
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

JULY 14, 2015 
 
 
Mr. Morgan opened the meeting at 7:38 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. Durakis made a motion to approve the minutes of the June 23, 2015, meeting. The motion was seconded by 
Mrs. Schultz.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated June 23, 2015, sending a 
representative of the Madison Plaza, 6 and 10 Madison Avenue, to this Board for approval.  They are proposing 
to install a double faced sign displaying the eight commercial tenants with an illuminated rigid LED bar.  No one 
was present. 
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated June 25, 2015, sending Mr. Sokol 
Lumaj, as well as the architect, Raul Mederos, to this Board for approval.  They would like to construct a new 
single-family home at 322 Concord Street.  Application #1466 was received on July 10, 2015.  They will require 
a building coverage variance.  Where they are allowed 20%, they are proposing 21.84%, requiring a 1.84% 
variance.  They also require two technical variances for lot area and lot frontage.  They are seeking these 
variances and any others that the Board deems necessary.    
 
Copy of letter from Mr. Paul Azzolina to Mr. Kevin Moore, Rockland Electric Company, dated July 2, 2015, in 
regards to the Park Avenue & Morningside Avenue major subdivision.  The letter states that with respect to this 
subdivision and in furtherance of his recent telephone conversation with Rockland Electric, enclosed for his 
information and use is a copy of the document entitled:  “Residential Site Improvement Standard Request For 
De Minimis Exception, Block 165, Lot 1.01 Borough of Cresskill (Job #2614) Prepared on: June 18, 2015, 
Prepared For 15 Wakelee Drive Corp., 172 South Washington Avenue, Bergenfield, New Jersey, 07621,” as 
prepared by Michael J. Hubschman, P.C. of Bergenfield, New Jersey. 
 
As stated in this document, the Applicant has requested that the Cresskill Planning Board consider its request to 
permit the installation of aerial electric, telephone and cable television service connections for each of the 3 
homes that front on Park Avenue (i.e., No. 121, 123, and 125), as opposed to providing underground utility 
service connections to these dwellings, as is depicted on the previously approved Preliminary Major Subdivision 
Plat.  Utility service connections to the 2 (two) other building lots located along Morningside Avenue shall remain 
as underground services. 
 
Mr. Azzolina explained that Rockland Electric needed something in writing so he was just memorializing what 
the Board approved at the last meeting.  It is his understanding that a resolution is going to be prepared and 
once that is prepared, he will forward that to Rockland Electric as well.  
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Voucher from Mr. Steven V. Schuster for services rendered relative to the Cresskill Planning Board for the 
month of October 2014 in the amount of $1,589.28.  Mrs. Schultz made a motion to approve, seconded by Mr. 
Calder.  All present were in favor.  Motion approved.  
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated May 26, 2015, sending Dr. Anna D. 
Lee to this Board for approval.  She would like to utilize a portion of her home as a professional office at 46 
Center Street.  She is an aesthetics/pain doctor.  The ordinance states she can utilize 50% of one floor for 
professional use.  She plans on attending the July 28th meeting. 
 
Application for Soil Erosion and Sediment Control Plan Certification for 98 Heatherhill Road, Frank DeCarlo, 
Application #1465.  File. 
 

**** 
 

Subdivision Committee 
 
Councilwoman Tsigounis noted that a revised application was received for 98 Heatherhill Road, Application 
#1465, Frank DeCarlo, dated July 14, 2015.  Mr. DeCarlo believes that the revisions were done per Mr. 
Azzolina’s request.  Mr. Azzolina stated that he received the revised plans via e-mail.  There was some back 
and forth with Mr. DeCarlo’s engineer.  Basically the plans have been revised in accordance with the comments 
that he offered verbally at the last meeting, such as adding a generator to accommodate the trench drain for the 
garage under design, a couple offsets reflecting the cantilever at the rear of the house.  All the other revisions 
are minor and technical in nature.  He would recommend that the plans, revised July 3, 2015, be approved by 
the Board and signed.  The primary revision is the addition of the generator.  The other revisions are minor in 
nature.  
 
Mayor Romeo asked if it had a garage underneath like the house across the street.  Mr. DeCarlo noted that it is 
exactly like that.  Mr. Ulshoefer asked if it had a battery back-up for the generator.  Mr. DeCarlo stated that the 
generator was the back-up for the whole house.  Mrs. Schultz made a motion to approve, seconded by Mr. 
Ulshoefer.  All present were in favor.  Motion approved.  Two copies of the plan were signed with an approval 
memo.  One copy to the Building Department, one copy to the file.  
 
Councilwoman Tsigounis stated that we received a new application for 322 Concord Street, Application #1466, 
Lumaj Builders, received on July 10, 2015.  

 
**** 

 
Report from the Borough Engineer’s Office 

 
Mr. Azzolina stated that he received an advance copy of the plans for Application #1466, 322 Concord Street.  
He hasn’t had the opportunity to review the plans.  He did visit the site to get a feel for it.  They are requiring a 
variance based on the engineer’s analysis but he has not done his analysis yet.  He assumes that they are 
correct in the variance required for building coverage.  There may be others that he doesn’t know of.  Mr. Raul 
Mederos, the architect, was present.  Mr. Mederos noted that it was a unique lot and has a decent slope and 
that is kind of rare in Cresskill on this side of town.  They do have a walkout basement because it naturally 
grades that way.  One of the difficulties they had is that usually on the first floor at the back of the house where 
the family is usually spending time in the kitchen and family room you have a connection to the rear yard and 
because of the drop they don’t have that connection.  They are creating a raised deck on the right side of the 
property so in the kitchen you do have a walk out onto the deck.  The variance is a building variance and it 
primarily has to do with the fact that they need the additional coverage for the raised deck.  Technically the 
raised deck counts the same way a two-story house would.  Technically it does kick it over, although the shape 
of the house itself does conform to the building coverage.  It is a small percent at 1.8% and it all has to do with 
fact that they are trying to incorporate this deck into the first floor.   
 
The two technical variances are due to the lot being narrower than what is allowed and because it is narrower it 
is also an undersized lot.  Mr. Azzolina noted that the lot is 9,651 square feet where 10,000 is required and the 
frontage is 95.11 where 100 feet is required in the zone.  Mr. Mederos has indicated that those are existing, 
non-conformities.  Mr. Mederos stated that they are working with those existing, non-conformities and 
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conforming in terms of FAR and impervious and if wasn’t for the raise deck, the building itself would also 
conform to building coverage.  Mayor Romeo asked how much backyard he has.  Mr. Azzolina noted that it is 
very steep in the backyard right now.  The plan seems to moderate the slope.  Mayor Romeo stated that the 
lower end of this property has to be 20-25 feet down.  Mr. Azzolina noted that it does but the way the height is 
calculated in our code is based on the proposed elevation of the two front corners which is at elevation 150 as 
compared to the elevation of 137 at the rear of the property. 
 
Mr. Vieni stated that a Public Hearing will be required.  Mr. Mederos was asked if he could make it in time for the 
July 28 meeting.  Mr. Mederos said he could.  Mr. Azzolina will look at the drainage.  He is showing a single 
1,000 gallon seepage pit to control the roof run-off.  That is the majority of the runoff.  The driveway is going to 
pitch towards Concord Street.  Otherwise you are looking at a vegetative cover which is pretty much as the 
existing condition.  It will actually be better because the existing downspouts drain to the land and then downhill 
and the new dwelling will drain to a seepage pit.  This is an improvement over the existing condition.  Perhaps it 
can be even further modified to provide a more level backyard with a retaining wall which they are not showing 
any new retaining wall, but that is something he would discuss with the applicant’s engineer.  He doesn’t see 
this plan making it any worse.   
 
Mr. Morgan made a motion to schedule the Public Hearing for July 28, seconded by Mr. Calder.  All present 
were in favor.  Motion approved.  The applicant was present and is aware of the Public Hearing date.   
 

**** 
 

Old Business 
 
None. 
 

**** 
 

New Business 
 
None. 
 

**** 
 

Other Business 
 
None. 
 

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

 
**** 

 
The next four regular Planning Board meetings are scheduled for July 28, August 11, August 25, and 
September 8, 2015, at 7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
 
Carolyn M. Petillo 
Recording Secretary 


