
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

May 12, 2015 
 
 
Mayor Romeo opened the meeting at 7:35 PM and announced the requirements of the Open Public Meetings 
Act had been fulfilled. 
 
Members present at roll call: Mayor Romeo, Councilwoman Tsigounis, Ms. Bauer, Mr. Calder, Mr. 

Morgan, Mrs. Schultz, Mr. Ulshoefer and Mr. Durakis.  Also present 
were Mr. Azzolina, Borough Engineer, and Mr. Steven Schuster, Board 
Attorney. 

 
**** 

 
Mr. Ulshoefer made a motion to approve the minutes of the April 28, 2015, meeting. The motion was seconded 
by Mr. Morgan.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated May 5, 2015, sending a 
representative of Mariner’s Bank to this Board for approval.  They would like to open a bank at 10 Madison 
Avenue.  Mr. Frank Giancola, President and CEO of Mariner’s Bank was present.  They have been approved by 
the regulators for a branch here in Cresskill.  Mayor Romeo asked if the branch is exactly what we approved.  
Mr. Giancola believes it is.  The interior may be turned around a little bit.  Mayor Romeo is not concerned about 
that.  He asked Mr. Azzolina about the drive-thru.  Mr. Azzolina noted that there were some modifications during 
construction relative to the drive-thru.  It was reconfigured a little bit but there is no impact of consequence.  Mr. 
Schuster asked if there was a drive-thru as part of the approval.  Mr. Azzolina stated that there was a drive-thru 
shown on the plans.  It is in the same location but the access from the internal roadway and from the Tenakill 
Park West is a little bit reconfigured.  It is 1,967 square feet.  They are expecting between 5-6 employees.  They 
have an application for a monument sign.  They are hoping to open in mid-July.  There is not a lot to be done 
inside.  They will have a monument sign on Madison and some directional signage.  Mayor Romeo told him to 
give the signage to the engineer so it can come before the Board to get approved. 
 
As far as hours, they are looking for hours similar to the other banks in town, one late night until 7:00.  As 
everybody probably knows, branch banking transactions are way down, so the impact on traffic flow, they don’t 
expect much.  From historical data, their Paramus and Dumont branches average between 5-10 transactions 
per hour and very few are through the drive-thru.  People just like to come in.  With on-line banking and bill pay, 
they are more interested in being a presence in town for customer service to deal directly with customers one-
on-one.  Mr. Morgan made a motion to approve, seconded by Mr. Ulshoefer.  All present were in favor.  Motion 
approved.  Letter to Mariner’s Bank stating the Board’s approval, with a copy to the Building Department, Ms. 
Barbara Nasuto, the Fire Department, the Police Department and the Health Department. 
 
Copy of letter from Mr. Steven Schuster dated April 30, 2015, to Mr. Thomas Ludwig, attorney for M3M Builders, 
LLC, informing them that the Planning Board decided at its meeting on April 28, 2015 that their hearing has 
been carried to the fourth Tuesday of May which is May 26, 2015.  They are required to re-notice and republish 
for that hearing date.  Mayor Romeo asked Mr. Schuster if he heard anything.  Mr. Schuster noted that he 
received a call asking why they had to re-notice and Mr. Schuster explained that they didn’t show up to the last 
meeting and we want to make sure people are aware they are being carried to May 26 without being at this 
meeting and they said OK.  That was the end of the conversation.   
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Letter from Mr. Edward M. Rossi, Construction and Zoning Official, dated May 5, 2015, sending Christine Kerr to 
this Board for approval for a new tenant at 100 Union Avenue.  The new tenant is Chickmaster International, 
LLC.  Ms. Kerr is the property manager at 100 Union Avenue.  Ms. Kerr explained that Chickmaster does 
incubators for chicken hatcheries.  They are from the Midwest and they don’t do anything other than incubators 
and they don’t even have incubators in her building.  All it is going to be is corporate office.  They are moving 
from Englewood into the Cresskill building.  They are an international company so they are here and they go all 
over the world.  There are only going to be three people in the building, four if you count the boss that comes 
from the international headquarters.  It is 785 square feet and they have plenty of parking for them.  Their main 
headquarters are in Indiana and Ohio.  They do a lot of business with Purdue.  Mr. Ulshoefer asked where the 
parking was.  Ms. Kerr noted that there is parking under the building and a parking lot on the side of the building.   
 
Mr. Ulshoefer made a motion to approve, seconded by Mr. Calder.  All present were in favor.  Motion approved.  
Letter sent to Ms. Kerr stating the Board’s approval, with copies to the Building Department, Ms. Barbara 
Nasuto, the Fire Department, the Police Department and the Health Department. 
 
Notice from Rutgers regarding the 15th Annual Current Issues on Planning and Zoning Conference at Rutgers 
on June 12.  Notice given to Councilwoman Tsigounis. 
 

**** 
 

Subdivision Committee 
 
Councilwoman Tsigounis reported that we received a revised plan for Application #1460, 52 Grant Avenue, 
Eminent Properties 52 LLC, on May 11, 2015, and it is currently under review 

 
**** 

 
Report from the Borough Engineer’s Office 

 
Mr. Azzolina noted that on Application #1460, he recommended that we defer our review until he received the 
requisite DEP permits, which they did obtain in the end of March.  He prepared a memorandum of the issues 
that needed to be addressed on the plan.  He submitted that to the applicant on April 3.  The plans have been 
revised.  The applicant’s engineer and attorney are here and he spoke with them before the meeting.   
 
Mr. Dave Norris, an attorney with Norris and Norris, represents Eminent Properties 52 LLC.  Mr. Anthony Lam is 
the managing member of Eminent Properties 52 and his wife Jennifer Lam, both intend to live in the house after 
it is built.  He has spoken to Mr. Azzolina and he understands that the comments that are technical in nature 
have been responded to by Mr. Darmstatter, the engineer.  They also have a representative from the 
architecture’s office in case the Board has any questions.  They understand that Mr. Azzolina needs to have a 
chance to review what has been submitted and that all the technical issues have been addressed.  They talked 
before the meeting and they just want to see if the Board has anything that they wanted to say, because he 
believes that the project has been before the Board before so they probably have a general idea of what the 
house is intended to look like.  The Board knows the community and if the Board has any suggestions or things 
that they wanted to talk about, that is what they really want to hear about today.  If they have any questions of 
Mr. Darmstatter, he is the one who can answer those questions, as opposed to him.  He is just the attorney here 
to introduce the application.  
 
Mayor Romeo asked if this was approved once before without any variances or no.  Mr. Darmstatter stated that 
he didn’t believe so because they needed DEP permits, which they have obtained, and Bergen County Soil 
Conservation, so the only permit left that they need is from this Board.  Mayor Romeo stated that there are no 
variances, so Mr. Azzolina is going to look this over and if it is OK, he will bring it to the next meeting and the 
Board will be able to approve it and they will be able to get their permits.  Mr. Azzolina agreed.  Mr. Azzolina 
stated that we didn’t take any action on it because if they didn’t get DEP approval, we would have wasted time 
and money.  Mr. Darmstatter asked if it was possible to say, so that they don’t have to come back, that 
essentially if the technical things are approved by Mr. Azzolina that the Board can just administratively approve 
it at the next meeting without having the professionals coming back.  Mayor Romeo stated that we could 
probably approve it subject to if there are no variances needed.  Mr. Azzolina has no problem with that and that 
is typically how this Board works.   



Cresskill Planning Board Minutes, May 12, 2015 

Page 3 

 
Mr. Azzolina had one quick question.  He was looking at the foundation plans and one of the comments in his 
review letter is he needs to show where the smart vents are.  Mr. James Voorheis, the architect, noted that they 
are actually working on it.  They put all those smart vents on the plan.  Mr. Azzolina noted that they are not on 
the plan and that is one of his primary comments was so that the house is constructed properly.  They have a 
letter that states the vents will be there.  Mr. Azzolina stated that he saw the letter and that is not what he is 
looking for.  What he is looking for is the nine locations on the foundation where the smart vents are going to be.  
It should have been done by now.  They have had six weeks to do it and that is his concern.  Mr. Norris noted 
that if he understands what Mr. Azzolina is saying, if he talks to the architect’s office, he just wants to make 
sure, even though the vents are on the engineer’s drawing, the architectural drawing needs to have them on 
there as well.  Mr. Azzolina explained that the mason is not going to have the site plan when he is doing the 
foundation.  He is going to have the architectural drawing and it is not going to show any vents and there is not 
going to be any vents installed.  He has had this issue where houses are built without the flood vents in the flood 
plain and it is done after the fact and it is a huge pain for the mason and for him.  The architect stated that he 
will have them in next week.  Mr. Azzolina stated that that is a simple thing that he doesn’t see.  That is the 
reason for the comment.  He thinks Mr. Norris understands.  Mr. Norris thought they already revised the 
architect’s plans, but he hasn’t seen them either.  They should have nine vents on the plans.   
 
Mr. Azzolina noted that there were other issues on the engineering plan, which he didn’t bring that file with him 
because he didn’t know they were appearing tonight, but he is sure Mr. Darmstatter has addressed them.  The 
only other issue that was needed to go forward was that we had requested an easement across a portion of this 
property.  Mr. Darmstatter stated that this is shown on the plans.  He is talking about a storm drain easement.  
Mr. Azzolina noted that there is a storm drain from Grant Avenue roadway out to the brook.  There is a section 
of pipe that is actually on this property and has probably been there for over 100 years and then it goes on a 
diagonal on to the adjoining property which was formerly owned by the Borough.  He had requested that a small 
section of this property, an easement, be created across that to allow that pipe to remain.  Mr. Darmstatter 
stated that they are in the plans and they did prepare a meets and bounds.  Mr. Norris asked if he would like him 
to record the easement.  Mr. Azzolina noted that he will discuss with the Borough Attorney what action we need 
to take and the Borough will probably assume the legal end of this.  Mr. Norris asked Mr. Lam if he was aware of 
this and if he was OK with this.  Mr. Lam noted that he was.  Mr. Azzolina stated that that is really the only major 
issue and that is something that can be taken care of, but won’t be done in two weeks, but that won’t be a 
problem going forward. 
 
Mr. Schuster asked if the shed is going to stay.  Mr. Lam noted that the shed is not going to remain.  Mr. 
Schuster said that the plan says that shed is to remain.  Mr. Darmstatter noted that there will probably a couple 
of minor changes from Mr. Azzolina’s office.  It was quite a long list.  He has to go through it again.  Sometimes 
when they comply with an item it raises other questions.  The shed is supposed to stay but the condition is very 
bad. 
 
Mr. Ulshoefer asked why we are voting tonight if there are all these points not taken care of.  Mayor Romeo 
noted that nothing happens until it is approved at the next meeting.  They can’t do anything until they get a 
permit.  Mr. Ulshoefer asked Mr. Azzolina how long the laundry list was.  Mr. Azzolina stated that there were a 
number of items, all of them very technical in nature that our code requires, i.e., signature blocks, map, very 
ministerial type of things.  The biggest issue on this property was getting DEP permits and that is in place.  He 
doesn’t think there is anything significant that is going to stop this Board from taken whatever action it needs.  If 
somehow it doesn’t comply within two weeks, he will tell the applicant.  Mayor Romeo explained that nothing 
happens until the next meeting when Mr. Azzolina says it is OK.  If it is not complete, then it will take another 
two weeks.  Mr. Ulshoefer asked if they were confident that they will have it done in two weeks.  Mr. Darmstatter 
noted that all the comments are done as far as he knows.  Mr. Azzolina has to review it and if there is something 
missing, he is sure Mr. Azzolina will let them know.  Mr. Azzolina agreed and stated that he is sure they can get 
it resolved within that two week period.  If 99% of the comments are taken care, the one comment that they 
know about is the flood vents, and if that is corrected in the next couple days, he really doesn’t see anything 
significant that would stop the Board from moving forward at this time. 
 
Mr. Morgan asked how do we propose this then.  Mayor Romeo stated that no permits are issued or approved 
until Mr. Azzolina says it is OK at the next meeting.  Mr. Morgan made a motion to approve it subject to Mr. 
Azzolina’s final review and approval with nothing issued until the final approval at the next meeting. 
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Mr. Azzolina stated that the primary reason for the applicant requesting it is that they are here and their paid 
professionals are here so that they don’t have to bear the cost of having them come back again.  It is a 
reasonable request.  Mayor Romeo noted that the Board will vote at the next meeting.  Mr. Azzolina explained 
that the earliest they can get their permits is in about two weeks.   
 
Mr. Azzolina reviewed Application #1464, 4 New Street, Eunjung & Joshua Kim, which was received on April 26, 
2015.  He found the application to be incomplete.  His comments are set forth in a memorandum dated May 12, 
2015.  It is a strange shaped lot.  It is actually oversized for the neighborhood.  It currently has an unsafe 
structure notice on it.  This engineer has not done much work in Cresskill.  Unless you are familiar with the 
nuances of our code and that’s all that is, is a recitation of what’s in the code.  There are some revisions 
required and they also have to get outside agency approval from Bergen County Soil Conservation District, 
which they don’t have yet either.  If they revise the plans, he will report on it at the next meeting. 
 

**** 
 

Old Business 
 
None. 
 

**** 
 
 

New Business 
 
None. 
 

**** 
 

Other Business 
 
None. 
 

**** 
 
Motion was made by Mr. Morgan to adjourn the meeting at 8:02 PM, seconded by Ms. Bauer.  All present were 
in favor.  Motion approved. 

 
**** 

 
The next four regular Planning Board meetings are scheduled for May 26, June 9, June 23, and July 14, 2015, 
at 7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
 
Carolyn M. Petillo 
Recording Secretary 


