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Chairman Capazzi called the meeting to order at 8:00pm. 

 

Open Public Meeting Act Announcement: In compliance with Chapter 231, Public Law 1975, 

adequate notice of this meeting was made. It has been posted on the Bulletin Board in the 

Municipal Center. Copies have been mailed to THE RECORD and THE SUBURBANITE. A 

copy has been filed with the Borough Clerk and copies have been mailed to individuals 

requesting the same. 

 

ROLL CALL 

 

Roll Call PRESENT ABSENT 

(JC)  John CAPAZZI  X  

(PH) Mayor Paul HOELSCHER  X  

(AN) Councilman Allan NAPOLITANO X  

(PA) Peter ARDITO  X  

(RM) Richard McLAUGHLIN  X  

(RW) Robert WALDRON   X 

(PL) Philip Lee (Alternate a) X  

 (JK) Jennifer Knarich - Board Attorney 

(AK) Anthony Kurus - Board Engineer, Neglia Group 

(KK) Kate Keller - Board Planner, Phillips Preiss 

(CL) Carolyn Lee - Land Use Secretary 

 

OATH OF OFFICE 

Jesse Barragato (4 year term 2023-2026) was sworn in.  The board members 

congratulated Mr. Barragato. 

 

ROLL CALL 

 

Roll Call PRESENT ABSENT 

(JC)  John CAPAZZI  X  

(PH) Mayor Paul HOELSCHER  X  

(AN) Councilman Allan NAPOLITANO X  

(PA) Peter ARDITO  X  

(RM) Richard McLAUGHLIN  X  

(JB) Jesse BARRAGATO X  

(RW) Robert WALDRON   X 

(PL) Philip Lee (Alternate a) X  

 (JK) Jennifer Knarich - Board Attorney 

(AK) Anthony Kurus - Board Engineer, Neglia Group 

(KK) Kate Keller - Board Planner, Phillips Preiss 

(CL) Carolyn Lee - Land Use Secretary 

 

MINUTES FOR APPROVAL 
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January 10, 2023 meeting minutes. 

The board members had no comments. 

 
Vote to approve the January 10, 

2023 minutes. 

MOTION SECOND YES NO ABSTAIN ABSENT 

Chairman John CAPAZZI   X    

Vice-Chair Peter ARDITO X  X    

Mayor Paul HOELSCHER   X    

Councilman Allan NAPOLITANO   X    

Richard McLAUGHLIN  X X    

Secretary Jesse BARRAGATO     X  

Member Robert WALDRON      X 

Alternate (a) Philip LEE   X    

 

 

 

INVOICES FOR APPROVAL 

 
Public Notices (Dec.2022) North Jersey Media $          9.00 

20 Pascack - Chiellini (Escrow Nov. 2022) Phillips Preiss Grygiel $   1,248.75 

20 Pascack - Chiellini (Escrow Dec. 2022) Neglia Engineering Associates $      806.25 

20 Pascack - Chiellini (Escrow Dec. 2022) Price, Meese, Shulman, D’Arminio $      360.00 

Allegro (Dec. 2022) Price, Meese, Shulman, D’Arminio $      255.00 

General (Dec. 2022) Price, Meese, Shulman, D’Arminio $      225.00 

 TOTAL $ 2,904.00 

 
Vote to approve the invoices listed. MOTION SECOND YES NO ABSTAIN ABSENT 

Chairman John CAPAZZI   X    

Vice-Chair Peter ARDITO X  X    

Mayor Paul HOELSCHER   X    

Councilman Allan NAPOLITANO   X    

Richard McLAUGHLIN  X X    

Secretary Jesse BARRAGATO   X    

Member Robert WALDRON      X 

Alternate (a) Philip LEE   X    

 

HEARINGS 

1. 70 Friend Terrace - Major Soil Movement 

JK noted that the notices were reviewed and the board has jurisdiction to hear the application. 

 

Jordan Yuelys, 505 Main Street, Hackensack, New Jersey was sworn in.  He represents Northern 

Valley Development LLC, for Major Soil permit application for a single family home at 70 

Friend Terrace, Lot 3, Block 416.  No variances requested. 

 

Sean McClellan, 101 West St., Hillsdale was sworn in.  He has testified before this board before.  

The board accepted his qualifications. 

Exhibit A-1 Site Plan (dated 11/28/2022) was submitted with the application and was presented.  

There is an existing 2-story house with a side garage.  The house would be eliminated and 
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replaced with the front facing garage.  The proposed house will be in approximately the same 

location, but it will be larger.  The proposed house will be equipped with two 1000 gallon 

seepage pits to catch the roof runoff.  The lot width is 98.2ft where 100ft is required which is an 

existing non-conformity.  There are no other non-conformities.  The proposed house will not 

require variances and will comply with front, side, rear, lot coverage and height requirements.  

Soil movement will be 470 yards of cut and 119 yards removed for a total of 359 yards.  They 

confirmed they reviewed Negila’s report(1/24/2023) and can conform to all the requirements 

requested. 

 

PA asked if there will be trees removed.  Mr. McClellan indicated that there will be one ash tree 

removed that is close to the building envelope. 

 

Anthony Kurus, Board Engineer, Neglia Group, 34 Park Ave, Lynhurst was sworn in.  He noted 

that the Bergen County Soil Conservation permit was submitted and is in place.  The drainage 

calculations were okay.  The soil percolation test prior to the installation of seepage pits is 

required and standard.  No other comments. 

 

Open to Public 

Motion: PA Second: RM 

In favor, all said “aye”.  None opposed. 

Ioannis Kontolios, 78 Friend Terrace, was sworn in.  The property had a lot of flooding and the 

water went into his property.  Will this be taken care of?  This property is left of 70 Friend 

Terrace.  Mr. McClellan said that currently, the roof leader drains onto the property.  The 

proposed house will have roof leaders and runoff will be contained in seepage pits.  The ash tree 

will be removed. 

Close to public 

Motion PA Second:RM 

In favor, all said “aye”.  None opposed. 

 

There was a question about the application 8(c) regarding the transportation route.  The route 

was clarified. 

Board did not have any other questions or comments for discussion. 

 
Vote to approve Major Soil 

Movement at 70 Friend Terrace 

MOTION SECOND YES NO ABSTAIN ABSENT 

Chairman John CAPAZZI   X    

Vice-Chair Peter ARDITO X  X    

Mayor Paul HOELSCHER   X    

Councilman Allan NAPOLITANO   X    

Richard McLAUGHLIN  X X    

Secretary Jesse BARRAGATO   X    

Member Robert WALDRON      X 

Alternate (a) Philip LEE   X    

Application was approved.  The applicant thanked the board. 

 

2. 20 Pascack Ave. - Minor Subdivision 

JK noted that she had the opportunity to review the application and can be heard. 
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Bruce Dexter, 90 Main St., Hackensack, represented the applicant, Chiellini Construction.  The 

application is for a minor subdivision.  The property is located at 20 Pascack Ave., Block 1502, 

Lot 1 and 1.01.  The applicant is now the owner of the property.  Thomas Skrable (Professional 

Engineer), Steve Lyden (Professional Planner), and Louis Chiellini (applicant) were present.   

 

Thomas Skrable, 65 Ramapo Valley Rd, Mahwah was sworn in.  He was accepted as an expert 

witness. 

Exhibit A-1 Minor Subdivision Plan Block 1502, Lots 1 & 1.01 20 Pascack Ave. dated 

7/19/2021, 2nd revision 1/25/2023 shows a revised 2 lot concept.  The survey was drawn by 

Brooker a couple of years ago, but the first engineer retired then Chen Ku took on the 

responsibility.   There were no changes to the survey, but only the signature.  The property has 

frontage on Pascack in Harrington Park and Elm St. in River Vale.  They are proposing to divide 

the lot in 2.  There is an existing house that will remain on 20 Pascack.  The new house would be 

fronting on Elm St.  This is a 12,000sf zone.  Lot 1.01 proposed lot area is 34,836sf and Lot 1.02 

proposed lot area is 36,454sf.  Both lots are well oversized.  They are meeting all the criteria 

except the frontage on Elm St.   It is a cul-de-sac or dead end.  The frontage is just over 50 ft and 

approximately 80ft is required, a difference of 28.6ft.  The planner will address this.  Mr. Skrable 

has a letter from Chris Statile, River Vale engineer, with some preliminary comments that are 

technical in nature.  He wants the turnaround wider, comments about the utilities, but nothing 

with the subdivision aspect.  They are showing a proposed dwelling on the plan that the applicant 

intends to build.  There would be a separate plot plan for Chris’ office for construction.   

 

There will be 25 trees on site, where 100 are required.  The applicant will provide 75 trees for the 

fund. 

 

The board did not have questions. 

 

AK reviewed the engineer report. 

- Tree replacements were discussed earlier. 

- Soil movement calculations.  If the subdivision is approved, they would need to perform 

a technical review of the grading and drainage as part of the soil moving permit 

submission. 

- Bergen County Soil Conservation Certification will be required for the new dwelling. 

- A submission to the Bergen County Division of Planning is required. 

- The applicant is responsible for future maintenance of drainage. 

- Elm St. extension is subject to review by River Vale.  It seems like the applicant has 

received some feedback from River Vale.  AK requested that he is kept in the loop with 

the comments. 

- Utilities connections and drainage for Elm St. needs to be coordinated with River Vale. 

Minor Subdivision Comments are technical in nature with respect to the subdivision plat.  This 

could be worked out with Neglia’s surveyor and Brooker’s surveyor.  This is a much simpler 

plan than the last time the applicant was before the board.  It is well under the development 

threshold.   

 

Kate Keller, 70 Hudson St Suite 5B, Hoboken, NJ, Phillips Preiss, was sworn in.  She reviewed 

Liz Leheny’s review letter (2/9/2023) for the new changes to the application.  The “c” variance 
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for the lot width reduction is the main item.  This is a unique property that is extremely oversized 

given the surrounding context and zoning and the connection to another municipality.  Page 2-3 

#1 proves justification for a “c” variance.  It depends on whether access can be provided safely, 

everything is done appropriately with River Vale if this is approved.  With the exception of the 

frontage, all the other bulk requirements are met. 

#2 addresses the tree removal that was discussed by the applicant.  

#3 They are deferring to Neglia and River Vale regarding the street extension and the adequacy 

of safety of circulation. 

 

Steve Lydon, 25 Westwood Ave., Westwood, was sworn in.  He noted that the larger lot is 

63,000sf where the zone requires 12,000sf.  The lot has 106ft frontage and a substandard sized 

side setback.  There is a notch that goes around another property.  The configuration is not ideal 

for a large lot.  The property is in the R-2 zone where a minimum of 12,000sf is required.  River 

Vale is similar with 10,000sf required.  The consistency with the neighboring zoning is 

consistent.  The idea is to merge 2 lots and subdivide it.  This is a better zone alternative which is 

a “C2”  basis for approval.  “C1” basis is there is frontage on Pascack Ave, but there is a 

connection to Elm St. in the back.  Typically, they do not like dual frontage lots with the 

exception of corner lots.  The subdivision would cut the property north and south with a better lot 

configuration.  This is a C2 grant for a variance.  The elimination of the underdeveloped 

configuration of the lot is a second benefit for a C2 variance.  The elimination of the side yard 

setback is another reason for a C2 variance.  The variance they are seeking is a C1.  There is no 

additional right-of-way land to acquire unless the road was extended from Harrington Park.  If it 

was extended, there would be more tree removal, create more drainage issues and create 

something for Harrington Park to maintain.  By creating a road extension and turnaround from 

River Vale, these issues are ended.  Because it is a 50ft right-of-way, it is a C1 variance to be 

granted.  The Master Plan indicates that flag lots are undesirable.  This is a similar situation 

where the larger lot is in the back, a wider area and a smaller frontage.  The reconfigured lot with 

a new dwelling in the southern property and access to Elm St. in River Vale is a more compatible 

development than it is now.   

 

PA other applicants have looked at the property and the north east corner of the new property 

would not be disturbed.. PA was on site with the applicant last week .  The applicant agreed that 

the development of the property is far away from that corner.  The only activity in that area 

would be planting a tree or two that would match the local environment.    

 

JB said that the previous iteration of plans provided one benefit where a street was created that 

could be named something other than Elm St.  There is an Elm St. in Harrington Park and creates 

a conundrum for emergency services, deliveries and general confusion.  What is the plan for 

numbering this property?  Mr. Lydon assumed it would be an Elm St. address, because a Pascack 

address would be more confusing.  He suggested giving it a large number (i.e. 900) if Elm St. in 

Harrington Park has low numbers.  This would distinguish it from 22 Elm St.  He suggested 

asking the EMS department.  JB said they will consider the number to indicate the street is not 

connected to the Harrington Park Elm St. 

 

PH asked about the drainage to ensure this plan there will be no runoff causing issues to 

neighboring properties.  Mr. Lydon said that the benefit of the extension of Elm St. is there is 
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less pavement and runoff.  The water will be captured in the front and rear yard.  AK noted that 

the water runoff will be contained in the system in the front and rear yard.  They will review the 

drainage calculations once the soil movement application is submitted.  AK is pretty comfortable 

that they have a good plan in place.   

 

Mr. Lydon has been before the board before and had been accepted as an expert witness.   

 

Meeting was open to the public. 

Motion: PA  Second: RM 

In favor, all said “aye”.  None opposed. 

There were no questions or comments from the public. 

 

Meeting as closed to the public. 

Motion: PA  Second: RM 

In favor, all said “aye”.  None opposed. 

 
Vote to approve the Minor 

Subdivision at 20 Pascack Ave. 

MOTION SECOND YES NO ABSTAIN ABSENT 

Chairman John CAPAZZI   X    

Vice-Chair Peter ARDITO   X    

Mayor Paul HOELSCHER   X    

Councilman Allan NAPOLITANO X  X    

Richard McLAUGHLIN   X    

Secretary Jesse BARRAGATO  X X    

Member Robert WALDRON      X 

Alternate (a) Philip LEE   X    

Application was approved. 

 

RESOLUTIONS 

No resolutions. 

 

OLD BUSINESS 

No old business. 

 

NEW BUSINESS 

No new business. 

 

ADJOURN 

Motion: RM  Second: PA 

In favor, all said “aye”.  None opposed. 

Meeting adjourned at 8:35pm. 

 

NEXT SCHEDULED PLANNING BOARD 

REGULAR MEETING 

Tuesday, March 14, 2023 at 8pm 


