BYRAM TOWNSHIP PLANNING BOARD AGENDA
For Thursday, August 4, 2022, at 7:30 P.M.
Meeting Held at: 10 Mansfield Drive, Byram Township NJ
1. CALL TO ORDER
2. ROLL CALL
3. OPENING STATEMENT:
Adequate notice of this meeting has been published specifying the time and place in
compliance with the provisions of the Open Public Meetings Act.
4. FLAG SALUTE
5. MEETING MINUTES- July 21, 2022
6. NEW BUSINESS
SP3-2022 Veolia Water New Jersey Inc, Trout Brook Road, Block 58.01 Lot 1, FP Zone
Approval for new structure to house new water supply treatment equipment.
SP3-2022- 05.27.2022 Veolia Trout Brook Road
SP4-2022 Veolia Water New Jersey Inc, 8 Mountain Avenue, Block 43 Lot 206.02, R-5 Zone
Approval for new structure to house new water supply treatment equipment.
SP4-2022- 05.27.2022 Veolia Mountain Avenue
7. REPORTS FROM COMMITTEES
Architectural Review Committee
Building Committee
Environmental Commission
Open Space
Township Council
8. BILLS
Harold Pellow (7)- $2,075.00
Maraziti Falcon (17)- $6,240.00
9. OPEN TO THE PUBLIC
10. EXECUTIVE SESSION
11. ADJOURNMENT
The Board Engineer, Board Planner and Board Attorney are sworn in at the beginning of each year and are
deemed to be under oath on a continuing basis.

MEETING MINTUES
BYRAM TOWNSHIP PLANNING BOARD
MEETING, July 21, 2022
CALL TO ORDER: Chairman Shivas called the meeting to order at 7:30 p.m.
ROLL CALL:
Mayor
Chris Andrew
Lisa
Marie
John
Robert
Eric
Greg Michael George
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh Shivas
√

Present
Absent
Excused
Late

√

√

√

√

√
√

√

√

Also present: Attorney
Engineer
Planner
Secretary

√

√

Andrew Brewer
Thomas Knutelsky
Paul Gleitz, P.P. AICP
Caitlin Phillips

OPENING STATEMENT: Adequate notice of this meeting has been published specifying the time
and place in compliance with the provisions of the Open Public Meetings Act.
FLAG SALUTE: led by Chairman Shivas
MEETING MINUTES: Approval of July 7, 2022 Meeting Minutes
Mr. Chozick motioned to approve the minutes, seconded by Mr. McElroy:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
√

Motion
Second
Aye
Nay
Abstain
Absent

√
√
√

√

√

√

√

√

√

√

√

√

Motion carried.
RESOLUTIONS
SP8-2021 Goksun Goksu, 12 Ghost Pony Road, Block 361 Lot 2.03, R-3 Zone
Expansion a 4-family dwelling to 6 family
Chairman Shivas noted that on page 13, a note about preliminary and final site plan should be added
to reflect what was agreed to. Ms. Shimamoto motioned to approve the resolution, seconded by Mr.
McElroy:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
√

Motion
Second
Aye
Nay
Abstain
Absent

√
√
√

√

√

√

√

√
√

√

√

√

Motion carried.
Z12-2022 Emily and Zachary Levin, 15 Mayne Avenue, Block 28 Lot 305.02, R-4 Zone
Approval for side yard setback for porch enclosure
Mr. Chozick motioned to approve the resolution, seconded by Mayor Rubenstein:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
Motion
Second
Aye
Nay
Abstain
Absent

√
√
√

√
√
√

√

√

√
√

√

√

√

Motion carried.
Z09-2022 Anthony and Kelly Ioffredo, 25 Ranger Trail, Block 301 Lot 2338, R-5 Zone
Approval to enclose a bilco door and an addition to a single-family home
Mr. Chozick motioned to approve the resolution, seconded by Mayor Rubenstein:
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Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
√

Motion
Second
Aye
Nay
Abstain
Absent

√
√

√
√

√

√

√

√

√

√

√

√

Motion carried.
Z09-2021 Barbara Bolen, 89 Glenside Trail, Block 312 Lot 2050, R-5 Zone
Extension of approval to renovate home and add detached garage.
Mayor Rubenstein motioned to approve the resolution, seconded by Mr. Chozick:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
√

Motion
Second
Aye
Nay
Abstain
Absent

√
√

√
√

√

√

√

√

√

√

√

√

Motion carried.
SUBCOMMITEE MEETING
SP3-2022 Veolia Water New Jersey Inc, Trout Brook Road, Block 58.01 Lot 1, FP Zone
Approval for new structure to house new water supply treatment equipment.
Mr. McElroy said they reviewed the updated plans and review from the engineer. Mr. McElroy
motioned to deem this application complete and schedule it for 08/04, seconded by Ms.
Shimamoto:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
Motion
Second
Aye
Nay
Abstain
Absent

√
√

√

√

√
√

√

√

√

√

√

√

√

Motion carried.
NEW BUSINESS
SP2-2022 Byram Donuts, LLC, 25 Route 206, Block 29 Lot 201, VB Zone
Approval for drive thru, new driveway, parking expansion, loading space, and new signage
Mr. Hefele spoke on behalf of the applicant. The application is meant to address a queuing problem
on Route 206, which is a health and safety problem, and to better the building and signage; Dunkin’
Donuts was recently sold, so it’s being rebranded to D&D. They now need to comply with those
upgrades. This application is improving the situation for traffic and appearance.
Frank Truilo was sworn in as the architect. He was licensed in 1986; has testified for NJ Boards
including Newton, Sparta, Andover, and Ledgewood; and has worked on Dunkin’ projects for 29
years. He was deemed an expert. He discussed the floor plan; the only thing they’re adding is a walkin box in the back, which will have a charcoal-grey finish to match the rest of the building. They’re
replacing the roof with charcoal-grey, and they’ll remove the stucco and put up hardie plank in tan.
Below the eave will be a medium-grey color. The stone base will be wrapped around the building.
The sign facing Route 206 will be re-branded to Dunkin’. Inside the eave will have a replacement of
hardie plank. The sign over the drive thru will be replaced to say DD. They have a sign that says,
“America runs on Dunkin’;” if that’s too much signage, they’re okay removing it. Mr. Hefele said it
could be changed to “Byram runs on Dunkin’.” He confirmed with Mr. Truilo that this will improve
the aesthetics. Mr. Chozick confirmed the only change to the footprint is the walk-in. Mr. Truilo said
there will be a foundation and no access from the outside. Ms. Raffay asked where the walk-in is
now; there are single-door fridges and freezers in the basement and first floor, so they want to
consolidate that. Mayor Rubenstein asked about the mechanics. Mr. Truilo said they will have a split
system; there will be four AC condenser units behind the building, two for the walk-in box and two
units for the rest of the building. Mayor Rubenstein confirmed there’s an office upstairs; it’s not for
sleeping. Mr. Truilo doesn’t think there’s a bathroom up there. Mr. McElroy discussed signage. Mr.
Hefele submitted Exhibit A1, a photo of the existing building. He noted most of the signs are
existing. The sizes are close to what’s there; they’re internally illuminated. Ms. Shimamoto asked
about the awning sign. Mr. Truilo said there will be a prefabricated canopy, which will stick out
around 3.5 feet. It’s mainly for rainy days.
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Chairman Shivas opened to the public and no one spoke so he closed to the public.
Mark Gimigliano was sworn in as the engineer. He appeared in front of this Board before and is
licensed in New Jersey. He’s been an engineer for over 25 years. He was deemed an expert. Mr.
Hefele submitted Exhibit A2, a package of signs for the site. Mr. Gimigliano described the site; right
now there’s only room for about 5 cars for the order window and end of the driveway. When talking
to the owner, they noted it takes about 2 minutes to prepare orders; they need more room for the pickup spots. Mr. Gimigliano said the town’s concern seemed to be the driveway entrance. He submitted
Exhibit A3, a colored rendering of the site. They moved the order window further back into the site,
so that at least eight cars can queue there. They’re proposing to expand the parking into the
undeveloped area. The drive isle will also be extended. Eight cars could then fit between the pick-up
and order section. They removed two parallel parking spaces to help with circulation. They’ve added
a pick-up only space for larger orders. They added three additional employee spaces in the back. In
professional reports, it suggested to eliminate spaces on the north side for green space and reduce the
impervious coverage. It’s not something they can do because those 5 spaces are the most important. If
the drive-thru is full, this allows people to park. This also helps with larger vehicles. By expanding
the pavement, the impervious coverage would increase to 83%. The main concern is stormwater, so
they’ve proposed a subsurface detention basin that drains to the back of the site. Chairman Shivas
confirmed the drainage system is beneath the parking lot. The walk-in cooler will increase the
efficiency of the employees, because right now they have to walk downstairs for supplies. The
existing signs will be replaced with the new Dunkin’ brand information. Mr. Gimigliano reviewed the
sign information. There are two directional signs for the entrance and exit, which will be replaced.
They will comply with the ordinance requirements. It was requested that the exit sign be moved back
because currently it blocks the view. Mr. Gimigliano said the parking setbacks will be the same;
they’ll add landscaping including shrubs along the edge of the property, and some in front of the
condenser unit in the back. Chairman Shivas confirmed they’ll repave the entire site. Mr. Chozick
asked how the employee parking will be indicated; Mr. Gimigliano said signage.
Mr. Gimigliano said right now the building is open 24 hours; they’re reducing that to 5am-11pm.
They’re proposing additional lighting for the added parking in the back. The building lights will be
turned off an hour after everything has closed. The parking lot lights are proposed to be kept on for
security. Mayor Rubenstein asked why the hours are changing. Mr. Hefele said the demand isn’t
there. Mr. Gimigliano said they’re relocating the dumpster to the back corner of the property. Pick up
is before anyone arrives. The bypass lane will be used for the pickup. Deliveries other than donuts are
on Fridays at 5:30 am; no 18-wheelers or tractor trailers are used, just box trucks. Donut deliveries
are between 3-4am, and that’s by box truck, in the same location. The truck would block the parking,
but it’s in the morning before things get going. The truck is usually there for about half an hour. Mr.
Gimigliano discussed the vehicle maneuvering plan; one comment from the engineer was to adjust
the islands in the back to make the turn easier. Mr. Knutelsky said they’re amenable to having the
back portion of the island paved and hatched so that a portion is striped rather than relying on the
radius of the curb. A concern is cars clipping the corners. There is a height bar to clear the canopy.
Mayor Rubenstein emphasized the concern for constraints when turning. As you round the corner, the
curb should be softened or striped. Mr. Gimigliano said they can do a combination of softening it and
pulling the islands back. Mr. Hefele liked the idea of a beveled curb. Ms. Raffay confirmed the
parking spots in the back are 18 feet deep. There is about 5 feet of additional space behind them. Mr.
McElroy asked the difference in sales between the drive-thru and walk-ins. Mr. Gimigliano said
before Covid it was a 60-40 split, but now it’s around 90-10, mostly drive-thru. Mr. McElroy said he
wonders why there’s such emphasis on parking, if most business is from the drive-thru. Mayor
Rubenstein said he goes into the store, and is often trapped from the drive-thru. He suggested
rearranging the front parking so that people can pull through to the exit rather than going around. Mr.
Gimigliano said at some point it becomes infeasible to rearrange too much of the site. There are
typically 5 employee cars on site.
Mr. Gleitz noted that there are other issues with the impervious coverage beside stormwater runoff.
The other main reason is the landscaping required. There isn’t a lot of landscaping and buffering. The
whole back corner of the property is mature trees, which are proposed to be removed. Mr. Hefele said
they can’t address the queuing without going over on the coverage. Mr. Gleitz said some parking
spaces are problematic or not used; why are these being kept. It’s the front half of the site that is the
problem. Those spaces could be torn up and replaced with shade trees. Chairman Shivas said he likes
the Mayor’s idea of having the front spaces as pull-through spots. Mr. Gleitz said he’s not sure it’s
legal to have spaces that can be driven through. Mr. Chozick said a wider driveway would help
people looking to park enter the site. If a few front parking spaces were lost, maybe there would be
more space for queuing. Ms. Shimamoto asked why they need 19 spaces if 8 are required, if most
business is drive-thru. Mr. Gimigliano said not all the spaces are needed. Once sidewalk and curbs are
rearranged, the costs keep going up. Mayor Rubenstein said a lot of money is already invested in
signage, building improvements, and repaving, so a little bit of sidewalk should be able to be
included. Mr. Hefele said 90% of the business was drive-thru during Covid—it’s a little less now, but
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still mainly drive-thru. Mayor Rubenstein said then the focus should be optimizing the site for this.
Mr. Gimigliano said the owner is willing to give up the spaces up front; they want to keep the
handicap space that’s there. It would be turned into an outdoor patio area with green space. The
northern five spaces would be removed, and that would provide more room for queuing. Mr. Gleitz
said shade trees would help soften the look of the site.
Mr. Gleitz asked about the menu board and canopy. There was discussion about the notes on the sign
exhibit. There was further discussion about the heights and the menu board. Mr. Gleitz noted there
are requirements for advertising on boards; Mr. Hefele said it’ll be digital but static. Chairman Shivas
said there are businesses where the menu board is ahead of where you order, to help make up your
mind ahead of time. Mr. Hefele said Dunkin’ requires this specific layout for the menu board. Mr.
McElroy confirmed that the app is being used more. Mr. Gimigliano said they can submit a
landscaping plan to Mr. Gleitz for his approval. Mr. Gleitz is looking to have some shrubs and trees
added, particularly some evergreens. Ms. Shimamoto asked where they’ll put the snow. Mr.
Gimigliano said there’s space between the shrubs. Mr. Hefele said they’ll put it where they can on
site, and then the owner may need to get a bucket loader to take it off site. Mayor Rubenstein
mentioned the retaining wall; the distances were discussed. Ms. Shimamoto asked to explain why it’s
designated as an NJEMS site. The Environmental Commission isn’t sure what this is other than it
relating to the DEP. Mr. Hefele said there were no contamination issues when it was purchased, and
no compliance issues now. Mr. Gimigliano said one thought is when it was a Dairy Queen, there was
a septic system, so there are state permits needed for that.
Ms. Raffay asked about the sign on the side. Mayor Rubenstein said he likes the idea of it saying
“Byram Runs on Dunkin’.” Mr. Truilo confirmed they can do that. Mayor Rubenstein asked about the
EV ordinance. Mr. Hefele said he’s aware and they’ll comply. Mr. Hefele said they can make the
modifications, and would like to move the application tonight. Mayor Rubenstein noted they have to
correct the well on their plans. Mr. Gleitz confirmed the exterior parking is most important. He
reviewed the variances and relief, including preliminary and final site plan, landscape buffers, lot
coverage, parking in the side yard and rear, signage, shade trees, and screening. Ms. Shimamoto
asked about lighting. Mr. Gimigliano said there’s proposed lighting in the back. Mr. Knutelsky said
the existing and proposed lighting should be the same Kelvin scale. Mr. Gimigliano said it’ll all
match. Ms. Raffay confirmed the sign will not be illuminated overnight. Chairman Shivas noted at
the end of this they want a final site plan. Mr. Gleitz asked that they incorporate the sign plans.
Chairman Shivas opened to the public and no one spoke so he closed to the public.
Mr. McElroy motioned to approve this application with the variances and waivers Mr. Gleitz
outlined, seconded by Mr. Chozick, who added this is subject to final review by professionals:
Mayor
Ms.
Mr.
Ms.
Ms.
Mr.
Mr.
Mr.
Mr.
Mr.
Chairman
Rubenstein Franco McElroy Shimamoto Raffay Morytko Chozick Serrilli Smith Walsh
Shivas
Motion
Second
Aye
Nay
Abstain
Absent

√
√

√

√

√

√
√

√

√

√

√

√

√

Motion carried.
REPORTS FROM COMMITTEES
Architectural Review Committee: Mr. Morytko was not there.
Building Committee: Mayor Rubenstein said there was no meeting.
Environmental Commission: Ms. Shimamoto said there’s a meeting next week.
Open Space: Ms. Phillips said there’s a meeting next month.
Township Council: Mr. Gleitz said he read the previous meeting minutes, noting the recommendations
from the Council and Board. Mayor Rubenstein said Chairman Shivas should direct this action.
Chairman Shivas said this includes accessory structures. Mr. Gleitz said he’ll discuss this with the
Zoning Officer and Township Manager.
Zoning Report: Everyone had a copy.
OPEN TO THE PUBLIC
No one was in the public.
ADJOURNMENT
A motion to adjourn the meeting was made at 9:15 pm by Mr. McElroy, seconded by Ms. Shimamoto.
All were in favor. Motion carried. The meeting was adjourned.
Respectfully submitted,
Caitlin Phillips
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Resolutions Approved at
Previous Meeting

In the matter of 12 Ghost Pony Rd1, LLC
Case No. SP8-2021
BYRAM TOWNSHIP
PLANNING BOARD
RESOLUTION OF MEMORIALIZATION
RELIEF GRANTED:

Expansion of a Non-conforming Use
Front yard setback

WHEREAS, 12 Ghost Pony Rd1, LLC has applied to the Planning Board,
Township of Byram seeking preliminary and final site plan approval, along with a use
variance for premises located at 12 Ghost Pony Road and known as Block 361, Lot 2.03
on the Tax Map of the Township of Byram, which premises are in a “R-3” Zone; and
WHEREAS, by ordinance adopted by the Township Council of the Township of
Byram under statutory authority, the Planning Board and Zoning Board of Adjustment
were combined into one Board which Board possesses and may exercise all powers
granted to the Planning Board and Zoning Board of Adjustment pursuant to the
Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq., said single Board being known as
the Planning Board of the Township of Byram; and
WHEREAS, the Board, after carefully considering the evidence presented by the
Applicant and having conducted a public hearing has made the following factual
findings:
1. The Applicant is represented by Steven C. Schepis, Esquire.
2. The Applicant is seeking an expansion of an existing multi-family dwelling
from four (4) units to six (6) units, located along Ghost Pony Road, requiring
{343123.DOC.1}1
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

use variance relief from Section 240-53, as multi-family uses are not
permitted in the R-3 Zone. The Applicant is proposing an addition to the
existing structure, along with site improvements, that require variance relief
from Section 240-53.C.2, for the minimum front yard setback, as 50 feet is
required, 44.5 feet is existing and 32 feet is proposed. The following design
waivers are required:
a. Section 215-29.E.2 – one shade tree for every 10 parking stalls, none
proposed
b. Section 215-30.1A.1 – trash/recycling containers shall be located in
the rear year, side yard proposed
c. Section 215-30.1.A.2 – one loading space shall be provided, none
proposed
d. Section 215-30.2.C.5.b – parking spaces shall be 180 square feet, 162
square feet proposed
e. Section 215-34.B.2. – ½ footcandle per square foot in parking area,
less is proposed
3. The Applicant submitted the following documents:
a. Plans entitled “Proposed Addition to Existing Multi-Family Residence,
12 Ghost Pony Road, Byram, NJ 07821, Block 361, Lot 2-C; Tax
Sheet 7.07”, prepared by Michael A. Bet, Architect, PC, consisting of
seven (7) sheets, dated September 17, 2021 and last revised January
21, 2022.
{343123.DOC.1}2
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

b. A survey entitled, “Property Survey and Partial Topographic Survey
for 12 Ghost Pony Road 1, LLC, 12 Ghost Pony Road situated in
Township of Byram, Sussex County, New Jersey being known as Lot
2.03, Block 361”, prepared MJM Surveying & Engineering, LLC,
consisting of one (1) sheet, dated December 17, 2021 and last revised
January 17, 2021.
c. A plan entitled, “Proposed Addition Grading/Site Plan for 12 Ghost
Pony Road 1, LLC, 12 Ghost Pony Road situated in Township of
Byram, Sussex County, New Jersey, being known as Lot 2.03, Block
361 Tax map Sheet No. 7.07”, prepared MJM Surveying &
Engineering, LLC, consisting of one (1) sheet and dated December 17,
2021. Revised plans dated February 24, 2022, April 1, 2022 and May
19, 2022 were submitted.
d. A site plan entitled, “Proposed Addition Grading/Site Plan, Soil
Erosion & Sediment Control Plan/Details for 12 Ghost Pony Road 1,
LLC, 12 Ghost Pony Road situated in Township of Byram, Sussex
County, New Jersey, being known as Lot 2.03, Block 361 Tax map
Sheet No. 7.07”, prepared MJM Surveying & Engineering, LLC,
consisting of one (1) sheet and dated December 17, 2021. Revised
plans dated February 24, 2022, April 1, 2022 and May 19, 2022 were
submitted.
e. Land Development Application and other supporting documents.
{343123.DOC.1}3
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

f. A plan entitled, “Proposed Addition Grading/Site Plan, Lighting,
Landscaping & Highlands Exemption Plan for 12 Ghost Pony Road 1,
LLC, 12 Ghost Pony Road situated in Township of Byram, Sussex
County, New Jersey, being known as Lot 2.03, Block 361 Tax map
Sheet No. 7.07”, prepared MJM Surveying & Engineering, LLC,
consisting of one (1) sheet, dated February 24, 2022, revised on April
1, 2022 and May 19, 2022.
g. Septic System Repair for Krotoff/Hintze, prepared by Vipe
Engineering, P.A., consisting of 12 pages, approved by Byram
Township Health Department on October 4, 1989.
4. The Board received the following documents:
a. Completeness Review Memorandum from Cory L. Stoner, P.E.,
C.M.E., Planning Board Engineer, dated November 16, 2021, updated
April 10, 2022.
b. Engineering Review Memorandum from Cory L. Stoner, P.E., C.M.E.,
Planning Board Engineer, dated February 10, 2022.
c. Municipal Highlands Exemption Determination Memorandum from
Cory L. Stoner, P.E., C.M.E., Planning Board Engineer, dated
November 16, 2021 and February 10, 2022.
d. Memorandum from Paul Gleitz, P.P., AICP, Township Planner, dated
May 3, 2022.

{343123.DOC.1}4
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

e. Memorandum from Michael A. Pellek – Assistant Fire Chief, Byram
Township Fire Department, dated March 23, 2022.
f. Memorandum from Chief Kenneth Burke, Byram Township Police
Department, dated March 31, 2022 and May 31, 2022.
g. Comments from Brigitte Dupont, Secretary of the Environmental
Commission, dated March 31, 2022.
5. The following were marked for identification:
a. Exhibit A-1 – Two pictures of existing structure on site
b. Exhibit A-2 – Picture of Wood Shed for Garbage/Recycling Bins
c. Exhibit A-3 – Property Tax Card and Appraisal Data Collection form
noting the structure was built in 1975
d. Exhibit A-4 – Soil Log Reports, consisting of 4 sheets
e. Exhibit A-5 – Architectural Rendering of the Proposed Structure
f. Exhibit A-6 – Planning Exhibit for 12 Ghost Pony RD1, LLC,
prepared by John McDonough Associates
6. Duly noticed public hearings took place on May 5, 2022, June 2, 2022, and
June 16, 2022, at which time Mark Mantyla, P.E., L.S., the Site Engineer,
Michael Bet, AIA, the Applicant’s Architect, and John Leoncavallo, P.P., the
Applicant’s Planner were accepted as experts in their respective fields and
presented sworn testimony in support of the application. The subject property
consists of 55,888 square feet, with 281 feet of frontage along Ghost Pony
Road. The property is an irregularly shaped lot, surrounded by single-family
{343123.DOC.1}5
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

residential dwellings, with lot sizes from 1 to 3 acres.

The property is

improved with a four (4) unit residential structure, with associated paved
parking area. A large portion of the lot is rocky and wooded.
7. The proposal includes the addition of 900 square feet to the existing 1782
square feet of building footprint. Additional site improvements include the
expansion of the existing parking area, buffer plantings, sidewalks, a relocated
and expanded trash enclosure, retaining walls, and stormwater management
system.
8. The current parking lot is a large, paved area, with no curbs or striping. The
proposed parking area will have a retaining wall, with a maximum height of
3.8’, to address the grade change. Curbing will be added, and the parking lot
will be striped to define the parking spaces. Hedges are proposed around the
parking lot to create a vegetative buffer. The proposal will require a design
waiver for the 9’x18’ parking stalls, which are consistent with the Residential
Site Improvement Standards, but the Township’s Code requires 180 square
feet and only 162 square foot spaces are proposed. A parking space compliant
with the Americans with Disabilities Act and a Make-Ready Electric Vehicle
Charging Space will be constructed in the parking lot.
9. Flood lights are proposed on both ends of the structure, with wall sconces
proposed at the doorways. Three (3) lampposts are proposed around the
parking lot, which will result in less footcandles than is required by the
Township’s Code, necessitating a design waiver. The lighting is in line with a
{343123.DOC.1}6
12 Ghost Pony Rd1, LLC
Case No. SP8-2021
06/28/22, 07/11/22, 07/13/22, 07/21/22
MF# 5000-003

residential lighting plan and not a commercial parking lot. To confirm that the
lighting is sufficient for safety reasons, the Applicant agreed to an as built
review and approval by the Board Engineer.
10. There are existing drainage mechanisms in place on the property, including a
French drain that directs runoff around the parking lot, and away from the
septic system. It was noted that there are drainage issues on the property, and
in the neighborhood generally, that may be alleviated as a result of the
installation of a stormwater management system on this site. The Applicant
proposed and revised a stormwater management system that would collect the
roof runoff,
11. A new garbage/recycling enclosure is proposed in the side yard, requiring a
design waiver. The residents are responsible for bringing their respective
containers to the roadside for pick up. As the request of the Board’s Planner,
a passive recreation area with a vegetative buffer will be provided, subject to
Mr. Gleitz’s review and approval. No invasive species will be planted in the
vegetative buffer.
12. Daniel Wohlleb, a resident of the existing multi-family structure, testified,
under oath, that there are currently no flooding concerns, or issues related to
water pressure or the sufficiency of the septic system. He commented that
generally parking is not an issue, but for an occasional party, and that the
proposal will be an upgrade to the property. He noted that he wished to
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remain in the area, as the neighborhood was safe and there is a good school
system.
13. Mr. Mantyla testified, in depth, to the design of the stormwater management
system, noting that test pits were dug, and the first four (4) feet of soil was
clay and had poor infiltration properties. The second four (4) feet were
comprised of gravel and sand and were favorable for infiltration. At the test
pit, eight (8) feet were dug without encountering bedrock. The groundwater
table appeared at around six (6) feet. Pursuant to New Jersey Department of
Environmental Protection Standards, infiltration basins must be constructed at
least two (2) feet above the water table; the Applicant is able to comply with
that requirement.
14. Currently, the existing runoff is piped to the southernmost portion of the
parking lot into a scour hole, which is utilized to prevent erosion but are not
designed for infiltration. The proposal includes directing the roof leaders and
French Drain (curtain drain) to an infiltration basin that is located partially
under the parking lot. An in-depth discussion ensued regarding a redesign of
the stormwater management system to address all of the runoff on site, not
only the stormwater captured from the roof leaders and French Drain.
15. After considering the comments from the Board and its professionals, the
Applicant proposed amending the application to seek Preliminary Site Plan
Approval, with the related use variance relief.

If successful, they will

redesign the stormwater management system for review by the Board
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Engineer before returning to the Board for Final Site Plan Approval.
Applicant must obtain Final Site Plan Approval prior to seeking any
construction permits. The Applicant agreed to an Operation and Maintenance
Plan for the Stormwater Management System that would be recorded as a
Deed Restriction.
16. Michael Bet provided an overview of the existing and proposed architectural
design for the building. The witness testified that the existing units are two
(2) stories, with two-bedrooms, two-bathrooms, a living room and eat in
kitchen. The additional two (2) units will mirror the layout of the existing
units. However, the project will result in upgrades to the exterior of the entire
structure, including one single, covered porch, proposed dormers, stone-based
veneer and new finishes. After construction, the addition will appear as part
of the original structure.
17. The proposed façade changes raised a concern with the Board and the witness
testified that all bedroom windows would be code compliant for egress, and
the roof line would not be modified.
18. John Leoncavallo offered the planning testimony in support of the use
variance, pursuant to N.J.S.A. 40:55D-70(d)(2), for an expansion of a nonconforming use; namely a multi-family dwelling in a single-family zone. The
criteria for a “(d)(2)” is more relaxed than the standards for a strict use
variance (N.J.S.A. 40:55D-70(d)(1)).
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19. The witness presented A-6, discussing the pictures of the subject property
from various locations, noting that the property is surrounding by significantly
larger single-family residence.

The witness opined that the proposed

architecture will be consistent with the larger homes in the area. The house
sits at a lower elevation than the surrounding properties, at the slope of the
mountain.
20. An Applicant must meet the positive criteria by establishing that the proposed
development will satisfy the “special reasons” allowing the Board to grant the
use variance. The proposed development will promote the following purposes
of the Municipal Land Use Law, as set forth in N.J.S.A. 40:55D-2:
a. Purpose A – Encourage the appropriate development of lands in a
manner which will promote the public health, safety, morals, and
general welfare
b. Purpose G – Provide sufficient space for a variety of residential uses to
meet the needs of New Jersey Citizens
c. Purpose I – Promote a desirable visual environment through creative
development techniques
d. Purpose M – Encourage land development with a view of lessening the
cost of development and an efficient use of land
21. In support of the positive criteria, the Applicant’s planner opined that the
proposal will result in a diversified housing stock in Byram by providing
needed rental units.

The upgrades in the architectural will improve the
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aesthetic appearance of the property and create a visual conformity with the
surrounding single-family homes. The upgraded septic system will improve
the utilities on the property and the stormwater management system will be
designed to resolve the drainage problems in the area. It was noted that the
property is located in the Highlands Preservation Area, which has limited
development and the proposed addition would be an efficient use of land.
22. In order to be entitled to a use variance, an Applicant must meet the negative
criteria by showing that the development will not impair the zone scheme and
is not inconsistent with the Master Plan. The witness opined that there would
be no impact to the zone plan and that the site could accommodate the issues
related to the expansion of the use. The proposed development is an expansion
of the existing use and introducing a multi-family use in a single-family zone.
23. In addition to the use variance, a variance for the front yard setback to the
proposed covered porch is required, as 32 feet is proposed, 44 feet is existing
and 50 feet is required. Mr. Leoncavallo testified that the existing conditions
created a hardship for compliance with the front yard setback, and the
expansion was related to the hardship. He opined that there would be no
impact to light, air or open space of the neighbors, as the improvements are
setback from the roadway with significant buffers. The front porch provide
protection for the residents and improves the aesthetic appearance of the
property. It was noted that the front yard setback is measured from the porch
to the right-of-way and not the roadway.
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24. Mr. Leoncavallo noted that the design waivers were appropriate for the
development. The parking stalls will be delineated, which will improve the
circulation and functionality of the parking lot.

The proposed landscaping

and lighting are appropriate for the property. These improvements, along with
the stormwater management system, will improve the property and the
neighborhood.
25. Finally, it was noted that per Burbridge v. Mine Hill Tp., 568 A. 2d 527, NJ
Supreme Court, 1990, the improved aesthetic appearance of the property can
be tied to the general welfare of the area and the overall enhancement of the
property.
26. The property is located in the Highlands Preservation Area and the proposed
development is within Exemption #4, for the reconstruction of any building
within 125 percent of the footprint of the lawfully existing impervious
surfaces on the site, provided that the reconstruction or redevelopment does
not increase the lawfully existing impervious surface by one-quarter acre or
more. The plans indicated that the increase in impervious coverage would be
less than 125% of existing coverage and 0.0373 acres.
27. The proposed areas of disturbance will be greater than 5,000 square feet,
which requires approval from the Upper Delaware Soil Conservation District.
28. Members of the public actively participated in the public hearings. The most
significant concern was the drainage issues that currently exists in the area and
the impact further development would have on the neighborhood. Members
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of the public testified to the history of the property and concerns with prior
owners and tenants.

Additionally, Ghost Pony Road is a narrow, quiet

roadway, which they believe will change because of two additional units and
the increase on traffic and on-street parking. It was noted that the area is
generally rocky and not favorable to many drainage techniques.
29. After open deliberations, a member of Board made a motion to deny the
application, which resulted in a vote of 2 in favor of the denial and 5 opposed.
A motion was then made to approve the application, which was supported by
5 affirmative votes.
WHEREAS, the Board has determined that the relief requested by the Applicant
can be granted without substantial detriment to the public good and without substantially
impairing the intent and purpose of the Zone Plan and Zoning Ordinance of the Township
of Byram for the following reasons:
1. The Board found the testimony of the Applicant’s witnesses to be competent
and credible.

The Board weighed the Applicant’s presentation and the

guidance from its professionals and determined that relief could be granted
from Section 240-53 to permit the expansion of a non-conforming use,
pursuant to N.J.S.A 40:55D-70D(2). The within approval of a Use Variance
with related Preliminary Major Site Plan is granted, along with a front yard
setback variance, for the addition of two rental units on the subject property.
2. The Applicant’s Planner, with the support of the testimony from the Site
Engineer, and the Architect, was able to establish the positive and negative
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criteria required by the Municipal Land Use Law.

The proposed

development will improve the appearance of the property, as well as diversify
the housing stock in Byram with needed rental units and improve the existing
drainage issues in the area.
3. Specifically, the proposed development will meet several of the special
reasons set forth in the Municipal Land Use Law, namely:
Purpose A – the proposed development will improve the efficiency of
operations and the aesthetics of the site, promoting the public health,
safety and welfare
a. Purpose G – Provide sufficient space for a variety of residential uses to
meet the needs of New Jersey Citizens
b. Purpose I – Promote a desirable visual environment through creative
development techniques
c. Purpose M – Encourage land development with a view of lessening the
cost of development and an efficient use of land
4. The Board was satisfied that the proposed increase in the number of units
would not negatively impact the surrounding area, as the multi-family use has
been on the property since 1975 and the proposed improvements would
benefit the surrounding community. The architectural improvements will
result in a visual appearance that is consistent with the surrounding singlefamily homes.
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5. Relief can be granted pursuant to N.J.S.A. 40:55D-70C from the Section 24053.C.2 of the Township’s Zoning Ordinance, as the required minimum front
yard setback is 50 feet, 44.5 feet is existing and 32 feet is approved.
6. N.J.S.A. 40:55D-70C(1) indicates that a variance may be granted under its
“hardship” provisions, with the hardship being related to the exceptional
narrowness, shallowness, shape of the property, unusual topographic conditions or
by reason of the location of the existing structures on the property. The existing
dwelling has a non-conforming front yard setback, resulting in a hardship for the
Applicant. The proposed addition will further encroach into the setback based on
the location of the structure and the configuration of the lot.
7. Finally, the following design waivers have been granted, as they are reasonable
and result in a better plan for the property.
a. Section 215-29.E.2 – one shade tree for every 10 parking stalls, none
provided
b. Section 215-30.1A.1 – trash/recycling containers shall be located in
the side yard, where the site plan ordinance requires that it be located
in the rear yard
c. Section 215-30.1.A.2 – one loading space shall be provided, none
provided
d. Section 215-30.2.C.5.b – parking spaces shall be 180 square feet, 162
square feet spaces will be constructed
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e. Section 215-34.B.2. – ½ footcandle per square foot in parking area, the
parking lot lighting will be less than required
NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the
Township of Byram on the 21st day of July 2022 that the approval of the within
application be granted subject, however, to the following conditions:
1.

The Applicant shall comply with all the conditions and standards set forth in
Section 240 of the Township’s Ordinances.

2. Applicant shall obtain approval from the Sussex County Health Department for
the proposed septic system and the existing well prior to the issuance of any
Certificate of Occupancy.
3. The Applicant shall obtain approval from the Upper Delaware Soil Conservation
District prior to the start of construction.
4. The Applicant shall install a Make Ready, Electric Charging stall on the property,
as required by New Jersey Statute.
5. The Applicant shall designate a parking stall, compliant with the requirements of
the Americans with Disabilities Act.
6. A final as-built lighting plan shall be reviewed and approved by the Board
Engineer after a field inspection.
7. A final landscape plan shall be subject to the review and approval of the
Township Planner.
8. Applicant shall plant native species around the house and along the parking lot, as
recommended by the Environmental Commission.
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On motion of: Ms. Shimamoto
Seconded by: Mr. McElroy
The vote on the Resolution was as follows:
AYES: Five (5): Mr. McElroy, Ms. Shimamoto, Ms. Raffay, Mr. Chozick, Chairman Shivas
NAYS: Zero (0)
ABSTAINING: Two (2): Mayor Rubenstein, Ms. Franco
ABSENT: Four (4): Mr. Morytko, Mr. Serrilli, Mr. Smith, Mr. Walsh
I certify that the above Resolution is a
true copy of a Resolution adopted by
the Planning Board on
June 21st ,
2022 and is in effect for one year.
Caitlin Phillips
____________________________________
Caitlin Phillips, Planning Board
Secretary
Dated: 07/26/2022
Prepared by: Alyse Landano Hubbard, Esq.
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In the matter of Emily and Zachery Levin
Case No. Z12-2002
MF 5000-024
BYRAM TOWNSHIP
PLANNING BOARD
RESOLUTION OF MEMORIALIZATION
RELIEF GRANTED:

Side Yard Setback

WHEREAS, Emily and Zachery Levin have applied to the Planning Board,
Township of Byram seeking approval for ex post facto approval for an addition on the
rear of the home located at 15 Mayne Avenue, and known as Block 28, Lot 305.02 on the
Tax Map of the Township of Byram, which premises are in a “R-4” Zone;
WHEREAS, by ordinance adopted by the Township Council of the Township of
Byram under statutory authority, the Planning Board and Zoning Board of Adjustment
were combined into one Board which Board possesses and may exercise all powers
granted to the Planning Board and Zoning Board of Adjustment pursuant to the
Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq., said single Board being known as
the Planning Board of the Township of Byram; and
WHEREAS, the Board, after carefully considering the evidence presented by the
Applicant and having conducted a public hearing has made the following factual
findings:
1. The Applicants are the current owners of the subject property. The prior
owners, Dennis and Janice Capuano originally submitted the Application for
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relief and the Levins accepted responsibility for pursuing the Application after
the sale of the property was finalized.
2. In support of the application, the following documents were submitted:
a. Location survey prepared by Troast Surveying Assoc. dated January 2,
1976
b. A listing from the Morris County Board of Realtors, date unknown
c. Architectural sketches, dated May 26, 2002 and pictures of the
dwelling, consisting of 4 pages
3.

The Board received the following memorandum:
a. Cory L. Stoner, P.E., P.P., C.M.E., the Planning Board Engineer, dated
June 30, 2022
b. Environmental Commission, dated June 3, 2022

4. A duly noticed public hearing occurred on July 7, 2022, at which time
Zachery and Emily Levin presented sworn testimony in support of the
application. During the due diligence period prior to the purchase of the
home, the Levins discovered that the 1991 addition on the rear of the home,
was constructed without the proper municipal permits.

It is their

understanding that the room was a sunroom that was enclosed. The addition
in the rear of the home extends the pre-existing, non-conforming setbacks,
requiring relief from Section 240-54 of the Township’s Code, as the required
side yard setback is 15 feet, and 10 feet is existing on both sides.
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5. The subject property is non-conforming as to lot area, which is 50% of the
required lot area in the zone and lot width, which is also 50% of what is
required. Accordingly, the subject property is a deep, narrow lot, which
creates a hardship for the homeowner.
6. The property is located in the Highlands Preservation Area, and it was noted
that construction activities related to the construction of improvements to a
single-family dwelling would qualify for Highland Exemption #5 and would
not be subject to the restrictions of the act.
7. There is a patio in the rear and an adequate root system and appropriate
grading to address stormwater runoff. With recent significant rainfall, runoff
has not been an issue. The Applicants testified that they are merely seeking to
obtain all the necessary approvals for the home.
8. No one from the public was present for the hearing.
WHEREAS, the Board has determined that the relief requested by the Applicant
can be granted without substantial detriment to the public good and without substantially
impairing the intent and purpose of the Zone Plan and Zoning Ordinance of the Township
of Byram for the following reasons:
1. The Board found the witness testimony to be competent and credible. Relief can
be granted pursuant to N.J.S.A. 40:55D-70C from Section 240-54 of the
municipal zoning ordinance to permit a 10-foot side yard setback, where 15 feet is
required on both side of the structure.
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On motion of: Mr. Chozick
Seconded by: Mayor Rubenstein
The vote on the Resolution was as follows:
AYES: Three (3): Mayor Rubenstein, Mr. Chozick, Chairman Shivas
NAYS: Zero (0)
ABSTAINING: Three (3): Mr. McElroy, Ms. Shimamoto, Ms. Raffay
ABSENT: Five (5): Ms. Franco, Mr. Morytko, Mr. Serrilli, Mr. Smith, Mr. Walsh
I certify that the above Resolution is a
true copy of a Resolution adopted by
the Planning Board on July 21st, 2022
and is in effect for one year.
Caitlin Phillips
____________________________________
Caitlin Phillips, Planning Board
Secretary
Dated: 07/22/2022
Prepared by: Alyse Landano Hubbard, Esq.
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In the matter of Anthony Ioffredo
Case No. Z09-2022
MF#5000.021
BYRAM TOWNSHIP
PLANNING BOARD
RESOLUTION OF MEMORIALIZATION
RELIEF GRANTED:

Front Yard Setback
Side Yard Setback
Maximum Building Coverage

WHEREAS, Anthony Ioffredo has applied to the Planning Board, Township of
Byram seeking approval to construct additions on the existing home for premises located
at 25 Ranger Trail and known as Block 301, Lot 2338 on the Tax Map of the Township
of Byram which premises are in a “R-5” Zone;
WHEREAS, by ordinance adopted by the Township Council of the Township of
Byram under statutory authority, the Planning Board and Zoning Board of Adjustment
were combined into one Board which Board possesses and may exercise all powers
granted to the Planning Board and Zoning Board of Adjustment pursuant to the
Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq., said single Board being known as
the Planning Board of the Township of Byram; and
WHEREAS, the Board, after carefully considering the evidence presented by the
Applicant and having conducted a public hearing has made the following factual
findings:
1. The Applicant is the owner and occupant of a single-family home located on
the subject property. Applicant is proposing two (2) additions on the home,
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requiring relief from the following Sections of the Byram Township Zoning
Ordinance:
a. Section 240-24 – Minimum Front Yard Setback – 40 feet required,
30.2 feet existing, 30.2 feet proposed
b. Section 240-50.1 – Maximum Building Coverage – 1,176 square feet
permitted, 1,108 square feet existing and 1,550 square feet proposed
c. Section 240-55C(3) – Minimum Side Yard Setback – 15 feet required,
-0.03 existing, -0.03 feet proposed
2. The Applicant submitted the following documents:
a. Property survey, prepared by Henning & Associates Land Surveying,
dated December 24, 2002
b. Property survey, prepared by Henning & Associates Land Surveying,
dated December 24, 2002, hand marked-up by the Applicant
c. Hand drawn floor plans of the existing and proposed structure, undated
d. Photos of the property, 8 photos on two (2) sheets
3.

The Board received the following memorandum:
a. Cory L. Stoner, P.E., P.P., C.M.E., the Planning Board Engineer, dated
June 30, 2022
b. Environmental Commission, dated May 5, 2022

4. A duly noticed public hearing was held on July 7, 2022, at which time
Anthony and Kelly Ioffredo presented sworn testimony in support of the
application. The subject property is an irregularly shaped, undersized lot,
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which is non-conforming as to lot width; 100 feet is required, and 60 feet is
existing.

The property is improved with an “L” shaped, single-family

dwelling, with a small portion that encroaches onto the adjacent property by
0.03 feet. There is a patio in the rear of the home, and a wood deck on the
front of the home with steps leading to the driveway. There is a shed in the
rear of the property, that encroached onto the adjacent lot. The Applicants
testified that the owner of the adjacent lot is aware of the encroachment and
consents to same.
5. The Applicants are proposing an addition in the front of the home that
“squares-off” the home and will provide additional living and closet space, as
well as add a garage.

The addition will exacerbate the existing, non-

conforming front yard setback and exceed the permitted building coverage,
requiring variance relief.
6. A second, smaller addition is proposed on the opposite side of the home where
there is an existing encroachment. The proposal will include the removal of
abandoned Bilco doors and existing structure to construct a pantry. A recent
photo of the existing structure where the addition is proposed was marked A-1
for identification. The Applicants testified that the small pantry addition will
be reduced in size from the original proposal to eliminate the encroachment
onto the adjacent property, however side yard setback relief will be required.
7. A gas line and meter were recently installed that also encroaches on the
adjacent property.

It was noted by the Board that the Applicant cannot
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relocate the gas line but should advise the gas company that the encroachment
exists.
8. In response to a Paragraph 3.a. of the memorandum from Mr. Stoner, the
Applicant submitted a hand-drawn rendering of the front façade of the home
with the proposed addition, which was marked as A-2 for identification.
9. The property is serviced by a public water but has a private septic that was
approved by the Sussex County Health Department for a two-bedroom home.
A copy of the Approval was marked as A-3 and the Septic System Plan was
marked as A-4 for identification. The septic system is located in the front of
the home, with a portion of the septic field located under the existing
driveway. The paved driveway was removed during the construction of the
septic system and will be repaved when construction is completed.
10. The property is located in the Mohawk Lake section of Byram and subject to
the Club Plan Agreement. Sabine Watson, PE, the engineer for the Lake
Mohawk Country Club, sent an email to the Byram Township Construction
Department advising that the Applicants must obtain a waiver from the Lake
Mohawk Country Club Agreement prior to obtaining zoning permits.
11. The property is also located in the Highlands Preservation Area and qualifies
for Exemption #5, for construction activities related to the construction of
improvements to a single-family dwelling.
12. Stormwater will continue to flow toward the northern portion of the property
and Ranger Trail after the addition is constructed.
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13. No one from the public was present at the hearing.
WHEREAS, the Board has determined that the relief requested by the Applicant
can be granted without substantial detriment to the public good and without substantially
impairing the intent and purpose of the Zone Plan and Zoning Ordinance of the Township
of Byram for the following reasons:
1. The Board found the witness testimony to be competent and credible. Relief can
be granted pursuant to N.J.S.A. 40:55D-70C from the following Sections of the
municipal zoning ordinance.
a. Section 240-24 – Minimum Front Yard Setback – 40 feet required, 30.2
feet existing, 30.2 feet approved
b. Section 240-50.1 – Maximum Building Coverage – 1,176 square feet
permitted, 1,108 square feet existing and 1,550 square feet approved
c. Section 240-55C(3) – Minimum Side Yard Setback – 15 feet required,
-0.03 existing, 0 setback approved
2. N.J.S.A. 40:55D-70C(1) indicates that a variance may be granted under its
“hardship” provisions, with the hardship being related to the exceptional
narrowness, shallowness, shape of the property, unusual topographic conditions or
by reason of the location of the existing structures on the property. The subject
property is an undersized lot that has a non-conforming width. The existing
structure has non-conforming front and side yard setbacks. The additions will
eliminate the existing encroachment and provide additional living space for the
homeowners.
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3. Accordingly, the benefits of permitting the additions will outweigh the detriments
that may result from denying the requested relief. It was determined that there
would be little impact to the surrounding area and the addition will result in an
aesthetic improvement to the home.

Accordingly, the relief can be granted

without substantially impairing the zoning scheme or Master Plan.
NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the
Township of Byram on the 21st day of July 2022 that the approval of the within
application be granted subject, however, to the following conditions:
1. Applicants shall comply with all the conditions and standards set forth in Section
240 of the Township’s Ordinances.
2. Applicants shall obtain a waiver from the Lake Mohawk Country Club, Club Plan
Agreement prior to receiving zoning or construction permits.
3. The pantry addition shall be reduced in size to eliminate the encroachment on to
the adjacent property.
4. A licensed Professional Land Surveyor shall place stake the property line, prior to
construction, to ensure that the addition does not encroach on the adjacent
property.
5. A certification from said licensed Professional Land Surveyor that all parts of the
addition (walls and/or roof overhangs) do not encroach on the adjacent property
will be required before any Certificate of Occupancy is granted for the proposed
addition.
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Mr. Chozick
Mayor Rubenstein

Three (3): Mayor Rubenstein, Mr. Chozick, Chairman Shivas
Zero (0)
Three (3): Mr. McElroy, Ms. Shimamoto, Ms. Raffay
Five (5): Ms. Franco, Mr. Morytko, Mr. Serrilli, Mr. Smith, Mr. Walsh

Caitlin Phillips

07/22/2022

In the matter of Barbara Bolen (Extension)
Case No. Z 09-2020
MF 5000-031
BYRAM TOWNSHIP
PLANNING BOARD
RESOLUTION OF MEMORIALIZATION
RELIEF GRANTED:

Extension of Variance Relief

WHEREAS, Barbara Bolen has applied to the Planning Board, Township of
Byram for permission to renovate the existing dwelling and detached garage for premises
located at 89 Glenside Trail and known as Block 312, Lot 2050 on the Tax Map of the
Township of Byram which premises are in a “R-5” Zone;
WHEREAS, by ordinance adopted by the Township Council of the Township of
Byram under statutory authority, the Planning Board and Zoning Board of Adjustment
were combined into one Board which Board possesses and may exercise all powers
granted to the Planning Board and Zoning Board of Adjustment pursuant to the
Municipal Land Use Law, N.J.S.A. 40:55D-1, et seq., said single Board being known as
the Planning Board of the Township of Byram; and
WHEREAS, the Board, after carefully considering the evidence presented by the
Applicant and having conducted a public hearing has made the following factual
findings:
1. The Applicant is the owner of the subject property, which contains an existing
dilapidated dwelling and detached garage that are in need of repair. The
Applicant received approval to renovate the structure and construct a
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On motion of: Mayor Rubenstein
Seconded by: Mr. Chozick
The vote on the Resolution was as follows:
AYES: Three (3): Mayor Rubenstein, Mr. Chozick, Chairman Shivas
NAYS: Zero (0)
ABSTAINING: Three (3): Mr. McElroy, Ms. Shimamoto, Ms. Raffay
ABSENT: Five (5): Ms. Franco, Mr. Morytko, Mr. Serrilli, Mr. Smith, Mr. Walsh
I certify that the above Resolution is a
true copy of a Resolution adopted by
the Planning Board on July 21st, 2022
and is in effect for one year.
Caitlin Phillips
____________________________________
Caitlin Phillips, Planning Board
Secretary
Dated: 07/22/2022
Prepared by: Alyse Landano Hubbard, Esq.
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BYRAM TOWNSHIP PLANNING BOARD
BILL LIST FOR August 4, 2022
HAROLD PELLOW & ASSOCIATES, INC

DATE

AMOUNT

Inv. 75133 Quinones- attendance and review
Inv. 75132 Prokup- attendance and review
Inv. 75131 12 Ghost Pony- attendance
Inv. 75130 Princeton Property- attendance
Inv. 75129 Lovenberg- field check
Inv 75128 Anderson- field check
Inv. 75127 Nifenecker- review

7/7/2022
7/7/2022
7/7/2022
7/7/2022
7/7/2022
7/7/2022
7/7/2022

$620.50
$607.50
$135.00
$337.50
$135.00
$135.00
$104.50

$2,075.00

Harold Pellow total

Maraziti Falcon LLP

DATE

AMOUNT

Inv. 51325 Planning Board- calls, emails, meetings

7/21/2022

$2,265.00

Inv. 51326 Smith- emails and review deed

7/21/2022

$150.00

Inv. 51327 Peralta- review emails

7/21/2022

$75.00

Inv. 51290 Princeton Property- emails/resolution

7/15/2022

$60.00

Inv. 51291 Goksun Goksu- resolution drafting

7/15/2022

$1,350.00

Inv. 51292 Prokup- review/resolution

7/15/2022

$90.00

Inv. 51293 Dunkin' Donuts- review

7/15/2022

$75.00

Inv. 51294 Carkhuff- review notice

7/15/2022

$45.00

Inv. 51296 Burke- resolution of extension

7/15/2022

$75.00

Inv. 51297 Panther Lake- emails/meeting

7/15/2022

$360.00

Inv. 51298 Ioffredo- emails, calls

7/15/2022

$375.00

Inv. 51299 Veolia Trout Brook- emails

7/15/2022

$60.00

Inv. 51300 Capuano- emails/review

7/15/2022

$225.00

Inv. 51301 Ryan Homes- review/call

7/15/2022

$525.00

Inv. 51303 Niec- conference/emails

7/15/2022

$90.00

Inv. 51295 ELICC- review/resolution/emails

7/15/2022

$300.00

Inv. 51304 NJ Patient Care- emails

7/15/2022

$120.00

Maraziti Falcon Total

$6,240.00

GRAND TOTAL

$8,315.00

