
 
BOROUGH OF WOODLAND PARK 

PLANNING BOARD MINUTES 
 

January 9, 2012 
 

Meeting called to order at 7:33 P.M. by Mayor Kazmark. 
 
OPEN PUBLIC MEETING LAW:  THIS MEETING IS CALLED TO ORDER PURSUANT TO 
THE NEW JERSEY PUBLIC MEETING LAW, AND AS STATED IN NOTICES OF THE TIME, 
PLACE AND DATE PUBLICIZED IN ACCORDANCE WITH THE STATUTE.  IT WAS 
INCLUDED IN A LIST OF MEETINGS FORWARDED TO THE HERALD NEWS AND THE 
RECORD AS REQUIRED NOTICES.  IN ADDITION, THIS LIST HAS BEEN POSTED IN A 
PUBLIC PLACE BY THE BOROUGH CLERK, AND A COPY OF THIS HAS BEEN FILED IN 
HIS OFFICE FOR PUBLIC INSPECTION.  PROPER NOTICE HAVING BEEN GIVEN, THIS 
MEETING IS CALLED TO ORDER AND THE CLERK IS DIRECTED TO INCLUDE THIS 
STATEMENT IN THE MINUTES OF THE MEETING. 
 
MEMBERS PRESENT:  TOM WEBB, COUNCILMAN HOLLOWAY, BILL KARP,  
KEITH TANSKI, JAMES PACELLI, MAYOR KAZMARK, ROBERT BRIGATI 
SHERRY VAN DYK, THOMAS ADAMO AND PAT LEPORE.  
 
ALSO PRESENT –  JOSEPH WENZEL, BOARD ATTORNEY 
 KATHRYN GREGORY, BOARD PLANNER 
 DON NORBUT, BOARD ENGINEER 
 
FLAG SALUTE 
 
REORGANIZATION 
 
Mayor Kazmark thanked all the members of the Planning Board and welcomed the new 
members. 
 
A motion to appoint Joseph Wenzel as Board attorney was made by Mr. Webb, second by 
Ms. Van Dyk and approved. 
 
A motion to appoint Donald Norbut, T & M Associates, as Board engineer was made by 
Councilman Holloway, second by Mr. Adamo and approved. 
 
A motion to appoint Kathryn Gregory, Gregory Associates, as Board planner was made by 
Ms. Van Dyk, second by Mr. Karp and approved. 
 
A motion to appoint Pat Lepore as Planning Board Chairman was made by Councilman 
Holloway, second by Mr. Tanski and approved. 
 
A motion to appoint Keith Tanski as Planning Board Vice Chairman was made by Mr. 
Adamo, second by Councilman Holloway and approved. 



Mayor Kazmark swore in Mr. Wenzel, Mr. Norbut, Ms. Gregory, Councilman Holloway 
Mr. Lepore and Mr. Tanski. 
 
A motion to approve and publish meeting dates was made by Mayor Kazmark, second by 
Mr. Webb and approved. 
 
Chairman Lepore thanked Mr. Webb for doing a great job as Planning Board Chairman. 
 
A motion to approve the minutes of the November 14, 2011 meeting was made by Mr. 
Webb, second by Mr. Adamo and approved.     
 
RESOLUTION 
 
DOCKET #  11-09 – ANTHONY FALANGE/PLANET FITNESS GYM – 1734 ROUTE 
46 – BLOCK 121 LOT 6.01 – CERTIFICATE OF OCCUPANCY OVER 5,000 SQ. FT. 
Application is hereby approved by a vote of 8 -0. 
 
ORDER OF BUSINESS 
 
DOCKET # 12-1- - GARRET POINTE ASSOICIATES – WEASELDRIFT RD. – 
BLOCK 85 LOT 14 – EXTENSION OF TIME OF PRELIMINARY SITE PLAN 
APPROVAL 
 
Mr. Bruce Pitman, attorney for applicant, said he was back again asking for an extension of 
time on an approval.  The decision of the Clifton Zoning Board which was a denial was 
overturned by the judge and he granted approval subject to approval of reasonable 
conditions.  The agreement was worked out but there are a couple of issues that are being 
worked on by the Clifton attorney who represented Garret Pointe.  He does not have the 
final order for the Board tonight.  They do not anticipate any problems and did not think any 
of the parties were going to continue on with the appeal.  He thought he may be back in a 
few months for the final approval from the Board. 
 
Chairman Lepore asked Mr. Pitman to give the Board a short synopsis of what transpired 
with Garret Pointe. 
 
Mr. Pitman said under the towns affordable housing plan, Garret Pointe was designated as 
an affordable housing site and they are providing 120 rental units which will meet and 
satisfy in full the town’s component for rental units.  He first appeared before the Board in 
June of 2001.  Approval from this Board came through litigation and Judge Humphries.  It 
became a formal approval in early 2006. Part of the access way for the project is connecting 
with Paxton St. in Clifton.   They then moved to Clifton’s zoning board for a use variance 
because to utilize a roadway for a multi-family use is not a permitted use in that steep slope 
district.  They were delayed for over a year before the hearings began and then the hearings 
went on for just about 2 years just for a roadway and the application was denied in 2010.  
They took an appeal and on or about Oct. 7, 2011 the judge overturned Clifton’s decision 
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using reasoning similar to Judge Humphries.  The judge allowed 45 days to work out 
conditions but that period of time has been extended which brings them back here today.   
 
Chairman Lepore asked Mr. Pitman to talk about the benefits to the town in regard to the off 
site improvements.  Mr. Pitman said they are meeting the affordable housing component, 
they are bringing water to Birchtree Lane and then they are taking a piece of property and 
making it into a development that will add to the ratables of the town.  Chairman Lepore 
asked if they would be adding sewer too.  Mr. Pitman said yes, both water and sewer. They 
would also be adjusting the intersection of Paxton, Weaseldrift and Mountain Park which 
may not be right in town but they will significantly improve the safety of that intersection.  
They do not have approval yet from Passaic County but they are working on that.  Chairman 
Lepore asked if it was possible to have a second access to the site.  Mr. Pitman said that is 
not possible.   
 
Mayor Kazmark asked if there were any changes to the off site improvements as far as the 
plan to implement them.  He said some of the residents have contacted him because they 
have seen workers at the site and they are asking if any thing has changed with the plan that 
was agreed on.  Mr. Pitman asked Mr. Loventhal from Garret Pointe to answer the question. 
 
Scott Loventhal, principal of Garret Pointe, 820 Morris Tpke, Short Hills, NJ, said to answer 
the Mayor’s question while there are aspects of the overall plan specifically to the access 
there are no proposed changes to the commitments they made in the settlement previously 
agreed to with Woodland Park, previously West Paterson.  They are still looking at bringing 
in the sewer and water from a different direction but they are just looking.  There is an inner 
connection just beyond Birchtree and Weaseldrift intersection and that is as far as it goes.  
They are still in discussion as to where to place the sewer and water with the least 
disturbance.  They were negotiating with the Bank of New York many years ago in hopes to 
bring the lines across the property but they have not started any negotiations at this time.  
Mayor Kazmark said one of the concerns the residents do have is that the buffer zone 
between their properties and the bank is not dramatically affected.  Birchtree Lane is a 
private roadway and the residents enjoy their privacy.  Mayor Kazmark asked if they will be 
having workers or representatives there that they notify the residents that they are going to 
be there.  He asked them to be the least intrusive as possible.  Mr. Loventhal said since 
Birchtree is a private roadway they will need unanimous consent from all owners of 
Birchtree Lane which they had some years ago but they have found out that some properties 
have changed hands since that time.  They may have to take it up with the Mayor & Council 
if for some reason they do not receive that consent they may need to condemn an easement 
in order to bring in a municipal utility through the private property.  They are finalizing the 
amendment judgment with the Clifton Board of Adjustment first and then wait for the 
appeal period and during that time they hope they can resolve the issues.  One of the 
objectors happens to be a Birchtree Lane resident who they are hoping to resolve some 
issues with.  The other resident is a Clifton resident who they still need to settle with in order 
to resolve pending litigation.  They are hoping to come back this year for final approval. 
 
PUBLIC OPEN  
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Randy Nesnay, 5 Birchtree Lane, said in regard to the sewer and water it was his 
understanding of the settlement was they were not going to touch the buffer zone and the 
hookups would be down Birchtree Lane.  They were told by one of the gentlemen looking at 
the property they were thinking about coming through the bank property.   If they are going 
to do that all the trees will be gone and they will be looking at a big bank.  He said Chairman 
Lepore should have the notes from the settlement and he hopes that nothing has changed 
with the buffer.   
 
Mr. Loventhal said Mr. Nesnay is accurate that the current settlement agreement requires 
they bring the sewer and water down Birchtree Lane.  It is their intention to do so but his 
construction personnel may have just been trying to evaluate and look at alternatives. They 
realize it would be beneficial to them to go down Birchtree Lane.  Chairman Lepore said he 
has had discussions with the Mayor and has brought him up to speed on this.   He agrees that 
the residents have spent a lot of money to build homes for the beauty and seclusion of the 
area and anything that would challenge that would be distressful to the folks in the area.  
They have kept their word on everything so far and felt coming down Birchtree Lane would 
be the path of less resistance.  Mr. Loventhal said they do need consent and they are hoping 
to work with the DPW and Administration to accomplish that. 
 
PUBLIC CLOSED 
 
A motion to approve was made by Mr. Webb, second by Mr. Karp and approved by a vote 
of 9-0. 
 
MASTER PLAN – PUBLIC HEARING 
 
Kathryn Gregory, Board Planner, stated she was here to present the 2012 Woodland Park 
Master Plan to the board and the public.  She will provide the Board with a synopsis of the 
Master Plan.  It was also sent to the county as well.   
 
Ms. Gregory said a Master Plan is a guide for the community’s future.  The first thing they 
do is go through the existing conditions of the municipality and analyze those.  They then 
come up with goals & objectives to make the community better and then make 
recommendations in different areas.  The existing conditions within the town consist of 18 
zoning districts.  She felt this was a lot for a small community.  Almost 85% of Woodland 
Park is residential.  They have also seen that some of the denser residential districts are 
suffering from overbuilding, particularly in terms of parking.  The industrial area has seen 
some conversion to more commercial like uses.  This is when they talk about goals and 
objectives and how they want to change that.  The last comprehensive Master Plan that was 
completed was in 1979.  They have gone through some re-examinations but never a full 
Master Plan.  She highlighted a few of the updated goals & objectives.  The first would be to 
revise the zoning ordinance to reflect current planning and zoning regulations including 
green building and site design standards.  She felt this was a main theme throughout the 
Master Plan because the ordinances have been compiled from stacks of ordinances adopted 
throughout the years.  It is not really a comprehensive type of effort and document.  A lot of 
the zoning has fallen through the cracks because there are a lot of missing regulations such 
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as bulk regulations in different zones.  She did do an analysis of things like what uses are 
permitted one zone versus another. 
 
Ms. Gregory recommended redefining the industrial zone to allow compatible commercial 
uses to insure the vitality of the industrial area.  Also to introduce very low density single 
family residential zoning on vacant, developable and highly constrained land areas.  
Alleviate parking congestion through the prohibition of the conversion of single family 
homes to two or more families.   
 
Ms. Gregory said some of the other issues the town has is lack of a town center, affordable 
housing, lack of public transportation, eroding industrial uses and sustainability.  Under the 
land use plan they propose to consolidate the business districts.  They are proposing to have 
two distinct business districts on McBride Ave., one on the southern end and one on the 
northern end.  There is a little bit of a different character between the two.  The county is 
now proposing a transportation plan that was supposed to be adopted last June.  She 
contacted the county and they are now estimating it to be late winter or early spring.  They 
also recommended the PUD districts be eliminated and converted to more office zone space.  
These districts are antiquated and confusing and felt it could be simplified.  The full set of 
recommendations is on page 33 of the Master Plan. 
 
Ms. Gregory said they would like to create an economic development committee which 
would help to foster support of development.  They are looking to work with the county for 
the complete street’s initiative where you have pedestrian walkways and bike lanes.  It tends 
to make the area function better to help create the downtown type of feel.  She felt they 
should create some guidelines for design standards and the towns own best practices in 
terms of buying green vehicles and other items to set a good example for the community.  In 
terms of implications for zoning she set up a framework for doing that and referred to page 
78.  She felt a specialist could be brought in to help set up the business improvement district. 
 
Mayor Kazmark said he plans to hold a special workshop meeting for the council sometime 
before mid-February to bring in two professionals to guide them in the development of a 
special improvement district.  Once the council has the opportunity to meet with these 
professionals and possibly decide to what direction they want to take like a special 
improvement district or business improvement district then they are going to call a meeting 
of the business owners along McBride Ave. and Browertown Rd.  Government will have a 
seat at the table but they really want it to be driven by the business owners along those two 
corridors.  Ms. Gregory thought that was awesome.   
 
Ms. Gregory believes the town needs a way finding signage plan.  They would like to create 
some linkages.  The town has some nice amenities considering all the parks.  She felt this 
could foster economic growth within the town. 
 
Mr. Webb thanked Ms. Gregory for her effort with the Master Plan and said it was great to 
see it at the point where it could be adopted.  Ms. Gregory felt there were other zones to take 
a look at and address in the future.  You want to make it easier for people to come to town 
and develop properties.  When she did the analysis there was a lot of over-regulations or 
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missing regulations.  She hopes that would be on the agenda soon after the business 
improvement district. 
 
Mayor Kazmark said one of the reasons he was pleased the council made Councilman 
Holloway the rep to the Planning Board is because he is also the Chairman of the Law & 
Ordinance Committee. He asked him to add it to his list for that committee.  He thought it 
would be a good idea for Ms. Gregory to attend a committee meeting and address those 
issues.   
 
Councilman Holloway said the codification documents are now on line and they will go 
through the process of meeting with the department heads and going through it step by step.  
 
Mayor Kazmark said while the codification is technically approved by law there are clean 
up items that must be done in there.  He thought calling upon Mr. Esposito and Mr. Webb 
who may have some insight as may the current Board of Adjustment Chairperson would 
help.   It will be one of the goals in 2012 to address those issues.   
 
Chairman Lepore said Ms. Gregory did a great job but it seems the Board of Adjustment is 
the subject of lawsuits and more often than not it is about confusing criteria in the zoning 
ordinance.   He felt they would love to put the Board of Adjustment out of business.  He 
knows that is not possible but the more they can open the door to people willing to develop 
property and invest in Woodland Park the better.  He joined Mr. Webb in thanking Ms. 
Gregory. 
 
Chairman Lepore asked the members to return the Master Plan books to the Board Secretary 
when they were done with them. 
 
PUBLIC OPEN – CLOSED 
 
A motion to approve the 2012 Woodland Park Master Plan was made by Mr. Webb, second 
by Mr. Tanski and approved by a vote of 9 -0. 
    
A motion to adjourn was made by Mayor Kazmark, second by Councilman Holloway.  All 
in favor, meeting adjourned.   
 
 


