TOWNSHIP OF WEST MILFORD
PLANNING BOARD
Minutes
December 8, 2004
REGULAR MEETING
Chairman, Michael Tfank, called the meeting to order at 7:40 p.m. with the reading of the
legal notice.

ROLL CALL
Present:

Joseph Elcavage (Arrived late), Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen. Chairman: Michael Tfank. Board Attorney: Glenn Kienz,
Esq. was represented by Bryant Gonzalez, Esq. Planning Director: William
Drew, P.P. Consulting Engineer: Robert Kirkpatrick, P.E.

Absent:

James O’Bryant, Kurt Wagner. Alternate: Matthew DeFede, Clinton Smith.

PUBLIC PORTION
Elaine Duffy, Warwick Turnpike, Hewitt, NJ, representing of a group of citizens interested in
preserving the historically designated Tichenor House addressed the Board regarding the
status of the repairs that were to be made by Passaic County to maintain the structure.

SITE PLAN WAIVER APPLICATIONS
DIANE POLUKORD (DIANE’S SCHOOL OF DANCE)
Site Plan Waiver #0420-0200W
Block 14605; Lot 4.04
Lakeland Plaza; HC Zone
The applicant, Diane Polukord, and the property owner, Ron Keller, explained the location of
the proposed dance studio. William Drew, Planning Director, advised that the staff had no
concerns regarding this proposal.
MOTION MADE by Leslie Tallaksen, seconded by Douglas Ott, to approve the Site Plan
Waiver.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

ADDENDUM TO AGENDA
SITE PLAN WAIVER APPLICATIONS
Core States Engineering (Mobil Gas Station)
Site Plan Waiver 0420-0198W
1910 Union Valley Road
Block 6701; Lot 8 CC Zone
Replacement of the gasoline pump stations and dispensers
George Mastoridis, 79 Main Street, Flemington, NJ, Project Manager, appeared on behalf of
the applicant. He advised that the applicant was willing to install an alarm system as
requested by the Board. He indicated that when site plans were submitted for a building
permit they would include a tank system built with sensors that will trigger an audible alarm.
MOTION made by Joseph Elcavage, seconded by Michael Siesta, to approve the request for a
site plan waiver, conditioned on the installation of an alarm system.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None
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APPLICATIONS
HELEN & ROBERT BAKER
Minor Subdivision #0410-1970
Block 8802; Lot 52
41 Vreeland Road, R-2 Zone
Subdivide into two lots to create one new building lot.

COMPLETE:
DEADLINE:

11-24-04
01-08-05

Robert Baker advised the Board that his wife, Helen Baker, was ill and would not be able to
attend the hearing of the application. Thomas Baker, Esq. indicated that he was the son of
the applicants and was presenting this application on behalf of his parents.
Robert Baker testified that the applicants obtained ownership to the subject property during
the 1980s and wished to subdivide the subject property to create two lots in order to transfer
one of the lots to tenants presently living in the house. He indicated that the Municipal
Utilities Authority would allow the two lots to hook into existing sewer lines in the area.
In reviewing this application, the Board considered the report of its Board Planner, William
H. Drew, dated December 3, 2004. The Board Planner indicated that the proposal was for the
subdivision of the improved existing lot of record to create one (1) new building lot. Mr. Drew
further indicated that he reviewed plans for this application entitled "Minor Subdivision"
prepared by Douglas McKittrick, P.E. and Arthur J. Schappell, Jr., P.L.S., dated June 21,
2004 with a last revision date of November 29, 2004.
Mr. Drew noted that the Vreeland Road right-of-way establishes that the subject property is a
corner lot. He advised, however, that the cartways for the two (2) legs of Vreeland Road do
not connect near the subject property. He further indicated that the subject property exists
with a two-story dwelling and its amenities, with driveway access to southerly Vreeland Road,
which connects with Macopin Road and is 1.3 acres in size.
The Board Planner noted that the R-2 Residential District (with sewer and water) provides for
a minimum lot size of 20,000 square feet. The application submitted by the applicants was
for the creation of two (2) conforming lots in the Zone. Accordingly, Mr. Drew noted that
there were no variances requested by the applicant. He noted that the proposed lot sizes were
32,952.01 square feet for proposed Lot 52.01 and 21,148.16 square feet for proposed Lot
52.02.
With respect to access to be provided to the newly created lot, the Board Planner noted that
the applicants were proposing access via easterly Vreeland Road, which is part of the Olde
Milford Estates street system. Mr. Drew noted that the plans submitted by the applicants also
showed an existing garage/barn that was to be removed and that since the structure was an
accessory structure it needed to be removed prior to the perfection of the subdivision in order
to avoid the creation of a lot with an accessory structure but no principle structure and thus a
violation of the Zoning Ordinance.
The Board Planner further indicated that the plans submitted by the applicant showed an
existing well and septic on the property that were to be abandoned and that both lots were
proposed to be serviced by the Olde Milford Estates sewer and water systems.
Mr. Drew also reviewed the Environmental Impact Statement submitted by the applicants
and indicated that according to said statement there would be minimal effects on the
environment as a result of the development of the subject property. The Board Planner
noted, however, that there was possibly a 300-foot stream buffer affecting the subject
property and that in light of the Highlands Water Protection and Planning Act, the applicants
would have to address this question and all aspects of the Highlands Water Protection and
Planning Act.
With respect to Item 1 of the recommendations in the Board Planner's report, the applicant
indicated that the referenced 25-foot sanitation sewer and drainage easement shown on the
plans submitted was a proposed rather than existing easement. With respect to Item 2 of the
recommendations in the Board Planner's report, the applicants indicated that the applicants'
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engineer, Douglas McKittrick, would revise the plans to show the proper sewer line easement
limits extending to the side lot line of proposed Lot 52.02.
With regard to Item 3 of the recommendations in the Board Planner's report, the applicants
indicated that they would demolish the shed and remove same prior to perfection of the
subdivision. In this regard, after some discussion with the Board, the Board indicated to the
applicants that due to the nature and length of time that the accessory structure existed on
the subject property, it was appropriate to allow the applicants up to one (1) year to remove
the accessory structure so as to allow the applicants enough time to transfer the property and
have a development application submitted for the proposed new lot which would include the
accessory structure. In this regard, the consensus of the Board was that if the applicants or
future owner of the newly created lot were to submit an application for development it would
make no sense to require the existing accessory structure to be demolished in order to have
another one put in its place.
With respect to Item 4 of the recommendations in the Board Planner's report, the applicants
indicated that it would correct the note on Sheet 2 of the plans submitted. With respect to
Item 5 of the recommendations of the Board Planner, the applicants advised that the intent of
the application for purposes of the Highlands Water Protection and Planning Act was for the
creation of one (1) new lot which the applicants intended to sell to tenants presently residing
at 41 Vreeland Road, who wished to buy the subdivided lot from the applicants. With respect
to Item 6 of the recommendations in the Board Planner's report, the applicant indicated that
it would submit a digital copy of the approved plan.
With regard to removal of the shed within one (1) year, the applicants agreed that they would
accept as a condition of approval that there would be no accessory use of the shed. The Board
Planner further indicated that the shed as an accessory structure would not violate the
setback requirements for an accessory use in the Zone.
The applicants further agreed that a restriction would be placed in the deed specifying that
the new lot to be created required a Highlands determination from the New Jersey
Department of Environmental Protection.
The applicants further agreed that they would convey their interest in the undeveloped
portion between southerly Vreeland Road and easterly Vreeland Road to the Township for
right-of-way purposes. The Board Engineer indicated that a note on the plans submitted by
the applicants' surveyor would be sufficient to address this issue.
In reviewing this application the Board also considered the report of the Board's Engineer,
Robert C. Kirkpatrick, P.E., dated November 30, 2004.
The Board then opened the meeting to the public for comment on the application. With no
members of the public present expressing an interest in this application, the Board promptly
closed the public comment portion of the hearing.
MOTION made by Joseph Elcavage, seconded by Michael Siesta, to approve the application
with the conditions outlined by the Board Planner.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

JACK LEVKOVITZ (VILLAGE ON RIDGE-SECTION II)
Amended Final Subdivision #0410-1744C
Block 5201; Lots 16, 19, 20
5303
1
Ridge Road; R-3 Zone

COMPLETE:
DEADLINE:

11-22-04
01-06-05

As the applicant failed to appear, the Board dismissed the application without prejudice,
subject to the applicant submitting a request for re-instatement and his granting the Board an
extension of time.
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MOTION made by Michael Siesta, seconded by Douglas Ott, to dismiss the application
without prejudice subject to the applicant submitting a request for re-instatement and his
granting the Board an extension of time prior to the January 26, 2005 meeting.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

AT&T WIRELESS SERVICES, INC. (APSHAWA)
COMPLETE: 10-25-04
Preliminary & Final Site Plan #0320-0162AB
DEADLINE: 12-09-04
Block 12501; Lot 26
666 Macopin Road; R-3 Zone
Request for preliminary and final site plan approval to permit the colocation of antennas on
an existing telecommunications tower.
The applicant was represented by Renu Shevade, Esq., who explained that the application
before the Board is a request for preliminary and final site plan approval to construct a
wireless telecommunications facility to collocate on the Apshawa Fire Company property
located along the easterly side of Macopin Road, a County road, in a R-3 Residential District.
Ms. Shevade indicated that the proposal was to add 12 antennas at the height of 68 feet on an
existing 90-foot high camouflaged tower for an unmanned, wireless telecommunications
facility. He further indicated that the new equipment cabinets would be located within the
existing compound on the subject property. Ms. Shevade also indicated that plans were
submitted for the Board's review prepared by Pete McTygue, P.E., dated August 26, 2004
with a site plan of existing conditions prepared by Richard W. Carlson, Jr., L.S., dated June
28, 2004 all of which consist of seven (7) sheets. He indicated that no variances were
associated with this application and that the use proposed was a permitted use in the Zone.
Testifying on behalf of the applicant was Ramon Zamora, who indicated to the Board that he
was a licensed engineer in the State of New Jersey working with Metricom Systems for AT&T
Wireless. Mr. Zamora indicated that he had five (5) years of experience in the wireless
telecommunications industry and had a degree in engineering. Zamora then testified with
respect to Exhibit A-1, which was a coverage map of the subject property, and the immediate
surrounding area, which he indicated showed the existing coverage experienced by AT&T in
the immediate area of the subject property. Mr. Zamora indicated that the green shaded
areas on the coverage map indicated existing coverage experienced by AT&T around the
subject property. He indicated that areas shaded in white showed where AT&T was
experiencing a gap in service. He then indicated that there were gaps in service along
Macopin Road near the subject property as well as along Weaver Road. Referring to the first
overlay to Exhibit A-1, Zamora noted that the proposed coverage to be provided by the
proposed antennas were shown on the overlay in the light green color. Based on overlay 1,
Mr. Zamora indicated that the applicant was looking to provide seamless coverage over
Macopin Road and Weaver Road within West Milford.
Mr. Zamora indicated that for AT&T to have reliable coverage it required negative 95 dBm at
street level. He indicated that dBms measured the strength of a signal from a wireless phone
to a wireless telecommunications facility and that the negative 95 dBm would allow a person
to have a continuous telephone call without a call drop. Mr. Zamora further indicated that
AT&T was seeking a negative 95 DBM to provide seamless coverage as was required by its
Federal Communications Commission license.
The Board next heard testimony from Pete McTygue, who provided engineering testimony
with respect to the site plans submitted to the Board. Mr. McTygue indicated that the
applicant was proposing to collocate upon the existing 93-foot high camouflaged tower on the
subject property. In this regard, McTygue noted that AT&T's proposal was to add 12 antennas
at the 68-foot high level in order to establish an unmanned wireless telecommunications
facility. New equipment cabinets were proposed to be located within the existing compound
on the subject property. He indicated that no variances were associated with this application.
He indicated that the method of camouflage used for the monopole tower was a tree pole.
and that AT&T was proposing to add antennas which would be camouflaged by the branches
on the existing tree pole, and that no branches would have to be removed to affix these
antennas.
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Mr. Zamora then testified that two (2) other wireless communications carriers were already
located on the tree pole. In this regard, he noted that Sprint Spectrum, L.P. was located at the
90-foot height level and Verizon Wireless had 12 antennas on the existing monopole at the
78-foot height level.
Referring to Sheet C02, Mr. McTygue indicated that AT&T was proposing landscaping in the
form of bushes to be placed on the subject property. He further indicated that the utility lines
used to power the antennas would be inside the monopole and would not be seen from the
outside. Referring to Sheet C02, he demonstrated to the Board how AT&T was proposing to
collocate on the existing monopole.
In reviewing this application the Board reviewed the report of its Board Planner, William H.
Drew, P.P., dated December 3, 2004. With respect to Item 1 of the initial recommendations
contained in the Board Planner's report, Mr. McTygue indicated that the applicant would
agree to revise the plans so as to reflect the appropriate limit of disturbance lines to
incorporate the disturbance associated with the installation of the underground conduits.
With respect to Item 2 of the initial recommendations contained in the Board Planner's
report, the applicant provided testimony as to how the proposed antennas to be added by
AT&T would appear on the existing monopole. With respect to Item 3 of the initial
recommendations contained in the Board Planner's Report, Mr. McTygue indicated that no
branches were being permanently removed for the placement of antennas and that branches
were to be used to continue to camouflage the proposed antennas. With respect to Item 4 of
the initial recommendations contained in the Board Planner's report, the applicant agreed it
would provide a digital file of the approved plan as a condition of approval.
In reviewing this application the Board also considered the report of its Board Engineer,
Robert Kirkpatrick, dated November 14, 2004. In this regard, Mr. McTygue indicated that
with respect to the Board Engineer's concerns as to maintenance of the physical structure of
the monopole, the applicant would agree to provide the maintenance plan undertaken by
Sprint and/or the owner of the subject property as a condition of approval. He further
indicated that the applicant would agree to restore to its original condition any roads to be
disturbed as a part of its construction of the wireless communications facility. He then
indicated that no reinforcement of the monopole was necessary in order to accommodate the
additional set of antennas proposed by AT&T. He further indicated that AT&T would submit
information to the Board Engineer for his review with respect to the specifications for the
batteries used along with the wireless telecommunications equipment.
The Board then opened the meeting to the public for comment with respect to the testimony
presented by AT&T's experts. In this regard the Board first heard from Jennifer Fleming, 640
Macopin Road, who indicated that she was the owner of property adjacent to the subject
property and was concerned with regard to the increase in electromagnetic fields as a result of
an additional set of antennas to the monopole on the subject property.
Mr. Zamora then testified that the radio emissions from the proposed antennas as well as the
existing antennas on the monopole would combine to emit a maximum of 64 percent (64%) of
the FCC limits and that this indicated the radio emissions would be harmless to Ms. Fleming.
He referred to the radio emissions report submitted to the Board with the application for the
subject property. Mr. Zamora also provided Ms. Fleming with a copy of said report for her
review.
With no further questions from the public, the Board closed the comment portion of the
hearing.
MOTION made by Joseph Elcavage, seconded by Michael Siesta, to approve the application
subject to the conditions recommended by the Planning Director and Board Engineer.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

AT&T WIRELESS SERVICES, INC. (LAKELAND)
Preliminary & Final Site Plan #0420-0163
Block 14605; Lot 2

COMPLETE:
DEADLINE:

10-25-04
12-09-04
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2727 Route 23; HC Zone
Request for preliminary and final site plan approval to permit the colocation of antennas on
an existing telecommunications tower.
The applicant was represented by Renu Shevade, Esq., who explained that the application
before the Board is a request for preliminary and final site plan approval to construct a
wireless telecommunications facility to collocate on the existing telecommunications tower on
the subject property. With respect to the expert testimony that was going to be provided by
the applicant, Ms. Shevade indicated that she would first have Ramon Zamora providing
testimony with respect to radio frequency engineering and Pete McTygue, P.E. providing
testimony with respect to the site plan engineering. Ms. Shevade also indicated that Marco
Silvestri, the owner of the subject property, was available should the Board have any
questions.
Mr. Zamora then testified to the Board that he was a licensed engineer in the State of New
Jersey working with Metricom Systems for AT&T Wireless. He indicated that he had five (5)
years of experience in the wireless telecommunications engineering industry and had a degree
in engineering. He then testified with respect to Exhibit A-1, a topographical map of West
Milford surrounding the subject property, which indicated existing coverage in the area
immediately around the subject property with one (1) overlay thereto. Mr. Zamora testified
that the coverage map indicated the existing coverage AT&T experienced in West Milford
around the subject property. Where the coverage map showed white colors he noted was
where AT&T experienced gaps in service and green colors indicated where AT&T had existing
service. The first overlay to the coverage map showed the proposed coverage from the subject
property with the proposed antennas at a height of 130 feet. The coverage in this overlay was
depicted by the color of light green.
Mr. Zamora then testified that based on the coverage map it was apparent that AT&T was
experiencing a gap in service for approximately 1 mile along Route 23 and along portions of
residential areas in both West Milford Township and the Township of Rockaway. He
indicated that for AT&T to have reliable coverage it required negative 95 dBm at street level.
Mr. Zamora indicated that dBm measured the strength of a signal from a wireless phone to a
wireless telecommunications facility and that the negative 95 dBm would allow a person to
have a continuous telephone call without a call drop. He further indicated that AT&T was
seeking a negative 95 dBm to provide seamless coverage as is required by its Federal
Communications Commission license. He also indicated that the subject property was
sufficient to satisfy the applicant's goal of seamless coverage for the area.
Mr. McTygue then testified as to the site plans he prepared dated August 27, 2004 as well as
the location survey plan prepared by J.R. Lemuel Morrison, L.S. dated October 11, 2004. He
testified that the intent of the application was to install 12 antennas at the 130-foot level on
the existing 160-foot high monopole on the subject property along with equipment boxes to
be located at the base of the tower for an unmanned wireless telecommunications facility. He
indicated that the proposed size of the compound area was approximately 16 feet by 16 feet
and the proposed square footage of the equipment cabinets were 2 feet 6 inches by 4 feet 4
inches and that there were four (4) cabinets in total to be installed.
Referring to Sheet C01 Mr. McTygue indicated that there was no room in the existing
equipment compound area on the subject property for the equipment proposed to be installed
by AT&T such that AT&T was proposing to locate their equipment to the west of the
compound area thereby expanding same. He indicated that the cabinets proposed to be
installed would be located on top of a frame and that coaxial cables would run out of the
frame and through an ice bridge and connect the cabinets up into the existing monopole on
the subject property. Referring to Sheet C02 of the plans submitted to the Board, he
indicated that the applicant was proposing 12 antennas at a height of 130 feet on the existing
160-foot monopole. He indicated that the proposal was essentially for the collocation of
antennas to an existing site.
In reviewing this application the Board considered the report of its Board Planner, William H.
Drew dated December 3, 2004. In this regard, Mr. McTygue indicated that with regard to the
recommendations in the Board Planners report, the applicant had no issue with revising the
tower elevation on Sheet 6 of the plans submitted to indicate that the set of antennas for
Verizon are future and not presently existing. With respect to Items 2 and 3 of the Board
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Planner's report, he indicated that the applicant was seeking to relocate the dumpster on the
subject property so as not to create a variance situation and referring to Sheet S01 of the plans
submitted, noted that the applicant would be relocating the dumpster back behind the
shopping center structure and that this was not an issue with Mr. Silvestri. He further
indicated that relocating the dumpster to this area would create no problem with emergency
or fire access to the property.
Mr. Silvestri then indicated to the Board that he would have no problem with the applicant
providing for a fence gate to screen the dumpster, which is to be relocated so as to screen the
dumpster from view by customers using the drive-up window to the Lakeland Bank facility on
the subject property.
With respect to Item 4 of the Board Planner's report, Mr. McTygue indicated that the
intention of the applicant was to not exceed or extend beyond the existing equipment on the
subject property. With respect to Item 5 of the Board Planner's report, he indicated that the
proposed GPS antenna would be the same height as the top of the cabinets as shown on Sheet
C02 of the plans submitted and the appropriate height would be provided in revised plans to
be submitted to the Board Engineer for his review. With respect to Item 6 of the Board
Planner's report, the applicant indicated that it would provide a digital file of the approved
plan as a condition of approval.
In reviewing this application the Board also considered the report of its Board Engineer,
Robert Kirkpatrick, P.E., dated November 14, 2004. With regard to the Board Engineer's
concern about the reinforcement of the monopole structure, Mr. McTygue indicated that
Semaan Engineering Solutions would be designing the reinforcements to be attached
externally to the monopole structure to address the fact that the monopole would be
overstressed by an additional set of antennas without such reinforcement. In this regard, he
referred to the September 16, 2003 structural analysis prepared by Semaan Engineering
Solutions, which indicated that the monopole would be overstressed and needed
reinforcement in order to accommodate the antennas to be added by AT&T. Mr. McTygue
indicated, however, that according to the Semaan Engineering Solutions report the
foundation for the monopole is adequate. He indicated that the applicant would agree to
submitting an inspection report signed, sealed and certified by a licensed professional
engineer that would indicate that the reinforced structure to be created by this application
meets applicable codes for construction.
With respect to the Board Engineer's concerns with regard to parking, Mr. McTygue indicated
that no parking spaces would be lost by the proposed relocation of the dumpster on the
subject property. In this regard, he noted that the applicant would be restriping the parking
area adjacent to the proposed compound area in order to ensure seven (7) parking spaces.
The applicant and Mr. McTygue further indicated that the applicant would agree to slide a
certain proposed bollard over slightly so as to avoid any potential damage by a motor vehicle
backing into said bollard utilizing the parking space immediately next to the compound area.
The Board then opened this meeting to the public, but with no members of the public present
expressing an interest in this application, the Board closed the public comment portion of the
hearing.
MOTION made by Joseph Elcavage, seconded by Douglas Ott, to approve the application
subject to the conditions recommended by the Planning Director and Board Engineer.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

MICHAEL & CHRISTINE VANDER PLOEG
Minor Subdivision #0310-1955
Bulk Variance #0330-0628
Block 16006; Lot 1
Grove Street; R-4 Zone
Request for extension of time in which to file deeds.
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The applicants, Michael and Christine Vander Ploeg, appeared before the Board to explain
pursuant to N.J.S.A. 40:55D-47 as to why an extension was needed in order to file the Minor
Subdivision Deeds for the subject property. The applicants indicated that they have
experienced delays in the preparation of the deeds and that they experienced delays in
providing all the necessary information to the Planning Department to indicate adequate
water supply for the subject property. The applicants indicated that they do have adequate
water supply and that this was confirmed by a water test conducted earlier in the day, which
showed that 60 gallons per minute were available at 300 feet on the subject property. The
applicants indicated that this was the last requirement that needed to be satisfied pursuant to
the Resolution of the Board granting approval to the applicants. In view of the foregoing, the
applicants indicated that if the Board granted them an extension, the deeds perfecting the
minor subdivision would be filed fairly quickly and possibly within the next few days. The
applicants indicated that minor subdivision approval was granted to them by Resolution
decided on November 12, 2003 and memorialized on December 10, 2003.
The applicants indicated that they intended to file Minor Subdivision deeds shortly and asked
that the Board grant a reasonable and appropriate extension of time to allow the applicants to
file the Minor Subdivision deeds for the minor subdivision approval previously granted in this
matter.
There were no members of the public present expressing an interest in this application.
MOTION made by Joseph Elcavage, seconded by Michael Siesta, to grant the applicants a sixmonth time extension in which to file the deeds.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

MICHAEL & ROBERT VANDER PLOEG
Amended Preliminary Site Plan #9720-0042A
Bulk Variance #0230-0560
Block 16006; Lot 1
16007
4
16008
3
140 Oak Ridge Road; CC/R-4 Zones
Request for time extension.
The applicant, Michael Vander Ploeg, appeared before the Board to explain pursuant to
N.J.S.A. 40:55D-49 as to why an extension of the preliminary site plan approval was needed
in this matter. In this regard, the applicant indicated that of the four (4) buildings to be
constructed pursuant to the approvals obtained from the Board, two (2) had been completed
but two (2) still remained. Mr. Vander Ploeg indicated that site work had commenced on the
subject property and improvements had been installed, however, additional time was needed
to complete all construction. He indicated that they have experienced significant delays in
the construction of the buildings and as such requested a reasonable and appropriate
extension of the amended preliminary and final site plan approval granted by the Board by
Resolution decided on January 22, 2003 and memorialized on February 22, 2003.
Whereas, the Board Planner indicated that pursuant to N.J.S.A. 40:55D-49 an extension for
one (1) year could be granted to the applicants as it appears that the applicants were diligently
pursuing the construction of the improvements to be installed on the subject property.
There were no members of the public present expressing an interest in this application.
MOTION made by Joseph Elcavage, seconded by Michael Siesta, to grant the applicants a oneyear time extension.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None
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MEMORIALIZATIONS
MICHAEL & JOANNA REILLY
(FORMERLY THOMAS & CHRISTINE SCHNEIDER)
Resolution No. 2004 - 30
Minor Subdivision #0410-1962
Variance #0430-0676
Block 2303; Lots 8 and 10
23 & 29 Gladstone Road; LR Zone
APPROVED: Lot line adjustment to eliminate a driveway encroachment.
MOTION made by Joseph Elcavage, seconded by Leslie Tallaksen, to memorialize the
resolution.
On roll call vote:

Yes - Joseph Elcavage, Douglas Ott, Michael Siesta, Leslie Tallaksen,
Michael Tfank
No - None

ORDINANCES FOR INTRODUCTION – Office Transition Ordinance will be prepared for
January meeting.

ORDINANCES REFERRED FROM COUNCIL - None
MISCELLANEOUS
Awosting Inn:
Recommendation from Historic Preservation
designation of property known as Block 4106; Lot 1, 99 Long Pond Road.

Commission

for

Walter Hunziker, Jr., Esq. representing the Awosting Association requested that the Board
not recommend the historic designation of the Awosting Inn. In respect to this he called Dale
Van Nimwegen, President of the Awosting Association, who testified as to the need of the
community to have a viable gathering place. She noted that the current inn is no longer
useful without considerable renovations. There is not enough parking and the building does
not meet the needs of the community. She opined that the only use of the building is as a
single-family dwelling, which the historic designation would detract from the value and the
salability of the property. Ms. Van Nimwegen noted that there is overwhelming opposition to
the designation. She further noted that Awosting is a private community with private roads
and private access to the building. Furthermore, little remains of the original building. The
community voted overwhelming to build a new inn and the sale of the existing inn is
necessary to finance that construction. Considering these issues and the fact that the
designation would inflict undue hardship on the Awosting community she urged the Board to
vote against the recommendation of the Awosting properties. She stated that it was the intent
of the Association to sell the property as is and allow the new owner to decide what to do with
the building. It was not the intent of the Association to subdivide the property.
Herman Siemer, Jr. then read a letter from Carl Richko, a former member of the Township.
He also stated as a 60-year resident of the community he was opposed the designation, as it
would have a negative impact.
Next a statement was read by Bruce Horton, Vice President of the Association, concerning the
costs involved in maintaining the existing clubhouse. He also expressed concerns regarding
the safety of the present building and requested the Board vote no.
In closing Mr. Hunziker asked anyone present who was in favor of the designation to come
forward. When no one responded he noted that it was an irony that a private community
would be disturbed and forced to live with an unusable building because of this designation,
which would be a detriment to the community.
William Drew, Planning Director, advised the Board that it had adopted an Historic
Preservation Plan as an element of their Master Plan. A licensed professional approved by
the State Historic Preservation Office prepared this plan. The Master Plan recommended that
the Awosting community had historic significance and should be designated as an historic
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district. The inn was mentioned as part of the narrative in explaining the historic significance
of Awosting to the Township. It was his recommendation that the Board follow its Master
Plan. He did not hear any testimony that refuted the historic findings of the Master Plan. Mr.
Drew noted that the ordinance was not overly restrictive to the point that designated
structures could not be repaired or additions. In fact, there is a provision where a demolition
could be approved. Furthermore, any work that is done in terms of repairs or additions to a
community building would require a site plan. And, this plan would be forwarded to the
Historic Preservation Commission as part of their review of a site plan. The Commission is
only a recommending body; the Board has the ability to disregard any recommendation. The
advantage of a designation from a planning perspective is that Awosting has certain
identifiable characteristics, which would provide the Township with the opportunity to
consider architectural features as part of any improvements or new construction that
otherwise would be beyond the purview of the Board. He further noted that the Historic
Preservation Ordinance only deals with the outside of the structure and only that side that is
visible from street view. The Ordinance is not overbearing and was not intended to be overly
restrictive to the property owner.
Mr. Hunziker stated that although the building is old there is no significance to it. The
building is located on a finger of land that is visible from all sides.
The meeting was opened to the public and the following people spoke in opposition to the
designation: Brian Mulcahy, Tom Hennigan, Greg Kissel, Jamie Dykes, Nona Bruno, Kathy
Rice.
Ms. Van Nimwegen noted that Awosting is a community that has evolved over the years, with
a mixed blend of architectural styles, and making it historic will do nothing to improve
property values or the value of the community to West Milford. She stated that did not need
help in that regard, what they needed was help to build a community center so they can
survive because without that they would lose members.
During discussion the Board recognized that the building is in poor condition and inadequate
to meet the community needs.
MOTION made by Joseph Elcavage, seconded by Edward Orthouse, to reject the
recommendation of the Historic Preservation Commission with regard to the Awosting Inn.
On roll call vote:

Yes - Joseph Elcavage, Edward Orthouse, Douglas Ott, Michael Siesta,
Leslie Tallaksen, Michael Tfank
No - None

Tichenor House: Historically designated building – Recommendation to Passaic County.
Elaine Duffy, of the Friends of the Tichenor House, addressed the Board regarding the
continuing deterioration of the Tichenor House.
William Drew, Planning Director, advised that he had spoken to the Board Attorney regarding
the frustration of the Board in getting the County to make the necessary repairs to maintain
the historic structure.
Mr. Kienz advised that the Board should make formal
recommendation and action by resolution. Mr. Drew noted that no response had been
received from the State Historic Preservation Office. He explained the various letters and
telephone calls that had been made in attempting to resolve the matter. The Board suggested
various methods that could be employed to get action.
After discussion, the Planning Board requested that a resolution be prepared and sent to the
County requesting that they take immediate action to undertake the necessary provisions to
safeguard this significant historic structure and allocate the resources necessary to protect
and restore it to its original splendor. The Board also requested that the Township Council
also adopt a resolution in support of their effort. All were in favor.

PLANNING DIRECTOR’S REPORT – None.
PLANNING BOARD ATTORNEY’S REPORT
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Bryant Gonzalez, Esq. advised that no judgment has been forthcoming on the Apple Valley
Estates matter. He also provided an accounting of the fees incurred regarding litigation with
Martin O’Shea, which had been requested by the Board.

MINUTES
MOTION made by Joseph Elcavage, seconded by Douglas Ott, to approve the minutes of the
October 27, 2004 and November 8, 2004 regular meetings. On voice vote all were in favor.

COMMUNICATIONS
The following communications were all received and filed:
County Planning Board reports to the Planning Board regarding the following application:
Mark and Cindy Lindsay, Minor Subdivision, Block 7701; Lot 2, 1087 Union Valley
Road. Plan approved.
Battinelli Farm and Garden Center, Site Plan, Block 3907; Lots 1.01 and 1.02, 1611
Greenwood Lake Turnpike.
Approval withheld pending receipt of additional
information.
Letter dated October 25, 2004 from the DEP authorizing the request of Barbara Cox for a
Statewide General Permit No. 25 and Waiver of Transition Area for Access for the
replacement of a malfunctioning sewage disposal system for property known as Block 11501;
Lot 8.
Pre-Cancellation notice for a pending application within the Highlands Preservation Area
dated September 13, 2004 from the DEP regarding the request of John P. Clarke for property
known as Block 10301; Lots 5, 6, 13.01 and 13.02.

ADJOURNMENT
Meeting adjourned by unanimous consent at 11:05 p.m.
Respectfully submitted,

Grace R. Davis
Secretary
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