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 WORK SESSION/REGULAR MEETING OF NOVEMBER 7, 2022 

 

The meeting of the Fair Lawn Planning Board on Monday, November 7, 2022 was called to order at 

7:00 p.m. by Vice Chairman Joseph Mele 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:   Jorge Reyes, Anna Aleynick,  Larry Metzger,  Joseph Mele, Councilmember Gail 

Rottenstrich,  Oliver Wilhelm, David Mangual, Shana Cohen  Late:  Chairman Ludzki  Absent: Amy 

Hummerstone, Grant King  

 

Also present:    Attorney Stelios Stoupakis; Board Engineer Lyra Knust, Board Secretary Cathryn 

Hochkeppel 

 

Approval of minutes  
 

Upon motion by Larry Metzger and a second by Anna Aleynick, the minutes of the meeting of 

October 3, 2022 were unanimously approved.  AYES: Jorge Reyes, Anna Aleynick, Shana Cohen, 

Larry Metzger, Joseph Mele,   Abstain:  Gail Rottenstrich, David Mangual, Oliver Wilhelm 

 

Approval of escrow bills 

 

Ms. Hochkeppel read the escrow bills.  Upon motion by Oliver Wilhelm and a second by Shana 

Cohen, the escrow bills were unanimously approved.   AYES:  Jorge Reyes, Anna Aleynick, Larry 

Metzger, Joseph Mele, Shana Cohen, Councilmember Rottenstrich, David Mangual, Oliver Wilhelm 

 

Public Comment 

 

Vice Chairman Mele opened the matter to the public and no public wished to be heard. 
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Review of ordinance 2640-2022 

 

It was noted that this ordinance was discussed extensively at the last meeting and although minor 

changes were made, the Board members had their differing opinions. 

 

Review of Ordinance 2641-2022 

 

Attorney Jamie Placek explained the changes to the redevelopment plan including the affordable 

housing obligation.   He stated that the number of units was increased from 130 to 145 to meet 

the affordable housing obligation.  Larry Metzger asked about the bedrooms in the additional 15 

units and was told that they will be one, two and three bedroom units as required for affordable 

housing.   

 

Vice Chairman Mele opened the matter to the public. 

 

Pamela Coles, 13-34 George Street, stated that her concern is the obstruction of the clock tower as 

that should be the focus. 

 

As no other public wished to be heard, the time for public comment was closed.  

 

Upon motion by Oliver Wilhelm and a second by Larry Metzger, it was unanimously agreed to 

recommend adoption of the ordinance to the Borough Council in accordance with the master plan.  

 

Subcommittee reports 

 

Joseph Mele indicated that the master plan subcommittee did not meet this month.   

 

Gail Rottenstrich stated that she spoke with the Council regarding the floor area ratio that the 

subcommittee had pointed out.  The attorney is drafting the ordinance. 

 

The meeting was recessed by Vice Chairman Mele at 7:25.   Chairman Ludzki arrived.  The meeting 

was called back to order by Chairman Ludzki at 7:45.   
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Columbia Bank; 14-01 River Road; Block 5718; Lot 16 

 

Gregory Meese appeared on behalf of the applicant.   He explained that this application is 

straightforward.  The applicant is looking to improve one of its branches, mostly aesthetically.   

There is also a substantial internal renovation.   The goal is to clean up the outside of the building 

and make it more attractive.   He indicated that there were some variances.   There is already an 

encroachment onto the right-of-way.   They are modifying those encroachments.   On Fair Lawn 

Avenue it will be decreased a bit and on River Road, it will be increased slightly.   He also stated 

that they are not looking to enter into a cooperative parking plan as they have plenty of parking.    

A parking variance was granted in 2002 to allow 26 spaces where 29 was required.   The code has 

changed.  They have calculated that 23 spaces are now required wherein 26 are provided.  The 

aisle width has been reduced to 17 feet.   There are variances with regard to buffering that 

currently exist.   They are also seeking variances relative to the signs.   

 

Drew Yocum, facilities manager, was sworn in.  He explained that he oversees 74 facilities.   He 

stated that the back half of the bank will be for bank business.   There will be offices in the front 

portion of the bank.   He stated that they are cleaning up the façade.   The function of the bank will 

not change.  He testified that the Columbia Bank dumpster is underneath the building.   The two 

dumpsters in the lot belong to the two restaurants.    There is also an outdoor seating area in the 

back of the restaurant.   They were permitted to put up a temporary outdoor structure during the 

pandemic.   It now has a roof and electric.  Mr. Yocum stated that the bank did not agree to allow 

the restaurant to encroach on their lot.    He testified that the 26 spaces are adequate for the 

employees and customers. 

 

Larry Metzger asked if the outdoor restaurant encroached on the bank’s property.  Mr. Yocum 

estimated the structure encroaches about four to six feet.  He stated that they spoke with the 

Zoning Department which told the restaurant to remove the electric.   The restaurant did remove 

it and then put it back up.   Mr. Yocum stated that they understood when the pandemic hit that 

restaurants suffered so they were tolerant of the situation.   It has now changed.      Oliver Wilhelm 

asked about the entrances and was told they will be the same as currently exists.  Joseph Mele 

stated he had some concern about the circulation in the parking lot.   He was also concerned 

about the dumpster in the lot.    Mr. Yocum explained that their dumpster is within the footprint of 

the building.     Councilmember Rottenstrich commented that the Planning Board does not need to 

get involved with the dumpsters and restaurant structure that is not the banks.   Mr. Yocum 

explained that he was shown the permit from the town.  It surprised him that they allowed the 

structure to encroach on the bank’s property.   Mr. Meese commented that the bank is still 
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deciding how to handle this situation.   Chairman Ludzki commented that he does not want to 

disadvantage any businesses in town.    He suggested that the Board move forward with the 

application in front of the board.  The encroachment is a civil issue that this board does not need 

to deal with.    He doesn’t want the focus to be on another business that is not before the board.   

 

Chairman Ludzki opened the matter to the public.  No public wished to be heard. 

 

Kenneth H. Karle was sworn in and qualified as a professional architect, engineer and planner.   

The site plan and architectural plans were prepared under his supervision.  Photographs dated 

November 7, 2022, were marked as Exhibit A-1.   He explained the surrounding area.   He noted 

that the bank owns its building and parking lot but not the adjacent storefronts.   The Fair Lawn 

Avenue side will have an entrance for financial planning and the parking lot side of the building will 

be the working entrance for the day-to-day banking business.   They are planning a slight addition 

to the rear to provide a vestibule and a friendlier entrance.   They are extending the building by 

two feet in the back.   He testified that there are some encroachments as it is built on the property 

line.   There are some projections around the window walls.  On the River Road side, the 

projections are over approximately 6 inches and the proposal will make it 12 to 13 inches.   They 

are changing the look of the building with tile and glass for a more attractive building.   The site 

itself is not changing.   The number of spaces is not changing.   He testified that the circulation 

works.   The drive-through is not changing.   He explained that they are asking for a waiver of the 

lighting plan.  The drive through is done to code for security.   It would be difficult to analyze since 

there is no record of the exact lights used for security.   They will be adding some wall sconces.   

The site plan shows the existing conditions.   They are proposing two dogwood trees and to add 

three holly shrubs and a sycamore tree by the drive through.   Engineer Karle stated there is not a 

great deal of opportunity for landscaping.   There is a brick wall to the north and there is no 

opportunity for buffering.   There is a board on board fence to the east.  They are not proposing 

any changes to the curb line.    The impervious coverage is not changing so the drainage does not 

change.    Engineer Karle explained that the lot is L-shaped and wraps around the store fronts.    It 

is in the River Road Special Improvement district.   He stated that they calculated that they need 

23 spaces and they are providing 26 which includes two ADA spaces.  He testified that the parking 

works.   The proposed materials will bring the building up to date.  The height of the building will 

be brought down visually.  It is his opinion that it will much more attractive.    The sconces 

proposed are basically an accent fixture and will not cause any lighting problems.   Along Fair Lawn 

Avenue, the current encroachment is less than two inches and they are not looking to change that.   

Along River Road, the current encroachment is about 7 inches and they do want to increase that to 

about 12 ½ inches to achieve the horizontal line which is a variance.  Mr. Meese stated it will also 

require County approval.  The parking aisle that comes around to the rear working chokes to about 
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17 feet which is a variance or design waiver.  Engineer Karle explained that this is one way traffic 

and 12 feet is sufficient.   There is not a great deal of traffic and this should not cause a problem.    

 

Mr. Karle testified that the signage is going to change.   The letters are a little bit higher and bigger.  

He stated that they are proposing three wall signs.  The background is white, the lettering is gold 

and they will add the Columbia Bank logo.   One sign will face Fair Lawn Avenue, one River Road 

and then the parking lot.   The Fair Lawn Avenue sign and the parking lot sign will be 36 inches top 

to bottom where 24 inches is permitted.   The lettering is 18 inches where 16 inches is permitted.  

The River Road sign is 84 inches and is mostly white where 24 inches is permitted.   The lettering is 

65 inches where 16 inches is permitted.  

  

In terms of planning, Mr. Karle explained there has been an emphasis on River Road 

redevelopment.   The facelift does advance the goals of the zoning code and the River Road 

improvement district.    It improves aesthetics and usability of the building.  The signage is 

attractive and to scale for the building and is similar to what exists.   The aesthetics are for the 

public good.  There is no substantial detriment to the public good or to the zone plan or the zoning 

code.  Engineer Karle testified that the purpose is to revitalize the building which is a benefit to the 

community.   

 

Ms. Knust asked about the aisle that was 17 feet and wanted to confirm that it is a one-way aisle.   

Mr. Karle stated that they can add an arrow at that location.    She suggested that landscaping be 

added by the parking lot entrance.   Mr. Karle stated that they will be adding hollies but cannot go 

too dense for security reasons.   She asked about the second floor and was told it was a partial 

floor and will be used only for storage.    Ms. Knust noted that they divided the parking between 

bank requirements and office requirements.  Mr. Karle stated that there was some office space in 

the basement.    Mr. Karle explained how they made the calculations.  Ms. Knust stated that she 

agreed that they did not need a parking variance.   In response to Ms. Knust question, Engineer 

Karle explained that the bank’s dumpster is in an alcove and is basically screened.   The bank 

generates very little waste which is not food waste or anything that has unpleasant odors.   

Chairman Ludzki asked for clarification on the parking calculations and it was explained that the 

requirements were reduced by code so that a parking variance is not required.   

 

Shana Cohen stated that she liked the building but thinks there is missed opportunity for low level 

landscaping.  She stated that the arborvitae look really ragged.  Mr. Karle stated that he did notice 

that they had died this summer with the drought.   David Mangual asked about the landscaping 

being proposed and Mr. Karle stated that are adding they are proposing two dogwoods, three 

hollies and one sycamore tree.   Councilmember Rottenstrich said that there board is focused on 
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landscaping and they are trying to increase the tree canopy.   She suggested additional street 

trees.   She added that she thinks this is an improvement over the Broadway branch.   Mr. Yocum 

stated this will be similar to the rear of the Broadway branch.   Councilmember Rottenstrich also 

suggested that the bank consider any pedestrian friendly steps that can be taken with regard to 

the drive-through.    Mr. Karle stated that they will work with the Board Engineer regarding the 

landscaping but security must be considered.   Joseph Mele agreed with the suggestions for more 

landscaping.  He also suggested a tree along River Road on the other side of the driveway.   He 

asked about the circulation, and Mr. Karle explained the directional arrows that will be added.       

He asked about the lighting of the sign and was told the letters are lit individually from behind.   

Joseph Mele was concerned about this type of lighting.  Mr. Karle explained that this is their 

standard sign and logo and is similar to what currently exists.   It is the bank’s branding.   Anna 

Aleynick asked about the dumpster.   She noted that there are additional parking spots not on the 

drawing.  Mr. Karle explained that they did not count those spots because they are not on their 

property.   She asked about signage regarding parking and Mr. Yocum explained that there is a sign 

stating parking for Columbia Bank only.    She asked about any plans for vehicle chargers and was 

told that they are looking at it but have not yet developed a plan for chargers.  She commented 

that planting trees by the sidewalk might obstruct the sidewalk.   She suggested that a tree be 

planted by the parking lot and Mr. Karle agreed.   Oliver Wilhelm suggested a planter box.  Mr. 

Karle stated there are two tree pits and they could plant arborvitae.   Councilmember Rottenstrich 

stated that she is concerned about having arborvitae on River Road and suggested it be left to the 

engineers to determine the plantings.   Oliver Wilhelm stated that it was important to have 

directional arrows for the circulation.  Larry Metzger commented that the drive-through is one of 

the worst compared to other branches.   He suggested that they look at improving it or having an 

interior ATM.   Mr. Yocum said they might consider it sometime in the future.   

 

Chairman Ludzki asked that the engineer confirm that the center column will be two way and the 

aisle along the bank will be one way.   Mr. Karle concurred.   Chairman Ludzki stated that two of 

the signs exceed the ordinance by a minimal amount but the River Road sign is significantly larger 

than what is permitted.  He stated that the larger the sign is, the more light it will emit.  He asked 

that they consider reducing the size of that sign.   He also asked if the lights turn off or if they 

remain lit.    Chairman Ludzki pointed out that the sign is 84” where the code provides for 24” 

maximum.  The lettering is 65” where 16” is maximum.   Mr. Karle stated that it is proportional to 

the size of the wall.  Engineer Karle stated it can be a little smaller but it can’t get too much smaller 

or it won’t be proportional.     

 

Mr. Yocum stated that they can remove the Columbia Bank lettering and just put the logo on 

which would reduce the size.   He couldn’t state exactly what the size would be but it would be 
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smaller.   Chairman Ludzki stated that it is acceptable but he thinks that the Board needs a 

number.   Mr. Meese suggested a not to exceed number which is agreeable.    Joseph Mele and 

Shana Cohen made several suggestions.    Chairman Ludzki stated that he was concerned about 

the sign height.   Mr. Yocum stated that the sign can be reduced to not to exceed 60 inches which 

is a reduction of 24 inches.  Chairman Ludzki stated he appreciated their cooperation.   Chairman 

Ludzki stated that the bank can design the sign, and the Board should not get into the details of 

the sign except for the size.   Joseph Mele stated he was concerned about the white background 

and suggested they look into something that would blend better with the building.   

 

Chairman Ludzki opened the matter to the public.  No public wished to be heard.   

 

Gregory Meese stated the whole purpose of the application is to make the building look better.  

Columbia Bank has always been a good neighbor and he hopes the Board will approve the 

application.   It was noted that the landscaping will be reviewed, the River Road sign will be 

reduced to not more than 60 inches in height and directional arrows will be placed. 

 

Oliver Wilhelm moved that the application be approved and Jorge Reyes seconded the motion 

which was unanimously adopted.  AYES: Jorge Reyes, Anna Aleynick, Larry Metzger, Joseph Mele, 

Shana Cohen, Councilmember Rottenstrich, David Mangual, Oliver Wilhelm, Chairman Ludzki 

 

Chairman Ludzki cautioned everyone to drive carefully since it is darker earlier and the holidays 

are approaching.   

 

Upon motion by Shana Cohen and a second by Joseph Mele, the meeting was unanimously 

adjourned at 9:30 p.m. 

 

Respectfully submitted, 

 

 

Cathryn Hochkeppel 

Secretary of the Planning Board 

 


