
WYCKOFF PLANNING BOARD 
SEPTEMBER 10, 2007 REGULAR MEETING MINUTES 

 
Regular Meeting: September 10, 2007 - 7:30 p.m. 
Location:  Court Room 

      Second floor, Memorial Town Hall 
 
Board Member Attendance: Gordon Stanley, Chairman; Robert Steinbruch, Vice 
Chairman; David Connolly, Mayor; Joseph Fiorenzo, Twp. Comm. Rep.; Randy 
Hoogerheyde; Fred Depken; Gerry Chi;  Dan Hartigan; Robert Kane, Alt. Absent: Kathy 
Scarpelli. 
 
Staff Attendance: Peter Ten Kate, Boswell Engineering Representative; Mark 
DiGennaro, Township Engineer; Joseph Perconti, Board Attorney; Susan Schilstra, 
Administrative Officer/Secretary.   
  

The following statement, in accordance with the Open Public Meeting Act, 
was made by the Chairman, Gordon Stanley, “The regular September 10, 
2007 Meeting of the Wyckoff Planning Board is now in session.  In 
accordance with the Open Public Meetings Act, notice of this meeting  
appears on our Annual Schedule of Meetings. A copy of said Annual 
Schedule has been posted on the bulletin board in Memorial Town Hall; a 
copy has been filed with the Township Clerk, The Record, The Ridgewood 
News and the North Jersey Herald and News - all newspapers having 
general circulation throughout the Township of Wyckoff.  At least 48 hours 
prior to this meeting the Agenda thereof was similarly posted, filed and 
mailed to said newspapers." 
 

Approval of the August 8, 2007 Work Session Minutes 
Approval of the August 8, 2007 Regular Business Minutes 
 

1  RESOLUTION TO APPROVE VOUCHERS FOR PAYMENT 
 

 RESOLUTION #07-09 
 

Board Member Steinbruch made a motion to memorialize this resolution to approve 
vouchers for payment. Second, Board Member Depken. Voting in favor:  Mr. Kane, Mr. 
Chi, Mr. Hartigan, Mr. Depken, Mr. Hoogerheyde, Mr. Fiorenzo, Mr. Steinbruch, Mayor 
Connolly, and Chairman Stanley. 

 
2  PUBLIC HEARING(S) SCHEDULED FOR THE 7:30 P.M. BUSINESS MEETING 
 
2A  BARRISTER HOME CONSTRUCTION, INC. (BARRISTER AT DEEP BROOK) BLK 

497 LOTS 7, 8.01, 10 & 11.01 (RA-25); Ravine Avenue.  Preliminary Major Subdivision/ 
variances.      
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The site presently contains four (4) lots.  One lot, which contains an existing residential 
dwelling, fronts on Grandview Avenue. The largest of the three lots, known as the 
Mason family property, was previously zoned by Court Order for Affordable 
Housing/Multi-family for 99 units. The application proposes to subdivide the remaining 
three (3) lots into nine (9) conforming lots and to construct a new single family 
residence on these lots. A total of six (6) new homes are proposed by the application. 

 
Mr. Robert Milanese, the principal of Barrister Home Construction and applicant, and 
Mr. Russell Huntington, the applicant’s attorney, were present.   
 
Chairman Stanley requested that all exhibits be marked at this time.  They were: 
A-26  Summation Memorandum from Russell R. Huntington, Esq. 
C-15 Summation Memorandum from Stuart J. Lieberman, Esq. minus Exhibit A 
 
Board Attorney Perconti said that he would like to acknowledge that Mr. Lieberman’s 
Exhibit A was discussed prior to a Board meeting in February with regard to the 
potential conflict of Boswell Engineering.  It has not been included as an exhibit in the 
form of the application or testimony thereof.  So this exhibit should not be considered in 
formulating the Board’s opinion.   
 
Michael F. Kauker, a principle of Kauker & Kauker, Wyckoff, NJ was sworn. He stated 
that he is a professional planner licensed in the State of New Jersey.  He is a member 
of the American Institute of Certified Planners and has testified before numerous 
planning and zoning boards over the years relative to applications for zoning 
amendments, use variances and various other types of variances under the jurisdiction 
of the Municipal Land Use Law.  He added that he is also the planner for the Township 
of Wyckoff. 
 
Board Attorney Perconti said Mr. Kauker should be recognized as an expert in planning 
from the Board perspective and has the right to call its experts in planning.  He asked 
Mr. Kauker to explain to the Board what variance is being sought for this application.   
 
Mr. Kauker said one principle variance is being sought for this application which is a 
variance from the requirements of the Township of Wyckoff steep slope ordinance.  It is 
necessitated by the location of the roadway.  Another deviation from the design criteria 
is a lot line not 90 degrees from the street line which is minor. This application proposes 
nine (9) new building lots in addition to the re-subdivision of Lot 7 upon which is a single 
family dwelling. The average sizes of the proposed lots are 53,717.2 square feet. The 
minimum lot size in this residential zone is 25,000 square feet.  The lot areas for the 
nine lots exceed the minimum lot requirement by more than a factor of 2 in lot area.  
The steep slope deviation variance is consistent with the zoning regulations of the 
township.  The roadway is to traverse through a portion of the steep slope area.  In 
terms of its horizontal and vertical alignment it provides appropriate access to the site.  
It affords the opportunity for the creation of substantially rectangular lots which can be 
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designed in a manner to be consistent with all of the other requirements of the zoning 
ordinance.  The layout of the subdivision is favoring of the road alignment toward the 
southerly boundary lines so that the lots on the southerly side of the proposed access 
cul-de-sac comply with the minimum depth requirement of 150 linear feet.  The typical 
depth of several lots located to the north which back up to Deep Voll Brook are well in 
access of the 150 foot minimum requirement in lot depth.  The portion of slope area 
that effectively is being encroached upon covers 180 linear feet of the roadways length. 
The roadway as proposed is 783 linear feet so that 22.9% of the road is in the area of 
encroachment into the steep slope area.  The amount of total area within the steep 
slope category is 185,350 square feet in area or 4.25 acres.  That steep slope area is 
compared to the amount of the area to be varianced within the 180 linear feet of the 
roadway that passes through the steep slope area is 86,017 feet. Out of the total of 
185,350 square feet or 4.25 acres is only 4.6% of the steep slope area within the site is 
essentially varianced to accommodate the roadway.  The nature of the design and 
construction of this roadway which will be able to pass through the steep slope area is  
reasonable and appropriate to accommodate a normal standard subdivision.  There will 
be no excessive building in the steep slope area.  A retaining wall is the only structural 
feature on this site which is 4' x 150' in length to accommodate the construction of the 
roadway.  The subdivision meets zoning requirements in the RA-25 zone. The 
subdivision as proposed maintains a reasonable balance between environmental 
preservation objectives as contained both in the steep slope ordinance and a 
recognition that the most significant prevailing environmentally sensitive aspect of this 
site is the Deep Voll Brook. The transitional bands of ridges traverse through the middle 
of the site.  Portions of the brook will be within each individual lot along the ravine and 
preserved by a conservation easement.  The approaches supporting the steep slope 
variance is in the Municipal Land Use Law.  The first is a C1 proof which is not 
appropriate or valid to support this variance from the steep slope for the following 
reasons.  Section 40-55D-70 is not applicable to this site.  There are exceptions on this 
site.  There is  nothing unique about the topography of this site.  The C2 approach is 
positive when the benefits of the proposed variance outweigh the detriments that would 
occur as a result of the encroachment into the steep slope area.  The location of the 
roadway maximizes the environmental preservation.  Also, the oversized lots provide a 
benefit because they are larger than the minimum lot requirement; they have an 
excessive depth which would allow for the preservation easement. The design of this 
subdivision sets the highest objection to preserve Deep Voll Brook.  The area of 
encroachment is approximately 4.6% of the entire area of steep slopes within this 13 
acre site.  Of the 3 categories where the violation occurs 53% of the area within the 
roadway is within the 15 to 19 % category; 29.1% is in 20 to 24% category and 17.5% is 
25% and over category.  The C2 proof can be applied to this application because there 
will be a lesser impact on the total site and on Deep Voll Brook. 
 
Township Committeeman Fiorenzo said that the total steep slope area that is proposed 
to be disturbed in the road area variance is 4.6%.  What is the percentage of the steep 
slope area to be disturbed as it relates to the entire tract? 
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Planner Kauker said that only 4.6% of the total areas within steep slopes are in the 
varianced category. 
 
Vice Chairman Steinbruch asked if Mr. Kauker sees a lot of conservation easements. 
 
Planner Kauker said a conservation easement allows for a highly flexible and creative 
setting for a criterion which would limit what property owners can place in this 
easement. 
 
Chairman Stanley asked if there are any questions of the audience. 
 
Mr. Lieberman said it is my understanding that my clients will be able to ask questions. 
 
Board Attorney Perconti said that Mr. Huntington will be able to ask questions of Mr. 
Kauker as well as the Board and Mr. Lieberman.  The public will also be able to ask 
questions of Mr. Kauker. 
 
Board Member Hoogerheyde asked what conditions or restrictions could be placed 
upon the property owners with regards to the conservation easement.  
 
Planner Kauker said there would be no construction in the conservation easement as 
well as a preservation of the existing ground covering and foliage.  Also there will be no 
change in grading of the topography of the land in the easement. 
 
Board Member Hoogerheyde asked who would be responsible if a tree falls down in the 
conservation easement. 
 
Planner Kauker said that the property owner would want to handle this. The County can 
assist in mantaining the water corridor area.  The Township of Wyckoff may want to 
participate in the integrity of the water corridor and assist in helping the property owner. 
 
Mr. Huntington said he has no questions of the planner. 
 
Mr. Lieberman said that Mr. Kauker testified that this application is for a C2 variance 
and the variance proofs for a C1 are not present.  He asked if Mr. Kauker was the town 
planner when the steep slope ordinance was enacted. 
 
Planner Kauker said he was the town planner but did not help in preparing it. 
 
Mr. Lieberman read from the steep slope ordinance and the purpose of the steep slope 
ordinance is to minimize the adverse and negative impact of construction in steep slope 
areas in the form of erosion, siltation, excess removal of vegetation and soil, flooding, 
soil slippage, water runoff, pollution, pollution of potable water supplies and the 
destruction of unique land forms and predominant views.  He asked if Mr. Kauker had 
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any educational background that would allow him to offer testimony as an 
environmental scientist.   
 
Planner Kauker said no.   
 
Mr. Lieberman said that Mr. Kauker cannot provide an expert opinion as to erosion, 
siltation, and all the purposes that I stated. 
 
Planner Kauker disagreed with this statement.  He said that in preparing the review for 
this application and his testimony he relied on the engineering drawings that were 
submitted by the applicant and reviewed by the township engineer.  Planners typically 
rely on the factual basis and opinion set forth by other professionals.  Planners must 
understand the design, engineering, and architectural aspect of the applicant and the 
effect it will have on the Municipal Land Use Law. 
 
Mr. Lieberman said that in terms of the environmental impacts or the detriments you 
relied on are the opinion of the Municipal Engineer.  
 
Planner Kauker said he relied on his reading of the plans as submitted to the Board. 
 
Mr. Lieberman asked if Mr. Kauker had visited this site.  He said that presently there is 
an existing private driveway.  He said that if the existing driveway was used there would 
not be a need for a steep slope variance.  He asked if Mr. Kauker had done any 
alternative evaluation as to the use of this existing driveway instead of constructing a 
new road and requiring a steep slope variance. 
 
Planner Kauker said that he had visited the site.  He said that he had not performed any 
alternative evaluation of the existing driveway. 
 
Mr. Lieberman asked if Mr. Kauker had read a memorandum by Mr. Scott Fisher, 
Wyckoff’s Public Works Manager dated December 6, 2006 stating that Lots 8.01 and 
8.02 seem extremely close to the ravine. 
 
Planner Kauker said yes that he did read this report. 
 
Mr. Lieberman said that this memo showed concerns with the future installation of 
pools, additions, sheds and retaining walls which may encroach closer to the ravine.   
 
Planner Kauker said he did not evaluate Mr. Fisher’s comments so he does not have an 
opinion as to the encroachment.  He added that there appears to be adequate area to 
accommodate typical backyard functions and he is not concerned with Mr. Fisher’s 
comments. 
 
Mr. Lieberman asked if Mr. Kauker had evaluated Wyckoff’s 2000 Periodic Re-
examination Report of the Wyckoff’s Master Plan prepared by Planner McKenzie. 
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Planner Kauker said he has read it but did not evaluate it for this meeting. 
 
Mr. Lieberman said that in Planner McKenzie’s report it is noted that 6 sites in Wyckoff 
are designated as environmental sensitive.  This particular site is one of those sites.  He 
opined that Wyckoff’s policy is to preserve these sensitive areas to the maximum extent 
permitted by law.   
 
Planner Kauker added it is the Township’s policy to preserve these critical areas within 
the framework of the existing zoning regulations so as to be mindful of the objective 
response to developmental proposals.  At the same time the township should mitigate 
for the design of those applications that would maximize environmental protection, 
create conservation easements, and protect the Deep Voll Brook.   
 
Mr. Lieberman asked Mr. Kauker who gave him this assignment? 
 
Planner Kauker said that the planning board requested that I review the application. 
 
OPEN TO THE PUBLIC 
 
Sidney Gold, 421 Old Mill Lane, Wyckoff, NJ.  He asked Mr. Kauker if he had examined 
any other projects Barrister projects such as Barrister Farms or the Barrister project on 
Old Mill Lane.  He added that most of the driveways which are asphalt have severe 
cracking in them.  He questioned whether the grading will be adequate so there will not 
be ponding at the end of the driveways. 
 
Mr. Huntington objected to this line of questioning.  It is not relevant to the application 
before the Board. 
 
Board Attorney Perconti sustained the objection.  This issue can be brought up at the 
public part of the meeting.  This is not a question for the Planner to testify to. 
 
Diane Sobin, 355 Lakeview Drive, Wyckoff, NJ.  In a memorandum dated November 
29, 2006 you stated that the steep slope disturbance “results in a large variance for 
each of the slope categories”.  She asked that Mr. Kauker review the maximum 
permitted disturbance for each of the 3 categories of slope.  During this discussion each 
slope category was 200% over the maximum allowed with regard to disturbance. She 
asked Mr. Kauker to explain what the 4.25% of disturbance means. 
 
Planner Kauker said the deviation from the ordinance may appear large or significant 
but when you place it within the context of the steep slope area for the entire site the 
nature of the variance becomes diminimus or 4.25%.  
Andrea Matteo, 421 Hartung Drive, Wyckoff, NJ.  She asked why would the township 
have the degrees of the specific slopes and then compare it to the whole project. 
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Planner Kauker said that steep slopes within the entire site are a valid method of 
analysis in order to determine the gravity and extent of the variance not withstanding 
the way the ordinance interprets the extent of slope change particular with roadways.   
 
William McCauley, 492 Ackerson Avenue, Wyckoff, NJ.  He said that the concentration 
of runoff from the roofs will lead to erosion.  How is the water runoff being handled from 
the houses.   
 
Planner Kauker said he is not qualified to answer this question. 
 
Michael Brienza, 458 Russell Avenue, Wyckoff, NJ.  He said that he has read all of Mr. 
Kauker’s reports. 
 
Mr. Huntington said this witness is represented by council. 
 
Mr. Lieberman said let him ask the questions. 
 
Township Committeeman Fiorenzo said that when objectors are represented by council 
the general rule of law is that the objector acts through council and doesn’t get to ask 
questions.  That is why Mr. Huntington is raising this question. 
 
Mr. Brienza asked if he is allowed to ask questions or not.  He asked Mr. Kauker to 
explain the statement in his report that the board should have the applicant justify the 
need for such large variances in each category.   
 
Mr. Kauker said that the applicant’s planner, Mr. Peter Steck, testified to this comment. 
 
Mr. Brienza said that it never went to the public to ask Mr. Steck any questions.  You 
also said that less infrastructure equals lesser impact.   Do you know the length of the 
proposed roadway. 
 
Planner Kauker said the road length is 783’.  There is no length standard in the State of 
New Jersey.   The town regulations have been over-ridden by the RSIS. 
 
Mr. Brienza said so the length of the roadway is more infrastructure than the town 
would like to see. 
 
Chairman Stanley said that months ago the Board spoke about the fact that our 
ordinance is over-ridden by the RSIS.  We don’t have a right to say how long the cul-de-
sac can be. 
 
Mr. Brienza asked if the conservation easement will have access to the public.  He 
asked if the Barrister Farms project has public access to that conservation easement. 
 
Mr. Kauker said he did not know. 
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Board Attorney Perconti asked Mr. Brienza to be more specific on the project that you 
are asking questions about. 
 
Mr. Brienza asked what the typical yard functions will be.  What is the size of the 
proposed houses to be? 
 
Planner Kauker said he did not evaluate the sizes of the home to be constructed. 
 
Mr. Brienza said he measured the houses and it looked like on Lot 8.01 and Lot 8.02 
the backyards may be 20’ x 25’.  Is this the typical size back yards should be. 
 
Planner Kauker said he has no knowledge of how Mr. Brienza has made these 
calculations.  I cannot answer your question. 
 
Mr. Brienza asked about the variances requested in context with the site itself.  Is this 
site in compliance with the Master Plan.  It the Master Plan calls for a preservation of 
open spaces and historic sites what areas are available in Wyckoff to preserve as open 
space as indicated in every revision of the Master Plan since 1978. 
 
Planner Kauker said the Township has a balanced array of environmental areas that 
are preserved in terms of stream corridors, the presence of County Park Facilities and a 
reasonable recreation area both active and passive.  Wyckoff has more than adequate 
land for open space. 
 
CLOSED TO THE PUBLIC 
 
Mr. Huntington asked if it is accurate to say that the proposed site plan is in complete 
conformance  with the Township of Wyckoff zoning standards. 
 
Planner Kauker said everything on the site plan is in conformance with the zoning 
requirements of the Township of Wyckoff except for the steep slope variances. 
 
Mr. Huntington said the steep slope variance occurs only in a small portion of the 
roadway.  The entire project complies with the zoning code as to how a municipality 
implements its master plan. 
 
Planner Kauker said that is correct. 
 
Board Member Hartigan said that you indicated that on this entire tract there are 
185,350 square feet of steep slope area.  And that represents approximately 4.25 
acres.  The variance portion of the roadway is 8,617 square feet  which represents 
4.6% of the total area of steep slope.  Also, 22.9% of the roadway itself is what 
encroaches into steep slope of the total length of the roadway. 
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Township Committeeman Fiorenzo said that Ms. Matteo asked why an analysis is 
performed on a roadway verses a single lot.  This is an individual analysis of each and 
every one of those nine lots that has to be examined under the Township of Wyckoff 
ordinance to determine whether there is a steep slope deviation or not.  After this 
review all of the lots fully conform.  When you build a road 100% of the area of the road 
gets disturbed. The Franklin Lakes steep slope ordinance does not include the 
roadway.  If this subdivision was being reviewed in Franklin Lakes there would be no 
issue and the roadway would be fully conforming.  
 
Planner Kauker said in the Township of Wyckoff this is a conservative interpretation 
and one meant to protect the steep slopes.  
 
Township Committee Fiorenzo said that the 4.6 % is the percentage of disturbance in 
the steep slope area of the roadway which violates the steep slope ordinance.   The 
total area within steep slopes is 22%. 
 
Chairman Stanley opened the meeting for public comment.  
 
OPEN TO THE PUBLIC  
 
Mr. Sidney Gold, 421 Old Mill Lane, Wyckoff, NJ.   He said that he has lived in Wyckoff 
for 28½ years and presently resides in a home that was constructed by Barrister 
Homes. 100% of the driveways in his development are cracked.  Ponding occurs during 
a rain storm at the end of the driveways. At the Barrister Farms development the 
driveways are also cracking.  He asked if this builder should construct homes in an 
environmental sensitive area. 
 
Mr. Huntington asked that Mr. Gold’s last statement be removed from the transcript.  It 
is extremely inappropriate to use that kind of testimony to discredit a developer.  The 
Board should disregard that testimony. 
 
Mr. Lieberman said that there has been no opportunity for the public to comment before 
tonight and I think there are issues of credibility to some extent because the proposal is 
in an area of environmentally sensitive. 
 
Board Attorney Perconti said the Board should note Mr. Huntington's objection.  The 
Board should understand that each case has to be decided by this Board strictly on the 
bases of what the facts have been introduced on the merit.  
Betsy Kohn, Co-chair of Sierra Club, North Jersey, 2400 Hudson Terrace, Fort Lee, NJ.  
She read into the record a resolution adopted by the Sierra Club.  The resolution 
requested that the proposed subdivision remain as open space.  
 
Edward Oldziey, 285 Wyckoff Avenue, Wyckoff, NJ was sworn. He stated that a 
subdivision application is before the Board on a site that is zoned RA-25. The 
responsibility of the Board is to decide whether this proposed subdivision meets the 
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Township of Wyckoff’s zoning requirements. He added that this group of residents just 
want to block the proceedings and get their way.   He would like to see this subdivision 
constructed. 
 
Vincent  Caramico, 601 Bridle Path, Wyckoff, NJ. He said that he lives adjacent to this 
subdivision.  He is concerned with the removal of 250 trees and possible blasting effect 
on his foundation.  He objects to the construction of this development and would like 
this property to become a park. 
 
Douglas Auld, 95 Park Avenue, Wyckoff, NJ was sworn. He said that he is a licensed 
professional geologist. He is concerned with the proposed stormwater detention system 
and the impact it may have on water runoff in the ravine and particularly down stream 
and the possible flooding that may occur.  He asked the Board to seriously evaluate this 
project. 
 
Alexander Zawacki, 636 Godwin Avenue, Midland Park, NJ.  He said that the ravine is 
beautiful and belongs to everyone in this community.  Wyckoff needs the open space 
and the beauty of the ravine.   
 
Toni Brienza, 308 Voorhis Avenue, Wyckoff, NJ.  She said that she has been a resident 
in Wyckoff for 22 years.  She is a local realtor and presently there are 104 homes 
currently available for sale in Wyckoff.  This development will not benefit anyone but the 
developer.  Please deny this variance application. 
 
Stacey Frenkel, 503 Stone Wall Court, Wyckoff, NJ.  She would like a pathway 
constructed to connect Barrister Farms to this proposed development through Red 
Rock Road.  It would be a safer pathway to get to Coolidge School other than along 
Grandview Avenue.  Whether this property is approved as a subdivision or a park, a 
pathway needs to be constructed in this area for a safer way for the children to get to 
school.  Thank you for considering my request. 
 

A FIVE MINUTE RECESS WAS TAKEN AT THIS TIME 
 
Cherie Weis, 474 Grandview Avenue, Wyckoff, NJ.  She said she takes her children to 
the ravine everyday and they trespass.  This subdivision will take away the great beauty 
of the ravine.  She said by looking at the Board Members they are past the child rearing 
age so they don’t realize how much young parents would like to keep the ravine. Please 
leave the ravine. 
 
Matt Ford, 168 Coolidge Terrace, Wyckoff, NJ.  He said he is opposed to the 
development of the ravine.  We do not want to suffer the loss of such a treasure just to 
make reasonable financial use of the property by the developer. 
 
John Nolan, 322 Village Place, Wyckoff, NJ. He said that he has a master’s degree in 
environmental science.  When the C2 variance is discussed we should look at its 
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current condition. He said that he is concerned with the sense of bias when it is stated 
only 4% of this site would need a variance. The developer will alter the current condition 
of the site. The Township Committee adopted the steep slope ordinance to limit 
development in environmental sensitive slope areas. I am opposed to the approval of 
this variance, the degradation due to siltation, contaminates, herbicides, and 
insecticides that will not be trapped by the retention system.   
 
Molly Hunter, 68 Colgate Avenue, Wyckoff, NJ.  She stated that she is a senior at 
Ramapo High School and actively participates in the environmental club at Ramapo 
High School.  She supports the preservation of the ravine. 
 
Alexis Apostol, 102 Kaitlyn Lane, Wyckoff, NJ.  She stated that she is a senior at 
Ramapo High School and also is a member of the environmental club.  She strongly 
opposes the construction of this development on this property. 
 
Vince Tortorelli, 39 Princeton Avenue, Wyckoff, NJ.  He is concerned with the water 
containment that will disseminate storm water.  No one can guarantee the ethnicity of a 
water containment and dissemination system especially with the frequent and intensity 
of the storm we have been having.  People move to Wyckoff because they like the look 
of the town.  The Board’s decision determines the legacy of the township and what you 
want the children to inherit. 
 
Richard Lynch, 377 Sicomac Avenue, Wyckoff, NJ.  I would like the ravine preserved as 
open space.  A better use for this property would be as open space and park land for 
the residents of Wyckoff.  It should be purchased as open space.   
 
Peggy Conley, 78 Colgate Avenue, Wyckoff, NJ.   Developers want to make money off 
of our town and really don’t care about Wyckoff.  The Board Members are the stewards 
who the residents turn to to protect our town.  Your actions define who you are. What 
do you want your legacy to be?  Wyckoff does not need and cannot afford the impact of 
another cul-de-sac.  There is no hardship in granting the variances required for this 
development.  This land is not suitable for development. 
 
Linda Tarzian, 576 Highland Avenue (Ridgewood, NJ).  If this development is approved 
the character of the town will be destroyed.  It will take guts from all of you gentlemen 
on the Board to not go through the herd mentality to look at the proposal and say do we 
really need this development.  The brook will remain but 250 trees will be removed.  
There is pressure on the Board when you all sit down to vote.  I’m asking you to have 
the balls to stand up and say maybe we don’t need to approve this application.  The 
developer has been very successful. We ask you to look us in the eye and be able to 
live with yourself tomorrow and even if you don’t take your children maybe you’ll take 
your grandchildren to the ravine.  When I come to these meetings I just look at all of 
you as gentlemen and say they have made their minds up.  And maybe you have. But I 
hope you see the number of people that have been coming to the meetings to let you 
know how we feel.  I do not support the proposal.   
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Clare Scanlan, 51 Ravine Avenue, Wyckoff, NJ.  I have enjoyed the beauty of the 
ravine for many years.  I think it would be  a colossal mistake to develop the ravine as is 
proposed because it will change the ravine and Wyckoff forever.  You have ample legal 
reasons to say no to this development.  Many of you on the Planning Board are 40 or 
50 years older than me and this decision that you have to make will have an effect long 
after you are off this Planning Board.   
 
Christina Holstrom, 208 Hillcrest Avenue, Wyckoff, NJ. She stated that she has a  
Master Degree in wildlife management.  I am concerned with the lose of wildlife and 
plant habitat.  Development of this property would destroy nesting, resting and feeding 
territory for birds along with other mammal, reptile and amphibian species. This 
property should be turned into a nature preserve such as the Lorimar Sanctuary in 
Franklin Lakes.  I am objecting to this subdivision and it should be preserved as open 
space. 
 
Mary Mahon, 64 Emeline Drive, Hawthorne, NJ.  I am concerned with the ramification 
with the water in the ravine.  Two residents in the center of town may lose their garages 
because of the water course change. 
 
Linda Vreeland, 413 Radcliffe Street, Wyckoff, NJ.  She stated that she is amazed that 
Mr. Milanese believes this is buildable land.  The Wyckoff Master Plan states to 
preserve historic and scenic sites and this site falls into that category.  The Board 
should not grant the variance.  The ravine is a historic gem in our town. 
 
Diane Sobin, 355 Lakeview Drive, Wyckoff, NJ.  I believe that the Planning Board has 
an obligation to citizens of Wyckoff to reject the request for a variance by Barrister 
Home Construction.  The steep slope ordinance allows the Board to reject the variance.  
Please have the courage to defend our own zoning laws and ordinances. The 
convoluted plans presented in hours of circular testimony, that cost the Friends of 
Wyckoff a lot of money in extra time, really proves that it is inappropriate to develop this 
beautiful piece of land.  I plead with you to enforce zoning laws and represent this 
community and not the developer. The entire 12.5 acres parcel of land should be 
preserved.  It will be destroyed under your watch if you grant this variance.  Our own 
Master Plan dictates that preservation is warranted.  Even a no vote by just a few of you 
will not clear your individual consciences for destroying this property for our community.  
Each and every one of the Board members will be held accountable by the public if the 
Board’s collective decision is to grant the variance.  You have been appointed to your 
position by our governing body because you have the expertise and knowledge to 
defend our zoning laws and plan wisely for our future.  It would be unfortunate if this 
community as a whole suffers from an approval.  How will citizens pay increased cost of 
services, increased burden on our schools, and possible increase in affordable housing 
burden that the township will need to provide. Barrister blatantly seeks to develop the 
entire town to the fullest extent.  The conservation easement is a mere token.   This will 
take courage on the Board’s part to reject this variance. 
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Andrea Mateo, 421 Hartung Road, Wyckoff, NJ.  I object to this application because it 
is not in keeping with the Wyckoff Master Plan.  The Citizens of Wyckoff were not 
allowed to exercise their rights in cross examining the experts at the beginning of the 
hearing.  The developer, Mr. Milanese, admitted that he knew the steep slope law when 
he purchased the property.  The Planning Board should not and can not defer your 
responsibility regarding storm water removal standards to the County or the DEP.  Also, 
I object to this application because the Planning Board never seriously explored the 
possibility of this land or even part of this land as remaining as open space. 
 
Heidi Cassells, 368 Cedar Hill Avenue, Wyckoff, NJ.  I am speaking to you as a local 
educator and a parent of children that have gone through the Wyckoff School System.         
Please save the ravine for future Wyckoff School System field trips. 
 
Martin Costello, 78 Colgate Avenue, Wyckoff, NJ.  I object to the Board granting any 
variance for this subdivision application.  What do you want your legacy to be in 
Wyckoff.  Make no mistake you are not an anonymous board.  Mr. Depken, Mr. Chi, Mr. 
Steinbruch, Mr. Stanley, Mr. Connolly, Mr. Hartigan, Mr. Kane, Mr. Fiorenzo. Your 
family, your neighbors and every resident in Wyckoff will know what you as individuals 
do here tonight.  The next chapter in the book, “On High Ground”, the history of the 
Township of Wyckoff, will be written tonight.  How do you want your names to appear in 
this book.  As the individuals who granted an exception to our laws to a developer so he 
could forever destroy a beautiful, historic, and cultural resource not only in Wyckoff, but 
in Bergen County and the State of New Jersey.  Or do you want your names in this 
book as individuals who upheld our laws and did your part in protecting and preserving 
this beautiful site.     Please do the right thing tonight. 
 
Gail Scanlan, 51 Ravine Avenue, Wyckoff, NJ.  I would like to object to the subdivision 
of the ravine.  Even though there is a conservation easement, I feel that once the 
property becomes private property than it will be lost.  Lots 8.01 and 8.02 will eventually 
apply for variances to construct swimming pools, decks, and fences. I urge you to 
preserve it for future generations. 
 
Aileen Stranzl, 209 Fox Hollow Road, Wyckoff, NJ.  My concern is the traffic impact and 
the elementary school down the street.  Also, the Ramapo High School bus stop is at 
the corner of Ravine Avenue and Grandview Avenue.  I am opposed to this application. 
 
Anthony Verga, 193 Anthony Place, Wyckoff, NJ.  We have lived in Wyckoff for 43 
years and we love this community.  I urge you to please defeat this proposal. 
 
Ralph Schudel, Jr., 756 Hickory  Hill Road, Wyckoff, NJ.  I have lived in Wyckoff for the 
past 36 years.  I object to the Barrister subdivision and would like save this land as a 
nature center or open space wildlife preserve. 
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Debra Hauenstein, 727 Mountain Avenue, Wyckoff, NJ.  The Ravine site is a beautiful 
area and historic as well.   I recommend that this land remain as open space. 
 
Robert Kwartler, 338 Canterbury Lane, Wyckoff, NJ.  I support in keeping the Deep Voll 
Ravine and Maple Lake as open space and preserve them as parks.   
 
Linda Tarzian, 576 Highland Avenue (Ridgewood, NJ). She asked the Board how many 
proposals for subdivisions you have during a year for more than one house.   
 
Board Attorney Perconti said Ms. Tarzian can research this subject on her own.  She 
also asked when a vote will be taken. 
 
Chairman Stanley said a vote will be taken when the Board has finished hearing public 
comment and the summations from the attorneys. 
 
Joanne Divney, 711 Mountain Avenue, Wyckoff, NJ.  I disapprove of Deep Voll Ravine 
application.  The ravine belongs to all of the Wyckoff residents.  The developer has 
made a lot of money.  All these people have come up to speak.  She feels the Board 
has not heard the public comments.  You are biased and you have already made your 
decision and I hope I am wrong.  We are going to destroy something beautiful that we 
will never get back. 
 
Warren Butterfield, 1 Nydam Lane, Wyckoff, NJ.  I am against this project.  I do not like 
this project because of the steep slope issue.  This property could be donated to the 
town or the town could purchase it.   
 
George Pitts, 675 Terrace Heights, Wyckoff, NJ.  In 1965 to 1971 Wyckoff residents 
were trying to preserve open space in town.  Spring Lake Park was purchased by the 
township and Spring Meadow was constructed as residential homes. I suggest that a 
moratorium be placed on building for awhile.  I suggest that the builder and the 
township compromise that some land is developed and some land is saved as a nature 
preserve. It could work to the interest of both parties.  
 
CLOSED TO THE PUBLIC 
 
Chairman Stanley asked each attorney for a summation. 
 
Mr. Huntington thanked the Board for volunteering their time and sitting in on these 
hearings.  I am concerned with the unfairness of the process particularly as it has 
played out this evening.  The unfairness falls as much on the Board as it does on some 
members of the public that came out to speak and on the applicant.  Each Board 
members has signed an oath to discharge their duties on the Planning Board according 
to law.  Each Board Member this evening has had their masculinity, their guts, their 
courage, their integrity and indeed their future called into question if they happen to 
vote in favor of this application this evening.  There have been a number of accusations 
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of bias and a fairly heavy hand at intimidation.  It should be made clear that the 
Planning Board members have an obligation to consider this application on a very 
specific and narrow set of rules and guidelines.  Those rules and guideline do not 
include the advisability of this property becoming a nature preserve, they don’t include 
taxes, ratable, or the density of Wyckoff.  None of that material is relevant. (Someone 
called out from the public “No one likes you”).  Most of the people that spoke this 
evening spoke to the question of open space.  The law states that where an application 
meets the zoning code it is virtually mandated that it be approved.  This includes an 
application that meets the zoning code and may need some incidental variances as part 
of it.  Despite that what has been said this evening this is a substantially conforming 
application.  The only variance has to do with the steep slope of the road. Variances are 
to be granted when certain facts are present.  Planning Boards are charged with 
developmental review and approval.  It is unfair to encourage the public to come to a 
meeting to express a point of view that is truly not relevant to the application.  Their 
opinions cannot be part of the evidence this evening.  It is unfair to my client.  He is 
entitled to have his application reviewed based upon your ordinance and the Municipal 
Land Use Law.  He is entitled to have the Board act based upon the oath you have 
taken and your individual perception after conferring with your experts and reviewing 
the evidence.  The merits and nature of this hearing is for permission to subdivide a 
piece of property that is compliant with the Township of Wyckoff’s zoning ordinances 
that have set forth a whole series of  standards for such as front, side, rear yards, area, 
percentages of coverage, slopes and roads. There is also a list of engineering 
standards that have to be met.  All material has been reviewed by all engineers and Dr. 
Pazwash, the drainage specialist and everyone agrees that this application is utterly 
compliant other than Mr. Merl.  The County and DEP still have to review this application 
with there own stable of engineers.  This application meets all of these standards. The 
only variance is for steep slopes.  There is no evidence that the variance needed to 
traverse that thin band of steep slopes is going to cause any siltation or erosion.  The 
case law is very clear and supportive of this.  This application is a permitted use. The 
bulk standard far exceed the zoning requirements. Larger lots are provided along with a 
conservation easement that is not required.  There is no evidence of a plausible 
alternative road layout.  Planner Kauker spoke to a C2 variance which is when it 
appears the benefits of granting a variance outweigh the detriment the Board must 
grant a variance.  There is no impact on the granting of a variance.  Having the use of 
the variance as a pretext to block the project so that someday it could be a nature 
preserve is again the law.  I do support a C1 variance also because it is a unique site.  
The Wyckoff steep slope ordinance, because of the way it is drafted and interpreted, 
makes any disturbance a variance.  The Mason family previously submitted a 
subdivision requesting 2 more lots for a total of 11 lots with 30 variances. They 
withdrew the application and sold the property.  The site was re-engineered in a 
completely different manner and now 9 lots are being proposed with 1 variance.    This 
application should be evaluated following the Municipal Land Use Law, the ordinances 
of the Township of Wyckoff and case law.  The variance should be granted by this 
Board.  A positive approval to this application is not a test of character but the courage 
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to live up to the oath of office that you took when you became a member of the 
Planning Board.  Thank you. 
 
Mr. Lieberman thanked the Board for their courtesy and patience during these 
proceedings.  The reason that people spoke this way this evening is because this is an 
emotional subject.  The residents are here to save this treasure which is a cultural 
resource and landmark with historic value.  Once this land is destroyed it cannot be 
replaced.  When there are variances involved with an application then the application 
needs to be reviewed carefully.  The steep slope ordinance states that the purpose of 
this ordinance is to avoid the destruction of unique land forms and predominant views.  
When the governing body enacted this ordinance it had in mind that steep slopes are 
often associated with unique land forms and predominant views.  The record is clear 
that the residents love and passionately care about this piece of property.  There is a  
request for a variance from this steep slope ordinance before you.  The developer does 
not have a right by law to develop this property.   The developer needs the Board to 
grant this variance.  The Board needs to compare the positive characteristics with the  
negative characteristics.  It’s the burden of the applicant to be able to present a full 
picture of both sides.  You heard that the positive criteria is for a better development.  
The negative aspects are defined in the ordinance.  There are concerns about run off 
and flooding into the ravine from development.  There has been no testimony from the 
applicant about these issues.  The burden to present this testimony was not discussed.  
And this reason alone is reason to not grant this variance.  The developer needs this 
road to construct this subdivision and cause this destruction.   The Re-examination of 
the Master Plan said this is one of five sites that warranted protection.  The Board 
would have sustainable grounds not to grant this variance.  We never heard what the 
developer could do with or without a variance.  There presently exists a driveway.  How 
many houses could have been built on that property without any variances. That should 
have been presented to the Board.  I am not challenging your manhood or your guts .  
I’m asking you to take full responsibility for the seriousness and unique nature of the 
question before you.  We provided you with testimony from Mr. Merl about the 
stormwater plan.  It does not meet the New Jersey Stormwater requirements.  There is 
a requirement that the developer recharge 100% of the stormwater produced on the 
property and must be satisfied RSIS standards.  The only thing that is recharged is 
water from the roof gutters and not every roof gutter is recharged.  And none of the 
storm water coming from the decks, sidewalks or driveways are being recharged.  This 
water goes into a detention basin and is not recharged.  The DEP does not review RSIS 
standards.  It is up to the Planning Board to review these standards.  The last issue is 
that there was not sufficient testing of the seepage pits which provides proper 
absorption.  They were supposed to be tested every 10 feet. Other reasons have been 
incorporated in my brief.  The Board should deny this application because it fails to 
meet  several key requirements.  Thank you. 
 
Chairman Stanley said it has been a very emotional evening.  There is so much 
information that needs to be taken into account over the past ten months. I would like to 
defer the vote until the next meeting.   
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Township Committeeman Fiorenzo agreed. 
 
Chairman Stanley said the next meeting is scheduled for Wednesday, October 10, 
2007 at 7:30 p.m.  The meeting will start with a vote on the Barrister at Deep Brook 
application.  Then the Board will continue with the next item on the agenda which is 
Barrister at Russell Farms. 
 
Mr. Lieberman wanted to make it clear that the record is closed.  There will be no more 
submissions from anyone. 
 
Chairman Stanley said there will not be any more submissions. 
 
 
 
There being no further business, a motion to adjourn the meeting was made and 
seconded and passed unanimously.  The meeting concluded at 11:30 p.m. 
 
 
 
        Respectfully Submitted, 
 
 

Susan Schilstra, Planning Board 
Administrative Officer/Secretary 


