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PLANNING BOARD      SEPEMBER 21, 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, Vice Chairman Joseph Graceffo, Mayor Daniel 

Mahler, Councilman Dominick Cortellessa, Members Kevin Platt, Charles Strobel, David 

Slater and Jack Crilly 

 

PRESENT:  Attorney Steven Veltri 

 

ABSENT:  Members Jack Jordan and Mary Leonard and Engineer Michael Cristaldi 

 

 

MINUTES:  from the August 17, 2023 Meeting. 

MOTION TO APPROVE:  made by Crilly, seconded by Member Strobel.  Voting yes were 

Vice Chairman Graceffo, Mayor Mahler, Councilman Cortellessa, Members Platt, Strobel, 

Slater and Crilly. 

Chairman Foulon abstained. 

 

 

COMMUNICATIONS/REPORTS:  No communications or reports 

 

 

APPLICATION STATUS:  Engineer is absent with notice.  There are no new reports.  
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NEW BUSINESS APPLICATION:  Masten Electric 

Property Owner:  Gary Sigal, 108 W. Saddle River Road, Saddle River, NJ 

 Property Address:  1263 Ringwood Avenue, Haskell, NJ 

 New Tenant:  Steve Masten, 48 Baldwin Terrace, Wayne, NJ 

Appearance For Final  Business Approval  

(Temporary Approval Received 6/15/23) 

 

Steve Masten is the new owner of 1263 Ringwood Avenue under EAS Realty Investments 

LLC.  Masten Electric is renting from EAS Realty Investments LLC. 

 

Chairman:  I believe your temporary approval was based on you doing some clean up with 

the property.  What has been done? 

Mr. Masten:  We cleaned all the bushes on the side.  There was a fence on the left-hand side 

that was falling apart and I spoke to Dylan, who is the owner of the property next door and 

it was exactly his fence and on his property, so I got permission from him to replace that 

one section of fence towards the fence to clean it up.  There were all bushes all along that 

whole side that we pulled out and we cleaned that whole side.  Cleaned the grass up, 

cleaned the back of the building, painted the front of the building, and got rid of the rats in 

the basement. 

Chairman:  Joe, I believe you visited the property. 

Vice Chairman:  Yes, I passed by there again and walked the perimeter.  I noticed you did 

clean up much from the last time, but there is still much to be done though.  I noticed part 

of the building is painted and part of it’s not on the left side. 

Mr. Masten:  Just a little section.  I was actually going to have my son paint it back there.  

He got stung by bees and didn’t finish that one section. 

Vice Chairman:  That one section needs to be completed and the back isn’t painted at all.  

I’m not really certain if you are going to do anything with that there. 

Mr. Masten:  I wasn’t going to do anything unless you really want me to do the back.   

Vice Chairman:  I would prefer you keep the back area the way you have it cut back right 

now.  I don’t want to see it overgrown again. 

Mr. Masten:  That’s not even my property. 

Vice Chairman:  How far does the property go back from the building? 

Mr. Masten:  2-1/2’, but I like to mow that whole area.  I haven’t spoken to the owner that 

owns the property, but I’ve spoken to Dylan, who is friends with the property owner, and I 

asked him for permission to do that to clear that whole area.  I want to keep it that way and 

maintain it that way. 

Vice Chairman:  You have a like a fascia board and a downspout which needs to be 

finished off in that front left corner of the building. 

Mr. Masten:  Yes, I know there are a lot of issues and stuff. 

Vice Chairman:  You haven’t moved into the building as of yet? 

Mr. Masten:  No I have not. 

Vice Chairman:  It will be nice to get those things complete also as you move in.  Exactly, 

now that you own the building, how many apartments are actually in that building?  How 

many rentals do you have in there? 

Mr. Masten:  Two (2) rentals; first floor and second floor. 
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Vice Chairman:  There were four cars there today, okay.  But those are the things that 

need to be done I think need to be cleaned up along the sides, finish the painting and 

complete the remaining things that make the building look a little bit decent and then keep 

it that way.  Doing it now is fine, but six months from now it’s the same way it was before 

you brought is not going to do us any good. 

Mr. Masten:  I like everything clean.  I killed me the way the building was.  It was 

disgusting and hated it. 

Vice Chairman:  I see you have a lot of rat traps now. 

Mr. Masten:  Cleaning and removing insulation one hit my leg.  We are having pest control 

come every single month. 

Vice Chairman:  The whole back of that building is a basement? 

Mr. Masten:  Just the back of the house. 

Vice Chairman:  Not the warehouse where you are? 

Mr. Masten:  No, that is just a concrete slab. 

Vice Chairman:  Like I said, finish those few remaining items and then maintain it that 

way. 

Mr. Masten:  I promise, I will.  I have my own business and I take a lot of pride in it and I 

feel that if people know I am there and I don’t take care of the property, it is going to 

reflect on me. 

Vice Chairman:  Very good. 

 

Chairman:  Mike, you have any input? 

Mr. Hafner:  I think he also wanted to ask the Board about a couple ideas he had with 

regards to the left side of the building. 

Mr.  Masten:  Thank you.  Yes, on the left-hand side of the building, I was wondering, if I 

could show you a picture of what I’m looking to do, there is a 9x11 area right there.  That’s 

another thing I did to, I removed all the dirt so that water flows down, but by paving this 

and then doing a walkway down this area, there’s a bilco doors right here and the back 

entrance doors, I think the water will flow better keep the side cleaner. 

Vice Chairman:  When you face the building, the left side or the right? 

Mr. Masten:  The left hand side.  I’m constantly picking up garbage there. 

Chairman:  Would that be considered a site plan? 

Attorney Veltri:  Technically, it would be. 

Vice Chairman:  Would there be any restriction off of the property line to do something 

like that?  I wouldn’t object to that in terms of a walkway along the property line. 

Chairman:  Me either. 

Vice Chairman:  The fence is the property line. 

Mr. Masten:  Yes, it’s actually his fence. 

Chairman:  It would be an improvement to the property. 

Vice Chairman:  The front part would be asphalt and the sidewalk going back concrete? 

Mr. Masten:  Yes. 

Vice Chairman:  All right. 

Chairman:  Would he need a permit for that, Mike? 

Mr. Hafner:  No. 

Chairman:  Be my guest. 
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Mr. Masten:  We have one other question for you.  The people on the first floor, they have 

a snow blower, but I’m actually going to get a plow and will plow the property, I’d like to 

put a 6x3’ shed on that side against the house to keep the snow blower. 

Vice Chairman:  On the left side still?  Going down where the walkway is? 

Mr. Masten:  So the bilco doors are 6’, so it would be next to that. 

Chairman:  I don’t see any problem with that. 

Vice Chairman:  What do you actually want to put in there? 

Mr. Masten:  They people have a bar-b-que 

Mayor:  They could put it away for the winder. 

Mr. Masten:  Then they got a snow blower and I said they weren’t putting that down in the 

basement. 

Vice Chairman:  You want to put up a shed? 

Mr. Masten:  A small shed. 

Attorney Veltri:  Is there a neighbor adjacent to that property line? 

Vice Chairman:  There’s a parking lot which is kind of a mess also.  Do you have enough 

room there? 

 

Attorney Veltri:  I just want to put this on the record.  You are here for a certificate of use, 

not a site plan. 

Mr. Masten:  Yes. 

Attorney Veltri:  So this Board is not going to agree to anything that could be a side yard 

setback variance.  You haven’t applied for that, you haven’t noticed the public for that and 

we are not going to approve that. 

Mr. Masten:  Okay. 

Attorney Veltri:  You are here for a specific thing being conditioned upon certain clean up 

and my direction to the Board is that’s what we are going to do address. 

Mayor:  If the building inspector approves the other things. 

Attorney Veltri:  That’s up to the building inspector. 

Chairman:  We are not going to give you approval for that. 

Mr. Masten:  Okay.  No problem. 

Attorney Veltri:  If you need site plan, or variance relief, then you need to apply for that. 

 

Chairman:  I’ll entertain a Motion: 

 

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

by Member Crilly.  Voting yes were Chairman Foulon, Vice Chairman Graceffo, Mayor 

Mahler, Councilman Cortellessa, Members Platt, Strobel, Slater and Crilly 
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NEW BUSINESS APPLICATION:  Buffalo Wild Wings Go 

 Business Owner:   Bill Mulholland, 7 Bradley Lane, Montvale, NJ 

 Property Address: 1353 Ringwood Avenue, Haskell, NJ 

 Property Owner:   Wanaque LaSala LLC, 1410 Valley Road, Wayne, NJ 

 

Jim Byram, Director of Operations for Mulholland Network, representing the Buffalo 

Wild Wings. 

 

Chairman:  I think you were a little presumptive in putting a sign up “Coming Soon”.  You 

should have come here first.  Go ahead and tell us what you are going to do. 

Mr. Byram:  It doesn’t have liquor.  Everybody things right away Buffalo Wild Wings is 

that we have liquor.  We have wings, burgers, everything fried.  It is more of a dinner and 

weekend business.  A lot of delivery.  Actually 50% delivery and 20% apps so there is not 

going to be a lot of traffic in the parking lot.  It bodes well with that complex because 

Dunkin is morning business, Jersey Mike’s, and you probably know this gentleman Ryan 

he was here to represent Jersey Mike’s, which is also owned by Mulholland Network, and 

then chicken and wings at night and weekend. 

Vice Chairman:  Do you other establishments or is this your first one? 

Ryan:  We have many of the Dunkins in the area and then the Jersey Mike’s as well. 

Mr. Byram:  First Buffalo Wild Wings.  They are not in Jersey. 

Vice Chairman:  Is Jersey Mike’s yours? 

Mr. Byram:  Yes, same owner. 

Ryan:  Yes, same franchisee.  

Mr. Byram:  Ryan was here representing for Jersey Mike’s. 

Ryan:  Not so long ago. 

Chairman:  Yes, I remember that. 

Vice Chairman:  You are not taking the entire store front to the left.  Am I correct with 

that?  

Chairman:  Where the bank was correct? 

Mr. Byram:  Where the bank was, but we are not taking the whole piece. 

Ryan:  They are cutting it up. 

Vice Chairman:  So there will be another section of that building to be rented. 

Mr. Byram:  Yes. 

Vice Chairman:  Do you know what that remaining space is going to be? 

Mr. Byram:  It is a small space, maybe 800 because I think we are taking 1400. 

Vice Chairman:  That’s the problem because it’s going to end up staying like that.  800 is a 

small area. 

Mr. Byram:  Do you know Frank LaSala?  There is something planned there already, but I 

don’t know what it is.  He is the landlord. 

Chairman:  There is going to be no tables? 

Mr. Byram:  Three (3) tables and twelve (12) seats.  We went by zoning and whatever the 

town requirements are. 

Ryan:  On our side of things, I think we were approved for up to maybe 24 and obviously a 

larger space, but for the Buffalo Wild Wings it’s more of a get them in and get them out; to 

go. 
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Member Crilly:  Describe the delivery service. 

Mr. Byram:  It is all three (3); Uber Eats/Door Dash/Grub Hub. 

Member Crilly:  You are exclusively take out and delivery.  I mean 80%, let’s say, right? 

Mr. Byram:  So for the one’s down South so up North the percentages may change a little 

bit, it’s 50% delivery; it’s 20% order ahead, they take the food out.  It is very little lunch 

business.  30% they come in and order, but very little stay in. 

Member Crilly:  My only issue, my recollection of that strip mall is, you can’t make a left-

hand turn out of there going north on Ringwood Avenue. 

Chairman:  Right 

Mr. Byram:  That is correct. 

Member Crilly:  So you would have to hook down Union, through Greenwood. 

Mr. Byram:  The same thing with Dunkin and Jersey Mike’s now. 

Member Slater:  Everyone ignores the sign anyway. 

Mr. Byram:  We don’t. 

Member Slater:  The new Taco Bell, the day after it opened, I came from Bloomingdale on 

Union Avenue, and three of the four cars that came out of there, in spite of the new left 

turn signs that we required, all made the left turn. 

Ryan:  Normally, when I’m at the store and I need gas from BP, which is a block or two 

away, I have to go around; we abide, but I can’t speak for everybody unfortunately. 

Chairman:  I can tell you from personal experience that I made a left turn out of there one 

day and got pulled over for it. 

Ryan:  What’s nice, it is a completely different day part as Jim was saying.  In the 

mornings it’s going to be Dunkin, us (Jersey Mike’s) we kind of own the lunch end of 

things in that plaza at least, and then, if anything, Wings would be 5pm to 7pm. 

Chairman:  Evenings. 

Member Strobel:  What time you open? 

Mr. Byram:  10am going to 11pm. 

Chairman:  So you are doing lunch and dinner. 

Ryan:  Exactly. 

Mr. Byram:  Historically, the lunch is not big in the ones that are open. 

 

Chairman:  I have no more questions.  Gentlemen, any more questions?  I’ll entertain a 

Motion for Approval. 

 

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

Member Platt.  Voting yes were Chairman Foulon, Vice Chairman Graceffo, Mayor 

Mahler, Councilman Cortellessa, Members Platt, Strobel, Slater and Crilly 
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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 

 

Applicant:  This is a training business off site.  The only thing that would be happening on 

the property would be administrative functions and deliveries of product for training.  All 

the training happens up in Highland at Cherry Ridge Gun Range or at Gun For Hire or 

Reloaderz.  The only thing I would be doing at the house would be accepting orders of 

ammunition for training on the weekends.  ATF and the State Police require a letter stating 

that I am allowed to operate a business out of the house. 

Mayor:  Would people be picking up ammunition? 

Applicant:  Nobody is coming to the house.  Literally, I need to have an FFL in order to 

purchase the ammunition but law and that is the only way to get around it for me to 

continue my business because the buying of retail for ammunition the price is astronomical 

right now. 

Chairman:  Where would this ammunition be stored? 

Applicant:  It will be stored in a safe in the basement. 

Chairman:  In your house? 

Applicant:  Yes.   

Member Strobel:  What would the quantity be? 

Applicant:  Usually, no more than 5,000 rounds.  Basically my classes are a maximum of 

five to ten people and we shot generally 200 rounds for each class per person. 

Member Strobel:  And the reason why it can’t be delivered to the places where you are 

teaching? 

Applicant:  Cherry Ridge does not sell and you can’t receive anything there.  Gun For Hire 

and Reloaderz have their ammunition business so it would be a conflict of interest.   

Mayor:  Is the safe fireproof? 

Applicant:  Yes.  There are a whole bunch of restrictions that the ATF and State Police 

have for firearms storage and ammunition storage.  This is probably going to be a six 

month process, so if I get approval from you tonight, then I start the application process 

with the ATF and the State Police which takes any from three to six months, maybe a year, 

and then there are a bunch of restrictions on the safes that I have to buy, alarm 

monitoring, like ADT, I have to put in place and ATF and State Polic actually do come and 

do a site visit just to check to make sure everything is the way it is supposed to be.  The one 

safe that I’m looking at and that I’m actually buying just for my weapons that I have in the 

house is almost a $3,000 safe.  It is fireproof for 90 minutes. 

Councilman:  You will not be selling the ammunition out of the house? 

Applicant:  No, nothing is being sold from the house. 

Councilman:  What about holsters and other items? 

Applicant:  There are no retail sales whatsoever.  If you wanted to take a CCW Class, I 

would teach the class at Cherry Ridge, but if you wanted to purchase a firearm, I could 

order one for you for that purpose and then it would be a one-on-one transaction obviously 

through the ATF and State Police through contracts and everything else. 

Member Crilly:  Where are the firearms stored? 

Applicant:  In a locked safe. 

Member Crilly:  That and the ammunition on the same premises? 
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Applicant:  On the same premises, just like I have now.  With my personal firearms and 

my personal ammunition are stored in two separate safes. 

Member Crilly:  In terms of security systems on the overall home, let alone the safe, but 

security systems, concern being that people know what you do in that particular residence, 

describe the security systems you have in your home. 

Applicant:  Right now, the only security system I have is a 360 camera on each side of the 

house with a bunch of dedicated cameras on each doorway.  I have a camera in the 

basement as well and that’s just my personal.  Once the ATF and the State Police approve 

my application, then the active monitoring, ADT and such, will be called in and have them 

redo the entire house for security. 

Member Crilly:  I am okay subject to that approval. 

Chairman:  I’ve got a problem with running the business out of the house.  Either it is a 

residence or it’s a business. 

Member Crilly:  It’s an administrative function though. 

Applicant:  There is no one coming to the house. 

 

Attorney Veltri:  Just so we are clear, I have your application before me and what you are 

saying tonight is a little different than what is on paper because I am reading your 

application and it starts with firearms education, sales, parts and accessory engraving.  

That’s your application. 

Applicant:  Correct. 

Attorney Veltri:  Tonight, what I’m hearing is you are going to get delivery of ammunition 

and store it in a safe in your basement.  That’s what I’m hearing, but that’s not what this 

says. 

Applicant:  That’s for if I decide to get into; that’s all part of the ATF approval process. 

Attorney Veltri:  But what I am saying is your paperwork is much more elaborate than 

what you are saying. 

Applicant:  I would like to do engraving but that’s later on.  I put everything that possibly 

could happen, but there are no retail sales.  People are not coming to the house. 

Attorney Veltri:  I just want to say a couple of things and then I’m going to listen.  The 

other thing is your saying the business name is “Brown Barron Arms, LLC”. 

Applicant:  Correct. 

Attorney Veltri:  How many  members are in the LLC? 

Applicant:  Myself as the primary and my wife would be an employee, per the ATF. 

Attorney Veltri:  The business is an LLC that you want to run out of your house, correct? 

Applicant:  Yes. 

Attorney Veltri:  Okay, so do you have an attorney? 

Applicant:  Not currently.  That is all part of the application. 

Attorney Veltri:  So this is not just you buying the ammunition, it is an LLC? 

Applicant:  Correct, the company would be. 

Attorney Veltri:  And that company would be running out of your house? 

Applicant:  Correct.  The company is myself. 

Attorney Veltri:  You are in a residential zone.  Do you understand that? 

Applicant:  Yes. 
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Chairman:  And you also have another residence on the same property? 

Applicant:  I have an apartment on the property, yes?  It is a two family house. 

Attorney Veltri:  Again, when I am looking at our ordinance for home occupations, this is a 

little, a lot outside of what we normally see as a home occupation or profession.  That’s my 

opinion, but I’ll leave it to the Board as to what they think.  With something like this, that 

is very inclusive on paper, and you’re now limiting it, to me, uncomfortably, I would 

suggest maybe  Use Variance should be applied for. 

 

Councilman:  Are you planning signage also on the building? 

Applicant:  No.  No signage on the property.  Again, it says education training, sales, 

engraving.  So, technically yes there is going to be sales but that’s part of the training part 

because I have to sell the ammunition to the students that are coming for training. 

Mayor:  It’s not transacting the sale at your location. 

Applicant:  Correct. 

Mayor:  It’s transacting the sale off site at the shooting range. 

Councilman:  So no one is coming to your house? 

Applicant:  You will not be coming to my house to pick up ammunition. 

 

Attorney Veltri:  Then you say hours of operation and, in capital letters, BY 

APPOINTMENT ONLY.  Does that mean appointment where?  I assume at your house. 

Applicant:  No.  The entire business is appointment only.  So if you want to do training, and 

you are looking to get your concealed carry license, you would contact me. 

Attorney Veltri:  But that’s not what you are saying in writing on this application. 

Applicant:  Those are just store hours; technically store hours.  Those are the only times 

you are able to contact me. 

Mayor:  Maybe you have to clean this up. 

Attorney Veltri:  I am very uncomfortable on what I’m reading and what I’m hearing; 

they are two different things.   

Chairman:  Do we need County approval?  It is a business on Ringwood Avenue. 

Attorney Veltri:  You have no signs, we agree to that? 

Applicant:  There are no signs going up. 

Mayor:  He is not going to see customers there.  It is a home based business.  I don’t see a 

problem with that, but I agree with Steve that what he is saying and what he is writing 

should be consistent. 

Attorney Veltri:  And then you say a little further, you say in this application location of 

space in the building 250 square feet.  I would like to know exactly where that 250 square 

feet is in this location. 

Applicant:  On the first floor. 

Attorney Veltri:  I think we need a floor plan to see exactly where the safe is going to be. 

Applicant:  It’s the last page of the application. 

Member Strobel:  You said the basement. 

Attorney Veltri:  You said the basement. 

Applicant:  No, the basement is where the safes are going to be stored. 

Member Strobel:  Wouldn’t that be part of your business floor plan. 

Applicant:  I could also store it in the office.  I have plenty of space in the office as well.  

Again, I am not holding a lot.  It is going to be one safe.  So the closet space that I have in 
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that office is fine.  For me, personally, I felt the basement was a more secure location 

overall. 

Member Crilly:  It just says two-story framed dwelling.  It doesn’t say the safes are in 

there. 

Applicant:  Correct. 

Member Crilly:  I think that’s the question.  Let me just be clear about this, the federal 

firearm’s license is contingent upon our approval.  You can’t get that first and then come 

back? 

Applicant:  Correct, I have to have a letter. 

Member Slater:  He has to have a State License first, which is not granted until the Police 

Chief approves it and then he takes the State License and goes and applies for the Federal 

License.  He will not get a Federal License in this State without a State License.   

Applicant:  I need a letter from the township, by the Board, stating that I am able to run a 

business from my location and that letter is the first step. 

Member Crilly:  Is there any documentation or approval that you could bring to us?  For 

example, I understand you can’t get the Federal License. 

Applicant:  I cannot do anything. 

Member Crilly:  You can’t do anything so you have to come here first. 

Applicant:  You are the first step in the entire process, other than me filing the LLC. 

Member Slater:  Let me say this, I was going to do the very same thing fifteen years ago 

and didn’t feel like going through the rigmarole. 

Applicant:  It is a very large hassle to get this done. 

Member Slater:  And I have no problems.  I have multiple parking spaces on the property, 

two entrances, completely self-contained area to run the operation out of and it just wasn’t 

worth the hassle. 

Applicant:  I do a lot of training now and I’m just trying the expand the training portion.  

A lot of people are not coming to me because I can’t provide ammunition.  Either they like 

going to Gun For Hire. They like going to places where it’s all inclusive and everything can 

be provided. 

Member Crilly:  Do you have ammunition for the business in the home now? 

Applicant:  No.  Everything is personal use only. 

Member Crilly:  So you have persona firearms and ammo, but nothing for the business? 

Applicant: No. 

 

Councilman:  I have two questions for you if I may.  In one of the plans it says it was 

prepared for Rennie and Alexis Ackerman. 

Applicant:  That’s my wife. 

Councilman:  The way it is done and said, prepared for, the LLC includes her. 

Applicant:  As an employee. 

Councilman:  An employee? 

Applicant:  Correct. 

Member Crilly:  Are you the sole member, sole owner?  She’s an employee, so it’s a single 

member LLC. 

Applicant:  Yes. 

Attorney Veltri:  Can you get us a Certificate of Formation for your LLC? 

Applicant:  Absolutely. 
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Mayor:  An Operating Agreement? 

Attorney Veltri:  If you have an Operating Agreement that as well. 

Applicant:  That’s not an issue at all. 

Councilman:  The second question I had is in terms of storing all that ammunition there, if 

you are doing training, and the training is offsite, when you go to Reloaderz as an example, 

and I want to be trained, could you buy the ammunition at Reloaderz? 

Applicant:  I could but the cost is astronomical compared to what I could get it for 

wholesale.  So we are looking at my price, wholesale, once the business is in place, I can get 

it for around $.10 to $.13.  Right now at Reloaderz or Gun For Hire or at a commercial 

location, you are looking at almost $.35 a round.  If I do an online business like Target 

Sports out of Connecticut or whatever, the average is running around $.25 to $.30 a round. 

Councilman:  So no one is coming there to pick up ammunition? 

Applicant:  No.  Just like everything else I have, so I have a big bin of holsters, I have a 

bunch of target stands, everything that goes with me to the site for training and it would 

just be three or four cases of ammunition that I would taking with me along with my 

computers and everything else that I take to the training site. 

 

Councilman:  So I’m new at this process, so I want to come in and I call you.  What are you 

going to do about checking my credentials to make sure that I’m eligible to buy a firearm? 

Applicant:  As far as training goes, there is nothing to check.  As far as ammunition goes, I 

have to enter it into NICS, the National Instant Criminal Database, that you brought “x” 

number, and I have, again, a paper book or use an electronic program, to document how 

much ammunition you are purchasing.  Anything over 2,000 rounds, which obviously 

wouldn’t be happening for training, is an automatic trigger at the State Police.  Again, if 

you wanted to train, you say, Rennie I want to do basic pistol.  So we set up a date for 

Saturday the 23rd, you are going to need 200/500 rounds, so I want to buy 500 rounds.  I 

buy the 500 rounds, you have them shipped to my house, that gets logged into the database, 

which is online and with the State Police. 

Councilman:  Can I buy a pistol from you? 

Applicant:  You could, but again, that’s all part of the background process. 

Councilman:  So you do the background process? 

Applicant:  So even with the ammunition, I have to see Firearm’s Purchasing ID in order 

to purchase the ammunition.  There really is no way to get around that unless you go to 

Gun For Hire where they rent weapons. 

Councilman:  They are renting weapons.  You are not licensed at that point in time. 

Applicant:  No. 

Attorney Veltri:  And if you did sell a pistol to someone, where is the exchange made? 

Applicant:  That would have to be at my house. 

Chairman:  That’s retail. 

Applicant:  But that, again, I’m not looking to do retail.  I’m just strictly training.  Right 

now, my concentration is training.  We just did a class at Cherry Ridge and, again, they 

had to go down the street to the landscaping place in Oak Ridge on Route 23 in order to 

buy the ammunition and his prices are astronomical. A  box of 9mm, I think, was almost 

$25/$30. 
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Councilman:  Rennie, if you are doing training, you need to have control also.  Control in 

my perspective is somebody comes in for training, right, and you take them to Reloaderz, 

as an example, they may not have a license at that point. 

Applicant:  Correct. 

Councilman:  To be able to fire a weapon at Reloaderz, in terms of the training, am I 

correct?  Right, they don’t have to have a license at that point. 

Applicant:  Right now, we now concentration is on concealed carry.  Also, you have to have 

your own pistol so you have to have a Fireman’s Purchase ID. 

Councilman:  But if you go to Reloaderz, you can rent a pistol, you don’t have to have an 

ID. 

Applicant:  Yes, but I am not part of that whole rental business.  Rentals are at that 

commercial business, Reloaderz. 

Councilman:  I am just trying to understand the control elements of it. 

Applicant:  In order to train with me, you have to have your own weapon. 

Councilman:  You have to have your own weapon and you have to have your own license. 

Applicant:  Correct, because of 99% of my training is done at Cherry Ridge, outdoors. 

 

Mayor:  We might feel a little bit more comfortable if you are going to sell a firearm the 

transaction occurred at the range, rather than your house. 

Applicant:  It would be a one-on-one transaction and it has to happen at the premises. 

Mayor:  It has to happen at your house? 

Applicant:  That’s very illegal. 

Member Slater:  It has to happen at the house. 

Vice Chairman:  There is no way you can actually control where the firearm is going to get 

exchanged. 

 

Vice Chairman:  I have several questions if you don’t mind.  First of all, this is a residential 

zone. 

Attorney Veltri:  Yes it is. 

Vice Chairman:  So now we are saying really we are putting in, Dan wants to express as an 

administrative office to do your business.  I don’t think it is that because there is more 

going on here than just keeping track of who needs education on a given night or given day.  

You need our approval first before you can even apply to the ATF and the State Police. 

Applicant:  Yes, sir. 

Vice Chairman:  And we don’t know how they are going to react.  You don’t know how 

they are going to react. 

Applicant:  Correct. 

Vice Chairman:  How long have you been providing education training?  What is your 

background?  What is your certification for you to doing this kind of work? 

Applicant:  I am a career Firefighter and I am NRA Certified Pistol, Rifle, Shotgun, 

Metallic Reloading, and Personal Protection of the Home, Conceal Carry.  I am also a 

certified through the USCCA for Pistol and Conceal Carry Training. 

Vice Chairman:  You’ve been doing this business or this kind of work for how long? 

Applicant:  I’ve been teaching for over ten years. 

Chairman:  Where have you been teaching? 
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Applicant:  I’ve taught at Gun For Hire, I’ve taught on my own, I’ve taught for private 

contractors and I also teach various medical classes.  I’ve been teaching for a better part of 

my career. 

Attorney Veltri:  About how many clients or students do you have currently? 

Applicant:  Active – really they are one offs at this point because it has all been call 

concealed carry.  That’s the only thing that’s been on everyone’s mind as of late is the 

concealed carry business, so everyone is looking to get their Conceal Carry Pistol License.  

All we’ve been doing is basic pistol, use of force and the shooting component which the 

State Police mandate. 

Attorney Veltri:  So how many clients do you have currently? 

Applicant:  I’ve done, to date, 25. 

Chairman:  Currently. 

Applicant:  Currently, yeah. 

Chairman:  You’re currently educating 25 people. 

Applicant:  I’ve done 25 classes. 

Chairman:  Not you’ve done.  How many do you have currently? 

Applicant:  So there not, it’s not ongoing. 

Attorney Veltri:  In the last year, how many clients have you had? 

Applicant:  30.  Again, my full time job is a Firefighter at the Port Authority.  This is a 

weekend business that I am trying to grow so that when I do retire, I can have something 

and I can only hope that, if staffing improves, I’ll have more time to teach than what I have 

right now. 

Vice Chairman:  Just out of curiosity, how many firearms do you own? 

Applicant:  A few. 

Vice Chairman:  Approximately, I’m not looking for an exact number. 

Applicant:  Between my wife and I, ten. 

Vice Chairman:  And you have them primarily in a safe now? 

Applicant:  Always in safe, yes. 

Vice Chairman:  If you get this approval, you would need to purchase another safe 

primarily for your firearms or maybe the incoming firearms that you may want to 

Applicant:  So the new safes would strictly be owned by the business. 

Vice Chairman:  And it would be for purposes of ammunition? 

Applicant:  Correct. 

Vice Chairman:  And also firearms, I’m assuming, that you may be buying for some of 

your trainees? 

Applicant:  If that happens, if that’s a necessary, you know.  The ATF technically does 

want you to sell.  I don’t understand it, but they do want you to sell firearms.  But, again, 

that is not my primary goal.  If it happens that you do need, so if a gun that you are 

carrying is not appropriate, say if you have a full size firearm and you want to do a conceal 

carry, I can advise you because there really is no real profit margins in firearms sales. 

Vice Chairman:  You said you’d get deliveries of 5,000 rounds.  I’m sure you may have 

some rounds on hand before you get another shipment of 5,000 rounds of ammunition, 

5,000 rounds of ammunition means nothing to me in terms in size and bulk. 

Applicant:  5,000 rounds is roughly (this by that) 

Vice Chairman:  And that would get delivered to your house by some special carrier? 

Applicant:  UPS, FedEx 
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Vice Chairman:  And than that would be placed into a safe? 

Applicant:  Correct, because it has to be climate controlled. 

 

Attorney Veltri:  I’m not a gun person, when you say ammunition rounds, can you be more 

specific?  What are we talking about?  What caliber? 

Applicant:  It would be multiple calibers.  Primarily, 9mm is what I focus on.  That’s what 

I prefer and I would prefer the students have the same caliber so that we can share 

ammunition if one person has any extra, we can share back and forth.  But if you have a 45 

caliber weapon, I can order 45 caliber rounds.  But, again, that would a smaller quantity. 

Attorney Veltri:  Other than rounds of ammunition, any other types of ammunition you 

that you order? 

Applicant:  No.  It is strictly for whatever the class is for.  So it would shotgun, rifle or 

pistol ammunition. 

Chairman:  There is no gun powder.  You don’t do any of your own loading? 

Applicant:  No. 

 

Vice Chairman:  A couple more questions.  Looking at the layout that you provided for us, 

and you are showing us a two-story framed dwelling with a deck on the right-hand side, 

and a driveway on the right-hand side and a driveway on the left-hand side.  Is that 

correct? 

Applicant:  Yes sir.  The driveway does wrap around. 

Vice Chairman:  The two-story framed dwelling that’s your house? 

Applicant:  Yes sir. 

Vice Chairman:  And you plan on putting this safe downstairs in the cellar and you are 

going to have an administrative office on the first floor? 

Applicant:  I can put the safe in the administrative office.  That’s not a big deal. 

Vice Chairman:  Because you don’t have that noted in the terms of where it was going.  

The next thing I notice, you have a rental in the back, which was originally on this survey 

as a garage converted into a living quarters? 

Applicant:  Yes. 

Vice Chairman:  Has that been approved by the town?  You’ve got proper approvals and 

co’s on that? 

Applicant:  Yes sir? 

Mayor:  Is that a garage with an apartment upstairs? 

Applicant:  The garage was converted into a single apartment. 

Attorney Veltri:  What Board approved that? 

Applicant:  That was done prior to me purchasing the home.  I brought the house as a two-

family. 

Attorney Veltri:  When did you buy it? 

Applicant:  2018, October. 

Attorney Veltri:  And that was a permitted use prior to 2018? 

Applicant:  Correct, yes. 

Vice Chairman:  The tenant then uses the driveway to the left of your property to the back 

building which is labeled “garage” but shows as a living quarter? 

Applicant:  Yes.  He parks directly in front of his door. 
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Vice Chairman:  So not only do we have ammunition on the property, we have a rental 

property of people and renters usually come, last a few years, go.  Do you ever provide 

them with any background checks to know how is around your property where you have 

5,000 rounds of ammunition? 

Applicant:  When he came in 2018, a background check was done, credit check was done, 

and he has been with me since 2018, and I’m hoping he stays because he has been the 

perfect tenant. 

 

Councilman:  Let me just ask this simple business question.  Reloaderz and the other 

organizations that you mentioned, they all do training? 

Applicant:  Yes they do. 

Councilman:  They all do background checks. 

Applicant:  Not for training. 

Councilman:  Not for training, but they all do background checks  

Applicant:  For pistol purchases or ammunition. 

Councilman:  They go through the training process pretty thoroughly.  I’ve been through 

that training.  Just a business question.  You are going to be competing against those 

companies. 

Applicant:  Yes and no.  So, they have a focus on a certain aspect of training.  My focus is 

on another aspect.  Right now everybody is competing for the conceal carry pool, but after 

that, and once that dies down, hopefully within the next year or two, the major focus is 

continued training of pistol, red dots.  So we are looking at another piece of property in 

Hunterdon County that two or three different training groups are looking at being able to 

use as with movement so we are able to move and shoot at the same time. 

Councilman:  You know with conceal carry you have to reapply. 

Applicant:  Two year cycles.  The landscape is changing every day so the recertification 

process is influx every day. 

 

Vice Chairman:  One of the other questions that I have is that this is a business that you 

explained is training, housing some ammunition.  We have no way of monitoring really 

what goes on there.  How much deliveries of ammunition you get?  You can tell us 5,000, 

but it could be 20,000.  We have no way of monitoring that.  You can tell us that you only 

have transactions at the outsourced places like Reloaderz or whatever, but there is no 

guarantee we know when you transact business on your grounds in a residential area.   

There are so many other questions that I have in reference to this particular application 

that, I’ll tell you right now, you won’t have my vote. 

 

Member Slater:  Let me interject a minute.  I’m a firearms enthusiast and what he is 

talking about is that everybody is looking now for a conceal carry license.  The regulation 

requires application, just like for a firearms purchase id card, then you have to have a 

training aspect of it, which he provides, or you can go to somewhere like Reloaderz, and 

have somebody over there that maybe isn’t as technical strong as he could be.  He goes up 

to Cherry Ridge, which is not a commercial firearms range, it is owned by the Association 

of Rifle & Pistol Clubs of this State.  It is member owned, member financed and it is 

completely certified by the NRA and the State, and it a multitude of different ranges.  He 

takes the ammunition wherever he goes and probably 99% of it is shot up in the training.  



 16 

He brings it in his car, pick-up wherever he drives, takes it in the place, saves the guy doing 

the training $15-$20 a box.  A box of 50 rounds is about 6x3 x 2-1/2 length.  It comes 

normally in a case of ten, maybe the size of a box of Kleenex.  If he gets 5,000 rounds that’s 

five of them which, my guess is in the 25lb or so range.  There is no State regulation on 

storing the firearms and the firearms in the same room.  It is regulation that they all have 

to be locked up at night when you close up and there can’t be a display on the floor of 

ammunition.  And, like he said, there is a background check involved in the purchase of 

ammunition, there is a backcheck involved in the purchase of firearms, it is very hard to 

compete in the sale of firearms since most of it is done online, and my guess is that all he’s 

going to be doing is accepting transfers where somebody buys it and he charges them to 

accept from the UPS, or whoever, pay the transfer fee for it, log it into his book and have a 

form filled out, like Hunter didn’t fill out properly, and call it into the State Police and get 

an approval and out the door the guy goes with the gun. 

Applicant:  I’m trying to do this the legal end up front way.  There are plenty of people in 

town that have certifications but, forget about certifications, just private ownership.  I 

know people in this town that have gunpowder in their basement and they have 

ammunition in their basement.  What you are talking about, you would never know. 

Vice Chairman:  I’m not questioning the sequence of the business like Dave is mentioning; 

that’s fine.  I am glad we have all this process in which people have the opportunity to get 

training and get certified and have a firearm and whatever the law provides.  That’s great.  

I just don’t think this is a kind of business, if you want to call it a business or you want to 

call it training site, to be located in a residential area period.  If we go right now do it, you 

could tell me anything right now, and once you have your approval, we will have no idea 

what is going on out of that particular residence. 

 

Attorney Veltri:  Let me piggyback of your idea, and let me get back to the ordinance and 

whether or not this application is within our jurisdiction or possibly another jurisdiction.  

Sir, you applied for a New Business Application, right.  I think we agree that we are in the 

R-10 Zone, a residential zone.  I’m looking at R-10, and the only possible permitted use in 

R-10 for something like this, would fall under Section 114(A), Subsection (B.5) which is a 

Customary Home Occupation.  That’s what the ordinance says.  Now, I then need to figure 

out what that means as per the ordinance.  I go to a different section, which is 114-3 that 

gives me some information on that.  What it says is that certain uses are included in that 

phrase.  I’m reading directly from the ordinance and it says “In particular, a “home 

occupation” includes, but is not limited to, the following:  (1) art studio; (2) dressmaking; 

(3) Professional office of a physician, dentist, lawyer, engineer, architect or accountant 

within a dwelling occupied by same.  The last one is teaching with a musical instruction 

limited to a single pupil at a time.”  So those are the things that the township said would be 

included in a home occupation.  None of those, in my mind, include what you are telling us 

about tonight.  But then the ordinance gives us more information.  It says, “However, a 

“home occupation” shall not be interpreted to include the following:  Barbershops or 

beauty parlors; commercial stables and kennels; real estate offices; restaurants, 

veterinarians or animal hospitals.”  Your uses aren’t included those excluded ones either. 

Applicant:  Mine would be more in line with the 

Attorney Veltri:  But that’s for the Board to decide.  So this Board could say, no we think 

it’s within the purview of home occupation and we are going to keep and we are going to 
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ask you for certain things and we’ll keep it.  Or they can say look, we don’t know, we are 

going to send it to the Board of Adjustment and let them figure it out.  They can interpret 

this and they can rule on whether or not they think it should come back to this Board or 

they are going to keep it and have you apply for a Use Variance.  So you could ask for an 

Interpretation.  We don’t interpret here; the Board of Adjustment does.  Or you could just 

apply, if this Board says this isn’t a home occupation the way we read the ordinance, we 

are just sending you to the Board of Adjustment for a Use Variance and good luck to you.  

Really, the Board, before we get off on tangents, we’ve heard enough from this Applicant 

tonight about what he says his use is.  We’ve got to decide whether or not we feel it is a 

proper New Business Application or not.  That’s where it stands.  Does anyone have any 

feelings? 

Member Slater:  Let me throw this one at you Steve.  A person that is going to teach a 

saxophone, would that exclude him from selling the student the saxophone in his house? 

Attorney Veltri:  It doesn’t say sales of saxophone.  It says teaching a musical instruction, 

limited to a single pupil at the time.  

Applicant:  I am not teaching anyone in my house. 

Member Slater:  He is facilitating an offsite instructional program of a student.  I’m 

reaching but I want you to see where you are at.  He is allowed to have a saxophone, buy it 

and make a profit on it to use in his teaching. 

Chairman:  No. 

Member Slater:  In the same situation would be allowed to buy ammunition, holsters and 

whatever, take them with him to Cherry Ridge or to Wayne to Reloaderz, and teach the 

student with those products.  There is no difference. 

Attorney Veltri:  That’s your opinion Dave.  The Board has to make a decision as a whole. 

Member Slater:  The biggest thing about this application is the g-u-n.  That’s it, okay. 

Vice Chairman:  That makes a point, you are right.  No question about it.  Like anything 

else, barbershop-yes or no; gun-yes or no. 

Member Slater:  The courts have ruled (a) it’s an inherently beneficial practice.  Firearms 

sales and training.  And your going to find too that the courts have ruled, just recently, that 

whatever transpired at the time the Constitution was written, is permissible and that’s 

what the guideline is.  So if somebody in his backyard made shotguns or rifles or pistols, 

and didn’t need a permit then, then he doesn’t need one now.  You may not agree with it, 

but that’s the latest rulings that have come down in the last month. 

Vice Chairman:  At the same time, we are looking at a business application in a residential 

zone and there are some clarifications to it and we have to decide as a Board whether we 

think it fits or it doesn’t fit.  If it doesn’t fit, we vote no then he has an option to go to the 

Zoning Board.  That’s the difference.  From our Planning Board perspective, we, as 

members of the community, need to look at it from the value, does it serve our value or it 

doesn’t do anything to our value.  What is our purpose for being here?  To protect the 

community.  Maybe I don’t want to have a barbershop next door to me in my residential 

area.  That’s why we have those kind of rules.  So we have to make a decision, that’s all. 

 

Chairman:  I think we’ve discussed it enough and I’m ready to ask for a Motion, from 

someone, to send this to the Board of Adjustment. 

Mayor:  Are you willing not to sell the guns? 

Applicant:  That’s not a primary goal. 
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Chairman:  Joe is absolutely right.  Once we approve it, we’ve got no control. 

Vice Chairman:  We’ll have no knowledge of what is going on. 

Member Slater:  Sure you do.  The State is in there every second. 

Vice Chairman:  That’s the State. 

Chairman:  We’re not the State. 

Member Slater:  They will police it.  Believe me. 

Applicant:  It is the most under scrutiny industry on the planet.  Gun For Hire just had all 

three outfit agencies plus the State Police in over an allegation by from an employee and 

they literally ripped apart the entire store.  Actually, shut down retail sales and the entire 

thing.  There is no/zero leniency in this industry. 

 

Chairman:  Okay, I’m going to make a Motion that we deny this Application as it does not 

fit into the professional use of a residence and recommend that you got to the Board of 

Adjustment for a Use Variance. 

 

MOTION TO REFER THIS BUSINESS APPLICATION GO BEFORE THE ZONING 

BOARD OF ADJUSTMENT:  made by Chairman Foulon, seconded by Vice Chairman 

Graceffo.   

Voting yes were Chairman Foulon, Vice Chairman Graceffo, Mayor Mahler, Councilman 

Cortellessa, Members Platt and Crilly 

Voting no were Mayor Mahler, Members Strobel and Slater  

5 – Yes 

3- No 

Motion Carries 

 

Attorney Veltri:  Sir, we are not telling you that you can’t do this.  We are saying that, to 

be able to do this, you need to go to a different Board and ask for a variance.  They approve 

it, you can do it. 

Mayor:  Or ask for an opinion. 

Attorney Veltri:  Or you can ask them to re-interpret what we just talked about. 

Applicant:  How do I go about that. 

Attorney Veltri:  You need to apply and fill out an application. 

Chairman:  Board Secretary will help you. 

Applicant:  She’s been very helpful already, so I appreciate it.  Thank You 
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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. 

 

 

Anthony & Erica Viviani – 539 Ringwood Avenue (The Happer Campers) 

 

Mr. Viviani:  I guess the words that we used in our application were misunderstood.  When 

we said glass pieces, which is basically a smoke shop, that’s what we meant when we wrote 

it.  I’m sorry that there was a miscommunication.  I even mentioned in the recording that 

we planned on having a head shop when you guys voted.  It is not in the Minutes. 

Chairman:  That’s right.  I remember it and it was arts and crafts and painting.  It had 

nothing to do with a head shop. 

Mr. Viviani:  I specifically said a head shop.  It’s in the recording.  I have a copy of the 

recording at home.  I didn’t bring it because I didn’t know if I needed it tonight.  But the 

recording specifically, I specifically said head shop and the sale of glass pieces.  I thought 

maybe my words were wrong so I googled it today, “where can I buy glass pieces” and 

fifteen smoke shops came up. 

Attorney Veltri:  Did you write that in your application? 

Mr. Viviani:  The very first words. 

Attorney Veltri:  Did you write it in your application? 

Mr. Viviani:  The first words are sell glass pieces.  Maybe I worded it, but I didn’t mean to 

confuse or misrepresent.  That’s why I googled it this afternoon thinking that maybe it 

would come up that there is some other business that would include glass pieces.  But the 

recording also has me saying it.  It’s problem. 

Board Secretary:  I didn’t hear it in the recording. 

Mr. Viviani:  She explains the art part of it and then I said “and head shop items”, and 

then someone made a Motion to vote.   

Vice Chairman:  This was approved. 

Board Secretary:  June 15th 

Chairman:  We approved this. 

Attorney Veltri:  So why is it back here if it was approved. 

Mr. Viviani:  I was told it wasn’t zoned to be a smoke shop with two red stickers on my 

window. 

Chairman:  I don’t believe it was.  I am reading right here where you said Ms. Viviani 

“parties like to paint and sip concept with bring your own.  I will do painting classes, teach 

them and they follow along.  I also make shirts and sell those.” 

Mr. Viviani:  And then also said “and we carry head shop items”, and it was omitted in the 

Minutes.  It is in the recording.  I listened to it today.  It’s basically what everybody 

understood we were going to do. 

Chairman:  No, it’s not what everybody understood you were going to do.  What everybody 

understood you were going to do is what is stated right here.  What I just read.  That’s 

what we understood what  you were going to do. 

Mr. Viviani:  It is on the recording from the meeting.  It is omitted from the Minutes.  It is 

on the recording from the meeting and it was said.  I’m sorry there was a 

misunderstanding. 
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Attorney Veltri:  We can go back and forth with this because we don’t have the recording 

to listen to right now.  We have these pieces of paper to read.  You are saying it is on the 

recording, but we don’t have the recording here to listen to. 

Mr. Viviani:  So I have to bring the recording back.  Is that what you’re telling me.  It will 

be up to the Board. 

Chairman:  You have it don’t you. 

Board Secretary:  It is on here, but I don’t know how to. 

Vice Chairman:  You said verbally at the time – what did you say verbally at the time? 

Mr. Viviani:  Head shop items. 

Vice Chairman:  Head shop? 

Mr. Viviani:  Head shop/Smoke shop. 

Chairman:  What is a head shop?  I don’t even know what it is. 

Mr. Viviani:  It’s just another word for a smoke shop; pipes, bongs, that sort of stuff.  I 

realize that the verbiage on the application wasn’t right.  No offense, somebody my age 

would say a glass piece is a glass piece. 

Chairman:  We’ll listen to the tape and we’ll get back to you.  Like I said, I don’t even 

know what a head shop is, okay.  I can tell you from my personal experience, we had 

somebody else apply for a smoke shop, specifically a smoke shop, and I, for one, 

vehemently objected to it, but the Board approved it. 

 

Attorney Veltri:  Why don’t you do this while you are here sir, why don’t you fully explain 

what you intend to do so that the Board can hear you tonight and then listen to the tape. 

Mr. Viviani:  Have a smoke shop and then on the nights that we have the painting we have 

everything on wheels, we push everything to the back of the room, covered with nice black 

sheets and we set-up four tables.  We have tv screens with a camera so everybody can see 

and do instructed painting classes. 

Chairman:  But what is a smoke shop?  What happens there? 

Mr. Viviani:  Myself and my father, we sell pipes and bongs and she makes t-shirts, these t-

shirts, and she makes cups. 

Attorney Veltri:  Mike are you involved in this? 

Mr. Hafner (Construction Official):  Yes. 

Attorney Veltri:  So what I would like to do so that we don’t have to keep coming back.  

He’s explaining again what he says the use is.  You put a stop to it for some reason.  Can 

you put on the record why and then we’ll figure out whether or not the Board approved it 

or didn’t approve it.  Is that fair? 

Mr. Viviani:  That’s why we are here. 

Chairman:  Yes. 

 

Mr. Hafner:  Do you need to swear us in? 

Attorney Veltri:  We just need information at this point so that we can figure out what the 

exact issue is and the Board can address it. 

Mr. Setticase (Zoning Officer):  I put the sticker on the door because, when I looked at the 

application, it’s like a paint shop, everything other than a smoke shop.  Arts and Crafts.  

When I looked in the door, I saw glass cases.  It looks more like a jewelry store and it has 

pipes and stuff in there.  That’s way.  And the sign says Smoke House. 

Mr. Viviani:  Glass pieces was the first item on the application and b.y.o.b. 
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Mr. Hafner:  I think, in the right context, we might understand that but when you say sale 

of glass pieces, handmade crafts, and you talk about paint and sips and arts and crafts, 

Mr. Viviani:  I did not mean to misrepresent. 

Mr. Haffner:  One might think that you were doing arts and crafts like glass pieces or 

something like that. 

Chairman:  That’s what I was lead to believe. 

Mr. Hafner:  I can tell you at the meeting we had no idea that it was a smoke shop.  We 

were just as surprised to see it on the sign. 

Mr. Viviani:  Yeah, I didn’t mean to misrepresent. 

Mr. Hafner:  There was no discussion of that. 

Mr. Viviani:  Even when we applied for the license to take the business it was in there too. 

I mean it had nothing to do with your guys, but I didn’t mean to misrepresent but that is 

what we are. 

Chairman:  I really don’t think this should be being discussed here before us.  You were 

given a citation. 

Mr. Hafner:  We have not issued a Summons yet. 

Chairman:  Okay, I thought you did. 

Mr. Hafner:  We received complaints and the complaints are possibly coming before the 

Board tonight.  I told them that until this is cleared up, they really can’t open up.  I know 

that they have other, or you had other locations, and I think this needs to be cleared up.  If 

it is not cleared up, 

Vice Chairman:  You said complaints have been made to the town. 

Mr. Hafner:  Yes. 

Vice Chairman:  And these complaints say specifically why? 

Mr. Hafner:  The complaints were that it wasn’t approved as a smoke shop. 

Vice Chairman:  In other words, you have people actually there doing art work and 

smoking? 

Mr. Viviani:  No, no absolutely not.  No, bring a bottle of wine, sip back a beer.  No one is 

going to be smoking.  We originally were a smoke shop so I have all that stuff already, but 

we wanted to add the painting unrelated to the smoke shop.  We also wanted to do the 

painting after hours.  We close the store, we move everything, we set up the tables and do 

the painting. 

Chairman:  Again, I don’t that 

Vice Chairman:  It is different than what we assumed was going in. 

Chairman:  We are not a jury here, okay.  We are a Board and this is something I believe 

should go before the courts. 

Member Crilly:  Okay, we have the citation so for the change of purpose, wouldn’t they 

have to reapply? 

Mr. Viviani:  I never received a citation. 

Member Crilly:  I mean if they didn’t on the application put smoke shop 

Mr. Viviani:  There was a misunderstanding in what I applied for. 

Member Crilly:  But they have to go through a formal process to reapply, right? 

 

Attorney Veltri:  There are one of two ways to do it.  One way is you reapply and you be 

very specific and straight forward about what you are applying for and we will hear it, 

okay, after you amend your application accordingly.  The other way to do it is you can say 
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well I don’t want to do that then the Building Inspector can issue a ticket and you can go in 

front of the Judge in this town and he will decide whether or not you have a proper 

approval.  But, we can’t, in the middle of our meeting, remember or decide what you may 

have said on the record three months ago. 

Mr. Viviani:  I can appreciate that, but I wrote it on the paper.  There has never been any 

misrepresentation.  It was a misunderstanding at best. 

Attorney Veltri:  Listen to me, if you don’t want to reapply and be very specific on your 

amended application, then we will let the court decide. 

Mr. Viviani:  So I have to reapply and come back next month is what you are saying? 

Attorney Veltri:  If you would like to. 

Mr. Viviani:  I have spent every single dollar of the money based on the approval we 

thought we had.  We’re ready to open and broke. 

Attorney Veltri:  Why don’t you do this then, why don’t open with you and the Building 

Inspector can agree to what’s been approved, and then if you want to amend for this 

disputed part, you come back next month. 

Mr. Viviani:  I mean, I’m just going to reapply. 

Attorney Veltri:  That’s fine. 

Mr. Viviani:  Because that’s 90% of our business.  We are going to be doing two paints a 

week.  Our store, is our store. 

Attorney Veltri:  We invite you to reapply and be very specific, okay.  If this a major part 

of your business, there was obviously a major misunderstanding between the parties. 

Mr. Viviani:  A misunderstanding, it was omitted from the Minutes, it is in the recording so 

whoever does the Minutes, no offense, that is a big oversight on their part because I listened 

to the recording once and immediately heard what I thought I said. 

Vice Chairman:  The business application was listed arts, crafts, painting.  Nothing more 

was said other than arts, crafts, painting and I don’t know what we heard specifically that 

night. 

Mr. Viviani:  She explained the arts and the crafts and then I immediately said “and head 

shop items” and then you voted. 

Member Crilly:  But what is written is misleading. 

Mr. Viviani:  I didn’t mean it to misleading. 

Member Crilly:  It’s misleading. 

Mr. Viviani:  Okay. 

Member Crilly:  Okay, it is disingenuous.  It is misleading.  You got to reapply.  I was not 

at that meeting, okay.  But if I look at this piece of paper, you’re misleading. 

Mr. Viviani:  But I also explained it in the recording. 

Member Crilly:  It doesn’t matter because we are going to go what’s in writing. 

Chairman:  Well, I’ll tell you this, okay.  As I stated before, I was very opposed to a smoke 

shop opening up so close to the grammar school where the kids would be walking pass it all 

the time.  Had I known anything about this, that there was going to be a smoke shop, I 

would not have voted yes and I did vote yes. 

Mr. Viviani:  I apologize that you all misheard what I said. 

Chairman:  I think it was very misleading. 

Mr. Viviani:  I didn’t mislead at all because I said the words “head shop items”.  It is on 

the recording.  I said it to all of you. 

Attorney Veltri:  You didn’t write “head shop”. 
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Mr. Viviani:  I wrote glass pieces.  I apologize. 

Attorney Veltri:  That’s not head shop items. 

Mr. Viviani:  But if I Google “glass pieces”  

Attorney Veltri:  Glass piece could be a vase. 

Mr. Viviani:  But if I go on Google, and you Google “where can I buy glass pieces”, you will 

not find stores for vases, you will not find stores for artistic glassware. 

Attorney Veltri:  We disagree, sir.  We disagree.  We think it was misleading. 

Councilman:  Can I ask a question here?   

Mayor:  Our generation it means something else. 

Councilman:  I just want to be clear on one thing because you said they can go ahead and 

reapply.  Go ahead with their current, with what we think they were saying. 

Attorney Veltri:  Yes. 

Chairman:  Right. 

Councilman:  I want to make sure that we have control over that because 

Mr. Viviani:  I’m not going to open 

Councilman:  Let me finish.  If they are go ahead and redo this, we need to be clear that 

they are not going to end up selling smoke shop items or smoking in that facility.  So right 

now based on what was said, is all right go ahead with this, and what we’re telling you is 

that the misunderstanding is this is only arts and crafts.  This is not a smoke shop, okay.  

So he needs to clearly understand that he cannot go forward and do anything but arts and 

crafts, okay.  And arts and crafts do not include bongs. 

Mr. Viviani:  We won’t open until we are fully approved.  We are either fully approved or 

we’re moved out.  I’m not going to open and have a gray.  We were ready to open two 

weeks ago and then I came into a red sticker on my door. 

Attorney Veltri:  I’m sorry we had a misunderstanding.   

Mr. Viviani:  I’ve spent thousands of dollars. 

Attorney Veltri:  I think were clear. 

Mr. Viviani:  I am going to reapply, but I’m just going to let you know that I spent like 

$8,000 based on your guys approval.  I waited to get the approval and then spent like 

$8,000 based on you guys approving my business, so I will reapply and be very specific. 

Attorney Veltri:  Very good. 

Mr. Viviani:  But there’s a lot of money spent based on what was approved in that 

recording. 

Attorney Veltri:  And we approved your application as written. 

Mr. Viviani:  As written, okay.  I’ll see you next month then.  Thanks. 

 

Mayor:  Same issue as the previous guy. 

Attorney Veltri:  That’s why we told them. 

Mayor:  Difference between what he wrote and what he said. 
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Chairman:  Anyone else in the audience?  Come up and state your name and address. 

 

 

Majd Hussein – Technically the Business Owner of House of Smoke the one you were 

referring to and discussion with them. 

 

Mr. Hussein:  A couple of matters.  I was one of the ones that made a complaint for several 

reasons.  One they kept the name off the application to deceive you guys.  Everything they 

are trying to do are technicalities, misleading.  It is The Happy Campers.  It stands THC.  

You look up their name they do illegal gifting and donating.  That’s their practice.  They 

are an illegal dispensary also trying to mooch off my, not dispensary, but smoke shop and 

the hard work that we put in over the last year.  Honestly, I am really infuriated with them.  

I just want to let those facts be known.  I know they are going to come back up here next 

month and try to apply for as a smoke shop, but at the end of the day, they offer no other 

convenience that we do.  We are open late, we are willing to open even later and if that’s 

the case, but you guys also did let me know back then that opening past midnight at times 

was not something that you looked forward to, which is why we are not offering that 

convenience.  As well as the fact that you guys also mentioned why we would be able to co-

exist with a smoke shop at 1104 Ringwood Avenue.  I told you that we were a convenience 

store at the end of the day.  But across the street, they are just trying to mooch off of my 

customers because they also sell the products that we legitimately sell at a complete loss 

because they make all their illegal money behind marijuana.  So I want to make that 

known.  I will be here next month.  But you know what I mean, those are facts. 

Member Strobel:  Are you open on Sunday? 

Mr. Hussein:  We are open on Sunday. 

Member Strobel:  What time you open to? 

Mr. Hussein:  We open every day 10am to 10pm.  Fridays and Saturdays we open until 

midnight.  He talked about $8,000 being invested.  We have about a quarter of a million 

dollars invested.  Their goal is to make money off the weed, maybe do a b.s. paint and sip 

thing, whatever, twice a week.  Honestly, I don’t care if they do the paint and sip thing, the 

arts and crafts thing.  The smoke shop just makes zero sense, you know what I mean.  On 

top of them misleading, I came up here as an honest gentleman, transparent smoke shop.  

Head shop, what does that mean?  You do hookah heads, okay cool, as an item.  There is no 

such thing as a “head shop”. 

Member Crilly:  It is a 1970s term. 

Mr. Hussein:  Yeah, I completely understand but they are trying to use wording.  Oh if you 

look up glass pieces, all the smoke shops come up.  Of course, they might pop up.  They are 

trying to use that as evidence, you know what I mean. 

Member Slater:  Where is your store? 

Mr. Hussein:  544 Ringwood Avenue, right across the street. 

Member Crilly:  Next to Printing Images. 

Mr. Hussein:  We took over the Old Time Barbershop and they are trying to take over the 

Florist. 

Member Slater:  Across the street. 

Mr. Hussein:  Exactly, and I like I said, it’s a money grab.  For example, I know this is 

nothing you guys really care about, but the product that we purchase at $10, they are 
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selling at $6.  You know what I mean.  It’s not going to work because they make so much 

more behind the scenes that no one sees and an ATM inside. 

Member Slater:  Here is one for you and for everybody else, the shop in Haskell.  I made a 

quip to somebody in the 7-11 back in July that I really needed to get some weed and I 

hadn’t had any since I was in basic training back in 1966 and some girl that I didn’t know 

from nowhere said to me all you have to is go in the shop in the street across from the town 

center building and ask them and you can buy all the weed you want. 

Mr. Hussein:  I actually mentioned this.  I was honest with her.  I came in like two or three 

days ago to bring up this matter.  I explained to them the fact is these people don’t’ care.   

Once they open and you guys allow them to open 

Chairman:  Okay, enough, let’s move on. 

 

 

 

RESOLUTION:  None 

 

 

VOUCHER:  submitted by Steven J. Veltri, Esq. for attendance at the September 21, 2023 

Meeting in the amount of $400 

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

Member Strobel.  Voting yes were Chairman Foulon, Vice Chairman Graceffo, Mayor 

Mahler, Councilman Cortellessa, Members Platt, Strobel, Slater and Crilly 

 

 

MOTION TO ADJOURN AT 8:30PM:  Motion made by Member Slater, seconded by 

Councilman Cortellessa, and carried by a voice vote. 

 

 

 

      ________________________________________ 

      Jennifer A. Fiorito, Planning Board Secretary 

 


