




BOROUGH OF OAKLAND 
BERGEN COUNTY, NEW JERSEY 

LAND DEVELOPMENT APPLICATION  

Date __________________________ 

 NOTE:  APPLICATION SETS MUST BE COLLATED AND 
SUBMITTED IN PACKET FORM FOR PROCESSESSING. 

The undersigned, as Applicant/Owner of the subject property identified herein hereby makes application to the 
Borough of Oakland for (check all that apply) 

 

 

 

 

 

 

1. APPLICANT INFORMATION

a. Name:   _______________________________________________________________________________

b. Address:   ______________________________________________________________________________

c. Telephone (include fax number if desired):  ___________________________________________________

d. Applicant is a:  (check applicable status)

____ Corporation  ____ Partnership ____ Individual (s) 

e. If applicant is a corporation or a partnership, please list the names and addresses of persons having a 10 %
interest or more in the corporation or partnership on a separate sheet and attach to this application.

f. Relationship of applicant to property (check  applicable status):

____ Owner  ____ Purchaser under contract _____ Lessee

____ Other (please specify):  ______________________________________________________________

g. If applicant is represented by an attorney:

Name:  ________________________________________________________________________________ 

Address:  ______________________________________________________________________________ 

Telephone:  ___________________________________  Fax: ____________________________________ 

h. Preparation of Plans by:

Name: ________________________________________________________________________________ 

Address: ______________________________________________________________________________ 

Tel: ________________________________________   Fax: _____________________________________

Application No. _____________________ 

Date Received _____________________ 

Fee Submitted _____________________ 

Jurisdiction Date _____________________ 

Complete Date _____________________ 

Decision Date by _____________________ 

Board Action _____________________ 

FOR OFFICIAL USE ONLY 
 

___ New Application ___ Major Subdivision Preliminary __ Major Site Plan Preliminary 

___ Amendment to prior approval ___ Major Subdivision Final __ Major Site Plan Final   

___ Concept Plan  (PB only) ___ General Development Plan __ Conditional Use 

___ Minor Subdivision  ___ Minor Site Plan 

Indicate Relief to be Requested in Conjunction with this Application 

___ Use Variance (N.J.S.A. 40:55D-70.d)  ___ Bulk Variance(s) (N.J.S.A.40:55D-70.c) 

___ RSIS Exception (N.J.A.C. 5: 21-3.2) ___ Design Standard Waiver(s)   ___ Environmental Protection Waiver 

856-273-8383

Prime and Tuvel 

1 University Plaza, Suite 500, Hackensack, New Jersey 07601

201-883-1010

Matthew Greco, McNally, Doolittle Engineering, LLC 

169 Ramapo Valley Road, Oakland, NJ 07436
201-337-9051 n/a

George Lutfey
8/17/2023

Justin Lee
Kusala Care

Justin Lee
27 Muller Rd. Oakland, NJ 07436

George Lutfey
201-419-0346

Justin Lee
X

George Lutfey
X

George Lutfey

Justin Lee
X

George Lutfey

Justin Lee

Justin Lee



2. PROPERTY INFORMATION

a. Street address  __________________________________________________________________________

b. Tax Map Block(s) _______________________________   Lot (s) ________________________________

c. Zone District _____________

d. Existing Use of Property __________________________________________________________________

e. Please list prior applications or municipal actions regarding this property:

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

f. Property is located  (check applicable status):

____  Within 200 feet of another municipality.         ____  Adjacent to a State Highway. 

____  Adjacent to an existing or proposed County road.  ____  Adjacent to other County land. 

Note:  If any category is checked, notification concerning this application to the appropriate agency is 
required. 

g. Property has public sanitary sewer access available?  Yes / No.    If not what solution is proposed to handle
sanitary waste.__________________________________________________________________________
______________________________________________________________________________________
______________________________________________________________________________________

3. NATURE OF APPLICATION:  (check where appropriate)

a. ___ Minor Subdivision/ Major Subdivision:

(1) Indicate total tract size:  _____________acres

(2) Proposed number of lots:  ____________

b. ___ Residential Development (clearly detail proposed use of property): ____________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

c. ___ Non-Residential Development (clearly detail proposed use of property): ________________________

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

d. Contemplated form of ownership (check all that apply):

___ Fee simple  ___ Condominium ___ Cooperative ___ Rental 

e. Are there any existing Deed Restrictions?    ___ No ___ Yes  (attach copy of restriction)

f. Are there any proposed Deed Restrictions?  ___ No ___ Yes  (attach copy of restriction)

g. List exhibits accompanying this application:  (attach separate sheet if necessary)

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

__________________________________________________________________________________________ 

h.  Indicate if this is a bifurcated use variance application:   ___ yes  ___no 

If yes, note that any approval, if granted by the Board of Adjustment, shall be conditioned upon submittal of a  
completed site plan application being submitted to the Board of Adjustment for approval (N.J.S.A. 40:55D-76). 

I-4 (OC/IP)

N/A
N/A

N/A

N/A

Please see attached. 

Justin Lee
X

Justin Lee
27 Muller Rd. Oakland, NJ 07436

Justin Lee
301

Justin Lee
2


Justin Lee
Warehouse Storage

George Lutfey

Justin Lee
X

Justin Lee
X

George Lutfey
Interior warehouse property will be outfitted with separate, sealed rooms with multi-zone HVAC systems,

Justin Lee
LED lighting systems, and air purification systems to be suited for indoor cannabis cultivation, in accordance

Justin Lee
with the rules and regulations set forth by the Borough of Oakland and the NJ Cannabis Regulatory Commission.

Justin Lee
X

Justin Lee
X

Justin Lee
X

George Lutfey



George Lutfey
8/22/23











OAK - ____________ 

PLANNING BOARD 

BOROUGH OF OAKLAND 

DETERMINATION OF COMPLETENESS CHECKLIST 

SITE PLAN 

Project Title ________________________________________________________________________ 
Lot, Block ________________________________________________________________________ 
Docket No. _________________ 

ITEM YES NO N/A COMMENTS 

(1) Site plan drawn to a scale
of not more than 1”=50’,
unless permitted by Board. ___ ___ ___ __________________________ 

(2) Signed and sealed statement
of certifications by both
N. J. registered professional
Engineer and Land Surveyor,
as to the accuracy of the
site plan and topographical
map. ___ ___ ___ __________________________ 

(3) Name and title of applicant,
owner and plan preparer. ___ ___ ___ __________________________ 

(4) Approval block bearing titles
of Chairman and Secretary of
Planning Board and the Borough
Engineer. ___ ___ ___ __________________________ 

(5) Lot, Block, and Tax Map Sheet
Numbers, ___ ___ ___ __________________________ 

(6) Date, scale and north arrow. ___ ___ ___ __________________________ 

(7) Zone Boundaries of adjoining
properties. ___ ___ ___ __________________________ 

(8) Existing/proposed contours
referred to U.S.C.&G.S. datum. ___ ___ ___ __________________________ 

(9) Location of zoning setback
lines and existing man-made
or natural features. ___ ___ ___ __________________________ 

(10) Existing/proposed signage and
lighting detail and location. ___ ___ ___ __________________________ 

Lot: 2; Block: 301

X

X

X

X

X

X

X

X

CS-1

X

X Applicant proposes a sign 3'' X 10''. 

George Lutfey

George Lutfey

Justin Lee

George Lutfey

Justin Lee

George Lutfey

Justin Lee

Justin Lee

George Lutfey

Justin Lee

Justin Lee

George Lutfey



ITEM YES NO N/A COMMENTS 

(11) Location of existing/
proposed buildings and
structures. ___ ___ ___ __________________________ 

(12) Location of all structures
within one hundred (100’)

feet of the property. ___ ___ ___ __________________________ 

(13) Proposed sanitary sewers
and water systems. ___ ___ ___ __________________________ 

(14) Building floor plans and
elevations drawings of
proposed principal building
and accessory structures. ___ ___ ___ __________________________ 

(15) Complete storm drainage system. ___ ___ ___ __________________________ 

(16) Drainage Design Data/
Calculations. ___ ___ ___ __________________________ 

(17) Location and detail of existing/
proposed site  improvements
(i.e. curbs,sidewalks, etc.) ___ ___ ___ __________________________ 

(18) Dimensions of all adjacent
streets and roadway improve- 
ments, and all existing
driveways within 100’ of site. ___ ___ ___ __________________________ 

(19) Location and detail of sidewalk
and street shade trees. ___ ___ ___ __________________________ 

(20) Profiles and construction cross
section for parking, aisles
and driveways, curbing, walkways,
exterior stairways and railings. ___ ___ ___ __________________________ 

(21) Proposed off-street parking
Schedule. ___ ___ ___ __________________________ 

(22) Number and type of proposed uses
of land, buildings and units, together
with the floor area for same and the
estimated number of employees or
occupants of each unit. ___ ___ ___ __________________________ 

X

X

X

X

X

waiver

X

X

waiver

X

X

X

Justin Lee

George Lutfey

George Lutfey

Justin Lee

George Lutfey

George Lutfey

George Lutfey

George Lutfey

George Lutfey

Justin Lee

Justin Lee

George Lutfey



ITEM YES NO N/A COMMENTS 

(23) Detail and location of fire
protection systems. ___ ___ ___ __________________________ 

(24) Reference to covenants, deed
restrictions, easements and
subsequent waivers and
variances. ___ ___ ___ __________________________ 

(25) Soil Erosion and Sediment
Control Plan and Details. ___ ___ ___ __________________________ 

(26) Adherence to the Flood
Damage Prevention
Ordinance No. 85 Code 56. ___ ___ ___ __________________________ 

(27) Survey data together with
Description of all areas
Dedicated to the Borough of
Oakland. ___ ___ ___ __________________________ 

(28) Required survey data. ___ ___ ___ __________________________ 

(29) Property owners within 200
feet. ___ ___ ___ __________________________ 

(30) Retaining wall design detail
and calculations bearing seal
and signature of a N. J.
registered professional
Engineer. ___ ___ ___ __________________________ 

(31) Soil Movement Application,
Plan and Cross Sections
prepared in accordance with
Paragraph 59-67 of the Code. ___ ___ ___ __________________________ 

(32) Landscaping Plan and Planting
Schedule. ___ ___ ___ __________________________ 

(33) Any additional information
deemed necessary by the
Planning Board. ___ ___ ___ __________________________ 

(34) The Board reserves the
right to reject any and all
drawings which are not clear,
concise, and legible. ___ ___ ___ __________________________ 

X

X

X

X

X

X

X

X

X

X

X

X

George Lutfey
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ITEM YES NO N/A COMMENTS 

(35) Locate area on National
Wetlands Inventory Map. ___ ___ ___ __________________________ 

(36) Submittal of variance
application. ___ ___ ___ __________________________ 

(37) Residential Cluster (i.e.
Townhouses):
a) The amount and location

of common open space to
be provided. ___ ___ ___ __________________________ 

b) The location and descrip- 
tion of any common facili- 
ties to be provided. ___ ___ ___ __________________________ 

Name and responsibilities of 
the homeowner association if 
applicable. ___ ___ ___ __________________________ 

(38) Final Site Plan: in addition
to the aforesaid requirements,
show or include the following:
- Final contours of site (100)

feet of same at two (2) foot
intervals. ___ ___ ___ __________________________ 

- Final Elevations at the corners
of all proposed buildings and
paved areas and at property
corners. ___ ___ ___ __________________________ 

- Floor Plan and elevation
drawings of the proposed
building bearing the seal
and signature of preparing
architect. ___ ___ ___ __________________________ 

- Landscaping Plan and Planting
Schedule. ___ ___ ___ __________________________ 

Note:  Corporation making application MUST be represented by Counsel at any Planning Board 
Meetings. 

NOTICE TO UTILITIES 
Chapter 245 of the MLUL was amended to require that notice of hearings on application for site plans or 
major subdivisions be given to all public utilities and cable television companies owning land or 
possessing rights-of-way or easements within 200 feet of the property which is the subject of the 
hearing.  

ADDITIONAL COMMENTS ________________________________________________________________ 
_____________________________________________________________________________________ 
_____________________________________________________________________________________ 

X

X

X

X

X

X

X

X

X
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Justin Lee

Justin Lee
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CANNABIS REGULATORY COMMISSION 
P.O. BOX 216 

TRENTON, N.J. 08625-0216 
DIANNA HOUENOU, Chair 

SAMUEL DELGADO, Vice Chair 
KRISTA NASH, Commissioner 

MARIA DEL CID-KOSSO, Commissioner 
CHARLES BARKER, Commissioner 
JEFF BROWN, Executive Director 

PHILLIP D. MURPHY 
Governor 

SHEILA Y. OLIVER 
Lt. Governor 

  
  
  
  
  
  
  
  
  
  
  
  
  
                                                                            

        May 25, 2022 
 
Kusala Care 
George Lutfey 
g.jlutfey@yahoo.com  
5 Stoney Brook Ct 
Ramsey NJ 07446 
 
 
 

Re: FINAL AGENCY DECISION 
APPROVAL OF CONDITIONAL LICENSE APPLICATION 

 
Dear George Lutfey: 
 
Congratulations! The New Jersey Cannabis Regulatory Commission (“NJ-CRC”) has received and 
reviewed your application for a Class 1 Cannabis Cultivator to operate an adult personal-use cannabis 
business in the state of New Jersey. Upon the completion of the NJ-CRC’s review, your application for a 
conditional license has been approved. 
 
Pursuant to N.J.A.C. 17:30-7.2(f), the NJ-CRC shall approve a conditional license application where the 
applicant (1) has submitted a complete conditional license application in accordance with N.J.A.C. 17:30-
7.3 and the notice of application acceptance pursuant to N.J.A.C. 17:30-6.1; (2) has scored sufficiently 
high to be issued a conditional license in accordance with the criteria included in the notice of application 
acceptance pursuant to N.J.A.C. 17:30-6.1 and 7.3; (3) is qualified to hold a conditional license pursuant 
to N.J.A.C. 17:30-7.4; and (4) has submitted application fees pursuant to N.J.A.C. 17:30-7.17. The above-
referenced entity has satisfied all criteria. 
 
Following this written notice of approval, the license applicant must notify the NJ-CRC within five (5) 
business days whether it will accept the license, or if it will abandon the license. Acceptance or 
abandonment of the license can be supplied by a letter from the applicant’s listed primary contact, 
submitted electronically to crc.licensing@crc.nj.gov. Pursuant to N.J.A.C. 17:30-7.5(c), failure of the 
applicant to notify the NJ-CRC of its decision to accept or abandon the license by the specified 
deadline shall result in the license being deemed abandoned. 
 
Should you choose to accept this license, the NJ-CRC will continue to verify information contained in 

mailto:g.jlutfey@yahoo.com
mailto:crc.licensing@crc.nj.gov
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your application and notify you when to submit the required conditional license application approval fee 
established at N.J.A.C. 17:30-7.17.  Following receipt of the conditional license application approval fee, 
the NJ-CRC will issue the conditional license and provide the same to the applicant. 
 
Acceptance of the license, submission of the conditional license application approval fee, and issuance of 
the conditional license by the NJ-CRC to the applicant triggers the beginning of the conditional license 
phase as established at N.J.A.C. 17:30-7.6. During the conditional license phase, the conditional license 
holder must (1) establish control of the proposed site; (2) gain municipal approval; and (3) develop and 
submit a conditional license conversion application. The conditional license phase commences on the date 
the conditional license is issued to the license applicant and expires after 120 calendar days. Pursuant to 
N.J.S.A. 24:6I-36b.(2)(d)(i) the NJ-CRC may extend the conditional license phase of any applicant for an 
additional 45 calendar days at its discretion. To create better efficiency and to support new applicants, 
the NJ-CRC will automatically extend the conditional license phase for the above-listed applicant 
for an additional 45 calendar days. The applicant may satisfy the conditional license phase and begin 
the process to convert to an annual license at any time prior to the end date for the conditional license 
phase. The additional 45 calendar days are offered as a courtesy and to prevent the necessity of the 
applicant submitting a formal request for extension. 
 
During the conditional license phase, the conditional license holder shall not engage in purchasing, 
possessing, selling, cultivating, manufacturing, or selling cannabis or cannabis products. N.J.A.C. 
17:30-7.6(e). Failure to adhere to this restriction may subject the applicant to adverse action by the 
Commission and may expose the applicant to law enforcement action. 
 
The following activities are permitted during the conditional license phase: 
 

1. The conditional license holder may obtain additional funding by adding new loans or gifts from 
new or existing financial sources not listed in the conditional license application. Conditional 
license applicants are reminded, however, that during the conversion phase, the NJ-CRC may 
investigate and may conduct probity review of the license applicant, its owners, principals, and 
related entities and their finances, ownership, and control structure (See N.J.A.C. 17:30-7.7(e)), 
and conditional license holders are therefore advised to not execute any additional financing 
agreements that have not been received and reviewed by the NJ-CRC; 

2. The conditional license holder may change the proposed location of the cannabis business, and 
such new location shall be reflected in the conditional license conversion application; 

3. The conditional license holder may notify the NJ-CRC of its intention to abandon the license, 
which will then be returned to the Commission; and 

4. The majority share of the ownership interest in the license holder shall remain the same as at the 
time of license issuance, however: 

a. An owner or passive investor of the conditional license holder may transfer ownership 
interest to another qualified party; and  

b. The conditional license holder may add new qualified owners and principals. 
 
Certain businesses are subject to the following additional restrictions: 
 

1. A Diversely-Owned Business conditional license holder shall not make any ownership interest 
transfer that causes the license applicant to no longer comply with the Diversely-Owned business 
criteria, pursuant to N.J.A.C. 17:30–6.4; 

2. An Impact Zone Business conditional license holder shall not make any ownership interest transfer 
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that causes the license applicant to no longer comply with the Impact Zone Business criteria, 
pursuant to N.J.A.C. 17:30–6.5; 

3. A Social Equity Business conditional license holder shall not make any ownership interest transfer 
that causes the license applicant to no longer comply with the Social Equity Business criteria, 
pursuant to N.J.A.C. 17:30–6.6; 

4. A Microbusiness conditional license holder shall not make any ownership interest transfer that 
causes the license applicant to no longer comply with the Microbusiness criteria, pursuant to 
N.J.A.C. 17:30–6.7; and 

5. A conditional license holder shall not violate the limitations on owners and principals, pursuant to 
N.J.A.C. 17:30–6.8. 
 

Prior to the end of the conditional license phase, the applicant must submit its conditional cannabis 
business conversion application pursuant to N.J.A.C. 17:30-7.8. If granted, the license will be converted 
from a conditional license to an annual license, subject to all conditions set forth in N.J.A.C. 17:30-7.9 
through 7.14. 
 
As a conditional license awardee, you are subject to the New Jersey Cannabis Regulatory, Enforcement 
Assistance, and Marketplace Modernization (“CREAMM”) Act as well as all regulations implementing 
the CREAMM Act, set forth at N.J.A.C. 17:30. The NJ-CRC recommends that you familiarize yourself 
with those sections of the regulation pertaining to conditional cannabis licenses, specifically N.J.A.C. 
17:30-7.2 through 7.8. 
 
Again, congratulations on your successful application and thank you for your interest in working with the 
NJ-CRC to establish a safe and equitable cannabis industry for the state of New Jersey. Should you have 
any questions regarding this correspondence, please submit your inquiry to the NJ-CRC Licensing inbox 
at crc.licensing@crc.nj.gov. 
 

 
Sincerely, 
 

 
 
Dianna Houenou 
Chairperson 
New Jersey Cannabis Regulatory Commission 

mailto:crc.licensing@crc.nj.gov
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ALL THAT CERTAIN TRACT OR PARCEL OF LAND AND PREMISES, SITUATE, LYING, AND BEING IN THE BOROUGH OF OAKLAND, BERGEN COUNTY, NEW JERSEY, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT AT THE TERMINUS OF MULLER ROAD, AT THE INTERSECTION OF THE NORTHERLY SIDELINE OF MULLER ROAD, PROJECTED WESTERLY AND THE WESTERLY SIDELINE OF THE CUL-DE-SAC PROJECTED NORTHERLY AND PROCEEDING; THENCE 1. SOUTH 38°07'30" WEST, A DISTANCE OF 630.00 FEET TO A POINT; THENCE SOUTH 38°07'30" WEST, A DISTANCE OF 630.00 FEET TO A POINT; THENCE 2. SOUTH 42°52'30" EAST, A DISTANCE OF 94.30 FEET TO A POINT ON THE RIGHT OF WAY OF INTERSTATE SOUTH 42°52'30" EAST, A DISTANCE OF 94.30 FEET TO A POINT ON THE RIGHT OF WAY OF INTERSTATE ROUTE 287; THENCE 3. ALONG SAID RIGHT OF WAY, SOUTH 89°22'09" WEST, A DISTANCE OF 67.56 FEET TO A POINT; THENCE ALONG SAID RIGHT OF WAY, SOUTH 89°22'09" WEST, A DISTANCE OF 67.56 FEET TO A POINT; THENCE 4. NORTH 42°52'30" WEST, A DISTANCE OF 40.96 FEET TO A POINT; THENCE NORTH 42°52'30" WEST, A DISTANCE OF 40.96 FEET TO A POINT; THENCE 5. SOUTH 38°07'30" WEST, A DISTANCE OF 19.94 FEET TO A POINT; THENCE SOUTH 38°07'30" WEST, A DISTANCE OF 19.94 FEET TO A POINT; THENCE 6. NORTH 62°59'44" WEST, A DISTANCE OF 8.37 FEET TO A POINT; THENCE NORTH 62°59'44" WEST, A DISTANCE OF 8.37 FEET TO A POINT; THENCE 7. SOUTH 75°46'46" WEST, A DISTANCE OF 79.42 FEET TO A POINT; THENCE SOUTH 75°46'46" WEST, A DISTANCE OF 79.42 FEET TO A POINT; THENCE 8. SOUTH 89°22'05" WEST, A DISTANCE OF 381.35 FEET TO A POINT; THENCE SOUTH 89°22'05" WEST, A DISTANCE OF 381.35 FEET TO A POINT; THENCE 9. NORTH 65°39'00" WEST, A DISTANCE OF 356.42 FEET TO A POINT; THENCE NORTH 65°39'00" WEST, A DISTANCE OF 356.42 FEET TO A POINT; THENCE 10. LEAVING SAID RIGHT OF WAY, NORTH 49°59'00" EAST, A DISTANCE OF 186.54 FEET TO A POINT; THENCE LEAVING SAID RIGHT OF WAY, NORTH 49°59'00" EAST, A DISTANCE OF 186.54 FEET TO A POINT; THENCE 11. NORTH 47°42'40" EAST, A DISTANCE OF 1,003.69 FEET TO A POINT; THENCE NORTH 47°42'40" EAST, A DISTANCE OF 1,003.69 FEET TO A POINT; THENCE 12. SOUTH 42°17'20" EAST, A DISTANCE OF 501.82 FEET TO THE POINT AND PLACE OF BEGINNING.SOUTH 42°17'20" EAST, A DISTANCE OF 501.82 FEET TO THE POINT AND PLACE OF BEGINNING.
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CINDER BLOCKS
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CINDER BLOCKS
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252 sq ft

Office
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Employee Area
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Entrance/Security Foyer
181 sq ft
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434 sq ft

Dry Room
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Veg Room 439 sq ft
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ĐŽŶƚƌĂĐƚŽƌ͘�
�

�>��dZ/��>�
ϭ͘� ZĞƵƐĞ�ƚŚĞ�ĞǆŝƐƚŝŶŐ�ϰϬϬ��ϰϴϬǀ�ĞůĞĐƚƌŝĐĂů�ƐĞƌǀŝĐĞ�ĚŝƐĐŽŶŶĞĐƚ�ĂŶĚ�

ĚŝƐƚƌŝďƵƚŝŽŶ�ƉĂŶĞů͘�
Ϯ͘� ZĞƵƐĞ�ƚŚĞ�ĞǆŝƚŝŶŐ��DKE�^ƵďͲŵĞƚĞƌŝŶŐ�ƐǇƐƚĞŵ͘�
ϯ͘� ZĞƵƐĞ�ƚŚĞ�ĞǆŝƐƚŝŶŐ�ϰϴϬ͗ϮϬϴzϭϮϬs�dƌĂŶƐĨŽƌŵĞƌ͘�
ϰ͘� ZĞůŽĐĂƚĞ�ƚŚĞ�ĞǆŝƐƚŝŶŐ�ϰϴϬ�ĂŶĚ�ϮϬϴ�ƉĂŶĞůƐ͘�
ϱ͘� �ĚĚŝƚŝŽŶ�ĂŶĚ�ĂůƚĞƌĂƚŝŽŶ�ƚŽ�ƚŚĞ�ĞǆŝƐƚŝŶŐ�ĞůĞĐƚƌŝĐĂů�ƐĞƌǀŝĐĞ͘�
ϲ͘� �ŽŽƌĚŝŶĂƚŝŽŶ�ǁŝƚŚ�ůŽĐĂů�ƵƚŝůŝƚǇ�ĐŽŵƉĂŶǇ͘�
ϳ͘� WŽǁĞƌ�ƐǇƐƚĞŵ�ĚĞƐŝŐŶ͘�
ϴ͘� WŽǁĞƌ�ĂŶĚ�ƌĞĐĞƉƚĂĐůĞ�ůĂǇŽƵƚ�ǁŝƚŚ�ƐƉĞĐŝĂůƚǇ�ĂŶĚ�ƉŽǁĞƌ�ĐŽŶŶĞĐƚŝŽŶƐ�ĨŽƌ�

ǀĂƌŝŽƵƐ�ĞƋƵŝƉŵĞŶƚ͕�ŝŶĐůƵĚŝŶŐ�,s���ĞƋƵŝƉŵĞŶƚ͘�
ϵ͘� >ŝŐŚƚŝŶŐ�ƐǇƐƚĞŵ�ĚĞƐŝŐŶ͕�ůŝŐŚƚ�ĨŝǆƚƵƌĞ�ƐĞůĞĐƚŝŽŶ�ĂŶĚ�ƐƉĞĐŝĨŝĐĂƚŝŽŶ͕�ĂŶĚ�

ĚĞƐŝŐŶ�ŽĨ�ƐǁŝƚĐŚŝŶŐ�ĂŶĚ�ĐŝƌĐƵŝƚŝŶŐ�ʹ�^ĞůĞĐƚŝŽŶ�ŽĨ�ůŝŐŚƚŝŶŐ�ďǇ�ƚŚĞ�ŽǁŶĞƌ͘�
�
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�
�

�
�

ϭϬ͘�&ŝƌĞ�ĂůĂƌŵ�ƐǇƐƚĞŵ�ĚĞƐŝŐŶ͕�ůŽĐĂƚŝŽŶ�ŽĨ�ƉƵůů�ƐƚĂƚŝŽŶƐ͕�ƐŵŽŬĞ�ĚĞƚĞĐƚŽƌƐ͕�
ƐƚƌŽďĞƐ͕�ŚŽƌŶƐ͕�ĂŶĚ�ǁĂƚĞƌ�ĨůŽǁ�ƐǁŝƚĐŚĞƐ͘�

�
Ϯ͘ϭ͘Ϯ� �ŽŶƐƚƌƵĐƚŝŽŶ��ĚŵŝŶŝƐƚƌĂƚŝŽŶ�WŚĂƐĞ�

�͘� �ŽŽƌĚŝŶĂƚĞ�ǁŝƚŚ�ŽǁŶĞƌ͛Ɛ�ĐŽŶƚƌĂĐƚŽƌ�ƚŽ�ŽďƚĂŝŶ�Ăůů�ƌĞƋƵŝƌĞĚ�ĐŽŶƚƌĂĐƚŽƌ�ŝŶĨŽƌŵĂƚŝŽŶ�
ŝŶ�ŽƌĚĞƌ�ĨŽƌ��KZ�ƚŽ�ƐƵďŵŝƚ�ĂŶĚ�ŽďƚĂŝŶ�ďƵŝůĚŝŶŐ�ƉĞƌŵŝƚƐ͘�

�͘� ^Ƶďŵŝƚ�ĚƌĂǁŝŶŐƐ�ĨŽƌ�ďŝĚĚŝŶŐ�ƚŽ�ŽǁŶĞƌ͘�
�͘� ZĞƐƉŽŶĚ�ƚŽ�ĐŽŶƚƌĂĐƚŽƌ�ƋƵĞƐƚŝŽŶƐ�Žƌ�ƌĞƋƵĞƐƚƐ�ĨŽƌ�ĐůĂƌŝĨŝĐĂƚŝŽŶƐ�ŽĨ�ĐŽŶƐƚƌƵĐƚŝŽŶ�

ĚƌĂǁŝŶŐƐ͘�
�͘� ZĞƐƉŽŶĚ�ƚŽ�ďƵŝůĚŝŶŐ�ĚĞƉĂƌƚŵĞŶƚ�ĐŽŵŵĞŶƚƐ͘�

�
�
ϯ͘Ϭ� �KDW�E^�d/KE�
�

ϯ͘ϭ� �ĂƐŝĐ�^ĞƌǀŝĐĞƐ�
�

WĞƌƌǇ�D͘�WĞƚƌŝůůŽ��ƌĐŚŝƚĞĐƚƐ͕�W��ƉƌŽƉŽƐĞƐ�ƚŽ�ƉƌŽǀŝĚĞ�ƚŚĞ�ƐĞƌǀŝĐĞƐ�ĚĞƐĐƌŝďĞĚ�ƵŶĚĞƌ�^ĞĐƚŝŽŶ�
Ϯ͘ϭ͕��ƌĐŚŝƚĞĐƚƵƌĂů��ĂƐŝĐ�^ĞƌǀŝĐĞƐ�ĂŶĚ�ƉĞƌŵŝƚƚŝŶŐ�ƐƵďŵŝƐƐŝŽŶ�ƐĞƌǀŝĐĞƐ͕�ĨŽƌ�Ă�ĨĞĞ�ŽĨ�
ΨϰϬ͕ϱϬϬ͘ϬϬ͕�ƉůƵƐ�ƌĞŝŵďƵƌƐĂďůĞ�ĞǆƉĞŶƐĞƐ͘�
�
�ŽŶƚƌĂĐƚ�ĨĞĞƐ�ĚƵĞ�ǁŚĞŶ��ŽŶƐƚƌƵĐƚŝŽŶ��ŽĐƵŵĞŶƚƐ�ĂƌĞ�ĐŽŵƉůĞƚĞĚ�ĂŶĚ�ƐƵďŵŝƚƚĞĚ�ĨŽƌ�
ďƵŝůĚŝŶŐ�ƉĞƌŵŝƚƐ͘�
�
hƉŽŶ�ƌĞǀŝĞǁ�ĂŶĚ�ŝŵƉůĞŵĞŶƚĂƚŝŽŶ�ŽĨ�ƚŚĞ�ŝŶƚĞƌŝŽƌ�ĚĞƐŝŐŶ�ĚŽĐƵŵĞŶƚƐ�ĂŶǇ�ƉůĂŶ�ƌĞǀŝƐŝŽŶƐͬ�
ĐŚĂŶŐĞƐ�ƌĞƋƵŝƌĞĚ�ƚŽ�ŵĞĞƚ�ĐŽĚĞ�ǁŝůů�ďĞ�ŝŶǀŽŝĐĞĚ�ĂƐ�ĂŶ�ĂĚĚ�ƐĞƌǀŝĐĞ͘���ĚĚ�ƐĞƌǀŝĐĞ�ĨĞĞƐ�ƚŽ�ďĞ�
ĚĞƚĞƌŵŝŶĞĚ�ďĂƐĞĚ�ŽŶ�ƚŚĞ�ƌĞƋƵŝƌĞĚ�ĐŽĚĞ�ĐŽŵƉůŝĂŶƚ�ĐŚĂŶŐĞƐ�ƚŽ�ƚŚĞ�ƉƌŽũĞĐƚ͘�
�
WƌŽũĞĐƚ��ŚĂŶŐĞƐ�
�
�ŚĂŶŐĞƐ�ŝŶ�ŽǀĞƌĂůů�ƉƌŽũĞĐƚ�ƐĐŽƉĞ�ĂĨƚĞƌ�ĂƉƉƌŽǀĂů͕�ĐŚĂŶŐĞƐ�ƚŽ�ĐŽŶƐƚƌƵĐƚŝŽŶ�ĚŽĐƵŵĞŶƚƐ͕�ƐŝƚĞ�
ŵĞĞƚŝŶŐƐ�ĂŶĚͬŽƌ�ŵĞĞƚŝŶŐƐ�ǁŝƚŚ�ůŽĐĂů�ŽĨĨŝĐŝĂůƐ�ǁŝůů�ďĞ�ŝŶǀŽŝĐĞĚ�ŽŶ�ĂŶ�ŚŽƵƌůǇ�ďĂƐŝƐ͘�^ĞĞ�
ƐĞĐƚŝŽŶ�ϯ͘Ϯ��ŝůůŝŶŐ�ZĂƚĞƐ͘�
�
�
�
�
�
�
�
�
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�
�

ϯ͘Ϯ� �ĚĚŝƚŝŽŶĂů�^ĞƌǀŝĐĞƐ��ŝůůŝŶŐ�ZĂƚĞƐ�
�

,ŽƵƌůǇ�ZĂƚĞƐ͗�
�

WƌŝŶĐŝƉĂů��ƌĐŚŝƚĞĐƚ�� � � Ψ�ϮϯϬ͘ϬϬ��
^ŝƚĞ��ĞǀĞůŽƉŵĞŶƚ��ŝƌĞĐƚŽƌ� � Ψ�ϮϬϬ͘ϬϬ�
^ƌ͘�WƌŽũĞĐƚ�DĂŶĂŐĞƌͬ�ƌĐŚŝƚĞĐƚ� � Ψ�ϭϲϬ͘ϬϬ��
WƌŽũĞĐƚ�DĂŶĂŐĞƌͬ�ƌĐŚŝƚĞĐƚ� � Ψ�ϭϰϬ͘ϬϬ��
^ƌ͘������dĞĐŚŶŝĐŝĂŶ� � � Ψ�ϭϭϱ͘ϬϬ��
�����dĞĐŚŶŝĐŝĂŶ� � � Ψ�ϭϬϱ͘ϬϬ�
�ĚŵŝŶŝƐƚƌĂƚŝǀĞ� � � � Ψ���ϴϱ͘ϬϬ�
WĞƌŵŝƚ��ŽŽƌĚŝŶĂƚŽƌ� � � Ψ���ϴϬ͘ϬϬ��
�ůĞƌŝĐĂů� � � � � Ψ���ϴϬ͘ϬϬ��
�ŽŶƐƵůƚĂŶƚƐ� ϭ͘ϭϱ�ƚŝŵĞƐ�ƚŚĞ�ĂŵŽƵŶƚ�ďŝůůĞĚ�ƚŽ�ƚŚĞ��ƌĐŚŝƚĞĐƚ�ĨŽƌ�

ƐƵĐŚ�ƐĞƌǀŝĐĞƐ͘�
�

�
ϯ͘ϯ� �ĚĚŝƚŝŽŶĂů�^ŝƚĞ�sŝƐŝƚƐ�

�
^ŝƚĞ�ǀŝƐŝƚƐ�Ăƚ�ĐůŝĞŶƚ�ƌĞƋƵĞƐƚĞĚ�ƐŝƚĞ�ŽďƐĞƌǀĂƚŝŽŶƐ�ƐŚĂůů�ďĞ�ŝŶǀŽŝĐĞĚ�ŽŶ�ĂŶ�ŚŽƵƌůǇ�ďĂƐŝƐ�ƉĞƌ�
ƐĞĐƚŝŽŶ�ϯ͘Ϯ��ŝůůŝŶŐ�ZĂƚĞƐ͘�
�

ϯ͘ϰ� ZĞƋƵŝƌĞĚ�^ĞƌǀŝĐĞƐ�WĞƌĨŽƌŵĞĚ�ďǇ�KƚŚĞƌƐ�
�

x� �ŶǀŝƌŽŶŵĞŶƚĂů�ƚĞƐƚ�ĂŶĚ�ƌĞƉŽƌƚƐ͘�
x� �ŝǀŝů��ŶŐŝŶĞĞƌŝŶŐ�ʹ�ƐŝƚĞ�ƉůĂŶ͕�ŐƌĂĚĞƐ͕�ƐŝƚĞ�ǁŽƌŬ͕�ƐŝĚĞǁĂůŬƐ͕�ƵƚŝůŝƚŝĞƐ͕�ůĂŶĚƐĐĂƉĞ͕�ƐŝƚĞ�

ůŝŐŚƚŝŶŐ�ƉůĂƚĨŽƌŵƐ͕�ƐƚĂŝƌƐ͕�ƌĂŵƉƐ�ĂŶĚ�ĐŽŶĨŽƌŵ�ƚŽ�����ĚĞƐŝŐŶ͘�
x� �ůů�ŐŽǀĞƌŶŵĞŶƚĂů�ƉĞƌŵŝƚƐ�ʹ�ůŽĐĂů͕�ƐƚĂƚĞ�ĂŶĚ�ĨĞĚĞƌĂů͘�

�

ϯ͘ϱ� �ĚĚŝƚŝŽŶĂů�^ĞƌǀŝĐĞƐ�EŽƚ�/ŶĐůƵĚĞĚ�
�

x� �ŽƐƚƐ�ŽĨ�ƌĞƉƌŽĚƵĐƚŝŽŶ͕�ďůƵĞƉƌŝŶƚƐ�Žƌ�ŽƚŚĞƌ�ĐŽƉŝĞƐ�ŽĨ�ƉůĂŶƐ�ƉƌŽǀŝĚĞĚ�ƚŽ�
� ŐŽǀĞƌŶŵĞŶƚĂů�ĂŐĞŶĐŝĞƐ͕�ďƵŝůĚŝŶŐ�ĐŽŶƚƌĂĐƚŽƌƐ�Žƌ�ŵĂƚĞƌŝĂů�ƐƵƉƉůŝĞƌƐ͘�
x� �ŽŶƐƚƌƵĐƚŝŽŶ�ŵĂŶĂŐĞŵĞŶƚ�Žƌ�ƐƵƉĞƌǀŝƐŝŽŶ�ŽĨ�ƚŚĞ�ĐŽŶƐƚƌƵĐƚŝŽŶ�ƉƌŽĐĞƐƐ�ĂŶĚ�
� ŵĞĞƚŝŶŐƐ�ǁŝƚŚ�ůŽĐĂů�ĐŽŶƐƚƌƵĐƚŝŽŶ�ŽĨĨŝĐŝĂůƐ͕�ƉůĂŶŶŝŶŐ�ďŽĂƌĚ�ŵĞĞƚŝŶŐƐ͕�ĂŶĚ��
� ďŽĂƌĚ�ŽĨ�ĂĚũƵƐƚŵĞŶƚ�ŵĞĞƚŝŶŐƐ͘�
x� WƌĞƉĂƌĂƚŝŽŶ�ŽĨ�ƐĐĂůĞ�ŵŽĚĞůƐ�Žƌ�ƌĞŶĚĞƌĞĚ�ƉĞƌƐƉĞĐƚŝǀĞƐ͘�
x� �ŽƐƚƐ�ŽĨ�ŽǀĞƌŶŝŐŚƚ�ĚĞůŝǀĞƌŝĞƐ�ŽĨ�ƉůĂŶƐ�ĨŽƌ�ƌĞǀŝĞǁ�ƚŽ�ďĞ�ƌĞŝŵďƵƌƐĞĚ�Ăƚ�Ă�ĐŽƐƚ�ŽĨ�ϭ͘ϭϱй͘�
x� WƌĞƉĂƌĂƚŝŽŶ�ŽĨ�ĐŽŶƐƚƌƵĐƚŝŽŶ�ƉƵŶĐŚ�ůŝƐƚ�ǁŚĞŶ�ƉƌŽũĞĐƚ�ŝƐ�ƐƵďƐƚĂŶƚŝĂůůǇ�ĐŽŵƉůĞƚĞ�Žƌ�ĨŽƌ�

�͘K͘�
x� dǇƉŝĐĂů�ƐŝƚĞ�ĂŶĚ�ĐŽŶƐƚƌƵĐƚŝŽŶ�ŽďƐĞƌǀĂƚŝŽŶƐ�ŝŶĐůƵĚŝŶŐ�ƌĞƉŽƌƚƐ�ĂŶĚ�ƉŚŽƚŽƐ͘�
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�
�

x� &ŝŶĂů�ŝŶƐƉĞĐƚŝŽŶ�ĨŽƌ��͘K͘�ǁŝƚŚ�ĐĞƌƚŝĨŝĞĚ�ůĞƚƚĞƌ�ŽĨ�ĐŽŵƉůĞƚŝŽŶ�ĨŽƌ�ďƵŝůĚŝŶŐ�
ĚĞƉĂƌƚŵĞŶƚͬůĂŶĚůŽƌĚ͘�

x� �ŝǀŝů�ĞŶŐŝŶĞĞƌŝŶŐ�ƐĞƌǀŝĐĞƐ�Žƌ�ĚƌĂǁŝŶŐƐ͘�
x� ^ƚƌƵĐƚƵƌĂů�ĞŶŐŝŶĞĞƌŝŶŐ�Žƌ�ĚƌĂǁŝŶŐƐ͘�
x� /dͬůŽǁ�ǀŽůƚĂŐĞ�ĞŶŐŝŶĞĞƌŝŶŐ�ƐĞƌǀŝĐĞƐ�Žƌ�ĚƌĂǁŝŶŐƐ͘�
x� �ĞƌƚŝĨŝĞĚ�ĞŶŐŝŶĞĞƌĞĚ�ĨŝƌĞ�ĂůĂƌŵ�ƐǇƐƚĞŵ�ƉůĂŶƐ͕�ƐŝŐŶĞĚ�ĂŶĚ�ƐĞĂůĞĚ�ĨŽƌ�ƐƉĂĐĞ͘�
x� ^ƚĂƚĞͬ:ƵƌŝĚŝĐĂů�ƌĞƋƵŝƌĞĚ�ĂƌĐŚŝƚĞĐƚ�ŝŶƐƉĞĐƚŝŽŶ͘�
x� �ƵŝůĚŝŶŐ�ƐŝŐŶ�ĚƌĂǁŝŶŐƐ�ĂŶĚ�ĚĞƚĂŝůƐ͕�ƉůƵƐ�ƉĞƌŵŝƚƐ�ĂŶĚ�ĐŽĚĞ�ƌĞŐƵůĂƚŝŽŶƐ͘�
x� �ƵŝůĚŝŶŐ�ƐĞĐƵƌŝƚǇ�ĂůĂƌŵ�ƐǇƐƚĞŵ�ĂŶĚ�ĚƌĂǁŝŶŐƐ͘�

�
�
ϰ͘Ϭ� &���^�,��h>��
�

x� �ĚĚŝƚŝŽŶĂů�ďŝůůŝŶŐ�ǁŝůů�ďĞ�ŝŶǀŽŝĐĞĚ�ŽŶ�Ă�ŵŽŶƚŚůǇ�ďĂƐŝƐ�ƚŽ�ƌĞĨůĞĐƚ�ƚŚĞ�ƉĞƌĐĞŶƚĂŐĞ�ŽĨ�ǁŽƌŬ�
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EXTERIOR SIGNAGE PLAN 

KUSALA CARE LLC 

Descrip(on of Proposed Loca(on of Signs 

The diagram below a/ached hereto as (Exhibit A) depicts the exterior of the proposed 
business site located at 27 Muller Road, Oakland, New Jersey. Exhibit A and the dedicated 
markings a/ached thereto indicate the proposed placement of all signage thus establishing the 
presence of the business known as Kusala Care LLC. In sum, Exhibit A demonstrates three (3) 
key components, the first being the locaKon of the business itself in relaKon to the surrounding 
area and road, as indicated by the black dashed line (borders of the proposed business space). 
The second component, being exterior doors as indicated by the red circles (exterior doors) to 
be used for ingress and egress to be used only by employees unless in case of an emergency. 
Finally, the third component being the interior door as indicated by the green circle (interior 
doors) which demonstrates the interior door in its capacity as a door which leads to a common 
area on the inner border of the proposed space. This area will not be uKlized, and the door will 
remain locked at all Kmes as to prevent ingress or egress by unauthorized personnel, unless in 
case of an emergency. These are all the standard sized entry doors giving access to the space. 

Descrip(on of Proposed Signage Type 

Kusala Care LLC aims to have clear and recognizable signage so that its business purpose, 
and who is authorized to enter can be easily seen and understood. In an effort to achieve this 
goal, the property will be ouPi/ed with three (3) appropriately fi/ed signs.  Each sign will be 
idenKcal in size and text. Each sign shall be placed securely over the three (3) doors as indicated 
in Exhibit A (Red Circles and Green Circles) The signs will be 3” x 10” with simple white text on a 
black background reading “Kusala Care LLC” in large font on the first line and “Employees Only” 
in large font on the second line. A depicKon of the proposed sign(s) is a/ached hereto as 
(Exhibit B). 

EXHIBIT A 



EXHIBIT B 
 

Kusala Care LLC
Employees Only



EXTERIOR LIGHTING PLAN 

KUSALA CARE LLC 

Descrip1on of Proposed Ligh1ng Loca1ons 

The diagram a+ached hereto as (Exhibit A) demonstrates the current ligh3ng layout of 
the premises located at 27 Muller Road, Oakland, New Jersey.  

As depicted on Exhibit A, the yellow circles numbered 1-8 each depict 2,000 wa+ 
halogen flood lights which are currently installed on the surrounding area of the roof of the 
building. These lights are maintained by the landlord at his sole expense. Given the sufficient 
power and abundance of these floodlights, addi3onal exterior ligh3ng will not be necessary as 
these powerful 2,000 wa+ halogen floodlights provide sufficient ligh3ng of the exterior area 
including the parking lot, outdoor walking areas, main entrance of the building, as well as the  
two (2) exterior entrance doors the proposed space. Security and safety are a top priority for 
Kusala Care LLC and as such, our staff will be tasked with proac3ve monitoring of these lights 
with instruc3on to bring any and all concerns with damaged or non-working lights to our 
a+en3on as well as the a+en3on of the landlord. To ensure that the maintenance of these lights 
is properly a+ended to, any and all concerns shall be provided to the landlord in wri3ng in order 
to ensure that any issues that exist are documented and dealt with promptly.   

Further, Exhibit A also contains a small yellow square in the bo+om leV corner. This 
depicts the white LED flood light that is affixed above the loading dock entrance. As this light is 
closer to ground level, it will provide addi3onal ligh3ng at the main access of the proposed 
space. Moreover, there are two (2) darker yellow circles which depict the smaller single head 
flood lights mounted directly above the two (2) exterior entrance doors. These lights are crucial 
in providing addi3onal ligh3ng during the night for security cameras. The addi3onal light will 
allow for clearer and more visible recording feeds to iden3fy any person that may be 
approaching the building aVer hours. It is important to note that prior to opening its doors, 
Kusala Care LLC will replace the single head flood lights with stronger and brighter double head 
LED lights. The whiter light emi+ed by LEDs will further increase the clarity of recordings by 
security cameras. Kusala Care will be responsible for the maintenance of these lights, and due 
to the long las3ng nature of LED lights, the building will have a reliable light source surrounding 
the entrances at all 3mes. In case of the need for any maintenance of the lights, Kusala Care 
LLC’s Facili3es Manager will be tasked with resolving any such issues.  

Lastly, Exhibit B depicts an actual photo of the exterior of the premises showing the 
ligh3ng fixtures in working condi3on. There are numbered labels above the lights on the roof 
that correspond with the numbers outlined in Exhibit A.    

EXHIBIT A 



 

EXHIBIT B 



 



PROPOSED PARKING PLAN 

KUSALA CARE LLC 

Descrip1on of Proposed Loca1on and Layout of Parking Spaces 

A"ached hereto as (Exhibit A) is a diagram of the exterior property of the loca5on 
known as 27 Muller Road, Oakland, New Jersey. Located on the property is a private parking lot 
with ninety (90) parking spaces in total which wrap around two (2) sides of the building. In 
accordance with the lease agreement entered into by Kusala Care LLC and the owner of the 
building (hereinaMer “landlord”), it has been agreed that of the ninety (90) total available 
parking spaces, fourteen (14) parking spaces shall be dedicated for the exclusive use of Kusala 
Care LLC. RespecPully these fourteen (14) spaces are marked with yellow numbered squares on 
Exhibit A below. It is also important to note that the sec5on marked/circled as “13” is also open 
to be used for parking for Kusala Care LLC albeit not exclusively. 

 As a micro-business, the New Jersey requires the employment of no more than ten (10) 
employees. Kusala Care LLC will meet this requirement with a proposed plan to employee a 
total of six (6) employees. As this business is not open to the public and given the low number 
of employees, there will be an abundance of unused parking spaces available to any vendors or 
other interested par5es authorized to do business with or enter the premises. Addi5onally, the 
buildings other tenants currently have designated parking areas as located in areas “11”, “13”, 
“15” and “16”as designated on Exhibit A. Addi5onally, there are twelve (12) “visitor” parking 
spaces located outside the main entrance of the building as marked with the number “7” on 
Exhibit A. In sum, given the excess of parking space, the designa5on of assigned spaces, and the 
low amount of total Kusala Care LLC employees, there will likely be no issues with parking. 
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1.0 FACILITY IDENTIFICATION AND SUMMARY DESCRIPTION 
 

Name of Facility: Kusala Care Cultivation Facility 
Address of Facility: 27 Muller Road, Oakland, New Jersey 07436 

Name of Owner: Kusala Care LLC 
Facility Owner’s Contact Info: Justin Lee  

Founder, CEO, Head Cultivator 
(201) 681-5163 
 
George Lutfey  
Founder, COO 
(201) 419-0346 

 
Kusala Care is a conditionally approved micro-business that will be cultivating and harvesting cannabis at this 
location and is dedicated to ensuring its operations result in minimal environmental and community impact, 
including odor, waste, and noise.  The proposed site is located in the Industrial I-4 Zone which currently has 
only industrial and manufacturing facilities and no residential homes. The site is also located at the end of a 
cul-de-sac with two nearby industrial buildings and two other tenants in the building.  
 
The proposed facility is approximately 7,300 square feet of one floor within a larger two-story 
industrial/manufacturing facility and will have rooms for flowering plant growth, propagation, mother-stock, 
vegetative plant growth, drying, and trimming, packaging and labeling.  This Odor & Nuisance Control Plan 
applies to all operations within the proposed facility.   
 
  
2.0 FACILITY ODOR CONTROL PRACTICES 
 
2.1  ADMINISTRATIVE CONTROLS 
 
The facility will implement the following industry-specific best control technologies and best management 
practices for odor control: 

 
2.1.1  Procedural Activities 
 

Dedicated staff will be responsible for the following activities:  

 Regularly monitor and ensure HVAC and odor mitigation equipment throughout the facility is 
properly operating to maintain air flow towards engineering controls for odor treatment. 

 Implement and document regularly scheduled inspections, monitoring, and maintenance activities to 
ensure carbon filtration, odor neutralizing, and exhaust systems are running as required. 

 Isolate odor-emitting activities from other areas of the buildings through closing doors. 

 Employ good agricultural practices to reduce venting frequency.   

 

2.1.2  Employee Training 
 
A facility manager will be responsible to ensure all staff members that are properly trained for odor control.  
Training will be conducted onsite and in person and will include the operation and maintenance of facility-
specific odor control administrative activities, engineering controls, maintenance plan, monitoring plan, and 
related procedures and protocols set forth in this Odor Control Plan.   
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2.1.3  Recordkeeping 
 
Records will be maintained by the facility manager with the Odor Control Plan file for the following: 
 

 Records of purchases of replacement carbon; 
 Work orders / maintenance records; 
 Documentation and notification of malfunctions; and 
 Monitoring of administrative and engineering controls. 

 
 
2.2  ENGINEERING CONTROLS 
 
The facility will be equipped with industry leading carbon filtration systems, air handlers, and air purifiers, as 
described below: 

 

2.2.1  Carbon Filtration 
 
Carbon air filters are designed to filter gases through a bed of activated carbon (also called activated charcoal) 
and are typically used to fight against volatile organic compounds (VOCs) released from common household 
products.  They are also often used to remove odors from the air, such as the smell of tobacco smoke.  
Activated carbon air filters remove pollutants from the air with a process known as adsorption, which differs 
from absorption.  For example, when you absorb water with a sponge, the water does not become chemically 
bonded to the sponge.  It simply fills the spaces inside it.  During adsorption, in the case of carbon filters, the 
contaminants stick to the outside of the carbon, which removes the odor.  Utilizing these filters is a standard 
and they have been successful in mitigating odors produced by the cannabis cultivation process. 
 
Additionally, each of the facility’s main cultivation spaces will be air-tight sealed, with the only airflow in or 
out of the rooms, controlled by carbon filtered vents that will be exhausted outside of the building. The 
exhausts will expel carbon filtered, odor neutral air from each cultivation space out through the roof of the 
building. Any air/odors escaping from the cultivation rooms caused by opening and closing of the doors, will 
also be filtered by carbon-based air purifiers, one stationed outside of each cultivation room. These carbon 
filters, air purifiers, and air handlers will be maintained on a bi-weekly basis by the facility manager to ensure 
smooth operations, airflow, and odor mitigation. Carbon filters will be replaced on an as-needed basis, or at 
least every 3 months (per manufacturer’s specifications) to ensure optimal odor control. 
 
2.3  WASTE DISPOSAL 
 
2.3.1  Waste Minimization Techniques 
 
In an effort to reduce its carbon footprints, as well as minimize operational expenses, the facility will integrate 
many regenerative, organic agricultural techniques used outdoors into its indoor operations. The main waste 
product from its organic operation will be green waste.  Green waste is defined as biodegradable waste that 
can be composed of such as leaf or flower cuttings, less than one (1) inch in diameter.   
 
The facility will utilize and remediate a large percentage of green waste produced from manicuring plants, 
culling, and trimming, by incorporating it back into its soil bed’s mulch layer.  This practice feeds soil with 
the exact vital nutrients needed to produce cannabis plants, by decomposing cannabis green waste back into 
its soil systems.  This eliminates the need to process or dispose of green waste separately which mitigates 
waste and environmental impact.  At the same time, revitalizing our soil beds for the next round of 
production. 
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2.4  NOISE MITIGATION 
 
All of the facility’s proposed equipment is energy efficient and does not produce excessive noise pollution.  
Therefore, nuisances stemming from noise for cultivation operations will be a minimal concern. 
 
Air handlers are the only piece of equipment that will generate noise outside the building’s premises.  They 
will be operational 24/7, but greatly below maximum capacity, reducing noise pollutions levels significantly. 
All operations will take place in newly-built individual sealed, airtight rooms within the building.  Any other 
dehumidifiers or fans located inside will have minimal noise output.  
 
Employees will be trained and regularly referred to the employee handbook which will set expectations for 
limiting loud voices and to be aware and respectful of neighboring tenants and surrounding businesses. With 
an estimated maximum of five employees on site at any given time, there will be minimal noise and noise 
pollution that would cause issues with neighboring tenants. 
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ODOR CONTROL MAINTENANCE LOG 

Date and Time:  ________________________________________________________________ 
Employee Name:  _______________________________________________________________ 
Weather Conditions:  ____________________________________________________________ 
 
Odor Engineering Control  
 

Condition Action Taken/Follow Up Required   
 

Carbon Filters 
 

 Operations 

 
 Carbon Filter 

Replacement   

 
 

  

Air Purifiers 
 

 Operations  

 
 Filter Replacement   

 
 

  

Air Handlers 
 

 Operations 

 
 Parts Replacement  

  
 

  

Exhaust Stacks / Vents 
 

 Operations 

 
 

  

Other 
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RESIDENT AWARENESS FORM 
 

Each of the following must be completed to document each odor-related complaint, question, or concern 
raised by each reporting person (use additional sheets if necessary). 
 
 

 

Date and time: 
 
 

 

Name of employee: 
 
 

 

Name and contact information for reporting 
person (if they wish to provide): 
 
 

 

Date, time, and frequency of odors:  
 
 

 

Distance from the building or approximate 
location of odor detection:  
 
 

 

Outcome of inspection, including confirmation 
of no further odors outside and fully effective 
odor control equipment and procedures have 
been implemented:  
 

 

Nature and date of any corrective action that 
was taken: 
 

 

Details if reported to NJDEP or Bergen County 
Health Department: 
 

 

Describe resolution:  
 
Resolution occurs when, as applicable, (i) facility 
manager confirms the issues has been 
effectively inspected and any necessary 
corrective actions have been taken, (ii) the 
facility manager confirms that no odor was 
escaping the facility perimeter that could be 
detected by a reasonable person of normal 
sensitivity, (iii) equipment maintenance logs and 
complaint response documentation is 
completed and filed, and (iv) reasonable actions 
required by NJDEP or Bergen County Health 
Department have been completed to their 
satisfaction.   
 

 







   
 

AFFIDAVIT OF OWNERSHIP & OWNER CONSENT 

 
COUNTY OF BERGEN   ) 
     ) ss. 
STATE OF NEW JERSEY  ) 
 
 
 I, LEV LUDWIG, LLC being duly sworn, depose and say: 
 

1. I am the owner of certain property located within the Township of Oakland, the 
same of which is located at 27 Muller Road, Oakland, NJ 07436 (“Owner”). 

2. Said property is designated as Block 301, Lot 2 as shown on the Tax Map of the 
Township of Oakland, County of Bergen and State of New Jersey (the “Property”). 

3. Owner grants to Applicant, and its attorneys, Prime & Tuvel, consent to apply to 
the Township of Oakland Planning or Zoning Board (or any other governmental agency with 
jurisdiction over the development of the Property), for site plan approval, subdivision approval, 
variances, exceptions, waivers and any related approvals or permits as may be required from any 
governmental entity. 

4. Owner grants the Township of Oakland and its consultants, authorized 
representatives and/or experts to enter on to said property for the purpose of evaluation of the 
application that is presently pending before the Township of Oakland Planning Board. The 
Township of Oakland does hereby indemnify and hold harmless the property owner from any and 
all liability or claims for damages by virtue of said entry, inspection and studies, for the purpose 
of inspecting the property, performing surveys and site evaluation studies. 

Sworn and Subscribed to before me 
 
this _____ day of ________, 2023. 
 
 
_______________________ 
Notary Public 
 

 
 
_____________________________ 
Signature 
 
By: Simon Ausch  
CEO Trade Mart Inc.  
       
 
 
 

  

 
 
 
 



4. VARIANCE (S) REQUESTED:  If this application requires a variance from the strict application of the
Borough of Oakland Zoning Ordinance for a use permitted in the Zone in which the property is located
complete the section below requesting said relief.   You may attach additional sheets if needed.

 Section Required Proposed 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

5. SPECIFIC DESIGN WAIVER (s) RELIEF REQUESTED

Section Required Proposed 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

_____________________ _____________________ _____________________ 

7. SPECIFIC RELIEF REQUESTED

 If relief is requested in connection with this development proposal for any category as indicated on the front page of 
this application and outlined above, attach hereto a separate exhibit(s) for each category of relief sought, stating the 
factual basis, legal theory, and whether they have been previously granted.  Failure to supply this information if 
applicable will result in your application being deemed incomplete. 

8. OTHER INFORMATION REQUIRED

a. Attach completed checklist.
b. Attach certification of payment of taxes from Township Tax Collector.
c. Attach any other government approvals if received in connection with this application such as NJDEP

permits, NJDOT permits, Passaic County Approvals etc.

9. VERIFICATION AND AUTHORIZATION

a. Applicant’s Statement:  I hereby certify that the above statements made by me and the
statements and information contained in the papers submitted in connection with this application are, to the
best of my knowledge, true and accurate.

_______________________________________________________________________________ 
Applicant’s Signature         Date 

b. Owner’s Statement:  I, the undersigned, being the owner of the property described in this application,
hereby consent to the making of this application and the approval of the plans submitted.  I further consent
to the inspection of this property in connection with this application as deemed necessary by the municipal
agency.

______________________________________________________________________________________ 
Owner’s Signature         Date 

Sworn and Subscribed to before me 

_____day of ____________, ______________(Year) 

______________________________________ 
(Notary)  

N/A

Please see attached 

George Lutfey

Justin Lee



 
 

Corporate Ownership Disclosure Statement 
 

Application of APPLICANT 
 

27 Muller Rd. Oakland, NJ 07436 
Block 301, Lot 2 

 
This Corporate Ownership Disclosure statement is provided in 
compliance with the requirements of N.J.S.A. 40:55D-48.1 et seq.  

 
Owners holding 10% or more of any class of stock/interest in Kusala Care: 
 

1. George Lutfey  
a. 50% owner  
b. 7 Bannehr St., Oakland, NJ 07436 

 
2. Justin Lee  

a. 50% owner  
b. 7 Bannehr St., Oakland, NJ 07436 

 
 
 
 
 
 
 
 
 



Kusala Care LLC

504 7th St, Side A 

Palisades Park, NJ 07650

8/17/23
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WAIVERS  

 

ITEM 15: COMPLETE STORM DRAINAGE SYSTEM  

- The drainage does not pertain to any of our improvements, the increase in coverage is for 
equipment pads and negligible on a 13-acre site. 

 

ITEM 19: LOCATION AND DETAILED OF SIDEWALK AND STREET SHADE TREES 

- Shade trees and sidewalk improvements don't pertain to the project, we aren't doing work 
on any roadway frontage. 
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