CALIFON BOROUGH PLANNING/ZONING BOARD
REORGANIZATION AND REGULAR MINUTES
JANUARY 21, 2026

NOTICE IS HEREBY GIVEN THAT THE PLANNING BOARD OF THE BOROUGH OF CALIFON, COUNTY OF HUNTERDON, STATE OF NEW JERSEY, WILL HOLD A REORGANIZATION AND REGULAR PUBLIC MEETING ON WEDNESDAY, JANUARY 21, 2026  AT 7:00 PM AT THE BOROUGH MUNICIPAL BUILDING LOCATED AT 39 ACADEMY STREET, CALIFON, NJ 07830.
THE FOLLOWING IS AN AGENDA FOR SAID MEETING AND FORMAL ACTION MAY OR MAY NOT BE TAKEN ON A PORTION OF THIS AGENDA. THE PUBLIC IS INVITED AND MAY ATTEND SAID MEETING SUBJECT TO THOSE AREAS OF CONSIDERATION DESIGNATED, IF ANY, FROM WHICH THE PUBLIC MAY BE EXCLUDED PURSUANT TO SECTION 7B & 8 OF THE LAWS OF 1975.
REORGANIZATION MEETING 7:00 P.M.
1. CALL TO ORDER: Member Arthur Owens called the meeting to order at 7:06.

2. OPEN PUBLIC MEETINGS ACT STATEMENT: Arthur Owens read the Open Public Meetings Act Statement.

“Adequate notice of this meeting of the Califon Borough Planning/Zoning Board was given as required by the “Open Public Meetings Act” as follows: notice was sent to the Hunterdon Review, posted on the bulletin board in the Borough Municipal Building, posted on the Borough website and filed with the Borough Clerk.”

3. FLAG SALUTE: Arthur Owens led all present in the Flag Salute

4. OATH OF OFFICE: Mayor Daniel swore in:
  	Meghan Casserly – Class IV – 4 Year Term: 01/01/2026-12/31/2029
	Nieves Ferdinand – Class II – 1 Year Term: 01/01/2026-12/31/2026

	5.   ROLL CALL
Mayor Daniel: Present 			Leo Janas: Absent
Meghan Casserly: Present			Ray Fotta: Present
Arthur Owens: Present			Christopher Danik: Present
Ron Preblick: Absent				Nieves Ferdinand: Present

	Also Present:  Denean Probasco, Board Secretary
			Tom Boorady, Board Planner

REORGANIZATION OF THE BOARD- ELECTION OF OFFICERS
	
Nominations were opened for Election of Chairman.  Mayor Daniel nominated Arthur Owens, Mbr. Casserly seconded.
All ayes

Nominations were opened for Election of Vice-Chairman.  Mayor Daniel nominated Ron Preblick, seconded by Mbr. Danik.  
All ayes

RESOLUTION PBR-01-26 ANNUAL RESOLUTION OPEN PUBLIC MEETINGS ACT 
Meeting Dates & Times Established.
Designation of official newspapers
Photocopying and replication fees
Annual Notice Requirement				

Chr. Owens asked for a motion to approve as amended.  Motion to approve as amended was made by Mbr. Casserly, seconded by Mayor Daniel.  
All Ayes
Abstain:	None.

RESOLUTION PBR-01-26

ANNUAL RESOLUTION OF BOROUGH OF CALIFON
PLANNING/ZONING BOARD

OPEN PUBLIC MEETINGS ACT – Meeting Dates & Times Established
	WHEREAS, the Open Public Meetings Act N.J.S. 10:4-6 et seq.) hereafter the “Act” provides for the giving of an annual notice by public bodies of a schedule of the succeeding year, including the location of each meeting to the extent it is known, and the time and date of each meeting; and
WHEREAS, the Act authorizes a public body to make certain other determinations and to take certain other actions in conformance therewith;
	NOW, THEREFORE, BE IT RESOLVED by the Borough of Califon Planning/Zoning Board, Borough of Califon, County of Hunterdon, State of New Jersey, as follows:
1. Regular meetings of the Califon Planning/Zoning Board shall be held during the 2026 calendar year at 7:00 p.m. prevailing time, on the third Wednesday of each month except in the months where there are five Wednesday’s in the month for April, July and September.  These meetings will be held on April 29th, July 29th and September 30th.   Due to holidays in November and December.  These meetings will be held on November 24, 2026 and December 22, 2026.   All meetings will be held on at Califon Borough Hall, 39 Academy St., Califon, New Jersey, unless rescheduled in conformity with the said Act, provided that any such meetings which fall on a New Jersey legal holiday shall be rescheduled to the next regular business day at the same time and place.

February 18, 2026     		June 17, 2026			October 21, 2026
March 18, 2026		*July 29, 2026			November 24, 2026
*April 29, 2026		August 19, 2026		December 22, 2026
May 20, 2026			*September 30, 2026		January 20, 2027

1. The following newspapers are hereby designated as the newspapers to receive any and all notices required or permitted to be given under the Act, including but not limited to the Annual Notice of regular meetings or any revision thereto, 48-hour notice of any special meeting and notice of any emergency meeting for which prior adequate notice was not provided:

1. The Hunterdon Review which is the official newspaper of this public body; and posted and maintained throughout the calendar year under public notices on the official website of Califon Borough at www.califonboro.org and the website of the State of New Jersey.

1. The following fees are hereby fixed to cover the costs of providing and mailing to any such persons requesting copies of any notice pursuant to Section 14 of the Act, which fees shall be prepaid by such person:

2. To receive by mail any one copy of any annual notice of regular meetings or revision thereto described in Section 13 of the Act, or any one 48 hour advance written notice described in Subsection 3-d of the Act of any regular, special or rescheduled or emergency meeting of this body, the sum of $.05 per page for letter sized pages and $0.07 per page for legal sized pages.

2. To receive written advance notice of all of the meetings of the public body within the time prescribed by Subsection 3-d of the Act up to and including December 31, 2024, the sum of $0.05 per page for letter sized pages or $0.07 per page for legal sized pages.

1. This public body shall keep reasonably comprehensible minutes of all of its meetings showing the time and place, the members present, the subject considered, the actions taken, the vote of each member, and any other information required to be shown in the minutes by law, which shall be promptly available to the public to the extent that making such matters public shall not be inconsistent with Section 7 of the Open Public Records Act (PL 2001, C404).

3. The fee to receive by mail or in person any one copy of any official minutes of any regular or special open meeting or any revision thereto shall be the sum of $.05 per page for letter sized pages and 0.07 per page for legal sized pages.  
3. The fee to receive by mail or in person one copy of all of the official minutes of this public body's regular and special open meetings shall be the sum of $0.05 per page or $0.07per legal sized page. 

1. Copies of the attached Annual Notice shall be provided as follows:

4. Posted and maintained throughout the calendar year on the public bulletin board under public notices on the official website of Califon Borough at www.califonboro.org, the website of the State of New Jersey and at the Municipal Building.

4. Mailed, electronically sent, or hand delivered to the newspapers designated in Paragraph 2 hereto.

4. Filed with the Clerk of the Municipality.

4. Mailed or hand delivered to any person so requested in accordance with Paragraph 4 hereto.

APPOINTMENT OF BOARD PROFESSIONALS
RESOLUTION PBR-02-26 – Appointment of Kyle McManus, as Borough Planner in 2026.               Chr. Owens asked for a motion.  Mayor Daniel made a motion, seconded by Mbr. Danik.  
All Ayes.
RESOLUTION PBR-02-26

RESOLUTION AUTHORIZING PLANNING BOARD/BOARD OF ADJUSTMENT CONTRACT FOR PLANNING SERVICES
2026

	WHEREAS, the Borough of Califon needs to acquire Planning Services to the Planning Board/Board of Adjustment as a non-fair and open contract pursuant to the provisions of N.J.S.A. 19:44A-20.5 and

	WHEREAS the Chief Financial officer has determined and certified in writing that the value of the acquisition may exceed $17,500 and

	WHEREAS the anticipated term of these contracts is for one year, and

	WHEREAS, JAMES KYLE OF KYLE MCMANNUS ASSOCIATES, LLC has submitted a proposal indicating that the fee for all planning services rendered shall be $150.00 per hour; and

	WHEREAS, JAMES KYLE has completed and submitted a Business Entity Disclosure Certification, which certifies that JAMES KYLE. has not made any reportable contributions to a political or candidate committee in the Borough of Califon in the previous one year, and that the contract will prohibit JAMES KYLE from making any reportable contributions through the term of the contract; and

	WHEREAS, the required certificate for the availability of funds has been filed by the Chief Financial Officer, providing that legally appropriated balances are available to cover the amount of the contract as required by N.J.A.C.5:30-14.5 and that fees for the aforementioned LAND USE BOARD PLANNING services for the Borough Planning Board/Board of Adjustment shall be made available by appropriate inclusion in either an annual municipal budget which includes current, revenue sharing and utility provisions, by budget amendments for Federal program spending or by inclusion in an appropriate bond ordinance.

	 NOW, THEREFORE, BE IT RESOLVED that the Borough Council of the Borough of Califon authorizes the Planning Board Chairman and Secretary to enter into a contract with JAMES KYLE. as described herein, as planner providing planning services on behalf of the Borough of Califon Planning Board/Board of Adjustment for the year 2026; and

	BE IT FURTHER RESOLVED that the Business Disclosure Entity Certification and the Determination of Value be placed on file with this resolution; and
	
BE IT FURTHER RESOLVED that a Notice of this action shall be printed once in the Hunterdon Review and posted and maintained throughout the calendar year under public notices on the official website of Califon Borough at www.califonboro.org, the official website of the State of New Jersey and at the Municipal Building.

RESOLUTION PBR-03-26- Appointment of Thomas Boorady, PE, as Board/Zoning Engineer for 2026. Chr. Owens asked for a motion.  Mayor Daniel made a motion, seconded by Mbr. Danik.
All Ayes.
RESOLUTION PBR-03-26

RESOLUTION AUTHORIZING CONTRACT FORPLANNING BOARD/BOARD OF ADJUSTMENT FOR PROFESSIONAL ENGINEERING SERVICES
2026

	WHEREAS, the Borough of Califon needs to acquire Engineering Services to the Planning Board/Board of Adjustment as a non-fair and open contract pursuant to the provisions of N.J.S.A. 19:44A-20.5 and

	WHEREAS the Chief Financial officer has determined and certified in writing that the value of the acquisition may exceed $17,500 and

	WHEREAS the anticipated term of these contracts is for one year, and

	WHEREAS, THOMAS BOORADY, PE of the firm Darmofalski Engineering Associates, Inc. has submitted a proposal indicating that the fee for all engineering services rendered shall be $155.00 per hour; and

	WHEREAS, THOMAS BOORADY has completed and submitted a Business Entity Disclosure Certification, which certifies that THOMAS BOORADY. has not made any reportable contributions to a political or candidate committee in the Borough of Califon in the previous one year, and that the contract will prohibit THOMAS BOORADY from making any reportable contributions through the term of the contract; and

	WHEREAS, the required certificate for the availability of funds has been filed by the Chief Financial Officer, providing that legally appropriated balances are available to cover the amount of the contract as required by N.J.A.C.5:30-14.5 and that fees for the aforementioned LAND USE BOARD ENGINEERING services for the Borough Planning Board/Board of Adjustment shall be made available by appropriate inclusion in either an annual municipal budget which includes current, revenue sharing and utility provisions, by budget amendments for Federal program spending or by inclusion in an appropriate bond ordinance.

	 NOW, THEREFORE, BE IT RESOLVED that the Planning Board/Board of Adjustment of the Borough of Califon authorizes the Planning Board Chairman and Secretary to enter into a contract with THOMAS BOORADY. as described herein, as engineer providing engineering services on behalf of the Borough of Califon Planning Board/Board of Adjustment for the year 2025; and

	BE IT FURTHER RESOLVED that the Business Disclosure Entity Certification and the Determination of Value be placed on file with this resolution; and
	
BE IT FURTHER RESOLVED that a Notice of this action shall be printed once in the Hunterdon Review and posted and maintained throughout the calendar year under public notices on the official website of Califon Borough at www.califonboro.org and the official website of the State of New Jersey.

RESOLUTION PBR-04-26 Appointment of Jonathan Testa, Esq., as Board Attorney 2026.
Chr. Owens asked for a motion.  Mayor Daniel made a motion, seconded by Mbr. Casserly.

All Ayes

RESOLUTION PBR-04-26

RESOLUTION AUTHORIZING
PLANNING BOARD/BOARD OF ADJUSTMENT
CONTRACT FOR LEGAL SERVICES FOR 2026

	WHEREAS, the Borough of Califon needs to acquire Legal Services to the Planning Board/Board of Adjustment as a non-fair and open contract pursuant to the provisions of N.J.S.A. 19:44A-20.5 and

	WHEREAS the Chief Financial officer has determined and certified in writing that the value of the acquisition may exceed $17,500 and

	WHEREAS the anticipated term of these contracts is for one year, and

	WHEREAS, JONATHAN TESTA OF DORSEY & SEMRAU has submitted a proposal indicating that the fee for all legal services rendered shall be $150.00 per hour; and

	WHEREAS, DORSEY & SEMRAU has completed and submitted a Business Entity Disclosure Certification, which certifies that JONATHAN TESTA. has not made any reportable contributions to a political or candidate committee in the Borough of Califon in the previous one year, and that the contract will prohibit JONATHAN TESTA from making any reportable contributions through the term of the contract; and

	WHEREAS, the required certificate for the availability of funds has been filed by the Chief Financial Officer, providing that legally appropriated balances are available to cover the amount of the contract as required by N.J.A.C.5:30-14.5 and that fees for the aforementioned LEGAL services for the Borough Planning Board/Board of Adjustment shall be made available by appropriate inclusion in either an annual municipal budget which includes current, revenue sharing and utility provisions, by budget amendments for Federal program spending or by inclusion in an appropriate bond ordinance.

	 NOW, THEREFORE, BE IT RESOLVED that the Borough Planning Board/Board of Adjustment of the Borough of Califon authorizes the Planning Board Chairman and Secretary to enter into a contract with JONATHAN TESTA as described herein, as attorney providing legal services on behalf of the Borough of Califon Planning Board/Board of Adjustment for the year 2026; and

	BE IT FURTHER RESOLVED that the Business Disclosure Entity Certification and the Determination of Value be placed on file with this resolution; and
	
BE IT FURTHER RESOLVED that a Notice of this action shall be printed once in the Hunterdon Review and posted and maintained throughout the calendar year under public notices on the official website of Califon Borough at www.califonboro.org and the official website of the State of New Jersey.

RESOLUTION PBR-05-26 Appointment of Denean Probasco, as Board Secretary 2026.  Chr. Owens asked for a motion.  Mayor Daniel previously made a motion to appoint Denean Probasco as Board Secretary, seconded by Mbr. Casserly.
All Ayes.
RESOLUTION PBR-05-26

RE-APPOINTMENT-PLANNING/ZONING BOARD SECRETARY
WHEREAS, the Borough of Califon wishes to re-appoint Denean Probasco as the Planning/Zoning Board Secretary; and 
NOW, THEREFORE BE IT RESOLVED, that the Planning/Zoning Board of the Borough of Califon hereby reappoints, Denean Probasco as the Borough of Califon Planning/Zoning Board Secretary as follows:
· 1 year term 01/01/2026 through 12/31/2026

ADJOURNMENT
Mbr. Casserly made a motion to adjourn the reorganization meeting, seconded by Mayor Daniel.
All Ayes.

REGULAR MEETING 7:23 P.M.
[bookmark: _Hlk180929707]
MINUTES  
October 29, 2025 – Regular
Chr. Owens asked for a motion.
Motion to approve the minutes was made by Mayor Daniel, seconded by Mbr. Danik. The minutes were approved by a voice vote.  
Abstain:	None.

PUBLIC HEARING	6 Eisenhower Lane – Block 10, Lot 1
in an R-3 Zone
			Arthur ‘Joe’ & Catherine Braithwaite

The Applicant seeks approvals to remove the existing sunroom and deck along the back of the dwelling and construct a new one-story addition and deck along the back of the dwelling, a new covered portico along the right side of the dwelling, a new patio, and an open front porch. Stepping stone paths would also be constructed along the front and right sides of the dwelling to provide pedestrian access to the existing driveway. The landscaping walls would also require modifications. A detached shed/gazebo is also proposed. The proposed work would require the following variances: Borough Code § 16.08.030 “Bulk Schedule of Area, Yard, and Building Requirements”  Front Yard Setback to Eisenhower Lane: A minimum of 40 feet is required where 29.6 feet exists to the dwelling; 33.2 feet is proposed to the new porch and 45.1 feet is proposed to the portico along the right side of the dwelling.  Front Yard Setback to Hoffman Drive: A minimum of 40 feet is required where 29.7 feet exists to the dwelling; 36.8 feet is proposed to the new front porch.  Side Yard Setback: A minimum of 15 feet is required where 14.9 feet exists to the sun room, and 13.1 feet exists to the deck (both of which to be removed); 13.3

Cindy J. Boerner, Architect (12 West Maple Avenue, Long Valley) represented the applicants and was accepted for professional testimony.

Arthur “Joe” and Cathy Braithwaite provided testimony regarding the application.  Stated their residence was built in 1961 and requires many renovations due to structural issues, such as the sunroom and deck.   The proposed new side entrance would provide better aesthetics, safety and additional egress.  The basement requires waterproofing.  

Ms. Boerner provided a review of the applicant’s existing and proposed property using the plans that were submitted to the board.  Stated the dwelling sits diagonally on the property that has two front yards and all options would require variance relief.

Addition and Renovation to the Braithwaite Residence – Plans (7 pages) last revised 09/15/25
Sheet 1- Existing Site Plan
Sheet 2 – First Floor Plan
Sheet 3 – Basement Floor Plan
Sheet 4 – Front and Rear Elevations
Sheet 5 – Side Elevations
Sheet 6 – Existing Basement and First Floor Plans
Sheet 7 – Existing Front, Rear and Side Elevations

Exhibit A-1 Sheet 2 of architectural plans submitted to the board with septic component.
Exhibit A-2 dated 01/21/26 Color Photograph of area between subject property and neighbor reflecting deciduous tree.
Exhibit A-3 Completeness Report from Tom Boorady of Darmofalski Engineering Associates, Inc. dated November 24, 2025 
Exhibit A-4 dated 01/21/26 Photograph from Hartville Outdoor Products of 12 x 20 Executive Gable Shed 

Applicant proposes to replace the existing deck and three season room with another deck and sunroom.  Proposed addition of a covered front porch.  Removing a bedroom to create a proper entry and master bathroom.  Using a portion of the garage to create a mudroom space.  

Ms. Boerner testified to requiring two front yard setback variances and one side yard setback variance due to the placement of the dwelling on the property.  The proposed Eisenhower Lane Front Yard Setback (FYS) of 33.2’ where 29.6’ exists and a minimum of 40’ is required.  Hoffman Drive FYS of 36.8’ where 29.7’ exists and a minimum of 40’ is required.  Testifying that the proposed FYS setbacks will be larger than the existing and de minimus in nature with a variance of only 3.2’.

The existing three season room has no heating or insulation.  The proposed sunroom would have a SYS of 13.3’ where 15’ required and 20.1 is existing.  The proposed sunroom will be slightly larger with the proposed deck slightly smaller to keep it as far as possible from the property line.
Stated that the new additions would improve the aesthetics for both the home and the neighborhood.  C-1 hardship variance negative criteria – improves housing stock, one level has no negative impact on light, air or view of any neighboring property.  Proposed will be less than the allowable building and lot coverage requirements.

Ms. Boerner referenced Exhibit A-3, Items 2 through 5 regarding NJDEP.  Testified that the entire property is within the riparian zone.  Stated the proposed improvements qualify under Permit By Rule (PBR) #10, as there is no removal of trees under FHA control act.  Conditions state at least 25’ from stream, not removing trees, not building within the flood plain and not adding more than .25 acres of impervious coverage.  Further testifying that the shed is located at an elevation higher than 274”

Ms. Boerner referenced Exhibit A-4, stating that the proposed shed will not exceed 200’ maximum. Referenced Topographic Survey Plan – 1 page Kenneth Dykstra of Dykstra Walker Design Group dated 05/19/25.

Metes and Bounds Description Morgan David J. Von Steenburg, PLS of Engineering and Surveying dated 04/29/25

Chr. Owens referenced the impervious coverage and highlands exemption #5.  Ms. Boerner stated that this was included in the paperwork. Town Engineer Boorady confirmed that Highlands Exemption #5 from 2004 was broad to avoid not to restrict the older homes. 

Tom Boorady referenced comments 1 through 3 having been addressed.  Stated that without the engineer being present for testimony, unsure if in agreement with the Permit By Rule for Sheds No. 4, as opposed to Permit By Rule No. 10.  Requesting that the applicant agree with that this requirement would need to be followed up on to ensure the square footage.  Stating a condition of a possible reduction under 200 sq. ft. or less to agree with NJDEP and permit by rule 10, as it’s different for sheds.  Mr. Boorady agreed that the applicant is outside the elevation for #5.  Mr. Boorady further agreed that so long as this is verified.  Stated that the shed will meet all zoning requirements.  Stated for Item #8 and 9 Septic and Stormwater, that with 1,000 sq. ft. of coverage that the applicant to provide something for stormwater as a condition of approval (i.e. rain garden, etc.).  Condition of approval for stormwater and applicant’s engineer to provide something to ensure the drainage is not erosive.  

Mr. Boorady continued stating that Item #10 would require Board of Health approval.   Ms. Boerner stated that there would be less bedrooms.  Mr. Boorady stated for Item #11 that the existing A/C pad is in compliance and requests that it remains in conforming location.    Further stating that Items #12 through #19 and standard conditions of approval and cautioned the applicant not to exceed the setbacks or go beyond the limits of disturbance.

Mr. Boorady believed that the applicant provide their hardship and is not responsible for the required variance relief, the additions appear to be respectful.

Ms. Boerner spoke to the hardship variances stating the C-1 hardship was not caused by the applicant.  The variances are at a minimum and not exacerbated by the proposed.  Ms. Boerner further testified that the renovations would be an improvement to the community.

Chr. Owens asked if there were questions or comments from the board.
There were none.

Chr. Owens asked for comments from the public.

John Altavilla (8 Hoffman) was present and spoke to the proposed being an improvement.  Stated the view would be nice coming in the neighborhood.

Chr. Owens asked for questions of the board.  Seeing none.  Chr Owens asked for questions from the public.

Cynthia Peschl came forward, stated she’s been a resident for 25 years and wanted to inquire about the public hearing and variance process and was advised that this was for public comments at this time.

Mbr. Casserly made a motion to approve the C-1 hardship variance with conditions as provided by Mr. Boorady’s report, seconded by Mayor Daniel.
ROLL CALL:	Mbrs. Casserly, Mayor Daniel, Mbrs. Fotta, Ferdinand, Danik, Chr. Owens.

[bookmark: _Hlk159086317][bookmark: _Hlk159086332]DISCUSSION ITEMS
There were none.
	
PUBLIC COMMENT
Cynthia Peschl came forward regarding an application for 18 Main Street and inquired about the hardship variance process.	
	
BOARD MEMBER COMMENTS
There were none.

ADJOURNMENT
Mayor Daniel made a motion to adjourn the meeting, seconded by Nieves Ferdinand.  
Meeting Adjourned 8:07 p.m.

Respectfully submitted,

Denean Probasco, Board Secretary
Planning & Zoning Board of Adjustment

