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 REGULAR PUBLIC MEETING OF THE 

TENAFLY PLANNING BOARD 

December 11, 2013 
 

Vice Chairperson Allen called the meeting to order at 8:09 p.m. 

 

The announcement was made regarding compliance with the Sunshine Law. 

  

The secretary was asked to call the roll: 

 

Voting members present: Gus Allen    Councilman Jon Warms 

    Kevin Tremble   John Kim   

    Ted Kagy    Sheryl Gaines   

 

Voting members absent: Mayor Peter Rustin   MaryBeth Wilmit  

    Marc Harrison    Jeffrey Toonkel  

    Eugene Marcantonio 

   

Others present:  Jeffrey Zenn, Esq. 

    David Hals, P.E. 

     

A motion was made by Mr. Tremble and seconded by Mr. Kagy to approve Resolution of 

Approval for PB#1-13-14, New York SMSA Limited Partnership, d/b/a Verizon Wireless, Block 

1011, Lot 12, 15 W. Railroad Avenue.  The roll was called and the motion carried.  Voting YES:  

Mr. Allen, Mr. Tremble, Mr. Kagy, Mrs. Gaines and Councilman Warms. 

 

A motion was made by Mrs. Gaines and seconded by Councilman Warms to approve Resolution 

of Approval for PB#1-13-15, Underground Fitness – Gerard Bochese, Block 1003, Lot 2, 20 

Chestnut Street.  The roll was called and the motion carried.  Voting YES:  Mr. Allen, Mr. 

Tremble, Mr. Kagy, Mrs. Gaines and Councilman Warms. 

 

A motion was made by Mr. Tremble and seconded by Councilman Warms to approve Resolution 

of Approval for PB#1-13-13, Frank Finetto, Professional Home Builders, Inc., Block 1205, Lots 

2 & 3, 164 & 170 Hickory Avenue.  The roll was called and the motion carried.  Voting YES:  

Mr. Allen, Mr. Tremble, Mr. Kagy, Mrs. Gaines and Councilman Warms. 

 

SITE PLAN WAIVER APPLICATIONS 

There were no such applications this evening. 

 

PUBLIC HEARINGS 

PB#1-13-02A – Site Plan/Variance  

Block 1302, Lot 1 

101 North Summit     

Applicant:  Charnow Associates, LLC 

 

Mr. Elliot Urdang is the attorney for the applicant.  He noted that Board Engineer David Hals 

had suggested that the area for BMW be fenced off from the rest of the warehouse and that as 

many cars as possible be brought inside the building.  Parking would be increased slightly for the 

health club.  The driveway could be marked for “BMW Use Only”.  The location of the doors  
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could be moved to accommodate more vehicles.  The board had requested that the Fire 

Department, Police Department and DPW be given revised plans along with the Planning Board.  

Such plans were received and distributed.  A memo dated 12/9/13 had been received from Fire 

Official Alden Blackwell. Further, a memo dated 12/9/13 had been received from Police Chief 

Robert Chamberlain.  The board reviewed Mr. Hals’ summary letter dated 12/10/13 and the 

applicant agreed to his stipulations. 

 

The meeting was open to the public for questions/comments on the application.  There being no 

one from the public with questions, this portion of the meeting was closed to the public. 

 

A motion was made by Mr. Tremble and seconded by Mr. Kagy that the application of Charnow 

Associates, LLC for amended site plan approval be granted pursuant to conditions to be 

outlined in the memorializing resolution, which include but are not limited to: 

 

 No drop-offs/deliveries of new vehicles by new car carriers shall be done at the Premises. 

 Cross-hatched pavement striping shall be provided west of space #49 and between spaces 

#54 and #59. 

 The perimeter fence around the Premises shall be replaced. 

 The existing driveway for the new car storage on the westerly side of the Premises shall 

be for DiFeo BMW employees only and shall not be used by the general public. 

 Signage and proposed gates shall be installed on the existing driveway for the new car 

storage. 

 Compliance with the Police Chief’s comments. 

 Compliance with the Fire Official comments. 

 Compliance with all terms and conditions of the Prior Resolution. 

 All of the foregoing conditions shall be subject to the review and approval of the 

Planning Board Engineer.  

 

The roll was called and the motion carried.  Voting YES:  Mr. Allen, Mr. Tremble, Mr. Kagy, 

Mrs. Gaines and Councilman Warms. 

 

PB#1-13-05A – Site Plan/Variance 

Block 1301, Lot 5 

49 Atwood Avenue 

Applicant:  49 Atwood Avenue, LLC (formerly Village Fuel, Inc.) 

 

Mr. Elliot Urdang is the attorney for the applicant.  Mr. Zenn noted that all documentation is in 

order for the application.  Mr. Urdang called upon Robert Muggeo, the applicant, to give his 

testimony for the board.  He noted that his company is presently providing hitting/pitching 

instruction on the 2nd floor of the Metro Golf building.  He is the owner of 49 Atwood Avenue 

and would like to expand his building to accommodate his business.   He provides lessons for 

both boys and girls from 1
st
-2

nd
 grade through college age.  He noted that their busy time for 

lessons is 3:30 p.m. – 9:00 p.m.  His business is primarily a drop off/pick up operation.  

Presently he has seven (7) employees; however, that number may rise should the number of 

clients grow.   
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Mr. Muggeo explained that he had an email from the owners of Benjamin Brothers giving 

permission for his building to encroach onto their lot.  The board was not provided with a copy 

of this email.  He further testified that after 5:00 p.m., parking spaces at Hillcorp could be used 

by his clients/employees. 

 

Board members questioned the hours of operation for the weekends.  Mr. Muggeo explained that 

hours would be from 9:00 a.m. – 5:00 p.m. on Saturdays and Sundays.   

 

There was some discussion regarding the trash enclosure, which will need to be relocated.  Also 

discussed were the removal of trees, the type of pitching “mounds” used indoors and employee 

parking. 

 

Mr. Urdang marked the following exhibit: 

 

 Exhibit A-1, 12/11/13, Color photo of present interior, showing turf, netting and dirt 

 

Mr. Muggeo advised the board that there would be no parties given for children/adults at the 

facility.  He noted that he didn’t have an idea as to how long the construction would take. 

 

The meeting was open to the public to question Mr. Muggeo.  There being no one wishing to ask 

questions, this portion of the meeting was closed to the public. 

 

Mr. Urdang called upon Mr. David Juzmeski of Neglia Engineering to provide testimony.  He 

gave his qualifications to the board and was accepted as an expert in the field of engineering.  He 

reviewed his submitted plans with the board.  He noted that he had received and reviewed Mr. 

Hals’ review letter dated 12/2/13.  The existing property contains a one-story 2,290 s.f. building, 

a parking area for seven (7) vehicles, and a contractor’s storage yard.  The proposal is to 

construct a 2,118 s.f. addition to the northerly side of the existing building.  The parking area 

will be reconfigured and provide parking for eight (8) spaces.  The contractor’s storage yard will 

be reduced from 72’ x 98’ to 60’ x 98’.   The proposed building addition will create a “T” shaped 

building that encroaches into the 25’ front yard setback of Atwood Avenue by 3.3’ and provides 

a rear yard setback of 1.7’ where 25’ is required.   

 

There was some discussion regarding vehicles exiting the northern three parking spaces. They 

are required to back into the street to turn around.  The design standards require parking spaces 

to be accessed from an on-site drive aisle.  Mr. Juzmeski explained that the spaces are presently 

being used in that condition and there have been no problems.  Further, the driveway across the 

street does not interfere with the vehicles backing out of those spaces.   

 

The applicant agreed that the dumpster will be relocated to an alternate location and will be 

screened.  Street trees will be provided along the Atwood Avenue street frontage.  The applicant 

will reach out to the DPW Director.  Seepage pits are needed to be provided on sight to control 

the storm water runoff from the proposed roof area.  The applicant will provide these seepage 

pits, if feasible.  Mr. Juzmeski will work with Mr. Hals on this issue.   
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The striping detail for the handicapped parking must be revised to be in accordance with the 

ADA regulations.  The applicant will comply. 

 

Lastly approvals are requirement from, but not limited to:  Bergen County Planning Board 

exemption, Bergen County Soil Conservation District, Bergen County Utility Authority 

Connection Permit.  The applicant will comply if required by said agencies. 

 

The meeting was open to the public to question this witness.  There being no one wishing to ask 

questions, this portion of the meeting was closed to the public. 

 

Mr. Urdang called upon Anthony Malara, the architect for the project.  He has never testified in 

Tenafly before.  He gave his qualifications to the board and was accepted as an expert in the field 

of architecture.  He reviewed the plans previously submitted to the board for the application.  

The height of the new structure will be approximately 14’-15’, which is within the permitted 

height requirements for the zone.  He briefly explained the configuration of the new expansion. 

 

The meeting was open to the public to question this witness.  There being no one wishing to ask 

questions, this portion of the meeting was closed to the public. 

 

The meeting was open to the public for comments on the application.  There being no one 

wishing to comment, this portion of the meeting was closed to the public. 

 

Board members voiced their concerns with the location of the structure in the rear of the 

property.  It was suggested that the building be moved slightly forward to permit more of a 

buffer in the rear yard.  Mr. Hals stressed again that he would like to see seepage pits on the site.    

Board members were polled and gave favorable comments to the applicant on his proposed 

business use for the property.  There were concerns about traffic in the evening hours when 

contractor vehicles would be returning to the adjacent contractor yard.  Mr. Muggeo will stagger 

the return times of the vehicles.   

 

Mr. Urdang gave a brief summation of the application.  Mrs. Gaines made a motion to approve 

the application with stipulations/conditions discussed this evening which will be outlined in the 

memorializing resolution.  The roll was called and the motion carried.  Voting YES:  Mr. Allen, 

Mr. Tremble, Mr. Kim, Mr. Kagy, Mrs. Gaines and Councilman Warms. 

 

A motion was made by Mrs. Gaines and seconded by Mr. Kagy to go into Closed Session to 

discuss pending litigation. 

 

The board returned to the Public Meeting.   

 

A motion was made by Mr. Tremble and seconded by Councilman Warms to approve the 2014 

Meeting Schedule of the Tenafly Planning Board.  A voice vote carried the motion.  All voted in 

favor; none were opposed. 
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There was some discussion regarding the proposed 2014 Planning Board Budget.  It was 

suggested that monies be added to the budget to permit the Planner to review noncontiguous 

cluster development along with various other land use ordinances which may benefit the 

borough.  The planner should also continue to work with the Board through the expected COAH 

developments.  A motion was made by Mr. Tremble and seconded by Councilman Warms that 

the budget reflect the proposed changes. 

 

A motion was made by Mrs. Gaines and seconded by Mr. Kagy to change the start time of the 

Public Meeting of December 18, 2013 to 7:30 p.m.  A voice vote carried the motion.  All voted 

in favor; none were opposed. 

 

Mrs. Nicolosi noted that an application package had been received from the Bergen County 

United Way/Madeline Group for the special needs housing at 311 Tenafly Road.  However, no 

plans have been distributed to the professionals as escrow money and an application fee were not 

included with the application package. 

 

Mr. Tremble noted that there is a veteran’s housing project being constructed in Northvale.  He 

commented that there seems to be an interest in the County to provide such housing.   

 

COMMITTEE REPORTS 

 

Mr. Tremble noted that the hearing on the designation of 53 Knickerbocker Road before the 

Historic Preservation Commission has been continued until January 9, 2013. 

 

Mrs. Gaines noted that she had attended the most recent BID meeting.  She noted that there was 

concern about a brochure which had been published in a recent issue of the Tenafly Suburbanite.  

The BID/Chamber of Commerce did not have input with the publication.  The brochure is 

confusing to some people.  She indicated that Mr. Mark Feldman would like to see a joint 

subcommittee of the Planning Board and BID.   She further noted that there is a vacancy on the 

BID board and they are recommending Mr. Barry Honig for the position. 

 

A motion was made by Councilman Warms and seconded by Mr. Kagy to adjourn the meeting at 

11:08 p.m.  A voice vote carried the motion.  All voted in favor; none were opposed. 

 

 

Respectfully submitted, 

 

 

 

Valerie B. Nicolosi 

Planning Board Secretary 


