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MINUTES 

REGULAR MEETING  

LITTLE FERRY PLANNING/ZONING BOARD 

APRIL 8, 2015 

 

 

MEETING START:    

 

CALL TO ORDER-FLAG SALUTE:           TIME:   _7:36__P.M. 

 

PLEDGE OF ALLEGIANCE:                     __Lead by Brian T. Giblin, Jr. ___ 

 

OPENING STATEMENT: 

 

 This is a regularly scheduled meeting of the Planning/Zoning Board of the 

Borough of Little Ferry, New Jersey and notice has been provided pursuant to the 

Open Public Meeting Act by mailing notices to the Bergen Record and Star Ledger 

and, by posting notice in the Municipal Building and by filing a copy of such notice 

with the Borough Clerk of the Borough of Little Ferry.  The notice contained the 

date, time and place of such meeting. 

 

ROLL CALL:     
   James Avillo, George Carrion, Steven Gerard, Joseph Olivelli,          

                                    Winton Ramsay, Alan Soojian, Gino Tessaro    

          

               Attorney -  Brian T. Giblin, Jr. representing  

                                                       Mr. Brian T. Giblin, Board Attorney 

   Bertha Sneyer, Board Clerk 

 

ABSENT :             Ronald Anzalone, William Lenihan, Marty Loesner,  

                                    Lorenzo Migale,   Brian T. Giblin, Board Attorney 

 

 

APPROVAL OF MINUTES:  December 10, 2014; 

                                                    February 11, 2015; March 11, 2015 Meeting Cancelled  

Motion to waive the reading and accept the minutes listed above 

 

Motion:     Steven Gerard     Second:  Alan Soojian  

Approve:   _All in favor________________ 
 

CORRESPONDENCE:   

 

February 20, 2015 e-mail – Brian Giblin – brief filed by the attorney for CVS in 
connection with the motion to dismiss 
 
February 18, 2015 – Letter from County of Bergen; Raymond Bares 
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February 23, 2015 – Letter Ken Job – Site Plan - 15 Liberty Street 

 

February 24, 2015 – Order Dismissing Amended Complaint of Plaintiff Donald Nuckel 

 

February 25, 2015 – e-mail – Correspondence from Joseph G. Monaghan, Esq. 

 

February 27, 2015 – e-mail – Re: Fee Schedule – Planning and Zoning  

 

March 4, 2015 Mark E. Everett – Remington & Vernick – Review #2 Preliminary/Final 

Site Plan, Proposed AutoZone (Store #6446) 

 

March 5, 2015 e-mail Mark E. Everett - Remington & Vernick;  

                         Correspondence Re: 200 Route 46 West (Auto Zone) 

 

March 9, 2015 e-mail:  cancelling meeting due to water damage in court room and re-

schedule all matters to the April 9, 2015 meeting 

 

March 9, 2015 - Correspondence – Site Plan AutoZone/7-Eleven 

  

March 10, 2015 e-mail NJ Planning Officials 

 

March 12, 2015 - Correspondence – Royal Realty 

 

March 16, 2015 e-mail NJ Planning Officials 

 

March 18, 2015 e-mail Riser Road Feasibility Analysis 

 

March 26, 2015 Correspondence from North Star Design – Resubmission Items –   

                                                                                               AutoZone / 7-Eleven 

 

  March 30, 2015 e-mail to Mr. Migliorino – AutoZone/7-11 Application with regard to   

                                                                        sub-division and Billboard 

 

April 2, 2015 – Giblin & Gannaio – Re: Nuckel v. Planning Board of the Borough of                      

                                                                         Little Ferry 
 

 

UNFINISHED OR  ADJOURNED HEARINGS OF APPLICANTS: 

 

Property Owner:  200 Route 46 West Little Ferry, LLC 

Applicant:      AUTOZONE, NORTHEAST, LLC  

                       C/O: CURTIS SIGLER/Owner also                         2014-12-2-Z-16 

200 Route 46 West and 115 Woodland Avenue 

Block 13, Lot 1                Block 13, Lot 67 
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Zoning Application: Various bulk ordinances and use ordinance required.   Demolish 

existing structure (A1 Tile) and erect an Auto Zone retail store, a Seven-Eleven 

convenience store as well as an electronic billboard.    

 

Pending Professional Reports 

 

 

Mr. Chairman: If you are here for the Auto Zone, Seven-Eleven application that will be 

postponed until our next meeting. Mr. Migliorino would like to address.  

 

Mr. Migliorino: Thank you Mr. Chairman, ladies and gentlemen I have to apologize. 

Primarily, as you all know, we have the new plans to locate an Auto Zone with the 

backside facing Woodland and the entrance and exit where it is now. We are postponing 

as we must re-notice the application and will be placed on the May 13
th

 Agenda 

 

Mr. Chairman: That meeting once again for the record is May 13
th

. 

 

HEARING OF NEW CASES/APPLICANTS: 

 

Property Owner:  ZANELLI, JOSEPH J 

Applicant – Joseph J. and Jennifer Zanelli                                   2015-03-10-Z-4 

                    12 Park Street 

Block 43; Lot 13 

 

Zoning Application – 35-108.6 Area and Yard Requirements Lot Coverage 

Installation of 15ft above ground pool.   

 

 

Mr. Joseph Zanelli is sworn in by Mr. Giblin.  Mr. Zanelli describe the reason he came 

before the board.  He stated he wants to install a swimming, size, will stay permanent 

above ground pool. 

 

Questions from the Board – Board member questioned proximity to garage. 

 

Open to the Public - Dennis Francis, Esq., 37 Liberty Street, Little Ferry, attorney for 

William Goode neighbor to the property. Raise jurisdiction to the notice to the board, 

proper notice to statute, Place on record –certain notice needs to be provided, no 

variances seeking stated in the application or the notices.  Objected to the fence, etc.  

Does not believe the Board has a right to hear the matter.  Request that the matter be 

postponed until next month’s meeting and re-notice correctly. 

 

Mrs. Jennifer Zanelli – sworn in and gave testimony as to how this neighbor traumatizes 

her family. 

 

Board taking a 5-10 minute recess to discuss.  Board returns 8:07pm.   
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Mr. Giblin advised that notice does not comply.  Applicant will need to re-notice.  

 

Chair recommends applicant see Mr. Bolan. He would speak with Mr. Bolan.  Chair 

stated he inspected the site. 

 

Applicant has been advised to Re-notice with variance and continue at the May 13
th

 

meeting 

 

UNFINISHED OR  ADJOURNED HEARINGS OF APPLICANTS: 

 

Property Owner:  Pankaj R & Kalpana Panchal                                2014-9-3-Z-12 

Applicant:  Pankaj R & Kalpana Panchal                                                 

                    73 John Street 

                    Block    50           Lot    23.03 

 

Zoning:  35-109.6   rear yard setback/lot coverage setback – 16’ rear addition to second 

floor of existing 2 family. 

 

 

Mr. Chairman: Sir, I just want to interrupt. Would you mind taking your seat again? We 

have an applicant that was here previous to you and I would like to give him the courtesy 

of coming back first. 2014-9-3-Z-12. Pankaj & Kalpana Panchal. You here these evening, 

are you represented? 

 

Mr. Dennis: I believe they submitted all of their prior notifications to the board. The 

client in this one had filed the application and all of the notices prior to my retention.  

 

Mr. and Mrs. Panchal represented by Mr. Dennis Francis, Esq., 37 Liberty Street, Little 

Ferry, NJ.  Total of 5 variances – 4 are pre-existing and 1 new being the lot size (rear 

yard setback).  Additional going over concrete pad and added to the second floor. 

 

Mr. Francis witnesses consisted of the homeowner’s son Ricky Panchal who also resides 

at the residence as to why they are making the application and Mr. Joseph Asfour who 

previously appeared before the Board and is sworn in. 

 

Joseph Asfour, Architect previously sworn in and certified.  Mr. Asfour gave testimony 

to the construction to be done to the house.  288 sq ft is addition to home.  Rear yard set 

back required. This application would not be detrimental to the neighborhood or the 

Borough of Little Ferry. 

 

Revision to plans – existing bedroom, proposed office flipped the rooms and renamed.  

Staircase in rear – Chair had previously requested it be changed.  The staircase in 

question exists and would be extremely costly to the homeowner to change. 

 

Any questions for this witness  
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Homeowner son sworn in and gives testimony – Ricky Panchal.  Family leaves in the 

entire home, staircase in question has been existing.  Expansion necessary to 

accommodate needs of family.  P-1 / P-2 photos taken by father. Similar structure in 

neighborhood (next door neighbor). 

 

Open to Board -   

 

Steve clarify number of kitchens in house, is there one on the ground level, does it have a 

stove.  

 

Gino – can be rented; take door out so unit cannot be rented.  Mr. Asfour recommends 

that the kitchen be removed not the door as the door acts as a fire stop.   

 

Open to Board; Public 

 

Mr. Francis asked the Board to Approve  

 

Motion to Approve: 

Application with the removal of the kitchen from the basement:  Steve Gerard    

                                                                               Second:  _George Carrion__ 

Approve:   _ George Carrion, Steven Gerard, Joseph Olivelli, Winton Ramsay,    

           Alan Soojian, Gino Tessaro  

Abstain:     -0- 

Absent:     Marty Loesner 

Motion Passed 

 

HEARING OF NEW CASES/APPLICANTS: 
 

Property Owner:  Karma Group LLC  c/o Trushar RUSHAR ShethHETH 

Applicant:  Dr. Bhupinder S. Sachar                                                 2015-01-1-Z-1 

                   211 Washington Avenue 

Block 77.01;  Lot 25          

Zoning Application: 35-111.6 Area and Yard Requirements lot coverage to 50% in B-N 

District; 35-111.6 Area and Yard Requirements minimum landscape buffer 20%; 35-111 

– Requires 11 spaces for residential and professional office. 

 

Dr. Bhupinder Sachar sworn in by Mr. Giblin.  Dr. Sachar stated he is on the process of 

buying this property; he presently has a practice two lots down.  His current location is 

too big and he does not have hour’s everyday.  He is applying for parking.  Applying for 

lot coverage, parking and buffer.   

            

Glenn Stubaus, Architect - sworn in by Mr. Giblin and qualified.  Mr. Stubaus accepted 

as an expert witness.  Total required use for Dental use will be 11 parking spaces; only 

able to fit 8 parking spaces.  Mr. Stubaus gave testimony as to why the Board should 

approve the application.  Application is consistent with existing property and surrounding 

neighbors.  Proposing 8 real spaces, code compliant.  Currently concrete shed to be 
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removed to accommodate parking.  Sufficient space for turning radius.  Handicap parking 

space 20ft long  and 10ft wide. 

 

Questions by Board –  

Steve – Street parking? 

One space on the steet  

Steve – 2 spaces for apartment; number of spaces for employees. 

 

Mr. Stubaus - parking for 3 staff members.  Office hours 3 days a week.  Parking lot will 

be paved. 

 

George- is there something else you can do other than pave.  Maybe a paver system. 

 

Mr. Stubaus – improvement to neighborhood 

 

Chair – asking us to approve 100% coverage.    

           

Mr. Stubaus – we could put some plantings in, losing a parking space #3. 

 

Chair – Open to public; no one approach Closed 

Chair – entertain a motion to approve or deny this application 

 

Motion: to approval with the specifications of the sump pump going to back and buffer 

zone and removal of Space #3    ___George Carrion__   Second:  Steven Gerard  

Approve:   _ George Carrion, Steven Gerard, Joseph Olivelli, Winton Ramsay,    

           Alan Soojian, Gino Tessaro   

Abstain:     -0- 

Absent:   Marty Loesner 

Motion Passed 

 

Property Owner:  LIP LIFE REALTY INC NJ 

Applicant – Laon Fashion Corporation                                             2015-02-20-Z-3 

                    15 Liberty St  

Block 76; Lot 10.01    

 

Zoning Application- Use building as a warehouse for its clothing import business; 

parking spaces; Section 35-111.9 parking areas, loading and unloading areas shall be 

screened; Section 35-111.12   

 

Mr. Dennis Francis, Esq., - 15 Liberty Street, Little Ferry representing the applicant, 

Laon Fashion.  Client tenant of property occupy entire property. 2 unit warehouse. 

No proposed changes.  Use variance required, they included the word “IMPORT”. 

No changes what was done there and what my client wants to do.  Variances such as 

parking stalls.   
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Architect testify to the layout of the interior and exterior as reviewed by both your 

planner and engineer.  Use variance – an import use is not allowed in your Zone. 

 

Manager of Laon - Michael Jang.  Mr. Jang sworn in 

 

Chair - Mr. Francis your notice had no address for the Municipal Bldg.   

Mr. Jang states his association with the business and what the business does.  Import 

ladies fashion scarfs, accessory hats, gloves.  His position is the manager.  They receive 

merchandise from China and breakdown the packages from deliveries and ship to New 

York Address.  No general public coming to location.  Entire building occupied by Laon, 

Second floor – only tenate to occupy building.   4 full time employees – car pull.  Hours 

9-6; Monday thru Friday, Deliveries 10am to 2pm .  UPS afternoon.  10 parking spaces in 

rear, not utilized.  Parking in the front off Liberty.  Buffer in the rear, yes.  Rear loading 

dock – no activity. 

 

Garage are in front – deliveries made there, no problems with tractor trailers.  Asked if 

presently doing business and answered yes approximately how long approximately 6 

months.   

 

Open to Board – 

Signage – any sign stating you occupy the building, do you propose any.  No customer at 

site. All activity done in the city, Just a distribution site.   

 

Sworn in – Junghon Par; owner of business.  Mr. Par you heard the testimony, using the 

rear loading dock only using the front.   

 

Owner in Korea, LIP LIFE REALTY INC NJ.  Maintenance of property a concern.. 

 

Rear parking lot not being used by applicant.   

 

Open to Public -  Jimmy Avillo questioned deliveries. 

- Sworn in – Edward Masciandaro- Homeowner to rear of property live 

in the back- just want to make sure it is not a retail store and people 

going in and out. If things stay the same no problem, they actually 

keep the property cleaner than it was. 

 

Applicant stated they will not have retail activity or use of the back for deliveries.           

 

- Sworn in - Leo Stelter- 19 Lorena Street, property behind applicant. 

Would like all deliveries remain in the front off Liberty; no school 

children.              

                             
 George requested signage so people would know what is in this location. 

 

Mr. Francis called next witness – Mr. Kim, Architect  

Mr. Wong Kim - sworn in and qualified; education and background.  Prepared site plan. 
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Applicant will not be using back of warehouse for parking or deliveries. Current tenants 

use of warehouse same as previous application by owner of property; warehouse only.  

Two unit building being occupied by applicant; applicants’ not using office space on 

second floor as of this hearing. 

 

Why are you asking us to approve second floor offices if you have no intent to use? 

 

Open to Board and Public 

 

Mr. Francis summarizes.  Office, warehouse building and that is the intent of applicant. 

Utilize the front of the building, no use of rear of building. Ask the Board to Approve. 

 

Motion to approve or deny application:  

 

  Motion:  George Carrion  -  to approve with condition – deliveries as stated; preferably 

limited to 10am – 2pm; signage identifying what the property is being used for and they 

will meet with the building department for permits; and no use of second floor office and 

no deliveries in the rear. Second:  Alan Soojian  

Approve:   George Carrion, Steven Gerard, Winton Ramsay, Alan Soojian 

  Abstain:   -0- 

   Absent:   Marty Loesner 

      Naye:    Joseph Olivelli, Gino Tessaro 

 

 Motion denied. Mr. Francis stated his objection to vote because of the word “Import”. 

  

APPROVAL/DENIAL OF RESOLUTIONS:  
 

Property Owner: Robert & Kikuko Klawitter 
Applicant:  Robert & Kikuko Klawitter                                                 2015-01-1-Z-1 

                    94 Christina Street 

Block 75.02; Lot 4          

Zoning Application: Variances - single family home requiring side yard and combined 

side yard setback.  Addition to south side of structure to replace carport with garage and 

build second story above 

 

 

Motion to waive the reading of resolution and approve:     Alan Soojian     

                                                                                 Second:  Steven  Gerard 

Approve:    George Carrion,  Steven Gerard, Joseph Olivelli,  

                     Winton Ramsay, Alan Soojian, Gino Tessaro  

Abstain: 

Absent:   Marty Loesner 
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Property Owner:  205 Bergen Turnpike, LLC 
Applicant:  205 Bergen Turnpike, LLC                                               2014-10-5-Z-14 

205 Bergen Turnpike / 9  Lakeview Avenue 

Block 11, Lot 1         /  Block 11, Lot 75 

Zoning Application:  Variances; Site Plan;  

Complete demolition of a one family residence and combining the existing lots into one 

so as to use the existing commercial building for a Laundromat with 2
nd

 floor office. 

 

Motion to waive the reading of resolution and approve: Steve Gerard 

                                                                                 Second:  George Carrion 

Approve:   George Carrion, Steven Gerard, Joseph Olivelli,  

                    Winton Ramsay, Alan Soojian, Gino Tessaro  

Abstain: 

Absent:    Marty Loesner 

 

New Business:   Riser Road Feasibility Analysis 

 

                   **February 27, 2015 – e-mail – Re: Fee Schedule – Planning and Zoning   

                    Will discuss at next meeting 

 

                      Request from Mr. Nuckels to reconsider the denial of his complaint against 

the Planning Board with reference to CVS.  Judge ruled in favor of the Planning Board.  

Mr, Nuckel wrote brief to Judge to reconsider as well as Mr. Giblin waiting on response. 

 

Pay all Bills:   

Remington Vernick & Arango: 

   February 11, 2015        Invoice 0230Z002 – Luk Oil                              $   292.50 

                                         Invoice 0230P003-3 – 205 Bergen Tpk             $   110.00      

                                         Invoice 0230P004-1 – AutoZone                       $1,430.00  

 March 9, 2015                 Invoice 0230P004-2 – AutoZone                      $    330.00                                                     

                                          Invoice 0230P003-4 – 205 Bergen Tpk            $    880.00      

                                          Invoice 0230Z003-1 – 15 Liberty / Laon          $    220.00   

Job & Job: 

November 24, 2014 –      Voucher 31-0505 - Royal Realty                        $   847.00    

February 19, 2015            Voucher 31-0527- Royal Realty                        $    750.50 

February 23, 2015            Voucher 31-0528 – 15 Liberty Street                $    337.38   

March 9, 2015                  Voucher 31-0530 – AutoZone/7-Eleven            $    659.63 

March 12, 2015                Voucher 31-0533 - Royal Realty                        $ 1,082.75   

Giblin and Gannaio, LLC  

 March 2, 2015            Resolution – LukOil North America                      $    500.00 

                                                           PAJ Realty, LLC                              $    500.00 

                                                           First Hartford                                   $    500.00  

                              Brian Giblin, Esq. -   Retainer 1
st
 qtr                            $ 1,125.00    

         
Motion to Close:    Winton Ramsay;  ALL IN FAVOR  

ADJOURNMENT:   10:01pm 


