
TOWNSHIP OF WEST MILFORD 
 

PLANNING BOARD  
 

Minutes 
November 2, 2006 
REGULAR MEETING 

 
 
Chairman, Michael Tfank, called the meeting to order at 7:38 p.m. with the reading of 
the legal notice. 
 
ROLL CALL 
 
Present: Steven Castronova, James O’Bryant, Douglas Ott, Clinton Smith, Kurt 

Wagner, Philip Weisbecker.  Alternates:  Thomas Harraka, David Volpe.  
Chairman:  Michael Tfank.  Board Attorney:  Bryant Gonzalez, Esq. 
Planning Director:  William Drew, P.P. 

   
Absent: Michael Siesta, Leslie Tallaksen.  Consulting Engineer:  Robert 

Kirkpatrick, P.E. 
 
Chairman appointed Messrs. Harraka and Volpe to sit for Mr. Siesta and Ms. Tallaksen. 
 
PUBLIC PORTION 
 
No one wished to speak. 
 
SITE PLAN WAIVER APPLICATIONS 
 
Riccardo P. Botti 
Site Plan Waiver #0620-0264W 
Block 14701; Lot 50  
62 Old Route 23; NC Zone 
 
The applicant, Riccardo P. Botti, was represented by Mark Brancato, Esq. Mr. Brancato 
explained that the applicant proposed to use the first floor of the existing building as an 
office for his landscaping business.  He also might divide the space into other offices 
and/or retail space.  There is an existing four-bedroom apartment on the second floor, 
which will remain the same.  No changes are proposed to the property.  The applicant’s 
landscape vehicles would be parked on the property.   
 
Mr. Botti testified that at some time in the future he might operate a retail landscaping 
business selling materials, such as pavers, top soil, mulch, decorative stone, etc. for 
home use.  A bar and restaurant and a package goods store formerly occupied the 
property.  Mr. Botti further stated that most of the equipment and trucks would be 
parked in the rear of the property.   
 
William Drew, Planning Director, advised that the Zoning Officer had determined that 
the use was permitted.  The Zoning Officer recommended that the applicant file the Site 
Plan Waiver to discuss the existing improvements on the site and whether 
improvements needed to be made for it to operate in a safe manner.  Mr. Drew 
recommended that, as there are multiple activities taking place on the property, the 
applicant submit a plan depicting where the equipment will be stored, where the retail 
operation will occur, and the location of parking areas for customers prior to the Board 
granting any approval.  
 
Members expressed concern regarding runoff, the storage of mulch, etc., and any fuel 
storage that is proposed.  Mr. Botti noted that he did not intend to pave the parking lot.  
He intended to spruce the property up and fix the existing sign.  He was willing to stripe 
the parking area and provide a handicap parking space.  Mr. Brancato noted that this 
would be a less intensive use of the site.  The applicant also noted that the rear of the 
property could be enclosed with a chain link fence. 
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After discussion, the Board Planner suggested the applicant meet with him and the 
Board Engineer to review the matter and address the Board’s concerns.   
 
MOTION made by Kurt Wagner, seconded by Philip Weisbecker, to undertake the 
Planner’s recommendation to schedule a meeting between the applicant and Board’s 
professionals to obtain details of the plans and to resolve the concerns raised by the 
Board.   
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Philip Weisbecker, Thomas Harraka, 
David Volpe, Michael Tfank. 

 No -  None 
   
The matter was carried to the regular meeting of November 30, 2006. 
 
SCOTT & CHRISTINE LEONESCU 
Site Plan Waiver #0620-0265W 
Block 6701; Lot 4 
1884 Union Valley Road, CC Zone 
 
As the applicant, who the secretary confirmed was notified of the meeting, was not 
present, the matter was carried to the November 30, 2006 regular meeting. 
 
Bruno Walzzak 
Site Plan Waiver #0620-0266W 
Block 703; Lot 2  
551 Warwick Turnpike; NC Zone  
  
The applicant, Bruno Walzzak, and Goko Naumoski testified that they proposed to 
operate an existing business known as Pickles Pub at the subject site.  The previous 
owner had obtained a site plan waiver and Mr. Walzzak intended to complete any work 
that was required of the previous owner, which had not been finished.  The applicants 
indicated that the parking lot was not striped, however, they would be willing to stripe 
it. 
 
Mr. Drew advised that the Construction Official had requested that a handicap parking 
space be provided and striped.   
 
MOTION made by James O’Bryant, seconded by Philip Weisbecker, to approve the 
request for a site plan waiver, conditioned on providing an eighteen-foot wide fire lane 
between the gas station and your store, which was required of the previous storeowner 
and that a handicap parking space be provided.  
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Philip Weisbecker, Thomas Harraka, 
David Volpe, Michael Tfank. 

 No -  None 
 
APPLICATIONS  
 
MICHAEL & JOANNA REILLY 
FORMERLY THOMAS & CHRISTINE SCHNEIDER 
Minor Subdivision #0410-1962 
Variance #0430-0676 
Block 2303; Lots 8 and 10 
23 & 29 Gladstone Road; LR Zone 
Request for time extension 
 
The applicant, Michael Reilly, appeared before the Board and advised that an extension 
of time was requested in which to file minor subdivision deeds for the subject property.  



Planning Board Minutes 
November 2, 2006 
Regular Meeting 
Page 3 of 6 
 
 
He noted that he and his wife had been diligent in pursuing approvals for the project.  
He further stated that the deeds had been reviewed and approved by the Board.  
However, they had experienced difficulties in obtaining the signatures of the prior 
owners of the property, who had initiated the minor subdivision application.  He further 
noted that the deeds had been signed and were ready for filing.  Mr. Reilly advised the 
Board that the approval expired on June 16, 2006 and he was before the Board to 
request an extension so that he could have the deeds executed by his attorney and filed 
with the County Clerk. 
 
The Board reviewed this matter and determined that a one-year extension could be 
granted to the applicant from the time of expiration to give the applicant sufficient time, 
especially with the holidays soon approaching, to file and perfect their minor 
subdivision. 
 
There were no members of the public present expressing an interest in this application. 
 
MOTION made by James O’Bryant, seconded by Kurt Wagner, to grant a one-year time 
extension. 
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Philip Weisbecker, Thomas Harraka, 
David Volpe, Michael Tfank. 

 No -  None 
 
STEVEN & CHRISTINE CASTRONOVA 
Minor Subdivision #0510-1973 
Bulk Variance #0530-0702 
Block 7213; Lot 1 
12 Valley View Lane; R-2 Zone 
Request for time extension 
 
Messrs. Tfank, Weisbecker and Castronova recused themselves and Mr. O’Bryant 
assumed the Chair. 
 
Steven Castronova appeared before the Board and advised the Board as to why an 
extension was needed in order to file the minor subdivision deeds for the subject 
property.  Mr. Castronova advised that his application had been filed with the NJDEP 
for a Highlands Applicability Determination and that his application had recently been 
deemed complete.  As such, he had been diligent in pursuing other governmental 
approvals and had experienced delays in seeking those governmental approvals.  
Furthermore, he noted that deed descriptions were still in the process of being prepared 
by his engineer who had serious health issues, which prevented him from completing 
the tasks remaining with respect to the minor subdivision deeds.  In view of the 
foregoing facts, Mr. Castronova requested the Board grant a one-year extension from 
the date of expiration of the minor subdivision approval, which was memorialized by 
Resolution of the Board on May 25, 2006.   

 
Bryant Gonzalez, the Board Attorney, indicated that based on the testimony presented 
the applicant could be granted an extension pursuant to N.J.S.A. 40:55D-47 for one year 
if this was the Board’s decision. 

 
There were no members of the public present expressing an interest in this application. 
 
MOTION made by Douglas Ott, seconded by Kurt Wagner, to approve a one-year time 
extension 
 
On roll call vote: Yes -  James O’Bryant, Douglas Ott, Clinton Smith, Kurt Wagner, 

Thomas Harraka, David Volpe. 
 No -  None 
 
Messrs. Tfank, Weisbecker and Castronova rejoined the Board. 
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X-TRA SPACE CENTER 
Preliminary & Final Site Plan #0220-0127 
Bulk Variance #0230-0589 
Block 6902; Lot 17 
54 White Road; CC Zone 
Request for time extension 
 
The applicant was represented by Steven Eisenstein, Esq.  Mr. Eisenstein indicated that 
the applicant was seeking its third and final extension of final site plan approval 
pursuant to N.J.S.A. 40:55D-52(a).  In this regard, Mr. Eisenstein indicated that the 
applicant had recently wished to ensure the economic liability of the project prior to 
completion of the remainder of the improvements to be made to the subject property, 
and as such, had previously made requests for extensions.  He further indicated that 
now the applicant had the economic viability that it had been waiting for such that it 
could achieve the occupancy levels it had desired and would be in a position to complete 
the improvements to be made. 
 
Mr. Gonzalez, the Board Attorney, indicated that pursuant to the Municipal Land Use 
Law at N.J.S.A. 40:55d-52, the Planning Board could grant three one-year extensions of 
final approval and that the applicant had already exhausted two of these three year 
requests and that this final request would be its last one year extension that could be 
granted pursuant to the Municipal Land Use Law.  Mr. Gonzalez further indicated that 
the applicant could only get extensions now pursuant to the other provisions of N.J.S.A. 
40:55D-52 with respect to governmental delays experienced for the processing of 
approvals. 
 
Mr. Eisenstein responded that the applicant did not need to obtain any other 
governmental approvals and that all governmental approvals had been received. 

 
There were no members of the public present expressing an interest in this application. 
 
MOTION made by Steven Castronova, seconded by Philip Weisbecker, to approve a one-
year time extension. 
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Thomas Harraka, David Volpe, Michael 
Tfank. 

 No -  None 
 
MEMORIALIZATIONS 
 
MARY BARRETT 
Resolution No. 2006 - 27  
Minor Subdivision #0510-1974      
Variance #0530-0711 
Block 807; Lot 4 
2001 Clinton Road; LR Zone 
APPROVED: Request for time extension.   
 
MOTION made by Kurt Wagner, seconded by Steven Castronova, to memorialize the 
resolution. 
 
On roll call vote: Yes -  Steven Castronova, Douglas Ott, Clinton Smith, Kurt 

Wagner, Philip Weisbecker, Michael Tfank. 
 No -  None 
 
VERIZON NEW JERSEY, INC. 
Resolution No. 2006 - 32 
Conditional Use/w 
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Minor Site Plan #0420-0182 
Variance #0430-0675 
Block 16003; Lot 4 
45 Paradise Road; R-4 Zone 
APPROVED: Request for time extension 
 
Matter carried to the November 30, 2006 meeting. 
 
VICTOR MARCHIAFAVA  
Resolution No. 2006 - 35       
Preliminary & Final Site Plan #0520-0220AB    
Variance #0530-0729 
1894 Route 23 North  
Block 13602; Lot 7 (to be known as Lot 7.02); LMI Zone  
APPROVED: Preliminary and final site plan. 
 
MOTION made by James O’Bryant, seconded by Kurt Wagner, to memorialize the 
resolution as per conditions recommended by the Planning Staff.   
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Thomas Harraka, Michael Tfank. 
 No -  None 
 
ORDINANCES FOR INTRODUCTION – None. 
 
ORDINANCES REFERRED FROM COUNCIL – Mr. Weisbecker noted that an 
ordinance was referred to the Board at the previous night’s Council meeting. 
 
MISCELLANEOUS – None. 
 
PLANNING DIRECTOR’S REPORT – None. 
 
PLANNING BOARD ATTORNEY’S REPORT  
 
Mr. Gonzalez updated the Board on the status of the O’Shea and Castle Rock matters. 
 
MINUTES 
 
MOTION made by Kurt Wagner, seconded by James O’Bryant, to approve the minutes of 
the September 28, 2006 regular meeting. 
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Thomas Harraka, David Volpe, Michael 
Tfank. 

 No -  None 
 
MOTION made by Kurt Wagner, seconded by James O’Bryant, to approve the minutes of 
the October 5, 2006 regular meeting. 
 
On roll call vote: Yes -  Steven Castronova, James O’Bryant, Douglas Ott, Clinton 

Smith, Kurt Wagner, Philip Weisbecker, Thomas Harraka, 
Michael Tfank. 

 No -  None 
 
COMMUNICATIONS 
 
The following correspondence was received and filed: 
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County Planning Board reports to the Planning Board regarding the following 
applications: 
 

Jack Jaust, Site Plan, 96 Oak Ridge Road, Block 16005; Lot 12.  Additional 
information requested. 
 
Eden Farms, Minor Subdivision, 1665 Union Valley Road, Block 7212; Lots 3 and 
4.  Plan in conformance, no objection Certificate of Occupancy being issued. 

 
Notice dated September 22, 2006 advising that Judith Preisendanz is applying for a 
General Permit for property located at 116 Larsen Drive, Block 11205; Lot 1 for the 
installation of a subsurface sanitary disposal system. 
 
Notice dated September 22, 2006 advising that Ali Darian is applying for a General 
Permit for property located at 52 Hancock Drive, Block 10501; Lot 14 for the installation 
of a subsurface sanitary disposal system. 
 
Notice dated October 4, 2006 advising that R. Schmidt is applying for Treatment Works 
Approval for property located at 11-13 Paterson Drive, Block 2001; Lot 12 for the on-site 
sanitary waste disposal system for two existing single-family dwellings. 
 
Notice dated October 11, 2006 advising that Victor Marchiafava is applying for a Letter 
of Interpretation for property located at 1894 Route 23N, Block 13602; Lot 7.02. 
 
HIGHLANDS WATER PROTECTION AND PLANNING ACT 
 
The following correspondence was received and filed: 
 
Notices that the following applicants have applied for a Highlands Applicability 
Determination:  
 
 Jack Jaust, 96 Oak Ridge Road, Block 16005; Lot 12. 
 

West Milford Township Municipal Utilities Authority, Marshall Hill Road, Block 
6401; Lot 6.02   

 
Determinations from the DEP regarding the following applications: 
 

Passaic County, Reconstruction of Apshawa Dam.  Exemption #9 granted.  Water 
Quality Management Plan – not addressed. 
 
Cingular Wireless PCS, 364 Oak Ridge Road, Block 16307; Lot 21.  Approved. 
 

ADJOURNMENT 
 
Meeting adjourned by unanimous consent at 8:29 p.m. 
 
        Respectfully submitted, 
 
 
 
        Grace R. Davis 
        Secretary 
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