










































































































































































































































































the character of residential neighborhoods.

5. The Board finds that the variances stated can be granted without detriment to
the public good or any neighboring properties provided the conditions are met. The Board further
finds that these approvals with all of the conditions above will not substantially impair the intent
and purpose of the Woodcliff Lake Zone Plan and Zoning Ordinance and are in the furtherance
of the purposes set forth in N.J.S.A. 40:55D-2.

6. The approval of the variances are within the Zoning Board’s statutory
authority granted pursuant to N.J.S.A. 40:55D-70(c)-and-{d);

NOW, THEREFORE, BE IT RESOLVED thaf the within Application for the limited
variances be and the same are hereby approved by thigiBoard only as set forth below subject to
the following conditions:

(A) The Applicant shall comiply with' all of the ordinances of the Borough
of Woodcliff Lake and all applicable county, Statey and federal statutes, ordinances, rules and
regulations. Without limiting the foregoing, the Applicant shall comply with any and all
applicable requirements of the Unifed States of Americans with Disabilities Act, The approval of
the within Application does not comstitute a determination by this Board as to whether the
proposed development complies with the United States Americans with Disabilities Act or the
applicable regulations thereunder.

(B) The Applicant shall comply with all of the stipulations made during
the hearing on this Application as previously set forth in this resolution and on the record before
the Board and subject to the following additional conditions:

1. PARKING-INGRESS AND EGRESS. The site plan shall be




revised, subject to approval by the Borough Engineer, to indicate that there shall be no right turn
onto Campbell Avenue with appropriate signage as approved by the Borough Engineer. The
parking spaces shall be 9.5 ft. by 18 ft. with the exception of covered parking and ADA spaces.
In order to accommodate the larger parking spaces, the number of parking spaces shown will be
reconfigured and the two parking spaces at the southwest corner of the property shall be
eliminated, provided however, that the parking shall not be reduced to less than 42 spaces
without Board approval. Each of the apartments shall have designated parking. The revised
site plan is subject to approval of the Bergen County Departmént of Planning and Economic
Development including the stormwater system and site drainage.

2. STREETSCAPE ORDINANCE. Applicant shall comply with

Borough Ordinance §292-33.1 Design Standards,for properties fronting on Broadway including,
but not limited to, the following, (a) all signage shall be uniform in size and color with goose
neck lighting substantially the safe as cuirently exXists at 62 Broadway; (b) new concrete
sidewalks shall be installed provideds however, the space between the sidewalk and curb shall be
brick pavers conforming to that curently being constructed on Broadway; (¢) street lighting shall
be that approved by PSE&G withthe Woodcliff Lake logo currently being installed on
Broadway; (d) the exterior building materiais shall be as shown on the Rendered Elevations A-5
including the brick as shown on the Plan and hardy board type cement material as indicated on

said plans with substantially the same colors as shown.

3. LANDSCAPING. The landscape plan shall comply with the Shade
Tree Conunittee report (WCL-3) as revised. A revised plan shall be developed by and between

the Shade Tree Committee, the applicant, the Borough Engineer and the Borough Planner, who
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is a landscape architect. Consideration shall be given to saving existing trees at the rear of the
property and consider the substitution of Green Giant Arborvitae. The plan shall include the
use of low growing shrubbery and the elimination of grass to the extent practical. The
landscaping shall be sprinklered. In the event of a lack of agreement on the landscaping plan,
the Borough Planner determination shall be deemed the final resolution, The existing honey
locust trees located between the sidewalk and the curb shall have a grate installed around them to
permit entry of water.  Applicant shall comply with the Borough of Woodcliff lake Tree
Removal Ordinance Chapter 355 as revised.

4, AFFORDABLE HOUSING. Applicant shall comply with UHAC

(Uniform Housing Affordability Controls) and provide,one 3-bedroom unit and one 2-bedroom
unit. The plans shall be revised to provide forsame as welhas comply with the size
requirement of each unit.  Applicant shall comply with the'Borough’s Affordable Housing
Ordinance to be included in the Dévelopet’s Agreement and compliance with the Borough’s
Affordable Housing Development Feés.

5. ROOFTOPDECK: The rooftop deck shall be strictly limited to use by
the residential tenants of the propetty. No mechanicals shall be locatef{ on the rooftop deck or
other rooftop areas unless approved by the Borough Engineer.

6. HEIGHT OF BUILDING, Calculations for the height of the building

shall be submitted and approved by the Borough Engineer prior to the issuance of a building
permit,

7. COMPLIANCE WITH REPORTS. Applicant shall comply with the

requirements and recommendations in the Neglia Engineering report dated March 17, 2025,
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revised April 21, 2025 (WCL-1), the Woodcliff Lake Police Department letter dated March 2,
2025 (WCL-2), Shade Tree Committee report (WCL-3) as shall be revised, the Park Ridge Water
email dated April 22, 2025 (WCL-4), the DMR planning reports dated March 31, 2025 revised
April 18, 2025 (WCL-5) and the Fire Department report dated March 3, 2025 (WCL-6).

8. NEW JERSEY DEP QUTCOME. Prior to issnance of any building or

demolition permits, Applicant shall provide a (NFA) No Further Action letter or a (RAO)
Remedial Action Outcome letter from the N.J. Department of Envitenmental Protection,

9. DEVELOPERS AGREEMENT - subjeét toexecution of a Developer’s

Agreement as prepared by the Borough Attorney.

10.  RECORDING OF RESOLUTION

This resolution and, attachmentsif any, shall be recorded at the Applicant’s cost
and expense in the Bergen County Clerk’s Office Déed Book prior to the issuance of any permit
or Certificate of Occupancy, together with a Meme, for recording prepared by the Applicant’s
attorney as approved by the Board’sAttorney or the Borough’s Attorney.

11, 4This resolution andthe Developer’s Agreement shall require that the
owner of the property andiany subsequent owner shall be responsible for payment of all expenses
for private garbage and recyching pickup.

12, Certification shall be required that all taxes and assessments have been
paid up to the present time.

13. The Applicant shall post all fees and deposits as required by applicable
ordinances of the Borough of Woodcliff Lake, which shall also include the posting of a deposit

to reimburse the Municipality for monies paid and to be paid to its professionals for the review
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or compliance of the Application. All sums owed to the Borough professionals shall be paid
prior to the issuance of a building permit and prior to the issuance of any Certificate of
Occupancy.

14. The Applicant shall obtain the approval (or waiver thereof) of any and all
other governmental égencies having jurisdiction over the proposed development, including but
not limited to the final approval of the Bergen County Department of Planning and Economic
Development.

15.  The approval is strictly conditional on abiding by all stipulations made
during the hearing and the conditions herein,

16.  The Applicant’s failure to comply with any of the conditions and
stipulations set forth within this Resolution shall constitute a failure of the conditions and may be
the cause for the revocation of this Approval and/orCertificate of Occupancy of the Property,
subject to reasonable notice and thie opportunity to cure.

IT IS HEREBY CERTIFIED that this'is a true correct copy of a Resolution adopted by
the Land Use Board of the Borough of Weodcliff Lake upon a roll call vote at its regular meeting
held on August 26, 2025.

A copy of this Resolution shall be given to the Tax Assessor, Borough Clerk,
Construction Code Officer, Borough Engineer and the Applicant (through counsel).

ATTEST: SO APPROVED;

Date of Adoption:
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APPROVAL

Borough of Woodcliff Lake
Land Use Board
Resolution

APPROVAL OF VARIANCE RELIEF AND
SITE PLAN APPROVAL

A\ I U

In the Matter of the Application of
BCUW/Madeline Housing Partners LLC
230 Broadway
Block 2602, Lots 1,2 & 9
Decided August 26, 2025

WHEREAS, BCUW/Madeline Housing Pattners LEC, 6 Forest Avenue, Suite 220,
Paramus, NJ (the "Applicant") is the Lessee of the propetty located at 230 Broadway and
designated as Lots 1, 2 and 9 in Block 2602 on the TaxiMap of the Borough of Woodcliff Lake
(the “Property”); and

WHEREAS, Bruce E. Whitaker, Esq.#epresentative of the Applicant has made
application to the Land Use Boad of the Borough of Woodcliff Lake (the “Boatd”) for
Preliminary and Final Major Site Plan Approval pursuant to N.J.S.A. 40:55D-37 and Chapter
292 of the Site Plan Review @rdinance, together with an application for variance relief pursuant
to N.J.S.A. 40:55D-70(c) including variances to permit construction of 24 affordable housing
units together with any necessary waivers; and

WHEREAS, the Borough of Woodcliff Lake is the owner of tllé property and Lessor

pursuant to a ground lease agreement dated December 20, 2022; and

WHEREAS, a public hearing was held by the Board on August 26, 2025 before Board
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members Corrado Belgiovine, Nilufer DeScherer, Nicole Marsh, Gerald Barbara, Jane Ann
Whitchurch_—Carluccio, Robert Friedberg, Ariel Mazor, Sanjeev Dhawan and Thomas Panso.
The Applicant was represented by counsel, Bruce E. Whitaker, Esq. of the firm of McDonnell &
Whitaker, At the hearing the Applicant submitted proof of notice and publication as required by
law. In addition the Applicant submitted as exhibits:
A-1 - Site Plan Application with Judgment of Repose & Ground Lease aftached
A-2 - Architectural Plan prepared by Virgona & Virgona dated 6/11/24 page AR-1
A-3 - Architectural Plan prepared by Virgona & Virgona dated 6/11/24 page A-1
A-4 — Architectural Plan prepared by Virgona& Virgona dated 6/11/24 page A-2
A-5 — Architectural Plan prepared by Virgona & Virgona dated 6/11/24 page A-3
A-6 - Architectural Plan prepared by Virgona & Virgena dated 6/11/24 page A-4
A-7 - Architectural Plan prepated by Virgona & Virgona dated 6/11/24 page A-5
A-8 - Site Plan prepared by Schwanawede, Hals. & Vince, P.E., dated 10/14/24,
Revised 7/30425, Title Sheet, page 1
A-9 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25,Title Sheet, page 2
A-10 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Grading Plan, page 3
A-11 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Drainage & Utility Plan, page 4
A-12 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Lighting Plan, page §
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A-13 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Landscaping Plan, page 6

A-14 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Soil Erosion & Sediment Control Plan, page 7

A-15 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Truck Turning Diagram, page 8

A-16 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Profile, page 9

A-17 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Grading Plan, page 10

A-18 - Sife Plan prepared by Schwanawede; Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Detailypage 11

A-19 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30425, Stape Analysis, page 12

A-20 - Site Plan prepared by Schwanawede, Hals & Vince, P.E., dated 10/14/24,
Revised 7/30/25, Topographic Survey, page 13

A-21 - Drainage Calculations prepared by Schwanawede, Hals & Vince dated 6/17/24

A-22 — Stormwater Facilities Maintenance Manual prepared by Schwanawede,
Hals & Vince dated 4/22/24

The Applicant also presented the testimony of Joseph Vince, P.E., an engineer licensed in

the State of New Jersey and the testimony of James Virgona, AIA, a licensed architect in the

State of New Jersey; and



WHEREAS, the Board has reviewed the plans and exhibifs enumerated above and other
evidence submitted, having heard and considered the testimony presented by the Applicant and
no members of the public having offered any comments, and having heard the arguments of
counsel and considered the repotts of the Board professionals and Borough departments,

including but not limited to:

WCL-{ Shade Tree Committee recommendations dated 5/27/25
WCL-2 Police Department recommendations dated 5/31/25
WCL-3 Fire Department recommendations'dated 6/1/25
WCL-4 DMR review letter dated 7/24/25
WCL-5 Park Ridge Water Department email with specifications
Dated 8/11/25
WCL-6 Neglia Engingering reviewletter dated 5/28/25 revised 8/20/25

WwWC L-7 Email ref  DPWicommentsdated 8/21/25

WCL-8 Email.affordable housing attorney dated 8/26/25

NOW, THEREFORE, BE IT RESOLVED that the Land Use Board of the Borough of
Woodcliff Take makes the following findings of fact and conclusions with respect to the within
Application: |

1. The subject property is located on Block 2602, Lots 1, 2, and 9 as per the Borough of
Woodcliff .ake Tax Maps and is commonly known as 230 Broadway (County Road 90). The
total Lot area is 2.29 acres or 99,697 square feet and is located within the Affordable Housing-

North Broadway Zoning District.  The site is bordered by residential properties to the north and



east, a residential and a commercial use to the south with Highview Avenue beyond, and
Broadway {CR 90) to the west with NJ Transit railroad tracks and Woodcliff Lake Reservoir
beyond. The subject property is presently vacant and consists of lawn and wooded areas and
asphalt driveway areas. The Applicant proposes to construct two (2) multi-family residential
buildings that will consist of 24 total units.  Additional improvements include, on-grade parking
area, stormwater management measures, and lighting and landscaping improvements. A
breakdown of the proposed residential dwelling units and Parking Calculation is as follows:
s Building 1 (9,060 square feet foofprint):
One-Bedroom — Three{3) Units
Two-Bedroom — Twelve(12) Units
Three-Bedroom —Two (2) Units
¢ Building 243,576 squafe fcet footprint):
Two-Bedroom — Fourt (4) Units
Three-Bedroom — Three (3) Units
» 49 Total Proposed Parking Spaces (including two (2) ADA Parking
Spaces).
Building 1 —~ Twenty-Six (26) Garage Spaces
Building 2 — Four (4) Garage Spaces
Surface Parking — Nineteen {19) Spaces
*includes eight (8) EV Spaces
2. The Applicant does seek a variance from the Steep Slope Disturbance Ordinance

380-109A. The Applicant is proposing 60.3% disturbance in the Category 1 Slope where 35%
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is the maximum permitted, 66.3% disturbance in the Category 2 Slope where 25% is the
maximum permitted and 16.9% in the Category 3 Slope where 15% is the maximum permitied.
3. The Applicant proposes a limit of disturbance in excess of 5,000 square feet,
which requires Bergen County Soil Conservation District Plan Certification.
4. The préject is located on Broadway (C.R. 90).  As such, the Applicant shall
obtain approval from Bergen County.
5. The Applicant proposcs disturbance to areas desigtated as steep slopes. Below
is a summary of the proposed disturbance.
2.10.1 Slope Category 1 (Maximum Allowed =35% Proposed = 66.3%)
2.10.2 Slope Category 2 (Maximum Allowed = 25% / Proposed = 66.3%)
2.10.3 Slope Category 3 (Maximum, Allowed= 15% / Proposed = 16.3%)
6. The Applicant also preposes a mogument sign along Broadway.

TESTIMONY QF JOSEPH VINCE, LS, PE & PP

7. Joseph Vinee; LS, PE & PP, 111 Littleton Road, Suite 200, Parsippany , NJ was
sworn in as a witnes for the Applicant and was accepted as an expert in the field of civil
engineering.

8. He was engaged by the Applicant for preparation of the site plan and exhibits,
The site plan is dated July 30, 2025. The property has frontage along Broadway which is a
county road under the jurisdiction of Bergen County. Currently the lots are vacant and they are
substantially wooded with an old driveway on portions of Lots 1 and 2. The property is in the
AH-NB Zone which is the Affordable Housing North Broadway District. Part of the
application is to merge the three lots which would eliminate the nonconforming condition of the
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Jots and make the overall parcel conforming to the zone. The combined lots have an area of
2.29 acres and 2.25 acres are required for the zone.

9. There will be two buildings. Building 1 contains 17 units and Building 2
contains 7 units.

10.  The site will be accessed with a two-way driveway off Broadway.

11.  There is a trash area at the rear which will have a dumpster enclosure accessible
by truck and it was stipulated there will be a private carting compdny employed pursuant to a
contract with the lessee/operator.

12. A total of 49 patking spaces are requized pursuant to the RSIS (Residential Site
Improvement Standards). The applicant is proposing 49spaces; however, with EV credits it
amounts to 54 spaces but in actuality there are physically 49 épaces proposed and 49 required.
The ADA spaces shown on the planwill be code€ompliant to ADA standards. The ADA spaces
will also have one EV station,

13.  The projeetswill qualify as a major development according to New Jersey
Stormwater Managément regulations because there is a disturbance of more than an acre of land
and the impervious surface,covefage is increasing.

14, Mr. Vince explained the stormwater drainage system and the requirement is to
reduce the peak flow rates by 50% for a two year storm, 75% of a 10 year storm and 80% of a
100 year storm and they have met or exceeded that requitement which is all incorporated in the
Stormwater Management Manual, He also submitted the required maintenance manual which
will be incorporated in the title documents to the property and will be maintained by the

Applicant or the operator of the site. The documents submitted meet the requirements of the
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stormwater manageiment regulations.

15. With regard to landscaping, the Applicant is proposing a number of shade trees,
evergreen trees and shrubs throughout the project including street trees.  Some of the spacing
for trees on Broadway is greater than the 30 feet and this is required because there are utilities
that have to be accommodated as well as the opening for the driveway so a variance is required
for the 30 foot spacing.

16.  All utilities are proposed to be underground to thextent the utility companies
will allow them.

17,  ‘There are two tiers of walls that have admaximum height of six feet. It was
stipulated that stability calculations and final construction‘details for the walls will be provided
to the Borough Engineer.

18.  With regard to lightingpthere willbe a combination of building mounted lights
and pole mounted lights.

19.  The maximum,amount of lighting per the Borough Ordinance at the property line
is 0.6 foot candles and they are only at 0.1. The average lighting level in the parking area is 1.8
foot candles and the Ordinance states 1.5 foot candles; however the 0.03 is di minimus.

20.  With regard to a sign, it will a small ground level sign that is going to state
“Reservoir Commons”, The sign size is well below the limit by Ordinance. The sign will be on
the northside of the driveway and will be a concrete monument sign.  The sign will be 6 sq. ft.
although the Ordinance allows up to 12 sq ft.  The sign height shall be 4 feet which is equal to
the maximum. The setback for the sign is supposed to be 5 feet and they are at 11 and 16 feet.

The sign will only be externally illuminated consistent with the requirements of the Ordinance.
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21.  Although the Applicant proposed a 4 foot wide sidewalk, it was noted that there is
significant development on Broadway that will be conforming with the 5 foot wide Sidewalk
Ordinance and Mr. Vince stated that he could accommodate that request and it was stipulated
that sidewalks will be 5 feet, The County also wanted a 5 foot sidewalk. It was also stipulated
that the Applicant shall also comply with the streetscape being constructed on Broadway which
requi1:es paving stones between the sidewalk and the curb or street and street lighting.

22, A bicycle rack will be provided.

23.  The frash compactor or container will not bef@on pervious pavement.

24, A variance is required for the steep slopes. With regard to impervious coverage,
the Ordinance provides for a limit of 35% but the Applicant is at 28.9.  With regard to building
coverage, the limit is 25% and they are below thatat 12.7.

25.  The disturbance in thessteep slopes'are required and needed in order to
accommodate the pi‘oposed 244nits as gontemplated in the Ordinance and as contemplated by
the municipality’s affordabiehousing requirements.

26,  Withregard to mechanical equipment, they will be throughout the site but will be
restricted from view andthey will be on the ground. The intention is not to infringe on any side
yards.

27. A Developers Agreement will be required and affordable housing requirements
will be met including deed restrictions that are required.

28.  Onany retaining walls higher than 4 feet, there will be fall protection provided.
The property is partially in a riparian zone because the reservoir is across the street so DEP

review is required and a second sformwater analysis by the DEP
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29.  With regard fo the Fire Department comments, it was stipulated that the Applicant
will meet all fire code requirements; however, it could not meet all of the recommendation of the
Fire Department due to the construction of the buildings as well as the cost; however, the
Applicant shall also add a fire hydrant in front of the site and the buildings shall be sprinklered.

30. It was stipulated that the Applicant will comply with the Park Ridge Water
Department specifications and the Applicant further stipulated that it will meet the
recommendations of Neglia Engineering as well as the DPW comiment about private sanitation
pickup.

TESTIMONY OF JAMESVIRGONA, AIA

31.  James Virgona, 125 River Road, Suite 201, Edgewater, NJ was sworn as a
witness. He is a licensed architect in the State 6fNew Jersey. He described the number of
units and buildings. Al of the ground.floor unit§ are designed to be accessible

32.  Building 1 whigh is the higher building is 24,260 sq. ft. of living space. The
building has a series of garages and entries into the building facing the driveway. All of those
driveways and gara@es are 10 feet wide so they are larger than the spaces being requested by the
Police Department. Maniy of thie parking spaces on the project are meeting that requirement of
10 feet wide or greater due fo the garages. Garages were put in the building because it hides the
cars and it is much more pleasant to see less ground surface parking and nicer to see parking that
is hidden. Each one of these garages has a driveway in front of it with an entrance to access the
car inside the building,

33.  Building 1 is comprised of a total of 17 units, Of the 17 units four of them are

special need units, Special need units are for those who are diagnosed on the spectrum with
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either a developmental disability or with a physical disability by the State of New Jersey. The
Applicant intends to group two special needs individuals together because it is somewhat of a
community where they can rely on each other. The four supportive units are two-bedroom
units.  With two bedrooms they can find two complimentary, roommates who can reinforce each
other’s abilities. The Bergen County United Way does a wonderful job trying to fit a pair of
residents together that complement each other and allow them to thrive independently. There
usually isa spohsor because of the arrangement with the State and that sponsor is someone who
usually arrives at the building once or twice a day making sare thegare taking their medications
as they should, making sure they are caring for the apartment as they should. The remaining
units in the project are family units,

34, The Applicant originally proposedis,three-bedroom units, 3 one-bedroom and 16
two-bedroom units. Based upon alease agreemeént with the Borough, they will be converting a
three-bedroom unit into a one-Bedroomanit to satisfy the lease agreement.  To accommodate
that change is very simplesand it oceurs in Building 2.  For Building 2, there are 7 units and
they are going to refnove a 3-bedieom on the ground floor unit which is the lowest floor on the
basement level which is oh the side of the building side and they are going to replace it with a
one-bedroont unit and create an area for utilities off of Broadway which will actually be very
beneficial. They can eliminate what was a mechanical room and instead use the area for
condensing units that will be in the middle of the project and not on the side yard.

35.  There is an elevator in Building 1. There will be clapboard siding on the
outside, simulated stone or manufactured stone as well. The garage doors will be recessed to

give depth to the fagade which adds character to the building.
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36.  They have Hardie colors that they’ve worked with for many other projects. They
jike to do a two color scheme for coloring. The roof is broken up with gables and peaks and
windows that occur regularly across the fagade. In addition, there are skirt roofs which are little
roofs that you see over the doors, over the garages and they are done in metal accents. The
building is three stories. It is going to meet all building codes and is a wood frame structure.

It has an attic because of the desire to have a pitched roof.  The attic introduces a complexity
into the building from a firefighting standpoint. If they were tosprinkler the building with an
NFPA 13 system they would have to sprinkle the entire atti¢i Pipesiin the attic would freeze and
they would need to introduce a pipe system and a dry8ystem for that system in the attic, For
decor reasons and for cost reasons it is difficult to do; hewever, with a flat roof it would be
easier, They will however meet all required building and fite codes

37.  Storage compartmentswill be provided for residences particularly those with
garages and the garages are tode used for cars which will be enforced by the management
company.

38.  Withlregard to materials, the Applicant will use cultured or manufactured stone or
real stone which is a two-inch vebeer cladding, The siding will be cement clapboard. It is the
Board’s choice to make the colors two-tone.  The stone will be installed as shown on the
architectural plans.

39,  The Fire Department requested no high growth trees be planted in front‘the of
building and none planted in rear of the building. The apparent conflict between the Share Tree
Committee and the Fire Department will be addressed in a condition.

40, With regard to the color of the siding, the Hardie colors are based on Sherwin
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Williams paints; however, they do not do custom colors because of the expense.

41. A motion was made to approve the application removing three parking spaces and
modifying a retaining wall, amending the original application to replace a three-bedroom unit
with a one-bedroom unit and together with all stipulations and conditions of approval, including
those by the Borough’s affordable housing attorney.

CONCLUSIONS AND DETERMINATIONS

1. All findings of fact set forth above are made a part hereof as if set forth herein
at length but not opinions.

2. The proceedings in this matter wereoice recorded. The foregoing facts in this
Resolution are not intended to be all inclusive but merely@ summary and highlight of the
complete record made before the Board.

3. N.J.S.A. 40:55D-78g providesdhat a variance may be granted where the
Board finds that the purposes of the Municipal Land Use Law (“MLUL”) would be advanced by
a deviation from the zoningaequirements and that the benefits of the deviation would
substantially outweigh any detriment. The Board finds that with all the stipulations and
conditions enumerated below thebenefits of the proposed use substantially outweigh any
detriment.

4, The Board finds that the purposes of the MLUL ate advanced by this
Application by (i) providing use of space in an appropriate location; and (ii) promoting a more
desirable visual environment through encouraging development with conditions to protect the
character of residential neighborhoods.

5. The Board finds that the variances stated can be granted without detriment to
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the public good or any neighboring properties provided the conditions are met. The Board further
finds that these approvals with all of the conditions above will not substantially impair the intent
and purpose of the Woodcliff Lake Zone Plan and Zoning Ordinance and are in the furtherance
of the purposes set forth in N.L.S.A. 40:55D-2.  The Board finds that there are peculiar and
exceptional practical difficulties as the Applicant and owner of the property c.aimot develop the
property according to the permitted use without the variances. The variances requested are for
steep slope disturbance and for spacing of trees for properties fromfing on Broadway.

6. The approval of the variances are within the Zoning Board’s statutory
authority granted pursuant to N.JL.S.A. 40:55D-70(c).

NOW, THEREFORE, BE IT RESOLVED thatdhe within Application for the limited
variances and the site plan be and the same are hereby appraved by this Board only as set forth
below subject to the following conditions:

(A) - The Applicant shall comply with all of the ordinances of the Borough
of Woodcliff Lake and allapplicable county, State, and federal statutes, ordinances, rules and
regulations, Withowt limiting the foregoing, the Applicant shall comply with any and all
applicable requirements ofithe United States of Americans with Disabilities Act. The approval of
the within Application does not constitute a determination by this Board as to whether the
proposed development complies with the United States Americans with Disabilities Act or the
applicable regulations thereunder.

(B) The Applicant shall comply with all of the stipulations made during
the hearing on this Application as previously set forth in this resolution and on the record before

the Board and subject to the following additional conditions:
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1. PARKING. The site plan may be revised to reduce the parking
spaces by 3 and modification of the retaining walls but only if approved by the Borough
Engineer. All drive aisles shall be kept clear and no parking shall be permitted in the drive
aisles at any time. No parking signs and/or pavement lettering shall be installed to prohibit
parking on the drive aisles as approved by the Borough Engineer.  No storage shall be permitted
in the garages that will impede the parking of automobiles in the garages. Every lessee and
opetator of the property shall adopt and enforce rules and regulations prohibiting parking of any
vehicles in the drive aisles and prohibiting any storage in the garages that may impede the
parking of automobiles in the garages. Each of the oGeupants of the apastments shall have
designated parking. It shall be the obligation of the opetator to manage the tenancies and the
parking to prevent any over-flow of parking.\, Thegeyised site plan is subject to approval of the
Bergen County Department of Plannifigiand Eeoriomic Development including the stormwater

system and site drainage.

2, STREETSCAPE ORDINANCE. Applicant shall comply with

Borough Ordinancé §292-33.1 Design Standards for properties fronting on Broadway including,
but not limited to, the followingd(a) new concrete sidewalks 5 feet wide shall be installed
provided, however, the space between the sidewalk and curb or road shall be brick pavers
conforming to that currently being constructed on Broadway; (b) street lighting shall be that
approved by PSE&G with the Woodcliff Lake logo currently being installed on Broadway; (c)
the exterior building materials shall be as shown on the Architectural Plans inetuding the stone as
shown on the Plans and Hardie board type cement material as indicated on said plans with

substantially the same colors as shown or as approved by the Borough'’s Planner which shall be
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two-tone,

3., LANDSCAPING. The landscape plan shal! comply with the Shade

Tree Committee report (WCL-3) as revised. A revised landscaping plan shall be developed by
and between the Shade Tree Committee, the applicant, the Fire Department, the Borough
Engineer and the Borough Planner, who is also a landscape architect. Consideration shall be
given to the Fire Department comments. The plan shall include the use of low growing
shrubbery and the elimination of grass to the extent practical. Infthe event of a lack of
agreement on the landscaping plan, the Borough Planner’s determination shall be deemed the
final resolution.  Applicant shall comply with the Betough of Woodclifflake Tree Removal
Ordinance Chapter 355 as revised.

4, AFFORDABLE HOUSING: Applicant shall comply with UHAC

(Uniform Housing Affordability Contrels). Theplans shall be revised to provide for same as
well as comply with the size requiremeitt of cachunit. The unit mix shall be as follows:

4 «Supportive Units

4 (two-bedroom units)
20 = Family Units
4 (three-bedroom)
4 (one-bedroom)
{2 Ytwo-bedroom)
Applicant shall comply with the Borough’s Affordable Housing Ordinance to be included in the
Developer’s Agreement.

5. COMPLIANCE WITH REPORTS. Applicant shall comply with the
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requirements and recommendations in the Neglia Engineering report dated May 28, 2025,
revised August 20, 2025 (WCL-6), Shade Tree Committee report (WCL-1) as shall be révised,
the Park Ridge Water email and specifications dated August 11, 2025 (WCL-5), the DMR
planning report dated July 21, 2025 (WCL-4) and all Fire Code requirements including the
installation of a fire hydrant in the front of the property. The buildings shall be sprinklered.

6. DEP QUTCOME. Prior to issuance of any building or demolition

permits, Applicant shall provide an approval letter from the N.J. Department of Environmental

Protection.

7. DEVELOPERS AGREEMENT= subject to execution of a Developer’s

Agreement as prepared by the Borough Attorney.

8. RECORDING OF RESOLUTION

This resolution and, attachments ifany, shall be recorded at the Applicant’s cost
and expense in the Bergen Counity Clerk’s Office Deed Book prior to the issuance of any permit
or Certificate of Occupaneyytegether with a Memo for recording prepared by the Applicant’s
attorney as approved by the Board®s Aitorney or the Borough’s Attorney.

9. This tesolution and the Developer’s Agreement shall require that the
operator/lessee of the property and any subsequent operator/lessee of the property shall be
responsible for payment of all expenses for private garbage and recycling pickup and shall adopt
rules and regulations prohibiting any storage in the garages that can preclude parking of an
automobile.

10. Certification shall be required that all taxes and assessments have been

paid up to the present time.

17



11. The Applicant shall post all fees and deposits as required by applicable
ordinances of the Borough of Woodcliff Lake, which shall also include the posting of a deposit
to reimburse the Municipality for monies paid and to be paid to its professionals for the review
or compliance of the Application. All sums owed to the Borough professionals shall be paid
prior to the issuance of a building permit and prior to the issuance of any Certificate of
Occupancy.

12, The Applicant shall obtain the approval (o1 waiver thereof) of any and all
other governmental agencies having jurisdiction over the prdaposed development, including but
not limited to the final approval of the Bergen CountyDepartment of Planning and Economic
Development and the New Jersey Departiment of Envitenmental Protection.

13, The approval is strictly conditional onabiding by all stipulations made
during the hearing and the conditionssherein.

14, The Applieant, the'operatorof the property and any successor in interest
failure to comply with anyefithe conditions and stipulations set forth within this Resolution
shall constitute a failure of the conditions and may be the cause for the revocation of this
Approval and/or Certificate,of Q¢eupancy of the Property, subject to reasonable notice and the
opportunity to cure.  In addition to the foregoing, any failure to comply with any of the
conditions and stipulations set forth herein shall be subject to the penalties as provided in
Chapter 380-105 of the Code of the Borough of Woodcliff Lake or any successor or replacement
ordinance,

IT IS HEREBY CERTIFIED that this is a true correct copy of a Resolution adopted by
the Land Use Board of the Borough of Woodcliff Lake upon a roll call vote at its regular meeting
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held on September 30, 2025.
A copy of this Resolution shall be given to the Tax Assessor, Borough Clerk,

Construction Code Officer, Borough Engineer and the Applicant (through counsel).

ATTEST: SO APPROVED;

| %W /%//J/ho

Date of Adoption: S‘ﬁ an‘/ =0 A @5 &
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ﬁ Outlook

RE: Woodcliff Lake affordable housing documents

From Clairesse Aquilino <techasst@wclnj.com>
Date Tue 9/30/2025 12:49 PM

To Daniel L. Hauben <DHauben@tandmassociates.com>; Wendy R. Quiroga <wrquiroga@weiner.law>; Debbie
Dakin <clerk@wclnj.com>; Tom Padilla <admin@wclnj.com>

Cc Rosella M. Dizuzio <RDizuzio@tandmassociates.com>

| heard back from Leela at the Waterfront Housing, she said she does not believe anyone living there
makes close to $71,280 and each resident is charged between $1,400-$1,500 a month.

(lairesse Aquilino

Technical Assistant to Construction Official
Planning Board Secretary

Borough of Woodcliff Lake

188 Pascack Road

Woodcliff Lake N) 07677

201-391-4977 ext. 210
caquilino@wecinj.com
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STATE OF NEW JERSEY PAGE 1 of
DEPARTMENT OF COMMUNITY AFFAIRS \ control No. (T (o~ DD 2
DIVISION OF CODES AND STANDARDS . License No. _
BUREAU OF ROOMING AND BOARDING - ,
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Lic. Capadh/___ﬁzz_ No. of RE.___L__

BRBHS-1 Cd

8/m2

Class { ;
oare: K/ /2.2 k//

4 EVALUATION REPORT AND ORDERS OF THE COMMISSIONER »
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Operator's Nama
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— PLEASE READ CAREFULLY —

This evaluation performed by the Bureau of Rooming and Boarding House Standards is being conducted pursuant to the Rooming
and Boarding House Acl of 1979. (N.J.S.A. 55:13B-1 et seq.).

You are ORDERED to correcl the conditions described in the atlached notice of violatiors by the compliance date indicated for
each violation, Failure to comply with theseérdars will result in penallies and/or a court action in accordance with section 10 and
11 of the Act. Please review the violations with the:Bureawrepresentalive.

You may contest these orders at an adminisirative hearing. The request for a hearing must be made within 15 days after receipt
of these orders. Each issue intended to beyaised at the hearing must be set forth in detail in the letter. Any issue not so raised
shall be deamed waived. The hearing shall be heid pursuant to The Administrative Procedure Act, (C.52:14B01 et seq.). Refer to
the property address and date of compliance (if applicable) and address the hearing requsst to:

Division of Codes and Standards, Hearing Coordinator, P.O. Box 804, Trenton, New Jersey 08625 with a
copy to the Chief, Bureau of Rooming and Boarding House Standards, at the same address. A corporation

may be represented only by a licensed attorney.
You will be notified of the time and place of the hearing.

If you find an extension of time necessary lo abate any viofation, a lelter must be submitted two (2) weeks prior to the date of
compliance which states in detail: (1) The violations abated to date; (2) The reason why each unabated violation cannot be

corrected prior to the date of penalty; and (3) The date by which all violations can be abated.

By requesting an extension, one expressly waives the right to a hearing and admits that the Notice and Orders are correct and
free from procedural am}substanlive defects.
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THE WATERFRONT RE:
210 BROADWAY S HoNE
WOODCLIFF LAKE, NJ 07677-0000

STATE OF NEW JERSEY
DEPARTMENT OF COMMUNITY AFFAIRS
DIVISION OF CODES AND STANDARDS

LICENSE TO OWN FA%&IT:YB“?;: 5
s C Boarding House
ISSUED TO: THE WATERFRONT REST HOME FACILITY ADDRESS:
210 BROADWAY
WOODCLIFF LAKE. NI

LICENSE CAPACITY: 20
LICENSE ISSUED: September 10, 2024

FACILITY #: 0268-0002
EXPIRATION DATE September 30, 2025

N.J.5.A: 55:13B-1 et

ursuant and subject to P.L. 1979, c.
ed to and only to own

This license is issued p
tion it is

seq. and is valid only for the person or organiza
and/or operate the facility indicated herein.

This renewal license is also subject to suspension o
a hearing, in the event of non-compliance with appl.
Issuance of this renewal license is for the purp
is not evidence of any determination that the

applicable state regulations.

and Boarding House Standards




First Amendment to the Fourth Round Housing Element and Fair Share Plan
Borough of Woodcliff Lake— Prepared: February 11, 2026

Appendix M: June 2025 Adopted Housing Element and Fair
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