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BOROUGH of GARWOOD  

PLANNING BOARD 

   

                                           MEETING of  February 25, 2026 
 

Chair Greet opened the meeting at 7:30 p.m. and read the following: 

 

Pursuant to the Open Public Meeting Law, this is to state for the record that adequate 

notice of this meeting has been provided to the public by publication in the Westfield 

Leader in January 2026 and by filing of said notice in the office of the Municipal Clerk. 

This is a regularly scheduled meeting of the Board.  
 

Flag Salute – Moment of Silence 
 

ROLL CALL 
Present: Mayor Jen Blumenstock, Councilwoman Stephanie Bianco, Stephen Greet, Kathleen 

Villaggio, Katya Lysak, William Nierstedt, Steve Barcan, Mary Ann Hay, Craig McCarrick, Keith 

Mason, Alt. II, Brian DiMaria, Alt. III & Thomas J. Bianco Alt. IV  

Absent:  None 

Excused: David Beyers (Alt. I), 

     

Also present were Board Attorney Donald Fraser, Gabe Bailer, P.P was present for Board 

Consultant Victor Vinegra, P.E., P.P.  and Board Secretary Adele Lewis. 

 

MINUTES 

• MINUTES OF THE JANUARY 28, 2026 PLANNING BOARD MEETING  
On a motion by Mayor Blumenstock and seconded by Kathy Villaggio, the Board voted by 

general consent to adopt the minutes of the January 28, 2026 Planning Board meeting  
 

RESOLUTION 
Case #PB25-07                                       63 Second Avenue 

                                                                 Block 208    Lot  5     R/B Zone 

                                                           Applicant: Primavera Parkview, LLC 
                                                           Granting a minor subdivision with no variances. The  

                                                                existing house has a preexisting non-conforming front  

                                                                yard of 14.07 ft. where 25 ft. is required. 

On a motion by Councilwoman Bianco and seconded by Ms. Hay, the Board voted 

Affirmative (9) Mayor Jen Blumenstock, Councilwoman Stephanie Bianco, Chair Stephen 

Greet, Kathleen Villaggio, Katya Lysak, William Nierstedt, Steve Barcan, Mary Ann Hay, 

Craig McCarrick to memorial the wording of the resolution granting the subdivision.  

 

PUBLIC HEARING ON MASTER PLAN AMENDMENT 

Amendment to Borough’s Master Plan by means of the adoption of the proposed 

Amended Fourth Round Housing Element and Fair Share Plan prepared by Michael 

Mistretta, PP, Harbor Consultants. 
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Gabe Bailer, P.P. was present and reviewed the document from Harbor Consultants dated 

February 18, 2026- ATTACHMENT #1  

He identified the properties in the Amended HE & FSP. He stated that the municipality is seeking 

approval of its fair share affordable housing obligation, adopted pursuant to binding resolution 

which was filed with the Court, with the guidance of calculations published by the Department of 

Community Affairs. He stated this will amend the Fourth Round HEFSP for the Borough of 

Garwood that was adopted by the Planning Board on May 28, 2025. 

Board members asked questions of Mr. Bailer. 

 

Mayor Blumenstock thanked Mr. Bailer for his presentation and thanked him for clarifying the 

units per acres. 

 

Questions from the PUBLIC 
John Bartolick, 231 Hemlock Ave. questioned paid parking option for developments. 

Bruce Paterson, 325 Willow Ave., questioned the Affordable Housing numbers. 

 

On a motion by Ms. Villaggio and seconded by Ms. Hay, the Board voted all in the 

Affirmative to adopt the Housing Element and Fair Share Plan. 

*Mayor Jen Blumenstock and Councilwoman Stephanie Bianco Abstained 

 

ORDINANCE REVIEWS 
Planning Board review of Overlay Zoning Ordinances 

1. Affordable Housing Ordinance # 26-02 

2.  
a. Garwood Plaza Overlay Zone Ordinance #26-03 
b. Garwood Rest Overlay Zone Ordinance #26-04 
c. North Avenue Gateway Overlay Zone Ordinance # 26-05 
d. South Avenue Gateway Overlay Zone Ordinance #26-06 

Mr. Bailer reviewed the ordinances and explained that they were a part of the Affordable 

Housing regulations. He noted the Board must determine if they are consistent with the 

Master Plan. He added that they are required by the Court Settlement agreement to meet 

the March 16th deadline for immunity from Builders Remedy Lawsuit. 

 

The Board asked questions of Mr. Bailer. Ms. Villaggio and Mr. Nierstedt raised issues 

regarding bulk standards and parking requirements. Mr. Bailer took notes of the 

recommendations for future amendments. He stated that he expected the ordinances to 

require further revisions at a later date. 

 

On a motion Ms. Villaggio and seconded by Mr. McCarrick, the Board voted all in favor 

for a finding that Ordinance 26-02 is consistent with the Master Plan.  

*Mayor Blumenstock and Councilwoman Bianco abstained. 

 

On a motion Ms. Villaggio and seconded by Mr. McCarrick, the Board voted all in favor 

for a finding that Ordinance 26-03 is consistent with the Master Plan.  

*Mayor Blumenstock and Councilwoman Bianco abstained. 

On a motion Ms. Villaggio and seconded by Mr. McCarrick, the Board voted all in favor 

for a finding that Ordinance 26-04 is consistent with the Master Plan.  

*Mayor Blumenstock and Councilwoman Bianco abstained. 
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On a motion Ms. Villaggio and seconded by Mr. McCarrick, the Board voted all in favor 

for a finding that Ordinance 26-05 is consistent with the Master Plan.  

*Mayor Blumenstock and Councilwoman Bianco abstained. 

 

On a motion Ms. Villaggio and seconded by Mr. McCarrick, the Board voted all in favor 

for a finding that Ordinance 26-06 is consistent with the Master Plan.  

*Mayor Blumenstock and Councilwoman Bianco abstained. 

 

APPLICATION  

CASE # PB 25-06                                                   400 Spruce Avenue      

                                                              Block 407, Lot 16    R/A Zone 

                                                             Applicant: Joseph Leonard 
                                                             Seeking relief from Section 106-91 C-(2) (a) to permit a  

                                                                  13.9 ft front yard setback where 25 ft. is required. 

 

Joseph Leonard, was sworn in. He stated that he is seeking relief for a front yard setback for a 

porch. He added that he is a resident for 25 years and his family is growing. The house is 125 

years old and he feels the addition will enhance the home and compliment the architecture. He 

noted he received positive feedback and he has not heard any negative comments from his 

neighbors. 

 

Robie Wood, R.A., 704 Center Street, Garwood was sworn and qualified. 

 

MARKED INTO EVIDENCE 

• A-1   RJWA Architects 2 pages exhibit pg. 1 Zoning Analysis dated 2/17/2026  

          Page 2 proposed renderings  

 
Mr.  Wood stated that the home currently has a non-conforming front yard. He referred to the 

exhibit documents to demonstrate there are similar setbacks on the block. He stated the proposed 

porch is a traditional architectural element and adds depth to the façade. It reduces the flat 

appearance of the front. He referenced the Master Plan and encouraging the preserving of housing 

stock. Mr. Fraser asked if Mr. Wood was a Planner. He stated he was not and was just referencing 

the Master Plan.  He noted the porch has a lot of positives benefits and increases property values. 
He noted that the older homes on the block have the smaller front yards and the newer homes 

comply.  

 

Questions from the Board: 
Clarifying questions regarding location of porch and encroachment of the steps. 

Mr.  Wood agreed that a condition will be for compliance with impervious coverage restrictions. 

It was noted the front yard will be consistent with the prevailing setbacks in the area.  

 

Questions/Comments from the Public: None 

 
The consensus of the Board was that the request could be approved without any detriment to the 

public interests. William Nierstedt stated this is a classic C-2 variance situation. 
 

On a motion by Councilwoman Bianco and seconded by Ms. Hay, the Board voted 

Affirmative (9) Mayor Jen Blumenstock, Councilwoman Stephanie Bianco, Chair Stephen 
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Greet, Kathleen Villaggio, Katya Lysak, William Nierstedt, Steve Barcan, Mary Ann Hay, 

Craig McCarrick to grant relief from Section 106-91 C-(2) (a) to permit a 13.9 ft front 

yard setback where 25 ft. is required with the agreed upon condition throughout testimony 

to comply with the impervious coverage requirements. Motion Carries 9-0 

 

PRELIMINARY REVIEW of the Circulation Element 
Preliminary review of the Garwood 2026 Circulation Element of the Master Plan prepared by 

Harbor Consultants. Public Hearing to be held at the March 25, 2026 meeting. 

 
Gabe Bailer stated that a subcommittee had been formed to prepare the draft of the plan. He noted 

that this is a preliminary presentation and he will highlight key sections such as the Goals and 

Objectives. He noted the public hearing on the Circulation Element is March 25th and he is here to 

gather preliminary comments. Mayor Blumenstock noted that it is nice to see concrete things that 

have been done to improve safety. Ms. Hay added that she is encouraged to see the commuter 

situation addressed as there is much room for improvement.  

 

Public Comments 
John Bartolick, 231 Hemlock Ave. stated that he is happy to see this come to fruition. He added 

that for the document to be effective it must be put into action to mitigate future issues. He 

offered suggestions regarding improving the plan. 

 

Bruce Paterson, 325 Willow Avenue asked questions regarding some of the suggestions such as 

bump outs and speedbumps. He asked how success is quantified. 

 

CLAIMS 
Donald Fraser for legal services for Jan. 14 & 28 and February 25, 2026 in the amount of $3075.00 
 

DISCUSSION ITEMS 
Mayor Blumenstock announced that Class II member Katya Lysak will be leaving her position 

with the Borough and therefore resigning from the Planning Board. Chair Greet thanked her for 

her service to the Board.  Ms. Lysak thanked the Board and stated she enjoyed her time with the 

Borough and the Planning Board. 

Ms. Villaggio stated that there will be a change in the application packet to be in compliance in 

regard to notices and online publication. The Board agreed that no formal action was needed to 

amend the packet to comply with the new noticing requirements. 

Mr. Nierstedt stated that he distributed bicycle parking spaces and is accepting comment before 

he distributed in ordinance form. 

 

ADJOURNMENT   
There being no further business, the Board adjourned 9:50 p.m.  

 

The next regularly scheduled meeting of the Board is March 11, 2026. 
 
 

                                   Respectfully Submitted,  

 

       

                                    Adele C. Lewis, Board Secretary 
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February 18, 2026  
 

Amended Fourth Round Housing Element & Fair Share Plan (“HEFSP”)  
 

The Borough of Garwood filed a resolution of participation in the Affordable Housing Dispute Resolution 

Program (the “Program”) and a declaratory judgment action pursuant to N.J.S.A. 52:27D-301 et. seq. (the 

“Fair Housing Act”), entitled “In the Matter of the Application of the Borough of Garwood,” Docket No. 

UNN-L-000359-25, on January 24, 2025. The Court entered an Order on March 27, 2025 setting the 

Borough’s Fourth Round fair share obligations as a Present Need of 31 units and a Prospective Need of 80 

units, which no party appealed, and ordering the Borough to file a Fourth Round Housing Element and Fair 

Share Plan (“HEFSP”) by June 30, 2025. The Borough’s Fourth Round HEFSP was adopted by the Planning 

Board on May 28, 2025 and was endorsed by the Borough Council on June 12, 2025 by Resolution No. 

25-129. The Borough filed its Fourth Round HEFSP on June 13, 2025. On August 26, 2025, Fair Share 

Housing Center (“FSHC”) filed a challenge pursuant to N.J.S.A. 52:27D-304.1(f)(2)(b) regarding the 

Borough’s Fourth Round HEFSP seeking additional compliance information and documentation before the 

HEFSP is approved by the Program and/or the Court. On August 27, 2025, Garwood Paperboard Urban 

Renewal Associates, LLC (“Garwood Paperboard”) filed a challenge pursuant to N.J.S.A. 52:27D-

304.1(f)(2)(b) regarding the Borough’s Fourth Round HEFSP. The Borough, FSHC, and Garwood 

Paperboard agreed to amicably resolve the issues set forth in each of the party’s challenges through a 

Settlement Agreement dated January 22, 2026, which further clarifies the Borough’s compliance 

mechanisms through specific amendments to its Fourth Round HEFSP. 

In accordance with the signed Settlement Agreement filed with the Court on January 22, 2026, the 

Borough has amended its Fourth Round HEFSP, inclusive of a revised Vacant Land Adjustment and Realistic 

Development Potential (“RDP”) calculation, to set forth the compliance mechanisms for the Borough’s Fourth 

Round Prospective Need Obligation as agreed upon in the Settlement Agreement. This amendment to the 

Fourth Round HEFSP, consisting of the Fourth Round Prospective Need Obligation crediting chart below and 

the revised Vacant Land Adjustment attached as Exhibit A, shall amend and supplement the Fourth 

Round HEFSP for the Borough of Garwood adopted by the Planning Board on May 28, 2025 and 

endorsed by the Borough Council on June 12, 2025 by Resolution No. 25-129. The statutory requirements 

for a Housing Element and Fair Share Plan have been satisfied within the Fourth Round HEFSP adopted by 

the Planning Board on May 28, 2025. This document is to serve as an amendment to the Fourth Round 

HEFSP. 

Fourth Round 

In a Court Order filed on March 27, 2025, the Court fixed the Borough of Garwood’s Fourth Round 

(2025-2035) Prospective Need obligation as 80 affordable units and authorized the Borough to prepare 

a Fourth Round HEFSP. As per the Borough’s HEFSP adopted by the Planning Board on May 28, 2025, 

endorsed by the Borough Council on June 12, 2025, and filed with the Program and Court on June 13, 

2025, and as agreed upon in the Settlement Agreement filed on January 22, 2026, the Borough satisfies 

its Fourth Round obligation as follows: 
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1 Project shall consist of 212 total units, which is inclusive of the 124 total units allocated as part of the Paperboard I 
project. All units above 124 units shall be age-restricted units. At least 88 of the total number of units shall be age-
restricted units. The 19-unit affordable housing obligation shall remain for 124 units in accordance with the 

Paperboard I project credited towards the Borough’s Third Round obligation. An additional 18 affordable units shall 
be provided and credited towards the Fourth Round obligation based on a 20% affordable set-aside of the 
remaining 88 units in the development (212 total units from Paperboard II - 124 total units from Paperboard I = 88 
x 20% set-aside = 17.6 or 18). The Developer shall have the option to provide up to 10 bedroom credits from adult 
special needs units as part of the 37 total affordable housing units to be credited from the project (19 affordable 
units from Paperboard I and 18 affordable units from Paperboard II), including 2 adult special needs bedrooms 
towards the Third Round (per Paperboard I) and a maximum of 8 adult special needs bedrooms for the Fourth 
Round. A minimum of 50% of the 18 affordable housing units for the Fourth Round shall be family rental units. All 
affordable units other than adult special needs units shall be family units and meet UHAC guidelines. The 
development shall comply with the “Summary of Design Standards for Garwood Paperboard Redevelopment Site” 
and “Multifamily Development” concept plan, attached to and incorporated in the Settlement Agreement. 

Amended Fourth Round Housing Element & Fair Share Plan (“HEFSP”) dated February 18, 2026 
Existing and Proposed Projects and Bonus Credits Addressing the Fourth Round Prospective Need Obligation  

Borough of Garwood, Union County, NJ 

Fourth Round Obligation 80 

 

 
 

Fourth Round RDP 22 

Mechanism 
Completed 
Affordable 

Units 

Proposed 
Affordable 

Units 

Bonus 
Credits 

TOTAL 
AFFORDABLE 
UNITS AND 

BONUS 
CREDITS  

TOTAL UNITS (MARKET + 
AFFORDABLE) 

Garwood Paperboard II 

Redevelopment Site1 

 75 North Avenue 

Block 211, Lot 6 

- 

18 (F)(R) 
with (SN) 

option (see 
footnote 1) 

5.5 (BC) 23.5  

212 (124 from Paperboard 
I and 88 from Paperboard 

II; see footnote 1) 

(37 affordable, consisting 
of 19 from Paperboard I 

and 18 from Paperboard II; 
market TBD based on 

special needs distribution; 
see footnote 1) 

TOTAL AFFORDABLE UNITS 

CONTRIBUTING TOWARD 

RDP 
18 - - - 

TOTAL BONUS CREDITS 

CONTRIBUTING TOWARD 

RDP 
- 5.5 (BC) - - 

TOTAL UNITS AND CREDITS 

CONTRIBUTING TOWARD 

RDP 
23.5 88 
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2 6 of the 71 affordable age-restricted units from this affordable project are presently applied towards the 
Borough’s Fourth Round obligation based on a 30% age-restricted cap of the Borough’s 22- unit Fourth Round RDP. 
The Borough will be eligible to credit up 30% (or 24 units) of its Fourth Round obligation from Westfield Senior 
Housing Complex upon full buildout of its 80-unit Fourth Round prospective need obligation. 

Fourth Round Unmet Need 
56.5  

Mechanism Completed 
Affordable 

Units 

Proposed 
Affordable 

Units 

Bonus 
Credits 

TOTAL 
AFFORDABLE 
UNITS AND 

BONUS 
CREDITS  

TOTAL UNITS (MARKET + 
AFFORDABLE) 

Inclusionary Overlay Zoning - 32 - 32 150 

Garwood Rest Inclusionary 

Overlay Zone 

259 South Avenue 

Block 502, Lot 1  

- 2 (F) - 2 
6 

(2 affordable; 4 market) 

North Avenue Garwood Mall 

Inclusionary Overlay Zone  

309-329 North Avenue 

Block 114, Lot 4.02 

- 8 (F) - 8 
37 

(8 affordable; 29 market) 

ACP Partnership Site 

Inclusionary Overlay Zone 

550 South Avenue 

Block 301, Lot 1  

- 15 (F) - 15 
75 

(15 affordable; 60 market) 

Standard Nipple Works 

Inclusionary Overlay Zone  

31 North Avenue & 15 North 

Avenue 

Block 211, Lots 8, 9, & 10)  

- 7 (F) - 7 
32 

(7 affordable; 25 market) 

Existing Age-Restricted 6 - - 6 71 

Westfield Senior Housing 

(“The Village at Garwood”)  

320 Second Avenue 

Block 108, Lot 9 

6 (AR)(R) - - 6 
71 

(71 affordable; 0 market)2 

TOTAL AFFORDABLE UNITS 
CONTRIBUTING TOWARD 
UNMET NEED 

38 - - - 

TOTAL BONUS CREDITS 
CONTRIBUTING TOWARD 
UNMET NEED 

- - - - 

TOTAL UNITS AND CREDITS 
CONTRIBUTING TOWARD 
UNMET NEED 

38 221 
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TOTAL FOURTH ROUND 
AFFORDABLE UNITS  

56 - - - 

TOTAL FOURTH ROUND 
BONUS CREDITS 

- 5.5 (BC) - - 

TOTAL FOURTH ROUND 
CREDITS AND UNITS 

61.5 307 

(F) = Family                     (AR) = Age-Restricted              (SN) = Special Needs         

(R) = Rental                      (BC) = Bonus Credit  

(S) = For-Sale                                           



EXHIBIT A 
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