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Chairwoman Kates called the meeting to order at approximately 7:30 pm.  Deputy Secretary Janeiro recited 
the Open Public Meeting Statement and Pledge of Allegiance.  
 
MEMBERS PRESENT:  
 

Chairwoman M. Kates ,Vice Chairman S. Riordan, Secretary S. Raymond, Mr. E. Alter, 
Mr. D. Friedman, Mr. S. Griep, Dr. A. Weinberg, Mr. S. Hipp, Council Liason Trochimiuk 
and Mayor Sheinfield 
 

MEMBERS ABSENT: 
 

None 

EMPLOYEES PRESENT: 
 

Mr. M. Leibman, Board Attorney 
Mr. C. Statile, Board Engineer 
Ms. T. Janeiro, Deputy Secretary  
 
 

OPEN TO PUBLIC (for matters not on the agenda): 
The meeting was opened to the public for matters not on the agenda. There being none, the meeting was 
closed to the public.  
 
MEETING MINUTES 
May 27, 2025 
 
Motion Second Outcome 
S. Riordan A. Weinberg Passed 

 
RESOLUTION #2025-10 
PZ-4-25 
Block 1007 Lot 3; 1A Cole’s Crossing Road 
John & Karen Small 
Addition 
 
A motion was made by Mayor Sheinfield to approve the resolution.  The motion was seconded by Mr. Alter, 
and carried by a roll call vote as follows: 
 
Vice Chairman Riordan  Yes 
Mr. Alter    Yes 
Mr. Friedman    Yes 
Dr. Weinberg    Yes 
Mr. Hipp    Yes 
Mayor Sheinfield   Yes 
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NEW HEARING 
PZ-02-25 
Block 1308 Lot 1; 60 Broadway 
Vartan Nazarian 
Amended Minor Site Plan 
 
Attorney Stephen Sinisi from the Law Office of Stephen P. Sinisi, LLC, located in Paramus, New Jersey, was 
present for this hearing.  
 
Notice for this hearing is sufficient.  
 
The applicant is Mr. Vartan Nazarian. 
 
Ms. Federico swore in the Board Engineer Mr. Statile. 
 
Mr. Sinisi spoke about the application. He said this is a commercial upgrade only. This site has been a gas 
station since the 1930s. 
 
There is a Dunkin Donuts located on the site.  
 
The applicant proposes to replace the underground tanks and fueling positions in the same location. A new 
22-foot-high canopy is proposed over the fueling positions (none currently exists).  The canopy is 24’ x 36;’ 
and offset 6 ft. from the property line along Broadway (approximately 20 feet to the curb).  No alterations 
to the building, parking area, or the freestanding sign are proposed. 
 
Mr. Statile has identified the following…. 
 
The following submittal waivers are requested with the reasoning: 
 
Section 310-89(A) 
 

• Drainage System - No change is proposed to existing 

• Rock Outcrops, wooded areas, ponds, etc. - None exist 

• Profiles and cross-sections of Proposed Streets - None Proposed 

• Water and Sewer Lines - No change is proposed to existing 

• Drainage Calculations - No change is proposed to existing 
 
Section 310-89(B) 
 

• Floor Space and Number of Employees - No change is proposed to existing 

• Signs - No change is proposed to existing (canopy will not have signs) 

• Landscaping - No change is proposed to existing landscaping 
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• Retention Basins - None Proposed (no change is proposed to existing 
Drainage) 

 
Section 310-89(C) 
 

• Barrier-Free Design - No change is proposed to existing design 
 
We believe the above requested waivers are appropriate, as these items are not affected by the proposal.  
Based on the submitted materials, the application is complete and can be scheduled for a public hearing 
conditioned on receiving waivers for the above items.  
 

Zoning Review 
 
The submitted plans include a bulk table.  It appears that the following variances are existing and/or 
required:  
 
Existing Bulk Variances 
 

1. (310 Attachment 1) - Side Yard Setback for Building: 15 is required; 13.0 ft. existing to remain. 
2. 310-58: Parking areas in commercial and industrial districts: Minimum parking 

Setback from ROW: 10 ft. is required; 6.3ft. existing, to remain. 
3. Size of Window Sign: 4.3 SF and 3.6 SF permitted (10% of window size); variance for 12 SF per size 

previously issued    
 

Existing Conditional Use Variances  
4. Minimum fuel pump setback to lot line: 25f. is required; 16.3ft. is existing, 17ft. is 

proposed 
5. Maximum driveway width: 24 ft. is permitted; 46ft. existing to remain 
6. Minimum driveway setback to intersection: 25ft. is required, 0 ft. existing to remain 
7. Minimum landscape strip along lot lines: 5ft. is required, O ft. existing, to remain 
8. Minimum distant to a public use/facility: 1,500ft. is required; less than 1,500 ft. existing to remain 
9. Maximum freestanding sign height: 8ft. is permitted; 16 ft. existing to remain 
10. Maximum freestanding sign area: 24 sf is permitted; 68 SF existing to remain 
11. Minimum freestanding sign setback from lot line: 10 ft. is required; O ft. existing to 

Remain 
12. Maximum building sign area: 24 SF is permitted; 27.33 SF existing to remain 

 
New Bulk Variances 
 

13. 310-55. H. (1): No detached accessory building shall be closer to any principal building than a 
distance equal to the height of such accessory building. The canopy, by definition, is considered an 
accessory structure. Required setback from principal structure is 22.0 ft. (canopy height) vs 13.5 ft. 
proposed. 
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14. 310-55. H. (2): Accessory structure height. Maximum 15.0 ft. allowed vs. 22.0 ft. proposed. 
15. 310-55. H. (3): Accessory structure in front yard.  Not permitted vs. proposed. 

 
Mr. Sinisi called his first witness. Mr. Jasvinder Arjani is the applicant’s architect and will be testifying for 
this application. Mr. Arjani gave his background and experience and was accepted as an expert witness.  
This applicant is only appearing before this board due to the variance needed for the canopy. A variance is 
not needed to replace the underground storage tanks. 
 
Mr. Arjani went over the site plan. Subject Lot 1 is improved with a 1,677 SF one-story brick building, 
associated parking, a freestanding sign, and other site improvements.  The property contains a gas station 
and a Dunkin’ restaurant.  The lot contains 11,200 SF (0.26 acre) and is located in the Commercial/”C” Zone 
District (7,500 SF minimum lot size).   
 
Mr. Arjani spoke about the canopy. The canopy would be installed to protect the attendants and customers 
from the elements. Mr. Arjani believes the canopy will complement the streetscape.  
 
Mr. Arjani said the applicant wants to install diesel in one of the pumps. The number of fueling locations 
will not change. Mr. Statile said this is an expansion to the current use. This expansion to the use will now 
attract different types of vehicles. Mr. Arjani said they are not installing high-speed pumps. This application 
is now considered an expansion of a non-conforming use. Currently there are two dispensers with three 
different gas grades available. A new dispenser will be added specifically for diesel. The tanks will be 
located in the same location. Only diesel will be added. There will be three 10,000-gallon tanks. 
 
A motion was taken to take a ten-minute break. Roll call was taken with all members and professionals still 
remaining. Due to a possible D variance, Mayor Sheinfield and Council Liaison Trochimiuk were excused 
from the meeting. 
 
Mr. Arjani described the surrounding properties. 
 
The canopy is triggering a variance due to it being an accessory structure, but all bulk requirements are 
met. 
 
Mr. Arjani described the current and proposed site conditions and went over the lighting illumination plan.  
 
A discussion was had pertaining to the window signs. The existing signs are not in conformance with the 
2018 resolution. Mr. Sinisi said his client will speak to his tenant. 
 
The following referral forms were received: 
 
Land Use 
Department of Public Works 
Fire Prevention 
Environmental Commission 
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A conversation was had pertaining to the Department of Public Works mention of the monitoring well. It 
was left off the original plans. The plans were updated and forwarded to the Board. 
 
A conversation was had pertaining to the Environmental Commission’s mention of landscaping. The 
applicant agrees to install the landscaping when the site work is completed.  
 
Discussed soil reports.  
 
A discussion was had pertaining to the industry standards of canopy heights. Mr. Statile agreed with Mr. 
Arjani’s testimony. 
 
Board Questions of Mr. Arjani: 

 
Mr. Hipp – Asked about the depressed curb, sidewalks, two clogged drains as shown on the survey, closure 
to sidewalks. 
 
He pointed out that a parking spot is going to be lost. Mr. Arjani said that they have a previous approval for 
12 spots, and after the upgrades, they will still have 12 spots.  
 
Mr. Friedman – Asked if there were any changes to the building and the light levels. Mr. Sinisi said no 
building changes and all light levels will comply. 
 
He asked if any traffic studies or maneuvering studies have been completed? Mr. Arjani said the dispensers 
for the diesel fuel are not for large trucks, they are for automobiles and small trailers only.  
 
Mr. Arjani said the Board of Education and the Department of Public Works have both asked for diesel to 
be offered at this establishment.  
 
Dr. Weinberg – Is concerned about trucks coming in and asked for a traffic study. Mr. Sinisi replied his 
engineer can provide a maneuvering plan.  
 
Chairwoman Kates – Asked Mr. Statile to provide some feedback after the maneuvering plan is submitted. 
Mr. Statile said he will consult with Mr. Arjani. 
 
Vice Chairman Riordan – He believes the site is too small as it is now, and the layout of the parking is 
terrible. He has seen landscapers filling up there many times.  
 
Mr. Alter – Is concerned about noise from possible truck traffic. Mr. Sinisi said he is not concerned, as the 
site exists for a specific purpose. A new attraction is not being proposed. Mr. Statile suggested posting a 
non-idling sign. 
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Secretary Raymond – Asked how water will be collected from the top of the canopy. Mr. Arjani said they 
will have to look into this and see if the runoff can be tied into the existing drainage. 
 
Asked if the entire site will be repaved. Mr. Arjani said if the site requires it.  
 
Asked about walkways. Mr. Statile said they will need to be replaced if they are a hazard.  
 
Mr. Griep – Asked about the pumps being replaced and if fueling can take place on either side.  
 
Mr. Statile said it is a good idea to put gas with diesel,as it will cut down on traffic.  
 
The lights will turn off after the establishment closes.  
 
It was asked what kind of trucks the Department of Public Works and the Board of Education have since 
they asked for diesel fuel. Mr. Arjani said he was unsure.  
 
Open to the public to ask questions of Mr. Arjani 

 
No public questions. 
 
This hearing will be adjourned to July 22, 2025 at 7:30 p.m. No further notice is required.  
 
DISCUSSION 
 
Chairwoman Kates stated that a copy of the HEFSP plan was e-mailed today from Ms. Janeiro, and we have 
hard copies to also give out.  
 
We will be collecting some questions prior, as Ms. Janeiro stated in her e-mail, but questions may also be 
asked at the meeting on June 24, 2025. 
 
OPEN TO PUBLIC (for matters not on the agenda): 
The meeting was opened to the public for matters not on the agenda. There being none, the meeting was 
closed to the public.  
 

ADJOURNMENT: 
The meeting was adjourned. 
 
Next Public Hearing - Tuesday, June 24, 2025 7:30 pm; Borough Hall Council Chambers. 


