
BERNARDS TOWNSHIP 
ZONING BOARD OF ADJUSTMENT 

MINUTES v3  

Regular Meeting 

April 7, 2021 

CALL TO ORDER 

Chairman Breslin called the meeting to order at 7:34 PM. 

FLAG SALUTE 

OPEN PUBLIC MEETINGS STATEMENT – Chairman Breslin read the following statement: 

“In accordance with the requirements of the Open Public Meetings Law, notice of this meeting of the Board of 

Adjustment of the Township of Bernards was posted on the bulletin Board in the reception hall of the Municipal 
Building, Collyer Lane, Basking Ridge, New Jersey, was sent to the Bernardsville News, Whippany, NJ, and the 

Courier News, Bridgewater, NJ, and was filed with the Township Clerk, all on January 7, 2021 and was electronically 
mailed to all those people who have requested individual notice. 

The following procedure has been adopted by the Bernards Township Board of Adjustment.  There will be no new 
cases heard after 10:00 PM and no new witnesses or testimony heard after 10:30 PM. 

ROLL CALL: 

Members Present: Baumann, Breslin, Cambria, Genirs, Kraus, Pavlosky, Pochtar, Tancredi 

Members Absent: Agarwal 
Also Present: Board Attorneys, Steven K. Warner, Esq., Amanda C. Wolfe, Esq.; Township/Board Planner, 

David Schley, PP, AICP; Board Engineer, Thomas Quinn, PE, CME; Board Secretary,  
Cyndi Kiefer 

On motion by Ms. Genirs and seconded by Mr. Kraus, all in favor and carried, the absence of Mr. Agarwal was 

excused. 

APPROVAL OF MINUTES 

March 3, 2021 – Regular Session – On motion by Ms. Pochtar, seconded by Mr. Cambria, all eligible in favor and 
carried, the minutes were adopted as drafted.     

March 11, 2021 – Special Session - On motion by Ms. Genirs, seconded by Mr. Cambria, all eligible in favor and 
carried, the minutes were adopted as drafted.  Abstention:  Breslin 

APPROVAL OF RESOLUTIONS 
Roti, Joseph S. & Lori Scerbo; Block 11102, Lot 1; 10 Pacer Court; ZB21-002 (approved) – Mr. Tancredi moved 
approval of the resolution as drafted.  Mr. Kraus seconded. 

Roll call: Aye: Baumann, Breslin, Cambria, Genirs, Kraus, Pochtar, Tancredi 
Nay: NONE 

Abstain: Pavlosky (not eligible) 
Motion carried. 

Rosenblatt, Marc & Rachel; Block 5001, Lot 21; 30 Cameron Court; ZB21-006 (approved) – Ms. Baumann moved 
approval of the resolution as drafted.   Ms. Pochtar seconded. 

Roll call: Aye: Baumann, Breslin, Cambria, Genirs, Kraus, Pochtar, Tancredi 

Nay: NONE 

Abstain: Pavlosky (not eligible) 
Motion carried. 
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Silver Living LLC; Block 1607, Lot 2; 14 North Maple Avenue; ZB20-015 (denied) – Mr. Kraus moved approval of the 

resolution as drafted.   Ms. Baumann seconded. 

Roll call: Aye: Baumann, Breslin, Cambria, Genirs, Kraus, Pochtar, Tancredi 
Nay: NONE 

Abstain: Pavlosky (not eligible) 

Motion carried. 

Burcat, Joseph & Adrienne; Block 2701, Lot 32; 153 Spencer Road; ZB21-005 (approved) – Ms. Genirs moved approval 

of the resolution as drafted.   Mr. Cambria seconded. 

Roll call: Aye: Baumann, Breslin, Cambria, Genirs, Kraus, Pochtar, Tancredi 
Nay: NONE 

Abstain: Pavlosky (not eligible) 
Motion carried. 

Verizon Corporate Services Group Inc.; Block 803, Lots 2, 3, 5, 6, 23; 300 North Maple Avenue; ZB21-001 (approved) – 
The resolution was withdrawn and rescheduled for a vote during the 05/05/2021 meeting. 

COMPLETENESS HEARING 

Baston 95, LLC; Block 704, Lot 1.01; 95 Morristown Road; Preliminary/Final Site Plan, D(2) Use Variance, Bulk 
Variances; ZB21-015 

Present: Frederick B. Zelley, Esq., Attorney for the Applicant 

Mr. Zelley advised the Board that he was present on behalf of the Applicant.  Referring to Mr. Schley’s memo dated 

03/18/2021 which listed eight (8) items that had not been submitted but are required for completeness, he stated 
that the Applicant would supply seven (7) of the items a minimum and requested a waiver for the last item, a Letter 

of Interpretation (LOI) from the NJDEP. 

Ms. Pochtar moved to grant the submission waiver request and to deem the application incomplete until the 
remaining seven (7) items are submitted.  Mr. Cambria seconded. 

Roll call: Aye: Baumann, Breslin, Cambria, Genirs, Kraus, Pochtar, Tancredi 
Nay: NONE 

Abstain: Pavlosky (not eligible) 
Motion carried. 

Chairman Breslin recused himself from the following completeness hearing and left the room. 

COMPLETENESS HEARING 
Kenken LLC; Block 1805, Lot 42; 1 Brownlee Place; Preliminary/Final Site Plan, D(4) Floor-Area Ratio, Bulk Variances; 

ZB21-014 

Mr. Schley advised the Board that the Applicant was unable to appear at this hearing and that two (2) submission 

waivers are requested:  (1) a project report/environmental impact assessment due to the limited scope of the project 
and the fact that the site is essentially built out/pre-existing and (2) photos of the property in the location of the 

proposed improvements.  He stated that the Applicant plans on submitting the photos at the public hearing and that 
waiving the report for completeness purposes does not preclude the Board from asking for it during the hearing if it 

becomes material. 

A public hearing date of 06/09/2021 was confirmed and an extension of time to act to 06/30/2021 was previously 

granted by the Applicant. 

Mr. Tancredi moved to grant the submission waiver requests and to deem the application complete.  Mr. Kraus 
seconded. 
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Roll call:  Aye:  Baumann, Cambria, Genirs, Kraus, Pavlosky, Pochtar, Tancredi 

   Nay:  NONE 
Motion carried. 

 
Chairman Breslin returned to the dais.  Mr. Tancredi recused himself from the following application and left the 

building. 

 
PUBLIC HEARING 

Braemar Partners; Block 8201, Lots 22, & 23; 3066-3074 Valley Road; Preliminary/Final Site Plan, D(3) Conditional Use 
Variance, Bulk Variances; ZB20-027 

 

   Present: Jeffrey B. Lehrer, Esq., Attorney for the Applicant 
     Cliff Stanfield, Principal for the Applicant 

     Daniel G. Reeves, PE, Engineer for the Applicant 
     Lauren K. Venin, LLA, RLA, CFM, Landscape Architect for the Applicant 

     Dan King, AIA, Architect for the Applicant 

     John Harter, PE, Traffic Engineer for the Applicant 
     Paul Phillips, PP, AICP, Planner for the Applicant 

 
Jeffrey B. Lehrer, Esq., attorney with the firm of DiFrancesco, Bateman, Kunzman, Davis, Lehrer & Flaum PC, 
Warren, NJ, entered his appearance on behalf of the Applicant.  He offered a summary of the relief requested for 
the proposed project: an 80-unit (100 beds) assisted living facility (ALF) which is a permitted conditional use in the 

R-6 Residential Zone.  Mr. Lehrer stated that the proposal could not comply with two (2) of the conditional use 

standards (fronting on King George Road and minimum lot frontage/width) since the ALF would be located on Valley 
Road and there is no property available for purchase to cure the frontage/width deficiencies of the proposed lot (cur-

rently two lots which will be merged into one).  The Applicant is also requesting an 8-foot-high fence (where 6-feet 
is permitted) around the Memory Care Courtyard in the rear of the facility to provide a safe environment for those 

residents.  Finally, he stated that three (3) exceptions for lighting and one (1) exception for fire lane width/location 

are being sought.   
 

Exhibit A-1, a colorized rendering of the front of the proposed facility, undated, prepared by Meyer Design Inc., 
was entered into evidence. 

 
Mr. Warner stated that notice was sufficient and timely therefore the Board had jurisdiction to hear this application.  

Mr. Stanfield, Mr. Reeves, Ms. Venin, Mr. King, Mr. Harter, Mr. Phillips, Mr. Schley and Mr. Quinn, were duly sworn. 

 
Cliff Stanfield, principal of Braemar Partners, Marietta, GA, described the building, the staffing requirements and the 

amenities that would be offered, noting that the Applicant would partner with The Arbor Company to conduct the 
day-to-day operations of the facility.  Finally, he testified that after reviewing the memos from the Board’s profes-

sionals, there is nothing operational that the Applicant could not comply with. 

 
Responding to questions from the Board as to whether this area already has an adequate number of ALF’s, Mr. Stan-

field asserted that, after conducting a thorough analysis, the Applicant felt that the proposed facility would be a suc-
cessful addition in part because it would offer options such as one and two-bedroom apartments and multiple on-site 

restaurants that are not available in sufficient numbers locally. 

 
In response to a question about ambulance service, Mr. Stanfield testified that the Applicant plans to contract with 

Atlantic Ambulance for medical transportation services and agreed to submit the proposal that was provided.  
 

Mr. Stanfield confirmed that Braemar would be required to reserve 10 beds for Medicaid residents in the proposed 
facility. 

 

Mr. Quinn questioned whether the .5 cars/unit standard for calculating the required number of parking spaces for 
such a facility would be sufficient for staff, residents and visitors.  Noting that this standard had been used without 



Zoning Board of Adjustment                           April 7, 2021                                 Page 4 of 5 

 

 

issue for all the other facilities they had built, Mr. Stanfield opined that there was no reason to believe that there 
would not be sufficient parking at this facility.  

 
Chairman Breslin opened the hearing to the public, either present or via telephone, for questions of the witness. 

 
Yongmei (Stella) Jia, residing at 3080 Valley Road, a property adjacent to the site, questioned potential traffic and 

construction issues.  

 
Hearing no further questions, that portion of the hearing was closed. 

 
*  *  *  The Open Session was recessed at 8:50 PM and reconvened at 8:55 PM.  *  *  * 

 

Ms. Kiefer conducted a roll call. 
 

Exhibit A-2, a colorized version of Sheet C-301 of plans prepared by Daniel G. Reeves, PE, of Dresdner Robin, last 
revised 02/22/2021 was entered into evidence. 

 

Daniel G. Reeves, PE, engineer with Dresdner Robin, Jersey City, NJ, was accepted by the Board as an expert in the 
field of civil engineering and gave an overview of the existing topographical conditions on the proposed site.  He tes-

tified that the building has been situated to the front of property because of the significant environmental constraints 
in the rear but that it still meets all the setback requirements and is fully compliant in number of stories and in 

height.  In reference to parking, he added that the project meets or exceeds the number of parking stalls, ADA com-
pliant parking stalls and loading spaces required.   He then testified that there would be one (1) externally lit sign 

which would be compliant with the conditional use standards.  Finally, he explained that the driveway is serpentine 

in design because of the topography and since the project would disturb approximately four (4) acres, it is classified 
as a major development and must meet the appropriate storm water system standards. 

 
A discussion ensued about the location of the loading docks, dumpsters and the noise associated with re-

fuse/recycling pickup and delivery of supplies.  The Applicant stipulated to limiting the hours of pickup and delivery 

to between 10:00 AM and 3:00 PM.  
 

Mr. Lehrer stated that the Applicant would comply with the pertinent comments in Mr. Schley’s memo dated 
04/01/2021.  He then addressed the comments in Mr. Quinn’s memo of 04/01/2021 to his satisfaction.  In reference 

to the Environmental Commission’s memo dated 03/26/2021, Mr. Lehrer asserted that because of the date the appli-
cation was deemed complete, it is not required to meet the more stringent standards of the Township’s newly re-

vised stormwater management ordinances.  He added that even though Norway Spruce is not a native tree in New 

Jersey, it grows faster and would provide a better buffer.  Mr. Lehrer stated additional materials would be supplied 
to the Liberty Corner First Aid Squad and the Liberty Corner Fire Company to address the concerns presented in their 

memos dated 03/30/2021 and 03/09/2021 respectively in time to allow for their comments prior to the next meet-
ing. 

 

A discussion ensued about the location of the emergency generator and the impact the noise might have on the 
neighbors.  Mr. Lehrer offered to submit the noise specifications for review prior to the next meeting. 

 
A discussion ensued about the exception for the width of the fire lane (24 feet where a minimum of 25 feet is re-

quired).  Mr. Reeves testified that he would submit further documentation for review prior to the next meeting.  In 

reference to the fire lane being located closer than the required minimum of 20 feet from the structure, Mr. Schley 
noted that the Board had approved a similar situation in a previous application. 

 
Chairman Breslin opened the hearing to the public either present or via telephone, for questions of the witness. 

 
In response to a question from Todd Edelstein, 172 Riverside Drive, Mr. Stanfield testified that a maximum of 15 

employees would be working during any one shift.   

 
Hearing nothing further, that portion of the hearing was closed. 
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Exhibit A-3, a colorized version of Sheet L-601 of landscape plans prepared by Mark A. Vizzini, LLA, of Dresdner 
Robin last revised 02/22/2021, was entered into evidence.   

 
Lauren K. Venin, LLA, RLA, CFM, landscape architect with the firm of Dresdner Robin, Jersey City, NJ, was accepted 

by the Board as an expert in the field of landscape architecture.  Noting that Exhibit A-3 is focused on the buffering 
that will be provided for the neighbors, she described the various plantings and the reasons for their use. 

 

Exhibit A-4, a colorized “Landscape Sections Exhibit” (Sheet L601A) prepared by Mark A. Vizzini, LLA of Dresdner 
Robin last revised 03/22/2021 was entered into evidence.  Ms. Venin used this exhibit which illustrated the eleva-

tions of the building, drive aisle and Valley Road looking towards the easterly adjacent property and then towards 
the westerly adjacent property, to show the elevation of the light poles noting that if the poles were placed at the 

required spacing, there would be too much light.  The lights would come on at dusk, then dim from 10:00 PM to 

dawn, a schedule which could be adjusted as needed.  She discussed the requested other exceptions for maximum 
illumination in residential vehicular and sidewalk areas, opining that the higher levels requested would be more ap-

propriate for those who would be driving or walking at night.  Ms. Venin testified that the lighting for the sign would 
cause no disruption to drivers on Valley Road.  Referring to a comment in Mr. Schley’s memo, she stated that there 

would be no lights in the buffer areas and that the location of drainage improvements in the buffer area would not in 

any way inhibit the provision of adequate screening along the adjoining residential properties.  She stipulated to the 
remainder of the comments under her purview in Mr. Schley’s and Mr. Quinn’s memos. 

 
Again using Exhibit A-4, Ms. Venin testified that the headlights from the cars driving east and west along the ser-

pentine driveway would not be seen from the two (2) adjacent residential properties because those lights will fall 
below the grade of those residences.  Once cars get to the same grade (close to Valley Road), the proposed land-

scape buffering would screen the headlights from shining onto those properties.  After substantial discussion about 

the potential impact of the lighting on the adjacent residences, Mr. Lehrer stipulated to the inspection by a land-
scape committee upon completion of the project.  In addition, he stipulated that the owners of the two adjacent 

properties would be notified so that they can attend the inspection and voice any concerns.  
 

Chairman Breslin opened the hearing to the public, either present or via telephone, for questions of the witness. 

 
Yongmei (Stella) Jia, residing at 3080 Valley Road, asked if there would be any additional lighting around the holi-

days or special days.  Mr. Stanfield responded that around Christmas there could some “tasteful” holiday lights. 
 

Xiaojun Steve Lu, residing at 3080 Valley Road, asked for confirmation that the proposed building would be lower 
than Valley Road and the adjacent residences.  Ms. Venin confirmed that it would be. 

 

Hearing no further questions, that portion of the hearing was closed. 
 

Chairman Breslin stated that the application would be carried to the 05/13/2021 meeting with no further notice  
required and Mr. Lehrer agreed to email an extension of time to act through 05/31/2021 to Ms. Kiefer. 
 

COMMENTS FROM MEMBERS OR STAFF – Chairman Breslin cancelled the 04/15/2021 special meeting. 
 

ADJOURN 
Moved by Mr. Kraus, seconded by Ms. Genirs, all in favor and carried, the meeting was adjourned at 11:20 PM. 

 

 
 

Respectfully submitted, 
 

 
 

Cyndi Kiefer, Secretary 

Zoning Board of Adjustment        04/20/2021 dsswaw 

Adopted as drafted 05-05-2021 










































































































