
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

May 26, 2015 
 
 
Mayor Romeo opened the meeting at 7:31 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, Mr. Moss and Mr. Durakis.  Also 
present were Mr. Azzolina, Borough Engineer, and Mr. Steven Schuster, 
Board Attorney. 

 
**** 

 
Mr. Morgan made a motion to approve the minutes of the May 12, 2015, meeting. The motion was seconded by 
Mr. Ulshoefer.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Memo from Ms. Barbara Nasuto regarding the summer schedule for the Mayor and Council meetings.  Regular 
meetings will be on July 8 and August 12 at 7:30 PM, and Committee of the Whole meetings will be on July 1 and 
August 5 at 7:30 PM.  File. 
 
Letter from the Law Office of Elliot Urdang, Ms. Jaclyn S. D’Arminio, Esq., regarding Application #1463M, 177 
Sixth Street, Ramapo Developers, LLC, and the Public Hearing originally scheduled for tonight.  Ms. D’Arminio 
advises that the engineer is not available for the hearing on May 26, 2015, but is available on June 9, 2015.  She 
would like to move the Public Hearing to June 9, 2015, and will be noticing for that date.   
 

**** 
 

Subdivision Committee 
 
Councilwoman Tsigounis reported that we received a revised plan for Application #1464, 4 New Street, Eunjung 
and Joshua Kim, on May 18, 2015.  Revised architecturals were received on May 21, 2015.  Mr. Azzolina noted 
that he did not speak with Mr. Kim, but he spoke with his architect and engineer.  He did a memorandum dated 
May 12, 2015.  He received, via e-mail, that same set of drawings, which addressed all the comments set forth in 
his memorandum.  From his perspective, that application is complete and it is up to the Board as to whether they 
want to approve it at this time or defer to the next meeting.  The only thing that is outstanding at this time is the 
application to the Bergen County Soil Conservation District.  Mr. Kim was present and noted that it has been filed.  
The Building Department will not receive approval from Mr. Azzolina to process the building permit until that 
approval is received.  Absent that, the plans are otherwise complete as presented.  No variances are required.  It 
is an oversized property, approximately 15,500 square feet in a 10,000 square foot zone.  It has adequate street 
frontage.  It is a corner lot.  It complies with all the setbacks.  The FAR is compliant.   
 
Mayor Romeo asked if we could make the approval subject to getting what?  Mr. Azzolina noted they just need 
the formal notice from Bergen County Soil Conservation District that they certified the soil erosion and sediment 
control plan.  It usually takes two to three weeks to issue the paperwork and the application has been filed.  Mr. 
Moss asked how many bedrooms it had.  Mr. Kim stated that it has four bedrooms upstairs and one downstairs 
that they are using as an office.  Mr. Calder made a motion to approve subject to Bergen County Soil 
Conservation approval, seconded by Mr. Ulshoefer.  All present were in favor.  Motion approved.   



Cresskill Planning Board Minutes, May 26, 2015 

Page 2 

 
**** 

 
Report from the Borough Engineer’s Office 

 
Mr. Azzolina noted that on Application #1460, which is Eminent Properties 52 LLC, 52 Grant Avenue, he prepared 
a completeness memorandum dated April 3, 2015.  He received revised engineering drawings as well as 
architectural plans that depict the flood vent locations and elevations as required.  Those drawings are dated last 
revised 5/13/15.  The Board has not received those drawings.  Mr. Azzolina will notify the applicant that he needs 
to submit the revised plans to the Board for signature.  On the revised plans, they did address his comments so 
he does recommend, once the Board receives the plans, that the Board approve them.  They appeared at the last 
meeting with their professionals and the plans do address all his comments, they just didn’t submit copies for the 
Board.  Mr. Ulshoefer asked about the shed as there was a question as to whether it would stay or go.  Mr. 
Azzolina noted that it states on the drawing that the existing shed is to remain.  Mr. Calder made a motion to 
approve, seconded by Mr. Ulshoefer.  All present were in favor.  Motion approved. 
 
Mr. Azzolina noted that the plat for Application #1428M, Cresskill Plaza major subdivision, was approved in 2013.  
Via the permit extension act, that approval carries forward.  They recently finalized the final plat drawing, which he 
has, to address the comments that he had.  There were some technical issues, lot numbering, easement, private 
roadway designations, so all those outstanding items have been addressed.  He recommends that the Board 
approves this drawing at this time and then the mylar can be circulated for signatures.  The address is 6 Madison 
Avenue.   
 
Mr. Azzolina explained that this actually goes back to about 1999.  This is the Hoke site that was subdivided by 
Cresskill Residential Communities.  They created three lots, the apartment building site in the front, the Sunrise 
site and the Cresskill Commons site in the back.  Over time, those sites were developed by different developers. 
Initially it was intended that one developer was going to develop all three properties.  Daibes, as Cresskill 
Residential Communities, built the first site, then sold the Sunrise site and then subsequently sold the Cresskill 
Commons site.  His original subdivision included one or two properties along Madison Avenue, but there were 
three others where the bar used to be, the dog grooming place and the dry cleaners.  He didn’t have those 
properties at that time.  Over time, he acquired them and incorporated them into another subdivision that was 
subsequently filed by deed as opposed to by map.  It was incorrectly filed by deed and because it was a major 
subdivision you cannot file that by deed even though it was done.  This map actually corrects that error as well as 
adds in the three other properties that were acquired over time.  You now have a clear division of the site so that 
tax map will be revised to reflect this alignment.   
 
Mr. Morgan asked if it changes the taxes.  Mayor Romeo noted that it doesn’t change the taxes but it is now 
delineated the way it should be.  Mr. Morgan made a motion to approve, seconded by Mrs. Schultz.  All present 
were in favor.  Motion approved. 
 
Mr. Azzolina presented his report for 1462, 102 Westervelt Place, M3M Builders, which is scheduled for a Public 
Hearing tonight. 
 

**** 
 

Public Hearing – Application #1462 – 102 Westervelt Place 
 
Mayor Romeo announced that this is a continuation of the Public Hearing for Application #1462, 102 Westervelt 
Place.  Mr. Thomas Ludwig was present to represent the applicant, M3M Builders, LLC.  Mr. Ludwig called Mr. 
Chris Lantelme, 101 West Street, Hillside, NJ, who was sworn in by Mr. Schuster.  He was accepted as a 
professional engineer and surveyor.  Mr. Lantelme noted that the lot, size-wise, conforms, but it is a narrow lot.  It 
is 70 feet wide, where 100 feet is required, and it is 150 feet deep.  The area conforms but the width doesn’t.  It is 
a fairly flat lot.  On the lot now is an approximately 1,100 square foot house.  They are proposing to tear that down 
and put up a new dwelling with a footprint of a little over 2,000 square feet.  It will have a two-car, front-entry 
garage with a short patio from the driveway to the front door.  For drainage, there will be two seepage pits to take 
care of the runoff.  What they changed is they were looking for four variances before and now they are down to 
one.  That variance is the combined side yard of 30 feet where 35 feet is required. 
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Mayor Romeo asked Mr. Lantelme to go over what the variances were that they were previously asking for so 
they could see the comparison.  Mr. Azzolina stated that if you refer to his report on page 3, he gives a summary 
of what was changed.  Mr. Lantelme noted that they wanted a side yard variance.  You are supposed to have 15 
feet on either side with a combined side yard of 35 feet.  They were asking for 10 feet on one side.  They went 
from 10 feet to 15 feet so they now have 15 feet on both sides.  The combined side yards is one of the old 
variances they were requesting, it is just not as extreme this time.  Now it is 30 feet combined where it was initially 
25 feet.  Another variance they were requesting was the building coverage.  They were attempting to go over on 
the allowable building coverage, and this new configuration conforms.  They now only need one variance which is 
the combined side yard.   
 
Mr. Ludwig noted that there was an error in calculating the FAR that Mr. Azzolina had talked to the architect 
about.  Unfortunately, it was too late to incorporate into the plan, but it still is underneath the requirement.  He just 
has to make a technical correction on the plan.  Mr. Azzolina is aware of the sequence of events.  Mr. Lantelme 
stated that that is covered in Mr. Azzolina’s report.   
 
Mr. Lantelme explained that they are seeking a waiver for the survey of all properties within 200 feet.  They do 
show a key map and they do show schematically the structures within 200 feet, but it is not an official survey.  
They are going to change the percentages on their property.  And the new sidewalk is going to be part of the site 
plan.  The percentages on the zoning table are going to change.  They are still going to conform, but the FAR has 
to still be worked out with the architect.  The sidewalk was not included, but they did include the curbing.   
 
Mayor Romeo asked Ms. Stephanie Pantale, the architect, if the FAR was going to conform.  Ms. Pantale stated 
that it is under.  It was miscalculated based on the whole lot and they realized that it had to be on the first 125 feet 
of the lot.  It was an oversight, but it still conforms.  Mr. Lantelme noted that from an engineering standpoint, that 
is all he has.  Councilwoman Tsigounis asked that he was just requesting a waiver of not having on the plan the 
survey of the properties within 200 feet, but they have all been noticed.  Mr. Schuster noted that it is not 
uncommon for the engineer to ask to have them waive that in a situation like that.  It is something that we typically 
waive and it is not unusual.  Mr. Ulshoefer asked if the notices went out a second time.  Mr. Schuster stated that 
they did.  Mr. Ludwig noted that he didn’t get all the green cards back and Mr. Schuster stated that he doesn’t 
need to.   
 
Mayor Romeo opened the meeting to the public.  Mr. John Buchak, 111 Westervelt Place, Cresskill, wished to be 
heard and was sworn in by Mr. Schuster.  Mr. Buchak wanted to make sure that what he was understanding is 
that the side yard set backs are 15 feet on each side.  Mr. Ludwig stated that that is correct.  And combined they 
are 30 feet.  Mr. Buchak asked why if the required side yards are 15 feet required, the combined required is 35 
feet.  Mayor explained that that is what the ordinance is.  Mr. Buchak didn’t understand because the minimum 
side yard is 15 feet on each and combined that is only 30 feet, why is the ordinance 35 feet.  Mayor Romeo 
explained that that is what we do to ensure that there is enough space, but you are allowed to come in for a 
variance.  Mr. Schuster explained that the individual side yards are conforming but the aggregate is not.  Mr. 
Buchak said that 15 feet on each side is fine then.   
 
Mayor Romeo closed the public portion of the meeting.   
 
Mr. Ludwig called Ms. Stephanie Pantale, 70K Chestnut Ridge Road, Montvale, NJ, who was sworn in by Mr. 
Schuster.  Ms. Pantale is the architect and has appeared before this Board and the Zoning Board before and was 
accepted as an expert architect.  Ms. Pantale is familiar with the plan and distributed the revised plan which 
includes the clarification of the FAR.  Ms. Pantale noted that basically the house was reduced by five feet across 
the front to conform to the side setbacks.  As you look at the house, you have a porch with a covered roof in the 
front and a little shed roof over the garage to break up the elevation so it is not so massive.  The garage and the 
second floor are on the same plane.  On the previous plan, the second floor was set back.  Mayor Romeo asked if 
it was a porch you could sit on.  Ms. Pantale said it was about six feet.   Everything got longer and narrower by 
shrinking it five feet.  They pulled the dinette and dining room back.  The family room opens to a patio.   
 
Mr. Schuster asked how the square footage of this house compares to the square footage of the previous house.  
Ms. Pantale noted that it is about the same.  Mr. Azzolina stated that the square footage on the original house 
was 3,080 square feet and this plan is 3,076 square feet.  As the architect indicated, the reconfigured the space 
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so they are using more of the second floor on this plan as opposed to the first plan.  If you recall, they were not 
occupying the entire space over the garage, on this plan they do.  That is why the square footages are 
approximately the same.   
 
Ms. Pantale stated that on the second floor they still have four bedrooms, a master with a very small balcony and 
a master bath, two more bedrooms with a common bath and a princess suite, very modest closets and modest 
rooms. 
 
Mr. Schuster stated that just for the record, they are going to incorporate all the testimony of the positive and 
negative criteria from the prior hearing to today’s hearing.  Mr. Ludwig agreed.  Mr. Ludwig stated that he thinks 
they have answered the Board’s questions and the concerns regarding the number of variances and they tried to 
accommodate those concerns by reducing the number of variances.  They only have one, the combined side 
yard, but they meet the individual side yards.  Councilwoman Tsigounis commended them on that.  The height is 
under 28 feet.   
 
Mr. Morgan made a motion to approve seconded by Mr. Ulshoefer.  On Roll Call:  Mayor Romeo, Councilwoman 
Tsigounis, Ms. Bauer, Mr. Morgan, Mr. Ulshoefer and Mr. Moss all voted yes.  Motion approved.   
 

**** 
 

Old Business 
 
None. 
 

**** 
 
 

New Business 
 
None. 
 

**** 
 

Other Business 
 
None. 
 

**** 
 
Motion was made by Mr. Morgan to adjourn the meeting at 8:07 PM, seconded by Mrs. Schultz.  All present were 
in favor.  Motion approved. 

 
**** 

 
The next four regular Planning Board meetings are scheduled for June 9, June 23, July 14, and July 28, 2015, at 
7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
 
Carolyn M. Petillo 
Recording Secretary 


