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Via EMAIL 

March 2, 2026 

Michael J. Ash, Esq., Partner 

Carlin, Ward, Ash & Heiart 

25A Vreeland Road 

PO Box 751 

Florham Park, New Jersey 07932 

Traffic Review 

Cedar Lane, American Legion Drive and Beverly Road 

Block 705, Lot 4.01; Block 707, Lots 1-5; Block 819, Lots 1, 13-14, 16-17 

Township of Teaneck, Bergen County, NJ 

Project No. 26004406A 

Dear Mr. Ash, 

As requested, we have completed a traffic engineering review of the proposed multi-building mixed-

use development submitted by Crossroads Companies, LLC for properties located along Cedar Lane, 

American Legion Drive, and Beverly Road in the Township of Teaneck. 

The following document was reviewed in support of the Application: 

• Traffic Impact Study, prepared by Dynamic Traffic (Corey M. Chase, PE & Kevin M. Savage, 

PE), dated October 16, 2025, last revised February 11, 2026 (the “Traffic Report”). 

The Traffic Impact Study was required in a March 27, 2023 Settlement Agreement between the 

Township, Crossroads, and Stop & Shop: 

1. Crossroads shall at its sole cost and expense prepare and submit, at the time specified below, the 

following impact studies: 

a. Traffic study, to be prepared and submitted to the Township prior to, and in aid of, the 

preparation of the Redevelopment Plan, which, at a minimum, examines and evaluates 

the following locations and concludes that the Crossroads’ project will result in no 

degradation in existing Level of Service or in functioning: 

(i) American Legion Drive, between Cedar Lane and North Street; 

(ii) Intersection of Cedar Lane and American Legion Drive; 

(iii) Intersection of American Legion Drive, Alma Terrace and Water Street; 

(iv) Intersection of American Legion Drive and North Street; 

(v) Existing site driveways within the American Legion Drive Redevelopment Area, to the extent 

they are to remain; 

(vi) Proposed site driveways within the American Legion Drive Redevelopment Area. 
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The Traffic Report prepared by Dynamic is consistent with the requirements in the Settlement 

Agreement and prepared with generally accepted standards and practices of Traffic Engineering.   

With the mitigation proposed in the Traffic Report and based on my independent review, there will 

be no degradation in existing Level of Service or in functioning for the intersections and locations 

listed in (i) through (vi) in the Settlement Agreement. 

Based upon our review of the submitted materials, we offer the following summary and comments: 

General Description  

The applicant proposes construction of a mixed-use redevelopment consisting of: 

• 318 residential apartment units distributed among three buildings (Buildings A, B, and C); 

• A 12,000-square-foot building for the relocated Buddhist SGI-USA NJ Center; and 

• A municipal parking garage that provides 450 public parking spaces. 

Primary site access is proposed via Chestnut Avenue, North Street, American Legion Drive, Beverly 

Road, and Windsor Road. 

Parking and Circulation 

The proposed project meets the Redevelopment Plan requirements relative to traffic and parking.  

• Building A: 149 spaces provided (113 garage + 36 on-street), satisfying the 1.50 spaces/unit 

requirement. 

• Building B: 170 spaces provided, satisfying the 1.33 spaces/unit requirement. 

• Building C: Utilizes the Beverly Garage, which will provide 450 public spaces. Of the total 

garage supply, 140 spaces satisfy the combined residential and Buddhist Center 

requirement, resulting in an approximate net increase of 60 municipal parking spaces over 

existing conditions 

Parking aisles are designed to 24 feet in width, consistent with two-way circulation and 90-degree 

parking standards. 

Trip Generation & Modal Split 

The project is projected to generate the following new trips during peak hours: 

• Weekday AM Peak:   183 total trips (68 entering, 115 exiting). 

• Weekday PM Peak:   197 total trips (111 entering, 86 exiting). 

• Sunday Midday Peak:   302 total trips (150 entering, 152 exiting) 

A 19% modal split reduction was applied to residential trip generation to account for non-vehicular 

travel modes, based on U.S. Census data and the site’s proximity to NJ Transit bus routes (157, 168, 

175, 753, 755, 772, and 780). 
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Operational Analysis & Mitigation 

Study intersections are projected to operate at acceptable Levels of Service (LOS) under Build 

conditions with proposed timing modifications: 

• Cedar Lane & Garrison Avenue: Projected to continue to operate at overall LOS "B". 

Mitigation consists of reallocating two (2) seconds of green time to the southbound 

movement during the Sunday peak period. 

• Cedar Lane & American Legion Drive: Projected to continue to operate at LOS "C" or better. 

Mitigation includes: 

o Implementation of a northbound right-turn overlap;  

o Reallocating two (2) seconds of green time from the northbound movement to the 

westbound through movement during the weekday AM and Sunday midday peak 

hours; and 

o Addition of four (4) seconds to the northbound left-turn minimum initial timing. 

• Beverly Road & Garrison Avenue: This intersection currently operates at LOS “F” during the 

PM peak hour under existing conditions. The study indicates that site-generated traffic 

represents approximately 14% of the total intersection volume and suggests that all-way 

stop control projected to improve operations to LOS “D.” 

• American Legion Drive & Alma Terrace/Water Street: SimTraffic analysis indicates that AM 

peak northbound queues from Cedar Lane may extend through the Alma Terrace/Water 

Street intersection. The study recommends installation of “Do Not Block Intersection” (R10-7) 

signage and associated box striping. 

Comments to be addressed by the applicant: 

The following items should be addressed prior to site plan final approval: 

1. Crash Data Analysis  

The Traffic Impact Study notes that crash data was requested but not analyzed at the time of 

submission. The applicant should submit a supplemental analysis of historical crash data for 

the study area to identify any existing safety deficiencies and propose necessary mitigations 

prior to final site plan approval. 

2. Cedar Lane & Garrison Avenue (County Signal) 

The applicant shall provide written confirmation from Bergen County that the proposed 

Sunday peak signal timing modification (reallocation of two seconds of green time to the 

southbound movement) has been reviewed and approved. Updated signal timing sheets 

shall be submitted for Township review.  
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3. Cedar Lane & American Legion Drive (County Signal) 

The applicant shall submit revised traffic signal plans detailing: 

o The proposed northbound right-turn overlap configuration; 

o The revised signal phasing and timing; and 

o Updated capacity analyses reflecting final timing parameters. 

Documentation of review and approval by Bergen County shall be provided. 

4. Beverly Road & Garrison Avenue (Existing LOS “F”) 

Although the LOS “F” condition exists under current volumes, the applicant shall: 

o Provide a formal warrant analysis for the proposed all-way stop control scenario; 

o Confirm coordination with the Township regarding feasibility of implementation; and 

o Clarify whether any geometric or operational improvements are recommended 

beyond stop control. 

Given the documented existing PM peak failure condition, the Township should not rely 

solely on the statement that site traffic represents 14% of total volume without documented 

mitigation commitment. 

5. American Legion Drive & Alma Terrace / Water Street (Queue Spillback) 

The applicant shall revise the plans to: 

o Include pavement striping details for a boxed intersection; 

o Specify R10-7 signage placement; and 

o Confirm that adequate spacing exists between intersections to prevent operational 

blockage. 

Final striping and signage plans shall be submitted for review and approval. 

6. Garrison Avenue Service Alley Operations 

The applicant proposes a service alley along Garrison Avenue for deliveries but did not 

provide an operational evaluation. The applicant should provide truck turning templates (SU-

30) demonstrating that delivery vehicles can safely enter and exit the alley. A Delivery 

Management Plan should also be provided to prevent queuing on public rights-of-way. 

7. American Legion Drive Widening & On-Street Parking 

To accommodate the 36 on-street parking spaces required for Building A, the applicant is 

proposing to widen American Legion Drive to include parking on both sides. The applicant 

must provide detailed geometric plans of this roadway widening for Township review. 
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Furthermore, the applicant must confirm coordination with the Township Council regarding 

the necessary ordinance changes to permit on-street parking on the eastern side of 

American Legion Drive. 

8. Final Signal Timing Verification

Prior to issuance of Certificates of Occupancy, the applicant shall perform post-construction

traffic observations and, if necessary, coordinate with Bergen County for final field signal

timing adjustments.

9. Construction Traffic Management Plan

A construction staging and traffic control plan shall be submitted addressing temporary

driveway closures, truck routing, and pedestrian safety.

Should you have any questions, do not hesitate to contact me to my mobile number at 

732-547-7236 or to my email at maurice.rached@collierseng.com. 

Sincerely, 

Colliers Engineering & Design, Inc. 

Maurice Rached, P.E., PTOE 

Regional Director | Infrastructure 

cc: 
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