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 REGULAR MEETING OF DECEMBER 14, 2020 

 

The regular of the Fair Lawn Planning Board on Monday, December 14, 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.   Since this was a virtual meeting, instructions were given to the public on how they could 

participate.    

 

Roll Call 

 

Present:    Chairman Ludzki, Vice Chairperson Joseph Mele, Deputy Mayor Gail Rottenstrich, Amy 

Hummerstone, Larry Metzger, Shana Cohen, Aaron Salma, Anna Aleynick, Oliver Wilhelm Absent:  

Grant King, William Maury 

 

Also present:  Board Attorney Gregg Paster, Board Planner Maryann Bucci-Carter and Board 

Secretary Cathryn Hochkeppel   

 

Chairman Ludzki stated that a former member of the Planning Board, Jim Hughes, passed away.  He 

noted Mr. Hughes’ contributions to Fair Lawn and sent condolences to the Hughes family. 

 

Resolution relative to procedure 

 

Ms. Hochkeppel explained that recently the Division of Local Government Services adopted law 

relative to remote meetings requiring public bodies to adopt a resolution outlining the procedures.   

Larry Metzger moved that the resolution be adopted.  Joseph Mele seconded the motion which was 

unanimously adopted.  AYES:   Joseph Mele, Deputy Mayor Rottenstrich, Amy Hummerstone, Larry 

Metzger, Shana Cohen, Aaron Salma, Anna Aleynick, Chairman Ludzki 

 

Master Plan Amendment for Senior Housing 

 

Planner Maryann Bucci-Carter explained the amendment.   It is structured to fit into the current 

master plan as a special study area.  There are currently three special study areas and this would 

become the fourth special study area.   The area was identified and then goals and objectives are 

outlined in accordance with land use law.   Ms. Bucci-Carter explained that the document is short 

but it provides goals such as providing innovative options for urban design, making it a more 
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walkable area, replace unused parking and asphalt areas to make it a more lively space and support 

and encourage sustainability.    Ms. Bucci-Carter stated that although the developer brought this 

proposal to the borough,   the documents are not just from the developer’s prospective.  She 

explained that there is a movement called modernization that is happening in older suburban 

centers whether they are in industrial centers or shopping centers due to changes in behavior such 

as in shopping styles and the recent pandemic.    Many of these things contribute to these centers 

becoming dead zones.   Communities that have these old style developments are falling behind in 

competing with other areas.     This amendment is a recommendation to reuse underutilized parking 

lots for mixed use purposes.   It is important to provide for different uses.   This allows for 

connectivity and walkability and makes the people living there more important than the car.   Ms. 

Bucci-Carter added that if Fair Lawn finds this successful, this also leaves the door open to allow for 

this technique to be used in other parts of the Borough.  Ms. Bucci-Carter explained that this 

amendment is for just one specific area.  The ordinance implements the amendment.    

 

Aaron Salma noted that this is the Pollitt Drive area and that the area is currently being used for 

overflow commuter parking.   He wondered if there were concerns in that regard.   Ms. Bucci-Carter 

replied that this is a better way to advance the area around a train station.  She noted that otherwise 

the site becomes a parking lot for other communities but does not advance anything for the local 

community.         

   

Ms. Bucci-Carter stated that the ordinance as drafted addressed the items that were asked for by 

the Council and Planning Board several months ago.    Proposing residential units in this area would 

promote walkability and sustainability.   The ordinance permits the senior housing and also permits 

the medical uses.   Ultimately, all applications will become before the Planning Board for site plan 

approval.    Ms. Bucci-Carter explained that the plan provides for additional amenities for the 

seniors.  As an example she cited allowing for a pharmacy and medical deliveries.   The standard 

affordable housing requirement is also included.    She explained the ordinance standards.   One of 

the standards for modernization is to identify internal roadways to eliminate superblocks.  This is an 

experimental overlay zone.   Based upon the developer’s experience, IT numbers and her 

experience, the number of spaces required for the new development is one parking space per unit.   

Design standards and sustainability requirements were also incorporated.    

 

Ms. Bucci-Carter stated that this is an overlay in an area that is currently a sea of parking.   The 

building will have frontage on Pollitt Drive and interior sidewalk.   It makes a big difference from a 

neighborhood prospective, adds eyes on the street and people which she said is a positive move for 

this area of town.   There is an amenity package with a pool and seating areas.   Ms. Bucci-Carter 
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stated that she believes that this is a nice innovative concept that she believed would be a positive 

for the Borough.    

 

Deputy Mayor Rottenstrich stated that there seems to be some overlap with these documents and 

the EDC design guidelines.    Ms. Hochkeppel stated that the EDC Design guidelines are on the agenda 

for discussion later.    Ms. Bucci-Carter stated that she believes the EDC Design items are good 

planning policy but she believes it is separate from this amendment.     

 

Amy Hummerstone asked about the design criteria and the intent for greening and landscaping.   

Ms. Bucci-Carter stated that the landscaping requirements are the same as currently required in 

that zone.   She stated that she could add a requirements for street trees along the frontage.   There 

will not be a great deal of room for landscaping on the site.     The idea here is to create an active 

use not open space.    Anna Aleynick noted that the impervious coverage is different than the 

residential requirements in other parts of the borough.   Ms. Bucci-Carter stated that this is not a 

purely residential area.   It is adding residential and adding green space.   It should not have the 

same standard as a residential area because it is a mixed use area.    If the concept plan appears 

attractive, the numbers should not matter.    In response to Joseph Mele’s question, Ms. Bucci-

Carter defined the overlay area.   She noted that it is a small area and could be expanded to other 

areas.   Mr. Mele also suggested that there be a bigger buffer from the commercial uses.   Ms. Bucci-

Carter noted that the proposal will decrease the impervious coverage.    On street parking could be 

encouraged although it would be a Council decision.    Mr. Mele asked if an age restricted site that 

close to the train station makes sense.   Ms. Bucci-Carter stated that it is always good to have a 

variety.    This is a very small area and there is definitely a need for this type of development.   Seniors 

need to be near a train just like any other demographic.    Chairman Ludzki also added that this 

allows aging residents to remain a part of the community.     

 

Oliver Wilhelm stated that an interior park area could be encouraged so that the residents could 

have an area to relax away from the train noise.     Anna Aleynick asked if there are additional 

standards for accessible parking because it is an older community.   Ms. Bucci-Carter stated that the 

requirements do not change for age-restricted communities. 

 

Ms. Hochkeppel stated that if no one has any objections, she planned on scheduling the amendment 

for January.   The ordinance can always be tweaked as that would be adopted after the amendment 

was passed.   Chairman Ludzki stated that he believed that the matter should go forward unless 

someone had objections.   Ms. Hummerstone asked if there were design standards in the ordinance 

and was told that there were but they could be adjusted in the future.      It was agreed to go forward 

with the amendment in January.   
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EDC Planning Design Guidelines 

 

Ms. Hochkeppel stated that in reading the design guidelines, she had some concern about there 

being conflicts with other documents.   One of the suggestions from the Council was to get input 

from the planner.    Ms. Hochkeppel indicated that she spoke with Manager Kruiningen who 

authorized her to get a quote from the planner to make sure the document is consistent with the 

master plan, amendments and the housing/settlement plan.   Vice Chairman Mele agreed and added 

that if there are inconsistencies, it will be confusing to the developers.      Chairman Ludzki suggested 

that the matter be tabled until they received the suggestions from the planner.   Vice Chairman Mele 

stated that most of the document dealt with streetscape, sidewalks and park lets.  Aaron Salma 

asked how it is applied if it is public space.   Amy Hummerstone stated that some of the suggestions 

are incentives for a public/private partnership and will enable the Borough to apply for grants.   

Deputy Mayor Rottenstrich stated that these are great ideas and it is time to get things 

implemented.   Stuart Liebman stated that this is a good planning tool.   He explained the Route 208 

Corridor study which led to the development of the Promenade.    This public/private partnership 

works well.   If guidelines are in place, it assists the developer.   He referred to the Deals property 

and stated he represented the purchaser.   The developer is the catalyst to make it happen with 

grants and both private and public money.       Chairman Ludzki thanked Mr. Liebman for his input.    

 

Resolution authorizing execution of developer’s agreement 

 

Mr. Paster explained that the developer has executed the developer’s agreement and this 

authorizes the Chairman and Secretary to execute the agreement.  Larry Metzger moved that the 

application be approved and Joseph Mele seconded the motion which was adopted.  AYES: :   Joseph 

Mele, Deputy Mayor Rottenstrich, Larry Metzger, Shana Cohen, Aaron Salma, Chairman Ludzki, 

Oliver Wilhelm       Abstain:  Amy Hummerstone, Anna Aleynick 

 

Authorization for RFQs 

 

Joseph Mele moved that the Board Secretary be authorized to advertise for RFQs for the board 

professionals and Larry Metzger seconded the motion which was unanimously adopted.   AYES:    

Joseph Mele, Deputy Mayor Rottenstrich, Oliver Wilhelm, Amy Hummerstone, Larry Metzger, Shana 

Cohen, Aaron Salma, Anna Aleynick, Chairman Ludzki 
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Approval of escrow bills  

 

Upon motion by Joseph Mele and a second by Shana Cohen, the escrow bills were unanimously 

approved.  AYES:   Joseph Mele, Deputy Mayor Rottenstrich, Amy Hummerstone, Larry Metzger, 

Shana Cohen, Aaron Salma, Oliver Wilhelm, Anna Aleynick, Chairman Ludzki 

 

 

Ms. Hochkeppel wished everyone a happy and healthy New Year.  Gregg Paster thanked the Board 

for the opportunity to work with them.    Chairman Ludzki thanked everyone for their time and 

effort.  Deputy Mayor Rottenstrich commented that this is a great Board and Fair Lawn is lucky to 

have the members who contribute in so many ways.  She wished everyone a healthy new year.   

 

Adjournment 

 

Upon motion by Oliver Wilhelm and a second by Shana Cohen, the meeting was unanimously 

adjourned at 8:30 p.m.      

  

Respectfully submitted, 

 

 

Cathryn Hochkeppel 

Secretary of the Planning Board 

 

    


