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BOARD OF ADJUSTMENT MINUTES     MARCH 5, 2025  

 

 

REGULAR MEETING 

 

Salute to Flag:  7:03pm 
 
 
OPENING STATEMENT:  

This is the Regular Meeting of the Wanaque Board of Adjustment and adequate notice has been 

given and it has been duly advertised by the placement of a notice in the Suburban Trends on 

January 15, 2025 and a notice thereof has been posted on the bulletin board in the Municipal 

Building in the Borough of Wanaque and a copy thereof has been on file with the Borough Clerk 

 

 

ROLL CALL:  Chairman Jack Dunning, Vice Chairman Bruce Grygus, Members Frank Covelli, 

Helena Aumenta, Michael Sbarra and Vincent Farinella, and Attorney Ronald Mondello and 

Engineer Christopher Nash 

 

ABSENT:  Members Dana Lynch, Donald Ludwig and Edward Bonner 

 

 

Chairman Dunning advised that there are 4 Applications on the Agenda tonight, but 3 of them 

have been cancelled and be carried to the next available meeting: 

 

Attorney Mondello advised that 1 of them is actually being withdrawn. 

 

Application ZBA2024-04- G&G Heating & Cooling LLC - 94 Fourth Avenue, Haskell 

We have received a letter from Attorney Lefkowitz indicating that his client wishes to withdraw 

the Application. 

 

 

Application ZBA2024-06 – 532 Ringwood Ave LLC – 532 Ringwood Avenue, Wanaque 

We have an e-mail from Attorney Barbarula indicating that he is requesting that the matter be 

adjourned to the April 2nd meeting without further notices and he is hereby granting a 30 day 

extension to the Board to decide. 

 

 

Application ZBA2023-07 – 1025 Ringwood Avenue, LLC – 1025 Ringwood Avenue, Haskell 

Attorney Calli had indicated that he is seeking an adjournment and he too wants to adjourn the 

matter to April 2nd and he consents to an extension of the time, through April 30th, for the Board 

to act. 
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Application ZBA2024-08 – LDQ Realty, LLC – 3 Elm Street, Haskell 

 

Michael Rubin, 1330 Hamburg Turnpike, Wayne, NJ, Attorney for LDQ Realty, LLC, which is 

the Owner/Applicant, as to certain premises located at 3 Elm Street (247/20) in the Borough.  I 

have with us our Architect and we also have the Owner/Applicant here in the event that there are 

questions that have to be posed to them.  To start things off, I would like to call our Architect to 

give you a sense of why we are here and what we are seeking. 

 

Attorney Mondello swore in Justin Scalfani of Guzzo Architects, 608 Ridge Road, Lyndhurst, New 

Jersey.  

 

Attorney:  Justin, could you please advise the Board with a summary of your credentials? 

Architect:  I have been licensed since 2018 in the State of New Jersey.  Attended NJIT and have 

been with Guzzo Architects for over 13 years.   

Attorney:  Your experience is in doing this kind of application and doing this architectural work? 

Architect:  Absolutely, I’ve presented in front of over 15/20 Boards. 

Attorney Mondello:  Any in Passaic County that you can mention? 

Architect:  I have a lot in Bergen County; Lyndhurst, Newark. 

Attorney Mondello:  Newark is enough for me.  Any objections from the Board Members 

admitting this witness as an Expert in the field of Architecture.  Hearing none, seeing none, your 

witness Mr. Rubin. 

 

Attorney:  Justin, tell us first what is there?  What is happening on this site today? 

Architect:  Right now on site is a 400 square foot dwelling unit carved into the hill with a small 

basement, not a livable space basement, just for utilities.  There is a 400 square foot first floor that 

you walk up some steps to, which includes a very small kitchen, one open living area and a small 

bedroom. 

Attorney:  There was a shed, or what used to be a shed on the property.  Is it there today? 

Architect:  No, it is not there today.  The only two structures on the site are the garage dwelling all 

the way up at the top of the hill towards the back of the property and the 400 square foot dwelling. 

Attorney:  The driveway is going to remain in the same place.  You are not touching the driveway. 

Architect.  Yes, but we will be expanding the driveway, with gravel, just to reach the new addition 

of the house and the entryway. 

 

Attorney:  Could you please advise the Board of what the plan is to remodel and remediate this 

home? 

Architect:  Absolutely.  What we pretty much have is building an addition out the back, no 

basement because, again, we are going into the mountain.  We are going to extend the first floor 

and have an open living area, add a second floor to that which will be two bedrooms, a laundry 

area and hall bath. 

Attorney:  We are seeking, according to the Application and the Boswell Report, two bulk 

variances and could you tell us what those two bulk variances include? 

Architect:  These are two existing non-conforming variances for our front yard and our one side 

yard setback. We are not making them any worse.  We are just continuing obviously with the 

front yard with the new second floor addition and the side yard with the addition out the back. 

Attorney:  The existing front yard of 20.57’ will remain. 



- 3 - 
 

Architect:  Correct, because we are utilize the existing foundation of the original home from that 

foundation and we’ll be re-framing and re-building, but we are going to keep that existing 

footprint and add onto it. 

Attorney:  The side yard requires 15’ and we have 10.01’ existing, and the proposed will remain 

the same. 

Architect:  That is correct, but the proposed will actually get slightly better because of the angle 

against the property line. 

Attorney:  It will still be less than 15’ which is the requirement. 

Architect:  Yes, it will and those are the two reasons why we are here. 

Attorney:  Generally, this is not a full-fledged tear down.  You are using the foundation. 

Architect:  Absolutely, yes. 

 

Attorney:  We started this Application months ago for a three bedroom addition home and today 

we are seeking a two bedroom addition home.  Can you tell us what has happened over these last 

several months that we are seeking a difference with the bedroom count? 

Architect:  The owners had a Site Engineer work with the current existing septic system and 

options that we had to make sure we brought that septic system up to current standards.  With the 

most feasible way to do that, we would be still limited to only a maximum of two bedrooms.  We 

wanted to get rid of the three bedroom so we cost effectively rehab and support the septic system 

that is there and that’s why we came back with this Application for just a two bedroom dwelling. 

Attorney:  The original Application of three bedroom addition is no longer on the table, but it is 

now a two bedroom for the sole reason of the septic requirement. 

Architect: Absolutely, and that’s reflected in the current drawings that the Board has.  It shows 

the two bedrooms. 

Attorney:  And we did receive approval for the two bedroom for the septic use? 

Architect:  Yes. 

Attorney:  There is apparently no municipal sewer in that area which requires the septic use. 

Architect:  Correct.  It’s septic and well water. 

 

Attorney:  You have been in the area and seen the area, approximately how big is the new and 

proposed home going to be home? 

Architect:  The new proposed home is roughly around 1300 square feet with the first floor and 

second floor. 

Attorney:  In your professional opinion, this would fit into the neighborhood? 

Architect:  Absolutely. 

Attorney:  It is not going to stick out as being anything different than is in the area? 

Architect:  That is correct, and that’s the last thing we would want to do. 

Attorney:  So it does fit into the spirit, the content and quality of the area? 

Architect:  Yes, absolutely. 

Attorney:  In your professional opinion, the septic system with the new approval given by the 

County Board of Health, fits in and you have no problem with that? 

Architect:  As an architect, that is perfectly fine.  I go off the approval that we got from the Site 

Engineer. 

Attorney:  We did get that in writing and it has been filed with the Board. 

Architect:  Yes. 

Attorney:  Those are the questions I would have Mr. Chairman. 
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Chairman:  Did you give us the approval from Passaic County on the septic system? 

Attorney:  We sent that in to you.  We felt that was an absolute pre-requisite for this Application 

knowing how much these folks have really gone through for the septic approval. 

 

Chairman:  You have to dig out behind this house to build the new addition.  Have you tested the 

ground because that area up there has a lot of rock? 

Architect:  No, there will be a lot of rock.  We are not going to do a full basement underneath.  

That’s not our intent.  Our intent is just to get our perimeter foundation wall and footings 

attached so if we hit some bedrock, we can attach to that and build off of there.  Again, the 

existing basement, and actually the second half of it, is already into some of the bedrock and you 

see it.  Again, the goal was just to keep it level because right were are new first floor comes, is 

where the new extended driveway will come, right on grade.  The last thing we want to do is make 

more work for us. 

Member Aumenta:  The back of that house is built on a rock.  How are you getting the rock out to 

build your crawl space. 

Architect:  Correct.  We’ll get proper testing and everything else, but it is mostly bedrock and we 

can attach to the bedrock and support our structure on the bedrock. 

Member Aumenta:  The crawl space is going to be above ground then? 

Architect:  Correct, yes, that is our goal. 

Member Aumenta:  Like you said, the full back of that downstairs basement, or whatever you 

want to call it, is already rock, so you going to have to get through it unless you are going to have it 

go up higher. 

Attorney:  The diagram you are point at, is that the same diagram that the Board has? Is that one 

of the documents that have been provided? 

Architect:  Yes, these are the two sheets that were presented to the Board. 

Attorney:  Could you just identify the sheet for the record. 

Architect:  Sheet P-2. 

Member Aumenta:  I’m very familiar with this property.  I almost brought it.  When you walk out 

the back door, that entire patio, or whoever was living in the garage, was cooking every day, it’s 

above the ground.  So you walk out the back, you are stepping onto that patio, which is up higher. 

Architect:  I am familiar that patio and I’m not sure if that patio is actually just slate stone and 

then poured concrete to make it a level a patio on top of the grade, ground or whatever is there.  

Either way, whether we are going to do a slab on grade in the back too or whatever we want to do 

that’s the goal. We are not looking to dig this out.  It is not an accessible basement.  We are just 

getting it so that we can have a level area for the first floor and then build our second floor on top. 

Vice Chairman:  Do you anticipate having to do any jackhammering or blasting? 

Architect:  That I do not know and I don’t know if I have enough information to make that.  I 

don’t know if the owners have done any testing yet, but we may be able to ask them.  At this point, 

I don’t know enough about the site or source to say that. 

Member Aumenta:  You have a well there and a septic and the property is very small and now if 

you start blasting you could cause problems there too.  Also the septic is cracked and leaking. 

Architect:  Absolutely.  Our septic is actually staying up towards the front left if you are looking at 

the property from the street, and the well is in the back.  We had a full and extensive design done, 

but I’m not sure if the septic design was submitted with the Application, but we’ve already had 

that completed and done and the approval for what we are looking to do. 
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Chairman:  Basically, you are putting the septic where the old septic was. 

Architect:  Pretty much. 

Chairman:  Whoever does the septic has to clear the drainage field which is it far enough away 

from your well? 

Architect:  Yes, we’ve had all that done and approved by the Board of Health. 

 

Chairman:  Chris, you want to review your report? 

Engineer Nash:  I just have a couple of issues that I think are outstanding. 

Vice Chairman:  I’m sorry, but before Chris starts, so you are not proposing any decks or front 

porches? 

Architect:  No.  There is a small little entry patio but it’s just a slab on grade. 

Vice Chairman:  But above that its just an art deco feature that doesn’t exacerbate the front yard 

setback. 

Architect:  Correct and that’s not even in the front, that’s on our side.  Our front yard is a very 

small element with no projections at all. 

 

Engineer Nash:  I am looking at my letter dated February 19th and Item No. 6.  The garage in the 

back extends over the property line.  What is the Applicant doing to mitigate that issue? 

Attorney:  Well, quite frankly, it has been there well over 20 years, and of course we sent notices 

to these neighbors, they know we are here, we haven’t heard from them and quite frankly it is a 

private matter, as it’s been resolved that way in other applications, and moving the garage would 

be sufficient and we couldn’t do that. 

Engineer Nash:  I wasn’t suggesting that.  

Attorney:  It is going to be there unless the neighbors have a problem and then we’ll address it.  

But right now, the neighbors have not. 

Engineer Nash:  It just jumps off the plan. 

Attorney:  That is correct, and we all saw that.  You are absolutely correct. 

Engineer Nash:  And the owner of Lot 11 is not in the audience. 

Resident:  I think I’m Lot 11.  I am right next door. 

Engineer Nash:  We’ll allow you an opportunity to comment.  And then jumping to Item No. 8, so 

the original Application was for three bedrooms.  They designed a unique septic system and it can 

only handle two bedrooms. 

Attorney:  Correct. 

Engineer Nash:  It’s not a standard septic system because of the proximity of the rock, so I was 

requesting that the Applicant amend their Application to the Board to indicate that its for a one 

bedroom addition for a total of two bedrooms. 

Attorney:  I did that by letter. 

Engineer Nash:  You modified the Application?  Okay. 

Attorney:  Yes, I did that. 

Engineer Nash:  My concern is that the elimination of the bedroom is replaced by a playroom with 

pretty much the same dimensions.  It just doesn’t have a closet so it can be readily made back into 

a bedroom.  I just wanted the record and the documents that the town is going to have, for the 

future, to show that its for a two bedroom house. 

Attorney:  And they know that and any future owner is going to have know that.  As I said, the 

owners are here.  They are sitting in the audience and they know that this is a two bedroom and 

can be nothing more. 
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Engineer Nash:  They might not be the owners in ten years or twenty years, so that’s why we need 

the record and documents to show. 

Attorney:  Not a problem. 

Engineer Nash:  Lastly, you are required to have parking two spaces and something has to be 

shown to know that there are two parking spaces. 

Attorney:  You probably can put in probably a half of dozen cars there. 

Engineer Nash:  You can put a dozen cars, maybe more.  I don’t know how the access to the 

garage is. 

Architect:  I have no problem updating the Architectural Site Plan that I just showed.  What are 

the size spaces that you’d like to have; 9x18, 10x20? 

Engineer Nash:  The Ordinance requires 200 square feet. 

Chairman:  10x20. 

Architect:  You got it.  They will fit right in that new gravel driveway. 

Engineer Nash:  Should the Board grant this approval, the process would be you can submit that 

Plan as part of the Compliance Review prior to the building permit. 

 

Chairman:  The only there is, I was there too, the existing driveway of dirt and gravel that goes up 

to the garage is very narrow.  We have a Code on the width of the driveway and, if you are going 

to park in the driveway, that would block access to the garage.  It looks like you have one parking 

space in front of the existing house. 

Architect:  Currently or proposed? 

Chairman:  I am talking in front of the house? 

Architect:  We are not doing anything in the front. 

Chairman:  But there is a spot there that looks like they park in. 

Architect:  The old owners may have, but in our mind and in our Plan, it is only 10’ deep at the 

front, and we are not going to parking there.  That is not our intent. 

Chairman:  So where would they park?  They would have to go all the way up to the top? 

Architect:  No, they only go up halfway and then there is an extended gravel driveway we are 

showing here towards the back of our addition.  That’s our new entry.  We are taking the entry 

away from the street and putting it to the side for that exact reason so that people can come up 

and have a place to park close to the house and then be able to go in. 

Vice Chairman:  Do you have the dimensions on that extended driveway? 

Architect:  I do not.  I can get that and put it on the updated Plan.  Again, my goal is to make it at 

least 20’ wide. 

Vice Chairman:  And you can just show the two parking spaces. 

Architect:  Yes. 

Chairman:  Would that be paver or paved? 

Architect:  Gravel to match the existing driveway. 

Chairman:  After the new two-story addition, the patio?  What will that be made out of? 

Architect:  It’ll be pavers.  That will just be a small paver patio. 

Chairman:  Where the property drops off, is there any fencing or anything being put there? 

Architect:  No, no plans. 
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Attorney Mondello swore in the Owners/Applicants, Daniel Quarto and Louisa Quarto, 21 Bryers 

Lane, Upper Saddle River, NJ 

 

Attorney:  Are both of you the Owners of the property that you own the LLC?  Just the two of 

you? 

Applicants:  Yes, just the two of us. 

Chairman:  How long have you owned the property? 

Mrs. Quarto:  Six months 

Attorney Mondello:  Are you going to be renting it out, or selling it? 

Mrs. Quarto:  Renting or selling it. 

Attorney:  The question was fencing. 

Mrs. Quarto:  We had not intended to put a fence in.  If there is a requirement that we do, we will 

do that. 

Chairman:  And you are going to clean the property? 

Mrs. Quarto:  We are going to clean the property up, absolutely. 

Chairman:  Get rid of the boat trailer, the boat, all that stuff. 

Mrs. Quarto:  Clean all the stuff that is in the garage, all the debris, etc. 

Attorney:  We understand the garage has a lot of stuff in it. 

Member Aumenta:  There was someone living in it. 

Attorney:  That has to end of course. 

Mrs. Quarto:  There has not been anybody in there since we brought the house, as far as I know. 

Chairman:  You are going to be okay widening you driveway to be a workable driveway? 

Mrs. Quarto:  Yes. 

 

Vice Chairman:  The Engineer made mentioned of it and that it’s on the Plan, the shed on the side 

of the building. 

Attorney Mondello:  It’s gone, right?  Wasn’t the testimony was that the shed is gone. 

Mr. Quarto:  I’m not sure where the shed came from because I never saw I shed on the property. 

Member Aumenta:  No it wasn’t there. 

Mrs. Quarto:  It may have been pre-existing a long, long time ago, but it’s not there now. 

Vice Chairman:  It says “t.b.r.” - to be removed. 

Architect:  When I originally did the Site Plan, I had an old plan that I referenced that had that 

shed on it.  Since that plan has been done, that shed has already been removed. 

Chairman:  Right, so that’s cleaned up over there. 

Attorney:  That’s the extent of our testimony, Mr. Chairman. 

 

Chairman:  According to the drawing, the front door is going to end up on the side of the house 

instead of in front of the house, are you going to remove the front porch? 

Mrs. Quarto:  Yes. 

Chairman:  Are you showing any walkway off that side entrance? 

Architect:  So that expanded gravel driveway leads to this little concrete pad. 

Chairman:  That goes to the parking area.  Are you going any way from that to the street? 

Architect:  Currently we are not proposing that. But, again, they can just walk over it and up and 

down the driveway. 

Chairman:  Where do you plan to put your recycling and garbage containers? 

Mrs. Quarto:  In that space in front of the house to put the recycling there. 
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Chairman:  Are you going to make an enclosure or something because in certain areas we have 

problems with small animals? 

Member Aumenta:  No, there are bears over there.  There is a big black bear.  I’ve seen him 

multiple times.  A lot of the houses around there have boxes they put it in and lock. 

Mrs. Quarto:  Oh, okay. 

Architect:  The existing basement.  We’ll still have access and we can store the garbage in there. 

Chairman:  That is a major problem in Wanaque in certain areas. 

Architect:  Again, so in the basement there is an existing door that was under the porch.  We will 

utilize that same thing and can store the garbage in there.  We will be moving the washer and 

dryer so the only remaining items in that basement will be the utilities. 

Attorney:  Please indicate what sheet you are referring to? 

Architect:  It is P-1, the Basement Plan. 

Chairman:  Is your washing machine and maybe a dishwasher, are they going into the septic 

system or are you going to create something else? 

Architect:  The water has to go into the septic. 

Chairman:  Okay, and that was approved by the County.  It is common in a lot of these houses 

run that water out into the ground. 

Architect:  I will not show that on my drawings. 

Member Covelli:  That’s illegal. 

Member Aumenta:  Did you have the well tested?  The water is brown. 

Mrs. Quarto:  The water is being tested.  Before anything else is done, the well will be tested. 

Chairman:  When you have to remove dirt and rock, you are not going to use dynamite are you? 

Architect:  I can’t speak to that yet. 

Chairman:  Realistically, as you are going back, a lot of those wells are not very deep and if you 

screw that up with dynamite, you could lose your water. 

Architect:  We are fully aware, absolutely. 

Member Aumenta:  There is no water connection right now.  It broke somewhere along the road 

at some point a bunch of years ago, and they only figured it out because the water bill went way 

up, but it’s not under that property, it is under some of the other people’s property up the road.  If 

you need to fix that and hook up to the water in town, you have dig up other people’s property 

and the amount of money is ridiculous.  Just a heads up. 

Mrs. Quarto:  Yeah, we are not planning on doing that. 

Architect:  Like I said, we have options structurally that we can work with and make sure we just 

get a solid foundation somehow. 

Chairman:  You have a very difficult piece of property and you are sitting over in the right-hand 

corner front lot. 

 

Member Covelli:  Mr. Nash, why do you refer in your letter as a Second Engineering Review? 

Engineer Nash:  Because I had a first one. 

Attorney Mondello:  We had one in November and February. 

Member Covelli:  Did we previously approve this and I missed the meeting. 

Attorney Mondello:  It got carried because of the septic. 

Engineer Nash:  They changed the design. 

Chairman:  And they were waiting for the County Board of Health. 

 

Attorney Mondello:  Any other questions from Board Members? 
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Chairman:  Heating and air conditioning, what are you putting in there? 

Architect:  I haven’t discussed it with them.  We can utilize the basement space for the first floor, 

as in was existing, and we can also put an attic system up in the attic space for the second floor, or 

we can put both in the attic with the condenser unit outside. 

 

Member Farinella:  On the plan it shows that “Note:  All existing landscape rock walls and 

features will be removed to be suit new work.”  What are you going to put in there to catch the 

runoff water coming down that wall and driveway. 

Architect:  The features that are referenced in that Note are a fire pit and sitting area out the back 

pretty much where our new addition is going.  So we are taking over that stuff for our new 

addition.  That Note was there just to say that demo work has been done so we can build the new 

addition. 

 

Attorney Mondello:  Anything else?  Hearing none, seeing none, anyone have any questions on the 

testimony that we have heard thus far?  There will be a period where you can comment.  Do you 

have any questions from the testimony that you heard thus far?  We’ll get to the comment section 

in the minute.  Mr. Rubin, any other witnesses? 

Attorney:  No Sir. 

Attorney Mondello:  Okay, so now would be the comment period.  Why don’t you come on up 

and, since it is a comment, I am going to swear you in. 

 

 

Attorney Mondello swore in Eric Lohmeyer, 10 Elm Street, Haskell.  

 

Mr. Lohmeyer:  I have been here for 50 years.  The septic system at that house is non-existent.  It 

is in the front and it was an old coffin tank. 

Attorney Mondello:  Did you hear the testimony that they are putting something brand new in? 

Mr. Lohmeyer:  Yes, but that area there, to use that, it’s been without a tank used as a septic.  The 

old tank caved in so they put a piece of plywood over it and just acted like nothing was wrong.  

The main question I have is I own the lot 10’ off this.  We are going through a lot of trouble to 

build a nice house, the whole lot is 100x185, why don’t we center the house? 

Attorney Mondello:  I’ll tell you why because the County of Passaic said they can put that septic 

system there. 

Vice Chairman:  He is asking why are they building this house where they are. 

Mr. Lohmeyer:  This house is going to dominate my property.  You have to go up.  It’s only 20x20, 

the foundation, so its going to go up so I’m 10’. 

Chairman:  The site plan doesn’t show the surrounding neighbors.  The other question is the 

square footage of the site. 

Mr. Lohmeyer:  Its 100x185 the lot. 

Vice Chairman:  Is that a question or a comment because you sound like your asking them why 

they can’t build their house in the center. 

Mr. Lohmeyer:  There has to be some reason for this.  I wonder why we went this far and they put 

it all on one side and go through all that trouble with rock. If you are counting on the septic, it’s 

there, it’s good for nothing. 
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Vice Chairman:  That they know.  The new septic design has been approved.  I don’t know if the 

Architect can address the question as to if there is a reason on the site that prohibits moving the 

house to the center. 

Architect:  The goal is to utilize that existing foundation. 

Mr. Lohmeyer:  Why, its 20x20? 

Architect:  It cost effective.  If we shift this over slightly we are now redoing all this work that has 

already been done. 

Mr. Quarto:  I think I can answer your question about why not put it in the middle of the 

property and the problem is the only place on the property that we can put the septic is in that 

location and we wouldn’t be able to build up there and get it there. 

Mrs. Quarto:  We have already had it tested and there is no way to put a septic up on the hill. 

Architect:  And, again, we tried that because actually the original scheme that I had worked with 

Mr. & Mrs. Quarto on had the addition going to the left and not going out the back, but we had to 

switch and pivot due to the requirements set forth on the septic requirements. 

Mr. Lohmeyer:  So the County’s forcing this? 

Attorney Mondello:  No, they approved it. 

Mrs. Quarto:  If there is a new septic to be added anywhere, the only place it can be added is, if 

you are looking at the property to the left of the house right now. 

Mr. Lohmeyer:  Where the driveway is? 

Mrs. Quarto:  Yes, where the driveway is.  We explored various options with this property and 

building on the existing foundation, with the septic that could be accommodated, any septic, 

understanding that what is there now is not workable and not a legitimate system right now.  We 

are trying to build a nice home that conforms with the footprint that is there now and 

acknowledges the setbacks that are existing to build back so we don’t violate anything. 

Mr. Lohmeyer:  The existing house that is there is 20’ off the road.  Maxine Azimou owned this 

house and the water line was in the street.  It was summer water so they didn’t want to get too far 

from that.  This was a summer home; it wasn’t built to be. 

Chairman:  That area was designed in 1946 by the Federal Government.  It was all summer 

bungalows.  Now it’s probably 90% full time residents.  It is, what it is.  The biggest problem they 

are going to face, and a lot of people in area did, it is all work.  That area of Wanaque and when 

you come up towards the reservoir has an issue of high water table.  That construction on 

Ringwood Avenue and Fourth Avenue, that building where the bank used to be, when they dug 

down for basement 8’ deep, they hit water at 4’.  It took them one year to get somebody to figure 

out how to drain that and build a dry basement.  Everything in that area around the reservoir, 

every house is effected by high water table.  The bird sanctuary sites up high and the problem you 

have up there is that the DEP has said that there are wetlands and you have restrictions. 

Mr. Lohmeyer:  There are pockets that are wet. 

Chairman:  All over up there and that goes all the way down to Union Avenue.  The problem we 

have with a lot of these houses and we’ve had a few up there, the septic were metal tanks and they 

fall apart from rust. 

Mr. Lohmeyer:  They were called coffin tanks and they don’t last forever. 

Chairman:  To put a new septic in, with some of the new State Regulations, is not easy and there 

are different designs.  I saw Houser’s name in there for the septic.  He does a lot of that and he is 

an expert on septic designs.  He designs it, I can guarantee the work without a problem.  If it 

doesn’t work he is going to tell you one tank isn’t going to work, you need a double tank system 
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and all kinds of controls on it.  The DEP is bothering another tenant up there because of the 

wetlands, but it’s been that way forever.  Do you remember what was at the County College? 

Mr. Lohmeyer:  The dump.  I’ve been there. 

Chairman:  We all were back then.  Wanaque has a history of difficult properties to develop.  It’s 

very simple.  The bird sanctuary is very unique because it was built by the Federal Government 

Laws.  After the war, people were coming home and they needed property to build houses and this 

is what the government did.  If you came in today in this State to build the bird sanctuary as it is, 

it would never happen, it could never be built, but in 1946 when the Federal Government came in,  

the State, County, Municipality couldn’t do anything, so we now have to live with that.  That’s the 

hardship.  Everybody up there has a hardship in one way or the other.  It is what it is up there.  

These people are taking something that is kind of outdated and beat up and they are trying to do 

something.  With the rock that is there, it’s insane.  That whole piece of property, to me, is not 

even buildable because of the rock.  They brought and they are trying to do something with it. 

Mr. Lohmeyer:  I have nothing against these people or building even there, but center it on the lot 

to get it off, it’s only 10’ off my line and it’s going to be 

Vice Chairman:  Do you realize that it’s only deficient by 5’ to your side.  Essentially, even if they 

slid the building 5’, they can build it. 

Mr. Lohmeyer:  They wouldn’t have to ask. 

Vice Chairman:  It would be within the allowable side yard setback. 

Mr. Lohmeyer:  All right, that’s existing. 

Vice Chairman:  That’s the Ordinance.  It has to be 15’ on one side and they have 10’ so they are 

only short 5’. 

Chairman:  As far as the height, in that area I think your allowed 35’. 

Mr. Lohmeyer:  The foundation is up out of the ground to start with and then you keep going.  I 

mean it’s going to look like an elevator shaft. 

Architect:  As of right now, from that lowest point, we have 32’. 

Chairman:  So they are in compliance with the Ordinance on the height. 

Engineer Nash:  It is less than that because the height is taken from the mean. 

Chairman:  They are trying to do what they can do to comply with the Ordinances that exist and 

prove to this Board what they are doing is not going to really drag down the neighborhood. 

Mr. Lohmeyer:  I didn’t think it was going to drag down the neighborhood.  It is just going to 

dominate my lot. 

Chairman:  That’s why you came here tonight.  Everybody within 200’ got a notice about this 

meeting. 

Mr. Lohmeyer:  I got four of them. 

Vice Chairman:  We often get applications in here that need four, five, six bulk variances and they 

don’t comply with where they are, they don’t comply with either side yard.  In this instance, both 

variances that are being requested are already pre-existing conditions, so they are not created by 

what they are doing. 

Attorney Mondello:  And they are not making them worse. 

Vice Chairman:  Correct. 

Mr. Lohmeyer:  I have nothing against these people. 

Attorney Mondello: Thank you very much.  Anybody else? 
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Attorney Mondello swore in Ronald Brokenshire, 2 Elm Street, Haskell, New Jersey. 

 

Mr. Brokenshire:  I don’t really have any concerns with this too much.  It will be much better 

than looking at the property that is there.  I’m right across the street and I look at it every day 

when I leave my house.  I guess my only concern though is with the septic system and I think it’s a 

lot of people’s concerns.  It’s been approved so it’s probably not an issue but I am also on a well 

up there so I’m obviously very concerned about that sort of thing.  Where exactly on the property 

is the new field going to be going. 

Architect:  I have the Site Engineer’s, from Houser, on my Ipad, can I show him? 

Attorney Mondello:  Sure. 

(Architect showed Mr. Brokenshire the where the existing home is, and where the new field and 

septic are going and Mr. Brokenshire confirmed that the plan had the location of his well on it.) 

Vice Chairman:  Just so you know, any septic approval takes into consideration any well, not just 

the Applicant’s. 

Mr. Brokenshire:  Yes, and that’s why I wanted to make sure that it was known that my well was 

there because it is in my front yard closer to their property than anybody else. 

Attorney:  Just so the record is clear, just indicate, on the record, what you are showing the 

witness and identify it for the record. 

Architect:  I showed the witness on my Ipad the On Site Waste Water Treatment & Disposal 

System, Design Sheet #1 of 2, done by Houser Engineering, dated 12/4/2024. 

Member Aumenta:  Will you be able to give a copy of that to the people appearing for the 

application. 

Architect:  Sure. 

Mr. Brokenshire:  Can I ask one more question with that, because when we were looking at it, 

there were some radius lines I believe and I noticed that my well fell within it.  What is this line? 

Architect:  They are within the 100’ radius line that you are allowed to be.  This other line here is 

the 50’ radius which you cannot be in. 

Mr. Brokenshire:  Yes, I have a septic system and my field is on the other side of my house so my 

field is probably closer although it is slightly downhill.  This is probably slightly uphill from my 

well. 

Attorney Mondello:  Anything else? 

Mr. Brokenshire:  No, I welcome the upgrades to the property.  My only concern was that. 

Attorney Mondello:  Anyone else? 

 

 

Attorney Mondello swore in Eric Lohmeyer, Jr., 132 Hillside Avenue, Allendale, NJ. 

 

Eric Jr:  The water runoff plan for the east side of this structure, which is adjacent to my father’s 

property. 

Vice Chairman:  Stormwater management, I think he is asking about. 

Eric Jr:  Yes, because that property does slope very much to my father’s property.  I would like to 

know how are they going to handle the runoff water off the roof.  Where is that water going?  

Because that structure is doubling in width adjacent to my father’s property.  

Architect:  We can make sure all water runoff from that side of the gable will come to the north 

side, your left side, to make sure it comes back down the driveway further from that property to 

the center of our property. 
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Eric Jr:  Okay. 

Architect:  Are you okay with that? 

Mrs. Quarto:  Yes. 

Eric Jr:  Thank You. 

 

Chairman:  Chris, that is a good question.  Can we address stormwater management a little bit 

here because the property does run downhill? 

Vice Chairman:  They are not really doing any changes. 

Chairman:  You are tripling the size of the house. 

Vice Chairman:  Yes, but that has nothing to do with the slope of the property. 

Member Covelli:  No, but you are taking impervious area. 

Chairman:  He has double the roof to get double the runoff. 

Vice Chairman:  Mr. Nash, your opinion on this. 

Engineer Nash:  It is such a small volume.  We haven’t asked other property owners to do this 

either. 

Vice Chairman:  Is it safe to say that mitigation would be difficult up there. 

Engineer Nash:  The contour show that the runoff goes to the street. 

Member Covelli:  We did require the owner of Roger Avenue to put in detention basins. 

Engineer Nash:  There is rock right under the surface so they wouldn’t be able to get them in. 

Member Covelli:  I think this gentleman’s point and to Bruce’s point, the only thing I don’t like 

about that answer is those roads are very deficient and if the answer is we are bringing the water 

down to the front by the road, I can think of a Councilman’s house that you can go ice skating 

every time it rains, because the water runs into the street. 

Architect:  The water would run down to the street either way.  The same amount of water is 

going onto the road. 

Member Covelli:  It doesn’t mean we can’t either address and/or curb an exacerbation of the 

amount of the water we are bringing, even if it is a little less. 

Architect:  Is there an Ordinance on specifics because we are also way under our impervious 

coverages for the lot as well. 

Member Covelli:  I am just asking about if runoff is going to cause a problem on the road. 

Engineer Nash:  We had testimony from the owner across the street that he believes there are no 

drainage issues. 

Member Covelli:  Sir, can you come back up.  You live in the neighborhood. 

Mr. Brokenshire:  I live right across the street, yes. 

Member Covelli:  Is there ever any issue with water in the roadway coming off of the property? 

Mr. Brokenshire:  In general, yes.  Not in front of my house, but I live at the crest right there.  But 

down that way, I really don’t go down there too much, I usually go down the hill.  Down the hill 

there is an issue for sure.  But this would be flowing the other way towards their properties. 

Engineer Nash:  I don’t see it as an issue.  The increase in the area is small especially weighing it 

against a lot impervious steep slopes.  If you compare the existence and proposed there is not 

much difference in the runoff. 

Mr. Brokenshire:  If I can just add one more quick thing, I think two houses down from where 

you live, is kind of a vacant lot right now where a lot of water sits basically.  I think that’s kind of 

the low spot where a lot of water collects and kind of goes onto the road sometimes when there is 

heavy rain.  I notice it when I walk my dogs, but I don’t know if that causes a real problem.  You 

would probably know better than I do. 
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Mr. Lohmeyer:  It goes downhill. 

Mr. Brokenshire:  Exactly and that’s kind of the low spot.  It’s an undeveloped lot that’s kind of 

where it just sits right now.  Maybe a mosquito problem. 

 

Attorney:  Mr. Chairman, those are the witnesses, the interested parties, that is the extend of the 

witnesses for the Application. 

Attorney Mondello:  And there is no other public comment, so back to the Board for a decision. 

Chairman:  Do you have a closing argument? 

Attorney:  Our argument is that this an upgrade to the neighborhood that we are taking a near 

400 square foot existing, call it a dwelling or whatever it may be, that is non-code compliant and 

we are making it into a code compliant home that is appreciably larger so that it would fit into the 

neighborhood.  Most respectfully, we think this is an upgrade of the area and we respectfully ask 

your support.  Thank you. 

 

Vice Chairman:  I’ll make a Motion to Approve the Application with the two variances.  It is 

going to be the front yard where 30’ is required and existing/proposed is 20.6’ for a 9.4’ variance.  

Side yard where one side requires 15’ and existing is 10.1’ for a variance 4.99’.  I would like one 

condition to be put into the Resolution to say that part of this approval does not include 

permission to keep garage where it is at.  If anyone comes down the road, I don’t want them to 

come and say that the Board approved it. 

Attorney Mondello:  We don’t have the authority. 

Vice Chairman:  We don’t have the authority, but I just want to make sure that’s codified or just 

that we are protected on that down the road. 

Attorney Mondello:  Sure, and there are some other things that I could add.  Clean up the 

property, fencing, widening of the driveway, 

Vice Chairman:  Showing parking spaces. 

Attorney Mondello:  Remove the front porch and Mr. Scalfani you did, to some extent, speak 

about stormwater management.  I’m sorry, but I missed it, but you said you were going to make 

sure that the water goes to the west side or some other side. 

Vice Chairman:  You are going to go to the opposite away from the neighbor’s house. 

Attorney Mondello:  Could you state that again. 

Architect:  Absolutely.  So as you see the house at the front elevation has a main gable that runs 

front to back, half of the leaders run towards the right elevation or east. 

Attorney Mondello:  So this is already planned.  It is already built in. 

Architect:  No, it hasn’t been thought out but, as per their request, what we can do is we can take 

the leaders that run down that side and run back across to, what I call the northside face, towards 

the center of the property, so it will run down away from their property. 

Attorney Mondello:  Thank you. 

Member Aumenta:  I think Chris also requested an updated Application.  

Engineer Nash:  No, it was already provided. 

Attorney:  It should be noted that this is restricted to a two-bedroom dwelling in accordance with 

the Amended Application. 

Attorney Mondello:  And we do need an updated Application because the Board wants them to 

put where parking spaces are going to be. 

Attorney:  Not an Application, but a Conformance Drawing. 
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Chairman:  We need a final drawing for the Building Department which will be kept on file 

forever. 

Attorney:  That is correct. 

Member Covelli:  By the way, I Second the Motion. 

 

 

MOTION TO APPROVE APPLICATION ZBA2024-08:  made by Vice Chairman Grygus, 

seconded by Member Covelli.  Voting yes were Chairman Dunning, Vice Chairman Grygus, 

Members Covelli, Aumenta, Sbarra and Farinella   Motion Carries 

 

 

 

 

RESOLUTION:  ZBA2024-09 – Gill, Erick & Heidi 
Attorney Mondello:  Applicant came before the Board for final site plan approval with variance 

relief, although none of the variances were being exacerbated.  I did circulate the proposed 

Resolution.  I’ll take any comments, changes.  Hearing none, seeing none, I ask for a Motion to 

Memorialize, followed by a second.   

MOTION TO MEMORIALIZE RESOLUTION:  made by Member Aumenta, seconded by 

Member Farinella.  Voting yes were Chairman Dunning, Vice Chairman Grygus, Members 

Aumenta and Farinella 

 

 

CORRESPONDENCE/VOUCHER:   Attorney Mondello advised the Board that one of the 

Vouchers is for the Martin Theresa.  We don’t need to go into Closed Session.  Number 1, nobody 

is here that would use that information or care about the information that is about to follow and 

we are not talking strategy.  We had a Case Management Conference and simply the Judge set a 

briefing schedule.  I think my Brief is due sometime in May and the Argument, I think, is in July. 

The Judge apologized that the actual case fell into a black hole.  It should have been dealt with a 

long time ago. 

 

 

VOUCHERS:  submitted by Boswell Engineering for the Erick & Heidi Gill Application in the 

amount of $233; and for the 532 Ringwood Ave LLC Application in the amount of $699  

MOTION TO APPROVE:  made by Vice Chairman Grygus, seconded by Member Sbarra.  

Voting yes were Chairman Dunning, Vice Chairman Grygus, Members Covelli, Aumenta, Sbarra 

and Farinella 

 

 

VOUCHERS:  submitted by Ronald Mondello, Esq. for Erick & Heidi Gill Application in the 

amount of 437.50; attendance at the March 5, 2025 Meeting in the amount of $500; and the 

Litigation of the Theresa Litigation in the amount of $2,437.50. 

MOTION TO APPROVE:  made by Member Covelli, seconded by Member Aumenta.  Voting yes 

were Chairman Dunning, Vice Chairman Grygus, Members Covelli, Aumenta, Sbarra and 

Farinella 

 



- 16 - 
 

MOTION TO APPROVE FEBRUARY 5, 2025 MINUTES:  made by Member Covelli, seconded 

by Member Farinella.  Voting yes were Chairman Dunning, Vice Chairman Grygus, Members 

Covelli, Aumenta and Farinella 

Member Sbarra not qualified. 

 

 

ENGINEER’S REPORT:   Engineer Nash wants to point out that while reviewing the drainage 

for 1025 Ringwood Application, it appears that the Borough Ordinance does not reference the 

new DEP Regulations.  Attorney Mondello questioned if this was something that we should wait 

until the applicant and his attorney is here.  Engineer Nash advised no it’s not about the 

application, but the issue came up with respect to the Borough’s Ordinance.  The Ordinance 

Committee needs to address this issue.  They need to adopt the model ordinance from the DEP.  

Chairman requested that Engineer Nash forward him what needs to be addressed and he’ll 

present it at the next meeting.  Also according to the Interim Business Administrator, they are 

getting quotes to redo all our Ordinances and the Master Plan.  Member Covelli questioned, even 

though we don’t have an Ordinance, we are not exempt from State Law and is it advisory or 

requirement.  Engineer Nash advised we have an Ordinance so that’s why.  You are allowed to 

modify the DEP Ordinance so we are using old standards and it is advisory.  You have to have 

language that says that whatever the DEP adopts in their applications, you automatically have to 

update the language to their regulations.  Attorney Mondello stated it appears our Ordinance is 

not broad enough to capture this and is less restrictive and the Ordinance Committee will deal 

with it. 

Board Secretary also handed out a new Application. 

 

 

MOTION TO ADJOURN AT 8:20PM:  Motion made by Vice Chairman Grygus, seconded by 

Member Covelli and carried by a voice vote. 

 

 

       ____________________________________ 

       Jennifer A. Fiorito 

       Board of Adjustment Secretary 


