
Township of Montclair 205 Claremont Avenue       Montclair, NJ 07042                 tel: 973-509-4954    fax: 973-509-4943

Janice E. Talley, PP/AICP
Director of Planning and Community Development

jtalley@montclairnjusa.org

 
MINUTES OF THE MONTCLAIR PLANNING BOARD MEETING

June 8, 2015

Call to Order.   Chair Wynn called the meeting to order at 7:40 pm and announced that it 
had been properly noticed in accordance with the Open Public Meetings Act.  

Roll Call.  Chair Wynn, Vice Chair Kurzweil, Mr. Brandon, Mr. Brodock, Ms. Seip, Mr. 
DeSalvo, Mr. Neiss, Mr. Watkinson and Ms. Talley were present.  Mr. Schwartz, Councilor 
McMahon, Mr. Rooney and Ms. Willis were excused.

Minutes.  A motion to adopt the minutes from the April 13, 2015 meeting with the 
corrections made by Mr. Brodock was made by Vice Chair Kurzweil, seconded by Chair 
Wynn and approved unanimously.  A motion to adopt the minutes from the April 27, 2015 
meeting as corrected by Mr. DeSalvo was made by Vice Chair Kurzweil, seconded by Mr. 
DeSalvo and approved unanimously.  A motion to adopt the minutes from the May 4, 2015
meeting was made by Mr. DeSalvo, seconded by Chair Wynn and approved unanimously.

Resolution for Application 2403:  22 Baldwin Street, LLC.  A motion to approve the 
resolution was made by Vice Chair Kurzweil, seconded by Chair Wynn and approved 
unanimously. A copy of the resolution is attached.

Application 2392:  Glenridge and North Willow Company – 161 – 167 Glenridge 
Avenue.  (Block 3208, Lot 1).  Site plan approval for 17 unit mixed-use building.    This 
application has been carried to the July 13 Planning Board meeting at the request of the 
applicant.  The applicant granted an extension of time and Ms. Talley announced that no 
further notice is required.

Application 2405:  CVS Pharmacy, LLC – 565 Valley Road.  (Block 1712, Lot 9).  Site 
plan application for changes to the parking lot.  This is a continuation of the hearing from 
April 27.  Craig Giannetti, Esq. introduced himself as the attorney for the applicant.  Mr. 
Giannetti stated that the applicant has responded to many of the comments made at the 
prior meeting.  

Douglas Grysko, project engineer, provided testimony about the changes to the site plan. 
The following exhibit was marked for record:

A-11:  Revised site plan rendering dated June 5, 2015.  

Mr. Grysko noted the changes to the site plan, as follows:

 Addition of a zoning schedule illustrating parking requirements.

 Addition of a note to the site plan indicating that all potholes in the parking lot will 
be repaired and the parking lot will be seal-coated and restriped.

 Additional traffic directional signage and pavement markings to denote vehicle 
circulation. 
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 Replacement of the 8’ tall chain link fence enclosing the trash area with a new 8’ 
high board on board fence.

 Addition of three 15-foot tall LED shoebox freestanding lights that will illuminate the
parking lot to a level of .5 footcandles.

 An additional landscaped island has been provided at the Cooper Avenue 
driveway.

 The landscape island adjacent to the egress driveway on Valley Road has been 
widened slightly at the driveway.

 Concrete curbing has been replaced with Belgium block curbing.

 The sidewalk near the Cooper Avenue entrance will be replaced.

 A note has been added to the plan that the ATM sign in the window will be 
removed.

 A Soil Erosion and Sediment Control plan has been provided.

Mr. Grysko addressed the comments in the Planner’s report.  Regarding Ms. Talley’s 
concern about the parking lot, he will review the potholes with the Board Engineer and 
add a note to the plan that the lot will be seal coated and resurfaced.  They will not do a 
complete resurfacing of the parking lot as requested by the Board Engineer.  

Mr. Grysko stated that stated that he discussed enlarging the size of the trash enclosure 
area with the manager, and it was determined that all debris will be located in the 
enclosed dumpster.  He mentioned that the problem is exacerbated by illegal dumping.

Mr. Grysko stated that the landscaped island cannot be extended to the east because it 
would make snow removal difficult.  Mr. Grysko stated that he will extend the landscaping 
along Cooper Avenue so that it extends to the sidewalk.  

Mr. Grysko stated that the applicant will repair the sidewalk along Valley Road as 
suggested in Ms. Talley’s memo.

Mr. Grysko stated that he has calculated the total landscaping area in the parking lot, 
which is 1.6 percent.  A waiver is required from the requirement for 5% landscaping.

Mr. DeSalvo stated that he is concerned about the waiver for landscaping in the parking 
lot and asked why the landscaped island could not be extended further east to comply 
with the Code’s landscaping requirement.  Mr. Grysko stated that extending the island will
make truck circulation and snow removal activities on the site difficult. 

Chair Wynn asked that additional landscaping be provided in the southwest corner of the 
parking lot.  The applicant agreed to this suggestion.

Vice Chair Kurzweil asked that additional landscaping be added to the southeast corner 
where the charity box is currently located.  The applicant agreed to provide additional 
landscaping at this location.

2



Planning Board Minutes of June 8, 2015                                        

Ms. Seip asked that drainage issues identified by the neighboring property to the south be
addressed.  Mr. Grysko stated that the lot currently drains to the street and does not 
impact the adjoining properties.  

Vice Chair Kurzweil asked about the purpose of the bollard near the west façade of the 
building. Mr. Grysko stated that the bollards are there to protect the utility pole.  Vice 
Chair Kurzweil suggested that an additional parking space be located in this area 
perpendicular to the building, eliminating the parking space in the southeast corner of the 
lot and thus allowing for additional landscaping in this location.  This space can be for 
employee parking.  The applicant agreed to look into this.  

Mr. Neiss stated that the existing vegetation along the eastern property line has not been 
maintained and needs to be cleaned up.  The applicant agreed to clean this area up.

The public was invited to question the witness.  There were no questions.  The public was
invited to make comments.  There were not comments.

Chair Wynn stated that the applicant has made significant changes to the plan to address 
the Board’s concerns.  He made a motion to approve the application with the following 
conditions:

1. Applicant will review the potholes and resurfacing details with the Township 
Engineer.  The applicant will provide specifications for the seal coating for the 
parking lot that ensures that the seal coating is a high quality sealant.

2. Applicant will repair the sidewalk at the southwest corner and northeast corner of 
the property, in addition to the sidewalk repairs already shown on the plan.

3. The applicant will install a landscape island at the southwest corner of the lot and 
will relocate the traffic directional sign to this location.

4. The applicant will investigate relocating the angled parking space at the southeast 
corner of the parking lot to the area adjacent to the building near the utility pole and
reserve this for employee parking.  This corner can then be landscaped.  If the 
parking space cannot be relocated, the area around the parking space will be 
landscaped.  The charity boxes will be placed on a concrete pad.

5. The applicant will store all refuse materials either in the refuse enclosure or inside 
the building.

The motion was seconded by Vice Chair Kurzweil and approved unanimously.

Application 2409:  Greythorne Development – 99 Claremont Avenue.  (Block 3211,
Lot 14).  Conceptual review of subdivision plat.  David Owen, Esq. introduced himself as
the attorney for the applicant.  Mr. Owen stated that the property is a corner lot at the
corner  of  Grove Street  and Claremont  Avenue and contains  the  former Drew funeral
home and at least one apartment.  A detached garage is located at the northwest corner
of the property. The property has 96 feet of frontage on Claremont Avenue and 172 feet of
frontage on Grove Street.  The property is located in the R-2 zone district and has a
minimum lot width requirement of 60 feet.  

Mr. Owen stated that the applicant proposes to demolish the existing buildings and 
subdivide the lot to create three lots with two-family homes.  One structure will be 
accessed via a driveway from Claremont Avenue and the other two lots will be accessed 
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by a shared driveway on Grove Street.  The subdivision as shown will require a lot width 
variance for the two interior lots.  The reason for these variances, which provide lot widths
of only 53 feet, is to provide additional space for the corner lot.  

Chair Wynn asked for clarification about which street the houses will front on.  Michael
Koep, the applicant, stated that the two interior houses will front on Grove Street and the
corner lot will have entrances from both Grove Street and Claremont Avenue.

Vice Chair Kurzweil asked where the front yard is measured from. Ms. Talley stated it is
measured from the top of the stairs as any covered area, such as porches, are required to
meet the front yard setback requirements.

Vice  Chair  Kurzweil  suggested  that  the  common  driveway  be  necked  down  at  the
entrance so that visually it looks like one driveway entrance.

Chair Wynn suggested that the houses continue the rhythm of the street, both in massing 
and in the style of the homes.  It is important that these houses have front porches, not 
open stoops, to maintain the rhythm of the street.  He stated that if this requires a front 
yard setback variance, he would be supportive of the variance because it is consistent 
with the design of the neighborhood.

Mr. Koep stated that porches are important and he plans to provide a covered front porch,
not an open stoop, in front of these homes.  He estimates that the houses will be about 
1,500 square feet for each unit.

Mr. DeSalvo asked if this proposal would trigger the inclusionary zoning ordinance.  Ms. 
Talley responded that the inclusionary ordinance is based on the net increase in the 
number of housing units on the property. If the net increase is 5 units or more, one of the 
units would have to be affordable.  Mr. Koep stated that there is a dwelling unit on the 
second floor and a dwelling unit on the third floor.

Ms. Seip asked if the apartments were used as dwelling units.  A neighbor in the audience
stated that these units have been occupied in the past.

Chair Wynn invited the public to make comments or ask questions.

William Scott asked if the property record cards were researched to determine the 
number of legal dwelling units on the property.  Chair Wynn stated that this is only a 
concept review and the purpose of the meeting is to make recommendations to the 
applicant.

Cheryl Mall of 103 Claremont Avenue stated that she has lived there since 1963.  She 
wants to be informed and included in discussions regarding this application.  She stated 
that the buildings as proposed would help the area.

Payment of Bills.  A motion to pay the bills was made by Vice Chair Kurzweil, seconded 
by Chair Wynn and approved unanimously.

Adjournment.  The meeting was adjourned at 9:15 pm.

Respectfully submitted,
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Janice Talley, P.P., AICP
Planning Board Secretary

RESOLUTION
PLANNING BOARD

TOWNSHIP OF MONTCLAIR

22 BALDWIN STREET, LLC             MPB APPL. #2403
22 Baldwin Street               June 8, 2015
Block 4211, Lot 1

WHEREAS, 22 BALDWIN STREET, LLC, with address c/o 27 Rockledge Place, Cedar 

Grove, New Jersey 07009, as applicant (the "Applicant"), with respect to real property located at 

22 Baldwin Street (Block 4211, Lot 1), in the Township of Montclair, County of Essex, State of 

New Jersey (the “Property”), made application to the Montclair Township Planning Board (the 

"Board") for minor site plan approval with a requested bulk variance (i.e., side yard setback) for 

the purpose of constructing a  canopy over the existing steps at the rear of the three-story building 

and which will extend into the rear yard in order to shield residents using the steps and a walkway 

to the driveway from potentially falling icicles and other weather related elements; and

WHEREAS, the Board received, marked into evidence, and reviewed the following: 

A-1: Application dated February 9, 2015, filed February 11, 2015;

A-2: Letter of tax collector certifying current payment of real estate taxes; 

A-3: Certification of publication;

A-4: Affidavit of service; 

A-5: Three (3) sheet plan set dated January 12, 2015, prepared and sealed by   Salvatore 

Corvino, 111 Brookfield Avenue, Nutley, NJ 07110, as follows:
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PL-1.1: Title Sheet
PL-2-1: Existing Rear Partial Plan @ Ground Level, Existing Rear & Side 

Elevations
PL-3.1: Proposed Rear Partial Plan @ Ground Level, Top View Plan, 

Proposed Rear & Side Elevations
A-6: Report of Janice Talley, PP, AICP, Board Planner, dated April 8, 20151; and

WHEREAS, the application was heard at a meeting of the Board held on April 13,

2015, at which time it was established that notice was properly published and served upon property

owners within 200 feet of the Property; and

WHEREAS, the Applicant was not represented by an attorney and the application was 

presented by Salvatore Corvino, the Applicant’s architect, whose credentials as an expert in that 

field were accepted by the Board; and

WHEREAS, the architect provided the Board with a brief overview of the proposed 

project indicating that the application is for the construction of a roofed canopy at the rear of the 

existing building to be connected to an existing double joist and extending out approximately 9’; 

its purpose is to cover the existing masonry steps coming down from the first floor to the rear yard,

which then connects to a perpendicular, existing 6’ wide concrete walkway that orients west 

toward a (shared) driveway located on the western side of the Property; the Applicant is also the 

owner of 18 Baldwin Street (Block 4211, Lot 2), the property located to the west of the Property 

which shares the driveway; the architect noted that a railing, approximately 30” off the ground, 

runs from the bottom of the rear steps to the top of the stairs; he indicated that the Applicant chose 

not to gable the roof completely because there was concern that light might not come into the first 

floor; the asphalt shingle roof of the canopy will be served by gutters and leaders; and 

WHEREAS, the Applicant introduced the testimony of Anthony M. Catalano, who, 

working with Mr. Corvino, will serve as the manager for this project; he testified that there will be 

1 Attached to the Board Planner’s report is the March 27, 2014 report of the Montclair Historic 
Preservation Commission (1 page) and the Board’s November 6, 2006 Resolution in connection 
with 18 Baldwin Street, LLC (6 pages), the adjacent property to the west.
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four 6” x 6” wood posts embedded into cylindrical concrete shorings in the grass portion of the 

rear yard that will support the canopy; he noted that in addition to the exterior stairwells located at 

on the rear façade of the building, there are also interior stairwells for residents’ use;  there will be 

two lights on a timer under the canopy and that the roof will be approximately 9’ 6” above the 

existing concrete walkway; and

WHEREAS, following the testimony of each witness presented by the Applicant, the 

public was invited to question each witness and, at the conclusion of the Applicant’s case, the 

public was invited to comment on the application; and 

WHEREAS, the Board carefully considered the testimony, reviewed the Exhibits (A-1 

through A-6), and considered the questions and comments presented at the public hearings by 

members of the Board and members of the public, and, based on all the foregoing, determined the 

following findings of fact and conclusions of law:

1. The “WHEREAS” recitals set forth above are incorporated, as if set forth at length, 

as part of the Board’s findings.

2. The Applicant’s application to the Board and all materials submitted in support of 

and in connection with it, including all correspondence, plans, surveys and exhibits, and the 

documents introduced and marked for identification at the Board’s hearing, together with the 

Applicant’s testimony and stipulations on the record, if any, as well as the testimony of the 

witnesses introduced by the Applicant and the persons otherwise heard by the Board, are all 

deemed part of the record of this application.

3. The Property is in the Pine Street Historic District and in the R-4 

Three-Story Apartment Zone.  It is located on the north side of Baldwin Street approximately mid-

way between Glenridge Avenue to the west and Highland Avenue to the east.
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4. The Property is improved with an existing three-story brick multi-family residential 

building; it shares with 18 Baldwin Street to the west an 18’, two-way driveway.  A striped parking

lot primarily for 18 Baldwin Street residents and a multi-vehicle, detached garage, also primarily 

for those residents, are located at the rear.  Based on the architect’s testimony and the Board’s 

November 6, 2006 Resolution (see Exhibit A-6), the Applicant owns and/or controls the adjacent 

property at 18 Baldwin Street and the driveway is subject to recorded cross-easements.

5. The Applicant will construct a canopy that will extend 9’ into the rear yard area 

behind the existing building structure.  The canopy will be 27½’ wide and will be set back from the

property lines as follows:  8’ 10” on the south side and 11’ 2” on the north side.  The roof will be 

comprised of asphalt shingles.  Per Montclair Code § 347-70C, in the R-4 Three-Story Apartment 

Zone, a 20’ side yard setback is required.  The application therefore necessarily requires a side yard

variance. 

6. The Board determines and finds that the testimony and opinions of the witnesses 

presented by the Applicant were credible unless expressly stated otherwise herein.

7. The Applicant, through its architect’s testimony and the exhibits has demonstrated 

to the satisfaction of the Board that the setback variance requested is de minimus and can be 

granted without substantial detriment to the public good and without substantial impairment to the 

intent and purpose of the zoning ordinance.  The design guidelines of the Pine Street Historic 

District reflect that many apartment buildings in the District include rear decks in order that front 

facades not have balconies and/or fire escapes.  With the proposed canopy located in the rear of the

Property, it will have virtually no effect on the visual environment of the Pine Street Historic 

District.  Moreover, since the intention of the canopy is to protect the building’s residents and 

guests from the elements and, more particularly, potentially falling icicles from upper floors, the 
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requested variance will be an appropriate use of land and will promote the public health, safety and

welfare of residents and visitors alike.  

8. The Board concludes that the Applicant proved that because exceptional physical 

features uniquely affecting the Property, including the pre-existing, non-conforming side yard 

setbacks, the requested variance could be granted without substantial detriment to the public good 

and would not substantially impair the intended purposes of the zone plan and zoning ordinance.  

N.J.S.A. 40:55D-70c.  The Applicant further proved that the purposes of the Municipal Land Use 

Law would be advanced by this deviation from the zoning ordinance requirements, and that the 

benefits of the deviation would substantially outweigh any detriments, would not cause substantial 

detriment to the public good, and would not substantially impair the intent and purpose of the zone 

plan and zoning ordinance.  

9. The Board finds that the Applicant has demonstrated that it is entitled to minor site 

plan approval and the requested side yard setback variance from the requirements of the zoning 

ordinance.

NOW THEREFORE, BE IT RESOLVED by the Planning Board of the Township of Montclair that the 

application of 22 BALDWIN STREET, LLC for minor site plan approval with one variance be and is hereby approved

and granted subject, to the following conditions:

1. All “WHEREAS” recitals, findings of fact and conclusions of law set forth above 

are incorporated herein by reference. 

 2. The Applicant’s application to the Board and all materials submitted in support of 

and in connection with it, including all notices, plans, surveys and exhibits, and the documents 

introduced and marked for identification at the Board’s hearings, together with the Applicant’s 

testimony and stipulations on the record, if any, and whether or not they appear herein as 
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conditions or otherwise, as well as the testimony of the witnesses introduced by the Applicant and

persons otherwise heard by the Board, and including the statements of the members of the Board, 

are part of the record of this matter.

3. The Property shall be developed strictly and entirely in accordance with the last 

revised plan presented to the Board, but will include the revised plan to be submitted and 

approved,2 the testimony of the Applicant’s witnesses, and the stipulations made on the record 

regardless whether the same, or any of them, appear in this Resolution as such and except to the 

extent, if any, as may have otherwise been modified by the Board. 

4. Based on the Applicant’s agreement, the Applicant shall repair the rear steps from 

the first floor to grade; a galvanized handrail and galvanized plate at grade will replace the current

handrail at that location.  Also, the entire deck at the rear of the Property (floors 1-3) shall be re-

stained.  

5. The Applicant has agreed to, and shall, comply with each of the three (3) 

recommendations set forth in the Montclair Historic Preservation Commission Report dated 

March 27, 2014.  

6. The Applicant shall continue to be responsible for payment of all escrow fees 

incurred pursuant to Montclair Code § 202-27, as well as for inspection fees pursuant to Montclair

Code §  202-28 and -28.1, and shall furnish such sums in full no later than twenty (20) days 

subsequent to a written request.

7. The Applicant shall provide proof that all currently due real estate taxes have been 

paid, escrow deposits have been posted, and inspection fees paid prior to the issuance of any 

building permit.  

2 The Applicant shall revise the Zoning Data Chart in its Title Sheet (Exhibit A-5, Plan PL-1.1).  
The only change shall be the inclusion (i.e., increase) of the lot coverage calculation for the area 
under the canopy.  
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8. The Applicant shall comply with all applicable statutes, regulations, codes, and 

ordinances of the State of New Jersey, County of Essex, and Township of Montclair.

BE IT FURTHER RESOLVED that this Resolution shall remain on file in the office of 

the Planning Board, a copy of this Resolution shall be mailed or otherwise transmitted to the 

Applicant’s attorney within 10 days of its adoption, copies shall be furnished to the Township 

Manager, the Township Council, the Township Clerk and the Township Tax Assessor, and notice of

approval of this Resolution be published as provided by law.

____________________________________
JOHN THOMAS WYNN, Chair
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