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PLANNING BOARD      JUNE 27, 2024 

BOROUGH OF WANAQUE 

 

REGULAR MEETING 

 

 

Meeting called to order by Chairman Gilbert Foulon with a salute to the flag at 7:02M 

 

 

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 July 17, 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:  Chairman Gilbert Foulon, Vice Chairman Joseph Graceffo, Mayor Daniel 

Mahler Councilman Dominick Cortellessa, Members Kevin Platt, David Slater, Jack 

Jordan and Mary Leonard 

 

PRESENT:  Attorney Steven Veltri 

 

ABSENT:  Members Angela Demetriou and Jack Crilly and Engineer Michael Cristaldi 

 

 

MINUTES:  from the  May 16, 2024 Meeting  

MOTION TO APPROVE:  made by Vice Chairman Graceffo, seconded by Councilman 

Cortellessa.  Voting yes were Chairman Foulon, Vice Chairman Graceffo, Councilman 

Cortellessa, Members Platt, Slater and Leonard. 

Mayor Mahler and Member Jordan abstained. 

 

 

COMMUNICATIONS/REPORTS:  None 

 

 

NEW BUSINESS APPLICATION:  Point Five Lab LLC (Gym Space-Personal Training) 

Property Owner:  Above All Services LLC, 50 Pheasant Run, Kinnelon, NJ 

 Property Address:  1458 Ringwood Avenue, Haskell, NJ (Block 478/Lot 7) 

 New Tenant:  Jon Fox, 25 Red Oak Lane, Kinnelon, NJ 

 

Both the Owner of the Property, Emmanual Skoullos and the Owner/Applicant of the New 

Business, Jon Fox, appeared before the Board. 

 

Chairman:  This is quite a change from what was originally approved. 

Mr. Skoullos:  It is set up so that it is still a supply house.  It’s not just going to be that. 
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Mr. Fox:  Manny has the space upstairs.  My partner and I are looking for a small space 

for an office.  I am in Hoboken and my partner is in Kinnelon for business.  We are trying 

to find somewhere in between where we can meet regularly.  Obviously, spaces are far and 

few and expensive.  Manny’s space is attracted to us because it is the exact size we need.  

He has offered to provide office space.  The space is much larger than what we need.  We 

are all are very interested in having our own personal gym in that space as well so we want 

to apply to put our own personal/private office and a private gym space on the second floor 

of his building. 

Mr. Skoullos:  It is not for the public; it is for us. 

Mr. Fox:  Correct. 

 

Chairman:  If I remember correctly, it was approved to be storage up there. 

Mr. Skoullos:  It is going to be at some point.  This is not a permanent situation.  It is just 

for the time being to help with both their need for the time being and my need for just 

financing to help get through the process.  The store is still going to be down below.  It is 

still going to be operating as that and at some point, because it is really just an empty space 

where we put some equipment that we already have, I can just move that equipment when 

they leave and move my plumbing material up there and then I’ll have my office upstairs. 

Chairman:  I do want to compliment you on the building.  It is very nice. 

Mr. Skoullos:  Thank You.  I appreciate it. 

 

Chairman:  Board Members any questions? 

 

Councilman:  Did you say it’s not open to the public? 

Mr. Fox:  Correct. 

Mr. Skoullos:  The supply house is obviously. 

Mr. Fox:  The supply house is, but the second floor will be my own private office and I also 

want to do a conference room in case I need to invite guests for meetings.  I have a 

proposed floor plan I can show you. 

Mayor:  So your business will be open to the public? 

Mr. Fox:  No. 

Councilman:  You’re doing personal training? 

Mr. Skoullos:  No, it’s not a personal training gym. 

Mr. Fox:  For us.  Personal training just for us; me, my business partners and any invited 

guests.  I run a consulting company.  I meet with client’s regularly and I don’t have a space 

to do that right now.  We’re all in a similar situation of we want a place to be able to meet, I 

want my own personal office, want a conference room to host meetings in and I want a gym 

space to use to and work out, lift and talk about proposed business. 

Chairman:  I don’t think you have the parking there. 

Mr. Fox:  We really won’t have that many people in the space at any one time. 

Chairman:  You have a conference room and there’s going to be more than three or four 

people in that conference room, I would assume. 

Mr. Fox:  So we have twelve spaces total - two handicapped, ten regular – and I don’t think 

we are going to exceed that ever.  We are going to be offset hours from the plumbing 

business.  I think the majority of his vehicles are in there in the morning.  I’ll be in there 

from like 9 to 4. 
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Vice Chairman:  What exactly is your business? 

Mr. Fox:  I do consulting for a handful of different businesses; anything from construction 

to business development to tech and application development.   

Vice Chairman:  So basically the gym is for personal use only. 

Mr. Fox:  Correct. 

Vice Chairman:  And the golf simulator is also for personal use only; for you or maybe a 

client?  Not for outside people coming in and out. 

Mr. Fox:  Yes, correct. 

Vice Chairman:  And the office space is for you to maintain this business that you have 

ongoing presently. 

Mr. Fox:  Yes and invited guests and overflow from the business downstairs. 

Mayor:  From this drawing, it doesn’t look like you can get from the office to the gym. 

Mr. Fox:  There is a hallway.  It’s just the way that we had that firewall intercept the whole 

space. 

Councilman:  This is just a location to run your business.  Is that what you’re saying? 

Mr. Fox:  Correct.  Yes, it is my own personal business. 

Vice Chairman:  Do you have office space any place else? 

Mr. Fox:  Not right now.  Been working remotely since covid. 

 

Mayor & Chairman advised the owner and applicant that since there would be two 

separate businesses in the building, they would have to have two separate water/sewer 

accounts and pay two different fees; one for the first floor business and one for the second 

floor business. 

 

Chairman:  Any other questions? 

Vice Chairman made a Motion to Approve as presented: 

 

 

MOTION TO APPROVE  BUSINESS:  made by Vice Chairman Graceffo, seconded by 

Member Jordan.  Voting Yes were Chairman Foulon, Vice Chairman Graceffo, 

Councilman Cortellessa, Members Platt, Jordan and Leonard. 

Voting No were Mayor Mahler and Member Slater. 
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Mayor Mahler recused himself at this time, left the dais and the meeting. 

 

RESOLUTION:  PB2023-02 T-Mobile Northeast LLC & Mobilitie 

Chairman:  Everyone has received a copy of the Resolution.  I’d like to entertain a Motion 

for Approval of the Resolution. 

Attorney Veltri:  Just for the record, this was on the Denial of the T-Mobile Application.  

The Board voted on May 16, 2024 by a 4-3 Vote in favor of denying the application.  

Members Foulon, Slater, Leonard and Crilly in favor of the Motion To Deny, so those are 

the Members who should be voting on the Memorializing Resolution. 

 

MOTION TO APPROVE RESOLUTION DENYING APPLICATION PB2023-02:  made 

by Chairman Foulon, seconded by Member Leonard 

Voting Yes were Chairman Foulon and Members Slater and Leonard. 

 

Attorney Veltri:  Just for the record that approval is on the full Resolution, which we all 

have, we’ve all reviewed and we’ve all read, and will be incorporated into the Minutes as 

an Approval of the Motion. 

 

Vice Chairman:  Steve, basically because we voted against the Resolution, we don’t have a 

vote to approve the Resolution.  Is that correct? 

Attorney Veltri:  That’s what the Statute says, yes. 

 

 

EXECUTIVE SESSION: 

Chairman Foulon:  All right,  at this time we are going into Executive Session to discuss 

pending legal action.  I’m going to ask everyone in the audience to please leave the room. 

 

MOTION TO LEAVE EXECUTIVE SESSION AND CONTINUE WITH REGULAR 

MEETING:  made by Councilman Cortellessa, seconded by Vice Chairman Graceffo.  

Voting Yes were Chairman Foulon, Vice Chairman Graceffo, Councilman Cortellessa, 

Members Platt, Slater, Jordan and Leonard. 

 

 

Attorney Veltri:  We are back on the public record.  Just for the record, we were in 

Executive Session on a legal matter.  The T-Mobile Northeast LLC & Mobilitie has filed a 

lawsuit against the Planning Board and the Borough based upon the Denial of their Site 

Plan at the May Meeting.  It is a federal lawsuit and the Board has decided to obtain a law 

firm to file an Answer and defend us in Federal Court.  The law firm is Cleary, Giacobbe, 

Alfieri & Jacobs, LLC in Oakland, New Jersey.  I would ask the Board to make a Motion 

to authorize the Mayor & Council to retain that firm and defend us in Federal Court. 

 

MOTION TO AUTHORIZE MAYOR & COUNCIL TO RETAIN THE LAW FIRM OF 

CLEARY, GIACOBBE, ALFIERI & JACOBS, LLC TO DEFEND THE BOARD IN 

FEDERAL COURT:  made by Cortellessa, seconded by Member Slater.  Voting Yes were 

Chairman Foulon, Vice Chairman Graceffo, Councilman Cortellessa, Members Platt, 

Slater, Jordan and Leonard. 
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PUBLIC DISCUSSION:  Anyone in the public wishing to address the Planning Board on 

any Planning Board matter, please step forward, state your name and address? 

Let the record show no one stepped forward. 

 

 

VOUCHERS:  submitted by Steven J. Veltri, Esq. for T-Mobile Northeast LLC in the 

amount of $1,080; attendance at the June 27, 20024 Meeting in the amount of $400; and 

Ordinance Review Committee in the amount of $975. 

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

Councilman Cortellessa.  Voting yes were Chairman Foulon, Vice Chairman Graceffo, 

Councilman Cortellessa, Members Platt, Slater, Jordan and Leonard 

 

 

MOTION TO ADJOURN AT 7:55PM:  Motion made by Councilman Cortellessa, 

seconded by Member Platt.  Motion was carried by a Yes vote by all Members.  

 

 

 

      ________________________________________ 

      Jennifer A. Fiorito, Planning Board Secretary 

 

 


