
 
LAND USE BOARD 

BOROUGH OF ALLENDALE 

500 West Crescent Avenue 

Allendale, New Jersey 07401 

 

 

A Regular Meeting of the Allendale Land Use Board was held in the Council Chambers in the 

Allendale Municipal Building, 500 West Crescent Avenue, second Floor, Allendale, NJ 07401 on 

March 20, 2019.  The meeting was called to order at 7:31 p.m. by Chairman Quinn who read the open 

public meetings statement and stated the requirements had been satisfied.  

 

Chairman Quinn led the salute to the flag.  
 

 

ROLL CALL:    

 

Kevin Quinn, Chair – Present  

Michael Sirico, Vice Chair –  Present  

Joseph Daloisio, Secretary – Absent  

Ari Bernstein, Mayor – Present  

Melissa Bergen – Present  

Patty Davis – Present  

Susanne Lovisolo – Present  

Ron Kistner, Borough Administrator – Present  

Steve Sasso, Council’s Representative – Present  

Tyler Kearl,  Alternate 1 – Absent 

Tyler Yaccarino, Alternate 2 – Present  

 

BOARD CONSULTANTS PRESENT:  

Christopher C. Botta, Esq., – Present   

Michael G. Vreeland, P.E., P.P., – Present   

Ed Snieckus, P.P., – Present  

 

OATH OF OFFICE:  Chairman Quinn confirmed the appointment of Alternate 2, Tyler Yaccarino.  

The Oath of Office was administered to Mr. Yaccarino by Board Attorney Botta.  Mr. Yaccarino 

acknowledged his obligation to complete statutory training requirements within an eighteen-month 

period. 

 

 

RESOLUTIONS:  

 

A. LUB 19-12: Resolution of Approval  

 

Application File No: LUB 2018-13  

Applicant: Andrew & Mitzi Knapp  

Address: 69 Canaan Place, Allendale, NJ 07401  

Block: 1405 Lot: 4  

Application: Addition to living space and portico to west side of the dwelling 270-64 (B) (2)  

 

A motion to adopt the resolution was made by Board Member Sirico and seconded by Board 

Member Lovisolo.  There was no discussion.  Chairman Quinn stated Board members 

Bernstein, Sasso, and Daloisio needed to abstain.  Roll Call: Board Member Bergen – aye,  
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Board Member Davis – aye, Board Member Kistner – aye, Board Member Lovisolo – aye, 

Vice Chair Sirico – aye, Chairman Quinn – aye, Board Member Yaccarino – abstain.  The 

motion carried.  

 

 

B.  Application File No: LUB 2019-01  

Applicant: Christopher & Courtney Lanzalotto  

Address: 18 Albert Road, Allendale, NJ 07401  

Block: 408 Lot: 18  

Application: Side Yard Setback 270-64B (2) and Front Yard Setback 270-54B  

 

A motion to adopt the resolution was made by Vice Chair Sirico and seconded by Board 

Member Bergen.  Chairman Quinn stated Board members Bernstein, Sasso, and Daloisio 

needed to abstain.  Roll Call: Board Member Bergen – aye, Board Member Davis – aye, Board 

Member Kistner – aye, Board Member Lovisolo – aye, Vice Chair Sirico – aye, Chairman 

Quinn – aye, Board Member Yaccarino – abstain.  The motion carried.   

 

 

 

APPROVAL OF MINUTES:  Minutes of the February 13, 2019 Borough of Allendale Land Use 

Board Meeting — A motion to approve was made by Vice Chair Sirico and seconded by Board 

Member Davis.  There was no discussion. Roll Call: Board Member Bergen – aye, Board Member 

Davis – aye, Board Member Kistner – aye, Board Member Lovisolo – aye, Vice Chair Sirico – aye, 

Chairman Quinn – aye, Board Member Yaccarino – abstain. 

 

Chairman Quinn amended the agenda to conduct a review of Ordinance Referral 19-03 before the 

scheduled cases. 

 

 

 

ORDINANCE REFERRAL:  Ordinance 19-03 of the Borough of Allendale, adopting a 

Redevelopment Plan for certain properties situated along West Crescent Avenue 

 

Board Attorney Botta presented notice was served to property owners within 200ft. and published 

in the official newspapers.  Bob Benecke, Esq., appeared on behalf of the Mayor and Council and 

provided an overview of the redevelopment process relative to three lots in Block 1005.  He stated 

the three lots consist of two parcels comprising ten-plus acres at 220 and 230 W. Crescent Ave.  He 

presented the municipally owned area was designated as a redevelopment area on June 20, 2018.  

Following Council action, a preliminary agreement was reached with a developer on 12/7/18.   

Mr. Benecke opined the redevelopment project serves public and economic purposes.  He noted the 

project addresses the following: a Borough agreement with the Fair Share Housing Center relative 

to a 60-unit affordable housing obligation, senior housing, First Responder housing, a new municipal 

complex without a police station, and a municipal storage facility.  Mr. Benecke stated the Land Use 

Board would review Site Plan at a point to be determined.   

 

Board Planner Snieckus discussed Ordinance 19-03 explaining it will create an overlay zone.  He 

presented the ordinance is consistent with the Master Plan as it effectuates the Land Use Plan, Fair 

Share Plan, and Housing Element.  Following discussion with the Board, Mr. Snieckus explained 
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the proposed Ordinance does not meet the definition of spot zoning because the ordinance serves the 

public good. 

 

Chairman Quinn opened the meeting to the public.  Mr. Jimmy Chin asked about specifics of the 

plan.  Mr. Benecke presented the potential distribution of uses.  No other members of the public 

addressed the Board. 

 

A motion to find Ordinance 19-03 not inconsistent with the Master Plan and recommend its passage 

by the Mayor and Council was made by Mayor Bernstein and seconded by Board Member Davis.  

Roll Call: Board Member Bergen – aye, Board Member Davis – aye, Board Member Kistner – aye, 

Board Member Lovisolo – aye, Board Member Sasso – aye, Vice Chair Sirico – aye, Mayor 

Bernstein – aye, Board Member Yaccarino – aye, Chairman Quinn – aye.  The motion carried.   

 

 

 

PUBLIC HEARINGS: 

 
A. Application File No: LUB 2019-02  

 

Applicant: Hirbod Azmi & Stacey Smith  

Address: 76 Bonnie Way, Allendale, NJ 07401  

Block: 303 Lot: 11  

Application: Side Yard Setback (right) 270-64A (3)  

Height of Structure (270-51A)  

Three stories above grade (270-51A)  

Front Yard setback (270-51D)  

Existing nonconforming (270-37 (A) 4  

 

Board Attorney Botta confirmed notice was sufficient and the Board had jurisdiction to hear the matter.  

Mayor Bernstein and Councilman Sasso recused themselves.  Mr. Vreeland identified the requested 

relief required for the proposed addition to the residence.  Hirbod Azmi, Owner, was sworn.  Mr. Azmi 

stated the purpose of the proposed addition was to provide adequate living space for his in-law.   

 

Jason Ballinger, Architect, was sworn, qualified, and accepted by the Board as an expert witness.  

Mr. Ballinger identified the variance relief requested and acknowledged an additional side-yard 

setback encroachment noted by Board Engineer Vreeland.  Mr. Ballinger noted the property has pre-

existing nonconformities as well as a pool in the rear yard that constrict horizontal expansion.  He 

stated that the ordinance definition of height creates a challenge when adding a level to split-level 

homes.  He explained the front elevation was designed to minimize visual impact and to fit in with the 

neighborhood.  He confirmed that he was aware of the ordinance height requirement when he designed 

the project and considered lowering the ridge.  He stated he did chose not to lower the ridge because 

of concern about snow load on the roof.   

 

Board members discussed the height variance request.  Chairman Quinn  stated he believes building 

height is sacrosanct and the granting of a variance would set a dangerous precedent.  Others agreed.  

Board members also reviewed the criteria for granting of variances and questioned if the criteria for a 

hardship had been met.  It was noted that the application was missing information. 
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Chairman Quinn opened the meeting to the public.  No members of the public addressed the Board.  

The meeting was closed to the public. 

 

A motion to deny the application was made by Board Member Bergen.  Discussion ensued.  Procedural 

alternatives were reviewed.  Mr. Vreeland suggested the Applicant could utilize a planner and review 

the matter.  Attorney Botta advised the Applicant could withdraw or carry the matter to a later date.  

The Applicant stated he would withdraw. 

 

Attorney Botta formulated a motion to deny without prejudice in light of the Applicant’s withdrawal 

of the matter.  The motion was made by Board Member Lovisolo  and seconded by Vice Chair Sirico.  

Roll Call: Board Member Bergen – aye, Board Member Davis– aye, Board Member Kistner – aye, 

Board Member Lovisolo – aye, Vice Chair Sirico – aye, Chairman Quinn – aye, Board Member 

Yaccarino – aye.  The motion carried.  

 

 

 

B. Application File No: LUB 2019-03  

 

Applicant: George Malarczuk & Shirleyn Liew  

Address: 17 Crescent Place, Allendale, NJ 07401  

Block: 402 Lots: 8 & 9  

Application: Second Floor addition  

Rear Yard Setback 270-57D  

 

Mayor Bernstein and Councilman Sasso recused themselves.  Board Attorney Botta confirmed notice 

was sufficient and the Board had jurisdiction to hear the matter.  George Malarczuk and Shirleyn Liew 

were sworn.  Mr. Malarczuk explained the proposed addition of a second story to allow the extension 

of a bathroom and addition of a bedroom space.  He identified side and rear yard utility easements that 

prohibit vertical expansion.  He explained his Dutch Colonial style home, located mid-way down the 

block, is placed off-center on the lot.  He presented the home has a pre-existing rear yard encroachment 

where the minimum setback is 50' and 35.5' exists.  He noted the rear property features a wooded area 

as well as an arborvitae buffer.  He stated his driveway sits in the easement, which is leased from a 

utility.  He presented photographs of neighboring homes and stated the nearest residence is a 

considerable distance away.   

 

Board members reviewed Board Engineer Vreeland’s report dated 3/9/19 and architectural drawings 

prepared by Andrew M. Fethes, AIA, dated January 2, 2019.  Mr. Vreeland opined that the property is 

irregularly shaped.  He noted the Applicant’s proposed architectural features enhance the elevations.  

Chairman Quinn stated he believed the Applicant made a good presentation.  Board members agreed. 

 

Chairman Quinn opened the meeting to the public.  No members of the public addressed the Board.  

Chairman Quinn closed the meeting to the public. 

 

A motion to approve was made by Board Member Davis seconded by Board Member Kistner.  Roll 

Call: Board Member Bergen – aye, Board Member Davis – aye, Board Member Kistner – aye, Board 

Member Lovisolo – aye, Vice Chair Sirico – aye, Chairman Quinn – yes.  The motion carried.  

 

 

 

OPEN TO THE PUBLIC FOR COMMENT: No members of the public addressed the Board. 
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CORRESPONDENCE:  There was no correspondence.  

 

 

 

ADJOURNMENT:  On a motion by Vice Chairman Sirico, seconded by Board Member Lovisolo, 

with all present members voting in favor, the meeting adjourned at 9:30 p.m.  

 

 

Respectfully submitted,  

 

 

Anne-Marie Wilhelm 


