BLOOMINGDALE PLANNING BOARD
101 Hamburg Turnpike
Bloomingdale, NJ 07403

Minutes
Regular Meeting 7:30pm
March 25, 2026

CALL TO ORDER @ 7:41pm

SALUTE TO FLAG

LEGAL
This is the Regular Meeting of the Bloomingdale Planning Board of  March 25, 2026 adequate advance notice of this meeting has been provided by publication in the Herald and News and also posted on the bulletin board at the Council Chamber entrance in the Municipal Hall of the Borough of Bloomingdale, Passaic County, in compliance with the New Jersey Open Meetings Act, N.J.S.A. 10:4-6 seq.

FIRE CODE
Per State Fire Code, I am required to acknowledge that there are two “Emergency Exits” in this Council Chamber.  The main entrance through which you entered and a secondary exit to the right of where you are seated.  If there is an emergency, walk orderly to the exits, exit through the door, down the stairs and out of the building.  If there are any questions, please raise your hand now.

ROLL CALL MEMBERS/ALTERNATE MEMBERS PRESENT (*denotes alternate)
James W Croop           	Barry Greenberg		Mayor D’Amato	
Craig A Ollenschleger	 	Brian Guinan*		
Bill Steenstra			Edward Simoni		
Bill Graf				

MEMBERS ABSENT/EXCUSED(*denotes alternate)
Mark Crum		*Wayne Hammaker
Dominic Catalano	*Maggie Covert
*Robert Lippi

ALTERNATES SEATED
Comm. Guinan Seated for Comm. Crum

MINUTES
2/25/26
Motion made by Comm. Greenberg, 2nd by Comm. Steenstra to approve minutes of 2/25/26.  Voice vote shows all in favor.


PUBLIC HEARING
#731	Dennehy/Barth  126 Demarest Road		Block 4049 Lot 79
A motion was made by Comm. Graf, 2nd by Comm. Steenstra to deem application #731 complete.  Voice vote shows all in favor.
(Board members seated: D’Amato, Guinan, Graf, Greenberg, Ollenschleger, Steenstra, Simoni)
Comm. Croop Recused 

Board attorney, Richard Brigliadoro, states that he reviewed the notice and everything appears in order and the board has jurisdiction to proceed.

At this time, the applicants, Cathleen Dennehy and David Barth, 126 Demarest Road are sworn in.

Ms. Dennehy gives brief description stating that this was a summer cottage and they would like to demolish the old home and totally rebuild a home that they can live in throughout retirement.

Applicant’s engineer, Allison Lapatka from Allison Engineering and Land Surveying LLC is sworn in as qualified engineer.
Ms. Lapatka shows site plan and states that the applicant is looking to remove existing single-family dwelling.  The existing home needed to be upgraded.  The property has steep slopes which makes it challenging and limited.  They are proposing a septic with retaining walls, a propane tank and utilities.  The well is existing.  Stairs are proposed to the existing paver patio and rear yard.  A drainage ditch exists.  The home size will be increased by approximately 700 sq ft.
The following variances are being requested:
	Min. Front yard – 25’ required, 33.9 existing, 15.9 proposed
	Min. Rear yard – 25’ required, 14.8 existing, 19.6 proposed
	Max. retaining wall height – 4’ required, approx. 4’ exists, 6.7’ proposed
	Max. Embankment slope – 15% required, 67% exists, 60% proposed

Ms. Lapatka states that they will abide by all DEP regulations.

Board engineer, Tom Borady, refers to his report and states that where the septic is located is really the only place it can go.  He also states that there are three terraced walls because of slope.  The heights meet the 4’ maximum.  The southwest side is generally conforming.

Ms. Lapatka states that she will submit a wall design for Mr. Boorady’s review.

Mr. Boorady refers to item #2 and states that the variance of retaining walls leading to the front door is needed because of the steep slopes, which is just the nature of the site.

Refering to item #3, he is concerned that with the existing boulder wall, a wedge could form.

Ms. Lapatka will look into filling in and eliminating the wall.

Item #4 the architectural drawings show a railing.  Railings would not be allowed. Suggests decorative fencing or maybe river rock.
Ms. Lapatka will provide this on the plan.

As for item # 6, roof runoff will be addressed and noted on plan.

In item #7 Mr. Boorady asks about the road water from Demarest running down to the garage.

Ms. Lapatka states that the garage will have a lip to keep water out.

Item #8 refers to the seepage pit.  Mr. Boorady states that he has concerns with the seepage pit and they might need an alternative plan.

Ms. Laptka states that test pits need to be done and if necessary, they will redesign it.

Chairman Simoni states that they probably won’t be able to get the seepage pit.

Mr. Boorady states that other properties put stone and pipe, which will help slow down the flow and clean out the sediment.  They could use river rock and splash pads.

Ms. Laptka states that they could also use rain barrels to collect the stormwater.

At this time the applicants Architect, Keith Holling of Holling Architecture LLC is sworn in as a qualified Architect.

Mr. Holling refers to his exhibit marked as A-2, which is an enlarged colorized site plan based on the engineer’s plan.  The pink shows removal, the green shows new.  The orange lines show allowable footprint for the zone, and the blue line shows the 25’to the shoreline.  The yellow line shows the 50’ dimension from the top of the bank to the lake, which is a C-1 waterway.
He states that they would fully comply with the DEP.  They would try not to disturb any additional land.  They are looking to build a 1 ½ story home with a full cellar underneath, which would be built into the hill.  The home would be 3,264 sq. ft.  It’s a narrow property about 13,000 sq. ft. in size.
A 2-car garage and a patio in the rear exist and will remain.  They are looking to do wood/stone siding.  It will have 3 bedrooms and 2 ½ baths.

Mr. Boorady asks if there will be a pergola?

Mr. Holling states that they took out the pergola to avoid a variance.

At this time a motion was made by Comm. Greenberg, 2nd by Mayor D’Amato, to open the meeting to the public for questions or comments on this application and for their professionals.  Voice vote shows all in favor.

Seeing no public, a motion was made by Comm. Greenberg, 2nd by Mayor D’Amato, to close the meeting to public for questions or comments on this application.  Voice vote shows all in favor.
A motion was made by Comm. Graf, 2nd by Comm. Greenberg, to approve application #731 with the following conditions: I recommend that the engineer’s letter be adhered to with engineer approval, and variances granted that are detailed in the letter. Grant existing variance for lot depth, grant variance for any slopes greater than 15%, grant height variance for walls greater than 4 ft. grant variance for front and rear yards. Based on the challenging topography, it warrants the granting of these variances.  The improvement being made out ways any detriment and there is no negative impact to the public good and no substantial negative impact to the zoning laws, especially with the challenging topography. Roll call shows 7-0 in favor.

(Recess 8:20-8:30)

PUBLIC HEARING
#704 	8 First Street LLC  15 Hamburg Tpk		Block 3032 Lot 3 

Michael Rubin, attorney, represents the owner/applicant.

Mr. Brigliadoro states that he has reviewed the notice and that the board has jurisdiction to proceed.

Mr. Rubin states that some may remember 15 Hamburg Turnpike as the old municipal building.  Giving some history, he states that this is a challenged site as it has the county road in the front and a river in the back.  It is not an easy site to develop or redevelop.
He states that they received Mr. Boorady’s 8-page report, and we received a similar report from the county.  They want to make it look good and bring the building up to code.
The site engineer, architect and owner are all here tonight.

Mr. Rubin calls his site engineer, Jeff Egarian from DJ Egarian Associates, 271 Rt. 46 Fairfield, who is sworn in.
Mr. Egarian states that this site is very unique.  There are a lot of existing conditions. The usable space is very limited.  3 curb cuts exist.

Mr. Rubin states that the site plan was originally filed when the applicant came before the board for waivers.  

The engineer continues stating that the asphalt, railroad ties, side rails exist and that the Pequannock river slopes from north to south.  Vehicles enter from the northern side into site which is a one way.  There are 3 employee parking spots.  In the last week or so, a call was received from the county asking them to close off the northern entrance and extend guar rail which eliminated ¾ of the parking area.

Mr. Rubin adds that the county does have jurisdiction over exits and entrances on county roads.   

Mr. Egarian shows a drawing of site plan implementing the county’s suggestion and it is marked as exhibit A-1 dated 3/25/26.  This is a possible suggestion for the driveway and parking.
It would be a big change as the county wants to close the guardrail which would take away the original parking plan.  They would need 8 spots for proposed residential and two commercial spaces, one of which is currently occupied. 
Other than the parking there would be no other change to the site.

Mr. Boorady confirms that one commercial site is occupied and the 1st floor is a proposed hair salon.

The owner/applicant Nicholas Lepore is sworn in.
He states that the 2nd floor is apartments.

Mr. Rubin asks Mr. Lepore what his plan is.

Mr. Lepore states he completely remodeled and replaced the windows.  The building will be stucco siding and a metal roof.

Mr. Boorady states that the county recommends extending the sidewalk.

Mr. Egarian states that he would comply with the county request.

Mr. Boorady asks that they stay away from pavers and consider concrete.

Mr. Egarian states that they were only able to come up with 6 spots for parking.  

Mr. Rubin states that this would mean they would need a variance for front parking.
He asks the owner, Mr. Lepore, about conversations that he had with the neighboring property owner.

Mr. Lepore states that he did reach out to the neighboring property and that they are looking to sell.  May be interested in buying.

The applicant also stated that in speaking with the previous owner, the county is the one who asked to have the opening where it exists today.

At this time, the applicant’s architect, Michael J Romanik, is sworn in as a professional architect.
He submits a 5-sheet set of drawings enhanced with colors and notes, marked A-2 as of 3/25/26.
Sheet 2 of the drawings is marked as A-3.  This sheet shows the ground floor plan of 1923 sq.ft. proposing 11 salon stations.  The space far right is vacant. It shows the stairwell to 2nd floor and basement.

Sheet 3, marked as A-4, shows proposed 2nd floor with three 2-bedroom apartments and one 1-bedroom apartment.

This would all be in the same footprint.  There would be no expansion.

Sheet 1, marked as A-5, is the proposed elevation and the existing elevation.
They would enhance the exterior by removing shingles and roofing and propose stucco and a metal roof.

There will be no free-standing signs or lighting.  There would be a 3 x 12 sign on building.  The ordinance states that there are no roof signs and that the sign is uniform in height and compatible with the motif. The maximum street address sign would be 12” in height.

The building is a 2-story building even though when you look at the back it seems like it could be 3-story.  The use will conform with the zoning distance.  Each apartment will have its own utility room.  Air condensers would be screened on the roof.  The roof unit for the commercial space will also be on the roof and screened.
Sheet 4 shows side elevation.

Mr. Boorady states that the retail side shows 2 doors, the BCD zone requires 2 distinct separate entrances.

Mr. Lepore states that they can close off and comply with code.

Mr. Boorady asks if there are any washing machines on the 2nd floor.

Mr. Lepore states that there will not be any.

Mr. Boorady asks what is in the basement.

Mr. Lepore states that the basement will not be habitable, it would be used as storage.

Mr. Boorady asks if he can get a roof plan and maybe put the units in the back for esthetic purposes.
He also states that the stairs would need to conform with fire escape and they would need 6 mailboxes somewhere on the property for the tenants and a plan for deliveries of packages and mail.  He also asks if they thought about bollards or wheel stops for building safety.

He states these are all suggestions that could be put on revised plans.

Mr. Rubin states that they could easily co-mingle these suggestions.  Owner needs to make a deal with neighboring property owners.
Once plan is put together, they will contact the board secretary.

A motion was made by Comm. Greenberg, 2nd by Mayor D’Amato, to open meeting to public for application #704.  Voice vote shows all in favor.

Seeing no public, a motion is made by Comm. Greenberg, 2nd by Mayor D’Amato, to close meeting to public for application #704.  Voice vote shows all in favor.

A motion was made by Comm. Steenstra, 2nd by Comm. Croop, to carry application #704 to the June 24th meeting.  The applicant extends the time in which the board can take action. A voice vote shows all in favor.

PENDING APPLICATIONS
· #730	Romano  163 Hamburg Turnpike		Block 3012 Lot 2 (withdrawn)
· #732	MacKenn  104 Glenwild Ave			Block 5053 Lot 44 (pending)

BILLS
Brigliadoro- Meeting Attendance 2/28/26 $500, Invoice 335980 10/31/25 $724.00 
A motion was made by Comm. Greenberg, 2nd by Comm. Croop to pay bills as listed.  Roll call shows all in favor.

PUBLIC DISCUSSION
A motion was made by Comm. Croop, 2nd by Mayor D’Amato to open meeting to public.  Voice vote shows all in favor.
Seeing no public,
A motion was made by Comm. Croop, 2nd by Mayor D’Amato to close meeting to public.  Voice vote shows all in favor.

ADJOURNMENT
A motion was made by Comm. Steenstra, 2nd by Comm. Greenberg to adjourn the meeting at 9:45pm.  Voice vote shows all in favor.

Respectfully submitted,
Barbara Adubato, Secretary
Bloomingdale Planning Board
