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BOROUGH OF WOODCLIFF LAKE 
ZONING BOARD OF ADJUSTMENT 

MARCH 24, 2015 
7:30 P.M. 

MINUTES 
 

 
Call to Order:        
 
The meeting was called to order at 7:30 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     Present (7:40 p.m.) 
Robin Effron-Malley    Present  
Brian Boffa     Present 
Justin Cohen     Present 
Dana Cassell     Absent  
Victor Bongard     Present 
Jay Ferreira     Present 
S. Robert Princiotto, Esq.   Present  
John Pavlovich, Traffic   Present 
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Joe Vuich (Neglia Eng.)   Present 
Kathy Rizza, Secretary   Present 
 
Resolution: 
 
Scire – Pangione Developers 
7 Oak Street 
B 2704/L 16 
Add a level – side yard variance 
 
This approval was conditional on a survey being provided and it was.  
The survey is dated 12-8-14 and indicates that the side yard is 18.27’ – 
not a significant difference, but a difference.  The survey was marked as 
Exhibit A-5.  A new roll call vote was taken to allow for the 1.73’ 
variance.  The motion was made by Mr. Bongard, seconded by Mr. 
Ferreira, and carried by roll call vote as follows: 
 
Ms. Denbeaux    Yes 
Mr. Boffa     Yes 
Mr. Cohen     Yes 
Mr. Ferreira    Yes 
Mr. Bongard    Yes 
Chairwoman Hembree  Yes 
 
The resolution was read by all members.  A motion to accept the 
resolution was made by Mr. Ferreira, seconded by Ms. Denbeaux, and 
carried by roll call vote as follows: 
 
Mr. Boffa     Yes 
Mr. Cohen     Yes 
Mr. Bongard    Yes 
Ms. Denbeaux    Yes 
Mr. Ferreira    Yes 
Chairwoman Hembree  Yes 
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The resolution will be published and kept on file at Borough Hall as 
required. 
 
Old Business Continued: 
 
Valley Chabad 
10 Overlook Drive 
Block 908/lot 1 
Change of Use/Site Plan Application with variances 
 
Mr. Elliot Urdang was present as the Attorney for the applicant.   
Scheduling for this application was the first thing to be discussed.  At 
this meeting Attorney Urdang will answer questions from Attorney 
Diktas, have his traffic engineer testify and allow for cross examination.  
At a future meeting Rabbi Dov Drizen  and Joe Burgis, the Planner, will 
testify.  Possible dates and the possibility of having meetings at the 
Senior Center was discussed.  Attorney Urdang consented to waiving 
time limits at this time.   
 
Attorney Diktas started his questioning of Mr. Weitzman.  A letter dated 
today was received from Attorney Diktas to Attorney Urdang.  This was 
marked as Exhibit 04.  Occupancy loads for the classrooms was 
supposed to have been submitted.  No new engineering plans have been 
submitted.  There was a meeting between the applicant and the 
Volunteer Fire Department.  The Fire Department wrote a letter – 
Exhibit A-17 dated 3-24-15.  Attorney Diktas stated that he did not 
receive the email regarding new information.  Mr. Weitzman, the 
Engineer, still under oath, stated that he got an error message related to 
the email address of Attorney Diktas and that he never got a response 
from Attorney Diktas.  Attorney Diktas asked for the documents to be 
given to him at the present time.  PDF prints were given to him 
regarding the occupancy loads.  In addition paperwork on the growth 
rate of the red maple tree was also given to Attorney Diktas.  This was 
marked as Exhibit 05, prepared by Mr. Weitzman.  Mr. Weitzman was 
deemed a hostile witness by Attorney Diktas. The amount of people that 
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would be in the facility at one time was discussed.  The state statute 
regarding the amount of people allowed in a room was discussed.  
Attorney Urdang thought it was useless to go through this room by 
room.  The chart being referred to is from the building code not the fire 
code.  Attorney Diktas asked if there could be 146 people in the 
sanctuary, 97 people in the social hall at the same time.  He was told no 
and that 131 is allowed in the sanctuary, not 146.   The amount in a 
classroom was discussed, public school standards were referenced.  The 
Rabbi will discuss how the building will be used.   
 
The roof and fence heights were next to be discussed.  The roof will be 
used but known how as of yet.  There will be a 42” guardrail.   Mr. 
Weitzman was asked if he has ever designed a rooftop playground.  
Attorney Diktas was told that yes he has – in New York City, never in 
New Jersey.  Attorney Diktas asked Mr. Weitzman if he knew of any 
regulations on playgrounds in New Jersey.  Mr. Weitzman responded no 
but DYFS codes were researched.  Attorney Diktas asked if the plans are 
finalized.  He was told yes.  Mr. Weitzman stated that he is meeting with 
the Planner to review the master plan.  Attorney Diktas asked if the 
building could be expanded in the future.  He was told not without 
coming back to this Board.  Attorney Diktas is finished with this 
witness. 
 
Board questions –  
 
Mr. Newman went over the occupancy numbers of the facility and asked 
about the number of parking spaces.  Asked if there will be a water 
cleaning system.  He was told yes.  Asked how many students – he was 
told 121.  
 
Mr. Cohen - questioned the classroom numbers.  Mr. Weitzman stated 
that there will never be a full building. 
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Mr. Ferreira – Asked if the roof is designed to hold a playground.  He 
was told that it has not been designed as of yet but will be designed to 
code. 
 
Mr. Vuich, Board Engineer – Asked if the playground has been removed 
from the plan.  He was told yes and that there is no new location as of 
yet. 
 
Attorney Princiotto asked for a visual of the retaining wall. 
 
Attorney Urdang – asked Mr. Weitzman if the sanctuary, social hall, 
classrooms, library, offices and lobby have all been provided for in the 
plans.  He was told yes.  Mr. Weitzman was asked if he thought that all 
rooms would be occupied at once.  He replied no and that the sanctuary 
generates the most cars.  He added that the same people go the social 
hall after the sanctuary and that the classrooms would not function at the 
same time.  Mr. Urdang is finished with Mr. Weitzman for now. 
 
Mr. Newman asked why having a removable wall. He was told to 
expand the sanctuary into the social hall if necessary a few times a year 
when occupancy is at a peak.  Attorney Diktas would like to see the four 
sides of the retaining wall in 3D. 
 
A motion to go into public session was made by Mrs. Denbeaux, 
seconded by Mr. Newman, and carried by all. 
 
Rafael Maurrasse, 50 Mill Road Ext. – Asked if a service with 500-600 
people can be accommodated.   Also asked if there is an overflow 
parking plan.  Mr. Weitzman is not aware of one.  Maybe a valet service 
could be used. 
 
A motion to close the public session was made by Ms. Denbeaux, 
seconded by Ms. Malley, and carried by all. 
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Mr. Matthew Seckler, the Planner was next to testify.  He is from 
Stonefield Engineering and Design located at 75 Orient Way in 
Rutherford.  Mr. Seckler gave his educational background and his 
experience history to all present.  He has appeared before 25 boards in 
New Jersey.  He has a Bachelor’s Degree in Civil Engineering and is a 
licensed professional Engineer in the State of New Jersey.  Mr. Seckler 
was accepted as an expert witness.  Attorney Diktas has no objection.  
Mr. Seckler submitted his report dated October 10, 2014 to the Board.  
He referred to Exhibit A-1 prepared by Stonefield Engineering.  The site 
was discussed in detail.  Counts were done as per his report from 4:30 to 
5:30 p.m. on a Friday and from noon to 1:00 p.m. on a Saturday. 
Capacity measurements and trip generations were discussed.  There 
were 81 trips for Saturday prayer sessions. 
 
Exhibit A-4 colorized site plan, dated 1-6-15 was referred to.  Mr. 
Seckler explained that the site leads to county roads, there is no exit onto 
a small town road. There are two driveways, each 2 way, to spread the 
traffic flow.  A meeting was held with the Fire Dept. on March 19th.  Mr. 
Fusco was present from the Fire Dept.  This exhibit was shown to the 
Fire Dept. in addition to Exhibit A-6 showing the turning radius.  22’ 
aisle width was acceptable to the Fire Dept.  There has not been a 
response from Herb Kuehlke of the Fire Dept. as of yet.  A car turning 
exhibit – marked as Exhibit A-18 dated 2-17-15 and 3-24-15, was given 
out.  This was prepared by Stonefield Engineering.  A Honda Accord 
was used in the scenario.  Parking was discussed.   There are 29 spaces 
on the top level and 44 spaces on the lower level.  The code states 1 
space for every 3 seats.  Saturday services would require 44 spaces and 
the prayer facility would require 108 spaces.  The applicant is requesting 
a waiver.  There is no data on synagogues, just churches.  It was stated 
that most people walk to the facility on a high holy day.  Private school 
traffic generation was discussed – this included teachers and janitors.   
Mr. Diktas confirmed that trip generations were done on Friday and 
Saturday only and that nothing was done during school times.  There 
were no studies regarding yellow school buses.  The applicant was asked 
what they would do with excess snow.  The snow would be taken off site 
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or a few parking spaces would be blocked off for this purpose.  Attorney 
Diktas asked about the stacking of cars in the morning for school drop 
off.  He was told there is no issue on Overlook Drive. 
 
Mrs. Denbeaux stated that the Fire Dept. letter says 24’ aisle if at all 
possible and that they have approved the site with conditions.  Mr. 
Ferreira said that the first letter stated 30’, the second letter stated 24’ 
and 22’ is allowable but they really want 24’.  The turning radius was 
also shown to the Fire Dept. and they were in agreement.  Mr. Vuich of 
Neglia Engineering stated that the Fire Dept. should revise their letter if 
they really want 24’.  Attorney Urdang stated that a representative of the 
Fire Dept. should have come to this meeting.  Clarification is needed 
from the Fire Dept.  The Board Secretary will contact them for a clear 
statement of the facts.  Mr. Urdang would like a representative to attend 
a meeting of the Board.  Mr. Newman is concerned with the speed limit 
of 40 mph and where people will park when there are no spaces 
available since the applicant is short on parking spaces.  Mr. Newman 
asked Mr. Seckler if the building was made smaller would it fix the 
parking situation.  Mr. Seckler stated no, only if you take away seats.  
Mr. Newman asked if the applicant thought about the Temple and the 
Chabad schools getting out at the same time. Mr. Princiotto corrected all 
and stated that Overlook Drive is a borough road, not a county road.  Mr. 
Ferreira spoke regarding how many people are usually in a car.  He was 
concerned with people walking on Overlook since there are no 
sidewalks and minimal lighting.  Mr. Diktas asked if employees have 
been counted in parking calculations.  Mr. Pavlovich, the Borough 
Traffic Consultant asked for clarification regarding exhibits 4A and 4B 
pertaining to new arrivals and new departures.  Specific dimensions 
were given.  Mr. Pavlovich asked if it was possibe to use angle parking 
if the building was shrunk to make up spaces.  He was told by the 
applicant that they would probably lose spaces. 
 
The meeting was opened to the public on a motion from Mr. Bongard, 
seconded by Ms. Malley and carried by all. 
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Rafael Maurrasse, 50 Mill Road Ext. – asked all to consider the growth 
of the school in the future. 
 
Joe LaPaglia, 17 Hillcrest – the town ordinance says 10’x20’ stalls, the 
applicant has proposed 9’x18’.  Also stated that most people drive 
SUV’s and that it comes down to safety. 
Attorney Princiotto asked how long a Chevrolet Suburban is. 
 
This matter will be continued to the next meeting of the Board. 
 
The meeting was closed to the public on a motion from Mr. Ferreira, 
seconded by Ms. Malley, and carried by all present. 
 
The meeting was adjourned on a motion from Mr. Cohen, seconded by 
Ms. Denbeaux and carried by all. 
 
Respectfully Submitted, 
Kathleen S. Rizza, Secretary 
 
 
 
 
 
 
 
 


