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PLANNING BOARD      JULY 18, 2024 

BOROUGH OF WANAQUE 

 

REGULAR MEETING 

 

 

Meeting called to order by Vice Chairman Joseph Graceffo with a salute to the flag at 

7:00PM 

 

 

READING:  Open Public Meeting Announcement 

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

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

on January 28, 2024, 2024, and a notice thereof has been posted on the bulletin board in the 

Municipal Building in the Borough of Wanaque, on the Borough’s website, and a copy 

thereof has been on file with the Borough Clerk. 

 

 

ROLL CALL:  Vice Chairman Joseph Graceffo, Mayor Daniel Mahler, Members Kevin 

Platt, Angela Demetriou, David Slater, Jack Crilly and Jack Jordan 

 

ABSENT:  Chairman Gilbert Foulon, Councilman Dominick Cortellessa, Member Mary 

Leonard and Attorney Steven Veltri and Engineer Michael Cristaldi 

 

 

MINUTES:  from the  June  27, 2024 Meeting  

MOTION TO APPROVE:  made by Member Jordan, seconded by Member Slater.  Voting 

yes were Vice Chairman Graceffo, Members Platt, Slater and Jordan. 

Mayor Mahler and Members Demetriou and Crilly abstained. 

 

 

COMMUNICATIONS/REPORTS:  None 

 

 

NEW BUSINESS APPLICATION:  Sciuto Arms (Retail Firearms/Ammo/Sporting Goods) 

Property Owner:  Eighty Seven Properties, LLC (Timothy Walsh) 

 Property Address:  81 Ringwood Avenue, Wanaque, NJ (Block 108/Lot 10) 

 New Tenant:  Steve Sciuto, 16 Milford Lane, West Milford, NJ 

 

Mr. Scuito:  I’ve been a Federal Firearms Dealer for 12 years.  I grew up here in Town.  

My family went to Frank’s Tackle forever like everybody else here in Town.  I’d kind of 

like to bring it back.  Had a chance to take advantage of Ken’s bad situation and I’d like to 

bring Frank’s Tackle, a small part of what Frank’s Tackle was, back to Town. 

Member Crilly:  This will be limited to firearms and that’s the only sporting goods being 

sold? 
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Mr. Scuito:  No sir.  I’d like clothing and some bows.  I have to see how it plays out and 

what the profit margins are.  But definitely, I have to go to the ATF.  I’ve already informed 

the ATF and the State Police but I have to get past this hurdle before we can do anything. 

Vice Chairman:  You haven’t been approved by either agency as of yet, correct? 

Mr. Scuito:  I’ve been working out of my house for 12 years, but I have to get approval for 

Frank’s Tackle.  They will have to come to inspection and I’ll have to get an alarm system.  

They’ll come in and give me the final thumbs up or thumbs down, but they are normally 

pretty good.  The ATF is coming for spot inspection on my books on the 12th and when I 

talked to them they were like great we can help you out with that. 

 

Vice Chairman:  The entrance to this store will be from what location on the plan?  Is it on 

the outside on the back of the building? 

Mr. Scuito:  Correct. 

Vice Chairman:  That’s the only entrance into the second level? 

Mr. Scuito:  Correct. 

Vice Chairman:  The stairway from the inside that’s going to be blocked off then? 

Property Owner:  Yes.  It currently has a double paddle door on there.  We haven’t 

decided how that is going to work out because there is also a bathroom that needs to go into 

that location, but that’ll be no longer there. 

Vice Chairman:  Do you have a bathroom on the lower level, correct? 

Property Owner:  There is a bathroom on the lower level. 

Vice Chairman:  And you’ll have two on the top level? 

Property Owner:  Correct. 

Vice Chairman:  So the door will be at the second floor portion of the building? 

Property Owner:  Yes, the entry doorway. 

Vice Chairman:   And that won’t be used for the present business at all? 

Property Owner:  Correct. 

Vice Chairman:  And the only entrance to the retail portion is from the outside back of the 

building. 

Property Owner:  Correct. 

 

Member Crilly:  I’m familiar with the building, but when you say back Joe, what are you 

referring to? 

Vice Chairman:  As you look at the building, the actual stairway is in the rear of the 

building. 

Property Owner:  It is behind facing the rock wall. 

Member Demetriou:  Would it be the same as Frank Tackle’s was? 

Property Owner:  No.  It is behind the building.  You’ve probably never seen it unless you 

went behind the building because when it was Frank’s it was messy back there, but we’ve 

had that paved and cleaned up so there is a door back there which is also getting a new 

staircase and a handicap lift on it. 

Mayor Mahler:  Is that the staircase to the apartment? 

Property Owner:  No, that is a separate location.  That is off of Ringwood Avenue.  That’s 

the first entry.   

Member Demetriou:  Is the store just going to be upstairs? 

Property Owner:  Just upstairs. 
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Member Platt:  Are you still going to have the other business? 

Property Owner:  Yes. 

Member Platt:  The other business will be downstairs? 

Property Owner:  Yes, but we have our offices upstairs.  It is a split upstairs.  He is going to 

have the back half.  We have the front half for our offices and downstairs is the rest of the 

business. 

Member Crilly:  The rest is the cell tower service business which will be downstairs and 

half of the second floor and then the firearm’s business is on the second floor in the back 

space. 

Vice Chairman:  Does 87 Properties have any office space on the second floor? 

Property Owner:  Yes we do. 

Vice Chairman:  And you’ll still have office space on the second floor? 

Property Owner:  Yes. 

Mr. Scuito:  But it is partitioned off by the wall and the door. 

Vice Chairman:  This site plan doesn’t really demonstrate that clearly, from my 

perspective.  You have the stairway going up so how do you get to your offices if the 

stairway is a double door and locked off. 

Property Owner:  The double door is about 8’ to 10’ in front of the top of the stairwell, and 

our offices are around the stairwell on both sides.  If you are familiar with the building, 

when you go up the stairs, there is a spot on the right-hand side around the corner and a 

spot on the left-hand side and then there is a partitioned wall, that’s about 8’, that goes the 

whole length of the building that separates it there. 

Vice Chairman:  So there floor plan is not really accurate to really what we are 

representing here. 

Property Owner:  The partitioned wall is definitely on the floor plan.  We had to get it 

approved. 

Vice Chairman:  Because it’s showing the doorways going into what would be, I’m 

assuming, is his space on the second floor.  Please take a look at this, come up and clarify 

for me.   

 

Property Owner came up and, on the site plan, showed and described what areas were 

being used, location of the double doors, location of the handicap lift. 

Vice Chairman confirmed that the new business’s entrance will be from the back of the 

building up to the second floor, and where the new bathroom will be. 

 

Member Crilly:  The sporting goods, is it going to be largely hunting, target sort of guns. 

Mr. Scuito:  I’m going to carry a pretty good line of holsters because, as everybody knows, 

concealed carry is very popular right now so people need to buy holsters, etc. 

Member Crilly:  ATF approval; could you walk through the requirements in terms of 

securing your inventory in terms of the weapons you have? 

Mr. Scuito:  You have to have safes, alarms and cameras.  You have to be able to secure all 

the guns at night when nobody is on site. 

 

Vice Chairman:  Just as a point of information, 87 Properties has done a wonderful job in 

maintaining that building.  I know when you guys first came here we asked you to do a lot 

of different things and I’m very happy with it to be honest with you.  Thank you for that. 
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Property Owner:  We enjoy it looking good.  We try to keep it as clean as possible. 

Mr. Scuito:  It is a great looking place. 

 

Vice Chairman:  I mean obviously you know when Frank’s Tackle was there, that is when 

hunting and fishing was a pastime of America.  Gun shops and ammo shops are not the 

same kind of thing that was thirty/forty years ago.  It seems to be more of  I need my 

protection and where do I go to get my arms and ammunition.  So my concerns are 

obviously what kinds of rifles, handguns will you be selling.  Do you intend to sell assault 

rifles?  If you have a rifle in New Jersey, I understand if it’s registered fine, but you can’t 

sell them in New Jersey does that mean you won’t be selling them? 

Mr. Scuito:  I won’t be selling anything that is not New Jersey compliant, if that’s what you 

mean.  It’s not the right terminology. 

Vice Chairman:  You tell me then what the right terminology is and what exactly you’ll be 

selling. 

Member Slater:  Modern Sporting Arms is an AR-15. 

Member Jordan:  The rifle they just used to shot Ex-President Trump.  Are you going to be 

selling them? 

Mr. Scuito:  It’s legal and the most popular rifle in the country.  Of course, it would be 

compliant and the person would have to pass background checks as everybody else.  I’ve 

been selling New Jersey Compliant Rifles for the entire time I’ve been an FFL and ones 

that don’t come in compliant, I take to Phil Cavallaro.  He is my gunsmith and he makes 

them compliant.   

Vice Chairman:  The point I get is the State of New Jersey has a number of strict rules and 

regulations.   Bump stocks and all those capacity cartridges are not within your realm of 

sales? 

Mr. Scuito:  No, bump stocks are illegal.  They just became illegal a couple of years ago, 

but I didn’t sell them when they were able to be sold. 

Vice Chairman:  What about large capacity cartridges? 

Mr. Scuito:  They are not legal.  I’m not dealing with it. 

Vice Chairman:  It’s just a concern. 

Mr. Scuito:  I understand and I am not going to jail for anybody.  If I sold that to an 

undercover ATF guy, I’m going to jail.  I was a Sheriffs Officer for 20 years.  I’m not going 

to jail. 

Vice Chairman:  I guess the only other concern I have is the security of that building with 

that back entrance. 

Property Owner:  That is well beyond any of us.  The ATF modifies that and tells you want 

you can and cannot do.  I also had a gun store put in another one of my locations, and it is a 

very stringent process with the ATF with making sure it is secured. 

Member Crilly:  We had another application previously and it seems that we kind of had 

this circular thing that you had to get the approval from the Planning Board before the 

ATF would come in. 

Mr. Scuito:  That’s correct; yes sir. 

Member Crilly:  I remember we were trying to make it subject to the and we weren’t able 

to do it.  Does anyone recall that discussion? 

Mayor:  He wanted to put it in his home. 

Member Crilly:  Yes, this is different. 
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Mr. Scuito:  I’ve had mine in my house for 12 years now and I mean they don’t mess with 

you as long as you follow the steps that they give you.  They give you A, B, C and D to do 

and you do B and D and don’t do A and C and they say look you didn’t do it, you are not 

approved then it’s on you and its your fault.  Whatever they say to do is going to get down. 

Member Slater:  Just for information, the assault rifle name was coming from the anti-gun 

people and there is no such generic rifle that exists. 

Member Jordan:  What was the rifle that killed the thirty, six and seven year olds in 

Connecticut and six teachers?  You’re not going to sell that weapon?  It’s a gun that killed 

children. 

Mr. Scuito:  No, it is the person that was pulling the trigger that killed the people.  The gun 

didn’t do it, the person did it.  If I put that gun on this table and nobody touched it for 

thirty years, it wouldn’t do nothing to anybody. 

Member Jordan:  When we had a ban on them under Clinton, it wouldn’t have happened if 

he didn’t have that gun.  The last few incidents of these slaughters have been people using 

perfectly legal guns, but still thirty kids are dead in Connecticut. 

Property Owner:  A trained professional can do the same thing with any other gun. 

Member Jordan:  These aren’t trained professionals.  These are people with issues.  The 

guy that shot Ex-President Trump had issues.  The kid in Connecticut had issues. 

Property Owner:  I am an advocate for helping the mental health community.  It is a 

mental health issue. 

Vice Chairman:  We can go around with this but the thing is, and that’s why I said it in the 

very beginning, years ago Frank’s Tackle store was for the purpose of fishing and hunting.  

Today, these kinds of stores are no longer for fishing and hunting.  It seems to be hunting 

for people rather than for game.  We have a different feeling in terms of approving 

something like this because we don’t know the intent of the people you are selling to and 

you don’t know either.  They can be approved, they can be certified, but in the end we 

don’t know and we just keep on putting more arms out there which makes it, in my 

perspective,  me feel uncomfortable.  That’s what it is.   

 

Vice Chairman:  Any other questions from the Board?  Can I have a Motion to Approve 

this Application? 

 

Vice Chairman:  One other issue.  You have to realize the fact that you are opening up now 

another tenant, there will be another sewer hook-up.  You are paying a sewer charge now 

quarterly, you will be paying two sewer charges because you have a new rental. 

Property Owner:  Yes, correct.  I understand. 

 

 

MOTION TO APPROVE  BUSINESS:  made by Member Slater, seconded by Member 

Crilly.  Voting Yes were Vice Chairman Graceffo, Mayor Mahler, Members Platt, 

Demetriou, Slater and Crilly.   

Voting No was Member Jordan. 

Motion Carried – 6-Yes/1-No 
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RESOLUTION:  None 

 

 

PUBLIC DISCUSSION:  At this time I’d like to open the discussion to the public.  If there  

is anyone in the audience who has something to approach the Board in reference to what 

may be on the agenda or something we should know about, please come up and address the 

Board? 

  

Joe Diaz – 3 Mountain Lakes Drive, Wanaque, NJ 

 

Mr. Diaz:  I was here a few months back, and I don’t know if you recall, I was here about 

what they are now calling “The View At Lakeside”, it’s a Resolution that was passed, and 

its Block 200, Lot 8.09.  I just want to bring some things up that we should be mindful of.  

The first thing we are doing is we are calling this an area that is in need of redevelopment.  

So we using this as an excuse for the Town to gain control of the property.  They are saying 

it is due to blight and unsafe conditions after 25 plus years and I feel like that is kind of 

absurd because, in this Resolution, or this new Agreement, we are not even taking into 

consideration the three (3) homes that are there, that are actually unsafe and those are the 

ones that look worse than anything else because the foundations that were left behind, you 

can’t even see them anymore because the trees are growing, the bushes are growing.  I 

mean it is almost back to woods.  That is the first thing. 

The other thing is that the Borough is trying to gain control by using taxpayer money.  

What it is actually doing is ignoring the taxpayers that are funding this.  They don’t have 

their best interest in mind.  I don’t want to spend too much time, I just want to bring up a 

couple of issues so you can look into it before the next time I come up.   

First off all, we are overlooking the infrastructure that was in the original Developer’s 

Agreement.  I have not seen a New Developer’s Agreement.  One of the main concerns that 

I have is that we are changing it from 47 Townhouses, which was the original proposed 

plan, to 62 apartments.  That means that the residents are going to be tenants.  They don’t 

have any vested interest in the community.  I don’t know how this affects the taxes, what 

kind of taxes that may be, whether we would get more taxes or less taxes, but it definitely 

lowers the value of all the existing residences and the people in that area. 

Also, there is some stuff I spoke about the last time.  Because I looked at the new plans that 

the builder had presented to me at a meeting that was just for a few people, he is not taking 

into consideration the noncompliant dam, the noncompliant culvert, which is recorded by 

the NJDEP and I have copies of it which I can show you at any time, there are also not 

addressing the damaged sidewalks or the new sidewalks that should have been installed in 

the original Developer’s Agreement for the school children that are eventually going to 

have to walk to school because it is less than one mile.  They are also not addressing any 

traffic issues and it’s becoming an issue, especially when they close Skyline Drive, but also 

in the summertime because the Camp is open and a lot of people use Mountain Lakes Drive 

as a quick turnaround.  There are people dropping off kids, workers, picking up their kids, 

just parking there and there was originally supposed to be a traffic triangle there. 

Another thing they are not addressing is, and this is all like infrastructure stuff, catch 

basins that are not working properly that are overflowing, street lamps, the underground 

utilities that were supposed to be provided to all the existing residents.  The New Developer 
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is not touching any of this stuff.  He is just working on the little plot of land to build 62 

apartments.  He is not addressing the street lamps, he is not addressing the common area 

that was supposed to be there for the new tenants or the original Townhouses.  We are also 

not even thinking about, which is new now, the electric grid.  We are having problems up 

there.  3 days in a row we lost power for 7 hours, 8 hours, 5 hours and it is becoming a 

common thing now, not just in Wanaque but all over.   

In the Original Developer’s Agreement, there was an upgrade in the pump station on 

Wilson Drive on the corner of Conklintown Road.  I have the Original Developer’s 

Agreement and I think we should really re-visit it before we let this project slide through.   

Like I said, I don’t really want to take up too much of your time, but I really think we need 

to look at this closely because this is somehow being overlooked and slid through and I 

don’t why or how.  The Town is using taxpayer money and not considering the residents 

that have dealt with this for 25+ years.  Like I told my wife, I said I can’t believe I am still 

coming here, way before my children were born, I’m still coming here.  I’m still dealing 

with the same issues and now they are ignoring all the things that have affected us.  I am 

pretty disappointed.  I think it is mis-use of taxpayer money.  It is abuse of power and I lose 

a lot of hours and I’m very annoyed.  I’m at the point where I am almost ready to hire an 

attorney and go after the Town because that is how upset I am.  I am extremely upset that 

this is not being addressed.  It’s just not me; it’s the residents and it’s my investment, it’s 

my home.  You are not taking care of the residents that were promised things that they are 

not fulfilling at this point.  I’m very disappointed.  Please consider these issues.  Really, it is 

only going to fall back on the taxpayers.  I don’t know why we are trying to accommodate a 

developer without considering any of the residents.  That is just absurd.  I don’t know how 

that happens.  I really don’t.  I missed the Mayor & Council Meeting because I had a 

vacation planned and I couldn’t come here.  I will be at that next meeting, I’ll voice my 

opinion there, I’m going to give it one more shot and after that I don’t really know what to 

do but hire some professional help because I’ve been left holding the bag so many times by 

the Town and again, we are in the same spot.  It’s pretty disappointing.  It is not my 

profession.  I’m disappointed that the Attorney is not here today because he seems to 

actually listen and I know the Planning Board listens to him a lot.  The Mayor & Council 

for reason hear me but they don’t listen.  I don’t know why.  Thank You for your time.   

 

Vice Chairman:  Any comments from the Members? 

 

Vice Chairman:  Just one point.  Right now you probably have more information on what 

is going on up there than I do because we haven’t had any applications before us as of yet.  

Whatever information is being transferred or communicated is coming from the Town and 

Mayor & Council.  We don’t have anything in front of us as far any kind of application. 

Mr. Diaz:  Okay.  Like I said, I just came up here to make you aware of it and something 

for you to keep in mind, to be mindful of, because it is going to come through if it hasn’t 

come through already.   

Vice Chairman:  It hasn’t come through. 

Mr. Diaz:  I’m not sure what kind of game is going on.  It is a chess game.  It is so 

complicated. 

Vice Chairman:  Everybody is trying and looking for a solution but we haven’t found one 

yet. 
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Mr. Diaz:  It sounds like a great solution, The View At Lakeside.  It’s sounds great, the 

cover looks good, but when you open the book and you look at what is really going to be 

done, it doesn’t help anyone.  I’m just not saying it about me, I’m saying the people that 

live in the whole area.  You are bringing down the value.  You are putting apartments up.  

The parking issue.  When Skyline Drive closes, you are adding 100 cars to Conklintown 

Road.  People are not buying something that they are proud of.  They are just going to rent 

it, we are going to make someone, a developer who isn’t even from town, we’re going to line 

his pockets with rentals.  At the end of the day, it doesn’t look good in that area.  It 

shouldn’t be zoned for that.  I don’t know how we are getting around it.  I have no idea; I 

can just speculate but that’s not what I’m going to right now.  I will be back with more 

information.  I didn’t want to hold  you up too much.  I have all kinds of stuff and if this 

does come to this Planning Board, I would like to see a Developer’s Agreement that’s 

thorough, that’s clear and maybe make a comparison to some issues that really need to be 

addressed otherwise the Town is going to be left holding the bag.  You are going to have to 

do upgrades on everything because the original guy didn’t do them correctly and they are 

falling apart and they weren’t completed and all those issues.  That is something I want you 

to be mindful of.  Please ask for a thorough Developer’s Agreement.  Thank You. 

 

Vice Chairman:  Do we have any other comments from the public?  If not, let it be known 

that the public discussion is closed. 

 

 

VOUCHERS:  None   

 

 

Board Secretary advised that there is no August meeting. 

 

 

Member Jordan:  I have a question before we end.  We are going to build 62 apartments up 

there? 

Mayor:  62. 

Member Jordan:  We have too many apartments. 

Mayor:  Here is what was approved.  We had 47 – 3 bedroom condos, which is 141 

bedrooms.  At 62, which are 1/2 – Either 2 bedroom or 1 bedroom and a den, so you are 

talking less than 100 bedrooms. 

Member Jordan:  We have too many apartments in town.  We don’t need anymore 

especially up there.  Just from here, you have 7 or 8 apartment buildings. 

Mayor:  If you go down at look at The View in Haskell they are getting $2,400. 

Member Jordan listed the areas were apartments are located. 

Mayor:  They are different level of apartments though. 

Member Jordan:  They are all apartment though; apartment houses. 

Mayor:  The View down by the Haskell Town Center is getting $2,400 a month for a single 

bedroom.  They are expensive and nice.  You get a different kind of tenant. 

Member Demetriou:  It may be nice but it is a transient community now.  We don’t want 

that, I think we want houses. 

Mr. Diaz:  I think we found some information here. 
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Mayor:  I just want to comment on what Joe said.  He is right about the sidewalks and we 

are going to replace the sidewalks to Conklintown Road.  The 3 homes, we can’t address 

them until we address the condos.   

Member Jordan:  Where were these apartments approved, the Zoning Board? 

Vice Chairman:  Nothing has been approved. 

Mayor:  It’s not approved yet.  The town is foreclosing on the property from Mr. 

Rodriguez.  What the Town is going to pay in foreclosure is going to get paid back to the 

Town by the Developer.  

Member Slater:  You are talking about a net loss in the number of bedrooms. 

Mayor:  Yes, there’s a net loss in the number of bedrooms.  It is going down by at least 1/3.  

The 3 homes, we’ll addressed that once the property is out of Mr. Rodriguez’s hands and 

we can address the 3 homes.  The comment about the electric, it’s not the grid, most of 

these things were just trees fell down on the wires in that storm.  The first issue was the tree 

falling behind Quick Chek and the second one was when the tree fell it damaged a 

transformer and they didn’t realize that until a few days later. 

 

Vice Chairman:  Any other comments from the Board?  Can I have a Motion to adjourn 

the meeting? 

 

 

MOTION TO ADJOURN AT 7:35PM:  Motion made by Member Slater, seconded by 

Member Crilly.  Voting Yes were Vice Chairman Graceffo, Mayor Mahler, Members Platt, 

Demetriou, Slater, Crilly and Jordan. 

 

 

 

      ________________________________________ 

      Jennifer A. Fiorito, Planning Board Secretary 

 

 


