BOROUGH OF RIVER EDGE
LAND USE BOARD

MEETING MINUTES

ZOOM MEETING

August 27, 2025
Zoom –   Vice Chairman Krey calls the Meeting to order at 7:30 p.m.
  
   
Roll call: 

                   Mayor Papaleo –   Present                  Ryan Gibbons –       Present
                   Chairman Caslin – Excused               Councilman Glass -  Present              
                   Eileen Boland -      Present                 Mr. Chinigo –           Present  
                   Bruce Feffer –        Present                 Mr. Salva -                Present
                   Michael Krey -       Present                 Mr. Gautier -             Excused
                   Ms. Levine -           Present

ALSO PRESENT: Marina Stinely, Esq. Mr. Behrens, Mr. Costa, Mr. Depken Ed Alter and Lisa Ciavarella
Tracy Levine is sworn in as Alternate Member #2  by Marina Stinely, Esq. 
APPROVAL OF MINUTES – Minutes for the August 18, 2025, meeting. There being no comments and/or changes a motion to accept the minutes is made by Mr. Gibbons; Second – Mr. Chinigo. All in favor – Aye.  Ms. Boland, Mr. Feffer, Councilman Glass, Mr. Salva and Ms. Levine are all abstentions. Motion passes.  
MEMORIALIZATIONS
Ernesto Martinez
885 Park Avenue

Block 208, Lot 12

Home Renovation. Several variances required.

Not available pushed for the next meeting.
Completeness Review

KCK Bagel Shop

55 Kinderkamack Road

Block 1413, Lot 5

Prior to the meeting Ms. Stinely reviewed the proofs submitted by the applicant and found them to be sufficient for the Board to hear the application this evening. Mr. Behrens stated that his office reviewed the application documents and found them to be sufficient for the Board to hear the application this evening. Mr. Costa stated that his office reviewed the application documents and found them to be sufficient for the Board to hear the application this evening. Mr. Depken agreed. Motion to deem the application complete. So Made- Mr. Gibbons; Second – Mr. Chinigo. Roll Call - Mayor Papaleo – yes; Vice Chairman Krey – yes; Ms. Boland – yes; Mr. Gautier – yes; Mr. Feffer – yes; Mr. Krey – yes; Mr. Chinigo – yes; Councilman Glass - yes; Mr. Gibbons – yes; Mr. Salva – yes and Ms. Levine – yes. Motion passes. 

New Business
KCK Bagel Shop

55 Kinderkamack Road

Block 1413, Lot 5
Food Handler’s License
Thomas Barrett, Esq. appearing on behalf of the applicant. Mr. Barrett states that the subject property was used as a laundromat and dry cleaners. The application inadvertently stated that it was the laundromat use that was being discontinued. That is incorrect, it is the dry cleaner which is being discontinued. Mr. Barrett states this is a simple application and that they are in front of the Board because the applicant needs to obtain a food handlers’ license to open a bagel shop. Mr. Barrett submitted a copy of the 1993 Resolution which approved this site for the laundry and dry cleaner and granted a number of variances, parking, parking in the front yard and in the rear and side buffer areas etc. 
Mr. Barrett calls Mr. Imbarrato to testify. Ms. Stinely swears him in. Paul Imbarrato, 191 Linwood Avenue, Township of Washington, New Jersey. Mr. Imbarrato has owned the property since 1998. He owns the wash and fold laundromat, and the dry cleaner side does not operate anymore. He testifies that the building has always been set up for two businesses, originally the first, Let It Grow offices and the laundromat and drycleaning business. He now just owns and runs the laundromat. They will mimic the hours that have been going on which are 8:00 a.m.to 8:00 p.m. It has the same flow of customers it has had for years. There are two employees. One full time employee and one young man who works at Let It Grow and he manages the laundromat. The laundromat will operate as it has for years just within a smaller space. Mr. Barrett states that on Mr. Costa’s report he wanted to know whether or not any facade improvements will be made. Mr. Imbarrato responded no. Mr. Barrett asks Mr. Imbarruto if he was aware of any easement, covenant or deed restrictions on the property, to which Mr. Imbarrato responded no. Mr. Barrett asked Mr. Imbarrato if to the best of his knowledge the utilities that are currently on the property are more than adequate for the laundromat and the proposed use, to which Mr. Imbarrato responded yes 600 amps. No new lighting is proposed. Everything will remain the same. No additional landscaping will be done – its pretty full landscaped. 
Questions and Comments from the Professionals and Board
Mr. Behrens has no questions. Mr. Costa will wait for further testimony to comment. Mr. Depken also had questions regarding parking and signage but will wait for future testimony. Councilman Glass wanted to know if there were any regulatory requirements that needed to be met since they are putting a bagel shop in where a dry cleaner used to be as to any environmental concerns and if so, have those requirements been fulfilled. Mr. Imbarrato stated the environmental cleanup took place in the early mid to late 2000’s, the work at the dry cleaners has been outsourced there has been no drycleaning on premise since probably 2012. Mr. Imbarrato stated that he could produce a letter that will show a full breakdown -it’s fully cleaned, the monitoring wells have been removed and the cease of operation of the original drycleaning on the premises is in the 2000’s. No drycleaning was ever done after the cleanup. 
_____________________________
Mr. Barrett calls the architect to testify. Mr. Stinely swears in the witness. Victor Filetti, 143 Terrace Street, Haworth, New Jersey. Mr. Filetti goes through his credentials with the Board, and his license is current. Mr. Filetti shows his plans on the screen. The plans were last revised 8/13/25. The plans show what the layout will be after the renovations. The left side, the portion of the laundromat that is going to remain, the washing machines are existing, the one toilet for that facility is existing and will remain. The dark line on the wall is the new partition that will be erected creating the two separate spaces. The plan shows all of the counters and equipment that the bagel shop will have installed. It does show the unit square footage breakdown of both spaces as well as a shared mechanical room, the remaining toilet will be for the bagel store. There will be a grease trap and that will be submitted to the Building Department along with all of the other requirements for this facility to meet all of the code. Mr. Barrett asked Mr. Filetti if there would be any new roof-mounted equipment to which Mr. Filetti responded that the mechanical equipment at this time will remain the same. There may be the need for some exhaust fans for some of the equipment that may be installed. They will be located where the bagel machines are and the rear of the building. Mr. Filetti shares a photo with a little editing showing the existing Clothes Line sign and the proposed KCK Bagels Plus sign. Ms. Stinely marks the photograph Exhibit A1 (2 8 ½ x 11 sheets) with today’s date. 
Questions and Comments from the Professional and Board
Mr. Behrens asked if there would be any roof-mounted equipment that would be necessary for the bagel store. Mr. Filetti responded that there will be some exhaust fans in the back and the mechanical equipment that is there for the HVAC is going to be adapted for this use, but he believes everything that is existing will be reused. Mr. Behrens asked about the height of the equipment. Mr. Filetti states he can’t see it being more than three feet. Mr. Filetti shares the survey on the screen. Ms. Stinely marks it Exhibit A2. Bertin Engineering dated March 29, 2017. He explains the survey showing the following – one story retail building, Clothes Line, 5 Kinderkamack Road, there are two access points one on Ackerson accessing four parking spaces and Kinderkamack Road accessing six parking spaces. Ms. Stinely asked where the dumpsters were located on this survey to which Mr. Filetti stated he was not familiar with location of the dumpsters and he suggested Mr. Imbarrato  answer that. Mr. Imbarrato points to the location of the dumpster by the Clothes Line building. Mr. Behrens wanted confirmation that the space was sufficient for the uses on site. Mr. Imbarrato states that it is sufficient. Mr. Costa asks about outside dining. Mr. Imbarrato responded no. Mr. Costa stated the obvious and big things are the garage pick up and whether or not there is adequate parking. Mr. Depken stated that if there is outside seating that is something that needs to be approved. Mr. Barrett states that there is no intent on having outside tables. Mr. Imbarrato states that this is an old photo. Mr. Depken asked if there were tables and chairs proposed for inside. Mr. Filetti responded no there is not. Mr. Depken stated they needed a sign package for the signage. Mr. Filetti stated that they were not changing any of the sizes or positioning of the signs, they are only changing the graphics. Mr. Depken stated they still need a sign packet.  
Mr. Gibbons asked about the counter shown on the plans. He wanted to clarify that there would be no chairs at that counter. Mr. Filetti stated that the counter is a coffee area. Coffee, milk creamers etc. Mr. Gibbons confirms soda fridge as number 7 on the drawing. Mr. Feffer states that he has gone past that location many, many times and he does recall a bench or some type of table outside the laundry service is it anticipated that, that area will be accessible to bagel customers. Mr. Imbarrato stated that when people are doing their laundry they sit out there, it’s a welcoming area. Back in the day when it was busier people would like to sit there while they waited for their laundry. He further testified that it could be removed if need be. Mr. Feffer stated that his concern with the bench is that people from the bagel shop will sit out there and create trash, papers, napkins etc. Mr. Imbarrato said they would remove the bench. Mr. Feffer asks about the larger parking area and if the applicant will have some type of signage for the bagel shop customers, letting them know that there is additional parking on the south side of the building. He states that those spaces are a little bit hidden if you are coming south on Kinderkamack Road. Mr. Barrett stated that signing in that area is not part of this application. Ms. Boland asks when they anticipate garbage pickup as far as accessing the dumpster. Mr. Barrett states that it is a question for Mr. Borrell. Ms. Boland stated that with the new use does it triggers a requirement for ADA spaces. Mr. Barrett states that Mr. Behrens stated that he’s not sure whether it does or doesn’t and Mr. Costa stated it should have a handicap space. Mr. Barrett states he believes there has been discussion before regarding this, but he believes unless its new construction it’s not required but that is his recollection of previous applications and testimony given. Mr. Costa stated that is the way they handled it the past is, if there are no site improvements or building improvements, he doesn’t think it will trigger anything on the exterior, so he doesn’t believe they will need EV spaces or ADA space whatever exists will remain. 
Mayor Papaleo shared the same concern as Ms. Boland with regard to the dumpster. He will wait for further testimony because if it is done during the operating hours, it would take the applicant from 10 spaces to 8 spaces. The Mayor asks of the south parking lot (the one that is hidden from south bound traffic) is it currently striped? Mr. Imbarrato states it is striped, it’s just very faded. The Mayor suggests they repaint them. Mr. Imbarrato agrees. The Mayor further asks that if the people coming in to do laundry for about an hour or two, is there sufficient parking for the bagel shop. Mr. Imbarrato states that garbage pickup is Monday and Thursday pickup at 5:00 a.m. so they will not inhibit any parking. The Mayor requested to see the plans again as to the inside and wanted to know if a bathroom was required for the bagel shop. Mr. Filetti stated no not when it’s not an eating and drinking establishment and there is no eating or drinking on the premises.   The Mayor asks if there will be a hood, exhaust and filter to which Mr. Filetti stated yes. Mr. Krey asked if there would be someone testifying regarding the calculation for the required parking. Mr. Barrett responded that both Mr. Behrens and Mr. Costa had information regarding that. The applicant did not do an independent calculation in light of the fact that the uses were approved previously. So, the variances that were granted in 1993 probably apply in this instance. Its two retail spaces. Mr. Barrett gives further explanation to Mr. Krey. Mr. Krey stated that its non-existing nonconforming condition to which Mr. Barrett states right - the variance was granted n 199 with the same space, the same uses essentially and that was the outcome of the hearings back then. 
Mr. Barrett calls the proposed operator of the bagel store to testify. Kenneth Norell, 27 Landmark Lane, Fair Lawn, New Jersey. Mr. Norell testifies that he will be using the space as a retail bagel shop, no eating in, no dining nothing like that, customers just come and go. There will be eight employees on any given day. Four to start and prepare for opening which will be around 5:00 a.m. and then about 6:00 two more and then at around 7:00 a.m. two more for closing They will be closing at around 3:00 p.m. The employees will be parking across the street where the train is and Mr. Norell will get permits for all employees who drive, including himself. Mr. Barrett asked him if he had investigated on-street parking, to which Mr. Norell stated up until 9:00 p.m. and on the weekend you can park there a day long. Mr. Barrett asks how deliveries were going to be made. Mr. Norell stated that the flour they use will be delivered on Saturday and most other stuff he can get himself and bring it to the shop.  The flour is delivered in a box truck. Mr. Barrett asked Mr. Norell if more garbage pickup was needed and he would take care of that during the same hours it is done now, to which he responded yes. Mr. Norell states that most of the customers at that time of day are for the train and he will also be making deliveries to the transit people. So that would eliminate people coming into the shop having to drive and park and then go over to the transit so it will be delivery over there. Mr. Barrett asked Mr. Norell how the customers would place their orders. Mr. Norell testified on his website with a QR code, or call in so when they get to the train, they will be there to deliver it to them. Mr. Barrett asked if Mr. Norell was aware of the traffic or number of accidents in that area. Mr. Norell stated that he spoke with the police department, and they referred him to OPRA and there have been no pedestrian accidents at all. Over the past three years there has been one or two vehicle accidents. Mr. Norell stated that he would be making deliveries also in the area. 
Questions and Comments from the Professional and Board
Mr. Behrens wanted to confirm about the delivery vehicles if they would be commercially marked or just a regular vehicle.  Mr. Norell stated that he had to check with his insurance company regarding that. Mr. Costa states that River Edge also has a parking lot down by the train station. The Mayor would like to know if there will be testimony as to how the food will get from the bagel shop to the train station platform. Will it be in a vehicle or someone crossing the street and if it is by vehicle then that vehicle will be parked in one of the ten spaces so then that is a reduction in parking spaces to 9. Mr. Norell stated that there will not be a vehicle delivery across the street. He or an employee will be walking down to Grand Avenue to the traffic light and cross the street properly to the parking lot. Mr. Chinigo stated that he worries about the foot delivery, and he hopes that Mr. Norell’s employees stick to going to the light by Grand Avenue. Mr. Norell stated that he is definitely going to stick with that, and he has already purchased vests with the company logo on them. Mr. Chinigo states that the parking lot gets very full and he is not sure that Mr. Norell will have five spots available. Mr. Norell stated that he spoke with Park America and they told him that he can get five permits. Mr. Chinigo has concerns regarding the availability of those five spots. Councilman Glass stated that he noticed that one of the store front windows there is signage or lettering and he wanted Mr. Depken to remind the Board what the requirements are if the bagel shop is planning on adding lettering or any type of signage to their store front window and if there are any restrictions there that they need to be made aware of. Mr. Depken states that 20%  is allowed in the window, a door cannot be covered it can have some lettering, but you must be able to see through the door as you go in or out. 20% each window. Mr. Krey asks Mr. Norell if the parking in the lot does not work out does he have a contingency plan. Mr. Norell stated that he would have his wife drop him off at the bagel shop so the only car there would be the delivery car. Other than that Mr. Norell stated he would have to speak with his employees and they would have to make other arrangements to come to work. 

Mr. Gibbons stated that this has been said to be retail use. He wanted to know if the professionals agree that this retail use. Ms. Stinely states that based on the prior approval, the variance for the parking would remain and there was testimony that there is not going to be any eat in dinning in service at the bagel shop and they would not be able to because they do not have the restroom accessibility, so based on that it is Ms. Stinely’s opinion that it would be more similar to a 7-Eleven even though you can get made to order things,  the parking would be based on whatever the prior approval was. Mr. Gibbons stated that this then should be looked at as a same use situation. Ms. Stinely stated that it was her understanding and that was the representations that were made by the applicant and if they change their position to have stools and have people sitting outside or anything like that  then that would trigger return to the Board for further review. 
 No one being in the public a motion is made on the application for 55 Kinderkamack Road, Block 1413, Lot 5 KCK Bagel Shop by Mr. Gibbons as follows: Motion is made for Block 1413, Lot 5 for the KCK Bagel Shop for a food handler’s license stipulating that there will be no indoor or outdoor seating – Ms. Stinely states just to clarify its site plan approval for a retail food establishment that is just a change in vernacular that the county requested us to continue with but the conditions were that the owner would provide confirmation or certificates of approval regarding the health and environmental clean up from the prior dry cleaning use, that the applicant will submit a signage packet to the Borough, the outdoor seating area will be removed, the parking lot area will be repainted for striping purposes, no indoor dining service would occur on premises, there will be no commercial vehicles parked overnight on the property, if operations change then that would trigger a return to the Board for additional approval, councilman Glass asked if it could be added that none of the Bagel shop employees can park their vehicles on the premises. Also, screening was brought up for roof top vents HVAC etc. and Ms. Stinley asked the applicant if he would work with the Borough if those things are visible from the street. Mr. Imbarato states it’s a parapet going around the three sides, the only side that is open is on the western side. Mr. Gibbons states that his motion would include all those stipulations mentioned. Second – Mr. Feffer.   Roll call-  Mayor Papaleo – yes; Vice Chairman Krey – yes; Ms. Boland – yes; Mr. Feffer – yes; - Mr. Chinigo – yes; Councilman Glass - yes; Mr. Gibbons – yes; Mr. Salva – yes and Ms. Levine – yes. Motion passes.
Discussion of the HVAC ordinance. Ms. Stinely recaps the prior meeting regarding the application that included a ground mounted HVAC air-conditioning unit, and it was going to placed about a half a foot away from the dwelling. The current ordinance requires accessory structures at least five feet away from a single dwelling and for the purposes of setbacks HVAC equipment is included as an accessory structure. It was raised that having the HVAC unit five feet away from the house can cause its own problems. A discussion was suggested about what the Board wanted to do. Mr. Krey asked Ms. Stinely if currently the unit has to be five feet away from the structure. Ms. Stinely stated that was her understanding. Mayor Papaleo stated that Mr. Depken brought this to our attention and the council would be willing to make correction to the ordinance so he asked Mr. Depken to speak to this and what he would recommend. This body could then consider it and recommend it to the council. Mr. Depken asks the Board if they received the document he circulated for them to read (generators – ground mounted). Most of the Board did not receive it. Mr. Depken began by stating that – maybe the intent was that the HVAC units can’t be any further than five feet away. Most HVAC units are against the building, and you just need enough area for servicing. Generators give off more noise when they go into test modes and he did state the air-conditioners did not extend more than four feet into the side yard and rear yard and need to be at least seven feet of the property line. The fact that the Boroughs side yards are a little bit smaller he thinks the Borough might want to tweak that a little bit and maybe have a discussion on that. As far as the HVAC units are concerned, he would highly recommend that they are close to the structure and if you want to put an amount as far as it can go then we can do so. The same with generators, There s a requirement as to how close they can be from combustible items that goes a lot of times against the installation guide of the generator itself but the norm is three feet somewhere in that area, You don’t want it to go further into the side yard or the rear yard because then you are presenting a no noise element to a neighbor. He states the decibel level keep that at about a level of 72, the normal residential generators tend to be. Do a test mode cycle.  The Mayor asks if Mr. Depken can cut and paste to which he responded yes, so the Mayor tells him to go to the webinar chat so the body may consider it as either a whole or part and then he thinks discussion and debate will be more fruitful. Mr. Depken states at this time no. Another suggestion that Mayor had was to go through each of your recommendations and then the body opines on each of your recommendations which would be a revision of the current ordinance, if not then the body can discuss it, but not very fruitfully.  
Mr. Depken reads through the recommendations. Under Section 416-13  Yard Regulations and/or 416-13 Accessory Building Structures he has ground mounted air-conditioners shall be located in the rear or side yard of the main building or structure only and provide further that they do not extend more than 4 feet (he put a question mark at 4 feet) again the fact that the side yards are smaller than he thinks they might want to choose the amount, into a side or rear yard. No closer than seven feet to a property line. Any existing unit located in the front yard may be replaced at its current location providing that the unit is screened by mature shrubbery and rooftop air-conditioners/mechanical units must be screened from view. That was for the ground mounted air-conditioners. The Mayor wanted to know how that is different from the current ordinance.  Mr. Barrett states that they are very similar. Mr. Chinigo asks if this is something that needs to be addressed this evening because of some timeliness and the Mayor stated – no. Mr. Chinigo stated that he would prefer to read over this and think about it and understand it and go over it at the next meeting. The Mayor made a Motion as a member of the body to carry this over to the next meeting. Mr. Chinigo seconds the Motion. All on favor – aye. This is carried over to the next meeting. Mr. Depken will resend this to Mr. Alter for distribution. 
 Motion to adjourn – So Made – Councilman Glass;  Second – Mr. Chinigo All in favor – Aye. Meeting adjourned at 9:05 p.m.
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