
Belvidere Planning Board Minutes

Town of Belvidere

Warren County, New Jersey

March 5, 2019

Harold Halvorsen opened the meeting of the Belvidere Planning Board with the Pledge of
Allegiance and read the following notice in compliance with the Open Public Meetings Act:  In
accordance with Chapter 231 of the Public Laws of 1975, notice of this meeting was given by
way of notice filed with the Star Gazette and/or the Express-Times, filed in the Municipal
Clerk’s Office and posted in Belvidere Town Hall, 691 Water Street, Belvidere NJ.

Roll Call:

Present - David Dech, Andreas Eisenberger, Lawrence Gregan, Harold Halvorsen, 
Claudia Howard, Joseph Kennedy, Michael Luna, Patricia MacCallum, Laurel Napolitani, 
Charlotte Warnick
Absent - Michael Belby

Steven Gruenberg advised that, as a matter of law, a proper venue with adequate seating must be
provided for the meeting to continue.  Additional seating was brought in and the meeting
continued.  Mr. Gruenberg advised that the Board has jurisdiction to hear the Use Variance
application for 320 Knowlton Street, block 28/lot 4 (Dreambig Properties). 

Approval of Minutes:

A motion was made by Michael Luna, seconded by Patricia MacCallum with Joseph Kennedy
abstaining and all others voting “yes” to adopt the February 5, 2019 meeting minutes of the
Belvidere Planning Board.

Previous Business:

A motion was made by Michael Luna and seconded by Lawrence Gregan to table the discussion
regarding and RV regulatory ordinance until the April 2, 2019 meeting.

Roll call:

Ayes - David Dech, Andreas Eisenberger, Lawrence Gregan, Harold Halvorsen, Claudia

Howard, Joseph Kennedy, Michael Luna, Patricia MacCallum, Laurel Napolitani,

Charlotte Warnick

Nays - None

Abstentions - None

Recusal - None

Absent - Michael Belby

New Business:

A proposed fee schedule ordinance was provided to the members by Paul Sterbenz.  Discussion
ensued and the members agreed to forward this ordinance, as provided, to the Belvidere Town
Council for their consideration.

Bulk Variance (public hearing) - 618 Fourth Street, block 35/ lot 2 (Nicholas and Shanay

Healy)
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Nicholas Healy was sworn in and gave the following testimony:
Addition of front porch to existing single family home.  Outside of building envelope but within
footprint of existing front stoop requiring relief from the front yard set-back.  Not a living space. 
Part of an overall remodel and will add to property values.
Paul Sterbenz advised on the set-back requirements adding that the porch addition will make a
more attractive home.
The hearing was opened to the public for questions.  There were no questions from the public
and there was no additional testimony.
The applicant has established the necessary “positive” and “negative” criteria for the granting of
the requested variances pursuant to N.J.S.A. 40:55D-70(c)(2).  The improvement to the property
would be of a benefit to the community in improving the visual aesthetics of the property and the
neighborhood.  The applicant established the benefits of granting the variance substantially
outweigh any detriments.  By granting the variance, the existing home will be improved from an
aesthetic standpoint that will be of benefit to the entire neighborhood.  The applicant has
established that the variance can be granted without substantial detriment to the public good and
will not substantially impair the intent and purpose of the zone plan and zoning ordinance.

A motion was made by Laurel Napolitani, seconded by David Dech and carried to close the
public hearing on the aforementioned application.

A motion was made by Michael Luna and seconded by Lawrence Gregan to grant a variance to
permit the construction of the front porch with a front yard setback of 22.9 feet where 30 feet is
required subject to conditions.

Roll call:

Ayes - David Dech, Andreas Eisenberger, Lawrence Gregan, Harold Halvorsen, Claudia

Howard, Joseph Kennedy, Michael Luna, Patricia MacCallum, Laurel Napolitani,

Charlotte Warnick

Nays - None

Abstentions - None

Recusal - None

Absent - Michael Belby

Use Variance (completeness and public hearing) - 320 Knowlton Street, block 28/lot 4

(Dreambig Properties)

Joseph Kennedy and Laurel Napolitani recused themselves from the hearing on this

application and left the meeting at 7:30 PM.

A motion was made by Lawrence Gregan and seconded by Patricia MacCallum to deem the
aforementioned application complete and grant partial waivers.

Roll call:

Ayes - David Dech, Andreas Eisenberger, Lawrence Gregan, Harold Halvorsen, Claudia

Howard, Michael Luna, Patricia MacCallum, Charlotte Warnick

Nays - None

Abstentions - None

Recusal - None

Absent - Michael Belby, Joseph Kennedy, Laurel Napolitani

Eric Goldberg, Attorney for Dreambig Properties was sworn in and gave the following
testimony:
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Property is an abandoned church in R75 zone with one three-bedroom apartment.  Applying for a
D variance to convert church to multi-family with six apartments, one of which must be
affordable with handicapped accessibility.  There will be four additional witnesses for this
application.
Christopher Anderson (CA), applicant and professional property investor was sworn and gave the
following testimony:
He sells or rehabs residential properties and currently owns thirty properties.  Provides quality
housing and wants to elevate the level of housing in the community.  Applicant provided the
following exhibits:
A-1 front facade with stained glass
A-2 current renovation of three-bedroom apartment
A-3 multiple leaks
A-4 vestibule
A-5 thru A-10 recently completed properties owned by the applicant
No rental analysis yet.  Purchased in October 2018 for $55,000 through short sale with $350,000

anticipated in additional investment.  Funded through a private lender, non-bank institutions. 
Aware that a use variance was needed prior to purchase and that this property was a non-
conforming use.
Steven Gruenberg advised that the public could now ask questions of the witness.
Joe Albenese, 514 Third Street - plans for garbage?  CA - area will be provided where garbage
cans will be kept sheltered.
Maureen Overko, 526 Third Street - plans to upgrade alley and make accessible for two-way
traffic?  CA - no, but we should but no authority to make those changes since alley belongs to the

Town.  Security lighting?  CA - yes, downward facing, rainwater management, snow removal
done by hand, provide construction dumpster, rodent control for garbage, probably no pets,
screening process, sprinklers, no stucco.
Karl McAleer, Fire Official - will Fire Department be permitted to review plans and comment? 
CA - yes
Paul Serrano, 246 Race Street - what if you are denied?  CA - would come back with a different
plan
Steve Ruff, 529 Third Street - water/sewer capacity study and electricity?  CA - no studies have
been done and electric will be underground.
Debra Roth, 530 Third Street - overflow parking provided?  CA - follow municipal parking
ordinance.
Matthew Frauen, 324 Knowlton Street - square footage?  CA - unknown.  Paved parking?  CA -
yes with rainwater system that should reduce amount of rainwater onto Mr. Frauen’s property. 
Number of bedrooms?  CA - thirteen.  Chronic noise?  CA - property management very
restrictive.  Total occupancy?  CA - five two-bedroom and one three-bedroom with number of
occupants permitted on lease and two annual inspections.  No curbing, parking on grass?  CA -
no authority.
Rachael Tiedemann, 336 Greenwich Street - storage?  CA - each tenant will get a small storage
area.  Purchasing more properties in Town?  CA - yes, intend to buy additional multi-families.
Tracy Schade, 324 Hardwick Street - renovated a church before?  CA - no.  Basement units?  CA
- yes, with specific rules.  Units income based?  CA - no.  Long or shot-term investor?  CA - two-
thirds of businesses continue as property owner.
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Kristin Gaitan, 523 Fourth Street - anything at rear of property?  CA - no.
Robert Czopath, 609 Third Street - What is th actual use?  Paul Sterbenz - single family, church
parish house, playground.
Nicholas Healy, 618 Fourth Street - will reno blend with the neighborhood?  CA - it doesn’t
blend now.  Will never look like a single-family home but neighborhood will be enhanced.  How
will it affect the property values?  CA - will be a well-maintained property that will enhance
property values.
Joseph Roth, 530 Third Street - LLC?  CA - only Dreambig in NJ and own no properties out of
State.
Morris Scott,  320 Hardwick Street - consider less units?  CA - yes, always willing to have that
conversation.
Justin Lutz, Hardwick Street - front sidewalk?  CA - don’t know
Debra Roth, 530 Third Street - how will it speak to the resale of my property?  CA - property
well maintained, building superior for market value.
Harry Brown, 607 Oxford Street - single refuse company?  CA - yes.
Martha Linbo-Terhaar, 520 Fourth Street - mature landscaping and fencing?  CA - yes. 
Percentage of parking versus green area?  CA - don’t know.  Parking, right turn only?  CA - no
authority but reasonable solution.
Michael Lotito, 418 Knowlton Street - impact on school?  CA - unknown
Nancy Mason, 626 Third Street - tax exempt?  CA - no.
Joseph Roth, 530 Third Street - any preservation of old church?  CA - preserve stained glass
windows.
Steven Gruenberg advised that the hearing will be continued at the April 2, 2019 meeting of the
Belvidere Planning Board without additional notice.

A motion was made by Lawrence Gregan to adjourn the meeting of the Belvidere Planning
Board at 9:32 PM.

Respectfully submitted,

Teresa A. Yeisley, Board Secretary
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