	
CALIFON BOROUGH
PLANNING/ZONING BOARD
[image: ]
REGULAR MEETING MINUTES
MARCH 18, 2026

The Regular meeting of the Califon Borough Planning and Zoning Board was held at the municipal building on March 18, 2026.  Chairman Owens called the meeting to order at 7:00 p.m. Chairman Owens assured that proper notice had been given for this meeting in accordance with the “Open Public Meetings Act.” 

PLEDGE OF ALLEGIANCE 	
Chairman Owens led the salute to the flag.

OATH
Board Attorney Bryce administered the oath to John Altavilla.  John Altavilla was sworn in as the Second Alternate Member.

ROLL CALL
Mayor Daniel -Present	Meghan Casserly -Absent	Nieves Ferdinand -Present
Ron Preblick -Present	 	Arthur Owens -Present	Christopher Danik, 1st Alt. -Present
Jason Bittay -Absent		Ray Fotta -Present		John Altavilla, 2nd Alt. -Present		

Others Present:	James Bryce, Board Attorney		James Kyle, Board Planner
			Thomas Boorady, Board Engineer	Denean Probasco, Board Secretary
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January 21, 2026 – Reorg
Chr. Owens asked for a motion to approve the January 21, 2026 Reorganization Minutes.  Mbr. Preblick made a motion, Mbr. Danik seconded.

Ayes:  All were in favor by voice vote.

February 18, 2026 - Regular
Chr. Owens asked for a motion approve the February 18, 2026 Regular Minutes.  Mbr. Preblick made a motion, Mbr. Ferdinand seconded.

Ayes:  All were in favor by voice vote.
Abstain:  Mayor Daniel, Mbrs. Danik and Altavilla 

RESOLUTIONS
		PBR-06-26 6 Eisenhower Lane – Block 10, Lot 1		TABLED
R-3 Zone
		Arthur & Catherine Braithwaite
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PUBLIC HEARING
Applicant/Owner: Sergio & Leah Pires
441 County Road 513, Califon, NJ 07830
Block 1, Lot 1 (Califon Tax Map Sheet #1)
Zone: Highway Business (HB)
Application for Preliminary and Final Major Site Plan with Use Variances

The subject property is an undersized corner lot with a Lot Area of ±15,285 square feet where a minimum of 30,000 square feet is required in the HB zone. Existing improvements include a two-story building with non-conforming Front Yard setbacks and non-conforming impervious coverage.  The Applicant is seeking approval to use the existing building as a single-family residential dwelling. Residential uses are not permitted in the HB zone. 

Steven Gruenberg, Esq. represented the applicant.  Testifying to the existing converted office building reverting back to a single-family residence requiring use variance relief.  

The applicant, Leah Pires was present and sworn under oath.  Ms. Pires stated that she and her husband Sergio purchased a home in Califon and love the community.  Voiced intent to use as a single-family residence.  Testified that the signage from the former insurance agency would be removed and that any future business would need to return to the board unless it qualifies under home occupation.  Ms. Pires testified that the home is a small cape that fits the needs of their family of three, and is in close proximity to in-laws.  Stated septic upgrades were performed.

No questions from the board.
No questions from the public.

Mr. Wayne Ingram, PP, PE, of FPA was sworn under oath and accepted as a professional engineer and professional planner.  Confirmed his certification are currently valid.  Mr. Ingram will provide testimony on both engineering and planning.

Mr. Ingram reviewed the variance plan, dated August 26, 2025, last revised December 17, 2025 that was provided to the board.  The building was constructed in the 1940’s and was a residence at that time.  Variance relief was obtained in the 1990’s to convert to a business use.  Mr. Ingram testified to the suitability and character of the neighborhood that has both residential and businesses nearby.  Stated that there are no proposed changes requested to the property for the requested change of use.  Testified to the proposed use supporting the welfare, commercial property, prior use, with no detrimental impact.  Testified that the traffic would be reduced from a commercial use, approved by the county in it’s current condition and no proposed changes to the site.  Consistent with the Master Plan with no impairment or detriment.  Preserving aesthetic aspects, diversity, housing stock, and providing harmonious balance of light to the Borough.  

Existing hardship C variances, lot area (half of what is required) and front yards on both streets.   With no proposed change in this application.  Mr. Ingram testified that the applicant will ensure the site meets the requirement of forty percent impervious coverage.  Original gravel will be removed and it may require cutting 1-2’ off the back of the parking lot.  Stated the C variances were previously approved but the original lot area was inaccurate previously.  The only variance requested for this application is the “D” use variance.

Mbr. Preblick inquired about barn and garage.  Mr. Ingram stated that was removed and believed to have been in the gravel area.  The parking will be on the pavement as there is no garage.
Septic permits were obtained from the health department.  No modifications required for residential use.

Mbr. Fotta inquired about the driveway on the right of the dwelling.  Mr. Ingram stated no proposed change or removal.  Stated the applicant may return for a home business at a later date.

Mr. Boorady inquired about the impervious coverage.  Mr. Ingram stated it would be the gravel and the 1-2’ of pavement.  Applicant agreed to submit drawings and remove the variance.  An As-Built will be required.   Chr. Owens inquired on the 40% impervious coverage changing with the change of use.  Mr. Kyle confirmed its by zone and not use.

No questions from the public.

Chr. Owens opened to the public for comments.

Bob Runge of River Road, spoke to the being neighbors with the applicant since 2008 and voiced support.

Dave Hoffman of 3 Second Street also spoke to being a neighbor and voiced support.  Stating the applicant has made great improvements to the home.

Chr. Owens closed to public.

The applicant’s attorney provided closing comments.  Spoke to having proven the positive and negative criteria without any impairment of the zoning.  The applicant agreed to provide an As-Built to reflect the changes in impervious coverage and requested the board act favorably of the application.  

Chr. Owen spoke to having a minimal amount of impervious coverage.  Mr. Gruenberg spoke to meeting the ordinance obligation of 40% and stated less would impact any future use of the property should it go back to commercial use.

No questions or concerns from the board.

Chr. Owens asked for a motion.  Mbr. Preblick made a motion to approve the application, Mbr. Fotta seconded.

Roll Call:  Preblick, Fotta, Ferdinand, Danik, Altavilla, Chr. Owens

The meeting continued at 7:37 after a brief two-minute recess.

Chr. Owens referenced correspondence on the upper dam.  There was brief discussion regarding the dam.  In cooperation with Raritan Headwaters, the County has agreed to give property to the Borough of Califon, increasing the park and will include the removal of a dam.  It was suggested that Princeton Hydro and Raritan Headwaters come in the future to provide details on the impact of the upper and lower dams.

Chr. Owens asked for a motion to adjourn.  Mayor Daniel made a motion, Mbr. Altavilla seconded.
Meeting adjourned at 7:50 p.m.
Respectfully Submitted
Denean Probasco, Board Secretary
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