
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

NOVEMBER 22, 2011 
 
 
Mr. Vaccaro called the meeting to order at 7:41 PM and announced the requirements of the Open Public 
Meetings Act had been fulfilled.   
 
Members present at roll call: Mayor Romeo, Councilwoman Tsigounis, Mr. Vaccaro, Ms. 

Bauer, Mr. Galdi, Mr. Morgan, Mr. Vieni, Mr. Laurita and Mrs. 
Schultz. Also present were Mr. Paul Azzolina, Borough Engineer, 
and Mr. Steven Schuster, Board Attorney. 

 
**** 

 
Mr. Galdi made a motion to approve the minutes of the October 25, 2011, meeting. The motion was 
seconded by Mrs. Schultz.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Memo from Ms. Barbara Nasuto regarding appointments for Committees and Boards for 2012.  Mr. 
William Galdi, Mr. Dean Morgan and Mr. Charles Vieni have terms expiring at the end of 2011.  Mayor 
Romeo recommended that all three be reappointed and all three agreed.  Memo to Ms. Nasuto stating the 
Board’s recommendation. 
 
Notice from the Bergen County Bar Association for the Annual Land Use Symposium on March 10, 2012.  
Notice given to Councilwoman Tsigounis. 
 
Notice from the Borough of Tenafly regarding Ordinance No. 11-16 an ordinance to amend Chapter 
XXXV, Article VI, Section 606, of the revised general ordinances of the Borough of Tenafly, entitled 
“Development Fees for Affordable Housing.”  Copy to Mr. Schuster.  File. 
 
Notice from County of Bergen, Department of Planning and Economic Development regarding the receipt 
of a Subdivision Application for Frank DeCarlo, FDC Contracting, Block 112, Lot 30-36, 388 Eleventh 
Street.  File.   
 
Letter of Introduction from Mr. Edward M. Rossi, dated November 21, 2011, sending Ms. Jung Sun Yu to 
this Board for approval.  She wishes to open a Tae Kwon Do Studio at 5 Legion Drive.  She will be a new 
tenant, sub-leasing from Kurt Otto, owner of the Renzo Gracie Academy.  She is also seeking permission 
for new signage indicating the name of the new business.  Ms. Yu was present as was Mr. Kurt Otto.   
 
Mr. Otto explained that his goal was that under his school he was going to have under one roof, Jujitsu, 
which is ground submissive fighting, wrestling for little kids, and the last piece of the puzzle is Tae Kwon 
Do, which is martial arts.  This is mostly geared for children.   
 
Mr. Morgan asked about the parking.  Mr. Otto explained that this is an after-hours type of operation.  
Cablevision is closed and the day care is closed by the time they start up so there is a huge parking lot 
that wraps around the building.  Most of it is drop off and pick up.  There are about 45+ parking spaces.  
There are small classes in 45 minute intervals.  They will go in for separate approval for signs. 
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Mr. Morgan made a motion to approve, seconded by Mrs. Schultz.  All present were in favor Motion 
approved.  Letter of approval sent to Mr. Otto, with copies to Ms. Barbara Nasuto and the Building 
Department. 
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated November 15, 2011, sending 
Yung Ae Shim to this Board for approval.  She would like to continue operating the nail salon at 22A 
Union Avenue.  She will be keeping the name the same and operating the business as it is.  They will 
replace the awning with a new one that will be the same.  Mr. Morgan made a motion to approve, 
seconded by Mrs. Schultz.  All present were in favor.  Motion approved.  Letter to Ms. Shim stating the 
Board’s approval, with copies to Mrs. Barbara Nasuto and the Building Department. 
 
Copy of letter from Hubschman Engineering sent to James Anzevino, Tax Assessor, Borough of Cresskill, 
enclosing Sheet 2 of a subdivision map recently approved by the Planning Board for his review and 
approval of the proposed lot number designations and house numbers.  Mr. Azzolina is alright with this.  
File. 
 
Resolution for Application #1416M, 388 11th Street.  Resolution introduced by Councilwoman Tsigounis, 
seconded by Mr. Morgan.  On Roll Call:  Mayor Romeo, Councilwoman Tsigounis, Mr. Vaccaro, Mr. 
Galdi, Mr. Morgan and Mr. Laurita all voted yes.  Motion approved.  The original resolution shall become 
a permanent part of these minutes.  
 

**** 
 

Subdivision Committee 
 
Councilwoman Tsigounis had nothing new to report. 
 

**** 
Report from the Borough Engineer’s Office 

 
Mr. Azzolina had nothing new to report. 
 

**** 
 

Old Business 
 
None. 
 

**** 
 

Public Hearing – Application #1413 – 33 Crest Drive North 
 
Mr. Schuster noted that there are a few technical issues that need to be resolved.  There was no affidavit 
of mailing or affidavit of publication submitted.  The tax list is also missing.  Mr. Parvis Roubeni presented 
the tax list.  Mr. Schuster noted that he had a copy of the ad that was published but he needs the affidavit 
of publication that you are supposed to get from The Record.   Mr. Parangi, architect on the project, noted 
that he will get the affidavit of mailing and affidavit of publication by the end of the week.  Mr. Schuster 
noted that he also needs a copy of the notice that was mailed.  If he doesn’t have them by the end of the 
week, any approval that may be given tonight will be rescinded.  Mr. Parangi noted that this is not a 
problem. 
 
Mr. Chris Lantelme, engineer and land surveyor, drew the site plan for the proposed house and will be 
going through the project.  The architect is also present.  Mr. Schuster noted that he has the tax list and 
the return receipts for the letters that went out.  He does not have a copy of the notice that went out.  He 
doesn’t have a copy of the affidavit of mailing and he doesn’t have a copy of the affidavit of publication.  
He was told that the copy of the publication is from The Record but there is no indication that that is 
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where it was published.  It appears that there has been notice given.  They are going to have to get all 
those other documents by the end of the week.  If he doesn’t have them, they are not going to get 
approved at all.  If they get approved tonight, it will be rescinded because they have not complied with the 
notice requirements.  We are not obligated to proceed today, but since it appears there was notice given 
to the public we are going to proceed today anyway.   
 
Mr. Parangi stated that this had indeed been published.  Mr. Schuster noted that we are going to take his 
word that that is true, but we don’t have the documentation to support that.  Mr. Parangi just wanted to 
point out that he doesn’t think this is a problem for them to provide the Board with the required 
documentation.  Mr. Schuster restated that they need an affidavit of publication, which is something they 
should have gotten from the paper they published it in, which will have a raised sealed and will have a 
copy of what was actually published in the newspaper.  The other thing is they will need an affidavit of 
mailing that indicates that everything was mailed and the date it was mailed by certified mail.  He also 
needs a copy of the actual notice that was mailed out.   
 
Mr. Vaccaro stated that this is a Public Hearing for Application #1413, 33 Crest Drive North.  Mr. Chris 
Lantelme, the engineer for the project, stated that he doesn’t remember ever being before this Board.  Mr. 
Chris Lantelme, 101 West Street, Hillsdale, NJ, was sworn in by Mr. Schuster.  He is a licensed engineer 
and land surveyor in the State of New Jersey.  His license number is #39580.  It is presently in good 
standing.  He has testified before Boards in Hillsdale, Mahwah, Closter, Park Ridge, Montvale, Palisades 
Park and others.  He has been doing this for 15 years and has appeared about 50 times in this state.  Mr. 
Schuster deemed him an expert engineer and surveyor for our purposes here today.   
 
Mr. Lantelme had the site plan dated October 4, 2011, and it was marked as Exhibit A1.  The poster 
board display of the site and pictures of neighboring properties was marked as Exhibit A2.  Mr. Lantelme 
noted that the address was 33 Crest Drive North, Lot 9, Block 92.06.  It is an undersized lot with a small 
dwelling on it now.  It is about 1,400 square feet.  What is being proposed is that that house is torn down 
completely and replaced with a new dwelling which will be about 2,300 square feet.  The lot is an 
undersized lot. 
 
In this zone, which is an R-10 Zone, 10,000 square feet is required, and this lot is 6,346 square feet.  The 
frontage is 60 feet and the frontage is typically 100 feet.  You have a little over 60% of a normal size lot.  
The depth is 106 feet and it is supposed to be 100.  The front yard setback they are not asking for a 
variance.  They are requesting 29 feet where 25 feet is the minimum.  They are asking for two variances.  
One of them is a single side yard setback.  A single side yard setback requirement is 15 feet, and they 
are proposing 14 feet and that is on both sides of the dwelling.  There is a combined side yard 
requirement which is 35 feet and they are proposing a 28 foot combined side yard.  Those are the two 
variances.  In both of these cases, he pointed out, there is an existing non-conformance, for instance the 
side yard right now is 7 ½ feet, and they are expanding it to 14 feet.  Even though it is still a variance, 
they are improving the existing non-conformance that is on the lot.  That is also true for the combined side 
yards.  The combined side yards now is 23.8 feet and they are proposing 28 feet.  Both variances they 
are requesting are an improvement from what is there. 
 
Mr. Lantelme noted that the driveway right now is non-conforming and they will be bringing that into 
conformance.  Right now a portion of the driveway is less than a foot from the property line and the Zone 
requires 10 feet.  They don’t have any problems conforming to that with their present design.  The 
building height will be below the maximum building height of 28 feet.  They are proposing 27.2 feet.  The 
impervious coverage will be below the required 33.9% at 31.4%, and the FAR as well is about a 
percentage point below the required maximum FAR.  The maximum FAR is about 37% and they are 
proposing 36%.  There is a one-car garage on the existing dwelling and there will be a one-car garage on 
the proposed dwelling.   
 
Mr. Lantelme stated that he got the engineer’s report and doesn’t see anything in it that he can’t answer.  
On Page 4, there are three issues that Mr. Azzolina refers to.  One is the retaining wall.  There is a 
retaining wall in the rear of the property that is in very bad shape right now.  Part of the improvement that 
they are proposing is that they take that wall down and replace it with a new one.  The highest point of the 
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wall is three feet.  They are just proposing a paver wall.  The engineer is asking for a fence on top of the 
retaining wall.  They do not show a fence on the site plan.  They have no problem with that.  Stormwater 
management is another issue in the report.  They have the calculations and they should have been 
handed in.  They did size the seepage pit to the parameters that Mr. Azzolina is requesting.   
 
Mayor Romeo asked why Mr. Azzolina is requesting a fence on the retaining wall.  Mr. Azzolina noted 
that the drop off is to this property.  This property is below the Palisades Avenue property in the rear.  It is 
for the protection of the adjoining property owner more so than for this property owner.  The wall is on this 
property and they can put the fence on his property.  Mr. Azzolina is not sure whose property the existing 
fence is on, but the assumption was that if you are rebuilding the wall, that you could incorporate a new 
fence right into the wall itself.  The wall is three feet.  Mr. Azzolina noted that typically you would put a 
four foot fence just as a fall protection measure so somebody doesn’t wind up taking a three or four foot 
high fall off the wall.  Mr. Lantelme stated that the fence was no problem. 
 
Mr. Galdi asked Mr. Azzolina if he was satisfied with the seepage pit.  Mr. Azzolina noted that he will be 
once he receives the calculations that the engineer has indicated he has prepared but were not submitted 
to him.  Once he reviews them, he will monitor the construction when they are digging the pit.  The 
porosity of the soil is something they typically look at during the construction.  There is nothing available 
for an overflow as far as a municipal system in the street.  There is quite a gradient to the neighborhood 
in general so basically it is all overland flow down to County Road.  Mr. Lantelme noted that typically he 
would be given notice when they dig for the seepage pit to check for the porosity of the soil to see if they 
would need a second seepage pit. 
 
Mr. Max Parangi, the architect for the project, 671 Simon Street, Englewood Cliffs, NJ, was sworn in by 
Mr. Schuster.  Mr. Parangi noted that they have prepared a preliminary set of blueprints for the Board.  
They were marked as Exhibit A3 and they consisted of six pages.  Mr. Parangi noted that Mr. Azzolina 
suggested that they center the house on the property.  The only problem they would encounter is that 
they have to take down the big tree that is in front of the house.  The house would be much more 
balanced if it is centered.  On the first floor they have a one-car attached garage, living room, small family 
room, kitchen, dining room and a half bath facing the rear.  The current house is a brick house that 
doesn’t look too bad from the outside but the inside is totally dilapidated.  It has been abandoned for a 
while.  They are not putting up a MacMansion  
 
The second floor is three bedrooms, a master bedroom and two other bedrooms, a master bathroom and 
one other bathroom.  It will be an enhancement of the property and the neighborhood.  It will have a full 
basement of about eight feet in height.   
 
Mr. Parangi asked about the vegetation in the rear on the retaining wall.  Mr. Schuster asked whose 
property the vegetation was on.  Mr. Parangi would like to replace the trees if it was feasible.  He stated 
that the trees were on the neighbor’s property.  Mr. Azzolina noted that the fence is probably a better way 
to handle it since the trees are not on his property.  Mr. Roubeni noted that he was going to move into the 
house.   
 
Mr. Vaccaro opened the meeting to the public.  No public wished to be heard.  Mr. Galdi made a motion 
to close the meeting to the public.  Mr. Laurita seconded the motion.  All present were in favor.  Motion 
approved.   
 
Mr. Lantelme summarized that they are requesting two variances.  They are here for site plan review and 
two variances.  They are not requesting any waivers.  They can give Mr. Azzolina everything he is looking 
for in his report.  There are certain things that he is looking for that are not on the plans.   
 
Mr. Laurita made a motion to approve, subject to satisfying everything in Mr. Azzolina’s report, and 
complying with the legal requirements that need to be met for Mr. Schuster in regards to the affidavits and 
a copy of the notice that was mailed.  Mr. Vieni seconded the motion.  On Roll Call:  Mayor Romeo, 
Councilwoman Tsigounis, Mr. Vaccaro, Ms. Bauer, Mr. Galdi, Mr. Morgan, Mr. Vieni, Mr. Laurita and Mrs. 
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Schultz all voted yes.  Mr. Galdi voted yes subject incorporating Mr. Azzolina’s comments.  Motion 
approved. 
 

**** 
 

New Business 
 
None. 
 

**** 
 

Other Business 
 
None. 
 

**** 
 
Mr. Vaccaro opened the meeting to the public.  No public wished to be heard. 
 

**** 
 

Mrs. Schultz made a motion to go into Closed Session at 8:51 PM.  Motion seconded by Mr. Galdi.  
Motion approved. 
 
Mr. Morgan made a motion to end the Closed Session at 9:03 PM.  Motion seconded by Mr. Laurita.  
Motion approved. 
 

**** 
 
Motion was made by Mr. Morgan to adjourn the meeting at 9:04 PM, seconded by Mr. Galdi.  All present 
were in favor.  Motion approved. 

 
**** 

 
The next four regular Planning Board meetings are scheduled for December 13, December 27, 2011, 
January 10, and January 24, 2012, at 7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
 
Carolyn M. Petillo 
Recording Secretary 
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