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 WORK SESSION OF JUNE 15, 2020 

 

The work session of the Fair Lawn Planning Board on Monday, June 15, 2020 was called to order at 

7:00 p.m. by Chairman Ari Ludzki in the Council Chambers of the Fair Lawn Municipal Building.   

 

The notice of the Open Public Meetings Law was read stating that the newspapers were notified 

and a notice posted on the web site and on the first floor bulletin board of the Fair Lawn Municipal 

Building.      

 

Roll Call 

 

Present:    Chairman Ludzki, Vice Chairperson Joseph Mele (virtual), Deputy Mayor Gail Rottenstrich 

(virtual), Amy Hummerstone (virtual), Larry Metzger (virtual), Grant King (virtual), Aaron Salma 

(virtual), Shana Cohen (virtual), Antonio Garcia (virtual).    

 

Also present:  Board Attorney Gregg Paster (virtual), Engineer Jeffrey Morris (virtual), Planner 

Maryann Bucci-Carter (virtual) and Board Secretary Cathryn Hochkeppel   

 

Application carried 

 

Chairman Ari Ludzki announced that the application of JQM, 8-14 Saddle River Road, will be carried 

to the July 13th meeting at 7:30 p.m. without further notice. 

 

Proposed amendment to Oster Fair Lawn Properties application. 

 

Jeffrey Morris explained that there are two changes to the site plan.   One is a very minor increase 

in façade height from 32.17 feet to 34.08 feet which is still within the permitted height.  The other 

change is adding a mezzanine for employee meetings and employee services.  It is 2,900 square feet 

which could result in requiring 15 more parking spaces.  He wanted the Board to be aware of it.  

Andy Kohut (virtual) appeared on behalf of the applicant.  He explained that the mezzanine is not a 

traffic generator.   It is for existing employees and does not generate traffic to the site.   They are 

asking for a height change in one portion of the building.   Mr. Kohut indicated that if the mezzanine 

is not counted toward the parking demand, they comply with parking and the changes would not 

create a variance.   He also indicated that they want to get this building up and running as soon as 

possible.   Mr. Kohut informed the Board that Anthony Guzzo who is the architect and Jeff Martel 

who is the site engineer are available.     
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Anthony Guzzo (virtual) stated that the front vestibule is a little larger.  They were trying to 

consolidate the entrance and exit.  The width of the entry is being increased.   It creates an enclosed 

area for the shopper as they enter.    Mr. Guzzo explained the mezzanine is now located in the 

westerly corner of the building.   It contains employee offices, an employee lounge, restrooms and 

a security office.   There are two means of egress.   There is an inside stair, an elevator, and added a 

secondary exit that goes out the side.   It is not increasing selling space or retail space.     It is a similar 

building to the one that is approved.  There is an expanded mezzanine and vestibule.   It is all 

underneath the canopy of the building.    The height change is one small specific area and is a 

decorative element to break up the building.    

 

Jeff Martel stated that from a site plan standpoint, the changes are very minimal.   They did change 

the ADA spaces based upon the vestibule change to make the access easier.   Mr. Martel stated that 

none of the changes have a substantive change to the site plan nor require any relief. 

 

Jeffrey Morris commented that he believed there was sufficient parking on site.   Mr. Paster stated 

that if these changes are approved, he would prepare an amendment to the resolution so that there 

is something in writing demonstrating the field changes approved by the Board. 

 

Joseph Mele stated he has no issue with the parapet.   He asked if the retail square footage changed 

and was told none of the retail components change.   The mezzanine is for the employees that would 

be there in any event.    Mr. Kohut explained that the applicant currently complies with the required 

parking.     Mr. Morris explained that the retail space has not changed and the mezzanine will not 

result in additional traffic.   Mr. Paster pointed out that the applicant is not adding employees.  Mr. 

Kohut explained that there is no increase in building coverage. 

 

Deputy Mayor Rottenstrich asked if the space was for employees on premises or if additional 

employees would be brought in.   Mr. Kohut explained that this would not be corporate offices and 

the space would be only for employees on site. 

 

Ms. Hummerstone asked if this space would be open to the public in any manner.   Mr. Kohut stated 

that it would not be open to the public.   He added that the applicant would have no problem if this 

is stated in the resolution as there is no intention to allow the public access.  Ms. Hummerstone 

asked if the depth of the vestibule increased and was told no.   The vestibule falls under the existing 

canopy and does not increase building coverage or impervious coverage.   

 

Larry Metzger commented that he has no problem with the changes.  Antonio Garcia asked why 

these changes weren’t on the original plans.   Mr. Guzzo explained that there was a rethinking of 
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the access after approval.   Grant King stated that he supports the project.  Shana Cohen and Aaron 

Salma indicated that their questions had already been answered.    

 

Chairman Ludzki stated that he would like the written resolution to specifically state that there will 

be no public access to the mezzanine.   Mr. Kohut commented that the determination would be that 

the Board agreed that these field changes are approved.   Mr. Paster stated his intention was to 

state that no variance is needed as this is not an increase in the retail area. 

 

Antonio Garcia moved that the changes be approved and classified as field changes and Larry 

Metzger seconded the motion.   AYES:  Chairman Ludzki, Vice Chairperson Joseph Mele, Deputy 

Mayor Gail Rottenstrich, Amy Hummerstone, Larry Metzger, Grant King, Aaron Salma, Shana Cohen, 

Antonio Garcia.    

 

Mr. Kohut thanked the Board for their time.   

 

Proposed Senior Overlay Zone 

 

Maryanne Bucci-Carter stated that a presentation was given by Mr. Liebman to the Council.  The 

Council seemed to think it was a concept that should be investigated further.   This proposal is very 

conceptual.  Ms. Bucci-Carter said that it doesn’t mean that it is a bad idea, it is just that additional 

information is required.   The master plan may also need to be amended.   She noted there would 

be an affordable housing element to this development pursuant to the ordinances recently 

reviewed by this board.   Ms. Bucci-Carter also mentioned the NJ Future Age-Friendly initiative which 

should be addressed.   The suggestion would be that they partner with that group.   Ms. Bucci-Carter 

stated that the proposed ordinance was a skeleton.  She commented that although the proposed 

ordinance was not bad, it needs more detail.   She stated there should be a definition as to why the 

senior development is “special”.    Ms. Bucci-Carter said that they would need to apply the overlay 

zone to every site within the zone that would qualify.   She also believed that there should be a 

minimum number relative to indoor and outdoor amenities.    She also added that there is a trend 

to making industrial sites more livable.   This is one of the places where housing could make it better 

and it should be further investigated.   She stated that it seems like a good idea, but more details 

need to be provided. 

 

Stuart Liebman (virtual), attorney for the proposed developer, explained that the Kushner 

Companies owns 19 and 15 Pollitt Drive which is a little shy of 8 acres.   They are going through 

change, are empty or are under-utilized which has a lot of ramifications for the property owner and 

the municipality.  .  He stated he has seen ordinances with less detail.   His client has been leaning 
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toward redeveloping this property to multi-family for the last two years.  This is not a typical assisted 

living and not a nursing home.   It is senior living that has some amenities and has some assistance.   

They are well located for something other than an industrial use.      They believe that they are 

bringing in something that will benefit the town.   They would like to meet with the planner to 

discuss if they are consistent with the master plan.   We do need to share a little more information 

with you.   Before spending the time and money to put together a presentation which is extremely 

expensive, they wanted to know whether the Board was receptive to the idea.   They know that the 

governing body is receptive.   The senior advisory committee is very much in favor of this concept.   

Mr. Liebman noted that they lost a lot of time due to Covid.   They would like to get feedback from 

the Board regarding this concept.   They would also welcome the opportunity to get together with 

Maryann to frame out a more formal ordinance.      Mr. Liebman explained that neither of the 

properties are located near single family residential areas.   There are multi-family properties toward 

the train station.   Most of the property is surrounded by industrial uses.      

 

Chairman Ludzki asked the Board members their opinions.   Deputy Mayor Rottenstrich indicated 

that the Council is excited about this project.   They know senior housing is needed.   It is a big project 

and we should get it done in the right way.      Walkability and sustainability are important.    

 

Amy Hummerstone asked about other properties that might qualify for this type of development.   

Mr. Liebman replied that the borough would want to avoid spot zoning but there can be parameters 

such as the size of the property, geographic location (such as within a certain distance of the train) 

and other conditions that would limit the number of properties that would qualify.  The overlay can 

also impose certain elements and controls to prevent the over development of this use.   

 

Joseph Mele stated that this appears to be a good use for this site considering its proximity to the 

train station and the size of the site.   Mr. Mele thinks it is important to have amenities.   He also felt 

that 85% impervious coverage seemed high.   He believed that the concept is a good one.    

 

Maryanne Bucci-Carter commented that the master plan may need to be amended to accommodate 

the ordinance change.   A concept plan might be helpful here showing how it would connect to the 

other communities.   Stuart Liebman agreed and stated that was done with The Promenade. 

 

Antonio Garcia stated that the location seems ideal considering the proximity of many amenities.   

Shana Cohen stated that she always thought this was an under-utilized area and is excited that 

someone is interested in revitalizing it.   It would be a nice connection to The Promenade.   She also 

added that there is a need for senior housing in town.      
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Mr. Liebman stated he would like to proceed quickly.  Chairman Ludzki stated that there doesn’t 

appear to be any objection to this idea.   Deputy Mayor Rottenstrich that this could be a great project 

for Fair Lawn.  She would like to see a little more green as compared to The Promenade.     

 

Mr. Liebman thanked the Board for their time.    

 

Approval of minutes 

 

Upon motion by Joseph Mele and a second by Antonio Garcia, the minutes of the May 18, 2020, 

special meeting were unanimously approved.  AYES: Chairman Ludzki, Vice Chairperson Joseph 

Mele, Deputy Mayor Gail Rottenstrich, Amy Hummerstone, Larry Metzger, Grant King, Aaron Salma, 

Shana Cohen, Antonio Garcia.    

 

Chairman Ludzki thanked Joseph Baladi for his service.   He also thanked Brent Pohlman who put a 

lot of time and effort into the Planning Board.  Chairman Ludzki added that his expertise will be 

missed.   Deputy Mayor Rottenstrich thanked both former members.   She also noted Brent 

Pohlman’s long time commitment to the Planning Board and stated it will be a loss to the Borough. 

 

Adjournment 

 

Upon motion by Antonio Garcia and a second by Grant King, the meeting was unanimously 

adjourned at 8:30 p.m.      

  

Respectfully submitted, 

 

 

Cathryn Hochkeppel 

Secretary of the Planning Board 

 

    


