
Page 1                                                        

  

BOROUGH of GARWOOD  

PLANNING BOARD 

   

                                           MEETING of October 22, 2025 
 

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 Union County 

Hawk on January 2, 2025 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 (Class I), Councilman Vincent Kearney (Class III), Katya Lysak 

(Class II), Stephen Greet, Kathleen Villaggio, Steve Barcan, Stephanie Bianco, Mary Ann Hay, Alt. 

II, III & Alt. IV - VACANT 

Absent:  None 

Excused: William Nierstedt, David Beyers (Alt. I)          

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

Vinegra, P.E., P.P. was excused. 

 

MINUTES 

• MINUTES OF THE JULY 23, 2025 PLANNING BOARD MEETING  
On a motion by Kathy Villaggio and seconded by Stephanie Bianco, the Board voted by general 

consent to adopt the minutes of the July 23, 2025 Planning Board meeting  

 

RESOLUTIONS 

 
CASE # PB 25-04      54 Third Avenue      Block 204, Lot 26  

Applicant: Garwood Gardens, LLC 

Pursuant to N.J.S. 40:55D-68 
Granting a Certificate of Non-Conformity for a 36-unit Garden Apartment in the R-A zone 

 
On a motion by Kathy Villaggio and seconded by Stephanie Bianco, the Board voted 

Affirmative (7) Katya Lysak, Kathleen Villaggio, MaryAnn Hay, Stephanie Bianco, Mayor 

Jen Blumenstock, Councilman Vincent Kearney Chair Stephen Greet to memorialize the 

wording of the resolution granting a certificate of non-conformity for 54 Third Avenue. 

 

CASE # PB 25-05      59 Willow Avenue     Block 507, Lot 2  

Applicant: Elizabeth Carew on behalf of 59 Willow, LLC 

Pursuant to N.J.S. 40:55D-68 

Granting a Certificate of Non-Conformity for a two-family dwelling in the R-A zone 
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On a motion by Councilman Kearney and seconded by Mr. Barcan, the Board voted 

Affirmative (7) Katya Lysak, Kathleen Villaggio, MaryAnn Hay, William Nierstedt, 

Stephanie Bianco, Mayor Jen Blumenstock, Councilman Vincent Kearney Chair Stephen 

Greet to memorialize the wording of the resolution granting a certificate of non-conformity 

for 59 Willow Avenue. 

 
OLD BUSINESS  

Follow-up/status update on proposed new Ordinances.  

Mayor Blumenstock stated that a subcommittee will be formed to create a food truck 

ordinance. The subcommittee will consist of Katya Lysak, Kathy Villaggio, Bill Nierstedt 

and Steve Barcan. 

 

NEW BUSINESS  

Discussion of timeline for upcoming applications and status of projects. 

 

Circulation Element 

The circulation element of the Master Plan will be prepared by Harbor Consultants. 

Harbor has requested that a subcommittee be formed to assist with the Circulation Plan. 

Mayor Blumenstock asked that Chair Steve Greet, Kathy Villaggio and Bill Nierstedt 

participate in the subcommittee along with Police Chief Pridy and a few residents. 

 

Mayor Blumenstock stated they have also met with stakeholders, such as the Board of 

Education, Fire Dept, First Aid Squad and other various groups to see what they observe 

around town. Ms. Hay inquired if this circulation element will consider e-bikes and 

electric scooters. Mr. Kearney stated that this requires a change to Title 39 and legislation 

at the State level. Mayor Blumenstock said that we must work with the neighboring 

towns so that the rules are uniform and cohesive.  

 

PAPERBOARD update 

Mayor Blumenstock provided the Board with an update on the formal challenge by 

Garden Homes to the Borough’s Housing Element. They are stating their proposal is no 

longer financially feasible and requesting increased density.  She stated that the Borough 

has retained a financial firm and the Borough will defend the challenge.  

 

INVITATION TO ADDRESS THE BOARD 

No Comments 

 

ADJOURNMENT  
There being no further business, the Board adjourned 8:00 p.m.  

 

The next regularly scheduled meeting of the Board is November 12, 2025. 
 

                                   Respectfully Submitted,  

 

       

                                    Adele C. Lewis, Board Secretary 


