
 

BYRAM TOWNSHIP PLANNING BOARD AGENDA 

For Thursday, June 4 2026, 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 of the Byram Township Planning Board was 

given as required by the Open Public Meeting Act. A resolution indicating the time, date, and location of 

regular Board meetings for the year 2026 was forwarded to the Board’s designated newspaper, and posted 

on the bulletin boards and main doors of the Municipal Building. Starting on March 1, 2026, all legal 

notices of the Planning Board shall be posted on the website of the Township of Byram. A link to the 

website location was forwarded to the Secretary of State of the State of New Jersey. All applicant notices 

shall be published on an online publication that meets the statutory requirements of NJSA 35:1-1. 

4. FLAG SALUTE  
 

5. MEETING MINUTES- May 21, 2026 

6. RESOLUTIONS 

SP1-2026 On Time Sign and Design LLC (Vito Lombardo), 10 Route 206, Block 42 Lot 112, VB Zone 

Application for amended site plan  
 

7. SUBCOMMITTEE 

WOSP1-2026 Salt Bar LLC, 109 Route 206, Block 70 Lot 9, VB Zone 

Application for deck and stair replacement 
 

8. OLD BUSINESS 

Z04-2026 Maria Lacatena, 71 Brookwood Drive, Block 58 Lot 76, R3 Zone 

Application for a deck, pool, and shed 

**CARRIED TO 10/15/2026** 
 

9. NEW BUSINESS 

SP2-2026 Patriots Path Council Inc., 750 Waterloo Road, Block 377 Lot 2; Block 378 Lot 1; Block 384 

Lot 1, OS Zone 

Application for preliminary and final site plan to modify the campsite; including renovating existing 

structures and proposing pavilions 
 

10. BILLS: Maraziti and Falcon (8): $2,185.50 / Colliers (1): $266.25 / Harold Pellow (7): $3,826.25 
 

11. REPORTS FROM COMMITTEES 

 Environmental Commission 

 Open Space 

 Township Council 
  

12. OPEN TO THE PUBLIC 

13. ADJOURNMENT 

 

 
 

 

The Board Engineer and Planner are sworn in at the beginning of each year and are deemed to be under oath on a 

continuing basis. 
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MEETING MINTUES OF THE BYRAM TOWNSHIP PLANNING BOARD:  May 21 2026 
 

This meeting was called to order at 7:30pm by Chairman Shivas.  
 

ROLL CALL : Mss. Raffay, DeMagistris, Colligan, Lewandowski; Messrs. Mayor Rubenstein, McElroy, 

Morytko, Smith, Walsh, and Chairman Shivas 

Members Absent: Mr. Proctor 

Also Present: Engineer Cory Stoner, Attorney Alyse Hubbard, Planner Kristin Russell, Secretary Caitlin Phillips 
 

OPENING STATEMENT : Adequate notice of this meeting of the Byram Township Planning Board was 

given as required by the Open Public Meeting Act. A resolution indicating the time, date, and location of 

regular Board meetings for the year 2026 was forwarded to the Board’s designated newspaper, and posted 

on the bulletin boards and main doors of the Municipal Building. Starting on March 1, 2026, all legal 

notices of the Planning Board shall be posted on the website of the Township of Byram. A link to the 

website location was forwarded to the Secretary of State of the State of New Jersey. All applicant notices 

shall be published on an online publication that meets the statutory requirements of NJSA 35:1-1. 
 

FLAG SALUTE:  led by Chairman Shivas. 
 

MINUTES: May 7, 2026.  

Motion of Mr. McElroy to approve the minutes, second by Mr. Smith.  

Ayes: Ms. Raffay, DeMagistris, Lewandowski; Messrs. Mayor Rubenstein, McElroy, Morytko, Smith, and 

Chairman Shivas 

Abstaining: Ms. Colligan, Mr. Walsh 
Members Absent: Mr. Proctor 

None opposed. Motion carried.  
 

RESOLUTIONS 

Z05-2026 Robert and Ewelina Wroblewski, 159 Lackawanna Drive, Block 268 Lot 756, R5 Zone 

Application for garage expansion 

Motion of Mr. Smith to approve the resolution, second by Mr. Morytko.  
Ayes: Mss. Raffay, DeMagistris, Colligan, Lewandowski, Messrs. Mayor Rubenstein, McElroy, Morytko, Smith, 

Walsh, Chairman Shivas 
Members Absent: Mr. Proctor 

None opposed. Motion carried.  
 

SUBCOMMITTEE 
SP2-2026 Patriots Path Council Inc., 750 Waterloo Road, Block 377 Lot 2; Block 378 Lot 1; Block 384 Lot 1, OS Zone 

Application for preliminary and final site plan to modify the campsite; including renovating existing 

structures and proposing pavilions 

Mr. Walsh said this is the Boy Scout Camp near Waterloo. They have over 800 acres of property. This is 

a bit different; they’ve submitted a general development plan, with a series of proposed improvements. 

These include new buildings, pavilions, fields, and parking lots. They’re not proposing to do all of these 

things now, but don’t have to go to the Board for every thing they’re working on. They asked for a lot of 
waivers, which the Subcommittee feel are justified by the fact that there’s so much property. Mr. Stoner 

noted we call it a preliminary and final site plan, but they’re treating it like a general development plan, 
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which we don’t have in our application checklist. Ms. Hubbard said they’ll have the ability to just go for 

zoning and building permits, and they’ll have 20 years to complete the projects at whatever pace they 

need to get them done. Mr. Walsh asked if they can change the extent of the timeline. Ms. Hubbard 

noted they can’t exceed 20 years, but they can ask for a timeline. Motion of Mr. Walsh to deem the 

application complete, second by Ms. Raffay. Ms. Phillips noted they’ve requested June 4th for a hearing, which 

they’re prepared to notice for. 

Ayes: Mss. Raffay, DeMagistris, Colligan, Lewandowski, Messrs. Mayor Rubenstein, McElroy, Morytko, Smith, 

Walsh, Chairman Shivas 

Members Absent: Mr. Proctor 

None opposed. Motion carried.  
 

NEW BUSINESS : 

Z15-2025 Karma and Joseph Van Fleet, 2 Bank Street, Block 228 Lot 313.02, R5 Zone 

Application for amended site plan  
Ms. Phillips said this needs to be carried. Their noticing was not considered sufficient, so they’ll need to redo 

it for the newspaper publication and the certified letters or signatures. There’s not a new date for this yet, 
and they’re working on finding an attorney to help them. Mr. Walsh confirmed they can carry this without a 

date. Ms. Hubbard said there’s no reason to carry it to a date certain, since they need to re-notice. 

Motion of Mr. Walsh to carry the application, second by Mr. Morytko.  
Ayes: Mss. Raffay, DeMagistris, Colligan, Lewandowski, Messrs. Mayor Rubenstein, McElroy, Morytko, Smith, 

Walsh, Chairman Shivas 

Members Absent: Mr. Proctor 

None opposed. Motion carried.  
 

SP1-2026 On Time Sign and Design LLC (Vito Lombardo), 10 Route 206, Block 42 Lot 112, VB Zone 

Application for amended site plan  

Wade Baldwin from Lavery, Selvaggi, and Cohen represented the application. They’re here for an amended 
site plan. He confirmed the noticing was received, and noted they were deemed conditionally complete, 

provided revised architectural plans were submitted. Mr. Stoner noted the revisions addressed the concerns. 

Mr. Baldwin noted there was a parking variance on the previous application for 19 spaces, and this is 
increasing the number to 24.  
 

James Glasson from Civil Engineering Inc. was sworn in. Ms. Hubbard noted he’s been in front of the Board 

before and confirmed his licenses are in good standing. Chairman Shivas deemed him an expert. Mr. Glasson 

submitted Exhibit A1, a colorized version of sheet 3 of 10. He noted in 2020 when they appeared for a 

previous application, it was thought that the property was part of the preservation area in the VB zone. There 

were some restrictions for coverage, which they received an exemption for. He noted there is a small addition 

on the rear. The only occupant in the building right now is On Time Sign and Design, which is the sign 

business, and Mr. Lombardo was the applicant previously with this business. The property is served by a well 

and sewer, and underground gas. He referenced sheet 5 of 10, and discussed the parking. Mr. Lombardo is 

looking to rent out the spaces to other users; the deli is no longer there. They’re looking to give him more 
parking. Mr. Glasson submitted Exhibit A2 , a colorized version of sheet 6 of 10. They’re proposing a double 

row of parking in the front, and they’re proposing paving in the back with right-angle parking. They’re 

requesting a variance for parking, which gives him flexibility for the store uses. He put the proposed uses on 



  

Page 3  May 21, 2026 

the plans, including retail, retail services, office business, medical office, discount store, hardware, paint, 

home improvement, furniture, carpet, and bank. With the deli, Mr. Lombardo felt he was restricted because 

of the two per thousand calculation, which is now five per thousand. Mr. Baldwin said the Planner’s report 

notes this qualifies as a shopping center as well, which requires 4 per thousand for parking. Under this 

interpretation of the ordinance, they’d be complaint with the spots.  
 

Mr. Glasson noted they’re increasing their impervious coverage. They’re double-stacking the parking and 

moving parking closer to the highway, so they’ve adding curbing and a curbed island. There are 

underground infiltration trenches to help with the runoff. The lighting changed, including pole mounted 

lights in the rear and front. They weren’t previously concerned with lighting in the back because it was 

employee parking, but now there’s a clockwise motion around the building so it needs to be lighted, as 

patrons can park in the back. For the landscaping, they’ve pushed it forward, and there’s the infiltration 

trench. The freestanding sign remains in its place. They eliminated variances for the loading space size. The 

space sizes are deficient at 9x15, which allowed them to reach the 24 spaces. This proposal gives Mr. 
Lombardo the ability to not have to come to the Board every time a new user comes in, so long as the user 

matches the list of uses on the plan. Chairman Shivas confirmed according to guidelines, one handicap space 
is sufficient for the three businesses. Mr. Glasson said they have a handicap space and a van-accessible space. 

He noted Mr. Lombardo said he’d need three spaces for the trucks, two for the employees, and one for the 

potential public for his business. It allows the other units to get more parking. Chairman Shivas asked about 
the open space in the back. Mr. Glasson said they have to plant the wetlands buffer. Mayor Rubenstein asked 

Mr. Stoner about the EV charger requirements. Ms. Hubbard said it applies to preliminary plans with 25 or 

more spaces.  
 

Mr. Stoner asked about the previous Highlands Exemption. Mr. Glasson said they were are 20,993, and 

they’re at 23,854. Mr. Stoner noted the property is in the Byram Highlands Center, so it doesn’t require and 

exemption. Mayor Rubenstein asked what the property will look like between the parking in the back and the 

back of the property. Mr. Glasson said grass and hedgerows. Mayor Rubenstein confirmed the row of trees in 

the back is there. Mr. Lombardo said he has 33 green giants in the back, and 76 pfitzer junipers. Vito 
Lombardo was sworn in. Mayor Rubenstein confirmed the trees are about 20 feet tall now. Mr. Lombardo 

noted there were trees leaning over the homes, and a lot of dead trees, but that’s all cleaned up.  
 

Mr. Stoner asked about a proposed area on the plans. Mr. Glasson said that’s the door to Mr. Lombardo’s 

business. The walkway is to that door. Mr. Stoner said the architectural plans should be updated to show 

this. Mr. Glasson said that’s the way it exists now, and the walkway is new. Mr. Stoner confirmed it will end 

at the entrance to tenant 3. Mr. Glasson said the signage is the same placement and dimensions, but the 

landscaping will be closer. Mr. Stoner discussed the sewer allocations. He confirmed they’re not changing any 

access points to Route 206. Chairman Shivas confirmed they received the letter from the Environmental 

Commission. Mr. Glasson said they requested rain gardens; they’re putting in an infiltration trench, and 
they’re planting behind it. The trench is wrapped in fabric, and there are no pipe structures; it will have 

stone and decorative stone on the top. Mayor Rubenstein asked about the trench depths. Mr. Glasson 

referred to sheet 7 for the stormwater management plan. Mayor Rubenstein confirmed it’s over 5 feet deep. 

Mr. Stoner noted there are items in the back, like scrap metal, which should be cleaned up.  
 

Ms. Russell confirmed regarding the parking, being subject to the 5 per thousand, is what they’re saying that 

the two other tenant spaces, they’d allocate those 5 per thousand in full, and taking the reduction from the 
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signage business because that’s a known entity. Ms. Raffay asked about the lights in the back. Mr. Glasson 

said they’re mounted at 13 feet and are free-standing. They face directly down, and nothing reaches the 

property lines. Ms. Raffay asked about having a warmer light. Mr. Walsh asked about when they’d be on. Mr. 

Glasson said there’s security lighting. Those operate from dusk to dawn. The light fixtures will be off at night, 

from 8pm to 6am. There are 5 sconces. The Board discussed the lighting on the plans, and their labeling. Mr. 

Glasson will update the plans so those match. Chairman Shivas asked if the list of business types on the plans 

are what they’ll be restricted to. Mr. Glasson said he listed ones that work for the 5 per thousand. He noted 

the variance is for his unit. Ms. Hubbard noted they can’t look at it that way because if that changes, there’s 

not more parking, so it’d be an overall variance. Ms. Russell noted they work for the 5 per thousand on those 

2 tenant spaces, but not counting all 3. Mr. Baldwin said there’d be a deficiency in the one unit. Ms. Hubbard 

said it’s not about his unit, it’s the overall site. If he leaves, the justification is that the business doesn’t need 

more parking. Ms. Hubbard noted they could have a condition that as long as he’s occupying that unit, that 
parking makes sense, but if that changes, they need to come back to the Board. Mr. Glasson suggested or that 

the other tenants conform to the 24 spaces. Mr. Morytko said he’s considering if this fits into a shopping 

center. Mr. Smith noted if it’s a shopping center, the spaces are compliant, and asked what that changes. Mr. 

Stoner said the idea was to put things in so that Mr. Lombardo doesn’t need to go back to the Board for each 

tenant. The Board discussed if this would be a shopping center or they should ask for a variance. Mayor 
Rubenstein asked if the Board has a right to say they’re not a shopping center. Ms. Russell said the definition 

of “shopping center” says retail or service establishment, and asked if a sign shop fits this. If not, they’re 

saying there’s not a retail or service establishment, so they wouldn’t qualify as a shopping center. Ms. 

Hubbard said she thought in the prior resolution they said they were. Mr. McElroy said they could give him a 

variance for being a shopping center. Ms. Raffay said that restricts him in what can go in those stores. Mr. 

McElroy said it does, but not to anything he wasn’t already planning to have there. He noted Mr. Lombardo 

will need to run his business, and if those spots don’t work, the tenants aren’t staying. Mr. Smith said if it’s a 

shopping center, the parking seems lower because it’s a shared building. Mayor Rubenstein asked if the 

applicant is asking to be considered a shopping center. Ms. Raffay agreed, saying the Board isn’t deciding 

this—the applicant tells the Board what they want to do and their interpretation. Ms. Russell noted if they are 

considered a shopping center, they don’t need variances now, but if they change their mind later, they need 

to come back. But if they deal with the variances now, and not consider themselves a shopping center, they 

can choose which option. The Board took a brief recess to allow the applicant to consult their professionals.  
 

Mr. Baldwin said they’re requesting the variance for the 6 spot deficiency, based on the C1 hardship of the 

nature of the lot. He doesn’t want to tie this to his tenancy, so if the Board denies this, they request that they 

deem it a shopping center. Mr. Glasson said he doesn’t want the 6 spaces tied to his unit, so it can be tied to 

the site, for any of the units, so long as they work and are logical. Ms. Hubbard said they can’t straw poll the 

Board; they can comment. Mayor Rubenstein noted if they say 24 spots is enough, and it’s close enough to 

what’s needed, then it’s Mr. Lombardo’s responsibility to find tenants that are okay with this. Ms. Colligan 

said she’s fine with a variance for this. Mayor Rubenstein noted he doesn’t want to regulate parking spaces 

per unit. Chairman Shivas noted people can park anywhere in the lot, so you can’t regulate the spaces that 

way. Mr. Baldwin said they’ll then submit for the variance.  
 

Chairman Shivas opened to the public. No one was present, so he closed to the public.  
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Motion of Mr. McElroy to approve the amended site plan with the variances, second by Mr. Morytko. Ms. 

Raffay confirmed that includes revisions to the plans. 

Ayes: Mss. Raffay, DeMagistris, Colligan, Lewandowski, Messrs. Mayor Rubenstein, McElroy, Morytko, Smith, 

Walsh, Chairman Shivas 

Members Absent: Mr. Proctor 

None opposed. Motion carried.  
 

BILLS:   

Harold Pellow (8): $4,237.00. A motion to approve the bills was made by Mr. Walsh, seconded by Mr. 

Morytko. All were in favor. Motion carried. 
 

REPORTS FROM COMMITTEES   

Environmental Commission- Mr. Smith said there’s a meeting next week. 

Open Space- Mr. Morytko said they submitted a grant application to the County, and it’s being reviewed.  

Township Council- Mayor Rubenstein said they met two nights ago, and they certified the annual audit. 

There were police promotions. 
 

Mr. Baldwin re-entered the meeting, and asked if the Board would waive the reading of the resolution. Ms. 

Hubbard noted the applicant waives the reading, which is their risk. Mr. Stoner noted he needs to do a 

resolution compliance review. Ms. Hubbard said she’ll have the resolution at the next meeting.  
 

Mayor Rubenstein said they settled an issue with the Rose properties. They discussed the police department 
grant. Mr. Stoner said there’s FEMA mapping, and because of climate change, they’ve raised the height of the 

flood plain. When they upgrade the building, if it’s over a certain percentage of the overall cost, they need to 

upgrade the whole building.  
 

OPEN TO THE PUBLIC  

Chairman Shivas opened to the public. No one was present, so Chairman Shivas closed to the public.  
 

Ms. Raffay asked about the lighting at the restaurant on Lackawanna. Mr. Stoner said he’s talked to the 

owner twice, and will speak to him again. 
 

ADJOURNMENT 

A motion to adjourn the meeting was made at 8:33 pm by Mr. McElroy, seconded by Mr. Walsh. All were in 

favor. Motion carried. The meeting was adjourned. 
 

Submitted by Caitlin Phillips 



Resolutions Approved at 

Previous Meeting 



 

 

In the matter of Robert Wroblewski 

Case No. Z05-2026 

MF#5000.140 

 

BYRAM TOWNSHIP  

 

PLANNING BOARD 

 

RESOLUTION OF MEMORIALIZATION 

 

RELIEF GRANTED (for an accessory structure): 

    Minimum Side Yard Setback  

Maximum Building Height in Feet 

    Maximum Building Height in Stories 

    Maximum Building Footprint 

    Maximum Square Footage 

     

 WHEREAS, Robert Wroblewski has applied to the Planning Board of Township 

of Byram seeking approval to add a second story to the existing garage for premises 

located at 159 Lackawanna Drive, and known as Block 268, Lot 756 on the Tax Map of 

the Township of Byram which premises are in the “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: 
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1. The Applicant is the owner and occupant of the subject property.  The Applicant 

is proposing to construct a second story on the existing garage, requiring the 

following relief from the Township’s Zoning Ordinance: 

a. Section 240-16B(5) - minimum side yard setback of an accessory of more 

than 200 square feet shall meet the setback of the principal structure: 15 

feet required per Section 240-55C(3), 3.9 feet existing and proposed. 

b. Section 240-16A(4) – maximum height of an accessory structure: 15 feet 

permitted, 23.2 feet proposed. 

c. Section 240-16A(4) – maximum height of an accessory structure: 1 story 

permitted, 2 stories proposed. 

d. Section 240-16A(5) – maximum footprint of accessory structures: 50% of 

the principal structure, 54% existing and proposed.  

e. Section 240-16B(3) - maximum square footage of an accessor structure: 

50% of the principal structure (400 square feet): 540 square feet existing 

and proposed. 

2. The Applicant submitted the following documents: 

a. Survey of Property, prepared by Morgan Engineering & Surveying, dated 

December 8, 2022, revised March 25, 2025 (noted as 1925) 

b. SketchUp Architectural Plans, undated, consisting of three (3) sheets 

c. SketchUp Floor Plan, undated, consisting of one (1) sheet 

d. List of Materials for Both Levels, undated, preparer unknown 

e. Pictures of the property, six (6) total, date unknown 
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f. Tax Map prepared by Harold E. Pellow, P.E., P.S., dated June 2006, 

revised through March 2010, Sheet 8.01 

3. The Board received a memorandum from the following: 

a. Cory L. Stoner, P.E., P.P., of Harold E. Pellow & Associates, Inc., the 

Planning Board Engineer, dated March 27, 2026, updated April 2, 2026. 

b. Environmental Commission, dated April 21, 2026 

4. A duly noticed public hearing was conducted on May 7, 2026, at which time 

Robert Wroblewski, the Applicant, and his daughter, Olivia Wroblewska, (the 

“Applicants”), presented sworn testimony in support of the application.   The 

subject property is a rectangular shaped lot, with 70 feet of frontage on 

Lackawanna drive and 207 feet of depth. The property is sloped, with all of the 

improvements within the front half of the property, including the one (1) story 

dwelling, with a second story dormer, a detached garage, driveway, rock wall and 

fencing.  The detached garage is constructed in the slope of the property, with the 

garage door at grade of the driveway and a concrete and gravel patio-type area in 

the rear of the structure. 

5. The Applicant is proposing to construct a second story addition, with a walkout 

from the rear of the structure, to be utilized for storage.   The existing footprint 

will remain the same.  The rear door will be 60 inches by 80 inches, for easier 

access. No plumbing is proposed; the garage will not be habitable. 

6. The second story addition will result in a vertical expansion of the nonconforming 

side yard setback of 3.9 feet, where 15 feet is required.  Additionally, the addition 

will require a variance of height an accessory structure, as 15 feet is permitted and 
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23.2 feet is proposed, as well as a variance for permitted height in stories, as one 

(1) story is permitted and two (2) stories are proposed.   Although height 

variances are required, the garage will not be taller than the principal structure.  

Finally, the second story will be an intensification of the nonconforming square 

footage and accessory footprint, requiring variance relief as set forth above. 

7. The Applicant testified that the garage floods during heavy rainfalls and the 

second story will provide a dry, safe place to store personal items.   

8. The property is located within the Highlands Preservation Area and the proposed 

improvements can be accomplished under Highlands Exemption #5, which 

permits the construction of various improvements to a single-family dwelling, 

including a garage. 

9. No one from the public was in attendance at this 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.  The Board 

determined that the relief can be granted pursuant to N.J.S.A. 40:55D-70c from 

the following Sections of the municipal zoning ordinance: 

a. Section 240-16B(5) - minimum side yard setback of an accessory of more 

than 200 square feet shall meet the setback of the principal structure: 15 

feet required per Section 240-55C(3), 3.9 feet existing and approved. 
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b. Section 240-16A(4) – maximum height of an accessory structure: 15 feet 

permitted, 23.2 feet approved. 

c. Section 240-16A(4) – maximum height of an accessory structure: 1 story 

permitted, 2 stories approved. 

d. Section 240-16A(5) – maximum footprint of accessory structures: 50% of 

the principal structure, 54% existing and approved.  

e. Section 240-16B(3) - maximum square footage of an accessor structure: 

50% of the principal structure (400 square feet): 540 square feet existing 

and 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. Under the c(2) 

subsection, variance relief may be granted where it is determined that the 

proposed relief advances one or more of the purposes of zoning (which purposes 

are set forth in N.J.S.A. 40:55D-2) and where it is further determined that the 

benefits of granting the variance outweigh any detriments which might result 

from it. 

3. The subject property is fully developed and steeply sloped, creating a hardship for 

the Applicant to create additional storage space on the property.  The Applicant 

proposed a second story addition, without expanding the footprint or square 

footage of the first floor of the structure, staying within the existing setbacks.  
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Although height variances are required for height and stories, the garage will not 

exceed the height of the primary structure. 

4. The Board determined that permitting the second story addition would not result

in a substantial detriment to the surrounding area, as the addition would not 

impact the setbacks.  The structure is built into the grade of the property, and will 

not exceed the height of the principal structure.  The addition is not inconsistent 

with the Master Plan and the Zoning Scheme, as this property is unique due to the 

slope and configuration of the lot, which are common in that area. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Board of the 

Township of Byram on the 7th day of May, 2026, 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.  The Applicant shall be subject to all 

other applicable rules, regulations, ordinances and statutes of the Township of 

Byram, County of Sussex, State of New Jersey, or any other jurisdiction. 

2. The Applicant shall be bound to comply with the representations made before this

Board at the public hearing. The representations are incorporated herein and were 

relied upon by this Board in granting the approval set forth herein and shall be 

enforceable as if those representations were made conditions of this approval 

3. The Applicant shall pay all fees, costs, escrows due or to become due.  Any

monies are to be paid within twenty (20) days of said request by the Board’s 

Secretary. 



Mr. Smith

Mr. Morytko

Ten (10): Mss. Raffay, DeMagistris, Colligan, Lewandowski, Messrs. Mayor Rubenstein, 
McElroy, Morytko, Smith, Walsh, Chairman Shivas

Zero (0)
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ABSTAINING: 

ABSENT: 

I certify that the above Resolution is a 

true copy of a Resolution adopted by 

the Planning Board on May 21, 2026. 

____________________________________ 

Caitlin Phillips, Planning Board 

Secretary 

Dated: 

Prepared by: Alyse Landano Hubbard, Esq. 

Zero (0)

One (1): Mr. Proctor

Caitlin Phillips

05/22/2026



Harold Pellow Date Amount
Inv. 86238 Tomahawk Lake: meeting attendance, review 5/29/2026 414.00$            
Inv. 86239 Lombardo: memo, review 5/29/2026 1,381.50$         
Inv. 86244 Lopez: meeting attendance, review 5/29/2026 300.00$            
Inv. 86245 Van Fleet: memo, review 5/29/2026 805.00$            
Inv. 86247 Lacatena: reports, review 5/29/2026 429.00$            
Inv. 86248 Wroblewski: report, review 5/29/2026 359.25$            
Inv. 86249 Patriots Path Council: review 5/29/2026 137.50$            

Harold Pellow Total 3,826.25$         

Maraziti and Falcon Date Amount
Inv. 61792 General: attendance, communications, review 5/14/2026 342.00$            
Inv. 61795 Tomahawk Lake: review, communications 5/14/2026 288.00$            
Inv. 61797 On Time Sign and Design: review, communications 5/14/2026 241.50$            
Inv. 61799 Steffens: review, attendance 5/14/2026 468.00$            
Inv. 61800 Tedesco: attendance, resolution, review 5/14/2026 306.00$            
Inv. 61801 Lopez: attendance, review, communications 5/14/2026 270.00$            
Inv. 61802 Marotte: communications, review 5/14/2026 252.00$            
Inv. 61803 Wroblewski: review 5/14/2026 18.00$              

Maraziti and Falcon Total $2,185.50

Colliers Date Amount
Inv. 0001175017 On Time Sign and Design: communications 5/11/2026 266.25$            

Colliers Total 266.25$            

Grant Total $6,278.00

Byram Township Planning Board Bills 
June 4 2026




