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BOROUGH OF LEONIA 
Leonia Planning Board 

MINUTES 
 

October 22, 2025 7:30 PM LEONIA NEW MUNICIPAL CENTER 
 
The Borough of Leonia Planning Board held its regular meeting on October 22, 2025, at 7:30 p.m. in the Leonia Municipal 
Center located at 229 Fort Lee Road, Leonia, NJ. 
Meeting was called to order at 7:30 PM. 

FLAG SALUTE 

ROLL CALL 

MEMBERS PRESENT: Mayor Bill Ziegler, Chairman Michael DeGidio, Vice Chair Ira Gold,, Timothy Ford, Sean 
Thompson, Patrick Botten, Damee Choi, Gilbert Friedman, Haeseok Ko,  

 

MEMBER(S) ABSENT:  Councilman Christoph Hesterbrink, Rick Pumo  

ALSO PRESENT: Attorney – Dan Steinhagen; Traffic Engineer John Corak; Engineer Dipti Raja 
 

APPROVAL OF MINUTES 
Motion to Table the minutes of the August 27, 2025, regular meeting pending several edits was made by: Mayor Ziegler 
and Seconded by Mr. Botten. 
 
 All in Favor – Motion Passed 
 
Motion to Approve  the minutes of the September 17, 2025, regular meeting was made by: Mr. Friedman and Seconded 
by Vice Chair Gold. 
On roll call, the vote was recorded as follows: <<Ko is missing from the tab and there’s only 8 votes. Did he vote?>> 

Mayor Ziegler: Abstain Chair DeGidio: Yes Councilman Hesterbrink: Absent 
Vice Chair Gold: Yes Mr. Botten: Yes Mr. Ford: Yes 
Mr. Thompson: Yes Ms. Choi: Yes 

 
Mr. Friedman: Yes 

 
Motion Passes. 

Motion to Approve  the minutes of the October 9, 2025, special meeting was made by: Mr. Friedman and Seconded by 
Vice Chair Gold 
 
On roll call, the vote was recorded as follows: 
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Mayor Ziegler: Abstain Chair DeGidio: Yes Councilman Hesterbrink: Absent 
Vice Chair Gold: Yes Mr. Botten: Abstain Mr. Ford: Yes 
Mr. Thompson: 
Mr. Ko: 

Yes 
Yes 

Ms. Choi: Yes 
 

Mr. Friedman: Yes 
 

      
Motion Passes. 

NEW/CONTINUING APPLICATIONS 

PB25-05 150 Grand Promise Church–Site plan approval, tree removal, use, maximum building height, front yard 
parking, off street parking, minimum parking stall size, freestanding signs, number of signs 

The Planning Board continued the application for Promise Church, with J. Chang, an elder, providing testimony on the 
church's history, community involvement, and the critical need for expansion due to inadequate space and safety 
concerns. 

Mr. Chang detailed the church's history, and highlighted the church's extensive community involvement, including 
providing donations to local police and fire departments and opening their facility to the Leonia school system after 
Hurricane Sandy. The church's mission for the past 16 years has focused on ages 4-14, known as the "414 movement," 
which has reached millions of children globally. 

He emphasized the critical need for expansion due to inadequate space, particularly for children's religious studies, 
which currently forces them to use hallways or other rooms due to only three available classrooms for over 100 children 
The Planning Board reviewed exhibits detailing the current weekly use of the church building, prepared by Mr. Chang 
based on current operations. They clarified that the average total occupancy figures, such as 300 attendees on Sundays 
(including 100 children), are based on actual raw data collected by assigned members during each service. Mr. Chang 
explained that while the church desires growth, the current strategic plan does not anticipate an exponential increase in 
membership, and any future growth would be managed by adding services rather than expanding the facility beyond the 
current proposal. Mr. Chang outlined the church's annual events, including a summer camp and a Halloween alternative 
event. He also discussed the church's parking arrangements, including an existing verbal agreement to utilize the swim 
club's parking lot during off-season months. The proposed expansion, which includes 106 parking spaces, is expected to 
significantly improve safety and efficiency for both internal operations and external parking and traffic flow, which Mr. 
Chang believes is currently unsafe, particularly for children entering and exiting the church. The church coordinates with 
the swim club for parking and aims to formalize a cross-access agreement with the Borough, but they believe the new 
parking spaces may reduce the need to use the Borough property for overflow. 

BOARD QUESTIONS 

Mayor Ziegler inquired about the projected growth of the church, noting an 11% increase in adult congregants from 
2012 to 2025 and also raised concerns about traffic management, particularly regarding the high percentage of 
congregants who drive to Promise Church. They also questioned the potential interference of church traffic with the 
swim club's operations, especially during peak summer months. 

Chair DeGidio questioned the church's intent to rent out facilities, such as the gym, for non-religious activities like a 
men's basketball league, and whether this would be restricted. He also asked how children would be getting to Leonia 
for the Powerhouse program. 

Mr. Botten asked for clarification as to why the expansion seems larger than what is currently needed to serve the 
current congregation size. Mr. Chang clarified that the expansion size was determined by feedback from the entire 
congregation, including teachers and parents, to accommodate existing programs and specific headcounts for activities 
like Sunday school and children's programs, rather than maximizing space. 
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Mr. Friedman questioned the large number of meeting rooms speculating they might be intended as classrooms. Mr. 
Chang confirmed that the rooms, approximately 180 square feet each, are indeed designed as small classrooms for 9-10 
students per grade for Bible study and small group sessions, emphasizing their purpose for children's activities and not 
primarily for elder meetings. 

PUBLIC QUESTIONS 

Jonathan King from OGC Solutions LLP, an attorney for residents at 142 and 146 Grand Ave, asked how the proposal 
would make the site safer. Mr. Chang responded that children are currently in cramped, small areas who now need to 
meet outside, in the hallway, or in stairways. This would allow them safe spaces to learn. Mr. King clarified that he was 
asking specifically about parking. Mr. Chang said he would default to the parking expert, but that their parking plan had 
been drawn up with safety and adequate parking in mind as recommended by their professionals. 

Andrew Choi, a member of the recreation board who resides at 15 Cottage Place, inquired about Promise Church New 
Jersey's current outreach to the local Leonia community and the percentage of their parishioners and summer camp 
attendees who are Leonia residents. Mr. Chang stated that 39 Leonia families attend their church and that they focus on 
children's programs like summer camp and VBS for community outreach. Some families come from New York. He also 
inquired about the number of elders and pastors who are Leonia residents. Mr. Chang will try to get more data 

Mr. Choi also asked if Promise Church anticipates an increase in the number of buses shuttling churchgoers from Queens 
or other areas. Mr. Chang said no.  

Jean Churchill of 145 Oakdene Avenue asked about the need for so many conference rooms and open spaces. Mr. Chang 
said it was because the children needed the space and deserve the freedom to move around. She also asked about the 
easement between the church and the pool, questioning how safety would be managed with increased traffic from both 
facilities, particularly during the summer. She was informed that direct testimony would be heard regarding the 
easement. 

The Planning Board concluded the public questioning for Promise Church and carried the application to November 19th 
at 7:30 PM.  

PB25-07 308 Harold Avenue–Site plan approval 
Mark Madaio represented the applicant seeking site plan approval and variances for an expansion of a two-family 
dwelling. The existing structure at 308 Harold Avenue is a very small two-family unit with an existing garage in the rear. 
The proposed changes include removing the garage and a deck, adding an area to the side of the dwelling, and 
converting a long driveway back into pervious space. The first-floor unit is currently undersized at 722 square feet, and 
the expansion will add 799 square feet to the upper level. 

Martin Santini testified as the project’s architect and planner. The proposed first floor will include a kitchen, dining, 
living area, two bedrooms, and one bath, along with a new two-car garage. The second-floor proposed plan includes 
three bedrooms and two bathrooms, with the unit sizes meeting the required standards. The exterior will feature a gray 
stone base, exterior finish for energy efficiency, and black-framed windows. 

The building coverage is proposed to increase from 27.49% to 32.16%, while impervious coverage is reduced by 10%, 
from 57.31% to 47.31%. The front yard setback to the porch steps will improve from 14.6 feet to 16.2 feet, reducing the 
variance. The new building will be 31 feet from the rear yard, compared to the required 35 feet, but the garage will be 
eliminated. The existing side yard is 5'6", and the other side yard will be 7.5 feet from the property line; the combined 
side yards will be 13 feet, which is less than the required 27 feet. 

There is a discrepancy between the variances identified by the zoning officer in the denial letter and those identified by 
the Board’s attorney. The Board needs to clarify which variances are truly required before proceeding with testimony 
and a vote, as the zoning officer's interpretation may impact the Board's decision. The Board decided to carry the 
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application to the November 19th meeting to allow the zoning officer to review the attorney's interpretation of the 
variances. 

ADJOURNMENT 
With no further business presented, a motion to adjourn the meeting was made by Vice Chair Gold and Seconded by Mr. 
Botten. 
All in Favor – Motion Passed 
 
The meeting was adjourned at 10:11 PM. 
 
Respectfully Submitted, 
 
Andreanna Papatheodorou 
Planning Board Secretary 


