
LAND USE BOARD 
BOROUGH OF ALLENDALE 

Municipal Building 
500 West Crescent Ave. 

Allendale, NJ   
 
 
The Regular Meeting of the Allendale Land Use Board will be held in the Council Chambers in 
the Allendale Municipal Building, 500 West Crescent Avenue, 2nd Floor, Allendale, NJ 07401 
on October 18, 2023 at 7:30 p.m.  Formal action will be taken.    
  

I. CALL TO ORDER 
A. Open Public Meetings Act Announcement 
B. Salute to Flag 

 
II.  ROLL CALL 

 
      III.       APPROVAL OF MINUTES 

      September 18, 2023 Land Use Board Regular Meeting      
      September 20, 2023 Land Use Board Regular Meeting 
 

      IV.  RESOLUTIONS 
 
Application File No.: LUB 2023-08 
Resolution No.:  23-18               
Applicant: Allendale Senior Housing Corp. 
Address:    Cebak Court, Allendale, NJ  07401 
Block:       1708  Lot:  1&9 
Proposal:   Preliminary & Final Site Plan approval   
 

 
Application File No.:  LUB 2023-06 
Resolution No.:  23-19               

 Applicant:  Barry Poskanzer                        
 Address:     40 & 42 Carteret Road, Allendale, NJ  07401  
 Block          1503.01         Lots:  15 & 14    

Proposal:     Minor Subdivision – realignment of lot line.  
 
 

 Application File No.:  LUB 2023-09           
 Resolution No.:  23-20 
 Applicant: Giuseppe & Alexandra DePinto                               
 Address:    20 Stone Fence Rd., Allendale, NJ  07401  
 Block         1503           Lot:  16 

Proposal:   Single story rear addition to the kitchen & dining area.  Pursuant to 
 Code 270-37(A) 2                      



 
      
      Application File No.:  LUB 2023-07           
 Resolution No.:  23-21 
 Applicant: Russell & Lisa Young                               
 Address:    101 E. Orchard Street, Allendale, NJ  07401  
 Block:        1901           Lot:  11 

Proposal:    Addition and renovation. Pursuant to Section 37(A)2 and 270-  
 64B(2)  

 
   

    V.                PUBLIC HEARINGS:  
 
Application File No.:  LUB 2023-05 
Applicant:   Michael Zeoli & Samantha Danubio 
Address:      41 Elmwood Avenue, Allendale, NJ  07401  
Block           2009        Lot:  4 
Application: Two story addition in rear and side yards.  Pursuant to Section 270-
37A 
(continued from the public hearing of September 20, 2023) 
 

       
  Application File No.:  LUB 2023-10 
  Applicant:    Allendale Steak House/READ Properties, LLC  
  Address:       95 West Allendale Avenue, Allendale, NJ  07401  
  Block           1809         Lots:  3 & 4  
  Application: Converting a former bank into a restaurant.  Pursuant to 147-7A  
  change of use.      
  
      

VI.            OPEN TO THE PUBLIC FOR COMMENT 
 

 
VII            OTHER 

 
 

VIII.            ADJOURNMENT 
 

 
 
 

**AGENDA & AGENDA MATERIALS SUBJECT TO CHANGE** 
 
 
 

Borough Website  
Bulletin Board  
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THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED
HEREIN AS  AN  INSTRUMENT  OF  PROFESSIONAL  SERVICE,  IS
THE  PROPERTY OF   EVANS  ARCHITECTS  AND  IS  NOT TO  BE
USED IN  WHOLE OR  IN  PART,   FOR ANY OTHER PROJECT
WITHOUT THE WRITTEN AUTHORIZATION OF  EVANS ARCHITECTS.
ALL RIGHTS RESERVED  © 2023   EVANS ARCHITECT

REV COMMENTDATEDRW BY

SHEET
NUMBER

MATTHEW G. EVANS
 ARCHITECT       PLANNER

R.A. NJ. 13803  R.A NY. 26125
P.P. NJ. 5662

EVANS ARCHITECTS AIA
M A T T H E W   G.   E V A N S

 ARCHITECT - PROFESSIONAL PLANNER

470 CHAMBERLAIN AVENUE
PATERSON  NEW JERSEY  07522

9 7 3  9 4 2 - 9 0 2 0
MATT@EVANSARCHITECTS.COM

WWW.EVANSARCHITECTS.COM

04-05-23JQ

PROPOSED
RESTAURANT  ALTERATIONS

FOR
ALLENDALE STEAK HOUSE

90 WEST ALLENDALE AVENUE
ALLENDALE, NJ

05-19-23JQ 1 UPDATED HVAC UNITS

06-19-23JQ 2 UPDATED AS PER PLAN REVIEW LETTERS June 7 & June 16, 2023
08-02-23JQ 3 PRELIMINARY /  SITE PLAN

ALLENDALE STEAK HOUSE
RESTAURANT ALTERATIONS.

90 WEST ALLENDALE AVENUE
ALLENDALE, NJ.

LOTS 3 & 4  BLOCK 1809

EXISTING FIRST FLOOR PLAN (DEMO)
SCALE:1/8" = 1'-0"

EXISTING MEZZANINE FLOOR PLAN (DEMO)
SCALE:1/8" = 1'-0"

EXISTING BASEMENT FLOOR PLAN (DEMO)
SCALE:1/8" = 1'-0"

PROPOSED SITE PLAN
SCALE:1" = 20'

SURVEY INFORMATION FROM :
DMC ASSOCIATES INC.
PROFESSIONAL LAND SURVEYORS
6 CAREY AVE. BUTLER , NJ 07405
TEL; (973) 838 9187
Robert l. Cigol,
N.J.P.L.S No: 24GS04026100
DATED: 06/28/2023

NOTE:
NO CHANGES ON THE EXISTING
IMPERVIOUS COVERAGE
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THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED
HEREIN AS  AN  INSTRUMENT  OF  PROFESSIONAL  SERVICE,  IS
THE  PROPERTY OF   EVANS  ARCHITECTS  AND  IS  NOT TO  BE
USED IN  WHOLE OR  IN  PART,   FOR ANY OTHER PROJECT
WITHOUT THE WRITTEN AUTHORIZATION OF  EVANS ARCHITECTS.
ALL RIGHTS RESERVED  © 2023   EVANS ARCHITECT

REV COMMENT
DATEDRW BY

SHEET
NUMBER

MATTHEW G. EVANS
 ARCHITECT       PLANNER

R.A. NJ. 13803  R.A NY. 26125
P.P. NJ. 5662

EVANS ARCHITECTS AIA
M A T T H E W   G.   E V A N S

 ARCHITECT - PROFESSIONAL PLANNER

470 CHAMBERLAIN AVENUE
PATERSON  NEW JERSEY  07522

9 7 3  9 4 2 - 9 0 2 0
MATT@EVANSARCHITECTS.COM

WWW.EVANSARCHITECTS.COM

04-05-23JQ

PROPOSED
RESTAURANT  ALTERATIONS

FOR
ALLENDALE STEAK HOUSE

90 WEST ALLENDALE AVENUE
ALLENDALE, NJ

05-19-23JQ 1 UPDATED HVAC UNITS

06-19-23JQ 2 UPDATED AS PER PLAN REVIEW LETTERS June 7 & June 16, 2023
08-02-23JQ 3 PRELIMINARY /  SITE PLAN

NOTE. ALL WINDOWS AND
SLIDING DOOR REF. ARE
ANDERSEN OR EQ.
3046 EXCEED EGRESS DIM
5.7 SQ.INCH

LEGEND

NEW PARTITIONS:
SPEC. STUDS @ 16" O.C.

1-HOUR FIRE RATED PARTITION:
SPEC. STUDS @ 16" O.C. W/ 5/8" TYPE X GYPSUM BOARD
EACH SIDE (SEE DETAIL)

NEW CMU WALL

EXISTING PARTITIONS:
SPEC. STUDS @ 16" O.C.

NEW DOOR
(TYPICAL)

30 =3'-0"= (36")
28 =2'-8"= (32")

EGRESS FIRST FLOOR PLAN
SCALE:3/16" = 1'-0"

EGRESS MEZZANINE FLOOR PLAN
SCALE:3/16" = 1'-0"

PROPOSED BASEMENT FLOOR PLAN
SCALE:3/16" = 1'-0"
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SK-3

ELEVATIONS

THIS DOCUMENT, AND THE IDEAS AND DESIGNS INCORPORATED
HEREIN AS  AN  INSTRUMENT  OF  PROFESSIONAL  SERVICE,  IS
THE  PROPERTY OF   EVANS  ARCHITECTS  AND  IS  NOT TO  BE
USED IN  WHOLE OR  IN  PART,   FOR ANY OTHER PROJECT
WITHOUT THE WRITTEN AUTHORIZATION OF  EVANS ARCHITECTS.
ALL RIGHTS RESERVED  © 2023   EVANS ARCHITECT

REV COMMENTDATEDRW BY

SHEET
NUMBER

MATTHEW G. EVANS
 ARCHITECT       PLANNER

R.A. NJ. 13803  R.A NY. 26125
P.P. NJ. 5662

EVANS ARCHITECTS AIA
M A T T H E W   G.   E V A N S

 ARCHITECT - PROFESSIONAL PLANNER

470 CHAMBERLAIN AVENUE
PATERSON  NEW JERSEY  07522

9 7 3  9 4 2 - 9 0 2 0
MATT@EVANSARCHITECTS.COM

WWW.EVANSARCHITECTS.COM
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PROPOSED
RESTAURANT  ALTERATIONS

FOR
ALLENDALE STEAK HOUSE

90 WEST ALLENDALE AVENUE
ALLENDALE, NJ

05-19-23JQ 1 UPDATED HVAC UNITS

06-19-23JQ 2 UPDATED AS PER PLAN REVIEW LETTERS June 7 & June 16, 2023
08-02-23JQ 3 PRELIMINARY /  SITE PLAN

EX'G. WALL (TYPICAL)

DOOR (TYPICAL)

NEW WALL

MASONRY WALL / INFILL

DEMOLITION WALL (TYPICAL)

3{0} 

1 HR. FR.  (TYPICAL)

EX'G = EXISTING TO REMAIN

LEGEND

EXISTING FRONT ELEVATION
SCALE:3/16" = 1'-0"

EXISTING RIGHT ELEVATION
SCALE:3/16" = 1'-0"

EXISTING REAR ELEVATION
SCALE:3/16" = 1'-0"

EXISTING LEFT ELEVATION
SCALE3/16" = 1'-0"

30 =3"-0"
28 =2"-8"

THE

FIRST NATIONAL BANK
ALLENDALE NJ

ELV: 21'-9-3/4 PARAPET

MEZZANINE

FIRST FLOOR

CEILING

ROOFELV: 18'-11-1/2"

ELV: 17'-6"

ELV: 9'-5"

ELV: 8'-6"

ELV: 0'-0"

STRUCTURE

ELV: 21'-9-3/4 PARAPET

MEZZANINE

CEILING

ROOFELV: 18'-11-1/2"

ELV: 17'-6"

ELV: 9'-6"

ELV: 8'-6" STRUCTURE

BASEMENTELV: -8'-0"

FIRST FLOORELV: 0'-0"

B.O BEAM.ELV: -1'-3"

EX'G BRICK TO BE
POWER WASHED AND

REAPPOINTED TO MATCH
EX'G MORTAR AS REQ'D.

EX'G WINDOWS TO BE
RENOVATED AS REQ'D ,

SELECTED BY OWNER TO
MATCH EX'G.

PROPOSED NEW ACCESS
BASEMENT ENCLOSURE

ON EX'G WALL W/
2x4@16"O.C  WD STUD

WALL W/ STUCCO FINISH
TO MATCH EX'G.

EX'G BRICK TO BE
POWER WASHED AND

REAPPOINTED TO MATCH
EX'G MORTAR AS REQ'D.

EX'G WINDOWS TO BE
RENOVATED AS REQ'D ,

SELECTED BY OWNER TO
MATCH EX'G.

PROPOSED NEW CUSTOM
36x84 EGRESS DOOR,

BLACK ALUMINUM W/SIDE
LIGHT ON EXISTING
WINDOW OPENING.

ELV: 21'-9-3/4 PARAPET

MEZZANINE

CEILING

ROOFELV: 18'-11-1/2"

ELV: 17'-6"

ELV: 9'-6"

ELV: 8'-6" STRUCTURE

BASEMENTELV: -8'-0"

FIRST FLOORELV: 0'-0"

B.O BEAM.ELV: -1'-3"

ELV: 21'-9-3/4 PARAPET

MEZZANINE

CEILING

ROOFELV: 18'-11-1/2"

ELV: 17'-6"

ELV: 9'-0"

ELV: 8'-2" STRUCTURE

BASEMENTELV: -8'-0"

FIRST FLOORELV: 0'-0"

B.O BEAM.ELV: -1'-3"

PROPOSED NEW ACCESS
BASEMENT ENCLOSURE

ON EX'G WALL W/
2x4@16"O.C  WD STUD

WALL W/ STUCCO FINISH
TO MATCH EX'G.

EX'G LOW WALL

EX'G WINDOWS TO BE
BLOCKED W/ WALL TO

MATCH EX'G.

PROPOSED NEW ROOF
SEE SECTION DETAIL A-9

EX'G STAIR EX'G STAIR

PROPOSED NEW ACCESS
BASEMENT ENCLOSURE
ON EX'G WALL W/
2x4@16"O.C  WD STUD
WALL W/ STUCCO FINISH
TO MATCH EX'G.

PROPOSED NEW ROOF
SEE SECTION DETAIL A-9

EX'G ROOF ACCESS,
METAL LADDER
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111 Howard Boulevard, Suite 110 
Mt. Arlington, NJ 07856 

862-284-1100

Memorandum 
To: Borough of Allendale Land Use Board 

L. Garofalo, Board Secretary / C. Botta, Board Attorney

Cc: READ Properties LLC, Applicants / M. Evans, Applicant’s Architect 

From: Michael Vreeland, Board Engineer 

Date: October 16, 2023 

Re: LUB 2023-10 – Allendale Steak House 
Site Plan (Referral) 
90 West Allendale Avenue 
Block 1809, Lot 3 
ALN-1001.067 

We are in receipt of the following information pertaining to the above-referenced application: 
A. June 22, 2023, Allendale Code Enforcement Office correspondence (Anthony Hackett) to

Eddie Veseli, denying zoning application and referring the application to the Board.
B. Land Use Application and associated documents.
C. Architectural Plan Set entitled, “Proposed Restaurant Alterations for Allendale Steak House,

90 West Allendale Avenue, Allendale, NJ,” prepared by Matthew G. Evans, AIA, PP

We have reviewed the information along with the Borough Code (Code), visited the site and offer the 
following comments: 

1. INTRODUCTION
The subject property is located at the corner of West Allendale Avenue and Maple Street.  It is located 
within the Borough’s C-1 Central Business Zone District.  It is currently developed with a 2 ½ story brick 
commercial building and off-street parking facilities in the rear.  The building was formerly occupied by 
First National Bank and Bank of America.

The application and plans propose alterations and renovations to convert the building into a
restaurant.  The application and plans do not include site improvements.

Although the application and plans note Lot 3 and Lot 4.  We do not believe Lot 4 currently exists.
This should be reviewed and clarified by the applicant.

2. TECHNICAL COMPLETENESS
We have reviewed the application for technical completeness in accordance with the Application
Checklist.  Based on the nature of the proposal, we believe the Applicant’s submission is sufficient to
conduct technical review.



M-ALN-1001.067-231016-LUB.docx Page 2 of 2 

LUB 2023-10 – Allendale Steak House 
90 West Allendale Avenue 

Block 1809, Lots 3 & 4 
October 16, 2023 

ALN-1001.067 

We defer to the Land Use Administrator and the Board Attorney regarding administrative and legal 
completeness matters. 

3. ZONING
We have reviewed the application in accordance with the requirements of the Borough Code.
Based on this review we find the following:

3.1. Land Use Board Jurisdiction:
Comment:  The Zoning Permit Denial Letter referred the applicant to the Land Use Board 
pursuant to §147-7B(2).  We concur with the Zoning Official’s determination and believe 
the proposed change in use would affect circulation, water supply, sewage disposal, off-
street parking, and loading. 

3.2. §270-38A & §270-40A – Off-Street Parking Requirements 
Comment:  Parking is to be provided in connection with uses that attract people using 
motor vehicles (specifically including restaurants).  However, the Code does not explicitly 
list a restaurant requirement. 

A parking requirement could be interpreted from ‘other similar use of public assembly 
(with seats),’ for which 1 space per 3 seats, plus 1 space per 2 resident employees and 1 
space per 1 non-resident employee is required. 

Utilizing this requirement, the proposed 112 seats would correspond to 38 spaces.  
Testimony should address anticipated resident and non-resident employees to establish 
the total parking demand. 

4. TECHNICAL REVIEW COMMENTS
4.1. Testimony should address shared parking agreements that exist for the property as well as 

community parking programs. 
4.2. An egress door is proposed along Maple Street.  Testimony should confirm the door provides 

an accessible route without the need to construct a ramp in the sidewalk area. 
4.3. Testimony should address exterior lighting as well as compliance with Code requirements. 
4.4. Testimony should address management of solid waste and recyclables. 
4.5. Testimony should address anticipated deliveries and loading operations. 
4.6. Testimony should address proposed building finishes, colors, and materials. 
4.7. Testimony should address proposed HVAC units, generators, and other exterior mechanical 

equipment. 
4.8. The existing sewer service should be TV inspected prior to continued use.  A grease trap should 

also be provided. 
4.9. The Applicant shall coordinate any sewer adjustment fees associated with the change in use 

with Borough. 
4.10. The Applicant shall coordinate water service required for the change in use with Veolia. 

Please contact me should you have any questions. 
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