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PLANNING BOARD      OCTOBER 19, 2023 

BOROUGH OF WANAQUE 

 

REGULAR MEETING 

 

 

Meeting called to order by Chairman Gilbert Foulon with a salute to the flag at 7:05PM 

 

 

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 29, 2023, 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, a copy thereof 

has been on file with the Borough. 

 

 

ROLL CALL:  Chairman Gilbert Foulon, Mayor Daniel Mahler, Councilman Dominick 

Cortellessa, Members Charles Strobel, David Slater and Jack Jordan 

 

PRESENT:  Attorney Steven Veltri 

 

ABSENT:  Vice Chairman Joseph Graceffo, Members Kevin Platt, Jack Crilly and Mary 

Leonard and Engineer Michael Cristaldi 

 

 

MINUTES:  from the September 21, 2023 Meeting. 

MOTION TO APPROVE:  made by Member Strobel, seconded by Councilman 

Cortellessa.  Voting yes were Mayor Mahler, Councilman Cortellessa, Members Strobel, 

Slater and Jordan 

Chairman Foulon abstained. 

 

 

COMMUNICATIONS/REPORTS:  No communications or reports 

 

 

APPLICATION STATUS:  Engineer is absent with notice.  There are no new reports.  

 

 

NEW BUSINESS APPLICATION:  Patriot Wings 

 Business Owner:   Ben Carlisle, 68 Cedar Place, Wayne, NJ 

 Property Owner:    Nancy Dykstra, 200 Conklintown Road, Wanaque, NJ 

 Property Address: 201 Conklintown Road, Wanaque, NJ 

 

No one showed up on behalf of this business. 



 2 

NEW BUSINESS APPLICATION:  Bad Habits Bake Shop 

 Business Owner:   Jamel Thomas, 78 Townsend Road, Wanaque, NJ 

 Property Owner:    Joe Lorusso (1089 Ringwood Avenue LLC) 

     2 Deyhill Trail, Totowa, NJ 

 Property Address: 1089 Ringwood Avenue, Haskell, NJ 

 

 

James Thomas appeared on behalf of the business. 

 

Applicant:  I want to open a snack shop, including bakery items as well.  I’ve been 

currently doing this on my own to some clients and smoke shops in New York City for over 

a year and I do personal sales online and personal orders, but I want to make it a business, 

store front. 

Chairman:  We are a little confused.  I know two of us are confused because I talked to one 

of the other members.  You said something about baked goods from your home. 

Applicant:  Yes.  The first plan we me and my girlfriend, she was going to be the baker and 

get her Cottage Food Permit, but I don’t think we are going to coincide in business together 

so I’m going to go into business on my own and I want to do the snack shop.  I am not going 

to be baking anything, so I don’t need a Food Handler’s Permit, or Food Safety Course. 

Chairman: What kind of snacks are you talking about? 

Applicant:  Can I show you? 

Chairman:  Sure. 

Applicant:  They are items you can’t get find in this country.  Everything is named brand 

like Hershey’s, Lays.  Things from overseas.  They are the same brands we get in America 

but different flavors.  You can’t buy these in normal stores.  Japanese Lays, Japanese 

Hershey’s, we don’t have these in American stores.  You can buy these things online and 

get them shipped to you. 

Member Strobel:  And you sell them where? 

Applicant:  As a kid I was always the guy that snacks.  In fifth grade, I used to go to BJ’s 

with my mother and buy ring pops and I was selling ring pops in school.  I was always the 

guys with the snacks in school.  At one point, in high school, I got suspended because I put 

the vending machines out of business.  They kind of got upset with me because I was selling 

snacks in the lunchroom.  It wasn’t a bad thing, it was just what I liked to do, snacks.  So 

now I am an ironworker and I always used to bring things to work and people would buy 

things off of me at work.  I am out of work right now.  I’m laid off because work has been 

really slow, so I’ve been doing this on the internet and online and it’s been working out.  So 

if I get a store front I can do it better because selling in and out of my house is not the right 

thing to do.  I found a storefront on Ringwood Avenue.  I got the lease and everything is in 

my name.  I’ve had it for about two months now.  I’ve been waiting to get everything in 

order to come to a meeting to present my case to you guys, and I’m here now. 

Member Strobel:  What type of baked goods are you selling? 

Applicant:  We were going to be personal cakes.  I was going into business with my 

girlfriend, she was going to be my partner, but we are not working out as business partners 

together anymore so I’m going on my own and she is going to do her own bake shop.  

Honestly, I want to drop the bake shop part of the name because I’m not going to be 

baking anything.  I don’t have the Food Permits to bake anything.  I’m not a baker myself.   
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Mr. Strobel:  So basically you are going to be a convenience store. 

Applicant:  A retail, yes. 

Councilman:  So there is no baking. 

Applicant:  No baking on site.  If I do have any baked items, it would be from another 

licensed baker that I’d buy retail and sell in my store.  I won’t be doing any baking. 

Councilman:  You made comments about baking at home, that’s what your girlfriend 

Applicant:  Since I filled out the application, things have changed. 

Chairman:  Ex-girlfriend. 

Applicant:  You can scratch the bakery part.  If I do have baked items, it would be brought 

from a bakery bulk and package and retail sales, not me personally baking anything. 

Member Strobel:  So who are you selling to your customers again? 

Applicant:  My customers are people I know personally and friends of those people, and I 

have an online presence. 

Member Strobel:  Okay, you also mentioned smoke shops.  What are you selling to them? 

Applicant:  I said I was supplying smoke shops.  I supply a few smoke shops in New York 

City because I buy these things by pallets.  Some stores don’t buy them by pallets, they 

want fifty of these and fifty of those, so that’s what I was doing with certain shops in New 

York. 

Member Strobel:  Interesting, okay. 

Chairman:  There will be no smoke shop here, correct? 

Applicant:  No, no smoke shop.  This is all snacks.  We have a smoke shop right across the 

street from our location actually. 

Chairman:  This is retail? 

Applicant:  Yes. 

Chairman:  How many people are going to be stopping in your store? 

Applicant:  I hope a lot.  I have no idea.  I deal with about, on a regular daily basis, now 

with my personal sales, approximately three or four people a day.  If I have a store, I can 

advertise it more and hopefully I can have more people coming in.  Right now, I do supply 

some parties and events with a bunch of snacks, like party bags, $100 gift bags, and things 

like that.  But, if I have a store, hopefully I can have more foot traffic and people coming in 

for small items, instead of big things. 

Chairman:  Most of your trade now is online, correct? 

Applicant:  Online and word of mouth by people I know because I’ve been doing things 

like this since a kid. 

Mayor:  I believe there was a bakery in that location before. 

Chairman:  It was a bakery before, yes. 

Mayor:  The traffic will probably be about the same, similar.  Hopefully better. 

Member Strobel:  Where will you be getting your deliveries from? 

Applicant:  I’ll get the deliveries to my house.  I live in Wanaque as well and my house is 

way big enough for an area for trucks to drop off stuff.  As far as trucks, I’m not going 

deliver to the store because there is no parking for a box truck on the street.  I’ve seen box 

trucks parked in that municipal lot behind my store, but when you do that, you take up the 

whole lot.  I can load my car from my house. 

Member Strobel:  Are you going to put enough stuff in there to be able to sell? 

Applicant:  In the store, yes.  I don’t know if you know who that store was built.  It has a 

front area and has a back room. 
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Member Strobel:  You have a counter in the front? 

Applicant:  Yes sir. 

 

Chairman:  Okay, any other questions gentlemen?  I’ll entertain a Motion for approval. 

 

MOTION TO APPROVE NEW BUSINESS:  made by Member Jordan, seconded by 

Councilman Cortellessa.  Voting yes were Chairman Foulon, Mayor Mahler, Councilman 

Cortellessa, Members Strobel, Slater and Jordan    Motion Carried 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

NEW BUSINESS APPLICATION:  Murphy’s Motors, LLC 

 Business Owner:   Andrew Eid, 95 Chuckanutt Drive, Oakland, NJ 

 Property Owner:    Valuable Vehicle Vault LLC, c/o Larry Kopp, Boca Raton, FL 

 Property Address: 918 Ringwood Avenue, Haskell, NJ 

   For Final Approval – Temporary Approval 7/20/23 

 

Attorney Michael Rubin of 1330 Hamburg Turnpike, Wayne, NJ, represents Murphy’s 

Motors, LLC, the New Business Applicant. 

 

Attorney Rubin:  This is a continuation of the application.  We were here several months 

ago for a New Business Application on Ringwood Avenue.  The Board asked, essentially 

when we were here last, for two items.  One item, which took us several months to get, was 

a site plan of the whole site, which we did.  Several weeks ago I was able to bring a number 

of copies to the Board Office so that you now you have a site plan.  We had a survey done 

of the site.  Apparently, there was not an up-to-date survey of this site for some time and it 

was done by Darmstatter, Inc. in Wayne and that was delivered also.  The other item that 

the Board ask was to make sure that there were no environmental or contamination issues 

that were on this property because there were monitoring wells, which were noticed by 

some of the Board Members who visited the site.  The tenant, which is also our client, also 

saw monitoring wells.  What we did is have our engineer reach out to DEP to do a search 

and we found out who the environmental company was and I obtained a copy of the only 

report that was ever done on this site and I sent it into the Board and it shows that there is 

no contamination found.  It is several years old, this report, but it is the only report that 

exists.  There is nothing else on this site that was ever done.  Apparently, these monitoring 
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wells have been in this use for a number of years, but there was no further action by DEP.  

I think the big issue that the Board had on its mind when we were here last time is the 

truck traffic coming in and out of the site and you wanted to see how that was going to 

work and that’s why the Board asked that we do a site plan.  We have it and the Board has 

a copy of that and, again, our client is here to testify as to how the trucks are going to come 

and go and how long they are going to stay on the site.  I think that was an issue that was 

asked the last time we were here. 

 

Attorney Veltri swore in the Applicant, Andrew Eid. 

 

Attorney Rubin:  The question that was asked the last time by the Board is where are the 

trucks going to be parked?  We know that your testimony the last time was they are only 

there temporarily and they are not there for the long haul.  So tell us once again how trucks 

are going to come in and out of the site using the site plan that has been filed.  

Applicant:  Most trucks are driven.  They are parked in the spaces that we have marked on 

the site plan in the rear of the property.  There are no trucks in the front or on the side 

directly in the parking spaces on the side of the property.  If a truck does come on a 

carrier, the carrier parks in the front of the property, not on Ringwood Avenue.  I actually 

have pictures, if you’d like to see.  It accommodates any size carriers.  Our neighbor is the 

mechanic shop and he has car carriers come all day long, every day to have cars dropped at 

his mechanic shop to be fixed.  It is the same kind of carriers that carry our trucks. 

 

Chairman:  It was my understanding, in the conversation that I had with you, and I just 

want to affirm that it is still right, that this was going to be take care of the overflow from 

your Fairview facility? 

Applicant:  Yes, sir. 

Chairman:  Well how come your Fairview facility is being torn down? 

Applicant:  Our Fairview facility, we gave it up because we actually applied for a new 

facility also, with the NJ Motor Vehicle Commission, in Lakewood.  I have that paperwork 

showing this was applied for. 

Chairman:  It doesn’t make any sense to me. 

Applicant:  We didn’t want to have facilities in Fairview where I wasn’t really going to go.  

We were there because of the State and that is where our license was based out of and it 

was too much of a commute to go back forth. 

Chairman:  So where are you moving to in Ridgewood? 

Applicant:  In Ridgewood, we are not.  It’s Lakewood. 

Chairman:  Lakewood and we need that address.  I have no problem going there. 

Applicant:  That’s fine.  It is just an office. 

Chairman:  You are not going to have any trucks there? 

Applicant:  No.  This will be our main site. 

Chairman:  But that’s not we agreed to. 

Applicant:  But this is our main site, just for storage. 

Chairman:  This was supposed to be the overflow from your Fairview facility. 

Applicant:  I understand that sir. 

Chairman:  But now you no longer have a Fairview facility. 

Applicant:  We don’t have the Fairview facility any more.  We lost it. 
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Chairman:  And I’ve noticed and I’ve gotten many phone calls and complaints about all 

the trucks that are parked there.  You’ve got trucks on the side, you are working outside on 

trucks, and this is not what we agreed to. 

Applicant:  I don’t know how to answer the question. 

Chairman:  You are only supposed to park trucks behind the building. 

Applicant:  Correct. 

Chairman:  But you are not. 

Applicant:  All the trucks were parked behind the building. 

Chairman:  They weren’t this past weekend. 

Applicant:  Overnight? 

Chairman:  Yes. 

Applicant:  We’ve never had vehicles parked overnight. 

Chairman:  On the side of the building.  Yes you have. 

Applicant:  If it was on the side, it would be behind the office part of the building.  There 

would never be anything in any of the parking spots ever.  If they were, they were not ours.  

We’ve never had them there.  I have 24 hour cameras I can access from my home. 

Chairman:  All right.  Any other questions gentleman? 

 

Attorney Rubin:  There was another question, Mr. Chairman.  The last time we were here, 

there was question regarding the three (3) parking stalls in the front of the building and 

there was a question whether vehicles would use those and would have to park out onto the 

main road which absolutely we did not want and we would like to use those three (3) 

parking spaces for vehicles, not for trucks, but perhaps passenger vehicles or small trucks. 

 

Chairman:  You also have your dumpster in front of the building.  We would like to have 

that moved to the back if that’s not a problem. 

Applicant:  Sure, that’s not a big deal. 

 

Mayor:  Which three (3) spots? 

Applicant:  It’s just in front of the garages.  The person that drew this up didn’t make it 

very noticeable.  It would be in this shaded area.  Again, this wouldn’t be for overnight 

parking. 

Mayor:  That’s going to be temporary because aren’t they blocking the garage doors? 

Applicant:  Yes, but I mean, the garage doors are only for us anyway to go in and out. 

 

Attorney Rubin:  One of the questions asked last time, and to reiterate, you are not asking 

the Borough for any licensing for the sale of vehicles since that is being done elsewhere? 

Applicant:  Correct. 

Attorney Rubin:  So there is no selling of cars and there is no signage that’ll be saying “for 

sale” trucks or vehicles on this site? 

Applicant:  Correct. 

Attorney Rubin:  And it is for the temporary reconditioning, as you explained to the Board 

the last time we were here? 

Applicant:  Yes. 
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Councilman:  The last time, and I just want to be clear and to make sure I understand all 

this, the last time we were concerned about the number of trucks on the site and also the 

number of trucks coming in and out of the facility.   

Applicant:  Correct. 

Councilman:  At least I understood that there was an offsite location that you had. 

Applicant:  There was.  We’ve lost our other facility.  It is not something I’m proud of.  It 

wasn’t financially feasible to hold onto the property.  The owner wanted much more rent to 

keep us there, it was time to renew our lease and they wanted almost 100% increase. 

Councilman:  But he is tearing it down anyway, right? 

Applicant:  Well not he is tearing it down and probably going to build a million a different 

retail spaces.  Since that happened, we have already contacted NJ Motor Vehicles and 

we’ve set up to establish an office in Lakewood.  That is our main business address.  99.9% 

of our sales are wholesale.  We don’t need to meet customers.  Occasionally, I have a client 

that comes in from a major dealership and asks what trucks do you have. 

Councilman:  So our understanding is that the trucks from your other facility that is being 

torn down is going to be offloaded to here prior to the building being torn down and that 

would sort of indicate there would be a minimum of traffic issues going forward, but now 

all of the trucks are going to come in and out of this facility. 

Applicant:  No, we also have a property in Edgewater that we lease that we keep our 

overflow there so to speak.  It is rented through the Corvosello Brothers. 

Councilman:  So is the volume in this area going down? 

Applicant:  Nothing is changing at all.  It is actually how it was from day one.  There are 

not more trucks being added. 

 

Attorney Veltri:  Why don’t you restate for the Board the volume of trucks that are going 

to be coming in and out of this facility on a daily basis? 

Applicant:  On a daily basis, there is not more than 2 to 4 vehicles coming in and out. 

Attorney Veltri:  How many are going to be stored on this facility, maximum? 

Applicant:  Maximum, trucks I would say probably 20.  As the Board recommended, 15 in 

the back and then a couple inside. 

Attorney Veltri:  These are trucks, I’m looking for all vehicles. 

Applicant:  Yeah all vehicles.  Including like employee vehicles? 

Attorney Veltri:  All vehicles that you are going to be storing. 

Applicant:  24 

Attorney Veltri:  Where are they going to be located? 

Applicant:  All the trucks will be relegated to the back and inside the building or behind 

the office and all the passenger vehicles would be in the side parking spots or in front of the 

garages. 

Attorney Veltri:  Again, I am trying to make this easy.  You are going to give us numbers 

that we are going to put the record and then I want to find out where they are going to be 

parked relative to the number of parking spaces that are on the site plan.  And if they are 

not going to fit, we are going to be getting summonses and we are going to revoke the c.o. so 

I don’t want to do guess work.  This is really important especially since your other site no 

longer exists. 

Applicant:  27 on the outside of the property. 
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Attorney Veltri:  Part of your testimony before was that there wasn’t going to be any 

vehicles in the 7 spaces near the front.  That’s what you told us in the beginning of the 

presentation. 

Mayor:  Overnight. 

Applicant:  Overnight, yes.  There are no vehicles there overnight. 

 

Attorney Veltri:  I am asking about vehicles stored on the site. 

Applicant:  Okay, just stored overnight.  On the outside of the property probably about 17 

would be the maximum. 

Attorney Veltri:  And they would be located in the rear of the property.  All of them? 

Applicant:  They would be in the rear of the property and, this is the front of the office, and 

this is the rear of the office here.  In these spots, there is never ever being left overnight, 

ever. 

Attorney Veltri:  Okay, because I want to be sure we understand each other.  I don’t want 

Mr. Rubin to have to come back on a misunderstanding.  I don’t want you in front of the 

Municipal Court Judge for violations or us revoking the c.o. 

Applicant:  I understand. 

Attorney Veltri:  You have to be very careful about the volume of vehicles coming on to 

this site.  Because if there is too much and there is overflow, we are definitely going to have 

problems. 

Applicant:  There won’t be overflow.  We have another lot in Edgewater, NJ. 

 

Chairman:  You also keep saying behind the office.  Where is behind the office? 

Applicant:  Right here. 

Chairman:  That’s on the side of the building, correct? 

Applicant:  Well, this the parking spots on the side of the building and this is behind and 

beside.  It depends on which way you want to look at it. 

Chairman:  Okay, but my understanding is all the trucks were supposed to be parked 

behind the building, not behind the office, which is actually the side of the building. 

Applicant:  Okay, we would like to request if we can park the vehicles here as well. 

Chairman:  No. 

Applicant:  If possible, okay. 

Chairman:  And that is probably what we saw over the weekend. 

 

Chairman:  I also had a fellow Board Member call me and tell me that you had one of those 

big cherry pickers and that you were welding something on it. 

Applicant:  We call a vendor.  We don’t weld.  We call the welder. 

Chairman:  Okay, because you had told me previously in previous conversations that you 

were really just doing minor repairs and detailing and then getting the trucks out of there 

as soon as possible.  I would say somebody welding a cherry picker is not a minor repair.  

You said you do some spray painting with paint cans and what have you. 

Applicant:  He wasn’t welding the actual cherry picker.  The floor of the bed had some rust 

on it so he had cut out a part of the metal and welded in a new piece of metal.   

Chairman:  I would say that is heavy duty repair. 

Applicant:  Okay 

Chairman:  Which is not what we agreed to. 
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Applicant:  Okay.  It wasn’t us that was doing it.  It was a vendor that we hired. 

Chairman:  Right, it was being done under your jurisdiction. 

Applicant:  I understand and I accept that.  If that’s something that you wouldn’t like done 

on the property, it won’t be done. 

Chairman:  Okay.  Anything else gentlemen? 

 

Councilman:  When you say 2 to 4 trucks, is it your bringing 2 to 4 to be repaired and 2 to 

4 coming out that were repaired. 

Applicant:  Sure.  That’s a fair estimate I would say. 

Chairman:  You agree that, if you do get approval here, that you will limit the amount of 

trucks that I believe we said 17. 

Applicant:  Yes sir. 

Chairman:  And there probably will be a lot of inspections and a lot of counting. 

Applicant:  I understand sir. 

Chairman:  Can I get a Motion?  Member Strobel 

 

Member Slater:  Where are we on that little block with 234.19 in the middle of it.  Is that 

considered 2 parking spaces, or no?  If you are looking in from Ringwood Avenue there is a 

paver block area and two half circles and then the building and then behind it is says 

234.19. 

Chairman:  What I think we are okay with is we’ve limited him to 17 trucks. 

Member Slater:  Okay, 15 spaces in the back and 2 there and whatever he can put inside, 

right? 

Applicant:  Yes sir. 

Attorney Rubin:  17 outside. 

Attorney Veltri:  Yes, to be clear, 17 outside. 

Chairman:  The contention is we do not want them visible, or as visible as possible, from 

Ringwood Avenue, with people driving down the road. 

Applicant:  Also, if I can just say something, there are vehicles parked on our side of the lot 

at night, that are not our vehicles.  They come from the mechanic shop next store and I’m 

not trying to get him in trouble, I’ve come to know him as a vey nice gentleman, and he 

asked me if he could put his customer cars when he has overflow and I told him the town 

doesn’t want it, but he is welcome to do as he sees fit.  If they get towed, it is not my 

problem.  So he has had pickup trucks there. 

Chairman:  Well that’s a confusing part too as to who has what. 

Applicant:  I am just trying to be neighborly with him and I have nothing against him. 

Attorney Veltri:  Being neighborly may get you summonses.  I would straighten it out. 

Applicant:  I will tell him going forward.   

Attorney Veltri:  The problem is, if it’s on your side of the property, we are going believe 

that they are your vehicles. 

Applicant:  I understand that.  I’ve also talked to all the neighbors around us.  To the right 

of us is Mr. Arenado, who is a nurse, to behind us is a gentleman named Greg, and then we 

have Frank on our left.  We’ve gone around and introduced ourselves to the area.  There 

was one point where some lights were bothering them that we had put up and we had all 

the lights readjusted. 

Chairman:  You are trying to be neighborly and we understand that. 
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Applicant:  I am not trying to cause an issue or disturbance in the city.  I understand traffic 

in the city is difficult.  I get that more than anyone because when there is no traffic I’m 

from my home to my office in eight minutes, but when there is it’s twenty-five and that’s a 

big difference. 

Councilman:  That is one of our major issues. 

 

MOTION TO APPROVE NEW BUSINESS:  made by Member Strobel, seconded by 

Member Jordan.  Voting Yes were Mayor Mahler, Members Strobel, Slater and Jordan 

Voting No were Chairman Foulon and Councilman Cortellessa. Motion Carried 

 

 

Chairman Foulon stated he cannot vote for this.  No, I’m sorry, it’s just not what we really 

want on Ringwood Avenue, so  I have to vote No. 

 

Councilman Cortellessa:  I am sort of concerned about the traffic and everything else that 

is going on there.  Your laughing, but I think it is a serious issue here and we are trying to 

make Ringwood Avenue as attractive as possible, okay, so I am against right now. 

 

Member Slater:  Dominick, I think that you are not going to have any more traffic out of 

his place then you are going to get out of Crete Concrete or Atlas Paving.  It is going to be 

sporadic based on my history in the trucking and automotive industry and I would say that 

you ought to give him a shot and it can be criticized if he doesn’t follow the program. 

 

Councilman Cortellessa:  I said No. 

 

 

Chairman Foulon:  I just happens too many times that people say things and all of a 

sudden it just goes to hell in a hand basket.  I’m getting sick of it. 

 



 11 

NEW BUSINESS APPLICATION:  Rennie Jacob d/b/a Brown Barron Arms, LLC 

Property Owner:  Rennie Jacob, 1018 Ringwood Avenue, Haskell, NJ 

 Property Address:  1018 Ringwood Avenue, Haskell, NJ 

 

 

Rennie Jacob appeared on behalf of the business. 

 

Chairman:  I see that you submitted a revised application. 

Applicant:  Yes sir. 

Chairman:  We specifically told you to go to the Board of Adjustment for a ruling on this 

and I don’t know what a revised application would do.  We still don’t know whether this is 

a permitted use or not.  You were going to the Board of Adjustment to get an interpretation 

of that. 

Applicant:  I resubmitted it under a tighter description.  Basically it’s just for ammunition 

for training.  I also have the application from the State Police that says I need your 

approval before I can do anything so that is not even something that may happen.  It is just 

the first step in getting approved. 

Chairman:  Still, it’s a business running out in a residential area. 

Mayor:  Right, but it is off site. 

Applicant:  The only business is administrative.  There is no retail portion of this business.  

It is just administrative paperwork that is done at this site.  That’s where my license from 

the State Police and the ATF will be located. 

Chairman:  So basically what my interpretation is you are running a home office. 

Applicant:  Correct. 

Chairman:  Which I’m sure there are many are in town. 

 

Attorney Veltri:  I’m confused.  When you were here the last time, you were talking about 

receiving ammunition. 

Applicant:  Correct, I’d be receiving normal supplies to run my business. 

Attorney Veltri:  That’s not an office.  You are receiving a product and storing it and the 

product is ammunition. 

Chairman:  And you’re selling it? 

Attorney Veltri:  Correct? 

Applicant:  I am selling it in my training off site.  No one is coming to the business and 

home businesses have product that comes to their house all the time. 

Attorney Veltri:  What I’m trying to say sir, and I’m not trying to be tricky or fool you, it is 

an office plus you are receiving deliveries of ammunition and storing it in your house. 

Applicant:  I am receiving product for my training, correct. 

Attorney Veltri:  Okay.  Just so we are clear, that was why we, and the Board can, again, 

revote on it, that’s why we said we didn’t believe it fell within the ordinance. 

Applicant:  It’s no different than 

Attorney Veltri:  Let me say this clearly, I want the record to be clear, you said the last 

time and I read verbatim the ordinance to the Board, we said is that a customary home 

occupation, I read the ordinance and I think the Board, that night based upon everything 

that was said, said no, we don’t think it falls within the ordinance, but you can do of two 

things:  you can go to the Board of Adjustment for their interpretation of that ordinance, 
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or you can apply for a Use Variance in front of them.  That’s where we left it.  Some Board 

Members voted for it, some voted against it, and now you are back saying that you tweaked 

the application, but to me it is still and office plus delivery of ammunition to be stored in 

your house.  That didn’t change. 

Applicant:  I have less of an impact than a music instructor that is running a business out 

of his home.  He gets a delivery of instruments.  He is doing storage as well of instruments 

and such. 

Chairman:  Okay, that argument is not for this Board. 

Applicant:  It is because you guys brought it up that a musician is allowed a home business. 

Chairman:  By ordinance, right.  By ordinance it is allowed. 

Applicant:  This is no different. 

Chairman:  There is nothing in that ordinance that says ammunition storage, a business 

selling or storing ammunition is allowed.  It specifically states that a music instructor is 

allowed.  Right. 

Applicant:  This is less of an impact.   

Chairman:  You don’t get it. 

Applicant:  I don’t have anyone coming in and out of my driveway.  A music instructor has 

multiple cars coming in and out of the driveway.  Every hour at most.  Everything I do is 

off site.  It has nothing to do with anything on Ringwood Avenue.  There is literally no 

impact to Ringwood Avenue other than an Amazon truck that shows up maybe once a 

week. 

Mayor:  How big are the packages?  You’re not ordering skids, it is just small packages. 

Applicant:  Literally, 1000 rounds may be a foot by a foot. 

Mayor:  It’s a small package. 

Applicant:  You would notice no different. 

Mayor:  UPS or FedEx 

Applicant:  Yes. 

Mayor:  It’s not like their coming in an unloading skids. 

 

Councilman:  What is the training off site that you perform versus what Reloaderz would 

be or TSP perform? 

Applicant:  Same courses except I run my training with movement out of a port.  So I don’t 

have that port mentality where you are fixed inside a Reloaderz port. 

Councilman:  So, where do you do the training? 

Applicant:  I do it up at Cherry Ridge and then there are also a couple of  

Councilman:  Cherry Ridge does training as well. 

Applicant:  Correct. 

Councilman:  So you’re going up there and you are doing training for your customers. 

Applicant:  Correct. 

Councilman:  And I’m going to say this, but don’t take me wrong, taking it away it from 

Cherry Ridge. 

Applicant:  No, Cherry Ridge has their own.  I am not taking anything away from them.  

Other instructors do the same thing at Cherry Ridge.  We have multiple instructors at 

Cherry Ridge that have their own instructor classes.  So they instruct their own classes at 

Cherry Ridge. 

Councilman:  And where do they buy the ammunition there? 
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Applicant:  They usually have their students purchase it on their own. 

Councilman:  I’m talking about Cherry Ridge. 

Applicant:  Cherry Ridge does not sell ammunition. 

Councilman:  Okay they don’t sell ammunition so they’d have to go someplace to buy 

ammunition. 

Applicant:  At a higher cost. 

Councilman:  I understand that. 

Applicant:  I’m looking to lower the cost so it is more affordable so more people can take 

training. 

Councilman:  When you say no to one of your trainee’s, it comes to your place and says, 

can I buy some ammunition? 

Applicant:  It is for the class only.  It is literally I bring the boxes to the class and distribute 

it as to how ever much is needed.  So if the class requires 250 rounds per person, that’s how 

much I order for that class and then it bring it to the site and we shot that amount that day. 

Councilman:  And all the ammunition, it may not happen, but ammunition is a safety issue, 

okay, a fire issue.  I have a carry permit by the way so the issue with ammunition has to be 

safe. 

Applicant:  Correct.  All my ammunition, my personal stuff, everything, is stored in a fire 

proof safe, and I would have another safe dedicated to the business. 

Councilman:  And you’d have a couple thousand rounds in the safe? 

Applicant:  Maybe 2000 at most. 

Councilman:  Pretty big safe. 

Applicant:  2000 is absolutely nothing as far as size is concerned.  Again, I can throw away 

cartridge into a fire and all it’s going to do is go pop.  It’s not going to fire off a round.  In 

order to fire off a round, it has to be in a chamber gun, and pressure 

Councilman:  I understand that part of it.  But whatever is going to happen, you are going 

to heat 

Applicant:  I’ve been in fires. 

Councilman:  I know.  You are going to heat the powder and it’s going to pop. 

Applicant:  I’ve been in fires where ammunition has gone off, other than a pop and the 

power burns off.  No actual projectile. 

 

Chairman:  My contention is that, if we allow this, we’re setting a precedent for other 

people to open businesses from their home and what’s to stop somebody from saying, well 

I’m going to import auto parts and sell them, but I’m going to sell them someplace off site. 

Applicant:  There are people already in town that have home businesses. 

Attorney Veltri:  Not from this Board they don’t. 

Applicant:  I’m just saying they haven’t received proper licensing from the Board. 

Chairman:  Then it is up to that gentlemen back there to find them and fine them. 

Attorney Veltri:  What we are trying to say is  

Applicant:  I’m trying to do this the right way. 

Attorney Veltri:  I know, but you are not sort of following what we told you specifically last 

time.  If you want to fight over the interpretation of the ordinance saying that you fall 

within the purview of the ordinance, it is very unclear to us that you do.  The Board of 

Adjustment may agree with you.  If they do, then you can come back to the Board, when 

we look at their Minutes and they agree with you, and then we can hear your application 
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and approve it or deny it.  But we are saying you clearly, at least time, don’t fall within the 

home occupations set forth in the ordinance.  And we are not going to set a precedent that 

can be used forever against the Board.  We don’t do that.  If it is in the ordinance, if they 

said gun ammunition storage in the ordinance, we wouldn’t be having the debate.  It does 

not say that.  It does not say storage of any other retail produce.  It does not say that. 

Applicant:  So a business that has zero impact to traffic or anything else on Ringwood 

Avenue versus a dentist’s office or musician instructorship is okay. 

Attorney Veltri:  They are carved out specific exceptions and any other exception triggers 

either a Use Variance or a Site Plan Application, not a C.O. Application.  That’s what we 

told you last time.  That’s what I am telling you I think the law is.  The Board can say no, 

you are right, we want to give you the c.o. and I would have not problem with that.  It is up 

to the Board, but they voted on this and this revised application isn’t much of a revision.  It 

is the same application. 

Mayor:  He is not selling guns. 

Attorney Veltri:  Well you’re not selling guns, okay. 

Applicant:  It literally says administrative office use only. 

Attorney Veltri:  Okay, well if the Board thinks that’s enough for of a revision and they 

want to vote on it, that’s up to the Board, but you are setting a precedent that we are going 

to need follow in all other applications. 

Applicant:  If it had an impact to Ringwood Avenue, or if I was having customers 

Chairman:  It is not the point.  You are missing the point.  The point is the ordinance 

specifically spells out certain businesses that are allow in a residential area.  Yours is not 

one of them. 

Applicant:  But you can transitively  

Chairman:  It doesn’t matter.  You can do this and you can do that.  It is specifically 

written in the ordinance, okay.  Yours is not specifically written into the ordinance.  That’s 

the point we are trying to get out.  That’s why we suggested you go to the Board of 

Adjustment, have them interpret it and then, if they say we can permit that, we can stretch 

that ordinance a little bit, or what have you, but we don’t have that power. 

Attorney Veltri:  We are not denying you.  We are not saying no.  We are saying that we 

don’t think we have the power to give you this under the ordinance as written.  So get an 

interpretation from the Board that does that.  We don’t interpret.  Or file a Use Variance 

with them and let them give you the use.  We are not saying no, we are saying we can’t give 

it to you, unless the Board wants to overrule.  I mean that’s the way we ended it last time 

and we spent almost an hour last time on this application. This wasn’t a five minute 

application. 

Chairman:  Most business applications are five minutes or less.  I don’t even want to put 

this through a vote.  I think we should just table it until you get an interpretation from the 

Board of Adjustment, okay. 

Applicant:  That’s up to you guys.   

Chairman:  Unless somebody wants to make a Motion. 

Mayor:  If the Board gives him an interpretation that it’s okay, he comes back to us. 

Attorney Veltri:  He comes back to us. 

Chairman:  He comes back to us and we’ll approve it. 

Mayor:  It doesn’t affect us with other similar applications because they would have to get 

an interpretation too. 
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Chairman:  Right. 

Attorney Veltri:  Right, for that specific thing.  We don’t feel it falls within the carved out 

exceptions in the ordinance. 

Mayor:  Okay, so you’ll get an interpretation. 

 

Chairman:  I’ll just a entertain a Motion that we wait until we hear from the Board of 

Adjustment as to the interpretation of the application. 

 

Councilman:  I would agree with that, but I just want to make sure that you are clear as to 

what we said and why you need to go to the Board of Adjustment.  I’m not sure, because 

you keep saying about music places, and you keep saying about other issues, those are 

identified in the ordinance and are allowed.  Ammunition storage is not allowed in the 

ordinance.  We are really trying to help you to say go to the Board of Adjustment.  If the 

Board of Adjustment says it is okay within the ordinance, then you can come back here and 

it would be very unlikely that you wouldn’t get approved.  But that is the key issue.  You 

just go to the Board of Adjustment and say listen this is what I want to do.  It is not in the 

ordinance, but I think it’s fair to have an adjustment and approve it from the Board of 

Adjustment’s perspective. 

Attorney Veltri:  And everything you said tonight, about your use, is relevant at that 

hearing.  It’s relevant then, but not relevant now.  It is not in the ordinance now. 

Chairman:  It also prevents us from setting a precedent. 

 

Chairman:  Do I have a Motion? 

 

MOTION TO TABLE THIS NEW BUSINESS APPLICATION AND REFER IT TO THE 

BOARD OF ADJUSTMENT FOR AN INTERPRETATION:  made by Member Strobel, 

seconded by Member Slater.  Voting Yes were Chairman Foulon, Mayor Mahler, 

Councilman Cortellessa, Members Strobel, Slater and Jordan  Motion Carried 
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NEW BUSINESS APPLICATION:  The Happy Campers 

Property Owner:  Jack Jordan, 47 Laura Avenue, Wanaque, NJ 

 Property Address:  539 Ringwood Avenue, Wanaque, NJ 

 New Tenant:  Erica Viviani, 13 Franklin Place, Haskell, NJ 

*Revised Application* 

 

 

Board Secretary:  Member Jordan has recused himself and has moved off the dais. 

 

 

Chairman:  Now you are going to be running two businesses out of the same location, 

correct?  That is what your revised application shows me. 

 

Attorney Veltri:  Why don’t we get their names for the record? 

 

Anthony Viviani and Erica Viviani, Applicants 

 

 

Attorney Veltri swore in Anthony Viviani and Erica Viviani. 

 

 

Attorney Veltri: Is this an LLC, Corporation because I have Erica’s name on the 

application?  Is it an individual? 

Mr. Viviani:  It is an LLC. 

Attorney Veltri:  What’s the name of the LLC. 

Mr. Viviani:  The Happy Campers Gift Store LLC. 

Attorney Veltri:  A New Jersey LLC? 

Mr. Viviani:  Yes. 

Attorney Veltri:  How many members are in the LLC. 

Mrs. Viviani:  Me. 

Mr. Viviani:  My wife. 

Attorney Veltri:  It’s Ericia’s, okay.  Thank you. 

 

Mr. Viviani:  It is basically exactly what we explained to you the first time.  We are going to 

have store, and I’m sorry that there was a misunderstanding.  In the store we sell shirts, 

trays that she makes, we also have pipes and water pipes, lighters.  She makes t-shirts, she 

does custom t-shirts, and then we have painting.  You want to bring a six pack, you want to 

bring a bottle of wine.  It is during store closed hours and we do a painting class. 

Chairman:  The last time you were here you said you do the painting class, you do the art 

work, and then you slide the tables to another area and do 

Mr. Viviani:  We slide the smoke shop display cases, which are on wheels, they get pushed 

back against the wall, everything gets covered in black sheets. 

Chairman:  Why? 

Mr. Viviani:  Just to make it look nicer. 
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Chairman:  Okay, but my interpretation of that you are running two different businesses 

in one store.  You are running an art and painting and then you sliding all that stuff back, 

covering it and then opening up a smoke shop.   

Mr. Viviani:  Well, vice versa, but, in the store we do painting.  Before when there was a 

misunderstanding that there would be smoke shop items, it was still a store that was going 

to be open the hours we told you it was going to be open and then we were going to have 

painting. 

Chairman:  Did you have a store like this in Butler? 

Mr. Viviani:  We had a store in Butler, yes. 

Chairman:  What happened to that? 

Mr. Viviani:  We closed. 

Chairman:  Why? 

Mr. Viviani:  Why, because there were licensing issues. 

Attorney Veltri: Were there any other municipal violations? 

Mr. Viviani:  It was dismissed.  We were accused of selling pot.  We were not selling pot.  

We don’t sell pot.   

Attorney Veltri:  The case was dismissed? 

Mr. Viviani:  Dismissed. 

Attorney Veltri:  In where, municipal court? 

Mr. Viviani:  In Riverdale. 

Mrs. Viviani:  Butler. 

Mr. Viviani:  It was in Butler, but the court is in Riverdale.  Dismissed.  No fines.  No court 

fees. 

Chairman:  You weren’t selling it, but were you giving it away? 

Mr. & Mrs. Viviani:  No. 

Chairman:  Were selling a pipe filled with pot? 

Mr. & Mrs. Viviani No. 

Chairman:  And just selling a pipe? 

Mr. Viviani:  No. 

Attorney Veltri:  When was the case dismissed? 

Mr. Viviani:  February or March. 

Attorney Veltri:  And when did you move out of that store? 

Mr. & Mrs. Viviani:  January. 

Attorney Veltri:  Okay, and there are no other issues pending in Riverdale or Butler? 

Mr. & Mrs. Viviani:  No, nothing. 

Attorney Veltri:  Okay, so lets talk about the use or distribution of any kind of marijuana.  

Will there be any use or distribution of marijuana? 

Mr. & Mrs. Viviani:  No. 

Attorney Veltri:  So if you sell an item, is there any giveaways? 

Mr. & Mrs. Viviani:  No. 

Attorney Veltri:  That include marijuana? 

Mr. Viviani:  Not at all. 

Attorney Veltri:  There is absolutely no marijuana related to this business? 

Mr. Viviani:  No marijuana in the store whatsoever. 

Chairman:  Even if it becomes legal to sell it in this town? 

Mrs. Viviani:  Yeah, I don’t 
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Mr. Viviani:  I mean if it was legal to sell in this town, we would have to apply to do such a 

thing. 

Attorney Veltri:  Yes, that’s what we are trying to tell you. 

Mayor:  Number one you would have to get a state license and number two you get the 

town license. 

Mr. Viviani:  Yes. 

Attorney Veltri:  You understand that, if that occurs, there will be a revocation of any 

approval given tonight and/or municipal summonses issued. 

Mr. Viviani:  Yes. 

 

Councilman:  The only question I have, and maybe this is a naïve question, a lot of these 

items are clearly designed for smoking pot.   

Mrs. Viviani:  I don’t know what they use it for.  It is up to them. 

Councilman:  You are talking about pipes, water pipes, rolling papers.  I just want to be 

clear because if this gets approved you are selling all of these items, and I would assume, 

that’s not being sold to the normal person who wants a pack of cigarettes.  You are selling 

paper, rolling paper, that is designed for one thing. 

Mrs. Viviani:  No, people have and use tobacco that they roll their own. 

Member Slater:  You can buy easy wider in 7-11. 

Councilman:  I understand that, but you can buy it in a  lot of places.  Because reading it, 

as a novice, I have no idea.  I’m reading this and all of those items that you are selling are 

intended for pot.  No somebody comes in, they are going to come in and they are going to 

want these because they’re smoking the stuff, or their wrapping the stuff, or doing 

whatever they do, right.  You are going to get those clients, I would assume.  My concern is 

related to the issue of selling those particular items to people who are smoking pot, maybe 

legally also.  There may be medical reasons for it.  That’s just my concern.  Can you help 

me with that a little bit? 

Mr. Viviani:  I’m not sure I understand the concern.  I was instructed to fill out the 

application the way it was filled out and that what they purchase it for, if it is for any other 

reason, is not my doing.  It’s not my fault if they go and they smoke tobacco with it or 

smoke pot with it, they can smoke crack with it. 

Councilman:  What you are selling is a product and whose your market in that product? 

Who are the customers for that product? 

Mr. Viviani:  In general people could use it for marijuana but, again, it’s 

Chairman:  What else would you use it for? 

Mr. Viviani:  You could use it for tobacco. 

Chairman:  Tobacco, okay.  I’m like him, I’m too old to know about this stuff. 

Mr. Viviani:  Generally, people could buy it for marijuana, which is also legal. 

Attorney Veltri:  Well, that’s what your application says, for tobacco use. 

Mr. Viviani:  I was instructed to write that on the application. 

Attorney Veltri:  Who instructed you to do that? 

Mr. Viviani:  The counsel I spoke to. 

Attorney Veltri:  An attorney you spoke to? 

Mr. Viviani:  Yes, and they told me that my answer was that they can buy it to use 

Attorney Veltri:  Do you want to put his name on the record? 

Mr. Viviani:  No, I would hope not. 
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Attorney Veltri:  Your application is for tobacco use and we have excluded any marijuana 

giveaways. 

Mr. Viviani:  There will be no marijuana in the store. 

Mrs. Viviani:  We don’t even want tobacco in the store. 

Mr. Viviani:  I don’t sell tobacco.  I have a tobacco license.  I will not sell tobacco, if that 

was ever to come up, I would come in and wouldn’t change it without permission. 

Attorney Veltri:  At least my intent is to be very clear about what you intend to do.  We are 

excluding what you don’t intend to do and you understand that, if it does occur, there will 

be a revocation of any approval given and then any other summonses that other people in 

town believe that should be issued.  I don’t want you to come back with any more 

misunderstandings. 

Mr. Viviani:  Okay, absolutely. 

Councilman:  And that was one of my concerns that people are going to come in, they are 

going to start bringing it in, they are going to do whatever they have to do and there is 

going to be something that is said. 

Mr. Viviani:  There is nothing taking place there.  Buy it, leave and do what you have to do 

at your house.  If you come in the store during regular hours, there are glass cases with 

pipes, water pipes and papers and whatnot, there is a variety of different trays, shirts, cups 

and other items that my wife handmakes, different designs that she comes up with and 

stuff and then we would like to also incorporate art classes since she does art. 

Councilman:  You said you are licensed to sell tobacco, right? 

Mr. Viviani:  We thought we needed it to sell pipes but found out we didn’t.  I just have it; 

I just don’t really need it I don’t think. 

Councilman:  Okay, so you may sell tobacco? 

Mr. & Mrs. Viviani:  No.  I just got it because we thought we needed it for that. 

Member Strobel:  Did you sell tobacco in the other store? 

Mr. Viviani:  No, they actually had an issue with me having a tobacco license.  They wanted 

me to buy their tobacco license for $1,000 and I didn’t buy it because I don’t sell tobacco, 

so we kind of had an issue with that. 

Member Slater:  Dominick and Gil, if you want marijuana all you have to do is go to 

Paterson and you can get a wheelbarrow full of it.  Mr. son overdoes on heroin and lived on 

the streets. 

Councilman:  Sorry to hear that. 

Mr. Viviani:  You don’t just have to go to Paterson. 

 

Chairman:  Any other questions gentlemen? 

 

Member Strobel:  What made you pick that spot? 

Mr. Viviani:  It was open. 

Mrs. Viviani:  I like that it was off the road too and it has parking because it is right on 

Ringwood Avenue and close to where we live and we can go back and forth.  There is also 

parking that is not on the physical street. 

Mr. Strobel:  You know there is competition right across the street?  They just put in a 

smoke shop about a year ago, if that. 

Mr. Viviani:  I haven’t been in there.  I’m not sure if they have tobacco and vape juice also.  

I feel they have other stuff that we don’t have.  The smoke shop is basically just pipes.  I’m 
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not going to have any tobacco or anything.  If I didn’t already have it, I probably wouldn’t 

keep it, but I already had it all. 

Councilman:  So you are going to use the back end of that facility for some of the other 

activities you are doing, like the parties and stuff like that. 

Mrs. Viviani:  We have all the display cases on rolling wheels so we are going to move those 

on the side and have tables that I can set up with stools and stuff, easels and all that. 

Councilman:  But there are two sections to it.  When you walk into that facility there is sort 

of like the sales section and then in the back is when they prepare everything, the flowers 

and everything else in the back. 

Mr. Viviani:  It is just one big open room now.  We kind of have it cut in half with the 

display cases and then they roll apart and we have folding tables, stools, and easels. 

Member Strobel:  Basically when the gentleman came in a year ago, we had an issue with 

having two smoke shops.  Now we are going to have three.  I’m not really comfortable with 

three, especially with two right across from each other. 

 

Chairman:  Okay, I’ll entertain a Motion for Approval. 

 

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

Councilman Cortellessa.  Voting Yes were Mayor Mahler, Councilman Cortellessa and  

Member Slater 

Voting No were Chairman Foulon and Member Strobel.   Motion Carried 

 

 

 

Chairman Foulon:  I have to vote no.  I voted no for the other two and I’m going to vote no 

for this one. 
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PUBLIC DISCUSSION:   Anyone in the audience wishing to address the Planning Board 

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

 

Member Jordan returned to the dais. 

 

 

Majd Hussein – Owner of House of Smoke, 544 Ringwood Avenue, Wanaque, NJ 

 

Mr. Hussein:    Honestly, I’m not too sure what just happened tonight.  I see one Board 

Member actually just got up so he wouldn’t be 

Chairman:  He happened to be the landlord. 

Mr. Hussein:  And he happened to also be the landlord and happens to be the gentlemen 

that was helping him out the entire time and then I see there were five votes but I see six 

gentlemen up here. 

Mayor:  He is the Attorney. 

Mr. Hussein:  I apologize.  I’m just making sure.  I disclosed information to you guys the 

last time.  Respectfully, if you guys want to be bamboozled into this, I can’t believe you 

guys just allowed that to happen.  As a business owner in your town, I let you guys know all 

the evidence that was out there, I have the screen shots that I e-mailed to you guys.  But by 

all means, three smoke shops wasn’t going to work, two next to each other wasn’t go to 

work, and you just allowed them to bamboozle you. 

Chairman:  Okay, at one time we had like fifteen pizza places in town too.  You can’t say 

no. 

Mr. Hussein:  If they are going to sell products that I sell legally, because that’s all I sell, 

under cost of what I buy it out, thank you for closing my doors down in a matter of months. 

Member Strobel:  They are not selling tobacco. 

Mr. Hussein:  Rolling papers, trays and everything of that nature I sell and the profit 

margins to them don’t matter to them because of the gifting donation.  By all means, it is 

what it is, I just wanted to allow this to all play out as you guys normally would. 

Chairman:  You didn’t get an exclusive franchise when you got approval. 

Mr. Hussein:  It’s not about exclusive franchise sir.  I’m just speaking my mind right now 

and I respectfully sat back there.  But at the end of the day, the place across the street 

competition is not going to be competition. 

Chairman:  Believe me, they will be closely monitored, okay. 

Mr. Hussein:  Honestly it’s okay.  I know exactly what is going on. 

Member Jordan:  Can I say something? 

Mr. Hussein:  Go ahead. 

Member Jordan:  I own the building and I would appreciate it if you tell your customers 

not to park on it. 

Mr. Hussein:  By all means, we always do.  We always do.  But, again, I can’t stop people 

from doing something, but I can also tell them, hey if you are vehicles happens to get 

ticketed or towed, it is on you. 

Member Jordan:  I’ve seen twice people trespassing. 

Mr. Hussein:  Again, like I said, that is an issue I would love to deal with, but at the end of 

the day, now you are going to have a whole different type of issue because, at the end of the 

day also, I’ve to speak to you as a human being in different circumstances and topics, you 
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completed disrespected and disregarded, as well as you being their landlord and taking off 

to give your vote.  I tried to rent that place before though and you denied me for what fair 

reason.  You had no apparent reason to deny me of renting that place or at least let me 

through the application process.  I’m letting you know I feel like there is whole lot that is 

going on now and as a business owner and a human being, I feel violated. 

Chairman: All right, this has gotten out of hand, enough. 

Member Jordan:  We never denied you, the place is rented. 

Mr. Hussein:  I actually contacted you when Rocky the florist let me know that he was 

going to be giving it up. 

Member Jordan:  You never got in touch with me. 

Chairman:  Enough, we have other business to conduct.  Excuse me, one more and I’m 

going to push the button, how is that? 

Member Jordan:  Why would I rent to him? 

Councilman:  Stop Jack. 

 

 

 

Jack Dunning, Willow Way, Wanaque 

 

Mr. Dunning:  Steve, maybe you can answer this.  Can they have a bring your own liquor 

thing in a business that is not a restaurant?  As far as I know the State has allowed 

restaurants, without a liquor license, to bring your own bottle.  Can you do that in another 

type of retail business? 

Attorney Veltri:  Not sure. 

Mr. Dunning:  I’ve never heard of that.  Maybe the Police have an Officer that takes the 

ABC Laws.  It is a good question. 

Attorney Veltri:  It is a good question. 

Mayor:  BYOB means beer and wine; it doesn’t mean hard liquor.   

Chairman:  BYOB means you can bring anything. 

Mayor:  No, you can bring beer and wine. 

Councilman:  Steve, just a question relating to the legal element of this.  If they are running 

a paint party, it’s a party.  Wouldn’t they be able to bring a BYOB associated with that?  

It’s not in the store. It’s just when they are running the party. 

Attorney Veltri:  I think so.  Off the top of my heard, yes, I think it is legal. 

Mr. Dunning:  Some of the ABC laws can be really confusing. 

 

Mr. Dunning:  One other question.  The application with the trucks, what kind of trucks? 

How big are there? 

Member Strobel:  That was discussed at the last meeting. 

Mr. Dunning:  I wasn’t here the last time and how big are the parking spots that the truck 

fits into? 

Chairman:  No big enough from what I’ve seen, okay. 

Mr. Dunning:  That’s a problem because then you are overlapping spots and you don’t 

have as many parking spots. 

Chairman:  You see the gentleman sitting back there with the yellow pad.  He is going to 

take care of this.  He is going to police this. 
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Mr. Dunning:  Yes, he is our new Zoning Officer.  I’ve met him. 

Chairman:  I don’t know if everybody on the Board has met our new Zoning Officer. 

 

Member Jordan:  Can I make a comment.  You see the paint with wine all over the place.  

Jennifer, did you ever go to one?  My wife has.  

Board Secretary:  Yes. 

Attorney Veltri:  I’ve seen them.  They are in Ridgewood, their all over. 

Chairman:  What’s that? 

Board Secretary:  The painting and bring your own bottle. 

Member Slater:  My daughter has gone. 

Mr. Dunning:  They bring wine to those kind of parties. 

Chairman:  I can see people doing it in their house. 

Member Jordan:  It can’t be illegal if it is all over.\ 

Attorney Veltri:  You’re not selling it. 

Mayor:  You’re not selling it.  It’s not illegal. 

 

Mr. Dunning:  One other question while I’m here.  In the Town Center, the restaurant 

during covid was allowed to put tables outside.  He took up three parking spaces in an area 

where parking is tough.  Was that actually allowed under the ABC laws to expand your 

business outside? 

Mayor:  Yes. 

Chairman:  I believe yes.  I think Murphy covered that during the covid. 

Mr. Dunning:  Covid is gone.  And then you have the Old Phoenix Bar that has the seating 

outside on a lot, but maybe they brought the lot, but they having seating outside now.  Was 

that licensed? 

Mayor:  The Governor extended it for two more years, 2023 and 2024.  We extended it.  

The Council extended it for the spring, summer and fall hours, not the winter hours 

because nobody is going to eat outside in the winter. 

Mr. Dunning:  I’ve Ridgewood in the newspaper where now they are actually expanding 

the license to cover the outside.  You limited for a short time. 

Mayor:  We limited it for a short time and the Governor extended it for 2024, so have we. 

Member Slater:  You see what they did at Thatcher Magee.  They didn’t expand his 

parking. 

 

Zoning Officer:  My name is Mack Azer and I’m the new Zoning Officer. 

Chairman:  Mack, I hope you have a big summons book. 

Mayor:  I’ve heard a lot of good things about you. 

Chairman:  We want you to keep a very close on this truck place.  Count the trucks and if 

there are more than 17 outside, give him a ticket. 
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RESOLUTION:  None 

 

 

VOUCHER:  submitted by Steven J. Veltri, Esq. for attendance at the October 19, 2023 

Meeting in the amount of $400 

MOTION TO APPROVE VOUCHER:  made by Member Jordan, seconded by Member 

Strobel.  Voting yes were Chairman Foulon, Mayor Mahler, Councilman Cortellessa, 

Members Strobel, Slater and Jordan 

 

 

MOTION TO ADJOURN AT 8:20PM:  Motion made by Member Slater, seconded by 

Councilman Cortellessa, and carried by a voice vote. 

 

 

 

      ________________________________________ 

      Jennifer A. Fiorito, Planning Board Secretary 

 


