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Present: Fisher, Anderson, Murphy, Schwartz, Ventre, Schuster  

  Kennedy (attorney) 

             Cranmer (Engineer)  

Absent : Canonico, Daly   

 

Chairman Fisher called the meeting to order @ 7:00 pm 

 

Salute to the flag, roll call, open public statement read 

 

Minutes:  none 

 

Correspondence:   none 

 

PB Rep Report:    no report 

 

Unfinished Business:   None 

 

New Business: 

 

Court Reporter in attendance: 

 

KGSC Realty Holdings, LLC:       

d/b/a Shadowbrook Rest 

Bl: 21 & 26, Lots: 7.01 & 21  

 

Mr. Edward McKenna, Esq, Red Bank, NJ represented the applicant, KGSC, LLC Realty 

Holders.   

 

Mr. McKenna advised as a result of being notified that some of the property owners were 

not noticed for the previously scheduled 9/2/2015 meeting he has since re-noticed all of 

the property owners for tonight’s meeting for Preliminary/Final Major Site Plan 

Approval, for the Shadowbrook @ Shrewsbury, 1 Obre Place. 

 

Mr. McKenna will present testimony from: 

Mr. James Kourgelis, Principal owner 

Mr. Wayne Jacques Architect 

Mr. William Moore, Landscape Architect 

Mr. James Kennedy, Engineer 

Mr. Gary Dean, Traffic expert  
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Mr. Kevin Kennedy, Board Attorney asked Mr. McKenna to give the principals of the 

KGSC entity.  Mr. McKenna advised that there are only 2, James Kourgelis & Mark 

Spinella.  Mr. Kennedy asked if there were any Contract Purchasers?  Mr. McKenna said 

no.   

 

Mr. Shawn Byrnes, Esq., Byrnes, OHearn & Eugel, represents Ms. Georgia Blair, Obre 

Place.   

 

Mr. Kennedy asked if there were any other attorney’s representing anyone in the 

audience?  There were none. 

 

Mr. Kennedy asked if there were any board members who had any conflicts with anyone 

mentioned?  There were none.  Mr. Kennedy & Mr. Ventre disclosed that in the past 

years they had business dealings with Mr. James Kennedy, Engineer for the applicant.  

Both advised that they could impartially review this application.   

 

7:11 pm: Mr. Murphy recused himself from the board table since he was noticed and 

lives within the 200’ of the property in question. 

 

Mr. Kennedy advised that there are now only 5 voting members for the Use Variance, 

and the law requires 5 affirmative yes votes.  Mr. Kennedy asked Mr. McKenna if he will 

proceed?   Mr. McKenna said yes, with the absent board members certify that they 

listened to the CD or read the Transcript in order to be eligible to vote. 

 

Mr. Kennedy announced that he reviewed the notice and finds it be adequate and the 

board has jurisdiction to hear this application.  Mr. Kennedy stated that the applicant can 

rely on the Property List given to him by the Tax Assessor, but Mr. McKenna decided to 

renotice to ensure everyone was properly noticed. 

 

Mr. Fisher gave a quick overview of the procedures of the Zoning Board and the protocol 

that the board follows. 

 

Mr. David Cranmer, Cranmer Engineering, Board Engineer, was sworn. 

 

Mr. Kennedy marked the following into evidence: 

A-1: Application submitted to the board 

A-2: Checklist Form 

A-3: Cranmer Engineering Review letter, 9/2/2015 

A-4: Preliminary/Final Major Site Plan, James Kennedy - 13 sheets dated 7/23/2015 

revised 7/30/2015 

A-5: Architectural Plan, Shadowbrook Catering, Wayne Jacques, 4 sheets 7/23/2015 

A-6: Shadowbrook Landscape Plan, William A Moore CLA 3 sheets 7/23/2015 

A-7: Plan of Survey – Topographical, John Lutz, 1 sheet, 5/28/2015 

A-8: Storm Water Mgmt. Report, James Kennedy, 7/30/2015 

 



BOARD OF ADJUSTMENT                                          September 30, 2015 

SPECIAL MEETING MINUTES Page 3 of 13 BOROUGH OF SHREWSBURY 

` 3 

Mr. McKenna stated that he would like to have a full board when they come to the end of 

the application, and he will supply a Transcript to the Secretary. 

 

Mr. James Kourgelis, Principal owner of KGSC Realty Holdings LLC was sworn.  In 

2015 he purchased the ownership of the Shadowbrook. In 1987 he purchased Seasons 

Restaurant and it was converted into catering, in 2001 he purchased the Cameo in 

Garfield and it is now the Venetian which is strictly catering only, and in 2015 he 

purchased the Shadowbrook.  He explained that it is not his intent to make the 

Shadowbrook another Venetian.  He is very interested in this unique and different site, he 

wants this catering hall to be the best in the tri state area.  He is changing the name to 

Shadowbrook at Shrewsbury.  He knows the concerns of the neighbors, and he wants the 

concerns addressed before he opens.  He wants people to enjoy their weekends without 

being conflicted with his business.  He reminded the board that he has never sold any of 

his businesses. He is the operating manager of all of his businesses. 

 

Mr. Kourgelis will address the valet’s, noise, lights, traffic, the school, the landscaping 

and any concerns of the neighbors.   

 

Mr. McKenna asked how are they operating the facility currently?  Mr. Kourgelis stated 

that the previous owners changed over to catering only about 10 years ago, and they will 

keep it the same way as “they ran the business”, just as he is doing in his other 2 

facilities.  The hours of operation will remain the same, and once in a while party during 

the day, and on Friday, Saturday or Sundays.  He explained that 70% of the weddings 

have their ceremony at the facility that are on Friday, Saturday & Sunday Nights start at 

6:00 – 6:30 pm since it would be dark.  They do offer a “1 wedding only” in the facility, 

with exclusive rights to the entire place, and there would be a fee involved with that.  The 

average wedding is 150-250 people, but once in a while they may have an ethnic that is 

usually bigger.  The original room was much bigger, but they decided to go with the 

“private & exclusive” doing only 1 wedding a time, and reduced the building and parking 

lot twice.  Originally they were proposing a 33,000 sq. ft. addition, and they did reduce 

the parking area.  They want enough parking but they do not want to over park the site.    

 

Mr. Kourgelis stated that they have met with the Shade Tree Commission on site, and 

they made certain suggestions.  The Landscape Architect has designed with the STC 

suggestions.  They will adhere to the 50’ set back, including a row of arborvitae which 

will be 5’-7’ from the parking lot.  They will be submitting a revised Landscape Plan. 

 

Mr. McKenna stated that they will be having professionals address the concerns of the 

adjoining property owners, parking, lighting, noise, no outdoor amplification after  

1l:00 pm, traffic.    Mr. Kourgelis stated that during the ceremony they may have a 

harpist or background music, no D.J. outside at midnight. 
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Mr. Kenna discussed the Easements needed on Meadow Drive or in the alternative 

dedicate Maple & Meadow to the Borough, if they want to assume control of the those 

streets and the applicant would be willing to work with the Borough.  Mr. Kourgelis said 

that is correct. They have had conversations with some of the neighbors with this issue, 

and would be willing to dedicate the land to the Municipality, and do whatever is 

necessary to do that, and give everyone access to their respective homes. 

 

Mr. Fisher asked if he is planning only 1 wedding at a time?  Mr. Kourgelis said no, they 

would do what is currently being offered at the present time, 2 weddings maximum at one 

time, within an hour start of each other, with 90% of valet parking, and yes there will be 

parties during the week.  But they will give the option of an exclusive wedding on site. 

He explained that most weddings have shuttle buses or a big bus that will bring guests in 

from their hotels.  They are comfortable with the number of parking that is being 

proposed. 

 

 

Mr. Anderson asked if they will be doing Ala carte dining? Mr. Kourgelis said no. 

 

Mr. Cranmer asked Mr. Kourgelis asked about the hours of operation.  Mr. Kourgelis 

stated that the weddings are 5 hours, 1 hr. cocktail 4 hr reception, if they start at 6:00 pm 

it ends at 11:00 pm, if it starts at 7:00 pm it ends 12:00 pm, starts at 3:00 pm ends at  

8:00 pm.  He cannot say that he will not have a wedding ending after midnight.  They 

allow 30 minutes to 1 hour to reset the room for the next day. 

 

Mr. Cranmer referred to the proposed parking and does he feel that it is adequate in order 

to serve the most intense use at this facility.  Mr. Kourgelis said that no enough parking 

can hurt them, they make sure that the parking is comfortable, with valet parking they can 

make additional parking if necessary.  They do not activate the key system on cars, he 

would bring a valet person in if the board wants. 

 

Mr. Cranmer asked what is the frequency of events?  Mr. Kourgelis said that this is a 

weekend wedding facility.  This is going to be a high end facility which he hopes to 

reflect the Plaza Hotel.   He hopes to create approximately 150 new jobs. 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to open the meeting to the 

public.  All approved. 

 

Mr. Sean Byrnes, Esq, represents Ms. Georgia Blair.  He asked questions of  

Mr. Kourgelis with respect to the number of partners and percentage each that he owns.  

The size of each of their other facilities.  Mr. Kourgelis did not know the square footage 

of them.  He also advised he owns other business, Seasons (67%), Venetian (56%), 

Shadowbrook (50%), Wawa in shopping centers, Mighty Quins BBQ 6 locations with 5 

more this year, real estate purchaser for tenants.   Number of parking spaces?  Mr. 

Kourgelis said 400+ spaces. Mr. Kourgelis advised that he is honoring the 231 parties 

previously booked by Mr. Zweben, and they are going to try and stagger those start times 
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if possible.  There was a discussion on what they were previously going to request in 

square footage and what they are actually requesting for the best situation (see transcript). 

Mr. Kourgelis explained that the 2 rooms downstairs will never be used for weddings, he 

will be converting them to storage, and the architect will be covering what they are 

actually doing in the restaurant, and adding bathrooms, and the addition of a Chapel for a 

backup room when there is bad weather.   

 

Mr. Kourgelis testified that the current room can hold 175, he is planning to have  

150-250 in one room and 200 in the other for a total of 450 people, employing 50-65 for 

the events, and he would agree to only 2 events at one given time. 

 

Mr. Edward Kosberg, 91 Beachwood Dr. was sworn.  He asked if they are planning to do 

weddings only.  Mr. Kourgelis said other events will be held here, but the primary 

business will be weddings that would be on Friday, Saturday & Sundays.  He is planning 

some corporate events during the week. 

 

Mr. David Ngo, 118 Borden St was sworn.  He asked Mr. Kourgelis how is he going to 

elevate the community and the economy as a whole for both Shrewsbury and his other 

facilities?  Mr. Kourgelis explained his community service that he has done in the past.  

(see transcript for his explanation).  He also explained the split in full and part time 

positions that he plans on creating.  Mr. Ngo asked if they will be using local vendors for 

his business?  Mr. Kourgelis said that they have already engaged his vendors from around 

the local area. 

 

Ms. Terri Walliczek, 36 Queen Ann Drive, was sworn.  She asked questions with 

reference to the music.  Mr. Kourgelis explained that inside they would have the 

“regular” music and outside would be piped in background music or a harpist during the 

ceremony.  They have hallways around the outside of the building to buffer the neighbors 

from the music. (see transcript for details) 

 

Ms. Susan Murphy, 35 Shadowbrook Road, was sworn.  She asked what would be the 

completion date for the renovation and would they be open during the renovations.   

Mr. Kourgelis they plan to start as soon as they receive their approvals for a completion 

of 2017, and they will be open during construction.  They had 150 people working 

around the clock for 8 months at his other facilities, and he feels that this project can be 

done in the same amount of time.   

 

Ms. Joanne Pogano, 115 Obre Place was sworn.  She asked questions with regard to the 

corporate venues during the afternoon.  Mr. Kourgelis said it will be primarily a high end 

wedding facility on weekends.  The weekday usage will be limited due to the price 

points.  Ms. Pagano gave her concerns with the school around the corner especially when 

the parties are leaving at the same time when school is being dismissed.  Mr. Kourgelis 

said that they will do everything in their power to protect the children. 

 

Ms. Meve Bradley, 74 Garden Rd was sworn, and asked questions with regard to 

environmental issue and the proposed trees that they plan to take down in order to make 
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more parking.  Mr. Kourgelis said that all of the landscaping will be his property and they 

will save as many trees as possible, the Landscaping expert will give testimony. 

 

A motion was made by Mr. Ventre, seconded by Mr. Schwartz to close the meeting to the 

public.  All approved. 

 

Mr. Schwartz asked if in his other facilities is it necessary to have 4 rooms for 2 wedding 

events, 1 for a cocktail and 1 for reception?  Mr. Kourgelis said yes.  He explained that to 

renovate the old building is not a good business plan because everything needs to be done 

over.  So building a new facility was the smart way to go, he needs to keep the integrity 

of the old facility. 

 

Mr. Ventre asked what is the maximum capacity of the usable space for 2 weddings?  

Mr. Kourgelis said that they have set up a ball room for 300 people on the new side, there 

is a new area which is next to the ball room that is used for a dessert room, which they 

could use for additional seating.  The normal ratio of weddings is 150-250 or a max of 

300 people. One wedding for a maximum room of 300, if they have 2 wedding one room 

can hold 300 people, the other room can hold 150 people, 450 people max plus the staff. 

 

A motion was made by Mr. Anderson, seconded by Mr. Schwartz to open the meeting to 

the public.  All approved. 

 

Ms. Marianne Quirk, 74 Garden Rd was sworn.  She asked questions with reference to 

his other facilities.  Mr. Kourgelis stated that the Seasons is 40,000 sq. ft and the 

Venetian is about 60,000 sq. ft.  He explained that the 40,000 sq. ft. facility is not correct, 

there are 2 rooms in the basement that they are not going to use for parties.  The new 

addition is mandatory and they will have to come back and fix the older portion.  Their 

plans are to do only 2 events at one time only.  They are not using a lot of the square 

footage.  Mr. McKenna said that the proposed reconfiguration of the space will give the 

actual occupancy space is less than the other facilities and it will be significantly 

restricted as far as where you can put people.  The square footage is not relevant to the 

number of occupants. 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to close the meeting to 

the public.  All approved. 

 

Break 8:55 pm to 9:10 pm all present at roll call. 

 

Mr. Wayne Jacques, Architect, was sworn, and accepted as an expert witness. 

No one had any objections to Mr. Jacques credentials. 

 

Mr. Kennedy marked the following into evidence: 

A-9:  Proposed & Existing of the front façade, prepared by Mr. Jacques office 8/27/2015 

Mr. Jacques described the new changes to the building 
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A-10: Rendering of the proposed exterior of the new addition dated 8/27/2015 – prepared 

by Mr. Jacques office.  He described the changes and the new architectural changes. 

 

A-11: Floor Plan of the proposed main level, prepared by Mr. Jacques office, 8/27/2015 

Mr. Jacques described the changes which shows the prefunction room for cocktails and 

the courtyard that is enclosed by a wall so it is not open to the neighbors.  The walls will 

keep any noise from the neighbors.  The floor plan shows the ball room and the dessert 

room.  The gardens will remain as they exist today.  The capacity of the ball room is for 

220 people and if they use the venese room it would be at a maximum capacity of 300 

people. See transcript for details. 

 

Mr. Jacques explained that they are proposing a 4,200 sq. ft. addition which would be 

used as a 2nd ball room, and the existing ball room would be used as the pre-function 

space.   Mr. Fisher asked if there will be 2 different banquet halls, and 2 different pre-

function room, which the larger can hold up to 300 people (typically 220 seats would be 

used), the capacity of the new room would be 175-200 which would be a better layout. 

 

Mr. Jacques addressed the loading dock that is being proposed.  The trash can be held 

inside along with the recyclables before it goes outside.  The recyclables can be stored 

inside in order not to disturb the neighbors at night, there is a space downstairs for 

storage of these items.  See transcript for full description. 

 

A-12: Proposed lower level floor plan, prepared by Mr. Jacques office, dated 8/27/2015 

Mr. Jacques testified that no events will be held on the lower level, this is being used for 

the new rest rooms, the elevator, kitchen expansion, mechanicals and an employee area, 

all back house space, approximately 16,000 sq. ft is not being utilized. See Transcript for 

details. 

 

A-13:  Proposed 2nd level floor plan, prepared by Mr. Jacques office, dated 8/27/2015 

Mr. Jacques described the uses on the 2nd floor for both the new addition and the existing 

spaces.  He testified that all events would be on the main floor, no events on lower level. 

 

Mr. Ventre pointed out that the floor plan shows 396-492 seats.  Mr. Jacques stated that 

that design was from a previous plan, the table count would be 300. 

 

Mr. Cramer said that he added the square footage for the 2 ball rooms, in the addition the 

Phase I plan have 2 rooms (ball room and dessert room) that total 7,314 sq. ft. which the 

dessert room could be turned into seating for an extra-large event.  The Phase II banquet 

room addition is 4,200 sq. ft for a total of 11,500 sq. ft.  the total floor area of the main 

level floor plan is 46,000 sq., ft,  Mr. Cranmer asked if only 25% of the floor space is 

dedicated to event space?  Mr. Jacques said yes, that would include pre-function space, 

but for 2 events yes, he is correct.  Mr. Cranmer asked if the board is inclined to act 

favorably could the pre-event space or other areas of the main level floor be converted at 

a subsequent date to function as event space?  Mr. Jacques said anything is possible, but 

the way the business is run they always have a pre-function space.    Mr. Cranmer asked 

what would any other owner have to do architecturally would they have to do for some of 
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the pre-event space to be converted into ballroom space, which would take that 25% to a 

larger percentage?  Mr. Jacques said nothing ….inaudible… kitchen capacity and rest 

rooms. 

 

A motion was made by Mr. Anderson, seconded by Mr. Schwartz to open the meeting to 

the public for questions of Mr. Jacques.  All approved. 

 

Mr. Steven Holanov, 93 Meadow Drive, was sworn.  He asked parking questions and was 

advised to wait for the Traffic Engineer. 

 

Mr. Sean Byrnes, Esq.  represented Georgia Blair.  Mr. Byrnes referred to A-13 and A-10 

he asked questions with respect for what the 4,000 sq. ft. on the 2nd level would be used 

for and the lower level of 16,000 sq. ft., and the use of the 1st floor 25,000 sq. ft. addition.  

He asked what was the total square footage being added to the original 17,000 sq. ft.?  

Mr. Jacques explained that the 17,000 is just the 1st floor of the existing building, the 2nd 

floor is 4,000 sq. ft. and the lower level of the new addition is 16,000 sq. ft. which is all 

back of the house space.  Mr. Fisher clarified:  16,000 sq. ft. basement, 25,000 sq. ft main 

level and a 4,000 sq. ft. 2nd floor Chapel. See Transcript for details. 

 

Mr. Byrnes referred to A-11 and asked about the garbage truck and wall, he was advised 

that Mr. Kennedy will address those questions. 

 

Mr. Byrnes referred to A-13 and the Chapel area and access to it.  Mr. Jacques said that 

there will be an elevator in the existing building to it.   

 

Ms. Cheryl Peterson, 195 Spruce Drive was sworn.  Ms. Peterson asked why the 2nd floor 

was not included in the total square footage of the building where the Chapel will be?  

Mr. Jacques said that you don’t count basements but he notes the area of the Chapel. 

 

Mr. Don Eddy, 75 Spruce Drive was sworn.  Mr. Eddy asked how big the elevator is?  

Mr. Jacques said that it will be an ADA approved elevator 6’ x 8’ service elevator will be 

larger for moving product.  Mr. Cranmer asked Mr. Eddy if the First Aid has reviewed 

the plans?  Mr. Eddy said yes, and they will forward a review letter after their business 

meeting. 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to close the meeting to 

the public.  All approved. 

 

Mr. Cranmer asked what are some of the architectural changes will be.  Mr. Jacques 

explained.  See transcript for description. 

 

Mr. Cranmer explained that the application for a use variance, and reasonable conditions 

can be included, one of those conditions, since we heard testimony from the applicant 

that this a unique application of floor space to their operation and from the architect that 

approximately 25% of the main level floor area would be used for events space, one of 

the conditions that you could impose would be to restrict the percentage of Floor Area for 
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event space or that they could have a maximum of so much square footage” of event 

space, which would be enforceable in the future for another buyer, they would have to 

return back to the board if they wanted to use more space under a new application.  He 

would strongly encourage the board to build into the resolution specific conditions that 

would be enforceable by Code Enforcement, in the future, that they are permitted 

to11,250 sq. ft. of event floor area, and should they increase that number the Code 

Enforcement Officer could issue a Violation bring them back to the Zoning Board or  

Municipal Court.  Mr. McKenna agreed with his statement.  Mr. Fisher feels that there 

has been a lot of concerns with this issue and the applicant should be prepared to give 

testimony on head counts/square footage so there is an understanding between the 

applicant and the board on some of the restrictions, if the board was inclined. 

See Transcript. 

 

Mr. Anderson referred to the 2 roads that could possibly be dedicated to the Borough 

(Meadow Drive & Maple Rd).  Mr. McKenna said that they have spoken to some of the 

neighbors about this and they will do whatever the town would like to dedicate them or to 

leave them under the control of the homeowners. 

 

Gary Dean, Consulting Civil Engineer specializing in Traffic Engineering, Dolan & Dean 

Consulting Engineers was sworn and accepted as an expert witness. 

 

Mr. Byrnes has no objections to Mr. Dean. 

 

Mr. Dean was hired by the applicant to do a traffic study in connection with the proposed 

use of the facility and compare the results to the existing use of the facility.  He testified 

to his findings.  See Transcript for details.   

 

A-14: Preliminary & Final Major Site Plan Location Map, sheet 1 of 1, prepared by 

Kennedy Consulting, yellow outline of Maple and Meadow Drive, automatic recorder 

was located west of the “elbow” showing Broad Street (north/south), Obre Place runs ½ 

block behind the podiatrist office, and makes a sharp 90 degree bend continuing south 

behind the building and then continues west in front of the school.  The recorder was 

placed on the Shadowbrook property west of the first “elbow”.    

 

After a discussion of the results Mr. Dean testified that there will not be a negative 

impact.  The current capacity of the Shadowbrook is 360 (main ballroom 220 & 140 

downstairs). The proposal will have 2 maximum events which could increase to 500 or an 

18% increase.  Mr. Dean testified that he doesn’t foresee any negative traffic impacts not-

withstanding the proposed expansion and scope there will not be an aggravation of traffic 

on the roadway systems. 

 

A-15: Site Plan Exhibit, prepared by Kennedy Consulting Engineers, dated 9/30/2015.  

Mr. Dean described the existing Shadowbrook building with the proposed building 

additions, and described the 2 parking areas the eastern parking lot will hold 109 parking 

space and the western parking area or the current parking area will be increased to 214 

parking spaces. See Transcript for detail description of traffic flow. 
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Mr. Dean referred to the parking variance that the applicant is requesting.  The Borough 

Ordinance requires a ratio of spaces per square foot, which is unusual, which would 

include bathrooms, coat areas, storage and basement area, and these areas do not generate 

demand.   The customer practice is based on “body counts” or 1 parking space for every 3 

seats, which includes staff.  This ratio would calculate to 175 parking spaces for 500 and 

they are providing 323.  The applicant has provided sufficient self-park spaces, and valet 

parking gives them an additional 20% in parking vs self-park or 380 spaces where 156 

spaces are being provided.  He feels that the parking as designed by Mr. Kennedy is 

plenty of parking for the proposed use. Mr. Fisher asked where would the over flow of 

cars park if they did have 2 big events, are you allowed to park on the entrance way?  Mr. 

Dean said that it is not regulated and it’s not curbed, the vehicles would fit, but Mr. 

Kourgelis doesn’t envision that for his facility.  Mr. Fisher asked if they would be 

allowed to park there?  Mr. Cranmer said provided there was room for emergency 

access…. See transcript for additional testimony. 

 

Mr. Schuster stated that the parking on the access road is not a good idea, and he doesn’t 

feel that the emergency agencies or the Police Department would approve that. 

 

A motion was made by Mr. Anderson, seconded by Mr. Schuster to open the meeting to 

the public.  All approved. 

 

Mr. Tim Thomas, 27 N Park Ave was sworn, asked about the current Ordinance for 

parking.  The requirement is based on square footage to calculate the number of spaces?  

Mr. Dean said correct.  Mr. Thomas asked if that is usable space, footprint, what does it 

state.  Mr. Cranmer said 1 space for every 50 sq. ft. of floor area, total usable space. The 

only square footage that would not be included would be the 4,000 sq. ft. on the upper 

level, and the basement would not be included. 

 

Mr. David Ngo, remained under oath.  Asked if the traffic count included the times that 

school get out and when their events let out?  Mr. Dean said normal day to day operation 

over the past 3 weeks they looked at every day since school resumed between 2:30-3:30 

pm and on Monday through Friday 5-6 cars left the Shadowbrook.  He would like to see 

what events happened during the monitored times as well as the evening traffic on the 

weekends so they could see what the spikes were.  They would like to compare the old 

use with the proposed use. See transcript for further testimony between Mr. Dean and 

Board members. 

 

Ms. Marianne Quirk, asked questions with regard to the number of staff and the effect 

they will have on the number of parking spaces, and what the parking lot would be 

constructed from.  Mr. Dean said asphalt. 
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Mr. Sean Byrnes asked questions with regards to the counts and the actual data that was 

supplied by the monitoring? Mr. Dean said yes he could supply the data, since the 

numbers are recorded every 15 minutes.  Discussion on the increase in traffic between the 

proposed and existing use.  Mr. Byrnes asked if 200 parking spaces going to be enough 

for 2 event days?  Mr. Dean said that it is on the low side, he feels that between 225-250 

spaces is a good starting point.    

 

Mr. Brynes asked where does the 1/3 seats formula come from?  Mr. Dean said from the 

Institute of Transportation Engineers for quality restaurants vs catering facilities, which 

they do not have standards for catering facilities.  Mr. Dean stated that he suggested the 

1/3 seats because he feels that the Borough Ordinance is overly excessive.  

See Transcript for testimony additional testimony. 

 

Ms. Cheryl Peterson asked Mr. Dean if he feels that the traffic study and counting of cars 

was relevant, even though there wasn’t a major event being held?  Mr. Dean said that it is 

always relevant, it helps him identify the traffic flow.  If there were a larger event, of 

course, there would be more traffic.  Ms. Peterson asked, if there were no major events 

how can you justify the numbers that you saw during the last 3 weeks, compared to the 

events that will take place?  Mr. Dean said that they don’t look to park a shopping center 

for Christmas, they don’t design highways to accommodate traffic on Thanksgiving.  

They recognize that there are isolated, maximum events that occur, but they are not the 

typical conditions that they can expect.  His expectative is studying in September, which 

is a busy wedding and event month, it’s a snapshot its representative of typical activity.  

Is it peak Christmas time, no.  Ms. Peterson said that peak Christmas time is different 

than having weddings every weekend on a Friday, Saturday & Sunday, so the peak of a 

catering venue such as we are talking about, that peak is at least every Saturday, at least 

once a week.  Mr. Dean said that is the 3 Saturdays he studied.  Ms. Peterson asked if 

there was an event with significant attendance?  Mr. Dean said yes, it was typical 

attendance.  Mr. McKenna said that on Saturday 9/5/2015 there was a 100 guests during 

the day, 165 guests during the night, Sunday 9/6/2016 there was total of 285 guests.    

Ms. Peterson asked if all of the current spaces were counted or did he count just the 

striped spaces, or did you include the overflow area, the employee lot and the dirt/gravel 

grass lot?  Mr. Dean said all of those areas were counted.  

 

Ms. Peterson asked when guests are leaving at the same time, do you anticipate a backup 

at the red light and getting impatient and make a right turn and travel down Obre Place?  

Mr. Dean said that the valet system does not allow 50 cars to leave at the same time, and 

looking at the 15 minute exiting times there was 1 car per minute at 10:45 pm.  Ms. 

Peterson said that there is a no right on red at Broad St, people tend to follow the same 

path that they used to gain access to the site. 
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Ms. Marianne Quirk, asked questions with respect to the 9/5/2015 265 guests.  Mr. Dean 

testified that there were 153 entering vehicles with 144 exiting vehicles in 24 hours.    

Ms. Quirk asked that would be 1.7 per car not 3 guests.  See Transcript for number of 

cars entering and exiting the site. 

Mr. Byrnes asked if the Traffic Study is going to be submitted.  McKenna said that they 

are going to rely on Mr. Dean’s testimony. 

 

Mr. Fisher suggested that they correlating some of the traffic counts to the number of 

people that were in the facility so the board and the public can extrapolate if there were 

250 people or 250 cars on a Saturday so they can correlate the growth the facility and the 

growth of the traffic. 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to open the meeting to the 

public.  All approved. 

 

There were no comments/questions 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to close the meeting to 

the public.  All approved. 

 

Mr. Fisher announced that this application will be carried to October 7, 2015 @ 7:30 pm 

with no further notice to the public. 

 

Mr. Fisher announced that the Engineer, the Landscape Architect & Planner are 

scheduled for 10/7/2015 meeting. 

 

Mr. Kennedy asked Mr. McKenna if he agrees to extend the decision time within the time 

that the board has to act?  Mr. McKenna said yes. 

 

A motion was made by Mr. Anderson, seconded by Mr. Ventre to adjourn the meeting @ 

11:20 pm. 
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Mr. McKenna referred to the  
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