
   LAND USE BOARD 
BOROUGH OF ALLENDALE 

500 West Crescent Avenue 
Allendale, New Jersey 07401 

 
 

A Special Meeting of the Allendale Land Use Board was held in the Council Chambers in the 
Allendale Municipal Building, 500 West Crescent Avenue, 2nd Floor, Allendale, New Jersey 
07401 on June 20, 2018.  The meeting was called to order at 7:43 pm by Chairman Quinn who 
read the Open Public Meetings Act statement and stated the requirements had been satisfied.   
 
Chairman Quinn led those present in a salute to the flag.   
 
ROLL CALL: 
The following members answered roll call:  

Board member Bergen            Vice Chairman Sirico   
Secretary Daloisio   Mayor White  
Board member Davis     Chairman Quinn 
Board member Kistner  Alternate Kearl 
Board member O’Toole   
Councilman Sasso      

      
 
ABSENT:  Alternate Lovisolo 
 
The following individuals were also present: 

Board Attorney Christopher C. Botta, Esq. 
Board Engineer Michael Vreeland  

 Borough/Board Planner Ed Snieckus 
Deputy Municipal Clerk Michelle Ryan 
 

APPROVAL OF MINUTES: 
 
Motion by Mayor White second by Vice Chairman Sirico that the Minutes of April 18, 2018 
Regular Land Use Board Meeting were approved.  There was no discussion. 
 
On a roll call, the vote was recorded as follows: 

Board Member Bergen - aye  Vice Chairman Sirico - aye 
Secretary Daloisio - aye  Mayor White - aye 

 Board Member O’Toole - aye  Chairman Quinn - aye 
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Motion by Mayor White, second by Vice Chairman Sirico that the Minutes of May 16, 2018 
Special Joint Work Session of the Mayor & Council and Land Use Board Meeting were 
approved.  There was no discussion. 
 
On a roll call, the vote was recorded as follows: 

Board Member Bergen - aye  Councilman Sasso – aye 
Board Member Davis - aye  Vice Chairman Sirico - aye 
Board Member Kistner - aye  Mayor White - aye 
Board Member O’Toole - aye  Chairman Quinn - aye 
   
  

Chairman Quinn stated that the Minutes from the May 16, 2018 meeting will be voted on at the 
July 18, 2018 Meeting.   
 
RESOLUTIONS:  
 

A.  LUB 18-15:  Resolution of Approval  
Application File No:  LUB 2018-02  
Applicant:  Control Associates, Inc.  
Address:  20 Commerce Drive, Allendale, New Jersey 07401   
Block: 601   Lot: 3.01  
Application:  Preliminary & Final Site Plan Approval  
                 Variance Relief  
      Waiver of Site Plan Details 
 

A Motion was made by Mayor White, second by Board Member Kistner to approve the 
Resolution for Variance relief LUB 18-15.    
 
On a roll call, the vote on Resolution LUB 18-15 was recorded as follows:  
Board Member Bergen - aye                   Councilman Sasso - aye 
Board Member Davis - aye       Vice Chairman Sirico - aye 
Board Member Kistner - aye                   Mayor White - aye 
Board Member O’Toole - aye                 Chairman Quinn - aye 

 
  

B. LUB 18-16:  Resolution of Approval  
Application File No:  LUB 2018-04  
Applicant:  Michael & Linda Deki  
Address:  26 George Street, Allendale, New Jersey 07401  
Block:  1604   Lot:  24  
Application:  Variance – Minimum Lot Area (270-57E)  
       Variance – Minimum Lot Width (270-57F)  
       Variance – Minimum Side Yard (270-64C)  
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        Variance – Maximum Floor Area (270-63A)  
       Variance – Maximum Front Yard Setback (270-57B)  
       Variance - Maximum Rear Yard Setback (270-57D)  

 
A Motion was by Board Member Davis, second by Board Member Kistner to approve the 
Resolution for Variance relief LUB 18-16.     
 
On a roll call, the vote on Resolution LUB 18-16 was recorded as follows:  
Board Member Bergen - aye                  Vice Chairman Sirico - aye 
Board Member Davis - aye      Chairman Quinn - aye 
Board Member Kistner - aye       
Board Member O’Toole - aye      
 
 
CORRESPONDENCE: 
Biscayne Generator Project  
Mr. Botta stated that Police Officer Michael Dillon is here tonight.  This matter relates to a 
generator being placed on a water tank which is located in the Borough of Ramsey.  Ramsey has 
asked Allendale to look at it since it is Allendale’s property in the Borough of Ramsey.  This is a 
courtesy review. 
   
Officer Dillon stated that this is an important capital matter.  A small natural gas emergency 
generator is required at the Biscayne water tank, one of Allendale’s Police radio sites.  Since the 
lot is actually in the Borough of Ramsey, he was advised by the Ramsey Borough Hall that the 
generator proposal needed to go to the Land Use Board to allow the Ramsey Zoning Board to 
review the application.  In your packets are various site photos and specifics.  The first photo is 
the generator pad which will be placed on stone.  The second photo shows the location of the pad 
relative to the property boundaries.  This is a large property and there is a large water tank 
elevated off the ground.  The generator is smaller than what is currently there.  On the right is a 
generator shed that is to be removed.  This location is completely surrounded by Ramsey 
properties, there’s no Allendale properties that are adjoining. The specifications are also included 
for the generator.  The new generator is 9 kilowatts, it is a household generator, and it only 
controls various computer components for the radio system.  It is on site but it is not installed.  
The next photo is the current gasoline generator and small shed to be removed and relocated to 
the Public Works Department.  
 
Chairman Quinn stated you are replacing a gas generator with a natural gas one. 
 
Officer Dillon stated the natural gas line is there, this is for the hook up which will be done by a 
licensed plumber.  
 
Mr. Botta stated we need to have the Board pass a voice vote and I will communicate by letter to 
the Ramsey Police Department that it’s been reviewed and the Allendale Land Use Board has no 
objection to you moving forward with your formal application in Ramsey.   
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On a roll call, all members present voted in favor of the application.   
 
Councilman Sasso stated that at this time the Mayor and I will leave prior to the start of a 
variance relief matter.  One thing I’d like to bring up is the pop up store by the Acme, a 
fireworks store that will be there for a couple of weeks.  The State of New Jersey quietly last 
year permitted certain fireworks sales.  We got an application for a tent in the parking lot.  We 
told them they had to go before this Board, they then put in a zoning application for a store.  We 
were vocal about it and consulted our Borough Attorney and we were told that we cannot stop it.  
This is a permitted use by code and we reluctantly had to approve it.  It’s here temporarily and 
will go away after fireworks season ends.  Mayor White stated our Fire Inspector inspected the 
store and it met all the criteria that the state has outlined. We must move forward although it 
really is despicable that we had to allow this store to open.  Chairman Quinn thanked 
Councilman Sasso for the update. 
 
PUBLIC HEARING:   

A.  Application File No:  LUB 2018-03  
 Applicant:  Paul Grosso and Adriana Cifuentes  
 Address:  151 Park Avenue, Allendale, New Jersey  07401  
 Block:  1702    Lot:  16  

 Application:   
1. Appeal of Zoning Official’s March 2, 2018 Decision regarding  

Provisions of Section 270-14, Accessory Buildings A & B (1) of  
the Code of the Borough of Allendale  

2. Variance – Section 270-18, Garages in Residential Districts, of the  
Code of the Borough of Allendale   

 
Attorney:  Craig Bossong  
      Florio, Perrucci, Steinhardt & Cappelli, LLC  
       218 Route 17 North  
      Rochelle Park, NJ  07662  
 
Mr. Bossong stated there are two components to this.  The first is the decision by the Zoning officer to 
rescind a permit that was issued.  I believe this is the third time that these permits were pulled back or 
stop work orders were issued.  In the alternative it’s the variance request to basically seek a variance of 
your code which requires a property to have a garage.  The applicant submitted an application for a 
building permit to renovate the house at the premises in March of 2017.  They received a permit on that 
date and at the time there was no garage on the plans.  They were renovating the structure, the garage was 
being removed without dispute.  It was on the plans that there was not going to be a garage and the 
building permit was issued.  Construction began and about a month later a stop work order was issued on 
April 18, 2017 because of this issue.  Due to the stop work order, I reached out to the Building 
Department, they referred me to counsel for the Borough.  I spoke with Michael Nestor who was one of 
the Attorneys for the Borough (Zoning Board of Adjustment at that time) and we worked on an accessory 
structure for the property that would house a garage on the side of the home.  Everything was approved, 
the stop work order lifted, and construction resumed.   
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Revised plans were satisfactory to the Borough and Borough’s Counsel.  Subsequent to that, four  
months later, after the home was substantially completed, on August 7, 2017. the second stop order was  
issued indicating the plans that were approved were inadequate.  We don’t know why there was 
a secondary review in these four months however, we revisited this with counsel.  We revised the 
plans even more and in order to get my client into the premises, it was agreed that the plans 
would go forward and the accessory structure would be built within eight months of the letter 
that the plans were satisfactory.  Six months later brings us to the March 2, 2018 letter from the 
Construction Department again.  Once again we have no idea what precipitated a further review.  
My client was making plans to construct what was approved and the permits are now rescinded, 
for the third time.  The appeal is of that third rescission of the permits.  The Borough should 
permit us to proceed and build the structure.  In the alternative, we come to this Board to seek a 
variance to eliminate the requirements of the Borough.   
 
The Planner will go through the positive and negative criteria and the Board can make a decision 
one way or the other.   
 
Mr. Richard Preiss, Planner, was called as an expert.  Mr. Preiss was sworn in and his credentials 
accepted by Mr. Botta.   
 
Mr. Preiss stated that he reviewed the appropriateness of the variance request and that is for not 
providing a garage on the subject property, from a planning perspective.  He stated I reviewed 
some of the history, the plans, the related documents, I visited the site, looked at the surrounding 
area, looked at the Allendale Master Plan and Zoning Ordinance and the regulations relating to 
the A residential District where the property is located.  The lot is significantly undersized and 
narrow.  There are a number of houses in this area that don’t have garages, including the house 
that is adjacent to it.  There are three on the block on the same side of Park Avenue.  Those are 
145, 183 and 185 Park Avenue.  Also on the other side of Park Avenue as well.  Many people 
choose to park in their driveway, or in front of the house and not in the garage.  
 
Mr. Bossong stated the house that is immediately to the left of the applicant’s premises, that is a 
100 x 179 foot lot and it does not have a garage correct?  
 
Mr. Preiss responded that is correct, there is a driveway along the same side as the property but 
there is no garage on that property.   
 
Mr. Preiss stated in my opinion, a hardship variance, in this particular situation, is appropriate.  You’ve 
heard the history of the application from counsel.  The applicant relied on the Building Department, he 
followed the procedure for acquiring a building permit, the garage that was in the front of the home was 
removed and that was done without my client’s knowledge that in doing so that would be a violation of 
your zoning code. Even, I, as the Planner, I do reviews of Zoning Ordinances daily, I had difficulty 
finding the section relating to the requirement that garages be provided.  Had my client known, maybe he 
would not have chosen to go ahead with the renovation and remove the garage which has put him in this 
particular situation.  There is a driveway space provided that provides for two off street spaces.  Many of 
the homeowners in the neighborhood also park in the driveway even when there is a garage.  He’s not 
sure what the benefit would be by adding a garage.  You’re just adding additional paving, adding to the  
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storm water runoff, you’re adding to the building coverage on the lot, you’re removing an area of 
open space and there’s a substantial disruption to the rear yard.  Under the circumstances, due to  
the narrowness of the lot, this would be a hardship to add the garage.  I believe a C1 variance 
would be merited in this case.  
 
The lack of a garage does not appear to have any adverse impacts on the neighborhood since 
even with a garage, the applicant may choose to park in front and not even use the garage.  I 
looked at the 2017 Master Plan reexamination, this situation has not been identified as a 
problem.  The ordinance does not prohibit parking in the driveway and does not require that a 
garage only be used for the parking of vehicles, it can be used for other purposes.   
 
Chairman Quinn stated the homeowner knew there was a garage there when they bought the 
home, they renovated the home, and they took the garage out.  They received a permit to do so.  
Two months later the permit got revoked.  They were put on notice that they needed a garage.  
 
Mr. Preiss stated initially when the applicant applied for the permit he was not aware that a 
garage would be required.  Had he known, perhaps he wouldn’t have gone ahead with the 
renovation and taken the garage away.  Only when the renovation had begun was he notified and 
it became a necessity to have a garage.   
 
Chairman Quinn stated so the homeowner has no responsibility for knowing.   
 
Mr. Preiss responded I’m not indicating that.   
 
Chairman Quinn stated that’s what I’m hearing but that’s alright.  Our Building inspector made a 
bad initial decision, or he made an error.  I agree with that.    
 
Mr. Preiss stated this has created a hardship for my client and I believe that and the physical 
circumstances on the lot merit a hardship.   
 
Mr. Bossong stated this was then remedied with your counsel, an alternative design was 
approved, a building permit was reissued and the construction commenced.  Now, after 
construction is completely done the permits are being retroactively revoked.   
 
Mr. Botta stated, I think that the Board should focus on the testimony of the Planner with regard 
to the variance application.  Since the Planner just testified, it’s more appropriate for the Board to 
ask questions of the Planner relating to the variance.   
 
Chairman Quinn asked for questions from the Board.  
 
Exhibit A1 – Google street view of the preexisting structure.   
 
Alternate Kearl stated normally when we look at the plans, they show the existing and the 
proposed.  Wasn’t this shown on the plans?  
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Mr. Bossong responded there was a first floor plan and it showed the existing and then it showed 
the front door where the garage was.  
 
Alternate Kearl – Did it show the garage was being removed?  
 
Mr. Bossong – It didn’t say it was being demolished.  The proposed garage was going to go 
immediately to the right of the house, where the driveway is.  This would not have required a 
variance because it was considered an accessory structure and met all the setback requirements.   
 
Mr. Vreeland stated the interpretation is in the zoning officer’s letter dated March 2, 2018 where 
he stated it didn’t meet two specific requirements for accessory structures.  That would be 
subsection A and B.  
 
Mr. Botta stated the Board does not have the plan that was presented to the Zoning Officer that 
he based his interpretation on.  We have the March 2, 2018 letter but we don’t have the plans. 
 
Mr. Quinn stated the Board can only decide tonight the variance sought for not having a garage.   
 
Ed Snieckus stated he was never provided with a report from the Planner or a review letter.  
 
Mr. Preiss stated that if you look at the survey, on the right side of the house is the existing 
asphalt driveway, you’ll see towards the rear there is a patio, hot tub, and pond in the rear.  In 
order to provide a driveway and put the accessory structure with the required setback, it would 
require the accessory structure be placed behind the home and the driveway would have to be 
extended where part of the patio would be removed.  I don’t see the benefit to having a garage as 
there is no guarantee that one or both of the cars would park there.   
 
Chairman Quinn asked for comments from the public.   
 
Chris Greimel, 151 Park Avenue, Allendale, New Jersey stated the Planner indicated it was very 
difficult to find the language in the Ordinance about removing and replacing the garage.  It’s in 
the Zoning Ordinance, 270-18, entitled garages, driveways and parking.   
 
Mr. Preiss stated as a planner, when you look for compliance of a particular plan, you look at the 
zoning requirements, and the bulk requirements, this is a separate part of the ordinance.  The 
homeowner was relying on the Zoning Officer to point out any deficiencies.     
 
Todd Griffith, 103 Crescent Commons Court, Allendale, New Jersey stated Mr. Preiss, you 
testified that the house to the left has no garage.  Are you aware of when that house was built?  
 
Mr. Preiss responded no, I am not.  
 
Mr. Griffith stated, 145 Park Avenue was built in 1950.   
Mr. Preiss stated I was just indicating that it’s not uncommon for houses not to have a garage.   
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Mr. Griffith stated are you aware that you mentioned several times that there’s no real benefit to 
a garage because people don’t have to use them.  Are you aware that in Borough of Allendale if 
you had a car that required a repair that it would need to be in a garage?    
 
Mr. Preiss responded this application is not for this.  This is for a single family home where 
typically there are two vehicles.   
 
Alternate Kearl stated I find it hard to make a decision without the accessory structure 
information because you are claiming a hardship based on the start and stop of construction 
which was specifically regarding the garages or replacement of that garage.  I see this as an 
unfortunate compliance issue with an ordinance that exists.  I don’t see it as a hardship.  This 
would not benefit the community because many others would want to remove their garage.   
 
Mr. Vreeland stated we generally look at these types of applications, and the Planner mentioned, 
putting the garage in the back would increase the impervious coverage.  From an Engineering 
standpoint, I can’t dispute that, you have coverage requirements.  Looking at the survey it 
appears that there would be room on the side of the house to extend the garage.  The patio would 
be impacted.  The house to the right has a framed garage located towards the rear of the property.   
 
Chairman Quinn asked for comments from the public on the variance request.   
 
Chris Griemel, 157 Park Avenue, Allendale, New Jersey stated my property is approximately the 
same size as the applicant’s property. His surveyor has cheated him out of about 12 feet at the 
rear of his property.  In 1867, when these lots were subdivided, there was a drainage swale which 
was dedicated back to the properties.  There’s an error on the survey.  My house was built in the 
1890’s and I’m able to get a driveway there to a detached garage.  
 
Board Member Kistner stated he believes we should take a vote tonight.   
 
Chairman Quinn agreed.  
 
A Motion was made by Board Member Kistner, second by Board Member O’Toole to deny the 
application for Paul Grosso and Adriana Cifuentes, 1. Appeal of Zoning Official’s Decision 
regarding provisions of Section 270-14, Accessory Buildings A & B (1) of the Code of the 
Borough of Allendale.  2.  Variance – Section 270-18, Garages in Residential Districts, of the 
Code of the Borough of Allendale.       
 
On a roll call, the vote was recorded as follows:  
 
Board Member Bergen – abstain    Councilman Sasso - abstain  
Board Member Davis - aye                    Vice Chairman Sirico - aye 
Secretary Daloisio - aye      Mayor White – abstain  
Board Member Kistner - aye                  Chairman Quinn - aye  
Board Member O’Toole - aye          Alternate Kearl - aye 
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    B.  Application File No: LUB 2018-05 
          Applicant: Bank of America ATM Operations  
          Address: 22 Maple Street, Allendale, New Jersey 07401 
          Block: 1808      Lot:  2 
          Application:   

1.  Interpretation of Borough’s Zoning Ordinance pursuant to N.J.S.A. 40:55D-70(b) 
2.   Use Variance pursuant to N.J.S.A. 40:55D-70d(1) 

 
Chairman Quinn stated this application has been carried to the meeting of July 18, 2018.  The 
applicant will re-notice.   
 
 
OPEN TO THE PUBLIC: 
Seeing and hearing none, Chairman Quinn brought it back to the Board.   
 
 
CORRESPONDENCE: 
 

A. Board of Chosen Freeholders, County of Bergen, Second Reading of 
Ordinance No. 18-13, adopted on June 6, 2018, “Introduction of a Site Plan 
Ordinance to Establish Bergen County Standards for Sustainable Land 
Development Site Plans” 

B. Board of Chosen Freeholders, County of Bergen, Freeholder Resolution No. 
573-18, adopted on June 6, 2018, “Resolution Authorizing Adoption of 
Bergen County Standards for Sustainable Land Development Subdivision 
Plans” 
 

Mr. Botta stated this is a notice to us on their procedures.   
 
Mayor White and Board Member Bergen returned to the Board at 9:21.   
 

C. Zrebiec, 191 MacIntyre Lane, Block 1201.01, Lot 9 requesting extension of 
time for approved variance  
 

Mr. Botta stated this is something the Board of Adjustment approved and now they’re looking 
for an extension on the time.  They received approval on March 23, 2016 to do an addition to 
their property, they needed DEP approval, there were conditions, they received DEP permits on 
September 5, 2017 and then they had to get a wetlands permit.  They are looking for an extension 
of time of one year from March 23, 2018.  This extension would have to be done by Resolution.   
 
A Motion was made by Secretary Daloisio, second by Vice Chairman Sirico to approve the 
extension of time for approved variance, Zrebiec, 191 MacIntyre Lane, Block 1201.01, Lot 9.   
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On a roll call, the vote was recorded as follows:  
 
Board Member Bergen – aye   Vice Chairman Sirico – aye  
Board Member Davis – aye    Mayor White – aye  
Secretary Daloisio – aye    Chairman Quinn – aye  
Board Member Kistner – aye    Alternate Kearl – aye  
Board Member O’Toole – aye 
 
 
ADJOURNMENT: 
There being no further business to come before the Board, on motion by Mayor White, second 
by Board member Kistner, with all members present voting in favor, the meeting was adjourned 
at 9:27pm.  
 
Respectfully submitted, 
 
Linda Garofalo 
 
Linda Garofalo  
Land Use Administrator  
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