
CAPIZZI LAW OFFICES  
205 Fairview Avenue 
Westwood, NJ 07675 

MATTHEW G. CAPIZZI, ESQ.      201 266 8300 (o) 
N.J., N.Y., & D.C. Bars                      201 266 8301 (f) 

Capizzilaw.com 
 June 13, 2025 

 
Revised Plan Submittal for the Public Hearing of June 24, 2025 

 
Via Hand Delivery  
Jane Wondergem – Secretary  
Ridgewood Zoning Board of Adjustment 
131 N Maple Avenue 
Ridgewood, NJ 07450 
 
Re:  Louros – Ridgewood ZBA (the “Applicant”) 
 220 Orchard Place; Block 2311, Lot 5.01 (the “Property”) 
 
Dear Ms. Wondergem: 
 

As you are aware, this office represents the above-referenced Applicant in 
connection with their application before the Ridgewood Zoning Board of Adjustment (the 
“Board”) seeking to raze the existing dwelling and construct a new single-family dwelling 
fronting on Orchard Place with a side loading garage accessed from Briarcliff Road as well 
as a pool and patio area in the rear yard. The Applicant was before the Board on May 27, 
2025 (the “Hearing”), during which the Board asked the Applicant to consider making 
certain modifications to the proposed improvements. Therefore, the Applicant’s 
Professionals revised their respective plans to address comments raised at the Hearing.  

 
To that end, enclosed please find the following for consideration during the June 

24, 2025 hearing: 
 

1. Revised Village of Ridgewood Board of Adjustment Application, Survey 
Affidavit, Revised Reasons for Relief, and Letter of Denial dated January 31, 
2025 attached thereto (4 copies); 

2. Site Plan prepared by Koestner Associates consisting of one (1) sheet dated 
January 30, 2025 and last revised as of June 10, 2025 (4 copies); 

3. Exhibit to Show Setbacks Along Briarcliff Road prepared by Koestner 
Associates consisting of one (1) sheet dated June 10, 2025 (4 copies); 

4. Architectural Plan prepared by Jordan Rosenberg & Associates consisting of 
four (4) sheets dated February 20, 2025 and last revised as of June 11, 2025 (4 
copies); and 

5. Deed to Property (4 copies). 
 

This letter shall also confirm this matter is scheduled to be heard before the 
Ridgewood Zoning Board of Adjustment on Tuesday, June 24, 2025, at 7:30pm. 

 
 
 
 
 



Jane Wondergem – Secretary  
June 13, 2025 
Page 2 of 2 
 

Thank you.  
        Very truly yours,  
 

        Karissa Vittorio 
 
        Karissa Vittorio, Paralegal 
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GRAPHIC SCALE

SCALE:

STEVEN L. KOESTNER

P.E. & L.S. N.J. LIC. # 27901 / N.Y. LIC. # 50865

PROFESSIONAL ENGINEERS & LAND SURVEYORS

61 HUDSON STREET HACKENSACK, N.J. 07601

KOESTNER ASSOCIATES

DATE:

SITE PLAN

OF LOT 5.01 IN BLOCK 2311

ON THE TAX MAP OF THE 

VILLAGE OF RIDGEWOOD

BERGEN COUNTY, NEW JERSEY
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*VARIANCE REQUESTED

**Pre-Existing Condition

*** W/140' of Briarcliff Rd. Includes Entire Lot Area (15,608 S.F.)

*** W/140' of Orchard Place: (11,056 S.F.)

PRINCIPAL BUILDING HEIGHT CALCULATIONS

Existing Avg. Grade @ 15'=93.93'

Existing Roof Peak= 124.47'

Existing  BUILDING HEIGHT = 124.47'-93.93'=30.54 FEET > 30 FEET   NON-CONFORMING

Proposed Avg. Grade @ 15'=93.86'

Proposed Roof Peak:(f.f.+26.83')= 123.33'

PROPOSED BUILDING HEIGHT = 123.33'-93.86'= 29.47 FEET < 30 FEET   CONFORMS

Zoning Schedule village of ridgewood
(§190-104)

R-2 Single Family Residence District

ITEM REQUIRED EXISTING  PROPOSED STATUS

DISTRICT
R-2 Single Family

Residence
R-2 Single Family

Residence
R-2 Single Family

Residence
CONFORMS

Min. Lot Size (S.F.) 14,700 15,608 15,608 CONFORMS

Lot Size (S.F.) W/140 Ft. ---- 11,056** 11,056** Pre-Exist.

Min. Lot Width  @ Front Setback -105 -80.00** -80.00** Pre-Exist.

Min. Lot Width  @ Any other Point -90 -80.00** -80.00** Pre-Exist.

Min. Average Lot Width -105 -80.00** -80.00** Pre-Exist.

Min. Lot Depth (Ft.) 120 196.79 196.79 CONFORMS

Min. Front Yard (Orchard) -40 -48.78 -40.67(Cov. Porch) CONFORMS

Min. Front Yard (Briarcliff) -40 -18.17** -25.29* VARIANCE

Min. Side Yard (ft.) 10 11.35 10.06 CONFORMS

Min. Rear Yard (Ft.) 30 115.29 80.78(VERANDA) CONFORMS

Max. Building Height
-Stories
-Ft.

-2
-30

-2
-30.54**

-2
-29.47

CONFORMS
CONFORMS

Coverage By Above Grade Struct
(w/in 140')

-20 (2,211 S.F.) 13.68(1,513 S.F.) 23.35(2,582 S.F.)* VARIANCE

Coverage By Above Grade Struct.
(Entire Lot)

-20 (3,121 S.F.) 9.69(1,513 S.F.) 16.54(2,582 S.F.) CONFORMS

Max. Lot Coverage (w/in 140') -45 (4975 S.F.) 20.56(2,266 S.F.) 41.07(4,541 S.F.) CONFORMS

Max. Lot Coverage (Entire Lot) -40 (6,243 S.F.) 14.52(2,266 S.F.) 34.09 (5,320 S.F.) CONFORMS

Max Gross Floor Area of Principal
Building (w/in 140')

-32 (3,542 S.F.) --- 38.5(4,260 S.F.)* VARIANCE

Max Gross Floor Area of Principal
Building (Entire Lot)

-29 (4,526 S.F.) --- 27.3(4,260 S.F.) CONFORMS

Pool Setback (Ft.) (Side/Rear) 10/ 10 --/-- 21.39/ 31.00 CONFORMS

Patio Setback (Ft.) (Side/Rear) 10/ 10 --/ -- 10.14/ 31.00 CONFORMS
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key map    scale: 1"=150'

NOTE: OVERFLOW TEES WITH VERMIN SCREENS AND SPLASH BLOCKS SHALL BE   
LOCATED ON EACH ROOF LEADER DOWNSPOUT

            GENERAL NOTES
1. DATUM IS NAVD 1988.

2. LOCATION OF UTILITIES ARE APPROXIMATE ONLY.  MUST BE VERIFIED PRIOR TO ANY CONSTRUCTION.

3. AREA OF P.Q. = 15,608 Sq. Ft. = 0.3583 acres.

4. COMMONLY KNOWN AS 220 Orchard Place, Ridgewood, NJ 07450.

5. Based Upon a Boundary & Location Survey prepared by Koestner Associates, and dated January 30,

2025.

6. THERE ARE NO COVENANT, DEED RESTRICTION OR EXCEPTIONS THAT ARE INTENDED TO OR DO

PRESENTLY RELATE TO ALL OR ANY PART OF THE TRACT. PER CONTRACT PURCHASER.

7. THE INSTALLATION OF THE  DRAINAGE SYSTEM MUST BE INSPECTED BY THE VILLAGE ENGINEER.

8. A SOIL LOG AND PERCOLATION TEST SHOULD BE CONDUCTED AT THE LOCATION OF THE PROPOSED

SEEPAGE PIT DRAINAGE SYSTEM.  THIS SHALL BE PERFORMED IN THE EXACT LOCATION OF THE

PROPOSED STORMWATER MANAGEMENT FACILITY TO DETERMINE THE SURROUNDING SOIL'S ABILITY

TO ABSORB THIS ADDITIONAL RUNOFF AND THE DEPTH TO GROUNDWATER BEDROCK.

9. THE APPLICANT SHALL CONTACT THE VILLAGE ENGINEER'S OFFICE AT LEAST 48 HOURS PRIOR TO

THE INSTALLATION OF THE  DRAINAGE SYSTEM AND DRIVEWAY SUB-BASE WHICH WILL BE UTILIZED

FOR STORMWATER MANAGEMENT IN ORDER FOR THE BOROUGH ENGINEER'S OFFICE TO SCHEDULE THE

INSPECTION OF SAME.  NO CERTIFICATE OF OCCUPANCY SHALL BE ISSUED UNLESS THE BOROUGH

ENGINEER'S OFFICE HAS INSPECTED AND ACCEPTED THE DRAINAGE SYSTEM.

10. OWNER RESPONSIBLE FOR THE INSPECTION & MAINTENANCE OF THE PROPOSED DRAINAGE SYSTEM AS

FOLLOWS:

It is imperative that the pipe system remain clear, to allow for the discharge into the chambers.  

Any observed clogging or unusual overflow should be immediately investigated and  addressed.  It is

recommended that annually and/or every fall a thorough investigation and cleaning of the system

is conducted.  This shall include the initial removal of any obvious debris and build-up.After a free

flowing clean of all the runs, the seepage pit system shall be inspected and any debris 

removed.  The system shall be cleaned of leaves and silt.  Preventative and corrective 

maintenance shall include, but not to be limited to, repairs or replacements to the structure; 

removal of sediment, debris, or trash; restoration of eroded areas.  This will help lleviate 

blockages and/or sedimentation buildup within the storage system.

11. BASED ON ARCHITECTURAL PLANS PREPARED BY JORDAN ROSENBERG ARCHITECTS & ASSOCIATES,

DATED OCTOBER 16, 2024, AND LAST REVISED JANUARY 4, 2025.

12. EXISTING DRAINAGE PATTERNS TO BE MAINTAINED.

13. THE DEVELOPER MUST TAKE CAUTION WHEN COMPLETING THE FINAL GRADING OF THE PROPERTY SO

AS NOT TO CAUSE INCREASE WATER RUNOFF ONTO THE ADJACENT PROPERTIES.  IN THE EVENT A

DRAINAGE PROBLEM PERSISTS, THE APPLICANT SHALL REMEDY THE MATTER AT HIS/HER OWN COST.

14. The Applicant is responsible for any negative drainage impacts to adjacent properties due to on-site

grading or drainage. Should a negative impact be idnetified upon completion of the project, the impact

shall be addressed immediately.

15. A FOUNDATION LOCATION SURVEY OF THE DWELLING SHALL BE REQUIRED PRIOR TO THE ISSUANCE OF

A FRAMING PERMIT.

16. AN AS-BUILT SURVEY DRAWING OF THE PROPERTY WILL BE REQUIRED PRIOR TO THE ISSUANCE OF A

CERTIFICATE OF OCCUPANCY.

17. THE APPLICANT SHOULD BE AWARE THAT SOIL EROSION CONTROL MEASURES AND TEMPORARY

CONSTRUCTION FENCING MUST BE MAINTAINED THROUGHOUT CONSTRUCTION.
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SANITARY CLEANOUT DETAIL

    NOT TO SCALE

SILT FENCE CONSTRUCTION AND INSTALLATION DETAIL

NOT TO SCALE

D.C. 2-25-133321-F

Lot Area= 15,608 S.F.=0.3583 Acres

(w/140' Orchard Place)= 11,056 S.F.

Existing  Lot Coverage Calculations:

Dwelling= 1,393 S.F.

Bit. Drive=  451 S.F.

Conc.=  302 S.F.

Open Porch/PL.=  98 S.F.

Basement Entry=   22 S.F.

Total Coverage=      2,266 S.F.

Above Grade Structure (Orchard): (1,513 S.F./11,056 S.F.)*100= 13.68%<20%

Above Grade Structure (Briarcliff): (1,513 S.F./15,608 S.F.)*100= 9.69%<20%

Max Lot Coverage(Orchard): (2,266 S.F./11,056 S.F.)*100= 20.50%<45%

Max Lot Coverage(Briarcliff): (2,266 S.F./15,608 S.F.)*100= 14.52%<40%

Proposed Lot Coverage Calculations:

Proposed Dwelling=       2,368 S.F.

Paver Drive=  587 S.F.

Rear Patio=  1,006 S.F.

Pool=   720 S.F.

Cov. Veranda=   172 S.F.

PAver Walk=   250 S.F.

Walk-Out basement/Steps=   134 S.F.

Cov. Porch=    42 S.F.

Gen./Mech. Unit=    25 S.F.

A.C. Units=  16 S.F.

total Coverage= 5,320 S.F.

Above Grade Structure (Orchard): (2,582 S.F./11,056 S.F.)*100= 23.35%>20%

Above Grade Structure (Briarcliff): (2,582 S.F./15,608 S.F.)*100= 16.54%<20%

Max Lot Coverage(Orchard): (4,541 S.F./11,056 S.F.)*100= 41.07%<45%

Max Lot Coverage(Briarcliff): (5,320 S.F./15,608 S.F.)*100= 34.09%<40%

6'X6' O.D.
5.33'  ID.

1000 GALLON
SEEPAGE PIT.

6' x 6' SEEPAGE PIT DETAIL
NOT TO SCALE

* SUBJECT TO SOIL LOG AND PERC. TEST.

24"-21
2"  CLEAN

CRUSHED STONE
WALL ALL AROUND
PIT (TYPICAL).

MIRAFI FILTER
FABRIC TYPE
1405 OR EQUAL

FINISHED GRADE

6'X6' O.D.
5.33'  ID.

1000 GALLON
SEEPAGE PIT.

Property Information

Street Address 220 Orchard Place, Ridgewood, NJ 07450

Prepared for:  NICHOLAS LOUROS

Mailing Address 220 Orchard Place, Ridgewood, NJ 07450

LOUROS

APPROVED BY THE VILLAGE OF RIDGEWOOD ZONING BOARD

CHAIRMAN DATE

ENGINEER DATE

SECRETARY DATE

B2

J1

PLANTING NOTES

a. ALL PLANT BEDS SHALL RECEIVE A MINIMUM OF EIGHTEEN (18) INCHES OF TOPSOIL (SETTLED).

b. ALL PLANT MATERIAL SHALL BE GUARANTEED TO BE ALIVE AND IN VIGOROUS GROWING CONDITION FOR A PERIOD OF TWO (2) YEARS AFTER ACCEPTANCE BY THE OWNER AND CITY.

c. ALL PLANT MATERIAL SHALL CONFORM TO STANDARDS SET BY THE AMERICAN ASSOCIATION OF NURSERYMEN.

d. ALL B & B MATERIAL SHALL BE FRESHLY DUG THE CURRENT GROWING SEASON. MATERIALS SHALL NOT BE PRUNED PRIOR TO DELIVERY UNLESS OTHERWISE DIRECTED. DO NOT BEND OR BIND/TIE TREES OR SHRUBS
IN SUCH A MANNER AS TO DAMAGE BARK, BREAK BRANCHES, OR DESTROY THE NATURAL SHAPE.

e. ANY DISCREPANCIES BETWEEN PLANS, NOTES, DETAILS AND EXISTING CONDITIONS SHALL BE IMMEDIATELY REPORTED TO THE LANDSCAPE ARCHITECT PRIOR TO RESUMING WORK. THE CONTRACTOR SHALL ASSUME
FULL RESPONSIBILITY FOR ALL REVISIONS DUE TO FAILURE TO GIVE SUCH NOTICE.

f. ALL PLANTING, SODDING AND SEEDING SHALL BE PERFORMED IN A WORKMANLIKE MANNER USING ACCEPTED NURSERY PRACTICES AND STANDARDS. PAVED SURFACES TO BE KEPT BROOM-CLEAN AND ALL DEBRIS
GENERATED BY THIS WORK IS TO BE PROMPTLY REMOVED BY THE CONTRACTOR.

g. PERSONNEL SHALL BE FAMILIAR WITH PLANTING PROCEDURES AND BE SUPERVISED BY A QUALIFIED FOREMAN. ALL EQUIPMENT NECESSARY TO COMPLETE THE LANDSCAPING WORK SHALL BE SUPPLIED BY THE
CONTRACTOR.

h. ALL PLANTS AND ENTIRE SHRUB BEDS SHALL RECEIVE MULCH AS INDICATED ON THE DRAWINGS.

i. TREES SHALL BE PLANTED SUCH THAT THE ROOT FLAIR IS FULLY EXPOSED AT GRADE. SHRUBS SHALL BEAR THE SAME RELATIONSHIP TO FINISHED GRADE AS THEY BORE TO EXISTING GRADE IN THE NURSERY.

j. CUT AND REMOVE BURLAP AND WIRE BASKET FROM THE TOP 1/3 OF THE ROOT BALL. NYLON ROPE AND/OR NYLON BALLING MATERIAL SHALL NOT BE USED.

k. CONTRACTOR IS RESPONSIBLE FOR VERIFYING PLANT QUANTITIES. IF THERE IS A DISCREPANCY BETWEEN THE PLANT COUNT SHOWN IN THE PLANT LIST AND THE PLANTING GRAPHIC, THE GRAPHIC SHALL TAKE
PRECEDENCE.

l. IF THE CONTRACTOR DETERMINES THE SUB-GRADE SOIL CONDITIONS ARE DELETERIOUS TO PLANT GROWTH OR WILL INHIBIT DRAINAGE, THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED IMMEDIATELY AND PRIOR TO
INSTALLATION OF ANY PLANT MATERIAL.

m. CONTRACTOR SHALL NOT DEVIATE FROM THE APPROVED PLAN AND ITS CONTENTS WITHOUT THE PRIOR WRITTEN CONSENT BY THE LANDSCAPE ARCHITECT.

n. CONTRACTOR IS RESPONSIBLE TO MAINTAIN EXISTING STRUCTURES, FACILITIES, AND MATERIALS TO REMAIN.

o. CONTRACTOR SHALL REPAIR AND OR REPLACE ANY DAMAGE CAUSED BY ANY EQUIPMENT, VEHICLE OR PERSON RELATED TO THE COMPLETION OF THIS WORK AT NO EXPENSE TO THE OWNER. THIS INCLUDES, BUT IS
NOT LIMITED TO, ALL SURVEY BOUNDARY MARKERS AND BENCHMARKS. IF DISTURBED OR LOST, IT SHALL BE THE CONTRACTORS RESPONSIBILITY FOR CONTRACTING TO HAVE THE SAME RESET.
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