JANUARY 21, 2026
The regular meeting of the Newton Land Use Board was held at the Town Hall on January 21, 2026. Chairwoman Vrahnos called the meeting to order at 7:00 pm. Ms. Vrahnos stated that proper notice had been given for this meeting in accordance with the “Open Public Meetings Act.”

Ms. Vrahnos led the Salute to the flag.

OATHS OF OFFICE
Mr. Kienz swore in the following members: 
Mayor Dickson – Class I			Deputy Mayor Diglio– Class III
Thomas S. Russo, Jr – Class II			
George Wink – Regular 
Michael Teets - Alternate

ROLL CALL
Mayor Dickson - present			Mr. Flaherty – present	 
Deputy Mayor Diglio - present 		Mr. Perigo - excused
Mr. Russo, Jr. - present			Mr. Wink - present
Ms. Vrahnos - present			Ms. Waldron - excused
Mr. Ragsdale - present			Mr. Teets, Alternate #1 – present 	 

Also present: 
Glenn Kienz, Board Attorney, 		Alison Kopsco, Board Planner
Thomas Knutelsky, Board Engineer	Helen Humbert, Board Secretary

2026 REORGANIZATION  
Election of Temporary Chairman 
Mr. Russo made a motion to nominate Ms. Vrahnos as the Temporary Chairwoman. Mr. Ragsdale seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Election of Chairman 
Mr. Russo made a motion to nominate Ms. Vrahnos as the Chairwoman. Mr. Ragsdale seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Election of Vice-Chairman
Mr. Russo made a motion to nominate Mr. Ragsdale as the Vice-Chair. Ms. Vrahnos seconded the motion.

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Election of Board Secretary
Mr. Russo made a motion to nominate Ms. Humbert as the Board Secretary.  Deputy Mayor Diglio seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

2026 PROFESSIONAL APPOINTMENTS 
Appointment of Board Attorney 
Mr. Russo made a motion to nominate Glenn Kienz as the Board Attorney. Mr. Ragsdale seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Appointment of Conflict Attorney
Mr. Russo made a motion to nominate James Byrce as the Conflict Board Attorney. Ms. Vrahnos seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Appointment of Board Engineer 
Mr. Russo made a motion to nominate David Simmons/Thomas Knutelsky as the Board Engineer. Deputy Mayor Diglio seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Appointment of Conflict Engineer
Mr. Russo made a motion to nominate Boswell Engineer as the Conflict Board Engineer. Mayor Dickson seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Ragsdale, Flaherty, Wink, Teets
The motion carried.

Appointment of Board Planner
Mr. Russo made a motion to nominate Jessica Caldwell-Dykstra as the Board Planner. Deputy Mayor Diglio seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Wink, Flaherty, Ragsdale, Teets
The motion carried.






Appointment of Conflict Board Planner
Mr. Russo made a motion to nominate Phillips Preiss, LLC as the Conflict Board Planner. Ms. Vrahnos seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Wink, Flaherty, Ragsdale, Teets
The motion carried.

2026 NEWSPAPERS OF RECORD  
Designation of Official Newspapers of Record 
Mr. Russo made a motion to designate the NJ Herald and The Daily Record as the Official Newspapers of Record, Ms. Vrahnos seconded the motion. 

In favor: Dickson, Diglio, Russo, Vrahnos, Wink, Flaherty, Ragsdale, Teets
The motion carried.

2026 TECHNICAL REVIEW COMMITTEE APPOINTMENT
Chairwoman Vrahnos and Thomas Russo were appointed to the Technical Review Committee. In the Chairwoman’s absence, Mr. Flaherty will attend.

JANUARY 2026 MEETING DATES:
In compliance with the Open Public Meetings Act, the following is a list of the monthly meetings of the Town of Newton Planning Board. The Board will meet at 7:00PM on the third Wednesday of every month. The meetings will be held at the Town of Newton Municipal building, 39 Trinity Street, Newton, NJ 07860.

January 21, 2026 
February 18, 2026                                     
March 18, 2026                                           
April 15, 2026                                                               
May 20, 2026                                                 
June 17, 2026                                                
July 15, 2026                 
August 19, 2026
September 16, 2026
October 21, 2026
December 16, 2026
January 20, 2027

*There will be no November meeting, due to the League of Municipalities Convention.

Mr. Russo made a motion to accept and amend the calendar to add the November 30 meeting, with the understanding that the November 30 meeting would thereafter be canceled. Mr. Ragsdale seconded the motion.

In favor: Dickson, Diglio, Russo, Vrahnos, Wink, Flaherty, Ragsdale, Teets
The motion carried.


AFFIRMATION OF TESTIMONY 
Mr. Kienz swore in the following professionals: 
Tom Knutelsky – Board Engineer
Alison Kopsco – Board Planner

PUBLIC SESSION
Chairwoman Vrahnos opened the meeting to the public for items not on the agenda. There were no members of the public at this time.

MINUTES 
September 17, 2025
[bookmark: _Hlk138162860]Mr. Flaherty made a motion to adopt the minutes of September 17, 2025 Mr. Wink seconded the motion. 

In favor: Vrahnos, Flaherty, Wink		

NEW BUSINESS
PB #4-2025
4 Grace Ave, LLC.
43 Trinity Street (Block 9.06, Lot 12)
Site Plan Application for a Single-Family Home

William Haggerty, attorney for the applicant, introduced the site plan and variance request. Eddie Xhudo, the applicant, sought approval to construct a single-family residence for his wife and daughter. The property was already improved with a three-family home, and the proposal was for an additional structure. The property had a pre-existing nonconforming condition regarding the minimum front yard setback, and the frontage would not be affected.

There is easement access to the property through the municipal lot; however, access for emergency vehicles had not been an issue.

Mr. Kienz swore in the applicant. Mr. Xhudo testified that he was the owner of 4 Grace Ave LLC. He stated that the proposed home would include a two-car garage, living room, dining room, kitchen, family room, three bedrooms, and a finished basement. He explained that the basement would consist of an open foyer, office, window, and closet. Mr. Haggerty stated that the basement would not be an additional dwelling unit and would be used solely as an office. 

Mr. Kienz confirmed that the closet must be removed from the basement area. The applicant agreed to remove the closet to ensure the space could not be used as an additional dwelling unit.

Mr. Haggerty entered into evidence a photograph showing the architectural design of the proposed residence.

Ms. Diglio asked whether the front of the home would face Townsend Street. Mr. Haggerty confirmed that the residence would be connected to municipal sewer and that the frontage would face Trinity Street. Ms. Vrahnos confirmed that there would be two buildings facing Trinity Street. Mr. Xhudo confirmed that the existing garage would be removed and that both buildings would face Trinity Street. Mr. Haggerty stated that the new building would not be highly visible from Trinity Street.

Mr. Russo asked where the applicant currently resided. Mr. Xhudo stated that he lived in the existing three-family dwelling located in front of the proposed residence and expressed his appreciation for the area, noting its proximity to major highways and stores.

Mr. Ragsdale asked about the shared parking spaces on the lot and whether they would interfere with tenants. Mr. Xhudo confirmed that he controlled the parking spaces and that no one would be blocked in, stating that the vehicles would be family cars.

Mr. Haggerty called Eric Wilson, P.E., a licensed engineer, who was sworn in by Mr. Kienz. Mr. Wilson testified that the property was adjacent to the Town Hall building and located in the T-5 zone. The lot was currently developed with a three-unit dwelling. He stated that the plans would be revised to change the designation from “commercial” to “residential building.” He noted the existing nonconforming setback of 22.45 feet, where the zone permitted a maximum of 12 feet and a minimum of 2 feet. The garage would be demolished, and the proposed home would access the property through the existing easement.

Mr. Wilson testified that the Town Engineer’s letter indicated that a variance might be required to permit access to the property through the easement from the Town of Newton.

Mr. Wilson noted that Trinity Street had recently been paved. He further testified that when the service line was installed approximately one year prior, it was confirmed to be sufficient to accommodate the proposed residence in anticipation of this project.

It was noted that the existing sewer line appeared to run beneath the neighboring property’s driveway on Townsend Street. The attorney testified that a title search was conducted but no easement was found. The applicant stated that he was seeking to formalize an agreement with the new neighboring property owner.

Mr. Wilson testified that gas and electric services would branch from the existing utility pole. Four parking spaces would be located in front of the garage, and the applicant would coordinate parking with his tenants. He stated that nine parking spaces were required based on the number of bedrooms, and the plan provided thirteen spaces. Mr. Kienz confirmed that the parking configuration shown on the plans reflected this layout.

Mr. Wilson discussed the lighting plan, which consisted of motion sensors, and stated that modified shielding would be provided if necessary.

Mr. Wilson addressed drainage and testified that two drywells were proposed for the property. He stated that grading and drainage improvements toward the rear of the property would reduce water runoff.

The parking area would be repaved and striped to allow for orderly parking.

Chairwoman Vrahnos opened the floor to questions from the Board. Deputy Mayor Diglio asked about the square footage of the residence shown on the plans, and Mr. Wilson identified the square footage in the shaded gray area.

Mr. Ragsdale asked whether the property could be reverted to commercial use in the future. Mr. Knutelsky stated that it could not be reverted to commercial use without Board approval, as a site plan application would be required.

Regarding the access easement, Mr. Knutelsky stated that the Board was in agreement with the testimony concerning parking. He noted that RSIS standards allowed 3.5 parking stalls for a two-car garage and two-car driveway, and there was an abundance of parking on the site. He further stated that the slope and grade from Trinity Street down to the garage, and how water would be prevented from entering the garage, should be illustrated on the revised plans.

Mr. Knutelsky stated that a planning variance was not required for the easement, as emergency vehicles could access the space. Ms. Kopsco stated that the Planning Office was in agreement.

Mr. Knutelsky further stated that if a new water connection were required, the applicant would be responsible for all associated fees. He indicated that securing a sewer easement would be the most prudent course of action and that, as a condition of the approving resolution, the sewer lateral would remain private. The Town would not be responsible for any sewer issues from the property to the street.

Mr. Knutelsky stated that the applicant would need to return with revised plans. He noted that the easement would need to be revised and that parking, lighting, and drainage details must be clearly shown on the plans. He reiterated that, as a condition of approval, the applicant would be responsible for all water and sewer connection fees.

Ms. Kopsco referenced the Planner’s report regarding a ten-foot planter requirement, noting that there was insufficient space to comply. Mr. Wilson testified that a privacy fence was proposed, which would achieve the same effect as the planter strip. Ms. Kopsco indicated that this satisfied the intent of the report.

Mr. Flaherty requested confirmation that the closet in the basement office would be removed to ensure the space could not be used as an additional apartment. The applicant agreed to remove the closet and confirmed that the basement would not be used as a dwelling unit.

Mr. Kienz summarized that the applicant was seeking minor site plan and variance approval. He stated that the conditions of approval would include: amending the plans to remove all “commercial” designations; striping the parking and driveways; installing two drywells; providing the access easement; installing a swale around the garage; installing vinyl fencing not exceeding six feet in height; confirming that no basement dwelling unit would be permitted; and complying with all requirements set forth in the Planner’s and Engineer’s reports.

A motion to approve the minor site plan and variance was made by Mr. Russo and seconded by Mr. Ragsdale.

In favor: Dickson, Diglio, Russo, Vrahnos, Wink, Flaherty, Ragsdale, Teets
Opposed: none
Abstain: none
Application was approved.

AFFORADABLE HOUSING
Response to Requested Items Related to Housing Element & Fair Share Plan
J. Caldwell & Associates
Ms. Kopsco summarized the Fair Share Plan. The comments received were primarily administrative in nature. She noted that several ordinances are being revised to increase density. These ordinances will be introduced to the Planning Board for a Master Plan Consistency review, with a deadline of March 15.

Ms. Vrahnos confirmed that the Town Council will review the ordinances first, after which they will be referred to the Planning Board for review. Ms. Kopsco stated that the ordinances are expected to be ready for the February Planning Board meeting.

CORRESPONDENCE
The Board received a copy of the New Jersey Planner and had no comments.

EXECUTIVE SESSION
Chairwoman Vrahnos stated that there were no items scheduled for Executive Session. 

Motion to adjourn the meeting was made by Mr. Russo and seconded by Mr. Ragsdale. All in favor. The meeting was adjourned at 7:49 pm. 

Respectfully submitted, 
Helen Humbert
Planning Board Secretary 



	
	
 
