the river. 

Freeholder Deputy Director Lazzara agreed with Chairman Simpson’s concern and concurred that the 
Board should ask the applicant to install protective measures against vehicles jumping the curb, such as 
guard rails. 

Commissioner Edmond inquired as to whether or not an NJDEP permit is required for this site plan due 
to its location along the Passaic River. Staff agreed to add a comment requesting clarification on any 
NJDEP requirements and copies of any required permits. 

The Board agreed to reduce the Corridor Enhancement Fee to a flat $250 as long as the applicant can 
provide proof of non-profit status. 

Commissioner Martinique made a motion to grant conditional approval to the site plan application. 
County Engineer Pera seconded that motion. The motion passed unanimously. 

 

OLD BUSINESS – None. 

 

NEW BUSINESS  

Letters of Support Requested for Green Acres Grants 

Acting Director Lysicatos noted that the Board has received six requests for letters of support for Green 
Acres grants.  Two requests came from the City of Paterson: one to develop a more detailed plan for 
Vista Park; one for a stewardship plan for the Valley of the Rocks.  Two requests came from Passaic 
County: one for Phase 1 of Rifle Camp Park; one for the restoration of plantings around Vanderhoef 
House.  Two requests came from Friends of Parks: one to improve and upgrade the athletic fields at 
Highlands Preserve; one for landscape improvements at Rea House. 
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CORRESPONDENCE – None. 

 

ADJOURNMENT 

Commissioner Metzler made a motion to adjourn the meeting at 6:42 PM that was seconded by 
Commissioner Edmond. 

 

Respectfully submitted, 

 
Michael Donnelly for 
 
MICHAEL LYSICATOS 








