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 WORK SESSION/REGULAR MEETING OF JULY 18, 2022 

 

The meeting of the Fair Lawn Planning Board on Monday, July 18, 2022 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 first floor bulletin board of the Fair Lawn Municipal Building.   

 

Roll Call 

 

Present:   Oliver Wilhelm, Jorge Reyes, Anna Aleynick, Grant King,  Councilmember Gail 

Rottenstrich, David Mangual, Amy Hummerstone, Shana Cohen, Chairman Ari Ludzki,  Larry 

Metzger   Absent:  Joseph Mele  

 

Also present:   Board Attorney Gregg Paster, Board Engineer Lyra Knust, Board Secretary Cathryn 

Hochkeppel 

 

Hearing relative to Non-Condemnation Area in Need of Redevelopment, 22-11 Route 208, Block 

4903, Lot 2 

 

Ronald Reinertsen, professional planner, was sworn in.  He testified that this matter was referred 

to the Planning Board by the Borough Council.  CME was contacted to conduct the study that was 

distributed to the members.    He explained the procedure.   In the event the Planning Board 

makes the recommendation to the Council that the area is need of the redevelopment, the Council 

will then decide whether to adopt a resolution so stating.   He explained that the preliminary 

investigation involves analysis of the property to determine if it meets the statutory criteria 

necessary.    They also look at the surrounding uses.  He explained all the documents they 

reviewed in order to conduct the study.   Planner Reinertsen explained that there is statutory 

criteria a through h.  He said he would explain the criteria that apply to the property.  Mr. 

Reinertsen stated that criteria “a” is the generality of buildings are substandard, unsafe, 

unsanitary, dilapidated or obsolete or are so lacking in light, air, or space as to be conducive to 

unwholesome living or working conditions.   This building was constructed in 1958 and it has 

become obsolete for the function which it was designed.  Mr. Reinertsen stated that wear and tear 

are clearly visible in the outside parking and loading area.  There are extensive water leaks 

throughout the facility which Mr. Reinertsen saw when he toured the facility.  Criteria “b” includes 

the discontinuance of the use of a building previously used for commercial manufacturing or 

industrial purposes and the abandonment of such building.   Mr. Reinertsen stated that the 
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operations of the former Nabisco facility were shut down in 2021 and the property has been sold.  

The facility is no longer in active operations producing baked goods.  Criteria “d” includes areas 

with buildings or improvement which, by reason of dilapidation, obsolescence, overcrowding, 

faulty arrangement or design, lack of ventilation, light and sanitary facilities, excessive land 

coverage, deleterious land use or obsolete layout, or any combination of these or other factors, 

are detrimental to the safety, health, morals or welfare of the community.    Mr. Reinertsen 

explained that the facility was shut down in 2021 due in great part to obsolescence as well as 

increased deterioration.   The facility is not suited for an adaptive re-use.  Rehabilitation of the 

facility would cost between $45,000,000 and $55,000,000 and would result in a Class C industrial 

facility that would command rents 50-75% below current industrial rents in the area.   It was 

custom built.    Criteria “h” is the designation of the delineated area is consistent with smart 

growth planning principles adopted pursuant to law or regulation.   Redevelopment would 

advance smart growth planning goals.  The importance of this industrial development area is vital 

to the economic health of Fair Lawn.   The Borough would not like to see the property lay 

dormant.    Mr. Reinertsen concluded that the area meets the criteria of a, b, d, and h.    

 

Chairman Ludzki referred the matter to the Board members for questions. 

 

Amy Hummerstone asked how many criteria the property has to meet to be declared in need of 

development.  Mr. Reinertsen stated that the study area only has to meet one criteria.     Ms. 

Hummerstone stated that she was not sure it met all of the criteria since it was still being 

occupied.   Mr. Reinertsen stated that there currently is a skeleton staff there to wind things 

down.  Ms. Hummerstone asked if the property couldn’t be converted.  Mr. Reinertsen said there 

are thousands of steam pipes that are leaking.     He said the monthly costs for the building are 

enormous.   Ms. Hummerstone asked what the goal is for declaring the area in need of 

redevelopment.  Mr. Reinertsen said that it gives the borough more flexibility.  Mr. Reinertsen also 

explained that the Planning Board can decide whatever action or non-action it wishes to take.    

 

Chairman Ludzki asked what the advantages are to designating the area in need of redevelopment 

rather than not doing anything and letting the property owner develop it on its own.   Attorney 

Paster explained that it gives the Borough Council more flexibility over the development.    A 

developer could come along with a plan contrary to the Council’s vision for this property.   A 

redevelopment designation gives the municipality a lot more authority over the ultimate 

disposition of the property.   Chairman Ludzki asked if there are any advantages to the developer.   

Attorney Paster explained that sometimes there are tax abatements but that is up to the Council.   

The other advantage is that the developer already knows what the municipality is seeking.     
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Oliver Wilhelm stated that the facility is outdated and he was in favor of designating it in need of 

redevelopment.   

 

 Amy Hummerstone asked if there will be another subcommittee for this property and Attorney 

Paster explained that if the Council refers it back to the Planning Board for recommendations for 

the redevelopment plan, there would likely be another subcommittee.    

 

Councilmember Rottenstrich stated that she wanted the property to remain industrial and not 

turn residential.  She also wanted the board to be authoritative as to the development of the 

property and not have someone dictate how it should be developed.   

 

Chairman Ludzki opened the matter to the public.   

 

Pamela Coles, 13-34 George Street said that the structure lacked maintenance to keep it state of 

the art.   She was concerned that an overlay zone would be spot zoning.   She stated that residents 

enjoy the green grass and hoped that they could keep the footprint of the building since it is huge.     

She suggested that an amazon warehouse could fit into that footprint since it is so enormous and 

there would still be greenery.    

 

Chairman Ludzki stated that this board has always been advocates for green space.  He stated that 

they encourage the applicant to go above and beyond what is required.   There are specific 

ordinances relative to the size of the building based upon the size of the property.   He explained 

that the process the Board is going through now is to decide if the area is in need of 

redevelopment.   The Board is not yet at the stage for a vision.   He added that no one wants an 

industrial look right up against the highway.    

 

Ms. Coles stated that if they maintain a similar footprint, it will be an attractive site.   Chairman 

Ludzki stated that there are ordinances on the books that will prevent it from becoming a cement 

wall on Route 208.    

 

Upon motion by Grant King and a second by Shana Cohen,   it was unanimously agreed to 

recommend to Council that they declare the site an area in need of redevelopment, non-

condemnation.   AYES:  Jorge Reyes, Anna Aleynick, Grant King, Councilmember Gail Rottenstrich, 

David Mangual, Amy Hummerstone, Shana Cohen, Chairman Ari Ludzki, Larry Metzger   
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Approval of minutes 

 

Upon motion by Oliver Wilhelm and a second by Anna Aleynick, the minutes of the meeting of 

June 13, 2022 were unanimously approved.  AYES: Jorge Reyes, Anna Aleynick, Grant King,  

Councilmember Gail Rottenstrich, David Mangual, Amy Hummerstone, Shana Cohen   ABSTAIN:  

Chairman Ludzki, Larry Metzger 

 

General Public Comment 

 

Chairman Ludzki opened the matter to the public.   

 

Alena Grushinskiy, 11-06 Alexander Avenue, stated that the unaffordable rent in housing market is 

forcing millennials to live home with their parents which is not her choice.   She stated that she is 

part of a generation that can’t afford to be an adult because of the housing system.   She stated 

that in Japan they started a micro apartment program.   Jersey City has begun this type of program 

as well.   She addressed this concern at Fair Lawn Environmental Commission and with Joseph 

Mele.   Chairman Ludzki thanked her for her comments.    He stated that he wants his children to 

be independent.   He stated that unfortunately there is not a whole lot this Board can do to 

develop that type of housing in Fair Lawn.    They can encourage the developer but they would 

need a developer who would be interested in that type of housing.    

 

Pamela Coles, 13-34 George Street, stated that she kept the report on the Clariant property and 

she made three copies if anyone would like them.    It gives detailed information.    She is 

concerned that building on that property could cause issues.   

 

Approval of escrow bills 

 

Upon motion by Larry Metzger and a second by Grant King, the escrow bills were unanimously 

approved.   AYES:  Jorge Reyes, Anna Aleynick, Grant King, Councilmember Gail Rottenstrich, David 

Mangual, Amy Hummerstone, Shana Cohen, Chairman Ari Ludzki, Larry Metzger   

 

13-13 River Road and 13-09 River Road; Block 5610, Lots 29 & 30 and Lots 27 and 28  
 
Shana Cohen and Larry Metzger recused themselves from this application and left the meeting. 
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Jeffrey Kantowitz appeared on behalf of the applicant and explained that this is a continuation 
from the previous hearing.      Mr. Kantowitz explained that they revised the plans.    There are 
now six units.    He reviewed the prior testimony.      He explained that the engineer is going to 
clarify the location of all the spaces.   The planner will discuss the variances.   He stated that the 
application is consistent with the Fair Share Housing Agreement that Fair Lawn entered into.     
 
Engineer Robert Weissman was reminded that he was still under oath.   Mr. Weissman stated that 
there will be four parking spaces along the rear with the first space being a handicapped space.   
There will be a walkway to the front of the building from that space.   The dumpster is on the 
neighbor’s property at 13-05 River Road.   Mr. Weissman redrew the site plan to show the 
dumpster and parking area.  There will be assigned parking spaces for all of the residences.  There 
are ten spaces underneath the building.   The drawing dated 6/10/22 revised through 7/6/2022 
was marked as Exhibit A-8. 
 
Councilmember Rottenstrich asked about the numbered parking spaces on the other property and 
it was clarified that they were not spaces for 13-13 River Road.    Anna Aleynick asked the 
difference between the previous drawing and the current drawing and Mr. Weissman explained it 
was the addition of the dumpster.    The easement was discussed at length.  Board Attorney Paster 
did not see a problem with the easement. 
 
Creigh Rahenkamp was sworn in and qualified as a professional planner.  He testified that he 
reviewed the application, the zoning code, master plan and housing plan.   He heard the testimony 
of the previous witnesses and incorporates that testimony.   Mr. Rahenkamp explained that the 
River Road Corridor plan began in 1982 leading to the overlay zone which had a few amendments.   
The corridor needed a lot of attention and revitalization.   It was successful and the master plan 
logs the successes.   The zone calls for flexibility and the goal is to convert single family houses into 
new mixed-use developments.  It is part of the master plan.   The settlement agreement calls out 
for the overlay to create fifty affordable units over time.   It also triggers some COAH regulations.  
The original intention was to be more of the same type of development.   The parking situation has 
changed.    He suggested that there were options for the Borough.   One was to relax the parking 
standards.   He stated that Fair Lawn’s standard of five spaces per 1,000 square feet for retail was 
very high.  Generally, it is closer to five spaces per 5,000 square feet.    The other option is to pause 
development.  They have strategically reduced the size of the building.    He explained that with 
two parking spaces per unit plus the retail area, 17 parking spaces are required pursuant to the 
ordinance.   They are providing 14 so there is a three parking space variance that is being 
requested.   He felt that there is sufficient parking.   Stacked parking will work as the cart ways are 
standard size.    There is no difference in Fair Lawn’s code relative to the parking requirements for 
affordable units.  Mr. Rahenkamp testified that affordable units only need one space.   He stated 
that this is borne out historically.   He has dealt with many affordable developments but one 
parking space per affordable unit is sufficient.   He stated that normally those who qualify for 
affordable housing are families with a single earner.    The threshold is fairly high in this area.   It is 
a one income family with children.   They are providing an EV space which is a bonus credit.    They 
are also closing a driveway.  They will be providing an extra space on River Road by closing the 
driveway.    He testified that he believed that the parking would be sufficient.     Parking on the 
side yard is prohibits.   Although they technically don’t have parking in the side yard, the rear 
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parking infringes on the side yard so it is counted as side yard parking.   They are also seeking a 
side yard setback.  Mr. Rahenkamp stated that if you have a driveway, you are required to have a 
12 foot side yard which makes sense.   The code allows for a zero foot setback on the other side 
but you are not allowed to have two zero feet side yards.   Fair Lawn’s code does not state what 
the side yard should be if you don’t have a driveway.    He said, technically, they could have had a 
six inch setback since the ordinance is silent when there is no driveway.   They have access to a 
driveway through the easement.    The ordinance did not contemplate the possibility of not having 
a driveway.    A variance is also needed for the lack of a loading zone.  Mr. Rahenkamp testified 
that loading zones aren’t necessary for a building of this size.   He explained that management will 
schedule the moving in/out and will get a move in permit to block off an area on the street as is 
done in most buildings of this size.    Planner Rahenkamp explained that the ordinance states that 
the second floor should only extend two feet over the ground level footprint.  Also, no parking is 
permitted under the building.  On all the mixed-use approvals on River Road, this variance was 
granted to allow parking under the building and to allow the second floor to exceed the ground 
level footprint by more than two feet.    If this regulation was followed, the retail would be very 
large.    Retail has changed over the years and smaller spaces are desirable.   In addition, it would 
require more parking if the retail were bigger which is a problem that can’t be solved.      As a 
rental development, it should have a 15% set aside.  They need the variance because they are 
supposed to comply with UHAC which requires various size units and that the units are spread 
over the different categories of low, very low and moderate.   Mr. Rahenkamp stated that they 
cannot comply with UHAC with one unit.    Mr. Rahenkamp said that he reviewed Fair Lawn’s 
housing plan and noted that there are many credits for alternative housing such as group homes, 
etc., which are considered low and very low.   His suggestion is to allow the three-bedroom unit to 
be a moderate unit.   They will follow UHAC with regard to income limitations, advertising, etc.    
Overall, he testified that the variances qualify under criteria C(2) as they are all practical variances.  
They are delivering an affordable unit.  They are also converting a single family residence into a 
mixed use development which is a stated goal.   He does not believe that any of these variance 
impair the zoning plan.   It will be an improvement and is a positive development for the 
community.   The benefits substantially outweigh any detriments.    He stated that a three 
bedroom affordable unit is greatly desired.   
 
Chairman Ludzki stated that when Mr. Rahenkamp spoke about the parking issues the community 
faces, he noted two options.   Chairman Ludzki stated there was a third option which was for the 
Board to consider and grant variances.    It is important to look at each case individually.    Mr. 
Rahenkamp stated he agreed with Chairman Ludzki but he suggested that some of the parking 
requirements are outdated.  He used as an example the one space for 200 square feet for retail 
which he said is very high.       Chairman Ludzki asked about the tandem parking.  Mr. Rahenkamp 
stated the tandem pair will go with each unit.  If they only have one car, they will still have two 
spaces.  The spaces will be designated.    Mr. Rahenkamp reviewed the parking situation and 
stated they get a credit for the EV parking space which reduces the requirement to 16 spaces.   
The affordable unit needs only one space, and they are creating a new space on the street.  
Although a variance is required, Mr. Rahenkamp testified that he believed there was adequate 
parking.           
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Grant King stated he did not think that having a single bus line and a train station over a mile away 
creates a significant bonus versus being within a half mile of the train station.   He was concerned 
about guests.   Mr. Rahenkamp stated that there is downtown parking on the street.   Mr. King 
thanked Mr. Rahenkamp for his thorough testimony.    
 
Anna Aleynick was also concerned about the parking.   She confirmed that all the units are three 
bedrooms so the affordable could only be a three bedroom.     Mr. Rahenkamp replied that he was 
speaking to the issue that three bedroom affordable units are hard to come by and are rare in the 
overall housing plan.  
 
David Mangual asked about the parking space being created on the street.   Mr. Rahenkamp 
explained that they will be eliminating a driveway and that will create street parking. 
 
Councilmember Rottenstrich asked about 13-09 River Road and was told it was five units.   She 
also noted that although they eliminated a unit, the plan went from 17 bedrooms to 18 bedrooms.    
Councilmember Rottenstrich asked why the affordable unit should be moderate versus low or very 
low.   Mr. Rahenkamp replied that he reviewed Fair Lawn’s plan and there were many credits for 
group homes and other facilities that are considered to be low and very low.   This would be a 
balance.  Since they only have one, they have to pick the type of unit it will be.  Councilmember 
Rottenstrich asked about the legality of providing just one spot for the affordable unit.   Attorney 
Paster stated that it can be done and would be noted in the lease.   Engineer Knust stated that 
basically the Board would be granting a variance for a residence to have one space rather than 
two.       Oliver Wilhelm was concerned about the car movement.   Mr. Rahenkamp stated that it is 
a full width cart way.  He said many of the applications he sees, they limit the size of the cart way. 
Someone can pull out and there is room for another to pass.   Jorge Reyes stated that the 
testimony resolved many of his questions. 
 
Pamela Coles, 13-34 George Street, stated that in a three bedroom affordable unit, if someone 
wants to have a roommate, there could be two cars.    Mr. Rahenkamp stated that the affordable 
unit has to be income qualified so if there are too many workers in the household, they would not 
qualify.    She mentioned that Hoboken has a parking issue.    She was concerned that a family 
could have more than two cars.   Mr. Rahenkamp stated that the tenant will know ahead of time 
that there are only two spaces allotted to the unit.   If they have three cars, they won’t rent there.  
She noted that when she was in the lot next door, there was a large truck which took up two 
spaces.    She asked about unloading supplies and/or furniture.    Mr. Rahenkamp replied that in 
the unusual event that someone needs to unload, they will obtain an event permit for street 
parking.  Typically, the police will come out and put up cones for the hour or two that the space is 
needed.   Ms. Coles commented that it is very tight in the rear.    Mr. Rahenkamp stated that there 
is a full cart way, similar to a grocery store.      Mr. Kantowitz asked if Ms. Coles was familiar with 
the parking standards for Hoboken.   Ms. Coles stated she wasn’t familiar with the regulations but 
was familiar with the parking situation.    Chairman Ludzki asked if the parking spaces were of legal 
size and was told that they were.   Oliver Wilhelm asked how wide the walkway was and Mr. 
Weissman stated it was four feet.   
 
No other public wished to be heard.   
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Chairman Ludzki recessed the meeting at 9:05 for ten minutes.  The meeting was reconvened with 
everyone present as previously stated.  (Larry Metzger and Shana Cohen had recused themselves).     
   
Jeffrey Kantowitz reminded the board that they reduced the size of the development.   Mr. 
Rahenkamp gave evidence for granting the variances.  The applicant listened to the Board and 
substantially changed the plan to address the Board’s concerns.   Mr. Kantowitz stated that a three 
bedroom affordable unit addresses some of the borough’s needs.  They are very sought after.      
The overlay zone calls for flexibility.   This accomplishes the goal of eliminating a single house use 
and creating a mixed-use development.   He stated that River Road has changed drastically over 
the years and is much improved.     They are prepared to contribute to the landscaping of the strip 
by the curb.   This is not contrary to the zone plan.     The statutory criteria has been met for the 
Board to grant the variances requested.   
 
Chairman Ludzki reminded the board members that their decisions should be based upon the 
variances requested and not on matters not in the Board’s purview.   
 
Gregg Paster listed the various variances that would be granted if the application is approved.   
They included parking variance, one spot for one unit, side yard setback, parking on side yard, 
parking under the building, the cantilever more than two feet and that the affordable unit be 
moderate.    
 
Chairman Ludzki opened the matter to the public. 
 
Pamela Coles, 13-34 George Street, asked about the trash.  She stated that if there is a fire, there is 
an elevator and only one stairway, the people won’t be able to get out.   She also asked about the 
windows and lack of light.   She asked where guests could park.   Also she stated that the applicant 
did not address the zero setback.   She also asked if the overlay zone created spot zoning.    She 
stated that the zero setback will start a precedence. 
 
Gregg Paster stated that each property is considered individually and no one approval of a 
variance will create a precedent.   He stated that an overlay zone is the opposite of spot zoning as 
it encompasses an area of the town to encourage affordable housing.     
 
Jeffrey Kantowitz stated that the issue of the trash was discussed.   There will be a trash room and 
management will see that it is placed at the curb.   There was testimony by the planner relative to 
the setbacks.   
 
Chairman Ludzki asked for a motion to approve the application.    David Mangual moved that the 
application be approved and Chairman Ludzki seconded the motion.  AYES:  Jorge Reyes, David 
Mangual, Chairman Ludzki NAYS:  Amy Hummerstone, Oliver Wilhelm, Councilmember 
Rottenstrich, Anna Aleynick, Grant King 
 
Subcommittee reports 
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Design guidelines 
 
Any Hummerstone stated that they had a meeting and went through another section.   
 
Dealz property Redevelopment 
 
Oliver Wilhelm stated they had a good meeting tonight.  Comments will be sent to the planner for 
a few changes.  Oliver Wilhelm thought they would make a presentation to the Board in the near 
future.   Ms. Hochkeppel asked that she be notified when they are in a position to do a 
presentation so that she can distribute it to everyone and place it on the agenda.   
 
Stuart Liebman stated that they are working with a tight schedule.  The Council meeting has been 
changed to the 9th.   The Board’s recommendation would need to be conveyed to the Council prior 
to the meeting.      Mr. Liebman explained that once the Council adopts the redevelopment plan, 
then the developer will come to the Planning Board with an application.   
 
Chairman asked that anyone who was not going to make the August 8th meeting to please let 
Cathy know.    
 
Pamela Coles, 13-34 stated she is excited for this site to be redeveloped.   She appreciates the 
effort put into this matter.   In response to her question, Chairman Ludzki stated the 
subcommittee meetings are not public meetings.   She thanked all for their service.   
 
Adjournment 
 

Upon motion by Grant King and a second by Anna Aleynick, the meeting was unanimously 

adjourned at 10:30 p.m. 

 

Respectfully submitted, 

 

 

Cathryn Hochkeppel 

Secretary of the Planning Board 

 


