
 

 
TOWNSHIP OF WEST MILFORD  

PLANNING BOARD 

MINUTES        

June 22, 2017 

Regular Meeting 
 

In the absence of the Planning Board Chairman and Vice Chairman, the Board Secretary, 
Tonya Cubby, opened the June 22, 2017 Meeting of the West Milford Planning Board at 7:31 
p.m. with a reading of the Legal Notice, followed by the Pledge of Allegiance.   
 
ROLL CALL 

Present: Steven Castronova, Linda Connolly, Warren Gross, Douglas Ott, Michael Siesta, 
Geoffrey Syme, Glenn Wenzel. 

Absent: Mayor Bettina Bieri, Chairman Christopher Garcia, Andrew Gargano, 
Councilman Lou Signorino, Board Attorney Thomas Germinario, Board Planner 
Chuck McGroarty, Board Engineer Paul Ferriero.  

The Planning Board voted unanimously to appoint Geoffrey Syme as Acting Chairman for this 
regular meeting.  Acting Chairman Syme requested Alternate #1 Steven Castronova and 
Alternate #2 Michael Siesta to sit in for two of the absent Board members.  He advised that a 
quorum was present to hold this regular meeting.  The Board professionals were excused 
from attending this regular meeting.   
 
PUBLIC PORTION 

Acting Chairman Syme opened the meeting for public comment and the following addressed 
the Board: 

Richard Randazzo, 278 Wooley Road, addressed the Board with a reference to the front page 
of a recent publication of the Record which reported on the New Jersey drinking water 
supplies and the limited water supplies that are available to meet the demand.  Mr. Randazzo 
requested that the Board try to insure that the water supply in West Milford is protected, 
further commenting that wells are drying up in the Township. 
 

Doris Aaronson, 19 Bearfort Road, addressed the Board, relating that a number of years ago 
she compiled well data on the limited water supplies off of Wooley Road while the water 
supply ordinance was being developed by Matt Mulhall.  She requested that the Board 
consider very carefully when updating the well ordinance to insure adequate water for Greene 
Valley Estates.  Board member Warren Gross inquired of Ms. Aaronson the depth of some of 
the wells tested that she was referring to, and Ms. Aaronson replied that some were as deep as 
800 feet.   
 

Gary Steele, 27 N. Glenwood Rd., addressed the Board, stating that he had met Doris 
Aaronson during the water testing that was being conducted a number of years ago.  He noted 
that if the science of the wells is applied, the regeneration rates change from well to well, and 
if all of the wells are pulled from, the regeneration rate will be reduced.  He further 
commented that the Wooley Road site is over a cracked rock aquifer and there may be water 
at 1000-2000 feet, but that is not practical.  He requested that the Board do their due 
diligence with regard to the water supply ordinance amendments.    
   
With no one further wishing to address the Board, the public portion of the meeting was 
closed on a motion by Steven Castronova with a second by Michael Siesta. 
 
APPLICATIONS – None. 
  
MEMORIALIZATIONS – None. 
   
NEW OR ONGOING BUSINESS 

West Milford Historic Preservation Commission Design Guidelines  

Acting Chairman Syme recalled that this matter was discussed at a prior meeting and 
suggested that the Board review a copy of the revised Historic Preservation ordinance, when 
it becomes available, prior to commenting further on this matter.   
 
ORDINANCES FOR INTRODUCTION 

Draft Aquifer Ordinance Amendments for Review and Discussion 
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Ordinance of the Township of West Milford Amending and  Supplementing 
Chapter   470, Subdivision of Land and Site Plan Review” Section 470-15.1, 
“Water Supply  and Water Quality Requirements,” Part B, Definitions,” Part D 
“Aquifer Test and Hydrogeologic Evaluation,” and Part E, “Water Quality 
Evaluation” 
 

Acting Chairman Syme advised that there were quite a number of comments and discussion 
by the Board members at the last regular meeting on May 4, 2017 and the most recent 
revisions were in response to that.  Board member Steven Castronova remarked that the 
Board should have further time to study the revised ordinance amendments and felt that the 
majority of the members should be present to provide comments.  He suggested that the 
Board table this matter to the next regular meeting, especially if other members of the Board 
present at this meeting had questions.  Board member Michael Siesta noted that one of the 
comments at the last meeting was to clarify the ordinance and make it more user friendly and 
add definitions, and if the matter is tabled, the Board would essentially “kick the can” on this.  
Warren Gross commented that several “holes” were discovered in the revised ordinance and 
certain items still needed clarification.  He raised a question about average daily use during 
the last discussion, and a statement was made that this could be configured and would be in 
the new revised ordinance, but he could not locate it in the new revisions.  He asked what the 
average daily use was, whether it was 375 gals a day per person, or is it 275 or 150?  Acting 
Chairman Syme commented that the usage per household depended on whether a car was 
being washed, laundry was being done, how many children and bathrooms there were, and 
Mr. Gross questioned how a determination is made with regard to use if there is no starting 
point.  Board member Linda Connolly stated that she understood this was defined by “This 
demand must be supported with information on anticipated population, expected unit 
density, size of units including number of bedrooms…”  Mr. Gross stated that there are 
numbers in the municipal land use law and wondered why the numbers are not in this 
ordinance.  Mr. Castronova remarked that for a home it was 200 gallons a day plus 150 
gallons for each additional bedroom.  Mr. Siesta suggested that the numbers should be 
referenced so an applicant knows where they have to go.  Ms. Connolly wondered if this was 
referenced in the main part of the ordinance, not the amendments.  Board member Glenn 
Wenzel observed that the problems that they ran into mainly dealt with drawdown and 
recovery, which was the main aspect of the amendments, and the Board encountered issues 
with the interpretation of those terms during the recent Braemar application.  He felt that this 
was clearer, but the terminology was more applicable to a hydrologist than the general public.  
The Board members reviewed the existing aquifer ordinance.  Acting Chairman Syme referred 
to the ordinance, subparagraph 4, the requirements for the submission of a hydrogeological 
report… then referred to #5, “…A detailed evaluation of the water supply demand for an 
average and peak day.  This demand should be supported with information on anticipated 
population, expected unit density, size of units, lawn….and anticipated water uses.”  He felt 
that Mr. Gross was correct in his observation regarding the ordinance with respect to the 
ambiguity, since it seems that the ordinance leaves it up to the applicant.  Mr. Siesta observed 
that if there is a certain amount of gallons per persons or bedrooms, it should be listed 
somewhere.  Mr. Wenzel noted that the applicant submits the information to the Board and 
the hydrogeologist determines if there is sufficient water to support the new demand.  Mr. 
Gross wanted to know what the basis was and felt that the hydrogeologist had to refer back to 
the MLUL for the basis, which was how one of the “holes” was discovered in the original 
ordinance.  He further commented that it should be easy to tighten up the ordinance by 
stating “per person gallons per day.”  Ms. Connolly inquired of Mr. Gross what information he 
was seeking in the ordinance, and Mr. Siesta interjected with a scenario about a person 
building a 4 bedroom house on a 3 acre lot, with 1.5 acre of lawn, noting that the lawn 
watering will take so much water, and questioned why the ordinance does not specify the 
gallons per bedroom that will be required.  Ms. Connolly felt that the ordinance was clear in 
that it bases usage by the number of bedrooms, and the NJDEP sets the rates required for the 
number of bedrooms, not the Board’s hydrogeologist.  She noted that this was referenced in 
the Board’s minutes and during the discussions.  The hydrogeologist determines how many 
gallons is going to be pumped from that test well based on the size of the bedrooms and 
whether outside water will be used, etc., but the rest of the information comes from the 
NJDEP and Mr. Germinaro had stated this.  Mr. Gross didn’t feel that the last minutes 
referenced this, and Ms. Connolly referred him to the section in the minutes.  He inquired 
what the State requirements are for the number of bedrooms, and Ms. Connolly believed that 
those numbers are determined by census figures which included the number of households, 
population, etc.  The Board Secretary referred to the minutes and noted that she took the 
statement from the recording.  Mr. Gross inquired whether Mr. Mulhall can set the ordinance 
requirements, and Ms. Connolly said that he could, basing the calculations on the State 
requirements.   
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Acting Chairman Syme requested clarification on what concerned Mr. Gross, and Mr. Gross 
stated that someone should not be able to play around with the number that the State says 
that a person uses per day, and if the State says that it is 275, the wells have to provide 275 
gallons per person per day, plus lawn and any other anticipated usage.  Mr. Siesta wanted to 
know where in the ordinance that it stated how many gallons of water per bedroom were 
required, and Ms. Connolly noted that this is included in the NJDEP requirements.  Mr. 
Gross remarked that if it is not stipulated in the ordinance and when the math is completed, 
our ordinance may reflect a certain amount of gallonage a day, which may be contrary to the 
DEP regulations, with the State superseding the Township.  Mr. Gross noted that if the 
formula that is being used in the ordinance does not equal what the States requires for 
gallonage per person per day, there may be a disparity.  Mr. Gross felt that there was a 
disparity in the requirements and suggested that it would be a flawed test if a determination 
cannot be made about the predicted usage.  Ms. Connolly stated that she put her trust in the 
Board’s professionals, and if the Board’s Attorney and Consulting Hydrogeologist felt that the 
predicted usage numbers should be included in the ordinance, then they would have been 
included.  Mr. Siesta questioned the necessity of discussing any ordinance if this was the case.  
He then stated that the matter was going to be tabled at this meeting, but requested that the 
Board’s professionals in this matter be consulted about including the NJDEP requirements 
that would state the amount of water per person for the number of bedrooms.   

Acting Chairman Syme requested that Matt Mulhall of M2 Associates be contacted to attend 
the next Board meeting to clarify for the Board the issues that are being discussed and to 
eliminate any of the questions that have surfaced, and several Board members supported this 
request.  The Board Secretary cautioned that the Township Council had reduced Mr. 
Mulhall’s contract from $5,000. to $2,500., and he has not submitted any invoices for the 
meetings that he has attended nor for the work that he has put into the ordinance during this 
year.  Mr. Gross stated that if the money in his contract is spent then the Township would 
have to provide more funds per MLUL, and Mr. Siesta noted that the reason the contract was 
reduced was because it had not been used up during the past years.  The Board Secretary 
advised that she would reach out to Mr. Germinario and Mr. Mulhall to attend the next 
meeting.  Acting Chairman Syme felt that this would be money well spent if it includes a half 
hour of the hydrogeologist’s time and the Board’s questions could be answered.  Mr. Siesta 
observed that if there is a specific document from the State that would clearly list how the 
demand is determined then this would answer the question and eliminate any possible issues.  
Acting Chairman Syme felt that the Board was merely trying to eliminate any ambiguities in 
the ordinance.  Mr. Gross stated that if the Board’s hydrogeologist appears before the Board 
and indicates in black and white, simple terms, or refers the numbers back to the State, then 
it is bulletproof.  He felt that if there is a small opening for any discrepancy, then the 
Township loses.   

Mr. Siesta commented that he felt that the full Board should be present and included in the 
discussion.  The Board Secretary noted that the Board members who were not present at the 
discussions received the minutes and/or a cd from the meetings and she did not receive any 
comments or inquiries, adding that she was careful to include a comprehensive account of the 
discussion in the minutes.  Mr. Gross referred to another issue regarding #7-A Peak Day 
Demand and how it is determined, what the water usage is, and remarked that it should be a 
simple formulation.  Acting Chairman Syme inquired whether the issue was with “Peak Day 
Demand”, and Mr. Gross questioned what it was based on, referring to peak day demand, or 
non-peak day demand, or average daily demand…  Mr. Siesta wondered how average and 
peak demand were determined.  Acting Chairman Syme inquired if “average and peak” were 
the issues, and he understood that the revisions in the language should be made so that an 
applicant and the Board could have an equal understanding of what demand is.  Mr. Gross 
noted that there should be no opportunity to manipulate the numbers due to any ambiguity.  
He expressed that the applicant should understand what they are required to do before they 
begin the well testing so they cannot use the ordinance to their own advantage and open the 
door for other issues.  Mr. Siesta suggested that maybe one statement, such as “defined in…”.  
Mr. Wenzel suggested that Mr. Germinario and Mr. Mulhall be questioned why the usage per 
household was not specified in the ordinance.  Mr. Gross advised the Board that he reviewed 
the ordinance very carefully and could not find the information and did not want the 
ordinance to be attacked, although he did not know where the additional housing could be 
built in West Milford, unless the Highlands changes.  Acting Chairman Syme observed that it 
might be an exercise in futility, but the Board had an obligation to get this right, and Mr. 
Wenzel observed that there was an increasing demand for housing.  Mr. Castronova stated 
that some of the Board members who were not present may have more questions for Mr. 
Mulhall.   
 

Following the Board’s discussion, Acting Chairman Syme opened the meeting to the public 
and the following members of the public addressed the Board: 
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Gary Steele, N. Glenwood Road, expressed to the Board that any language in the ordinance 
must be consistent with State law, and if the Board attempts to include anything that is 
contradictory, it will automatically revert back to State law.  The number of houses, bedrooms 
and usage will go back to State regulations and usage amounts.  The calculations with 
bedrooms should reference State law, and anything not consistent with State law is irrelevant 
since the Sate determines the baseline.   

Richard Randazzo, Wooley Road, commented that the ordinance assumes what the NJDEP 
requires, but if specific numbers are included in the ordinance, we [Township-Board] could 
be taken advantage of.  He requested that the Board listen to their professionals or there is a 
chance that a developer can sneak in and try to get a development in.  He implored them to 
not delay and get on with it [approving the ordinance] since the Board’s professionals have 
determined what needs to be included in the ordinance.  He expressed his disappointment 
and asked that the Board not let this issue wait another 30 days.  He asked them not to over 
analyze the document and not to try to make it so anyone can understand it because then it 
would not require the professionals.   

Acting Chairman Syme closed the public portion of this meeting and the Board members 
continued to discuss the water supply ordinance matter.  Mr. Gross inquired where it states 
residential and Ms. Connolly read from the ordinance that stated that the DEP guidelines 
shall apply.  Ms. Connolly referenced the ordinance, under section C – Applicability, (3) 
“Where the NJDEP approval is required for a water allocation permit pursuant to N.J.A.C. 
7:19-2.2 or a water usage certification for agriculture, aquaculture or horticulture pursuant 
to N.J.A.C. 7:20A-2, the board’s approval shall be contingent upon receipt of the permit or 
certification, as applicable, as well as compliance with this section” and (4) “All terms and 
conditions contained in this section are consistent and in accordance with NJDEP 
guidelines.  Wherever there is a conflict of such terms then, pursuant to N.J.S.A. 40:55D-
38b(13), the DEP guideline shall apply.”  

Ms. Connolly could not understand that with all the discussion that has ensued with regard to 
the amended water supply ordinance, why numbers were needed to strengthen the ordinance 
since they would have been included if they were necessary.  She stated that if the Board was 
uncomfortable with that and they have the majority to table this, then that is what will 
happen, but she felt confident that the existing ordinance with the amendments would protect 
the water supply for future and current residents of West Milford, and she would like to see 
this ordinance moved.  Acting Chairman Syme observed that, after hearing the public’s 
comments and those of the Board, it was not the spirit to delay the approval of the ordinance, 
but merely to answer questions that have arisen to make it the best ordinance that the Board 
can.  He noted that the recent Braemar application revealed many ambiguities in the 
ordinance, and if it takes another 30 days to tighten up the ordinance language for an 
ordinance that will be on the books indefinitely, then he would rather see it done correctly, 
especially with the knowledge that there are so many questions.  He noted that the ordinance 
could be correct in its current form, but many questions have been raised.   

With no further comments from the Board following the discussion on this matter, a motion 
was made by Steven Castronova, with a second by Warren Gross to carry this matter (take 
no action at this time) regarding the review of the Draft Aquifer Ordinance Amendments to 
the next regular Planning Board meeting, with a request to the Board Attorney and Board 
Hydrogeologist that they attend the next Board meeting. 
 
Roll Call 

Yes:    Warren Gross, Douglas Ott, Geoffrey Syme, Steven Castronova, Michael Siesta 
No:  Glenn Wenzel. 
Abstain: Linda Connolly 
Motion approved. 
           
ORDINANCES REFERRED FROM COUNCIL – None. 
 
BOARD PLANNER’S REPORT – None. 
 

BOARD ATTORNEY’S REPORT – None. 
 

BOARD ENGINEER’S REPORT – None. 
 
MISCELLANEOUS  

Invoices 



Planning Board Minutes 
June 22, 2017 Regular Meeting 
Page 5 of 5  

   
The Board unanimously approved the invoices submitted for the Planning Board 
professionals for May 2017 on a motion made by Steven Castronova, with a second by 
Michael Siesta. 
 
MINUTES  

The Board unanimously approved the Minutes from the May 4, 2017 Regular Planning 
Board meeting on a motion by Steven Castronova and a second by Glenn Wenzel.   
 
The following correspondence items were reviewed and filed: 

Highlands Water Protection and Planning Act Correspondence  

1. Highlands Applicability Determination and Water Quality Management Plan Application, 
dated May 24, 2017, received from Ferriero Engineering Inc. for Nosenzo Pond Road, Block 
9302; Lot 16.   

NJ Department of Environmental Protection Correspondence    

1. NJDEP correspondence, dated June 6, 2017, advising of a Suspected Hazardous 
Substance Discharge Notification from an occurrence on August 15, 2016, NJDEP Case #17-
06-05-1525-10, regarding the West Milford Banker Road Depot, 29 Banker Road, Block 1001; 
Lot 30.  Groundwater contamination results: Sodium 17,400,000 PPB; Chloride 26,000,000 
PPB.   

2. NJDEP correspondence, dated June 7, 2017, advising of a Suspected Hazardous Substance 
Discharge Notification, NJDEP Case #17-06-06-1542-10, regarding 14 Plymouth Ave., Block 
7101; Lot 16.  Report of a suspected UST causing soil contamination from a tank that is 
located under the house; report states that pipes were purportedly cut to the UST and a new 
AST was installed.  Responsible party has since moved and new owners occupy the site.  No 
permit on record for the tank abandonment or removal.    

3. No Further Action correspondence received from the NJDEP, dated June 2, 2017, 
regarding 5 Woodside Drive, Block 10703; Lot 12, for the removal of one 550G #2 HO UST.  

4.  NJDEP Freshwater Wetlands General Permit #8, dated June 12, 2017, received for Valeriy 
Guzhva, 21 Northwood Drive, Block 13203; Lot 32, authorizing the permanent disturbance of 
0.017 acres (750 SF) of freshwater wetlands transition area for the construction of a fireplace, 
garden, and fence, with disturbed wetlands, filled wetlands, and filled transition areas to be 
restored per the plan dated 05-05-17 submitted by Amy S. Greene Environmental 
Consultants.    

Miscellaneous Correspondence Received/Sent  

1. Notification from the HEP Soil Conservation District, dated May 15, 2017, regarding 
Green Valley Estates, Virginia Lane, Block 10002; Lots* 1, 3 4, 6-10, 12, 14, 16, 11, 28, 39, 42, 
47, 56, 61, 67, 70, 75, 76 (*New Lots 1, 3, 4, 6, 7, 8, 9, 10, 12, 14, 16, and Block 10001; Lot 19) 
advising that they have reviewed the transfer of ownership for the Soil Erosion and Sediment 
Control (SESC) plan and have recertified the plan to September 10, 2019.  

2. Notification from the HEP Soil Conservation District, dated May 31, 2017, regarding 
Gorivodsky Olcott SFD Demo and Rebuild, 52 Olcott Road, Block 3705; Lot 55, certifying the 
plan for 3.5 years from the date of the letter.     

3. NY-NJ Trail Conference correspondence advising of the 12th edition of the North Jersey 
Trails Maps for $10.95.   
  
ADJOURNMENT 

Prior to adjourning, Acting Chairman Syme advised that the next scheduled Planning Board 
meetings are July 27 and August 3, 2017.  He requested that Thomas Germinario and Matt 
Mulhall of M2 Associates be contacted to attend the next Planning Board meeting to address 
the concerns of the Board with regard to the Amended Water Supply Ordinance.  He 
requested that the Secretary reach out to them as to their availability for either of the two 
meetings.    

With no other matters to be brought before the Planning Board, Acting Chairman Geoffrey 
Syme adjourned the regular meeting of June 22, 2017 at 8:40 p.m. on a motion made by 
Douglas Ott and a second by Steven Castronova. 

Approved:  August 3, 2017         
            Respectfully submitted by, 
          
   
        Tonya E. Cubby, Secretary 


