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Township of Little Falls 

County of Passaic 

New Jersey 

 
Tel: (973) 256-0170         Municipal Building 
            225 Main Street 
           Little Falls, NJ 07424 
       

LITTLE FALLS PLANNING BOARD 

MINUTES OF REGULAR MEETING OF 

 

November 6, 2025 

 
 
Members Present:  W. Kilpatrick (Chairman) Also Present:    Mayor James Damiano 

K. Barry (V. Chairman)       Anthony Sgobba (Councilman) 
R. Corage         Richard Brigliadoro, Esq. 
L. Damiano         Michael Kobylarz (Engineer) 
D. Cataldo         Valerie Laky (Secretary) 
M. Pocius      
R. Doland (3rd Alt.) 
J. Ariemma (4th Alt.)      
      

Members Absent:  M. Seber 
Dr. Abdi (1st Alt.) 
A. Awawdeh (2nd Alt.) 

 
 
 

The meeting of the Planning Board was called to order at 7:00 p.m. by Chairman Kilpatrick stating at 
least 48 hours’ advanced notice of this meeting was given to The Herald & News, The Bergen Record, 
the Little Falls website, and filed with the Township Clerk. 
 
 
Council to address the Board:    Council stated that no one at this time came forward with concerns 
or questions for the Planning Board. 
 
 
 
Approval of Minutes –   October 9, 2025 
 
Mr. Corage motioned, seconded by Mr. Pocius to approve the minutes of the October 9, 2025 meeting 
of the Board as presented: 
 
Poll of the Board:  Ayes:   Corage, Cataldo, Pocius, Ariemma and Chairman Kilpatrick 
                             Nays:       None 
The Chairman declared the minutes for October 9, 2025 APPROVED. 
 
 



2 
 

 
RESOLUTIONS: 
 
1. 188 NPT REALTY, LLC – 188 Newark Pompton Turnpike, Block 37, Lot 6, B-1 Zone.   
 
Mr. Corage motioned, seconded by Ms. Cataldo, to approve the application as presented to the 
Board.  
Poll of the Board:  Ayes:  Corage, Cataldo, Pocius, Ariemma and Chairman Kilpatrick  

                    Nays:   None 
The Chairman declared the application APPROVED. 
 
 
At this time Chairman stated that the Attorney for the Martorana Enterprises has requested an 
adjournment of the application hearing to the December 4th meeting of the Board and therefore, will 
not be heard tonight.    
 
 
APPLICATIONS: 
 
1. JSL PROPERTIES, LLC - 117 Main Street and 1 Center Avenue, Block 93, Lots 1 & 14. Bulk 

Variances and Preliminary and Final Site Plan to permit construction of a 3-story mixed-use 
building with ground floor retail and twenty (20) dwelling units. 

 
 
John J. Veteri, Jr., Esq., attorney for the applicant came forward to state that the applicant is 
requesting a preliminary and final site plan approval with “c” or bulk variance relief to construct a 
three-story mixed-use building with approx. 2,988 sq. ft. of retail on the first floor, ten (10) residential 
apartments on the second floor, and ten (10) residential apartments on the third floor, and providing thirty-
three (33) parking spaces. He also stated that the applicant has agreed to relocate the garbage dumpster 
to inside the building in an enclosed area, which opens the area for a loading zone. 
 
Adam Lasota, Architect for the applicant stated that the building will be a three-story building with frontage 
on Main Street (no height variance or number of stories requirement is needed).  He said it was designed 
not to look modern, but more contemporary with a walk-thru in the middle of the building to get to the 
parking lot.  He testified that they reduced the retail space from 3,100 sq. ft. to approx. 2,988 sq. ft. which 
resulted in the 33 parking spaces required.  He stated there will be a parking strip under the building with 
overflow parking in the rear outside.  He stated that the apartments will consist of  six (6) one-bedroom 
units and four (4) two-bedroom units per floor.  He stated that the construction materials will include 
masonry façade and board siding with gooseneck lighting. 
 
Connor Ritter, Engineer for the applicant came forward to state that the applicant will comply with all of the 
terms and conditions contained in the Board’s Engineer report.  He stated that they will also be requesting 
the approvals of the County Planning Board for site approval.  He stated that the thirty-three (33) parking 
spaces will be in the rear of the property and will be shared by both the residents and the retail properties.  
He also stated that the stormwater detention system will be located under the parking lot and the roof 
leaders will connect to these and drain into the system.  He said they are proposing 5 EV spaces (which 
are required) along the eastern area of the parking lot.  Two of the EV spaces will be operational at the 
time of occupancy of the building.  He stated that gooseneck lighting will be provided with awnings on the 
building.  He agreed with discussion from the Board that the lighting will be reduced to softer temperature.  
Also, a 6ft. fence along the rear of the property line will be constructed thus reaching the maximum height 
of 9ft.   



3 
 

 
At this time the Chairman asked for a 10 minute recess. 
 
Justine Fox, Civil Engineer for the applicant came forward to testify as to the traffic for this development.   
She stated that the residents don’t need their car for every trip out of the site.  They can walk essentially 
everywhere in the area and therefore, she does not expect the ingress and egress trips to be very busy 
from this site.  When adding the residential and retail together, overall, it is a low trip generator for this site 
in comparison to the autobody shop previously on the site. 
 
Marcella Traina, Planner for the applicant came to testify the following variances needed in connection with 
this application: 
 
1.  Minimum parking setback, whereby 8 ft. is required and 3.2 ft. is proposed; 
2.  Minimum parking setback from building requirement, where 5 ft. is required and 0 ft. is proposed; 
3.  Maximum lot coverage, where 80% is permitted and 89.9% is proposed; 
4.  Minimum size of non-residential parking spaces, where 10 x 20 ft. is required and 9 x 20 ½ ft. is          

proposed; 
5.  De minimis Exception from RSIS for the minimum number of parking spaces required after EV reduction 

based on RSIS standards, where 48 spaces are required and 33 spaces are proposed; and 
6.  The applicant also seeks relief from the requirement of providing 20% affordable housing units on-site  

where four (4) units would be required.   
 
She stated that without substantial detriment to the public good and without substantial impairment 
of the zone plan and zoning ordinance, she feels this application can be granted. She said that this 
application will promote the transit village goals and criteria and overall development of this site is 
compliant with no detriment to the public good.   
 
 
This portion of the meeting was opened to the public for questions. Several members of the public 
came forward with questions and concerns.  Most of the members of the public voiced their concerns 
regarding the parking between this application and the Valley National Bank building parking.  Stating 
there is not enough parking area and they are already congested in this area with parking on Center 
Street to avoid the garage parking.  They questioned where will the snow be piled up? How long will 
this take to build, and will the lighting be downward as to not be on the neighbors homes.  No others 
coming forward, this portion of the meeting was closed to the public.   
 
In closing, Mr. Veteri stated that this site was in disarray, it will be a nice addition to the area bridging 
the downtown area together with the retail aspect.  The area will be improved as this site is overdue 
for improvement.   
 
Mr. Barry motioned, seconded by Ms. Cataldo, to approve the application as presented to the Board.  
 
Poll of the Board:  Ayes:  Barry, Corage, L. Damiano, Cataldo, Pocius, Mayor Damiano, Councilman 

Sgobba, Doland and Chairman Kilpatrick  
                             Nays:  None 
The Chairman declared the application APPROVED. 
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2. HOUSTON 119, LLC - 119 Houston Road, Block 230.02, Lot 25.01. R-1A Zone. Bulk Variances 
and Preliminary and Final Subdivision approval.   Due to time constraint, this application will be 
moved to the next regular meeting of the Board in December. 
 

3. CORRADO MANCINI, - 130 Houston Road, Block 230, Lots 25 & 57, R-1A Zone. Bulk Variances 
and Preliminary and Final Subdivision approval. Due to time constraint, this application will be 
moved to the next regular meeting of the Board in December. 

 
 
 
Old Business:    None 
New Business:    None 
Adjournment:      10:10 PM 


