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 SPECIAL MEETING OF AUGUST 31, 2020 

 

The special meeting of the Fair Lawn Planning Board on Monday, August 31, 2020 was called to 

order at 7:30 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:    Chairman Ari Ludzki, Deputy Mayor Gail Rottenstrich,  Amy Hummerstone, Larry Metzger, 

Grant King,  Vice Chairman Joseph Mele, Anna Aleynick, William Maury Absent:  Oliver Wilhelm, 

Shana Cohen, Aaron Salma, Deputy Mayor Rottenstrich 

 

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

Hochkeppel   

 

Storage Platform, LLC; 16-09 & 16-17 Route 208; Block 4711, Lots 5 & 6 

 

Attorney Jason Tuvel appeared on behalf of the applicant.   He thanked everyone for attending the 

special meeting.   He explained that the application is for a self-storage facility.  He stated that this 

is the culmination of effort between the Council and the developer starting in 2019.  The applicant 

met with the Council several times and also with the neighbors.    The site was rezoned in early 2020.   

The application complies with all the conditional use terms.   The application meets or exceeds all 

of the requirements.  He further explained that they comply with all the setbacks, buffers and height 

requirements and actually exceed them.   They submitted the application several months ago and 

have had time to revise the plans in accordance with the Board Engineer’s original review letter.  

Currently, the application complies with the Engineer’s most recent letter although certain 

testimony is required.    He stated he planned on calling three expert witnesses, namely Engineer 

Brett Skapinetz, Traffic engineer Corey Chase and Planner Keenan Hughes. 

 

Attorney Tuvel noted that he had provided the proof of publication and legal notice to the Board 

Secretary. 
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Chairman Ludzki stated that he would like to have testimony of the three witnesses before 

proceeding with questioning by Board members or by the public as some questions may be 

answered by additional witnesses. 

 

Brett Skapinetz from Dynamic Engineering was sworn in and qualified as an expert engineer.   

Engineer Skapinetz presented Exhibit A-1 (a colorized version of the aerial exhibit dated 8/21/2020).  

He explained it gives a broader view of the surrounding areas and the property.   The property is 

located within the B-3 zone.  He explained the surrounding area.   He stated that currently there is 

a single family residential home and an old office building on the site.  There are three curb cuts 

from Route 208.   The buildings have limited utilities.  There is a septic system which will be 

abandoned.  There is currently nothing on the site to contain storm water.      Exhibit A-2 was 

presented which is a colorized version of the site plan and superimposed landscaping plan dated 

August 31, 2020.    He explained the site plan in detail showing the paved areas, sidewalk, 

landscaping and building areas.   There is a 900 square foot office space.  There is a one-way 

entrance.  He explained the traffic flow.   There are 7 parking stalls on the left hand side.   There is 

an area to the right containing two loading spaces inside the building.  The vehicle can then exit onto 

Route 208 in a southbound direction.   The hours of operation are 6 am to 10 pm.  Between 9 am 

and 6 pm the office is open.   There will be one to two employees in the office.     There will be a key 

pad for entering the building when the employees are not there.  It will also be monitored remotely.   

He also stated that there will be a transformer and a trash enclosure.     Trash and recycling is 

scheduled and done by a private hauler.    He also explained the pedestrian flow and the sidewalks.   

There are emergency egress doors.   He explained that there are fences on either side of the building 

that continue around the entire rear of the site and there will be gates on the side.  No public will 

be allowed around the building.   There will be cameras in the back.  There will be no lights in the 

rear.   Only the employees can open the gates for landscaping maintenance.   He explained that the 

walkway is five feet to four feet wide which he testified is more than adequate but requires a waiver.   

He explained the drive aisles are compliant,   Mr. Skapinetz explained that utilities will be provided 

to the building.   He testified that they are compliant with side yard setback at 24.3 feet rather than 

15 feet.   They are exceeding the requirement by 10 feet.   It allows for access around the building 

to maintain the landscaping.   Trees will be planted and a guaranty will be provided.   The grass strip 

will need to be maintained.   They are compliant with regard to building height.   

 

Mr. Skapinetz explained the landscaping including a solid row of evergreen trees.   In the front will 

be deciduous trees.  They will be providing more adequate shading of the parking stalls per the 

engineer’s review letter.   There will be additional perennial and annuals in the beds.   
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Mr. Skapinetz explained the lighting.  There will be no lighting on the sides and rear.   There will be 

three fixtures in the front.   He will work with the Engineer to make sure that they meet the 

Borough’s requirements.   There will be no light spillage onto the residential neighbors.    All of the 

fixtures are facing toward 208.   All of the activity is in front of the building with the exception of the 

time the landscaper comes on occasion.    

 

Mr. Skapinetz explained the grading and storm water management.   He indicated that it will be an 

improvement to the residential neighbors.   The majority of the run off will now be brought to a pipe 

connected under 208.   They will seek DOT approval along with the proposed driveways.   The run 

off will be significantly reduced.   The applicant will comply with the Board Engineer’s comments.    

 

Mr. Skapinetz pointed out the three building mounted signs and the monument sign.     Mr. Skapinetz 

also indicated that an underground storage tank will be removed in accordance with all the 

standards that apply.   There is a septic system on the site which will also be abandoned in 

accordance with requirements and standards.   

 

Mr. Skapinetz explained that these are climate controlled units where no hazardous materials are 

permitted to be stored.   The site is monitored.  There will be no patrons in the building after 10 p.m.   

There is monitoring and motion detection devices.   There is 24 hour security.    There are small 

deliveries once or twice a week.    There is a template for the fire truck which will have access. 

 

Mr. Skapinetz explained the Architectural plans A101 through A107.  Sheet A105 was marked as 

Exhibit A-3 which was superimposed upon the site plan.   He explained the roof plan.  There is a 

three foot parapet and the location of the units will be screened from view from all angles of the 

building.    He also explained the elevations and façade.     Mr. Skapinetz also explained the 

decorative units which are faux units and are only accessible by the operators and not the public.   

It shows the type of units available and also breaks up the building.       Exhibit A-4 was sheet A106 

showing the faux units in the corners.      

 

Engineer Skapinetz testified that there is a great deal of vegetation on the neighboring properties 

that will remain in addition to the landscaping that will eventually be installed by the applicant.     

Sheet A107 was marked as Exhibit A-5.   Mr. Skapinetz explained this was a depiction of the fence 

and the evergreen screen.    

 

Corey Chase was sworn in and qualified as an expert traffic engineer.   He referenced Exhibit A-2.   

He explained the traffic flow and the entrance and exit.   He explained that the NJDOT will be 

reviewing their application which has been deemed complete.   He also referenced a traffic impact 
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statement dated June 4, 2020.   Mr. Chase reviewed the traffic impacts, the on-site circulation and 

traffic flow.   He explained the report in detail including the trip generation data.    He explained that 

there is not a significant increase in traffic.   Mr. Chase added that storage facilities are on the low 

end of traffic generation.    A garbage truck and fire truck can adequately traverse the site.    Mr. 

Chase testified that this is a low intensity traffic volume use.    

 

Keenan Hughes was sworn in and qualified as a professional planner.    He testified that he reviewed 

all the plans and visited the site.   He stated he worked with the Council to rezone this area since 

there was an underutilization of these properties.    This area lends itself well to the use since all the 

activity is in the front and this application is fully conforming to the requirements of the Borough.   

The only variances sought have to do with the signage.   The two signs facing Route 208 are 

important for visibility and branding of the building and for safely accessing the building.   They also 

become part of the architectural composition of the building.   Mr. Hughes explained the sign on the 

north elevation which will provide identity to the southbound traffic.   The primary façade has a bit 

of the jog in the building.   The left sign is more oriented to the northbound traffic and the sign on 

the right is oriented to southbound traffic.    They are requesting variances for the letter height.   Mr. 

Hughes testified the width is less than what is allowed.   The sign area on all of the signs is less than 

what is permitted.  He explained the monument sign which he stated is an important sign.   There is 

not great visibility since there is a great deal of vegetation.    He explained that they are seeking a 

variance for the setback.  The monument sign is set back one foot from the property line, however, 

the actual setback from the road is over 20 feet.  Any additional setback would be a detriment 

because the sign would not be visible.   Mr.  Hughes stated that these variances can be granted on 

a C(2) basis.   The benefits outweigh the detriments. Mr. Hughes testified that the granting of these 

variances also promotes criteria (g) (h) and (i) of the MLUL.     He stated that he believed that the 

signage also contributes to the overall visual appeal of the building.    Mr. Hughes added that there 

is no substantial detriment to the public good.   The signs are well designed and there are extensive 

buffers.   The illumination is controlled by local ordinances.   Mr. Chase also testified that there is no 

substantial impairment of the zone plan.    Mr. Hughes state that in conclusion, this is an application 

that will generate benefits for the community by revitalizing these properties and the benefits 

substantially outweigh the detriments.    Planner Hughes also stated that the waiver can be granted 

for the sidewalk as it will have no detrimental effect.  The sidewalk is adequate and meets the 

general intent.  Mr. Hughes further stated that a design waiver should be granted for the street-

level façade of the stores as it is not applicable or practical on a self-storage building on a highway.        

Planner Hughes added that all of the conditional use standards are met or exceeded.    

 

Chairman Ludzki adjourned at 8:51 for a ten minute recess.   The meeting reconvened at 9 p.m. with 

all members present as previously indicated. 
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 Vice Chairman Mele suggested that the trees on the north side be staggered a little bit more.   He 

stated that the same pattern should be continued throughout.    Mr. Skapinetz stated that the 

utilities come into that area so there needs to be room.      Mr. Mele suggested that the trees be 

taller at planting and Mr. Skapinetz stated that they can take another look at it.    Mr. Mele asked 

about the light fixtures and Mr. Skapinetz replied that there will be a cut off.   Mr. Mele also 

suggested adding a fire hydrant.   Mr. Mele asked if there was a conflict if a truck was backing up 

into the loading zone and a vehicle was entering the site and traffic engineer Chase explained why 

there would not be a conflict.     Mr. Mele asked if the signs were internally illuminated and was told 

yes.   Mr. Mele stated that the preferred signage that be externally illuminated.    Mr. Mele stated 

that he doesn’t see a purpose for the sign on the north side which will be obscured by the vegetation 

and that the only people who will see that sign would be the neighbors.   Mr. Mele also suggested 

that the monument sign be moved to the south.   He had no problems with the size and setback of 

the monument sign.    

 

Amy Hummerstone asked about traffic.   Mr. Chase explained that the turning maneuver can be 

made from both angles.   Ms. Hummerstone stated that she is concerned about the number of signs 

and their size, particularly the sign on the north side.    She reiterated that internally lit signs are 

something the town wants to get away from.    

 

Larry Metzger asked about the striping in the parking area.  Engineer Chase explained that there will 

be striping on both areas and there will be a stop line and stop sign.   There will also be painted “Do 

Not Enter” signs and he felt that there was adequate signage.    They would agree to review the 

signage with the Board Engineer and the DOT.  

 

Grant King added he was also concerned about the number of signs.    He also stated that the fire 

department would need access to the entire building.     If there is a need for a fire hydrant, he 

suggested that the placement not block the entrance to the site.    

 

Anna Aleynick asked about the vehicle circulation.   She was concerned about the exit onto Route 

208 which is a 55 mile hour highway.   She suggested that the monument sign be moved further 

south and asked if the truck movement could be directed more to the shoulder rather than directly 

onto the highway.     Mr. Tuvel said that they will be looking at moving the monument sign.  Engineer 

Chase stated that exits are always designed to enter onto the highway.   DOT would not permit a 

design that was directed onto the shoulder.      
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Chairman Ludzki asked about the signage.   Planner Hughes stated there is no sign on the southern 

side of the building.      Mr. Ludzki asked about the gates.    Mr. Skapinetz explained that the gate 

would match the fence and be decorative.  There will also be cameras that will be monitored 24/7. 

 

Chairman Ludzki gave the public the number to call in and opened the matter to the public.    

 

Audrey Tracy of 16-26 Eberlin Drive asked whether the lights will impede on her living area.   Mr. 

Skapinetz explained that her property is in the back right corner of the building.   The lights are on 

the front of the building so she will not see a single light fixture from her building.   Ms. Tracey stated 

one of the signs faces her house.   Mr. Turcel stated that it will be turned off at 11 p.m.   She is 

concerned about the effects on her property.  Chairman Ludzki thanked Ms. Tracey for voicing her 

concerns.    

 

Maryjane Genuino, 14-05 Emerson Drive stated that she is concerned about the signage and the 

lighting.     She is concerned about light filtering into her child’s second floor bedroom as 11 p.m. is 

late.  Engineer Skapinetz state that the nearest light fixture is 140 feet away from the back of her 

house.   The light is designed so that the resident will not see the bulb, and there will be no light on 

her property. 

 

Elaine Weisfeld, 16-27 Eberlin Drive stated she is concerned about quality of life issues in the 

residential area.   She asked about the hours of operation and was told people can bring items until 

10 p.m.   Ms. Weissfeld also asked about the monitoring and was told that the site would be 

monitored 24 hours per day.    It was explained that although there are not employees on the site 

after 6 p.m., the site is being monitored.   The lease agreements prohibit certain items for being 

stored on the property.    Board Attorney Paster stated that each individual’s storage is beyond the 

Board’s jurisdiction.   Chairman Ludzki added that most of the activity will take place during the day.    

 

Kaylee Hur, 13-19 Emerson Drive asked if there would be any generators or things that would be 

installed that would emit noise.   Attorney Turcel stated that all of the equipment will be on the roof 

and there will be a parapet around the roof.   He also explained that there are noise ordinances and 

the applicant will comply.   

 

Barry Josten, 16-30 Eberlin Drive stated he is against this application.   He will have a clear view of 

the sign and the faux unit which will be lit.   He believes it will have a major impact on the value of 

his property.   He stated that he brought Frank Hall with him to represent him.  He added that this 

huge unsightly building will affect the entire neighborhood.      Attorney Paster stated that the Board 

cannot consider property values.  Chairman Ludzki stated that the Board appreciated his comments 
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and further added that the Board has limited jurisdiction.    Mr. Josten stated that he does not want 

a big red sign in his bedroom nor seen from his patio. 

 

Mr. Tuvel stated that the applicant hears the residents and some of the Board’s comments and he 

will discuss changes with his client before the end of the night.    

 

Frank Hall, 4-49 Boyd Avenue, stated he was Fair Lawn resident and architect.   Mr. Hall was sworn 

in and qualified as an expert architect.   Mr. Hall indicated that lighting and signage are the topics 

he wished to discuss.   Mr. Hall stated that he understood the need for signs on the front of the 

building but did not think a sign should be oriented to the backyard of a resident.   He appreciated 

the comments of Vice Chairman Mele and Ms. Hummerstone.   He was also concerned about the 

faux corridor reveal at the northwest and southwest corners of the property.   Mr. Hall opined that 

they are functioning as signs and illuminating areas facing the backyards of residents.   Mr. Hall 

stated there will be light spillage onto the residents’ backyards.   Mr. Hall stated that the large 

arborvitae could be carried further forward to the end of Mr.  Josten’s property.   He suggested that 

the faux corridor be moved to the front rather than be looming over the backyards of the residents.   

He suggested that the planting height be increased to give the trees a head start.      He agreed with 

the moving of the monument sign to the south.    

 

Audrey Tracy, 16-26 Eberlin Drive asked about the utility easement and Attorney Turcel explained 

that it was underground piping.    

 

The meeting was recessed for ten minutes at 10:17.   The meeting was reconvened at 10:25 p.m. 

with all members present as previously indicated.   

 

Mr. Tuvel explained that he has spoken with his client and they have agreed to (1) move the 

monument sign further south working with the Board engineer (2) change the trees on the north 

side provided they do not conflict with the utilities; (3) the wall mounted signs will be externally lit   

(4) remove the sign on the north side of the building (5) remove the side of the glass corners of the 

faux units facing the residences (north and south sides).  

 

Ms. Hummerstone asked about reducing the size of the signs.  Mr. Tuvel explained that since they 

are removing the north sign, they will keep the signs at the size presented.    Mr. Mele asked if the 

initial planting height on the north side could be increased.   Mr. Skapinetz stated that the applicant 

has agreed to increase the size on the north side to 8-10 feet.    

 

Chairman opened the matter to the public and no other public wished to be heard. 
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Mr. Paster reviewed the conditions and noted that on the south side of the building landscaping will 

staggered and added per the Board Engineer and Vice Chairman Mele’s recommendations,  the wall 

signage will be externally lit, the monument sign will be moved south, the north facing building 

mounted sign will be removed, the faux units will be squared off; the cypress will be replaced with 

arborvitae on the south side and on the north side consistent with the public comments and board 

engineer’s recommendations.   

 

Upon motion by Joseph Mele and a second by Larry Metzger, the application was unanimously 

approved subject to the conditions outlined by Board Attorney Paster.   AYES:  Joseph Mele, Amy 

Hummerstone, Larry Metzger, Grant King, William Maury, Anna Aleynick, Chairman Ludzki 

 

Memorializing resolution – Oster Fair Lawn Properties, LLC; 22-00 – 22-12 Maple Avenue; Block 

6801, Lot 17 

 

Board Attorney Paster explained that this resolution related to the de minimus field changes 

requested by the applicant.  He further explained that he added a clause and changed the word 

‘hearing’ to ‘meeting’.   Larry Metzger moved that the motion be approved and Grant King seconded 

the motion.  AYES:  Vice Chairman Mele, Amy Hummerstone, Grant King, Larry Metzger, Chairman 

Ludzki. 

 

Adjournment 

 

Upon motion by Grant King and a second by Larry Metzger, the meeting was unanimously adjourned 

at 10:40 p.m. 

 

Respectfully submitted, 

 

 

Cathryn Hochkeppel 

Secretary of the Planning Board 

 

    


