
MINUTES 

Of the Township of West Milford 

ZONING BOARD OF ADJUSTMENT 

June 28, 2011 

Regular Meeting 
 
 
 
Robert Brady, Board Chairman, opened the Regular Meeting of the Zoning Board of 
Adjustment at 7:35 p.m.  The Board Secretary read the Legal Notice. 

 

Pledge 
 
The Chairman asked all in attendance to join in the Pledge of Allegiance.  
 
The Chairman asked Vivienne Erk to take a seat at the dais so there would be a seven-
member board for the meeting. Chairman Brady explained to the public about the Board of 
Adjustment and the publication of the dates in the newspaper. He also explained the Open 
Public Meetings Act of the State of New Jersey. The Board Attorney was introduced. The 
meeting will follow a printed agenda that is on the podium in front of the dais and hanging 
on the bulletin board.  Any appeals go to the Superior Court of the State of New Jersey.   

 

Roll Call 
 

Present:   Ada Erik, Steven Castronova, James Olivo, Arthur McQuaid, Gian 
Severini, Vivienne Erk, Russell Curving and Robert Brady 

 

Also Present:  Stephen Glatt, Board Attorney, Robert C. Kirkpatrick, Denyse Todd, 
Board Secretary 

 

Absent: Frank Curcio, Michael Cristaldi 
 
 

MEMORIALIZATIONS 

 

LAURIE EVANCHICK 

RESOLUTION NO. 13-2011     

BULK VAR. ZB03-11-03     
Bl. 6708; Lot 7 
22 Pine Lane; R1 Zone 
 

Motion by Ada Erik to memorialize Resolution No. 13-2011 

Second by Steven Castronova 
Roll Call Vote: 

Yes: Ada Erik, Steven Castronova, Arthur McQuaid, Vivienne Erk, Robert Brady 

 
      

 
NEW APPLICATIONS 

RICHARD & ROSEMARIE SONDERGARD   

BULK VARIANCE NO ZB04-11-04    
Block 11203; Lot 2 
108 Larsen Road; LR Zone 
 
The attorney swore in Richard & Rosemarie Sondergard residing at 108 Larsen Road.  The 
applicant began his testimony that they have lived in town for 18 years and finally able to afford a 
sunroom but found out that they are short for a side yard and contacted the owner of the property 
and received a letter back that they were not interested in selling at the present time. Mr. Brady 
asked which home and from the front of the house the property is on the left, which is vacant. The 
secretary received the information from the applicant. 
 
Mr. Glatt indicated to the applicant that he needs to tell a little about what they are proposing and 
the configuration of the house the addition, location of the addition, no available property, and they 
meet the criteria. 
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Mr. Sondergard explained it’s a sunroom made of basically glass, it will be 14 X 19 roughly. It will 
be about 7 feet off of the ground because of the topography. The deck will be off the back of the 
house and that is 16 X 20. The present deck will be taken down. Mr. Glatt asked if there were 
architectural plans prepared. He has plans he drew up. The survey shows the old deck. Mr. Glatt 
questioned that it says 27.3 feet off of the side yard and whose calculation is it. It is Mr. 
Sondergard’s calculation based off of the location survey. The attorney wanted to state for the 
Board’s edification if approved tonight there will need to be a condition that will either be a new 
plan submitted or an as-built survey afterwards. He is concerned with the measurement and in the 
future it could cause a problem. With an as-built survey, if there is a discrepancy the resolution 
would need to be conforming to that measurement and not to the Board’s decision. The Board is 
discussing the application among themselves. 
 
Mr. Brady explained that an engineering design is normally required for this type of an application 
so that the Board knows where it is. In the past there have been situations where the measurement 
was off and they had to come back and re-do or remove part of the structure. The Board can go 
ahead but without the information of where the setback is certified by an engineer, it would be 
difficult for the Board to make a decision. Mr. Sondergard asked if he would need a new survey and 
Mr. Brady indicated that he might or get the people who did the survey could give dimensions on his 
drawings. Mr. Kirkpatrick explained that the calculation could be made from the drawing provided 
going based off the width of the house. The mathematical calculation can be made based on the 
survey submitted. He could ask the surveyor to calculate it based on the survey he already has. Any 
mathematician who understands coordinate geometry can make the determination of what the 
current distance is less the width of the proposed addition will be the side yard. The Chairman 
explained the Board does not want the applicant to spend more money than he has to. It would be 
more costly to wait until later and have it moved. Mr. Glatt asked for the addition what the size of 
the addition would be and it will be 13feet 10 ½ inches  by 19 feet 8 ½ inches.  
 
Mr. Brady asked the applicant if he wanted to request a postponement to get the numbers for the 
Board. They cannot require it, would be his choice. If they move forward at this meeting there is a 
possibility that it will not be passed due to the lack of information of the set back. If the 
measurement is off by a centimeter at least a professional will have certified the measurement.  
 
Mr. Brady added that Mr. Glatt explained that if they continue a condition of approval will be added 
to have a surveyor, mathematician or engineer verify the measurement. Either way it will not be 
official until they have the calculation. It is his choice whether to go through with it now or postpone 
it.  
 
Mr. Sondergard said he would get the survey and asked to adjourn. Mr. Kirkpatrick told Mr. 
Sondergard that if his surveyor needs to speak to him, he can contact him. Mr. Sondergard decided 
to adjourn the application to the July 26, 2011. He will keep his position on the agenda. 
 

MOTION BY ADA ERIK to adjourn the application to the July 26, 2011 meeting. 

SECOND BY GIAN SEVERINI 
ALL IN FAVOR TO ADJOURN APPLICATION NO. ZB-04-11-04 

 
Mr. Kirkpatrick supplied the applicant with his phone number. The attorney asked that the 
paperwork be submitted 10 days before the meeting so Mr. Kirkpatrick will have ample time to 
review it. Mr. Brady announced that the application will be heard at the July 26, 2011 meeting and 
no further notice would be necessary. 
 

JAMES & TANYA BROZOWSKI     

BULK VAR. ZB04-11-06      
Block 2601; Lot 42 
221 Point Breeze Dr.; LR Zone 
 
The Board Attorney swore in the applicants Tanya and James Brozowski they reside at 221 Point 
Breeze Drive. Mrs. Brozowski explained that they want to put a front porch on the front of the 
house. The applicant showed a picture and the attorney marked into evidence as A-1 which depicts 
the house as it is presently. The applicant wants to put a porch on the house from where the existing 
porch is to the end of the house and have it covered.  
 
The dimensions existing are 4 feet 10 inches by 6 feet 10 inches it will be 5 feet 8 inches by 26 feet. 
Mr. Brady confirmed that there was no available property to purchase to reduce the variance. There 
will be no additional living space, open strictly a porch. The attorney asked if anyone in the 
neighborhood had a porch similar to this and the applicant said the people across the street. The 
applicant showed a picture from the Aims West Milford Real Estate section of the paper that shows 
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a similar house with the porch. This was marked into evidence as A-2. The attorney circled the 
picture that the applicant indicated was the one they wanted shown.  
 
Mr. Castronova told the Board that he had an opportunity to make a site inspection and could 
understand the reasoning. The existing porch is crumbling and they might want something covered 
for the weather and also for aesthetic purposes.  There is a home on either side and there does not 
seem to be any objections from the neighbors and they are only short by a few feet.  
 
Mr. Brady commented that exhibit A-2 looks like a twin to the picture A-1 and the aesthetics are 
absolutely there. Mr. Brady asked if there were any questions of the Board Members. There were 
none, Mr. Brady asked the applicants to take a seat to open the application to the public. Mr. Brady 
opened the meeting to the public.  

 
Motion by Ada Erik to close the public portion after seeing no one present for or against the 
application. 

Second by Gian Severini 

All in favor to close the public portion 

 
The planner had nothing to add to the testimony.  
 

Motion by Steven Castronova to approve the application for a front yard set back, required 40 feet, 
existing 33.43 feet and proposed 27 feet. There were no objections from the neighbors and it is 
similar to the surrounding area there is a safety standpoint for weather.   

Second by James Olivo 

 

Roll Call Vote: 
Yes: Ada Erik, Steven Castronova, James Olivo, Arthur McQuaid, Gian Severini, 

Vivienne Erk, Robert Brady 

No: none 

 
 
Mr. Brady explained that there will be a resolution memorialized hopefully at the next meeting. 
There is an appeal period that runs 45 days from the date of publication. If something is done within 
the 45 days, and someone decided to appeal it and the applicant lost, they would run the risk of 
having to take it down. After the 45 days the public is barred from interfering. 

 

 

 

 

 

FRANCESCA NELSON      

BULK VARIANCE ZB06-11-11      
Block 6803; Lot 1 
81 Warwick Tpke, CC Zone 
 
The Board Attorney swore in the applicants Francesca Nelson and Thomas Nelson, residing at 81 
Warwick Tpke, Hewitt, NJ. Mrs. Nelson explained where she lived and the challenging piece of 
property, they are trying their best to keep it nice. She has two daughters ages 6 and 12 and cars go 
through her property. She explained there was an accident recently where someone came flying 
down the mountain hit the rocks that protect her property from the road, hit her mailbox and a 
telephone pole and landed in front of the driveway. She brought photographs with her. The pictures 
are to show here property and the dangers. She wants a 6 foot fence because the street is higher than 
her property in certain areas. The attorney explained there were 22 photographs. The were marked 
as A-1  a-u. The attorney is marking them into evidence. They want the gates as soon as possible 
since there is a great safety hazard since the propone tank sits at the bottom of the rocks.  Some of 
the photographs are showing people just walking on their property. There are hikers often. The 
access in and out of her property is too easy.  
 
Mr. Severini asked if people drive in and out and the applicant said yes they ignore her signs and 
barrels with a strap.  
 
Kirk Bakker from engineering assisted the applicant with the measuring. It is 21 feet in from the 
street, 6 foot high by 16 feet long and it will have a retractable gate. The one on the other side will be 
18 feet in from the street and 6 foot high. They will be placed on White Road and Warwick Tpke. 
The applicant has been in contact with the original engineer that did the plan and he will come out 
to assist the fencing company to make sure it will be where it should be. The gates will be done 
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immediately, she is not sure if she can do it, it is very costly. The gates will be up as soon as possible. 
The fence maybe installed next year. The boulders held the driver from going into her yard and into 
the propane tank. There is a section with no boulders and she was going to mention it to the police 
about getting a guardrail. She would like any assistance the Board could help with to maintain 
the brush.  She is trying to make the sight distance better. It is a dangerous intersection. Mr. Brady 
suggested that she contact the propane company and see because of the danger involved maybe they 
would be willing to move the tank for safety purposes. The exact location of the fencing was pointed 
out to the Board.  
 
Mrs. Nelson was thinking of adding additional boulders to the corner but renting a bulldozer is very 
expensive. Mr. Castronova asked if both were considered front yard and they are.  Mr. Castronova 
asked if the applicant wanted to add additional fencing would the have to come back and they 
would. Mr. Glatt agreed that the fence could not go around the corner.  
 
Mr. Brady commented that verbiage would be needed and added to the resolution as far as the 
stages that the fence will be installed. It will go from the trees. Mr. Glatt marked Mrs. Nelson’s Plan 
as Exhibit A-2.  Mrs. Nelson explained that her biggest concern at this time was to install the 6 foot 
high gates in front of the driveway. The Attorney explained to the applicant and the Board that we 
are going to go off the record so the secretary can get a highlighter from the office so the applicant 
can mark the plan where the gates will be and the fencing and the fencing so there will be no 
question in the future. 
 
At 8:24 p.m. there was a motion and a second for a brief recess for the secretary to get a highlighter. 
All in favor 
 
At 8:30 p.m. we were back on the record.  
 
Mr. Glatt explained to the applicant that highlighters were obtained to delineate on the site plan 
where the proposed fence will be located as well as the gates. Mr. Glatt marked the site plan as A-2, 
the applicant marked a line from the property edge toward the middle which is in pink which is 
where the 6 foot fence will be and then the line in green will be the gate. Then there will be a 
distance and an additional fence section and then on the Warwick Tpke. side of the property where 
there is a green highlighter marked on site plan is where the gate will go. That is the only fence at 
this time that is proposed. If in the future they want to extend the fence they have the obligation to 
return to the Board to ask the Board for the change. The plan was passed out to the board members 
Mr. Kirkpatrick suggested another copy be made. A-2 same date copy.  
 
Mr. Brady asked for the applicant to take a seat. Mr. Brady opened the meeting to the public.  

 
Motion by Ada Erik to close the public portion after seeing no one present for or against the 
application. 

Second by Vivienne Erk 

All in favor to close the public portion 

 
Motion by Gian Severini to approve ZB06-11-11 Block 6803; Lot 1, 81 Warwick Tpke., CC Zone. 
Approval for a 6 foot fence where a 3 foot fence is allowed in a front yard. 

Second by Ada Erik  
 
Mr. Brady commented that the applicant is trying hard to conform to zoning as well as protecting 
their property and finds it annoying that you buy a nice piece of property and people drive over it 
arbitrarily and he hopes this is the solution to the problem. 
 

Roll Call Vote: 
Yes: Ada Erik, Steven Castronova, James Olivo, Arthur McQuaid, Gian Severini, 

Vivienne Erk, Robert Brady 

No: none 
 
Mr. Brady explained that there will be a resolution memorialized hopefully at the next meeting. 
There is an appeal period that runs 45 days from the date of publication. If something is done within 
the 45 days, and someone decided to appeal it and the applicant lost, they would run the risk of 
having to take it down. After the 45 days the public is barred from interfering. 
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DISCUSSION ITEM  

JOSEPH VENGEN 

RESOLUTION NO. 10-2011      

BULK VARIANCE ZB01-11-01    
Block 16802; Lot 8 
137 Doremus Road; R-4  

 
 
Discussion regarding removal of condition #2 on Resolution No 10-2011, which states: Receive 
approval from the Highlands Council or exemption from them of the requirements of the Highlands 
regulations.  
 
The wording in the memorialization for item #2 under the conditions states RECEIVE APPROVAL 
FROM THE HIGHLANDS COUNCIL OR EXEMPTION FROM THEM AS A REQUIREMENT OF 

HIGHLANDS REGULATIONS. The wording needs to be different or eliminated all together. It could 

state something like they need to conform to it. Mr. McQuaid asked if it could just be removed. All 
agreed it would be easiest. 

Motion by Arthur McQuaid to remove condition #2 of Resolution 10-2011 based upon the 
information that has been provided to the Board by the Board Planner, William H. Drew, P.P., 
AICP in a letter dated June 27, 2011. 

Second by Ada Erik 

 
Roll Call Vote: 

Yes: Ada Erik, Steven Castronova, James Olivo, Arthur McQuaid, Gian Severini, 
Vivienne Erk, Robert Brady 

No: none 

 

Motion by Ada Erik to approve Mr. Glatt’s invoices. 

Second by Vivienne Erk  
All in favor to accept the invoices. 
 

Motion by Ada Erik to approve the Regular Meeting Minutes of May 24, 2011        

Second by Steven Castronova 

All in favor to accept the minutes as written  
 

Motion by Ada Erik to adjourn the meeting of June 28, 2011. 

Second by Gian Severini 
All in favor to adjourn  
 

Meeting adjourned at 8:44 p.m. 

 

Adopted: July 26, 2011         
      Respectfully submitted by, 
 
       

________________________ 
      Denyse L. Todd, Secretary 
      Zoning Board of Adjustment 


