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BOROUGH of GARWOOD  

PLANNING BOARD 

   

                                           MEETING of  June 24, 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, John Arthur, (Class II) Stephen 

Greet, Kathleen Villaggio, William Nierstedt, Mary Ann Hay, Craig McCarrick,  

David Beyers (Alt. I), Thomas J. Bianco Alt. IV 

Absent:  None 

Excused: Steve Barcan, Keith Mason, Alt. II, Brian DiMaria, Alt. III 

 

Also present were Board Attorney Donald Fraser and Board Secretary Adele Lewis. 

 

MINUTES 

• MINUTES OF THE APRIL 22, 2026 PLANNING BOARD MEETING  
On a motion by Kathy Villaggio and seconded by Mayor Blumenstock, the Board voted by 

general consent to adopt the minutes of the April 22, 2026 Planning Board meeting. 
 

APPLICATION 

Case # PB26-01    465 Second Avenue      Block 110, Lot 1 

                               Applicant: Paul C. Munz 

                               Pursuant to N.J.S. 40:55D-68 
                                  Seeking a Certificate of Non-Conformity for a lawn sprinkler business with  

                                  a service department operating in the R-A zone 

 

Natasha Montalvo, Esq. of Javerbaum Wurgaft stated they are before the Board seeking a 

Certificate of Non-Conformity for a lawn sprinkler business with a service department operating 

in the R-A zone. 

 

Paul Munz, owner was sworn in. He stated that he is the contract purchases and interested in 

buying the building and his attorney recommended he obtain a certificate of non-conformity. He 

stated he has operated his business at this cite for 21 years It was previously a Western Termite 

business for approximately 10 years. 

 

Paul Ricci, P.P., Middleton, NJ was sworn and qualified. He stated that he reviewed the 

application and performed a site visit. He referenced maps from 1922 and stated that there is not 

perfect information on the history of the property. He referenced the property across the street 

which was once an industrial site. Mr. Ricci noted the business should be granted non-conforming 
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status Pursuant to N.J.S. 40:55D-68. He reviewed the historic photos submitted with the 

application. He referenced the continuous use and noted the property has been identified in tax 

records since 1989 as a commercial property. He testified that the protected status comes as the 

business was there before the zoning change. He reviewed the timeline and photos: 

1922 business district 

1959 greenhouse character & deed with business use 

Western Termite business 

Current business of Lawn Sprinkler business 

1974 the property was placed in a residential zone creating the non-conformity. 

He concluded that the board can make a finding that this is a pre-existing non-conformity. 

 

Mr. Nierstedt inquired what legal jurisdiction the deed has on the uses since 1959. Mr. Fraser 

stated that it is ultimately assumed that it informs the Boards determination.  

 
Mr. McCarrick asked if Mr. Ricci reviewed aerial photographs. He stated that he has not.  

 

Mr. Munz described the layout of the building. He stated from the North Ave there is a closed-up 

garage door which leads into two offices which are 30 X 10 approximately,  a bathroom and the 

second-floor space is accessed by pull down steps and used for storage. The property is 

approximately 45 X 130 ft. he stated half is office and half is supply storage space. 

He has two employees in the office and stated that customers very rarely come to the site. There 

is limited parking for the occasional customer visit.  

 

MARKED INTO EVIDENCE: 

• A-1    2025 tax map & listing 

• A-2    tax record showing Class 4 A – commercial use 
 

Mr. Fraser stated that if they are able to prove that there was a business prior to 1973, they would 

be entitled to the certificate of non-conformity as in 1974 the zone changed. 

Mr. Nierstedt stated that commercial is a broad term and gives him concern. Mr. Fraser stated a 

very specific and narrowly worded resolution would address the underlying concerns by carefully 

subscribing and limiting to the uses and operating conditions of the current business.  

Ms. Villaggio inquired how many total employees for the business and how many total vehicles 

are on the lot. A total of 8 employees and 2 to 3 work vehicles stay on site.  

Mr. McCarrick inquired if there were any concerns as the property is currently being sold. 

Questions were asked about the trailer storage the adjoining on Lot 2. Mr. Ricci stated he has no 

formal agreement for the trailer. It was noted that a survey of the subject site will be available 

soon. 

 

Mr. Fraser reviewed some possible conditions. 

Mr. Fraser stated this case should be carried so that the Board can review the survey as there are 

some questions regarding Lot 2 questions. and so that he can work with Ms. Montalvo on 

possible language.  

The applicant requested the application be carried to July 22nd meeting without the need for 

further notice.  

 

On a motion William Nierstedt and seconded by Ms. Villaggio, the Board voted Affirmative: (9) 

Mayor Blumenstock, Councilwoman Bianco, John Arthur, Stephen Greet, Kathleen Villaggio, 

William Nierstedt, Mary Ann Hay, Craig McCarrick, David Beyers, Thomas Bianco, Negative (0) 

to carry the application to the July 22nd meeting without the need for further notice. 



Page 3                                                        

RECESS 8:25-8:35 

 

DISCUSSION ITEMS 

S-1786 which will require permitting Accessory Dwelling Units (ADU’s) in 

municipalities with a population under 9000 persons per square mile. 

S-1836 enhancing the ability of religious and non-profit organizations to convert certain 

property to inclusionary developments with affordable housing. 
 

Mayor Blumenstock stated that she has been working with the League of Municipalities and other 

Mayors and stated the Bills usurps local zoning authority. She referenced the hard work on the 

Master Plan and the Housing Element and Fair Share Plan. She added the mandates are especially 

hard on small towns. She noted that the committee would like the Planning Boards input prior to 

council considering resolutions.  

 
Ms. Villaggio noted that the Bill exempts towns with populations over 9000 persons per square 

mile., exempting most cities. She stated that this is another mandate from the State and she 

opposes both Bills and would recommend that Borough council move forward with resolutions 

similar to other towns. Chair Greet added that there are many issues with these regulations and 

added that the Borough has spent much time and effort on zoning.  

Ms. Hay stated this is very alarming and makes the Board and communities powerless. It is 

challenging to preserve the community and has a big concern with impervious coverage given 

flooding. Mr. Nierstedt agreed and provided background on Mount Laurel decision. He noted the 

9000 number is arbitrary and usurping the Master Plan. 

Mr. Nierstedt recommended that the Borough not sign on with other communities and submit it 

singularly from the Borough. Mayor Blumenstock asked that the Board Secretary send a Memo to 

the Clerk with the Boards comments for Council’s consideration at their meeting of 6/25/2026. 

  
On a motion by William Nierstedt and seconded by Ms. Villaggio, the Board voted Affirmative: 

(7) John Arthur, Stephen Greet, Kathleen Villaggio, William Nierstedt, Mary Ann Hay, Craig 

McCarrick, David Beyers, Negative (0) to recommend the Governing Body pass resolutions 

opposing S-1786 and S-1836    *Mayor Blumenstock, Councilwoman Bianco abstained 

 

CLAIMS 
Donald Fraser for legal services for June 24, 2026 in the amount of $1025.00 
 

INVITATION TO ADDRESS THE BOARD 
No Comments 

 

ADJOURNMENT   
There being no further business, the Board adjourned at 8:47 p.m.  

 
The next regularly scheduled meeting of the Board is July 22, 2026.  
 

            Respectfully Submitted,  

 

 

              Adele C. Lewis, Board Secretary 


