
SITE PLAN REVIEW ADVISORY BOARD 

 

NOTES OF THE SPECIAL MEETING 

Tuesday, March 13, 2013 

PRINCETON MUNICIPAL BUILDING 

Meeting Room A –7:30 P.M. 

Princeton, New Jersey 

 

 

PRESENT: James Begin, Rob Cerutti, Harry Cooke, Wendy Kaczerski, Holly Nelson 

(7:45), William Wolfe 

 

ABSENT: Alyce Bush, Lydia Robinson 

 

ALSO PRESENT: Jack West, Land Use Engineer; Derek Bridger, Zoning Officer; Kerry A. 

Philip, Secretary 

 

Chairman Wolfe called the meeting to order at 7:30 p.m. reading the Opening Statement as required 

by the Open Public Meetings Act, acknowledging that notice of this meeting was issued on the 10th 

day of December, 2012.   

 

MINUTES  

a) Minutes from February 12, 2013 - Motion was made by Mr. Begin and Mr. Cooke seconded 

the motion to approve the minutes from February 12, 2013 as amended.  The vote was 4-0 

in favor.  Motion carried. 

 

APPLICATIONS 

 

a) PNC Realty Services  

Major Site Plan w/variances - Drive Thru 

301 North Harrison Street 

Block 7401, Lot 1 

File #PT129936P 

MLUL Deadline:  4/26/13 

 

Representatives for the applicant:  Diane Hickey, Esq., Riker, Danzig, Scherer, Hyland & Perretti; 

Steven Bitterman, AIA, Gensler Associates; David Wisotsky, Bohler Engineering; Corey Chase, 

Atlantic Traffic & Design Engineers; Brian Clinton, Applicant. 

 

Diane Hickey, Esq., legal counsel for the applicant, stated that the proposal involves a 

consolidation of the interior branch and the drive-thru branch into one building.  The existing 

drive thru building is a 317 square feet kiosk with three tellers, three customer lanes and one 

bypass lane.  There are 32 parking spaces in the parking area which will remain.  The front 

entrance of the building is proposed on the south side of the structure and the drive-thru lanes are 

proposed on the north side.  David Wisotsky, engineer for the applicant, presented a color 

rendering of the site plan.  He stated that the parking area will be enhanced with landscaping and 

pedestrian connections.  A variance is required for the parking setback in a portion of the parking 

area.  Drive-thru operation will occur on the north side of the parcel, the functions are similar to 

the current setup.  The tellers will be inside the building and security cameras will monitor the 
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drive-thru lanes.  Seven employee parking spaces are proposed in the northern portion of the 

parcel.   

    

H. Cooke questioned why two exits and entry lanes are proposed for the small parking area.  He 

recommended one drive for entry and the other for exiting the parking area so a few parking 

spaces may be gained.  Corey Chase, traffic consultant for the applicant, stated that one way 

circulation with perpendicular parking slots is not easily done, a better approach is with angled 

parking slots.  H. Cooke stated that there is a lot of traffic movement within that portion of the 

shopping center which is very close to the main entry of the shopping center.  He stated that 

parking for McCaffrey's is typically filled to capacity and he feels employees of McCaffrey's 

may be tempted to park there.  He recommended putting the parking area on the north side of the 

parcel so it will be used by PNC customers only.  Brian Clinton, applicant, stated that they are 

willing to sign parking spaces for PNC customers only.  No other parking scheme had been 

discussed with the owner of the shopping center.   

 

Chairman Wolfe stated that a very large paved area in the loop road for the shopping center is 

proposed to be painted with white stripes.  If it is to be unused, it should be removed and 

landscaped.  However, the proposed southward relocation of this entrance appears to make the 

entering left turn more difficult.  By leaving the driveway on the northern edge and relocating the 

employee parking spaces along the north edge of the large center island would preserve the left 

turn entrance and increase critical stacking space for the drive-in.  Ninety degree parking is more 

compact and could be used in order to get six spaces between protective island extensions of the 

large island’s north side.  The applicant was asked to consider sloping a sidewalk along the 

grading from the corner of Valley and Harrison towards the bank building for easier pedestrian 

access.  R. Cerutti asked if pedestrian crossing movement may increase from the interior 

courtyard space since the PNC Bank is consolidating into the one building.  Mr. Clinton stated 

that he is unsure if pedestrian traffic would increase.  Jack West, Land Use Engineer, stated that 

the applicant is enhancing the crosswalk with lighting and/or signage.   

 

Landscaping was discussed and members suggested better placement of the shade trees and 

installation of hedges to shield the view of the cars in the parking lot from Harrison Street, 

similar to the parking areas to the south.  Chairman Wolfe suggested preserving three large trees 

proposed for removal for the new structure.  Mr. West stated that the arborist will review the 

project to make sure that they avoid removing too many trees.   

 

Excavation for the proposed new lateral connection to the sanitary sewer in Harrison Street 

would be approximately 13 feet deep.  The applicant was asked to provide a protective detail for 

new sanitary water line.  To preserve trees and minimize traffic disruption, the existing sewer 

lateral should be reexamined by the applicant's engineer and the Land Use Engineer to determine 

if the current lateral would be adequate for the new facility.  If not, the applicant should survey 

the locations of trees in the landscaped island in the center of Harrison Street and revise the site 

plans to include these accurately.   

 

W. Kaczerski stated that there is green space behind the building and suggested that the area be 

used for a rain garden.  Chairman Wolfe expressed concern about the slope of the land parallel to 

Harrison Street and asked if groundcover was considered instead of lawn.  Mr. Clinton stated 

that the landlord would have to approve this change.  Pertaining to handicapped access ramps at 
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the intersections, Chairman Wolfe asked that the applicant make these consistent in detail and 

improve upon those shown on the plan.   

 

Ms. Nelson commented that the applicant’s commitment to sustainability should be more evident 

in the bank’s proposed sitework, including greater pedestrian and bicycle access and safety, the 

saving of mature large-canopy trees, and the addition of rain gardens to improve the existing 

poor shopping center drainage.  The centrally located, highly visible site could and should 

demonstrate sustainability to the community.  Steve Bitterman, architect for the applicant, stated 

that the building will be a LEED certified building, they will attempt a certification level of 

silver.  Green development approaches include a 70% waste reduction of construction materials, 

water efficient fixtures and recycled materials for the interior.  He described the materials 

proposed including brick, a standing seam metal roof and double glazed windows.  He presented 

two exhibits of the elevations of the building and the profile of the drive-thru lanes.  The interior 

of the building will have six walk up tellers, a safety deposit box area, an ATM vestibule, and a 

night drop box.  Nine full time employees are anticipated.  H. Cooke asked if the applicant could 

be dissuaded from proposing an illuminated sign since this is not permitted.  Mr. Clinton stated 

that they would like to make sure the sign can be seen from the roadway, he will look at what 

other banking institutions do in Princeton.   

 

W. Kaczerski asked if the applicant considered passive solar orientation of the building.  Mr. 

Bitterman stated that with the design of the land there were not too many options to design it this 

way.  Chairman Wolfe stated that the building's façades have a lot of glass and due to this a lot of 

money will be spent to heat and cool the building, he suggested flipping the roof north to south 

for a large southern slope and a large overhang on the southern side.  The roof would be set up 

for future installation of photovoltaics.  Mr. Clinton stated that he will not commit to revising the 

design. 

 

Pertaining to food waste, Mr. West confirmed that waste goes into the waste bins in the back of 

the shopping center.  Mr. Clinton stated that he was unaware of this and suggested hiring a 

private contractor to pick up waste.   Being that there is a new food compost program for 

Princeton, SPRAB members suggested that the applicant resolve with the landlord or other 

tenants how they might participate in the municipal food compost program. 

 

Derek Bridger, Zoning Officer, provided his report.  He identified the variances associated with 

this proposal.  Regarding the directional signage, a 36 inch height is proposed whereas 30 inches 

is required.  Mr. Wisotsky stated that they are proposing 36 inches before they feel that this is 

safer.  Mr. Bridger advised that all signage should be non-illuminated and that the proposed 

temporary 24 square foot signage is acceptable.    

 

Chairman Wolfe stated that he attended the conceptual plan review by the Planning Board and  

he feels that the Planning Board Member's comments were clearly ignored when the formal site 

plan was being designed.  He also recommended that the applicant study a pedestrian connection 

from the Harrison Street sidewalk to the building entrance.   

 

Based upon the foregoing, a motion was made by Mr. Cooke, seconded by Mr. Cerutti and 

carried by a vote of six ayes to classify it as a major site plan, recommend approval of this 

application to the Planning Board, endorsing the joint Engineering and Zoning Report dated 

January 28, 2013 report; the joint Engineering and Zoning Memorandum dated March 13, 2013; 
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and the Memorandum from the Traffic and Transportation Subcommittee dated March 12, 2013 

with the following recommendations:   

 

1. If the variance for stall size identified in the Zoning Comments as #3.1 is granted, then 

the Variances identified as #3.2 should be denied.  Although much of the shopping center 

has 18 ft. stalls and lacks dividers, the combination is doubly sub-standard and leads to 

undesirable bumps and scratches.  SPRAB recommends that the parking area be 

expanded by five feet in the north to south direction to accommodate either 19 ft. stalls or 

a five foot wide center island. 

2. The Variances identified as #3.5 and #3.6 are not recommended.  The proposed signage 

should not be internally illuminated as this would be inconsistent with previous 

applications and a bad precedent.  Permanent and temporary signs should be restricted to 

the sizes required by the ordinance.   

3. SPRAB recommends approval of variances identified in the Zoning Comments as #3.3, 

and #3.4. 

4. SPRAB recommends approval of an additional required variance to Section 10B-282, for 

the shortfall of 134 spaces in the shopping center as a whole.   

5. The proposed PNC parking lot contains two entrances and two exits.  The applicant is 

asked to consider only one entrance and one exit, with one way circulation within the 

parking lot.  This could reduce potential traffic jams at the shopping center’s main 

entrance/exit by putting the left turn into the north half of the PNC lot, further away from 

the main entrance/exit. 

6. A very large paved area in the loop road, that has been part of the drive-in entrance, is 

proposed to be painted with white stripes.  If it is to be unused, it should be removed and 

landscaped.  However, the proposed southward relocation of this entrance appears to 

make the entering left turn more difficult.  Rather than placing some employee parking 

on the northern edge, the applicant should consider leaving the driveway on the northern 

edge and placing those employee spaces along the north edge of the large center island.  

This would preserve the easier left turn entrance and increase critical stacking space for 

the drive-in.  Ninety degree parking is more compact and could be used in order to get six 

spaces between protective island extensions of the large island’s north side.  These spaces 

are restricted to employees, and SPRAB believes employees can be trained not to drive 

against the one way flow.   

7. For increased pedestrian safety with this increased use, lighting should be provided for 

the pedestrian crosswalk from McCaffreys to the PNC Bank.  The applicant should 

address whether additional crossings or other modifications should be provided as 

suggested by staff and consultant. 

8. The applicant must consider ways of making pedestrian access to the entrance more 

direct for both employees and pedestrian customers.  If the building entry remains on the 

southwest corner, the new north/south sidewalk connecting to both the sidewalk from 

Harrison Street and to the employee parking area should be relocated along the west side 

of the complex to lead more directly to the front door without having to cross all the 

driveways as proposed.    

9. Rather than making pedestrian access easier from the Harrison Street sidewalk, if the 

applicant wishes to favor pedestrian traffic from inside the shopping center, it would 

make sense for the long north-south sidewalk to remain on the east side despite all the 

crosswalks.  However in this case, the building should be reversed east to west as a 

mirror image so that the entrance would be on the east side.  
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10. A second pedestrian crosswalk connecting with the sidewalk on Harrison Street should be 

considered to the north of the PNC entrance and oriented at an angle that would allow a 

gentle slope down the berm.  If the new north/south sidewalk is not moved to the west, a 

similar angled sidewalk should also be considered from the south side of the building 

towards the sidewalk corner nearest the Valley Road stoplight. 

11. Because of the different heights of the glass clerestories, if the building were reversed 

east to west as noted in #9, these would admit more direct morning sun and less late 

afternoon sun.  This would be more pleasant and result in energy savings through reduced 

heating and cooling loads.   

12. The applicant should consider deeper overhangs on the east and west to reduce the solar 

load in summer while allowing most of the winter benefit.  The deep overhang proposed 

on the south facing clerestory will work well in this regard, but the applicant should 

consider a similar overhang on the south wall of the vestibule.  As proposed this exposed 

glass wall will result in overheating in summer. 

13. The applicant indicated that excavation for the proposed new lateral connection to the 

sanitary sewer in Harrison Street would be approximately 13 feet deep.  To preserve trees 

and minimize traffic disruption, the existing sewer lateral should be reexamined by the 

applicant's engineer and the Land Use Engineer to determine if the current lateral would 

be adequate for the new facility.  If not, the applicant should survey the locations of trees 

in the landscaped island in the center of Harrison Street and revise the site plans to 

include these accurately.  The applicant should then work with the Land Use Engineer to 

realign any required sanitary sewer lateral to preserve as many existing trees as possible, 

both in the island and along the road side.   

14. The plans should be revised to accurately show all the existing trees on Harrison and note 

any trees that are to be removed.  Other design choices and responses to the many 

recommendations should also be shown. 

15. The stormwater detention tanks proposed under the south parking bay should be moved 

to the eastern side of the lot to minimize excavation near the existing trees.  This move 

should also reduce piping and work better with the drainage slope. 

16. The applicant was asked to install hedges to shield the view of the cars in the parking lot 

from Harrison Street, similar to the parking areas to the south.   

17. One or two rain gardens should be considered, in the large island on the north side of the 

building, and in the area west of the building. 

18. Grading should be revised to preserve the ash tree on the north side of the lot.  The tree’s 

root system should be protected during construction. 

19. Grading should be adjusted to eliminate root disturbance of all existing trees intended to 

be saved.  Install higher curbs or low retaining walls if needed. 

20. The Land Use Engineer should review any disability ramps proposed to remain for 

consistency between the plan and municipal standard details, and to avoid puddling at 

these crossings.    

21. The applicant questioned whether they had to accept responsibility for replacing both the 

sidewalk and curbing on North Harrison Street between the Shopping Center Entrance 

and Terhune Road.  The applicant should meet with the Land Use Engineer together with 

their landlord to come up with a reasonable solution to needed curb and sidewalk 

replacement. 

22. The applicant should also resolve with the landlord or other tenants how they might 

participate in the municipal food compost program, since they wish to avoid their own 

food waste pick-up. 
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COMMENTS 

 

Chairman Wolfe stated that it appears the comments provided by the Planning Board and 

SPRAB during concept review were not considered by the applicant, as the submitted site plan 

design for the new building and site layout remained unchanged.  At the concept review, he had 

commented that the “pre-packaged design” was energy inefficient by not responding to the solar 

orientation.  Several Board members had commented that the building was taller than necessary 

and larger in scale than most of the shopping center.  In addition to the recommendations for 

passive solar adjustments to roof overhangs, Mr. Wolfe suggested flipping the north and south 

slopes of the central roof to provide a larger unshaded south slope for installation of 

photovoltaics.  The bank should learn about the financial advantages offered for sustainable 

energy in New Jersey.   

 

Mr. Cooke suggested a complete 180 degree reversal of the PNC site plan such that the PNC 

parking lot would be on the north side and the drive-through on the south.  Since the current 

parking lot is normally filled with long term parking, with little turnover, parking for PNC 

customers would be limited. A north parking lot might discourage long term parking.  

 

Several SPRAB members joined Ms. Nelson in commenting that the applicant’s stated 

commitment to sustainability should be more evident in the bank’s proposed sitework, including 

greater pedestrian and bicycle access and safety, the saving of mature large-canopy trees, and the 

addition of rain gardens to improve the existing poor shopping center drainage.  The centrally 

located, highly visible site could and should demonstrate sustainability to the community. 

 

Vote on motion: 

For: Cerutti, Begin, Cooke, Kaczerski, Nelson, Wolfe 

Against: None 

Abstain: None 

 

b) Trustees of Princeton University 

Major Site Plan w/variance 

Grounds and Building Support and Parking Lot 17 Expansion 

Faculty Road; Block 10801, Lot 1 

File #PT129953P 

MLUL Deadline:  5/10/13 

 

Chairman Wolfe advised that the applicant has withdrawn their proposal.   

 

With no further business before the Board, motion was carried by voice vote to adjourn the 

meeting at 10:45 p.m.   

 

Respectfully submitted, 

 

 

 

Kerry A. Philip 

Secretary 


