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BOROUGH OF WOODCLIFF LAKE 

ZONING BOARD OF ADJUSTMENT 

FEBRUARY 24, 2015 

7:30 P.M. 

MINUTES 

 

 

Call to Order:        

 

The meeting was called to order at 7:35 p.m. by Chairwoman Hembree. 

 

Adequate Notice Statement: 

 

The Chairman announced this meeting, in accordance with the Open 

Public Meetings Law, P.L. 1975, Chapter 231, at the Reorganization 

Meeting of January 27, 2015, in the Municipal Building.  Notice of this 

meeting was posted, and two newspapers, The Record and The 

Ridgewood News, were notified.  The public was advised of the Zoning 

Board’s rule that the meeting will conclude at 10:30 p.m. 

 

Flag Salute 

 

Roll Call:   

 

Christine Hembree, Chairwoman  Present 

Marcia Denbeaux    Present 

Gary Newman     Absent 

Robin Effron-Malley    Present  

Brian Boffa     Present 

Justin Cohen     Present 

Dana Cassell     Present  

Victor Bongard     Present 

Jay Ferreira     Present 

S. Robert Princiotto, Esq.   Present  

Maser Consult., Planner   Absent (not requested) 
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John Pavlovich, Traffic   Absent (not requested) 

Joe Vuitch (Neglia Eng.)   Absent (not requested) 

Kathy Rizza, Secretary   Present 

 

Mr. Justin Cohen was sworn in as a new alternate member of the Board 

by Attorney Princiotto.  He will need to listen to the tapes of the Valley 

Chabad hearing if he intends to vote. 

 

A discussion was held regarding picking a Planner for the Board.  It was 

decided that the Board will wait and see who the Mayor and Council 

decides upon and will utilize the services of Maser Consulting for now. 

 

The 2015 Zoning Board of Adjustment Meeting Schedule was given out 

to all and a motion was made to approve by Ms. Denbeaux, seconded by 

Ms. Malley, and carried by all.  

 

 It was also noted that if any additional meetings are needed for the 

Valley Chabad application, Thursday nights are available in the Council 

Chambers.  At this time Mr. Urdang, the Attorney for the Valley 

Chabad, stated that he would not hold the Borough to the 120 day time 

limit. 

 

New Business: 

 

Scire –Pangione Developers 

7 Oak Street 

B 2704, l 16 

Add a level – side yard variance 

 

A minimum side yard variance of .9 inches is being requested.  Ms. 

Malley, who lives within 200’ of 7 Oak Street, is recusing herself.  Both 

Mr. and Mrs. Scire were sworn in by Attorney Princiotto.  Ms. Scire 

stated that they are the last one of the original lake houses to be 

expanded.  They plan to add a couple of bedrooms and a bathroom.  

They are not going out, just up with a second story.  Exhibits A-1, A-2 
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and A-3; architectural plans by Chris Blake, were submitted.  Mr. 

Cassell asked if there will be any tree removals and/or disturbances.  

There will be two trees removed from the back yard and 2 were removed 

from the front yard last November.  Mr. Bongard asked if the big tree in 

the front will remain.  He was told yes.  Mr. Ferreira stated that the 

survey says Lot 10 and the application says Lot 16.  Mrs. Scire stated 

that the survey had been updated and marked on the plans. A correct 

survey will be delivered to the Board Secretary before the next meeting.  

Exhibit A-4, a color picture, was submitted. 

 

A motion to approve this application with a .9 inch side yard variance 

was made by Mr. Ferreira, seconded by Mr. Boffa, and carried by roll 

call vote as follows: 

 

Ms. Denbeaux    yes 

Mr. Cassell    yes 

Mr. Bongard    yes 

Mr. Boffa     yes 

Mr. Ferreira    yes 

Chairwoman Hembree  yes 

 

The resolution will be read at the next meeting. 

 

Continued Application: 

 

Valley Chabad 

100 Overlook Drive 

B 908, L 1 

Change of Use/Site Plan Application with variances 

 

Mr. Elliot Urdang was present as the Attorney for the applicant.  Mr. 

Ditkas was present as the Attorney for the concerned residents.  Mr. 

Ditkas had questions for Justin Cohen as a new Zoning Board member.  

After the question and answer period was over, Mr. Ditkas requested 
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that Mr. Cohen recuse himself from this hearing.  Mr. Cohen was asked 

if he felt he could be fair and partial to which he responded yes. 

 

Mr. Cassell stated that after much soul searching he has decided to 

recuse himself.  Attorney Ditkas thanked Mr. Cassell for this decision. 

 

Mr. Alan Weitzman, the Engineer, from Studio 5 Partnership in Glen 

Rock was the next witness.  He was sworn in by Attorney Princiotto.  

Mr. Weitzman is a licensed Engineer in the State of New Jersey, he has 

testified before many other boards, for example; Ridgewood, Fair Lawn 

and Glen Rock.  He graduated from the Pratt Institute in 1966 and then 

spent 2 years in the Army.  Mr. Weitzman has been working in New 

Jersey for 35 years and is also a Planner.  Mr. Weitzman was accepted as 

an expert witness.  There were no questions from Attorney Ditkas. 

 

Exhibit A-4 Drawing C-4 by Stonefield Engineering was discussed.  The 

site is 1.27 acres and is polygon in shape.  There is 50’ of front, side and 

rear creating a triangular challenging site.  The plan is to put all 

components of the Chabad into this proposed building.  Mr. Weitzman 

stated that they tried to comply with the Borough code as much as they 

could.  Mr. Ditkas questioned whether or not this new document had 

been received by the Board within 10 days of this meeting.  He was told 

that this has not been submitted yet.  Attorney Urdang offered the 

Exhibit to the Board and stated that he should be allowed to use it here at 

this time.  Attorney Princiotto agreed.  Attorney Ditkas reserved his right 

regarding this. 

 

Exhibit A-7 dated 2-24-15 the proposed schematic of the building 

sections was discussed next.  Mr. Weitzman thought that this cross 

section would help.  The line in red is the existing topography line.  The 

fill areas that generate the retaining walls were shown.  These allow for 

parking.  From Overlook Dr. people will see a two story building.  Due 

to the topography of the land two levels can go below grade.  Height of 

30’7” was discussed. 
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Exhibit A-8 was shown, also not submitted, as of yet.  Mr. Ditkas 

objects for the record.  There are no small copies available for 

distribution.  This exhibit is a rendering of the building from Overlook 

Drive to the southeast. 

 

Exhibit A-9 is a second rendering with trees at half growth – 25’ high.  

The only exposure other than Overlook Drive is the Garden State 

Parkway. 

 

Exhibit A-10 color drawing A1-02 is a main level plan.  Two originals 

have been submitted.  The Board has the plan in black and white, A-1-

03.  This rendering has a movable wall, and shows the kitchen social 

hall, storage, trash area, lobby and the entrances to the offices.  The 

Sanctuary is for religious services and is entered from the lobby.  There 

will be 122 seats in the social hall. 

 

The next level was shown on A1-03 in color or A1-04 in black and 

white.  Exhibit A-11 shows the upper level plan.  This also shows all the 

educational function areas that are accessed through two sets of stairs 

and one elevator.  Bathrooms, offices, storage, teacher’s lounge and two 

play areas were shown. The entire set of architectural plans were marked 

as Exhibit A-12.  Mr. Ferreira asked the height around the play area.  

The rendering shows 4’ but will be whatever it needs to be.  The decks 

are 1100 sq. ft. to the north and 3600 sq. ft. to the south.  An additional 

deck on the lower level was shown as 12’ deep running the length of the 

building. The deck is 1,300 sq. ft. made of wood with a trellis over it. 

 

All architectural plans were marked as Exhibit A-12. 

 

Exhibit A-13 drawing A1-04 – board copy A1-05 – there are two 

configurations of 324 people shown.  This is the expanded sanctuary 

with the movable wall that holds up 214 people. 
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Exhibit A-14 – A-100 is the lower level plan – two levels below 

Overlook Drive.  At this time colored sets of the exhibits were requested 

for the board members. 

 

Exhibit A-15 drawing A-101 is the intermediate plan.  This shows the 

space between the main and the lower level for the mechanicals and 

storage.  This is connected with stairs and the elevator.  Attorney 

Princiotto asked the sq. footage of the mechanical storage area. He was 

told 4400 sq. ft.  This area will not have any windows and no outside 

entrance.  Exits were discussed.  Exhibit A-7 was referred to showing all 

open areas.  Accessibility was discussed.  It was stated that controls will 

be put on the buildings.   Security could be an issue. 

 

Exhibit A-16 was in regard to the elevations.  The color in the 

renderings have been changed.  The roof will now be shown as brown.  

This exhibit shows no landscaping. 

 

Attorney Urdang asked his witness if the structure fits as a two story 

structure in the neighborhood.  Ms. Denbeaux asked what the view to 

the south was.  This was not known yet. 

 

Mr. Ditkas referred to A-5 and the variance list.  He asked the Engineer 

if he had read the ordinance and if he was familiar with all the variances. 

Mr. Weitzman responded yes and that he agrees with all.  Exhibit A-4 

was also referred to.  Mr. Ditkas asked if there would be folding chairs 

or pews in the Sanctuary.  He was told that has not been decided upon 

yet, but probably folding chairs.   The permitted square footage and the 

maximum occupancy allowed per the borough code for all meeting 

rooms will be researched and answers will be provided at the next 

meeting.  The classrooms, parking requirements, busing of pupils, 

kitchen type, and trash disposal were all discussed.  There will be trash 

receptacles at two levels and refuse truck navigation can be done.  

Exhibit A-16 regarding north and south elevations was discussed again.  

Fencing height was also discussed.  The code says 48”.  This will also be 

researched.  Water run-off was discussed, along with the growth of the 
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red maple trees.  State requirements regarding classrooms needs to be 

discussed, along with the number of children that can fit into a 

classroom.  Mr. Ferreira questioned the roof height under the first floor. 

 

Board Attorney Princiotto asked if the applicant consulted with a 

Planner. He was told no.  He also asked the style of the building.  He 

was told Adirondack in character, a unique style.  Mr. Princiotto asked 

how the parking space number was configured.  This was explained to 

him.  He also asked if similar facilities have been designed by the same 

firm. Mr. Princiotto was told yes, in East Brunswick, Teaneck, Wyckoff 

and New Square, New York.  Mr. Ferreira asked if there will be any play 

equipment on the decks, and if so, what is the height.  This was not 

known at this time.  Attorney Princiotto asked if there is a rendering of 

the 25’ wall.  He was told no, but that it could be seen on a computer.  

Mr. Princiotto would like to see that.  

 

This matter will continue on March 24th. 

 

A motion to open the meeting up to the public was made by Ms. 

Denbeaux, seconded by Mr. Ferreira, and carried. 

 

Mr. Ditkas stated that his clients are not making comments at this time, 

but when they do they will go through Mr. Urdang. 

 

A motion to close the meeting to the public was made by Mr. Ferreira, 

seconded by Ms. Malley, and carried. 

 

Mr. Urdang stated that he will be bringing back the Engineer and the 

Architect to the next meeting for Mr. Ditkas.  He also expressed the 

possible need for a special meeting.  He should be meeting with the Fire 

Department between now and the next meeting. 

 

The meeting was adjourned on a motion from Ms. Malley, seconded 

by Mr. Boffa, and carried by all. 
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Respectfully Submitted, 

 

 

 

Kathleen S. Rizza, Secretary 

 

 

 
 

 

 

 


