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OPEN TO PUBLIC (for matters not on the Agenda):  

As no one wished to speak, the meeting was closed to the public. 

 

MINUTES: 

The July 12, 2018 Meeting Minutes were approved by the Board.   

 
INVOICES: 

Invoices from C.P. Statile, P.A. and Gittleman Muhlstock & Chewcaskie were approved by the Board for 

payment.  

 

COMPLETENESS REVIEWS: 

PZ-07-18; Brenda Candelaria; Block 1616, Lot 2; 135 Oakland Street 

Bulk variance application for proposed driveway expansion 

 

The application was deemed complete by Board Engineer Statile and scheduled for a public hearing date of 

September 13, 2018.   

 

RESOLUTIONS: 

Resolution No. 2018-17; Wenzler; Block 1116, Lot 7; 33 Maple Ave. 

Bulk variance application for two additions to an existing single family dwelling on a corner not   

 

Mr. Franco made a motion to approve the resolution, seconded by Chairman Giancarlo.  The Board was 

polled and the resolution was approved for adoption.   

 

PUBLIC HEARINGS: 

PZ-06-18; RJN 333, LLC; Block 1308, Lots 15 & 16; 333 Washington Avenue 

Major Site Plan with Use Variance application for the construction of 10 housing units in the residential 

R-4 zone district 

 

Chairman Giancarlo began by explaining to the members of the public the process and procedure of a public 

hearing, informing them of when they will have the opportunity for questions and comments.  Mayor Ruocco 
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recused himself and left the chambers.  Board Engineer Statile and Board Planner Preiss were sworn in at 

this time.   

 

Elliot Urdang, attorney for the applicant began by explaining the nature of the application.  Mr. Urdang 

stated the subject property is 30,000 square feet, located in a single-family residential zone, and across from 

the ambulance corp. building.  A total of 10 units are being proposed: 7 two-story units which have three 

bedrooms and a garage, and 3 smaller units without a garage but with an affordable housing component.  A 

d1 use variance and a d4 F.A.R. variance will be required to proceed with the proposed project.  Mr. Urdang 

informed the Board that Block 1308 has at least five other two-family dwellings.  The site will permit easy 

access, and is a walkable distance, to the downtown commercial area and train station.  There will be on-site 

parking.   

 

Mr. Urdang reviewed his witness lineup for the application, stating engineer Michael Hubschman will be the 

first witness, followed up architect Joe Bruno, landscape architect Greg Newman, and professional planner 

George Williams.   

 

Board Attorney Nabbie and Mr. Urdang addressed the issue of public notice for the application.  The original 

notice which was published and sent to the neighbors within 200 ft. contained a typo of incorrect subject 

property address.  Mr. Urdang stated he published and sent a new notice with the correct address and did so 

within the required time frame.  Ms. Nabbie confirmed she received an affidavit of service for the corrected 

notice, stating the revised notice was published on July 29, 2018 and sent to neighbors within 200 ft. via 

certified mail on July 26, 2018.  Mr. Urdang confirmed this is correct.   

 

Mr. Alter asked Mr. Urdang if he will address the affordable housing set aside and Mr. Urdang confirmed he 

will.  Board Planner Preiss stated he was going to ask Mr. Urdang about that as well.  Board Engineer Statile 

asked Mr. Urdang if the department referrals were provided 30 days prior to the meeting; Mr. Urdang 

confirmed they were.  Mr. Statile informed him that an affidavit stating same is required.  Mr. Urdang stated 

he will supply the Board with the necessary affidavit.  There was a discussion about whether the units will be 

sold or leased.  Mr. Urdang stated this is still undecided by the applicant.   

 

The applicant’s engineer, Michael Hubschman, P.E., of 263 S. Washington Ave, Bergenfield was sworn in to 

testify as an expert witness in engineering.  Mr. Hubschman stated 21 parking spaces will be provided where 

22 are required by the RSIS.  Therefore, the applicant would need a diminimus waiver for the one parking 

space.  Differences between single family residence standards and multi-family residence standards were 

discussed.  Site access was also discussed.  Mr. Hubschman informed the Board these plans will be revised, 

as required by Bergen County.  Mr. Statile explained that Washington Ave. is a County road, hence their 

ability to require the applicant provide revised plans.  It was confirmed that the Board will receive copies of 

Bergen County Planning Board’s review letter prior to the next public hearing.  Mr. Hubschman will also 

provide a revised drainage report.   

 

Mr. Hubschman spoke about the color plan dated 3/29/18, stating minor LED lights are proposed for 

addition to the site, and 50 trees are proposed for removal.  Mr. Statile’s report dated 7/9/18 was also 

discussed and the concerns stated therein addressed by Mr. Hubschman and Mr. Urdang.  Mr. Statile’s 

concerns included adequacy of garage width, storage of trash, gas and electric meter placement, location of 

parked cars, generators, exterior HVAC condensing units and the noise they can create, and technical issues.  

Mr. Urdang explained to the Board and its professionals that once the plans are revised the project will be 

easier to understand.  Mr. Statile stated this is a use variance application in a single family residential zone, 

therefore consideration should be shown to the surrounding residents.  It was confirmed that the adequacy of 

the garage width will be addressed by architect Joe Bruno at the next public hearing.  Mr. Statile stated 

garbage should be stored in a covered dumpster with trash and recycling separated.  The Fire Official will 
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meet with Mr. Statile at a later date to discuss parking issues.   

 

Board Planner Preiss discussed with Mr. Hubschman the residential driveway requirements for width and 

asked questions regarding same.  It was confirmed there will not be a traffic witness for this application 

because the county has covered that area as it is a county road.   

 

Mr. Alter asked if consideration was ever given to build two residential homes in this location instead of 

multi-unit housing.  Mr. Urdang stated yes, another applicant previously proposed that but withdrew the 

application.  Mr. Urdang also stated there are many un-complying homes in this specific area, as well as 

many commercial, non-residential uses.   

 

Environmental impact was discussed and it was confirmed that a copy of the Environmental Commission’s 

review letter, as well as all department referrals, will be provided to the applicant and his professionals prior 

to the next public hearing.   

 

The meeting was then opened to the public.  Joshua Denbeaux of 321 Washington Ave, Sally Denbeaux of 

321 Washington Ave, Chris Woodford of 314 Washington Ave, Rich Myslinski of 330 Washington Ave, a 

police captain from a neighboring municipality, and Wendy Damiano of 334 Washington Ave all came 

forward to question the witness regarding their various concerns.  Concerns of the public included snow 

removal, drainage, a 4 ft. wall located on the subject property, light pollution from vehicles’ headlights, 

flooding, public safety, etc.  It was confirmed that there will be adequate catch drains as well as drainage 

systems in place which will direct the flow of any water away from neighboring residents’ homes, thru a 

culvert toward Broadway.  Mr. Hubschman stated the wall is not 4 ft. high, however it will be removed and 

graded back.  Mr. Hubschman stated he will provide soil movement calculations prior to the next public 

hearing.  The remainder of the concerns will be addressed at future public hearings when the appropriate 

expert witnesses are present to testify.  As no one else wished to speak, the meeting was closed to the public. 

 

Revised plans will be provided to the Board prior to the next public hearing.  Mr. Urdang stated his next 

scheduled expert witness is the applicant’s architect, however, he wishes to continue with the engineering 

testimony prior to beginning the architectural testimony.  The Board agreed.  The application was carried to 

September 25th.  Mr. Preiss stated he is unavailable on that date but one of his professional planning 

associates will attend the hearing as his substitute.  Mr. Urdang, on behalf of the applicant, waived the time 

frame for the Board to act to September 25, 2018.  Ms. Nabbie stated that the application is hereby carried to 

September 25, 2018 at 7:30pm in these chambers and no further notice will be provided to the public; this 

announcement is your notice.   

 

The meeting was adjourned at 9:10pm. 

 

Respectfully submitted, 

 

 

Caitlin Chadwick 

Deputy Secretary 


