
MINUTES 
 

CRESSKILL PLANNING BOARD 
 

September 27, 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 September 13, 2011, meeting. The motion was 
seconded by Mrs. Schultz.  All present were in favor of the motion.  Motion approved. 
 

**** 
 

Correspondence 
 
Thank you note from Dave Mozur thanking the Board for their generosity.  File. 
 
The New Jersey Planner from the New Jersey Planning Officials. Copy to Mr. Schuster.  File. 
 
Notice from the New Jersey State League of Municipalities regarding S-2887, Exempts certain wind 
turbines from local review.  File. 
 
Notice from the New Jersey Association of Planning and Zoning Administrators regarding the Luncheon 
and Education Meeting to be held on Wednesday, November 16, 2011 during the New Jersey State 
League of Municipalities Conference.  File. 
 
Voucher from Mr. Steven V. Schuster for services rendered relative to the Cresskill Planning Board for the 
month of August 2011 in the amount of $2,043.58.  Motion by Mr. Vieni to approve, seconded by Mrs. 
Schultz.  All present were in favor.  Motion approved. 
 
Letter from the State of New Jersey Department of Environmental Protection regarding Application 
#1412, 265 Piermont Road.  The Letter of Interpretation from the Division of Land Use Regulation 
indicates the presence or absence of freshwater wetlands and waters on the referenced property.  Based 
upon the information submitted and upon a site inspection conducted by the staff of the Department on 
August 23, 2011, the Division of Land Use Regulation has determined that freshwater wetlands and 
waters are not present on the referenced property.  In addition, the Department has determined that no 
part of the above referenced property occurs within a transition area or buffer as designated in N.J.A.C. 
7:7A-2.5(d) and (e).  Please note that Cresskill Brook is classified as a Category One waterway.  Under 
the Flood Hazard Area Control act Rules, N.J.A.C. 7:13, this stream may require a 300-foot riparian zone, 
which may affect the subject site.  This determination does not affect the owner’s responsibility to obtain 
any State, Federal, county or municipal permits which may be required.   
 
Mr. Azzolina noted that he is within 300 feet of the brook so he will need a flood hazard area permit in 
order to develop the site.  There was a house on the property so there is certain construction that can 
take place.  You are not supposed to cut down any trees on the property, but he notes that trees have 
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already been removed from the property so he may have some DEP issues, but in order to access the 
site you have to pass through the flood plain because as everybody knows, Piermont Road goes under 
water.  The front of the property and the rear of the property are in the flood hazard area so he will most 
likely need an individual permit to develop the site.  Mr. Vivat was not present.  Mr. Azzolina stated the he 
has spoken to his engineer about this matter.  The only concern that he has is how does the Board wants 
to approach this application.  Does the Board want to have him have his DEP permits in hand first before 
pursuing the site plan application, or it can be handled the other way. 
 
Mayor Romeo asked what happens if they don’t give it.  Mr. Madaio is the attorney and he is pushing for 
this to be heard in an expedited fashion.  Mr. Azzolina told him that the first thing that needs to be done is 
a completeness determination on the plan which they only received the end of last week.  He told him he 
would have the determination for the Board at the next meeting.  The major issue on the application is the 
DEP issue.  Mayor Romeo told Mr. Schuster to call Mr. Madaio and tell him that we want the DEP 
approvals first.  Mr. Schuster noted that technically if he wants to file an application without the DEP 
approvals he can, but he will tell him he should probably hold off.   
 
Mr. Galdi asked if they did test holes.  Mr. Azzolina noted that they did not.  Mr. Galdi stated that test 
holes on this property are very important.  Mr. Azzolina noted that the LOI stated that there are no 
wetlands.  It is wet on the back of the property because basically there is an embankment created by the 
railroad tracks which effects the elevation of the property.  It causes a trough and the water runs down.  
Mr. Azzolina stated that it builds up and he is not sure if it flows north or south from that location.  The 
brook is actually south of the location but there is another property in between.  Mayor Romeo said that if 
the DEP says you have to have that permit, then he has to get it and then he can come in.  Mr. Azzolina 
said that they are aware of that but for whatever reason they have not pursued that permit.  They pursued 
the LOI, but that to him is the least of their permit problems.  Mr. Schuster will call Mr. Madaio. 
 
Letter from Jacobs and Bell dated September 22, 2011, regarding 388 11th Street, Cresskill.  Mr. Allen 
Bell was present.  The letter states what was delivered to the Borough Hall for the application.  
Councilwoman Tsigounis introduced Application #1416M, 388 11th Street, Peter and Nancy Radovich.  
Mr. Frank DeCarlo is going to develop the property. 
 
Mr. Bell noted that what his client is proposing to do, as noted on the plan, is divide the property into two 
equally sized lots with houses that will front on 11th Street.  They will have, by the time they have the 
hearing, elevations of what the houses will look like.  He presented a rough sketch of the houses.  The 
primary issue, as they see it, is they know that there is a drainage situation on 11th Street.  What they are 
proposing to do, and they will talk about it in greater detail at the hearing, is they are proposing to work 
with the town to create a way of removing that water to get it over to 12th Street through Lexington.  On 
the second page is the proposal.  They know that the town was working on this previously and they want 
to work with the town and are willing to share in the responsibility to get this done.   
 
What their engineer is recommending is a pipe that would run from the existing seepage pit on 11th up to 
Lexington and down Lexington to 12th.  Mayor Romeo asked if the grade was enough there.  Mr. Azzolina 
noted that the plan says that there is but he hasn’t had a chance to check it.  Mr. Bell noted that if they 
could accomplish this, it would be an improvement for the area.  It will alleviate a severe drainage 
condition in the area and he thinks it would be an improvement for that particular area and a benefit for 
the town.  Mayor Romeo asked if there was any other way to go except that way.  The only other way is 
through the church property and that might take a while.  Mr. Azzolina did a quick field check and there 
are a network of pipes as shown on the plans going towards a manhole in the center of 12th and 
Lexington and from that point there is an 18” concrete pipe that heads in a northerly direction, makes a 
90° turn at the other houses that Mr. DeCarlo built down on 12th Street, continues through an easement 
and then he believes it makes a left turn and hits Grant at some point in time and goes down to the brook.  
An 18” pipe should have sufficient capacity to handle additional flow and is one thing that he has to 
determine.  He hasn’t had the opportunity to review the plans, but they have to check the pipe capacities 
to make sure they are not overloading them.  Mr. Galdi noted that if the topography is right, then the 18” 
should be good.  
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Mayor Romeo noted that this is a real sore spot there with flooding so this would be good if they can do 
this.  Mr. DeCarlo noted that the garages are going to be on grade with traditional looking homes.  The 
lots are going to be 79.1 feet wide.  There are 60 and 70 foot lots on that street.  Mr. Bell believes that the 
houses will be attractive and will fit on the lots.  There are three variances.  Two variances on both lots 
are functions of the size of the lots, which are area and frontage.  On one of the lots they will need a side 
yard variance.  Those are the only variances.  FAR is in compliance. They would like to get before the 
Board as soon as possible.  He can send out the notices as soon as he is clear to go.   
 
Mr. Azzolina noted that he received the plans at the end of last week and he will have a completeness 
determination by the next meeting.  At that time, if complete, they can schedule the public hearing.  Mayor 
Romeo asked if we could shoot for October 25 for the Public Hearing.  Mr. Azzolina noted that that would 
be realistic assuming that there are no surprises during the review, but he doesn’t anticipate anything.  
Mr. Bell stated that he will work with the engineer.  Assuming that they are deemed complete, he will send 
out his notices for October 25.  
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, dated September 21, 2011, 
sending Amy and Chris Miller, owners of Maxfit, Inc. to this Board for approval.  They would like to open 
up two studios at 15 Broadway.  One will be a personal training studio in room 208 (upstairs) and one will 
be a cycling studio downstairs.  They also will need approval for new signage with the business name.  
Amy and Chris Miller were present.   
 
Mr. Miller noted that upstairs is going to be a personal training studio and downstairs will be a cycling 
studio for spinning classes.  Both rooms are about 800 square feet each.  They don’t have locker rooms.  
People come with their own towel and stuff and when they are done they go home.  They don’t serve 
health drinks or anything like that.  They want 31 bikes downstairs and upstairs they will have equipment 
like a few machines and balls and bands and dumbbells.  They plan on having the two of them and 
maybe two or three other people working.  Mr. Vieni asked about the weight of the machines.  Mr. Miller 
was told they do not have to be concerned with that.  They are reinforcing the walls for sound.  He usually 
gets there around 4:30-5:00 AM.  People come in around 5:00.  Most of what they do is really done by 
noon but they will remain open until probably 6:00 or 7:00 PM.  They have a bathroom downstairs in the 
spin room.  Upstairs there is a common bathroom, one men’s room and one women’s room.   
 
Mr. Galdi requests that the Health Department make a review.  Mr. Galdi made a motion to approve, 
subject to the Health Department reviewing it.  Mrs. Schultz seconded the motion.  Mr. Vieni noted that 
they also need approval for signage.  Mr. Schuster stated that there is already space for signage.  They 
would like to put signage in the window.  Mr. Miller noted that they have their own logo that they would 
like to put in the window.  Mr. Schuster noted that if it is the same size as what is there, he is OK with that.  
Mayor Romeo stated that they can fill in the strip sign that is already there and some sort of 2 x 2 or 3 x 3 
sign in the window should be OK.  All present were in favor of the motion.  Motion approved.  Letter to 
Amy & Chris Miller and WMGK, LLC (building owner) stating the Board’s approval, with copies to the 
Building Department and Ms. Barbara Nasuto. 
 
Letter of Introduction from Mr. Edward M. Rossi, Construction Official, sending Ms. Sadhna Babani to this 
Board for approval.  She would like to open a retail flower shop, called Monsoon Flowers, LLC, at 15 
Broadway, Unit #1.  She will offer delivery and be open seven days a week.  She plans on doing event 
flowers and to sell home-goods, mostly tabletop.  She also understands the blue law regarding the sale of 
home-goods on Sunday and that flowers are exempt from this law.  She also needs approval for new 
signage with the business name.  Ms. Babani was present.  She will be on the first floor.  Ms. Bauer 
asked if she was going to have plants too or just flowers.  Ms. Babani noted that she may have a couple 
of potted plants but they will be jasmine, gardenias or maybe more flowering plants as opposed to cactus 
or that type of thing.  She sells arrangements mostly or if people want to come in for loose flowers they 
can.  She will be offering home-goods so they will be having some containers as well.  She is not crazy 
about dried flowers.  She likes living, fresh flowers.  People can come in and buy flowers, or order flowers 
for people in the area and if somebody is having a special occasion and would like to get some 
arrangements done, they can do that as well.  They have a refrigerator.  They have 990 square feet and 
some basement space.   
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Ms. Babani will have about two or three people working there are any given time.  The sign will be the 
same as what is there now with her new business.  She would like to put her logo on the window.  Mayor 
Romeo told her she can have it 2 ½ x 2 ½ or 3 x 3 on the window.  She will probably have it painted on 
the glass.  Mr. Galdi advised that she bring in her ideas before she has it done just to make sure it is OK 
before she spends the money.  Ms. Babani was OK with that.  Mr. Galdi made a motion to approve, 
seconded by Mrs. Schultz.  All present were in favor.  Motion approved.  Letter of approval sent to Ms. 
Babani with copies to WMGK, LLC (building owner), the Building Department and Ms. Barbara Nasuto. 
 

**** 
 

Subdivision Committee 
 
Councilwoman Tsigounis reported that there was one more new application received.  Application #1414, 
158 Truman Drive, Ms. Abigail Alvarez, was received on September 19, 2011.  It is currently under 
review. 
 

**** 
 

Other Business 
 
Mr. Nathan Kipperman was present.  He informed the Board that he presented his plan more than three 
months ago and is still waiting for the permit.  The problem is that he doesn’t exactly know where the 
problem is.  He tried to make some phone calls earlier, a few weeks ago, and he was told that he can’t 
speak to the attorney, it is a conflict of interest, his attorney has to represent him.  He is trying to find out 
what is going on.  Mayor Romeo stated that he spoke with his attorney today.  Mr. Kipperman stated that 
he is trying to find out where he stands.  Currently he received an invoice in July that the plans were 
reviewed for 28 ½ hours.  Currently they went back to his engineer, then it fell between the cracks for two 
months.  Then suddenly after starting to call him again, hiring an attorney to represent him, who sends 
him bills of thousands of dollars, finally he met with his engineer again and he told him that everything 
was on the plan, but they didn’t see it.  Now for the last few weeks he is making phone calls and 
everybody is telling him that they just got the plans.  It is getting into the winter and he would like to get 
the foundation in.  He is here to find out when he is going to get his permit.  He doesn’t know who to ask 
anymore. 
 
Mr. Azzolina stated that if he had called him, he would have spoken to him but he didn’t, his wife did.  Mr. 
Kipperman noted that his wife called and spoke to a guy named Jason.  Today Jason wasn’t there.  When 
she spoke to him he said he just received them and he was going to look at them.  Mr. Kipperman noted 
that he is trying to do something incredibly nice in Cresskill.  When he came in the first time, he was told 
that this town is very friendly towards business, you work quickly and you expedite it.  He did everything 
according to the book.  He hired Hubschman who he was told was the biggest company and they do it 
fast.  He needed an attorney so he hired an attorney.  He is being told don’t call the Borough Engineer 
because he takes his time and don’t upset him. 
 
Mr. Azzolina stated that he doesn’t know where that is coming from.  All he knows is that they did a letter 
at the end of July which reported directly to the Board.  It had an appendix that had 20 to 30 items that 
were deficient with the plan.  Then it goes back to the applicant’s engineer and the ball is in his court.  
However long it took him to respond to those comments is beyond his control.  He submitted them for the 
first time about maybe three weeks ago.  They reviewed them in a week.  The engineer tells him that he 
did some of the things on the list but not all of the things on the list.  He looked at the things that were 
missing and they were big enough to warrant him going back to them.  Rather than writing letters and 
taking time, he had his engineer call up Mr. Hubschman’s engineer that is working on the project and tell 
him that they were missing X, Y, and Z, which supposedly that information was added to the plan, which 
he received revised plans maybe this past Monday, or perhaps Thursday or Friday of last week.  He got 
those plans within the last two or three days.  Mr. Azzolina stated that Mr. Kipperman is currently waiting 
for a Developer’s Agreement which is going to have a binding requirement attached to that which he can 
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only prepare once the plans are final.  If these revisions are proper, then he will be able to sign off on the 
plans, prepare an estimate for the Mayor and Council to consider at next Wednesday’s meeting.  Once all 
of those things are in place and the bonds are posted, then he will be able to build.  He recognized that 
winter is coming, but Mr. Kipperman has more than enough time to get a foundation in the ground. 
 
Mr. Kipperman wanted to make a point.  He understands what Mr. Azzolina is saying.  He is missing a 
period of two months, where according to Mr. Azzolina, Hubschman’s professional office, with many 
people working there, and according to him he just received them a short time ago, because he wouldn’t 
sit on something for two months.  Mr. Azzolina stated that he did and it is clear that his report is dated 
what it is and when the plans are resubmitted, which is about two months later.  That is beyond his 
control.  He doesn’t chase engineers asking them to resubmit.  Mr. Kipperman wanted to make a point 
that it comes down to the amount of the estimate of the job, how much it is in order to prove the bond.  At 
this point, he doesn’t care anymore.  It doesn’t make a big difference to him if the cost of the job is going 
to be an extra $10,000 or $20,000 and he has to pay the extra 10% of that.  Whatever it is, it is.  What he 
is trying to say is that he didn’t buy the space, he is renting it.  He is going to put in that space hundreds 
of thousands of dollars.  He is doing it because he is nuts and he likes doing it.  He just finished Mom’s 
Cooking and it is a museum.  This is what he does and he likes doing it.   
 
Mayor Romeo stated that the delay is somewhere between Mr. Hubschman and here.  It was a delay on 
Mr. Hubschman’s part to get it back here.  Mr. Azzolina stated that the plans have recently been sent to 
his office.  He will look at them within the next day or so.  The next milestone is the Council meeting next 
Wednesday at which time he will present a schedule of the improvements, which gets attached to the 
Developer’s Agreement.  If the Mayor and Council sign off on the Developer’s Agreement, they should be 
good to go next week.  Mr. Kipperman said that he is assuming that corrections that Mr. Hubschman 
made on the plan are correct and that at this point everything is fine.  Mr. Azzolina noted that if it is a 
problem, he will contact Mr. Hubschman.  
 
Mr. Vieni introduced the Resolution for Application #1410, 28 Beechwood Road, Refined Homes LLC, 
seconded by Mr. Laurita.  On Roll Call:  Mayor Romeo, Councilwoman Tsigounis, Mr. Vaccaro, Ms. 
Bauer, Mr. Vieni, Mr. Laurita and Mrs. Schultz all voted yes.  Resolution approved.  The original resolution 
shall become a permanent part of these minutes.  
 

**** 
 

Report from the Borough Engineer’s Office 
 
Mr. Azzolina distributed a memo from the last meeting regarding Application #1408, 16 Emerson Street, 
Mr. Marty Lucibello.  He basically revised the plans and we determined that the plans were substantially 
complete at that time, but they are missing certain items which are enumerated in the memo.  His 
engineer has had this since September 6 and he is still waiting for revised plans.  He spoke to their 
engineer last week and he is working on the revisions.   
 
Mr. Azzolina distributed another memo regarding Application #1414, 33 Crest Drive North, Parvis 
Roubeni.  Max Parangi was the architect here on their behalf.  He submitted additional information to him 
which does not comply with the requirements of the ordinance for site plan.  He prepared a listing of the 
items that were missing from the plan.  This was e-mailed to Mr. Parangi on September 21, 2011. 
 

**** 
 

Old Business 
 
Mayor Romeo noted that the lights are going on the soccer field on October 10, 2011.   
 

**** 
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New Business 
 
None. 
 

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

**** 
 

Motion was made by Mrs. Schultz to adjourn the meeting at 8:32 PM, seconded by Mr. Laurita.  All 
present were in favor.  Motion approved. 

 
**** 

 
The next four regular Planning Board meetings are scheduled for October 11, October 25, November 8, 
and November 22, 2011 at 7:30 PM in the Borough Hall.    
 
Respectfully submitted, 
 
 
 
 
Carolyn M. Petillo 
Recording Secretary 
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