
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

NOVEMBER 27, 2012 
 
 
Mr. Vaccaro opened the meeting at 7:36 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, Mr. Galdi, 

Mr. Morgan, Mr. Vieni, and Mr. Calder.  Ms. Bauer arrived at 
7:45 PM.  Also present were Mr. Paul Azzolina, Borough 
Engineer, and Mr. Steven Schuster, Board Attorney.   

 
**** 

 
Mr. Calder made a motion to approve the minutes of the November 13, 2012, meeting. The motion was 
seconded by Councilwoman Tsigounis.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Letter from Mr. Steven V. Schuster to Mr. David Watkins, Esq., dated November 14, 2012, regarding 
Application #1427, advising him that the Public Hearing has been scheduled for December 11, 2012. 
Second letter from Mr. Schuster dated November 14, 2012, to Mr. David Watkins, Esq., correcting the 
date of the Public Hearing from December 11, 2012, to November 27, 2012.  File. 
 
Letter of Introduction from Mr. Edward Rossi, Construction Official, dated November 15, 2012, sending 
Mr. Joe DiStaulo, representing the owner, Mr. Gabriel Karlis, to this Board for approval.  He wishes to 
build a new home at 307 Truman Drive.  Application #1429 was received on November 19, 2012, and is 
currently under review. 
  
Mayor Romeo asked Mr. Capizzi about the wall.  Mr. Capizzi noted that he will send a letter to the owner 
of the property next door and tell him that they have no interest in that piece of property and vacate that 
easement.  Mayor Romeo stated that they have an easement on the property next door to get up on the 
top of this property.  They are going to cut a hole in the wall and keep it in the character of the wall.  Mr. 
Capizzi noted that there will be pillars on either side and it is just a small opening that they are creating in 
the wall.   
 
Councilwoman Tsigounis announced that site plan Application #1429, 307 Truman Drive, Gabriel Karlis, 
was received on November 19, 2012, and stated that it is currently under review.   
 
Mr. Hubschman showed the Board the plan and showed the existing driveway easement on the 
neighboring lot (Lot 26) that they looked at using but it is just too steep to get to the elevation they need.  
It was easier to come through the wall on the other side and only go up 10 feet rather than almost 30 feet.  
Mr. Capizzi noted that he will work it out with the neighbor to get the driveway easement vacated.  This 
property is on the corner of Wilson and Truman.  Mr. Capizzi noted that the easement is not part of their 
chain of title.  It is in the neighbor’s chain of title.  It will increase the neighbor’s property value by him 
vacating the easement.   
 
Memo from Ms. Barbara A. Nasuto, Borough Clerk, regarding Amended Ordinance No. 12-20-1442, An 
Ordinance Granting Municipal Consent for the Operation of a Cable Television System within the 
Borough of Cresskill, New Jersey to Cablevision of New Jersey, Inc.  The Board is in agreement.  Memo 
sent to Ms. Nasuto stating the Board’s approval. 
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**** 

 
Subdivision Committee 

 
Councilwoman Tsigounis noted that Application #1428M, Madison Avenue, 6 Madison Avenue 
Associates, was received on November 16, 2012.  It is scheduled for a Public Hearing tonight. 
 

**** 
 

Report from the Borough Engineer’s Office 
 
Mr. Azzolina had nothing further to report. 
 

**** 
 

Public Hearing – Application #1428M – Madison Avenue Subdivision 
 
Mr. Robert Travers was present representing 6 Madison Avenue Associates LLC.  They are here to 
correct a previously filed subdivision that was approved in 2002.  Unfortunately that subdivision was 
perfected by deed when it needed to be done by filed map.  They have prepared a filed map and have 
submitted it to the Borough for approval.  He has Mr. Robert Costa here to testify.   
 
Mr. Robert Costa, 325 South River Street, Hackensack, NJ, was sworn in by Mr. Schuster.  Mr. Costa is a 
licensed engineer in the State of New Jersey.  He has testified before this Board before.  He was 
accepted as a professional engineer and planner.  Mr. Costa noted that he was the engineer of record for 
the project that is under construction right now.  Based on that approval, there was a condition in that 
resolution that they would have to perfect the previous subdivision that was done in 2002.  This went on 
for many, many years.  They are back here doing that.  He was not the original engineer for that.  He is 
the engineer for this project.  They went back in and surveyed the other lots that he didn’t do, prepared 
the map, sent it to the Borough Engineer.  He was handed the comment letter tonight, and he has 
absolutely no problems with making the corrections that Mr. Azzolina wants on the map.  He will do that 
tomorrow morning.  He will have it re-signed and sent back to Mr. Azzolina’s office.  As long as this Board 
says OK, he believes we have 95 days in order to file that map once Mr. Azzolina says it is OK do to so.  
They will void out the deeds that perfected the subdivision back then, file new deeds of easement that 
existed crossing both properties, and that should perfect and correct everything. 
 
Mr. Schuster asked if, other than certain technical issues the engineer has, are there any material 
changes to the application.  Mr. Costa noted that this consolidates all of the individual lots that were out 
there, the bar, the dry cleaner, and the other lots that were created when Fred Daibes did the original 
work out there.  This consolidates that into one lot and it obviously subdivides it and creates the lot in the 
rear.  Mr. Schuster noted that that was already done, it is just the format was incorrect and that is why we 
are here, because it was done by deed instead of by plat.    
 
Mr. Costa stated that in actuality, it was perfected by minor subdivision.  Obviously, under the review 
letters, it had to be done by filed map.  That is why they are here this evening.  They need the Board’s 
approval in order to have the time toll again to ultimately file this map.  Mr. Azzolina agrees with Mr. 
Costa’s testimony.  The only difference he would note is that in the earlier subdivision, 6 Madison Avenue 
was not the owner of the three or four lots along Madison Avenue.  What is described as proposed Lot 
104B, the area of that lot is now larger than what was depicted in 2002, but he doesn’t find that to be a 
major thing.  He just wants the Board to be aware of that.  The recent Cresskill Plaza applications have 
depicted what was called a lot consolidation plan.  This plays off of that and affirms that this is one parcel, 
cleans up the tax map so you will have a residential piece, which is unchanged, and the commercial piece 
is now larger and one single lot.  They are eliminating the property lines.  They are incorporating more 
property into this application than the original. 
 
Mr. Costa noted that they are not adding any more property in.  When they came before the Board for the 
piece that is under construction tonight, that was all part of it.  Mr. Azzolina agrees with that statement.  
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Mr. Costa noted that in 2002, that was not even contemplated.  This is actually a condition of the 2010 
approval that was never done.  Mr. Schuster noted that we are going to perfect the aspect of filing a plat 
instead of a deed and we are going to actually make that conform to what was actually approved because 
what was filed was not entirely correct.  Mr. Costa agreed.   
 
Mr. Travers stated that there were actually two resolutions.  One was in 2002, which you are going to 
correct.  There was also a condition of approval in what is being constructed today, so they will fulfill that 
condition.   
 
Mr. Azzolina had no further comments other than what is in his report to the Board dated November 27, 
2012, found on pages 3 and 4, which are mostly technical in nature.   
 
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. Morgan seconded the motion.  All present were in favor.  Motion 
approved. 
 
Mr. Galdi made a motion to approve, seconded by Mr. Morgan.  On Roll Call:  Mayor Romeo, 
Councilwoman Tsigounis, Mr. Vaccaro, Ms. Bauer, Mr. Galdi, Mr. Morgan, Mr. Vieni and Mr. Calder all 
voted yes.  Motion approved. 
 

**** 
 

Public Hearing – Application #1427 – 62 Morningside Avenue  
 
Mr. David Watkins was present representing the applicant, Victoria Chanliecco.  The subject property is 
62 Morningside Avenue.  Mr. Michael Hubschman is going to testify.  Mr. Watkins pointed out on the plan 
the existing structure.  He noted that the existing structure has three variances that they are going to 
eliminate.  The two variances that they are requesting are virtually de minimus in nature.  They are for 
landings in the rear yard steps and the front yard steps.  The house itself complies in total to the 
ordinances of Cresskill.  The landings in the front and back are about 3 x 7. 
 
Mr. Michael Hubschman, 263 S. Washington Avenue, Bergenfield, NJ, was sworn in by Mr. Schuster.  He 
is a licensed engineer and planner and was accepted as an expert engineer and planner.  Mr. 
Hubschman is the preparer of the plans before the Board.  The colorized site plan of 62 Morningside 
Avenue, dated August 15, 2012, was marked as Exhibit A1.  Mr. Hubschman noted that it is an existing 
70 x 100 foot lot on the corner of Morningside and Rose.  The light yellow color depicts the existing 
dwelling and the dark black line is the footprint of the new dwelling.  On corner lots, they are required to 
have two 25 foot front yards and 15 foot side yards.  They are removing three variances on the lot.  There 
is an existing rear yard that is deficient that is 23.5 feet, an existing side yard on the west is deficient at 
eight feet, and the front yard on Rose is 17 feet.  They are redeveloping the lot with a house that fits 
within the bulk requirements with the exception of these two small items, which is the rear covered 
platform and the front covered platform. 
 
Mr. Watkins asked how much of a deficiency the covered platforms represent in the total front and rear 
yard.  Mr. Hubschman noted that it is 22 feet in the front where 25 is required, or 1.4% of the entire front 
yard, the rest of it complies.  It is more conforming than the existing structure.  There is a lot of green area 
around.  There is also the small covered rear stoop.  They are allowed to have a two foot eave but they 
have a three foot overhang.  In the rear they are at 1.2% of the rear yard.  
 
Mr. Watkins noted that they received Mr. Azzolina’s report dated November 27, 2012.  Mr. Hubschman 
noted that he went over it and will comply with all the comments.  They will look at the driveway to try to 
make it a little less steep.  It is a short driveway.  There is a lot of green area around it.   
 
Mr. Watkins noted that from a planning perspective Mr. Hubschman indicated that there were three 
variances that were eliminated and two variances that according to his testimony were de minimus in 
nature.  He asked if this application had a positive impact to the zoning scheme, plan or intent of 
Cresskill.  Mr. Hubschman agreed and noted that they are keeping within all the coverages and keeping 
with the neighborhood.  A lot of the houses in the neighborhood are two stories now and the side yard 
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and rear yard are important because the other houses are all at the same setback to provide good light, 
air and open space for the neighborhood.  It is better than what is there now.  From a C2 perspective, it 
has a positive impact.  The variance request is a C2 from a safety standpoint because they are covering 
the front and rear porches.  It is so de minimus and it is a small architectural element on the house.  He 
sees no negative impact on the zone scheme, plan or intent if the Board approves this application. 
 
Mr. Schuster asked if this was just a design element we are talking about.  Mr. Hubschman noted that it is 
an aesthetic element and it also provides cover at the front porch and rear porch.  It is really a stoop, not 
really a porch.  Mr. Morgan asked how far the driveway was from the corner.  Mr. Hubschman noted that 
it is about 70 feet from the corner.   Mayor Romeo requested that they take the hedge down for the line of 
sight.  Mr. Hubschman noted that they would take it down at least for the triangle line of sight, or at least 
half of it.   
 
Mr. Morgan asked Mr. Azzolina if he was satisfied.  Mr. Azzolina stated that he was satisfied subject to 
the applicant’s engineer addressing the items set forth in the appendix of his report on page 7.  Mr. 
Watkins noted that they already testified that they have no objection and they will comply.   
 
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, seconded by Mr. Morgan.  All present were in favor.  Motion approved. 
 
Mr. Galdi made a motion to approve, subject to Mr. Azzolina’s recommendations.  Mr. Morgan seconded 
the motion.  On Roll Call: Mayor Romeo, Councilwoman Tsigounis, Mr. Vaccaro, Ms. Bauer, Mr. Galdi, 
Mr. Morgan, Mr. Vieni and Mr. Calder all voted yes.  Motion approved. 
 

**** 
 

Old Business 
 
None. 
 

**** 
 

New Business 
 
None. 
 

**** 
 

Other Business 
 
None. 
 

**** 
 

Motion was made by Mr. Galdi to adjourn the meeting at 8:10 PM, seconded by Mr. Vieni.  All present 
were in favor.  Motion approved. 

 
**** 

 
The next four regular Planning Board meetings are scheduled for December 11, January 8, January 22, 
and February 12, 2013, at 7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
Carolyn M. Petillo 
Recording Secretary 


	Correspondence
	Report from the Borough Engineer’s Office

