
BOROUGH OF FAIR LAWN 

ZONING BOARD OF ADJUSTMENT 

Regular Meeting Minutes 

 Of March 18, 2013 
 

 

Following are the minutes of the Fair Lawn Zoning Board of Adjustment's Regular 

Meeting held on March 18, 2013 

. 

 

Chairman Todd Newman called the regular meeting to order at 7:10 p.m. and declared 

that the meeting was being held in accordance with the Open Public Meeting Law. 

 

Roll Call:  Present:  Mr. Dunay, Mr. Blecher, Mr. Sacchinelli, Mr. Lowenstein, 

                                       Mr. Seibel, Mr. Gill, Mr. Sina, Mr. Lancaster, 

                                       Mr. Puzio, Mr. Meer & Mr. Newman 

 

                        Absent:  0 

 

Also in attendance were Bruce Rosenberg, Board Attorney; Candice Galaraza;  

Court Reporter, Ann Peck, Assistant Zoning Officer. Cathy Bozza (absent) 

 

 Board Professionals in Attendance:  Paul Azzolina, (Board Engineer) 

                                                            Cheryl Bergailo, (Zoning Board’s Conflict Planner) 

                                                              

 

New Residential: 

 

 

1. Application#13-003, Elena Canubas, 

39-15 Northern Drive, Block 1303, Lot 5, Zone R-1-3 

Proposed enlargement of the front steps would reduce the front yard setback from 

25’1 to 21’1” where 25’ is required as per Section 125-12 Schedule of area yard   

            & building requirements. 

 

Mr. Newman swears in: Elena Canubas (Applicant) 

                                        39-15 Northern Drive 

                                        Fair Lawn, N.J. 

 

                                        Darwin Canubas (Applicant) 

                                        39-15 Northern Drive 

                                        Fair Lawn, N.J. 

 

Fees have been paid and there is proof of service. 
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Ms. Canubas explains to the Board they would like to widen their steps exactly the way 

their neighbors have. They have the exact same style house as most of the homes with 

this type of design and the neighbors in front of theirs is exactly what they are proposing. 

 

Mr. Newman clarifies the reason they are here tonight is the proposal they show reduces 

the front yard setback from 25’1” to 21’1” where 25 ft. is the requirement. 

 

Discussion …. 

 

Ms. Peck (Assistance Zoning Officer) explains the Landing is the real issue. The 

Ordinance allows a 3x5 Platform to encroach in the front yard setback. Building code 

exceeds that… 

 

Discussion continues…. 

 

Mr. Newman asks if there are questions or comments from the Zoning Board.  Seeing 

none,  

 

Mr. Newman opens the applicant to residents living within 200ft. of the Resident, Seeing 

none, 

 

Mr. Newman closes this portion. 

 

Mr. Newman opens the applicant to the General Public for questions or comments. 

Seeing none, 

 

Mr. Newman closes this portion and asks for a motion. 

 

 

Mr. Blecher makes 1
st
 motion to approve the application. 

Mr. Dunay seconds the motion. 

 

VOTE: Mr. Dunay, Mr. Blecher, Mr. Sacchinelli, Mr. Lowenstein, Mr. Puzio, 

             Mr. Meer & Mr. Newman, YES. 

 

Motion carries. 

APPLICATION APPROVED. 
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2. Application#13-004, Sherri Reeves, 

30-07 Gentner Road, Block 3811, Lot 9, Zone R-1-2 

Proposed Addition and Renovations, New Foyer and Front Steps would reduce 

the existing front yard setback from 31’3” to 21’ where 30’ is required. Changes 

to walkways and driveway would increase the impervious coverage from 29.55% 

to 37.58% where 35% is required as per Section 125-12 Schedule of area yard and 

building requirement. 

 

Mr. Lowenstein recuses himself from this application. 

 

Mr. Newman swears in: Sherri Reeves (Applicant) 

                                        30-07 Gentner Road 

                                        Fair Lawn, N.J. 

                                        

                                        Van Casey  

                                        30-07 Gentner Road 

                                        Fair Lawn, N.J. 

 

Mr. Dunay recuses himself from this application. 

 

 

Fees have been paid and there is proof of service. 

 

 

Mr. Newman asks the applicant to please begin their testimony as to why they are here 

this evening. 

 

Mr. Casey explains they are here this evening to get a variance for the setback from the 

curb. They are proposing to put in an Entrance Foyer in order to save on heating. They 

are also proposing a Kitchen and Dining area in the back of the house and adding an 

extension to our driveway which increases the impervious coverage. 

 

Mr. Newman reiterates the variances requested & requests more information on the 

changes to be made. 

 

Ms. Reeves testifies they are rearranging the kitchen into the back of the home. We had a 

Contractor who did a horrible job on the last one, we were very unhappy so we are 

redoing what he did and we are moving the wall over from the addition that we did in the 

year 97… 

 

Mr. Newman refers to the set of Plans submitted & dated 10/17/2012 & asks if there are 

any questions from Board Members. 
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Mr. Puzio (Vice-Chairman) has questions regarding the driveway…also questioning if it 

will be replaced with asphalt…. 

 

Ms. Reeves explains in lieu of putting in a 2
nd

 garage which would have taken up a lot 

more impervious coverage….it’s like an attached shed. It will not be asphalt if it’s up to 

her, it will be cement… 

 

Discussion continues… 

 

Mr. Newman (Chairman) questions a retaining wall on the property and the unusual slope 

to the property. 

 

Ms. Reeves explains the neighbor behind them is higher than they are. Whatever 

retaining wall is there was there when we moved in 1973… 

 

Discussion continues…. 

 

Mr. Newman asks if there is any impervious coverage they would consider removing in 

the existing or the proposed? What isn’t 100% necessary? 

 

Ms. Reeves notes there is an area in which a Gas grill was once used in which they had 

the gas shut off…if need be.. 

 

Mr. Newman notes there are no pictures of similar or adjoining properties so he will ask 

them, the front foyer that is proposed. Are there similar ones in the neighborhood? 

 

Ms. Reeves testifies that almost everyone up & down the block has one….started as a 

Cape and added a foyer. It will be more in character with the neighborhood along with 

being more energy efficient. 

 

Mr. Meer (Secretary) asks if they had any water issues at all. 

 

Mr. Casey states none they are aware of. 

Ms. Reeve’s notes water has run off of other properties on to their property… 

 

Discussion continues… 

 

Mr. Newman asks if there are any more questions from the Board. Seeing none, 

 

Mr. Newman opens the application to Residents living within 200ft. of the applicant for 

questions or comments. Seeing none, 

 

Mr. Newman closes this portion. 

 

Mr. Newman opens the application for questions or comments from the General Public. 
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Seeing none, 

 

Mr. Newman closes this portion and asks for a motion. 

 

 

Mr. Meer makes 1
st
 motion to approve the application. 

Mr. Puzio seconds the motion. 

 

VOTE:  Mr. Blecher, Mr. Sacchinelli, Mr. Seibel, Mr. Gil, Mr. Puzio 

              Mr. Meer & Mr. Newman, YES. 

 

Motion carries. 

APPLICATION APPROVED. 

 

 

 

5 Minutes Recess: 

 

 

Mr. Newman calls the meeting back to order. 

 

ROLL CALL: Mr. Dunay, Mr. Blecher, Mr. Sacchinelli, Mr. Lowenstein,  

                          Mr. Seibel, Mr. Gill, Mr. Sina, Mr. Lancaster, Mr. Puzio, 

                          Mr. Meer & Mr. Newman, Present 

 

 

 

Commercial New Business 
 

 

1. Application#13-005, PSE&G, 

17-01 Nevins Road, Block 4901, Lot 1, Zone I-1 

Proposed upgrades and modernize the station. New transformers and equipment-

two story switchgear/control house building an addition to existing control hours 

building and modernize the lightening protection system. New equipment will 

have a side yard of 21.5’ where 50’ is required. Lightening rod with a height of 

71’ where 40’ height is permitted. D-6 Height variance required as per Section 

125-57.D. (d) {1} 

 

 

Glenn Kienz, steps forward, (Attorney on behalf of PSE&G) runs through procedural 

steps to be sure everything is ready to roll. 

 

Fees have been paid & there is proof of service. 
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Mr. Kienz speaks to the Board regarding all reports submitted with the 

application…Noise Study, Storm Water Management Plan for the site, etc…. 

 

Mr. Kienz notes if you look at what his client is doing, at the overall site, there are 9 

existing transformers on 3 pads…each one of the pads has 3 existing transformers on 

them. The site was built 31 years ago after the Borough was incorporated 1955… 

 

They are taking out the 3 existing transformers and putting in new ones, but only one on 

each pad. We are putting in new transformers (refers to Site Plan) total of 5 new ones. 

9 are being removed… 

 

Mr. Kienz continues; As a result of putting these new ones in, we want to put a GIS 

building in, which will be explained to you as part of the testimony….refers to Site 

Plan…explains the proposed location of the new building…the new improvements and a 

small extension to one of the buildings. This is the nature of the application but for the 

addition of lightening masts so when we have the North Jersey Storms we seem to be 

having more & more of, if a lightning bolt does strike, it doesn’t hit one of the 

Transformers and wipe out all the power in the area….it serves in excess approximately 

100, 000 people all in the surrounding area… 

 

Testimony continues….. 

 

Mr. Kienz states they wouldn’t be here except for the Lightening masts which are going 

to be approximately 71ft. tall. There are bigger existing ones out there now, but it seemed 

to us, in taking a conservative approach, the best way of applying for was to seek a use 

variance for this because we exceeded the height limitations…the building which is going 

to be the GIS building that will house the new gear, is also slightly in excess of 50ft. 

which also requires a height variance…. 

 

Mr. Newman notes they will also need a variance for the two new transformers their 

setback…. 

 

Mr. Kienz replies; if he has to apply for it, it would be assumed in the use variance. Their 

position is, quite frankly, is the entire site is a principal use, because they are transporting 

electricity…so when you look at the fence perimeter, it has been their position, it actually 

constitutes the site…however you would like us to handle it, we will handle it.. 

 

Discussion… 

 

Mr. Rosenberg (Board Attorney) notes to Mr. Newman; as a preliminary matter, the 

applicant’s attorney is first looking to the Board to decide on the completeness aspect of 

the application, whether or not the Board should grant a waiver from an Environmental 

Impact statement….suggests getting the Board Engineer to offer his opinion. 
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Mr. Newman swears in; Mr. Paul Azzolina, (Zoning Board Engineer) 

                                        Ms. Cheryl Bergailo (Zoning Board’s Conflict Planner) 

 

Mr. Azzolina begins his testimony regarding the questions raised by Mr. Rosenberg. 

The preliminary Environmental Impact Statement is a form that is contained within the 

Borough Ordinance…the primary impact here would be the noise study which been 

submitted and given that submittal, this would be the primary concern of the site. 

 

Mr. Azzolina feels a waiver could be granted without any detriment to the hearing of the 

application. 

 

Mr. Newman asks if he sees any other Environmental issues. 

 

Mr. Azzolina addresses this concern and testifies he has been to the site several 

times…there are no wetlands, waterways nearby. He does not see any issues. 

 

Discussion continues…. 

 

Mr.Newman asks; other than noise, no environmental issues with the proximity of the 

new transformers to the neighboring residences? 

 

Mr. Azzolina states he is not an expert in this section of the law, so he would assume the 

applicant will be offering testimony relative to the Laws governing the sighting of the 

facilities…he cannot give a yes or no on this. 

 

Mr. Newman defers to the Attorney for the Applicant, Mr. Kienz and asks him;  if the 

Board chose not to grant this waiver this evening, are you prepared to proceed this 

evening? 

 

Mr. Kienz states absolutely… 

 

Mr. Sacchinelli (Board Attorney) asks if the new transformers are wet or dry. Are they 

Oil proof? PCB’s? 

 

Mr. Kienz notes wet…but would like his witness to answer these questions. 

 

Mr. Newman swears in:  David Koury (Senior Project Manager) 

                                        Engineer for PSE&G 

 

Mr. Kienz qualifies Mr. Koury for the Board. 

 

Mr. Newman accepts Mr. Koury as an Expert Witness with no objections from the Board. 

 

Mr. Sacchinelli continues his questions regarding the old transformers, asking what the 

age of these are.. 
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Mr. Koury testifies they were installed in 1955. They are the original transformers. 

 

Mr. Sacchinelli questions him on PCB’S…have they been tested. 

 

Mr. Koury notes they have been tested and have no PCB’s within them. All of our 

transformers in our system have been tested. 

 

Mr. Sacchinelli inquires about the soil around the property…where the new transformers 

are going to be installed, will they be concrete & (inaudible) in case they do get struck. 

(Inaudible) 

 

Mr. Koury testifies it is a container system… 

 

Mr. Sacchinelli questions the height. 

 

Mr. Koury notes it is not a height issue, but a depth issue. The depth is approximately 9ft. 

 

Mr. Meer (Board Secretary) has concerns, hopefully with the additional equipment and 

with the new building…but are we going to have another New Milford Sub Station 

problem with water, etc?  

 

Mr. Koury states he is not highly familiar with New Milford. He does note it does flood, 

but no there is no additional impact to Storm Water run-off… 

 

Mr. Newman asks if there are no other questions the Board feels they need to ask in order 

to be polled on the Environmental Impact Statement, then I’ll ask we do that. 

 

A YES vote would be to waive the Environmental Impact Statement. 

A NO vote not to waive.  

 

Mr. Dunay, Yes, Mr. Blecher, Yes, Mr. Sacchinelli, Yes. Mr. Lowenstein, Yes. Mr. 

Puzio, Yes. Mr. Meer, Yes. Mr. Newman, Yes. 

 

Vote: Waive the Environmental Impact Statement. 

 

 

Mr. Rosenberg would like the Exhibits marked for the record. 

 

Site Plan Board-A-1 (same as submitted) 

 

 

Mr. Kienz (Attorney for Applicant) begins cross of his witness asking him to describe 

overall project. 
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Mr. Koury begins explaining, throughout the entire state of N.J., they are regulated by the 

Board of Public Utilities and they are under the obligation of PJM (Pennsylvania, Jersey, 

Maryland Regional Transmission Organization) they inform us of projects that need to be 

done in order to keep the lights on within the State…. 

 

PJM transmit and manage the flow of electricity through 13 states. In their modeling 

effort, they have determined, specific to Fair Lawn switching station, come 2014, the 

system that is fed from Fair Lawn will experience an overload. That may or may not 

result in brownouts or blackouts. It is a risk that PJM puts forth on us. 

 

Mr. Koury states; in order to reduce the risk and reduce the risk of violations (meaning 

brownouts or blackouts) they have instructed us to upgrade our Transmission systems in 

the area. 

 

Testimony continues….. 

 

Mr. Koury describes each proposal….first, they will be upgrading the 26,000 volt system 

which has been determined to be outdated by the summer of 2014.  We will upgrade this 

system to 69,000 volts…explains…..replacing two transformers which you will see on 

the Northern part of the station…details the job. 

 

Testimony continues… 

 

Setback requirements are discussed. 

 

Mr. Koury notes they do maintain the 50ft. setback requirement. 

 

Mr. Newman questions the 50ft. setback requirement. 

 

Mr. Koury notes he may be misspeaking, there is a side setback of 50ft. the rear setback 

is 50ft….this is what he was referring to. 

 

Mr. Newman clarifies; only the side setback requires a variance, not the setback of the 

new transformers to the residential area to the back… 

 

Mr. Koury agrees. Speaks to the Board regarding the Lightening Masts, explaining to the 

the Board there are existing structures that already have lightening protection on them in 

the form of Lightening masts….they are bolted on to a steel framework in the yard. These 

Lightening masts are approximately 58ft….explains they are increasing the height to 

further protect these transformers in case of a lightning strike…it will protect the 

electrical equipment so that is does not get damaged & cause an outage. 
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Mr. Koury explains the reason for the height of the Lightening mast. Describes it like an 

umbrella…the lightening mass being the highest peak. It protects if you will, anything 

underneath it. 

 

Mr. Koury testifies they are increasing the height form 58ft. to 71ft. 

 

Mr. Newman (Chairman) questions Mr. Koury on the diameters of the Lightening Mast 

and if there are lights on it, etc? 

 

Mr. Koury explains the description, noting it is a piece of steel that is bolted on to another 

bolt of steel to simply increase the height…the diameter ranges from approximately 4” 

diameter at the base to approximately 3” toward the tip..71’ is the height from the ground 

surface. 

 

Mr. Lowenstein (Board Member) questions Mr. Koury about the masts and asks; if there 

were a severe storm and the lightening mast toppled, could it reach any of the 

neighboring properties if it fell? 

 

Mr. Koury states No. not only because of the setback but also because there is distance of 

a vegetated easement that separates the residents backyard’s from our site. 

 

Mr. Lowenstein asks if there is a natural gas pipeline that runs through the vegetated 

easement. 

 

Mr. Koury replies; yes. 

 

Mr. Lowenstein follows up with if the tower were to fall, could it reach the gas line? 

 

Mr. Koury does not know how to answer this and defers to the applicant’s attorney, who 

informs Mr. Lowenstein he has another Engineer who will explain and answer those 

questions. … 

 

Mr. Puzio (Vice-Chairman) asks if anything will be attached to the Lightening masts, 

wires or lights.  

 

Mr. Koury states no.  

 

Mr. Koury continues with the GIS Building and what is housed in this building. GIS 

Equipment (Gas Insulated Switch Gear) it is the same operation of gear which generally 

switches circuits in case there is a failure on one circuit….if any circuit out in the field, 

someone runs into the pole and takes a circuit out…the switch gear automatically 

switches over and places the load onto another circuit, thereby reducing the possibility of 

outages. 

 

Testimony continues…. 
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Gas instead of air is the insulator. It being housed in a pipe, there is virtually no noise 

whatsoever when the circuit breaks. The Gas used is an inner gas…SF6---not hazardous; 

it extinguishes the arch that is generated when a circuit is broken so that it is much 

quieter and much safer. 

 

On the top of the Building is a Control house which houses all the relays that 

automatically operate the switch gear… 

 

Testimony continues…. 

 

Mr. Koury notes the only additional information he can give is the 69,000 volt circuits 

that feed other substations in the area which feed the homes come out of the building and 

are placed on what they call, Dead End Structures…structures that allow the overhead 

wires to outside the station and feed other substations which then feed other residents. 

 

Testimony continues…. 

 

Regarding the Storm Water Management Plan, the Board’s Engineer looked at it and had 

some additional comments and we will go ahead and provide that for him. 

 

Discussion on the 9 Transformers… 

 

Mr. Koury states the 3 Red Boxes in the middle of the station are in fact, 138,000 volt to 

26,000 volt transformers. We are now talking about the second project on the site…. 

 

Details this……3 circuits feed the station and feed the Transformers…explains. 

 

The existing transformers in each, their circuit 1955, the original transformers…we do 

our own modeling, and that modeling indicates they are at the end of their life and we 

would like to replace them before they fail and cause a blackout. It is time to replace 

them with newer and reliable technology…. 

 

The new transformers are 3 phased transformers. They reduce the voltage down to 26,000 

volts which then feeds this 4KV system along with other substations in the area…we are 

introducing the Lion’s share of reliability into New Jersey. They are increasing the 

reliability of our 26,000 volt system, both with 69,000 volts and the remaining 26,000 

volt system. 

 

Mr. Koury clarifies; not the entire 26,000 volt system is old and overloaded…the 26,000 

volt system that remains, we are increasing the reliability of that system by replacing the 

transformers that feed the 26,000 volt system….the transformers that are going in, they 

are more reliable, they are quieter and they allow for load growth in the area. 

 

Testimony continues…… 
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Circuitry is also being updated. We are expanding the building to allow for us to build in 

the required circuitry associated with automatically operating the transformers. 

 

Mr. Kienz continues questioning Mr. Koury regarding the Construction Schedule. 

 

Mr. Koury states they would first start the civil construction approximately June of 2013. 

The Civil component is the installation of all the foundations and the steel work 

associated with supporting the bus work. The work would start in June and continue 

through October. 

 

The 2
nd

 part is the Electrical phase and the controls phase. Controls & Protection which is 

housed inside the Control houses… 

 

The heavy construction is up front and would go approximately from June to October. 

This is when you would see the “Lion’s Share” of trucking…they don’t anticipate the 

need for Police Traffic control. They will not have a line of trucks that will idle outside.  

 

One or two trucks will go in. They do have a couple of stockpiles planned and once the 

stockpiles have been satisfied to their capacity, they will bring in a truck, load the truck 

and the truck will leave. 

 

Testimony continues…. 

 

The crew will park along the easterly border. They anticipate 12-18 cars. There will be a 

crane just to move the transformers because they are quite heavy. One the transformers 

are landed, the crane will be removed. 

 

Mr. Koury states the 2
nd

 part, the Electrical phase and the controls phase he spoke of will 

approximately begin October through May, 2014. They will commission the site. They 

do testing to be sure everything is working ok and then put it into service in June, 2014. 

 

Minimal site grading associated with this. 

 

Mr. Newman asks Mr. Koury to clarify this grading. 

 

Mr. Koury explains; the area he speaks of is south of the GIS building, points to the 

location where there are topographic lines…it’s basically an existing driveway, but they 

are regarding this so that the crews could access the lower 4KV substation and perform 

maintenance…. 

 

Testimony continues…… 

 

Mr. Kienz (Applicant’s Attorney) questions Mr. Koury on Landscaping & fencing plans. 
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Mr. Koury explains they have contemplated some landscaping associated with the NW 

corner of the site. There is existing landscaping on the NE side.  

 

Per the Gas Pipe line company (Transcontinental) it is not permitted to install a birm 

much like what is on the NE corner, so what they are proposing is to install either 

arborvitae or cypress…similar shrubs…much like what is over on the NE corner which 

would provide a visual buffer. 

 

They are more than willing to work with the Borough to come up with a viable vegetated 

solution. 

 

Mr. Kienz clarifies they have performed a Sound study which also complies with State 

standards and also any standards which are applicable to Fair Lawn. 

 

Mr. Koury agrees & elaborates on the details…..they would be reducing the noise on this 

site, down into and well below State requirements.  

 

Mr. Kienz speaks to Mr. Newman (Chairman) and notes he has a Planner and another 

Civil Engineer if it is necessary. 

 

Mr. Kienz has one more question for Mr. Koury, noting he had the chance to review the 

Board Engineer’s Report, do we have any problem with complying with his specific 

recommendations…. 

 

Mr. Kourny testifies no problem at all. 

 

 

 

Mr. Newman would like to make the announcement that the Da Vita Application will not 

be heard tonight, if anyone is here for that specific application… 

 

APPLICATION WILL BE HEARD AT A SPECIAL MEETING OF APRIL 1, 2013 

WITH NO FURTHER NOTICE. 

 

 

Mr. Newman would like to open any questions from the Board or our Professionals for 

this witness… 

 

Mr. Sacchinelli questions Mr. Koury on the cooling fans on the transmitters…concerns 

on the sounds & also lightening. 

 

Testimony continues… 

 

Mr. Azzolina (Board Engineer) notes for the Board’s information, a lightening plan was 

prepared and submitted. He did review it and based on the information provided, there is 
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no trespass of light in the adjoining property. There are approximately 20 new lightening 

fixtures proposed throughout the site. I am assuming the applicant’s would offer some 

detail testimony…perhaps they could clarify. 

 

Mr. Kienz apologizes and notes there are no lights on the (inaudible) there are new lights 

being put up on site and we will have the Engineer come up and talk with you on this… 

 

Discussion…. 

 

Mr. Koury continues answering concerns and questions…. 

 

Speaks of NERC (National Electric Reliability Commission) PJM is a regional 

Transmission Operator, not a Government Agency….making sure the regional 

transmissions in the area are not overloaded in any one location…like a circuit breaker in 

your house, they make sure the load in the area is balanced and direct the electric 

companies in the area to divert load or generate electricity to take care of the highs and 

lows in the system… 

 

Days & Hours of Construction work is questioned. 

 

Mr. Koury testifies the general schedule calls for Monday through Friday-7:00a.m. to 

3:30 pm but we do respectively request the ability to work overtime as well as Saturdays 

and Sundays, within normal hours during the weekend. This would just be if we fall 

behind on the normal schedule…. 

 

Discussion continues….. 

 

Mr. Koury testifies he does have confidence they could manage the project within normal 

business hours and normal weekdays, Monday through Friday…..but he cannot guarantee 

that certain circumstances may impact (weather) the schedule and they would need to 

come back and work overtime, but he is relatively confident he could do this project 

without issues…. 

 

Discussion continues…. 

 

Concerns with Overtime hours and Saturday & Sundays hours to the Residents & 

Community are voiced. 

 

Mr. Rosenberg (Board Attorney) would like it to be known for the record. He does not 

want anyone to be mis lead by the record established. The issue of Construction activity 

is governed by the Borough’s Noise Ordinance and therefore nothing you say at this 

Board is going to be binding. You can say here you may be working on Saturday’s and 

Sunday but this Board does not have the authority to alter the Borough’s code. That is 

between you and the Borough. 
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Mr. Lowenstein (Board Member) questions vehicle access roads. 

 

Mr. Koury clarifies and testifies access would be primarily through Nevins Road. 

No vehicular access through the Borough of Glen Rock. 

 

Mr. Lowenstein asks if there were any thought to doing “Green Technology” to the 

renovation or construction work. 

 

Mr. Koury notes GIS Technology in itself is “Green”…..explains. It reduces the footprint 

of the station, which increases the reliability and decreases the footprint which then 

decreases the requirements for trucks to come onsite, hence reducing the carbon 

footprint…. 

 

Mr. Lowenstein asks if the Ventilation cooling fans will be solar powered or wind 

powered. 

 

Mr. Koury states they do have small transformers associated with Station, Light & Power 

Transformers; we use them to power the fans. The fans only go on during high 

temperature days during the summer…for cooling purposes. 

 

Testimony continues… 

 

Mr. Dunay (Board Member) questions the setback on the West side. The existing side 

yard setback is 21.5” and on the southern end of the structure, you have a 21.5’ setback 

too. Is this part of the structure that is there now….can you please clarify this? 

 

Mr. Koury explains; the small rectangle you are referring to in the SW corner in fact 

exists. They have taken an extremely detailed look at the location of this GIS building 

and they are restricted by the National Electric Safety code. They cannot get too close to 

the transformer so when they enter the building, they need to remain safe. There are 

criteria that we have to abide by. 

 

Mr. Koury continues….they need to maintain a certain distance…they need to stay 

horizontally away from the closest transformer which is the transformer just to the east of 

the GIS transformer. They have taken a detailed look and try to minimize as much as we 

could the setback impact and this is the best scenario possible. They have looked at 

alternate locations within the site and feasibly and electrically, this is the best location on 

the site. 

 

Testimony continues… 

 

Mr. Dunay discusses the height and why this height rather than a higher or lower one… 

 

Mr. Koury explains there is actually a calculation for protection purposes strictly for 

lightening rods which provides a radius of protection for any electrical equipment below 
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it. There is no need to go any higher. If we were to go any lower, we would introduce 

additional risks into the system and we would not be under the umbrella of protection that 

a 71ft. mast provides. 

 

Mr. Dunay asks; what is the elevation of the transformers itself. 

 

Mr. Koury approximates….12-15ft. The transformer itself is a shell made out of steel. 

The height of the steel box is approximately 12-15ft. On top of the transformers is what 

we call bushing. The electrical bus work is attached to the bushings and it is porcelain 

which insulates to prevent damage to the transformer. The bushings actually elevate an 

additional 5ft. 

 

Testimony continues….. 

 

The 138 to 69 KV Transformers are inherently different than the 138 to 26,000 volt 

transformers, they are approximately the same height but the 69KV transformers are just 

a little beefier, larger in footprint…generally speaking, they are around the same. 

 

Discussion continues….. 

 

Mr. Dunay asks if there is an option to put additional lightening rods of shorter heights 

that would med-i-gate the need to have the lightning rods at the 71’ level in the specific 

locations….. 

 

Mr. Koury explains the short answer is no. It is not feasible….explains. The shorter 

lightening rods associated with the 3 replacement transformers are to protect the 

transformers alone….explains in detail…. 

 

Testimony continues. 

 

Mr. Dunay is satisfied with Mr. Koury’s explanation. 

 

 

Mr. Newman asks if there are any questions from the Board or Board Professionals. 

 

Cheryl Bergailo, (Board Planner) asks Mr. Koury if they are contemplating the new 

landscaping outside the fence or inside the fence. 

 

Mr. Koury states inside the fence. 

 

Ms. Bergailo asks if there is any water on site. 

 

Mr. Koury notes they have water in the form of piped water. There is a fire protection 

system on site. 
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Ms. Bergailo asks how tall the GIS building will be. 

 

Mr. Koury defers to ?…..answer is 61ft. 

 

Ms. Bergailo notes there was a conflict between a couple of the plans and this includes 

the lightning rods… 

 

Mr. Koury states yes. 

 

Signage is discussed….Do they propose any new signage on the fence or anywhere else. 

 

Mr. Koury testifies no. 

 

Ms. Bergailo has no further questions. 

 

Mr. Paul Azzolina (Board Engineer) questions the noise issue, noting there was a 

noticeable hum today upon visiting the site. Will the new equipment be quieter? 

 

Mr. Koury testifies; it will. There are many inputs to noise in a station. The noise 

sometimes could be associated with Electrical fields…water molecules and air. When it 

rains, you sometimes hear a small cracking…the hum you heard is associated with the 

electricity running through the transformers, and they are replacing older technology with 

new technology. The insulating capabilities of these transformers are much higher than 

the older, so in the report, the existing decibel level at the property line is 52 decibels. 

The worst case scenario after we are done would be 48 decibels which is under and fully 

in compliance with the State of New Jersey. 

 

No further questions for this witness. 

 

Mr. Kienz calls his next witness. 

 

Mr. Newman swears in:  Ronald Tkach (Licensing Project Manager at PSE&G) 

        

Mr. Kienz (Applicant’s Attorney) qualifies Mr. Tkach for the Board as an Expert witness 

with no objections from the Board. 

 

Mr. Tkach begins his testimony explaining his role on the project before the Board 

tonight. 

 

He has been responsible providing guidance to the Site Plan Layout and application 

proper for updating this particular facility. To be sure we were seeking the proper 

variances and approvals for this particular upgrade. 

 

Mr. Tkach describes the insulations, its setbacks and variances they are seeking. 
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In this particular location, the minimum required lot area is 3 acres. We exceed this by 

more than 3x, with well over 9 acres…explains. 

 

They need the setbacks for what is proposed except for the side yard setback variance we 

are seeking for the GIS building based on the ruling of the Board, also Height variances 

necessary for the lighting masts.  

 

Mr. Tkach points out in addition to what Mr. Koury described, they do have two existing 

lighting masts in the NW corner that do exceed the 71’, they are already at 72’ & 72.1’… 

Refers to Exhibit Board… 

 

GSI building proper is 51’ and the lighting masts are 10’ and there are 4 on top of this 

building which would place the total height at 61’. 

 

Testimony continues…. 

 

Mr. Tkach notes this has been deemed as an inherently beneficial use and the upgrade 

would provide for the increase in reliability to provide for the health, safety & welfare of 

Fair Lawn and the surrounding area. There are over 100,000 people that would benefit 

from this particular upgrade… 

 

Testimony continues…. 

 

There will be decrease in noise, there is no emissions of any sort in terms of glare, waste 

any solid or liquid waste of any sort.  

 

Mr. Tkach testifies this is the most logical place to provide for the additional equipment, 

meeting the objectives of the PJM upgrade. What they are doing would not be distracting 

from within the Borough or surrounding area and will provide for the beefing up the 

infrastructure for Residential, Commercial, Industrial & the like in the surrounding areas. 

 

Testimony continues…. 

 

Mr. Tkach notes what they are doing is not visually obtrusive. The GS building did not 

exist previously but it does blend in with the Commercial buildings to the west and there 

are taller objects in the immediate area, a tall telecommunication tower, well in excess of 

100ft. just to the south of this particular location….the Nabisco building which is at least 

15 stories in height…this is at a much lower level and shielded by well over 260ft. from 

the nearest Residential property line, not to mention the existing mature vegetation that is 

there currently. 

 

There will be no increase in traffic, personal, and no additional need for parking. Nothing 

will change at the site except for the upgrades and the benefits to be derived from this 

upgrade. It will be a safer environment with the upgrades. 
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Negative Impact is discussed… 

 

Mr. Tkach explains looking at the Master Plan for Fair Lawn, it serves to upgrade what is 

necessary that Fair Lawn is seeking for its infrastructure by beefing up the electrical 

power infrastructure and provide for any of the development needs for now & in the 

future in Fair Lawn and surrounding areas. 

 

It will be making the most efficient use of this particular site with minimal amount of 

disturbance to this particular site.  

 

Testimony continues…. 

 

Mr. Tkach is asked to discuss the question regarding Lights on site due to the two 

conflicting terms as to how they were doing it. 

 

Mr. Tkach clarifies; there are photo electrical cells that turn them on and off. There is no 

switch and they will make that correction. 

 

Discussion on the Engineer’s report dated March 15, 2013. 

 

Mr. Tkach did review this report and has no problems complying with this… 

 

Mr. Newman opens the witness to the Board Professionals for questions or comments. 

 

Ms. Bergailo (Conflict Planner) asks Mr. Tkach is this is a permitted use in the Zone. 

 

Mr. Tkach testifies yes.  

 

Ms. Bergailo continues with questioning the height of the GIS building & if the minimum 

is necessary to effectuate the purpose of this building. 

 

Mr. Tkach testifies yes and explains what Mr. Koury was describing… they were trying 

to minimize the impact of development on this site and the particular equipment that is 

being housed by this building is providing for the minimal amount of space required to 

provide for the reliability upgrade with this gas insulated switch technology. 

 

Ms. Bergailo acknowledges the testimony already heard and questions the lighting masts, 

is that the minimum necessary? 

 

Mr. Tkach notes he is not an Electrical Engineer but noting Mr. Koury described it very 

well. There is a formula for providing where the locations the masts should be and at 

what height depending on the amount of electrical equipment that needs to be protected. 

It is done with a very determined purposeful way with calculations to back it up. 
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Ms. Bergailo asks what is immediately adjacent to the GIS building on the neighboring 

property. 

 

Mr. Tkach explains to the west there is a Jack Daniels/Audi Shop for repairs and the like. 

There is also a Storage facility to the North and various other commercial entities along 

Nevins Rd. 

 

Ms. Bergailo has no further questions. 

 

Mr. Newman makes note of the weather and the update of the storm. The storm is 

intensifying quite a bit, the roads are very, very bad and traffic is stalled to 10-15 miles 

per hour on local roads. 

 

Mr. Kienz (Attorney for the Applicant) states they are done. He has one witness to 

answer one or two questions from the Board Members, that were asked earlier. 

 

Mr. Azzolina (Board Engineer) would like for clarification on a comment in his report 

based on a conversation he had with the Applicant’s Engineer earlier today. When he 

looked at the plan, he received only the site plan and misinterpreted McBride Ave as 

proceeding in a Northerly direction to the property line and this is not the case, he had 

indirectly identified the setback to the GIS building as requiring a front yard setback. It is 

properly stated as a side yard setback. They are seeking a variance with respect to a side 

yard variance of 50ft. as opposed to 65ft. that I referenced in his report. With this would 

be a basis of the computation of the building height since it does not abut the street, they 

are properly calculating it based on the average ground elevation in the proximity to the 

building as opposed to the roadway …he guess a mates 10ft or so lower than the area at 

the building which is why he thought it may have material impact but given the reality of 

the situation, this would not be the case. 

 

Mr. Newman thanks Mr. Azzolina for this clarification. 

 

Mr. Newman asks if any Board Members have questions for this witness. Seeing none, 

 

Mr. Newman calls Mr. Kienz’s next witness. 

 

Mr. Newman swears in: Gene Rotonda (Licensed Engineer & Planner) 

 

Mr. Newman certifies Mr. Rotunda as an Expert Witness with no objections from the 

Board. 

 

Mr. Rotunda speaks to the question regarding the setback of the lighting masts from the 

property line to the north and the concern if they were to fall. He explains; the lightning 

rods are on top of existing structures and are approximately 175ft. from the property line 

and you would have an extra 100ft. if they would fall. They are 23ft. high lighting rods 

on top of an existing 48ft. high structure. Right now there are lighting rods on similar 
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structure that go up in excess of 50ft. total, so we are really replacing some of the existing 

rods with new and adding some additional. This is where you get the 71ft. It is not a 71ft 

high lighting rod. 

 

Mr. Rotunda is questioned on Mr. Lowenstein’s concerns over the soil issues… 

 

Mr. Rotunda defers to Mr. Koury. 

 

Mr. Koury testifies he will comply with all recommendations. 

 

Mr. Rosenberg (Board Attorney) defers to Mr. Newman noting Mr. Kienz had indicated 

the issue of whether or not the side yard setback is required is going to be an issue for the 

Board to determine. Mr. Rosenberg would like the Board Professionals to address the 

question before opening up to the Public. 

 

Ms. Bergailo (Conflict Planner) does not see anything in the Ordinance that would treat 

the compound as an enclosed bubble. If it was a bubble and had a roof, then whatever 

goes on inside an enclosed structure would not have to meet the setbacks, but she does 

not see this being the case here so in her opinion, she thinks they would need the side 

yard setback variance. 

 

Mr. Azzolina notes the only thing he could add to this is; we are talking about Electrical 

equipment versus building. Clearly, this requires the setback. The other structures are not 

so much structured, but more equipment…. 

 

Mr. Keinz (Attorney) speaks as to why he does not believe the setback is required for the 

GIS building. He believes it is a bubble. There have been other rulings that it is, yet there 

have been other rulings leaning the other way also. As Counsel can advise you, under a 

use variance, any C variances and setback variances are all subsumed under the same 

anyway. He wanted to put it out there to be forthright. Whatever you decide is fine 

because the proof is already on the record. 

 

Mr. Newman asks if there is any objection to the Planner’s opinion. If not, he would like 

to go with requiring the variance. 

 

Mr. Newman opens the applicant to Residents living within 200ft. for questions or 

comments. 

 

Mr. Newman swears in: Ms. Carrera (Resident within 200ft.) 

                                        17 Oaklynn Place 

                                        Glen Rock, N.J.  

 

Ms. Carrera testifies she is a bordering resident and has many concerns regarding this 

project based on her experience a few years ago with PSE&G’s “upgrades”…for the 

record, the fans they hear, they do change in noise levels and still change in noise levels, 
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as recently as this past Wednesday with no temperature change….so she would like it 

noted on the record, these fans that are “supposedly” for temperature, are very loud and 

she can hear them through her windows at night. This is a problem to her. 

It was not a problem 5years ago when she purchased the house… 

 

Ms. Carrera considers it an issue on her quality of life. 

 

Mr. Newman (Chairman) asks Ms. Carrera if she has at any point in time addressed this 

issue with the Borough of Fair Lawn and asked if they were in compliance with the Noise 

Ordinance. 

 

Ms. Carrera testifies it was addressed 3 years ago and the conclusion of this was some 

sort of wall or “sound dampening” was going to be put in place. It was, and the noise did 

decrease, but as the 3 years passed, the noise has slowly increased again. She has recently 

gone to her town in the past week and she is concerned this issue will continually need to 

be addressed and to be honest, 2 decimals doesn’t seem like a lot to her in terms of less 

sounds coming from the new structure. 

 

Ms. Carrera understands “forward progress” and understands she lives near a 

“Substation” but also has a house and a huge financial investment, so if her financial 

investment decreases in valve, beyond what it has because of the market, what is her 

compensation in direct correlation to PSE&G’s project? 

 

Mr. Newman asks Ms. Carrera to whom this question is directed, because he does not 

have an answer for her and he wouldn’t know if anyone from PSE&G has an answer. 

Certainly there is no direct compensation in any way from the Borough. 

 

Ms. Carrera then directs her question to PSE&G because it would be their structures & 

noise… 

 

Mr. Kienz (Attorney for the Applicant) notes the answer is simple. They filed a “Sound” 

Analysis, it shows the modeling will meet all State standards at the property line, 

certainly at the property lines within the Municipality. If in fact, additional testing will be 

required after we are up & operating, they will most certainly do this. They are required 

to do this under the Law. 

 

Mr. Newman questions the “Sound Barrier” mentioned by the resident. Is this something 

that was installed previously and is it on site now? 

 

Mr. Kienz testifies it is on site. Refers to the location and notes this is why they are 

putting in the new equipment. 

 

Discussion continues… 
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Mr. Sacchinelli (Board Member) questions the increase of noise over the last few years 

and asks if anything had been added to the site that may have made this louder for the 

resident. 

 

Mr. Koury (Project Manager) testifies no. 

 

Mr. Newman asks if they consider the “Sound” buffering installed a few years ago 

adequate?  Is it something that could be made better? 

 

Mr. Koury testifies to “Sound Dampening Walls” and the technology that is used to 

dampen noise. 

 

Discussion continues…. 

 

Mr. Koury states these walls will remain. 

 

Mr. Newman asks if there is any opportunity for additional “Sound Dampening”….. 

 

Mr. Koury reiterates what the Attorney had stated; after the project is completed, they 

will be in compliance, below the maximum level and certainly “post” project, they will 

certainly entertain Post Project Sound Studies for the benefit of the surrounding residents. 

 

Mr. Newman continues; if these studies deem it necessary or feasible additional 

dampening walls or other dampening technology could be installed. 

 

Mr. Koury testifies they will do whatever it takes to become compliant with the Law. 

 

Mr. Sacchinelli notes being compliant may not help the resident. Clearly there is a reason 

why this noise factor is a little higher…there is some green vegetation, so maybe in the 

winter, when it dies off….it becomes a little louder…but this resident wouldn’t be here 

stating the noise has got louder…is there any way to benefit the town and the people 

around it to control the sound….. 

 

Discussion continues…. 

 

Mr. Koury again notes they will certainly work with the Residents. Post project, they will 

take studies. They will take a look of the “Sound studies” from 3-4 years ago and if they 

could at least meet this or better this, they will do so. They will do whatever it takes. 

 

Mr. Kienz (Attorney) notes they will do this in conjunction with the Board Engineer.  

 

Ms. Carrera reiterates for the Board, the fans were installed 3 years ago and the noise 

level skyrocketed, after a very long argument back & forth, they finally installed the 

“sound dampening” and it did alleviate some of the noise. She explains when she moved 

into her house 5 yrs. ago she could hear a pin drop in her backyard and now it is a wind 
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tunnel…It got better post the struggle 3 years ago when the neighbors brought the media 

in and since then, the noise has crept back up. 

 

Discussion continues….. 

 

Mr. Koury testifies there was a complaint back in 2009 where they did perform some 

sound analysis at the back property lines….he does not have those results but he will 

certainly investigate it. 

 

Discussion continues…. 

 

PSE&G agree to conduct periodic sound studies for the benefit of surrounding residents. 

They will work with residents to insure that sound levels from 2009 will be met post-

project.  

 

Mr. Koury agreed that PSE&G will also work in conjunction with the Board Engineer, 

Mr. Azzolina to insure that the “Sound Dampening” barriers are adequate to insure the 

offsite sound decibel levels will match or be better than those sound levels from 2009. 

 

Testimony & Discussion continues…. 

 

Ms. Carrera questions the environmental side of things. She refers to testimony where 

certain distances are required for the GIS building because of the safety issues for the 

workers. She would like to know what the distance was and with the new upgrades, can 

they insure that her family & her neighbors are safe in their backyards, for the kids to 

play in the dirt and safe to live so close to the new structure. 

 

Mr. Koury notes this is a great technical question. The clearance requirements for 

138,000 volts, which is the highest voltage on this site is 16ft. There are no Electric 

facilities that are remotely close to 16ft. from the property lines. You are safe. 

 

Mr. Newman swears in: Ed Gellman (Resident within 200ft.) 

                                        29 Oaklynn Place 

                                        Glen Rock, N.J. 

 

Mr. Gellman suggests and feels what is needed is a “Screen Wall” such as a highway.  

You then could have accurate calculations to how much sound insulation you could 

provide with it and right now there is a chain link fence back there. The station has 

become more & more industrialized. You need something to screen it.  It will do more in 

keeping with the residential character of the area. 

 

Mr. Gellman also states he has other concerns. When the construction begins, will there 

be jack hammering? When will it be completed? The hours of operation….  
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Mr. Newman reiterates; the construction hours as stated are going to be 7:00A.M.-3-

3:30P.M., Monday through Friday, with the possibility of Saturday & Sunday operation. 

 

Mr. Gellman states they never hold to these schedules… 

 

Mr. Newman notes they will have to hold to the Fair Lawn Borough & Glen Rock’s 

Borough Noise Ordinance, no matter… 

 

Mr. Koury testifies there will be jack hammering only to demolish the existing 

foundation facilities to allow for the construction of the new 138-to 26KV Transformers. 

 

Mr. Koury does not anticipate overtime, but just in case there is overtime, it will be 

associated with indoor work for Electrical Controls and protection… 

 

Testimony continues… 

 

Mr. Gellman asks if he could get some type of commitment from PSE&G for this to be 

done within reasonable hours so as not to disturb the residents. 

 

Mr. Koury testifies he cannot guarantee this. His primary concern is #1-not to disturb the 

residents over what they have to do. A Construction project will generate noise. He will 

do his best to minimize the noise within the allowable work hours. 

 

Mr. Gellman is not satisfied with this answer & asks Mr. Koury if they could provide the 

Screen wall. The vegetation screen does not work. 

 

Mr. Koury reiterates they are willing to work with the residents. This site being a 

Transmission Switching Station is associated with a “Homeland Security” issue, so from 

this standpoint, they have to be able to see within the fence to be sure no intruders are in 

there, so a fine night solid wall would violate the “Homeland Security” issue. 

 

Dead Vegetation along the NE corner will be replaced with brand new. 

 

Mr. Keinz (Attorney for the Applicant) interjects and makes a suggestion…they have 

heard the objections. They have already stated they will work with the Board’s 

Professionals. They do understand what the issue is and we will work to address it as best 

as they can. 

 

Mr. Newman defers to Mr. Gellman, and states this is reasonably all they can ask. They 

cannot go through an arbitration hearing tonight. It is on the record, they have agreed to 

work with the neighbors, the Engineers & to try to litigate the noise issues, so they are 

held to this. 

 

Mr. Gellman is not satisfied & continues with his concerns of the area and how unsightly 

it is… 
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Mr. Newman questions the Vegetation site. Not enough screening…  

 

Mr. Newman would like it noted for the record this evening, PSE&G will work with our 

Engineer’s until the Vegetation screening is thick enough and adequate enough to 

completely screen the site. 

 

Mr. Keinz notes to satisfy them, maybe but there may be areas back in this location 

where they cannot put vegetation because of pipe lines, etc….we will work with them. 

There are places we can put landscaping or something else… 

 

Mr. Azzolina (Board Engineer) suggests planting Evergreens or other suitable vegetation 

on the neighbor’s property as opposed to beyond the limits of their compound… 

 

Discussion continues….. 

 

Mr. Keinz notes he can discuss it, it could be possible…we could talk to him about this 

and maybe consider this, but will try to keep it on their property. They will resolve it the 

best they know how in the areas they physically control…but we have heard the 

suggestion. 

 

Mr. Newman swears in: Sonia Zenou & Serge Zenou (Residents within 200ft.) 

                                        23 Oaklynn Place 

                                        Glen Rock, N.J. 

 

Mr. Zenou explains they bought their house in 2006 and in 2007 they decided to upgrade 

their house into a Center Colonial. This was before PSE&G decided to upgrade their 

system. Obviously, the same as everyone else, property values went down the drain and 

with the noise, etc…their bedroom is on the second floor &  he does not feel the 

vegetation will help to block the view of the site, especially now with the increase in the 

height. It is an eye sore, it is noise pollution. 

 

Mr. Zenou notes at one time he did his own measurements; he borrowed a DB tester and 

measured 65 DB’s on the second floor. He does not feel it was accurate what they said 

before. He can prove with e-mails there has been communication. 

 

Mr. Zenou continues; since the Gas Company removed all the trees way back, they left a 

slot in our backyard. Every time it rains, it floods into our backyard…almost half of the 

backyard. The grade level is not done correctly…many issues… 

 

Mr. Newman wants PSE&G to address the run-off issue. 

 

Ms. Zenou speaks to the Board Members and states she has pictures after they finished 

their house in the summer of 2008 when we were hit with some severe storms and heavy 
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downpours. We took the pictures from our upstairs Master Bedroom that shows the 

runoff from their neighbor Amy coming into their yard… 

 

Mr. Newman wants to hear from the Engineer’s about what the run off issues are at the 

site and what, if anything needs to be mitigated…. 

 

Mr. Keinz (Attorney) testifies they have done no work back there within this time frame, 

so they do not know what the cause is…there have been extreme weather conditions 

since 07 & 08… 

 

Mr. Newman wants to keep things simple and asks Mr. Keinz to work with the Board’s 

Engineer to make absolutely sure there is no run off issue from this site into the 

neighboring residents and if there are, you will med iGATE it. 

 

Mr. Koury testifies they will, from their site. 

 

Discussion continues….. 

 

Ms. Zenou questions trees that have been planted that are very old, they are getting 

weaker, every storm that comes by, branches are falling, trees are falling….how will this 

be addressed. 

 

Questions as to whose trees are they? 

 

Mr. Koury does not believe PSE&G owns this easement…he will investigate the 

ownership of the property associated with the Gas easement and if Public Service does 

own it, we will investigate dead or compromised trees. 

 

Discussion continues…. 

 

Mr. Newman wants it on record, the vegetated management department will have a role 

in the upgrading of this site in making sure the vegetation on the site and within the 

easement, if legally PSE&G can take care of the vegetation within the easement will be 

done. 

 

Mr. Keinz states; they will take care of whatever they control… 

 

Discussion continues….. 

 

Mr. Sacchinelli (Board Member) has concerns with not knowing who owns the buffer. 

The buffer is what is going to keep the resident’s way of life & them, good neighbors. 

they need to find out who owns this, because who will maintain it for the next 20 

years…. 

 

Discussion continues… 
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Mr. Koury reviews the site plan and the property line does extend to the other side of the 

Gas easement, so PSE&G does own this property. They will have their Vegetated 

management professionals take a look, and remove any dead or compromised mature 

trees or bush, debris… 

 

Discussion continues…. 

 

Ms. Carrera (Resident of Glen Rock) speaks of the past issues. In the summer of 2001, 

Transcontinental came over, had to remove all the trees because they were becoming 

dangerously close to the Gas pipelines…that is what opened up the eyesore we have 

presently. Once they removed whatever they needed to remove, they put up concrete 

cinder blocks or poles so no one can go back there to remove whatever. 

 

Ms. Carrera continues…the children could not play outside because it was a danger 

issue….she was on the phone teething back & forth between Glen Rock & Fair Lawn as 

to who was responsible. 

 

Mr. Koury again reiterates; it is their property and they will take care of it. 

 

Mr. Keinz (Attorney) does not want to mislead anyone and states; it is Transcontinental. 

Public Service cannot do certain things with this, even though it is on their property. 

 

Mr. Rosenberg (Board Attorney) understands this and notes this is correct. They do have 

an easement that borders the resident’s backyard and they may have limitations 

notwithstanding the fact that Public Service owns to the property line. The Easement 

itself, which they are bound by may have restrictions & limitations as to what Public 

Service can do within the Easement area because Transcontinental’s Pipeline…He can 

put things into the Resolution, but Mr. Keinz is properly trying to alert everyone to the 

fact, there is an Easement. It needs to be on Record what exactly Mr. Keinz can or cannot 

do. 

 

Mr. Keinz states he will do so. 

 

Discussion continues…. 

 

Mr. Sacchinelli (Board Member) still has concerns with this issue… 

 

Mr. Newman (Chairman) notes they do have it on record this evening that PSE&G will 

do everything they possibly can to work on this problem in conjunction with 

Transcontinental and with our Professionals & our Counsel. Hopefully leave no stone 

unturned trying to resolve this… 

 

Mr. Azzolina (Board Engineer) has a comment on the resident’s complaint regarding the 

drainage. The easement they are speaking of is depicted on the drawing; a swale that is 
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perhaps not functioning properly which would tie in with the debris the resident has 

noted…. 

 

Mr. Azzolina went to the site. Notes it is a secure compound and didn’t have the 

opportunity to go inside but it would be something he would want to look at. It may be 

something as simple as the swale being cleaned out….the purpose of the swale is to direct 

the water away from the residents property to fully control the runoff on the applicants 

site down to the existing drainage system…it’s just a matter of seeing if the swale if 

functioning properly… 

 

Mr. Keinz agrees to this with no objection. 

 

Mr. Zenou (Glen rock resident) speaks again on the topic of decibels. When it is time to 

measure the decibels, to please come to the second floor and try to help… 

 

Mr. Newman speaks to Mr. Zenou and explains these types of enforcement issues have to 

be taken up after the fact and unfortunately outside of this Board. The Board is not an 

Enforcement agency but Public Service will need to comply with the State Regulations 

and if they don’t, you can hold them to it. 

 

Mr. Zenou so notes. 

 

Mr. Newman asks if there are any other questions or comments from the residents living 

within 200ft. of the applicant. Seeing none, 

 

Mr. Newman closes this portion. 

 

Mr. Newman opens the applicant to questions or comments from the General Public. 

 

 

Mr. Newman re-opens the portion of Residents living within 200ft. for questions or 

comments. 

 

Mr. Newman swears in: Ms. Rie Morimoto (Resident) living within 200ft. 

                                       (has daughter to interpret) 

 

                                        Ms. Mai Morimoto  

                                        95 Bloomfield Ave 

 

Ms. Morimoto questions how the noise issue is going to be addressed…will the noise be 

shut down completely. 

 

Mr. Newman addresses the daughter and explains, No. The maximum noise level once 

the construction is complete will be lower than the noise level as measured today and will 

have to be in compliance with State Regulations. It has further been testified too by the 
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applicant they will make an attempt to bring the noise level down to where they were 

3yrs ago. They will investigate to see what the decibel level was 3yrs ago and see what 

they can do to bring it down or close to that once everything is completed in 2014. The 

overall goal is quieter but not silent. 

 

Ms. Morimoto questions the site and will they be able to see the building visually from 

their residence. 

 

Mr. Keinz states the building is over 260 feet from the nearest property line and the 

building is around 50ft. tall. 

 

Mr. Newman notes to resident, they will see it, but off in the distance. 

 

Ms. Morimoto has no further questions. 

 

Mr. Newman again asks if there are any questions or comments from residents living 

within 200ft. of the application. Seeing none, 

 

Mr. Newman closes this portion. 

 

Mr. Newman opens for questions or comments from the General Public. Seeing none, 

Mr. Newman closes this portion. 

 

 

Mr. Keinz (Applicant’s Attorney) summarizes the Application….reviews the relief 

sought. 

 

Mr. Newman would like the record to show, Mr. Blecher (Board Member) left at 9:43 

and Alternate I, Mr. Seibel will be voting in his place,  

 

Mr. Lowenstein makes a motion to approve the application. 

 

Mr. Meer seconds the application with the condition to meet with the Borough 

Professionals to medi-gate water issues and noise issues and to comply with any other 

Borough Ordinances and Laws as provided by the Professionals. 

 

Mr. Lowenstein agrees with the amendment & approves motion. 

 

VOTE: Mr. Dunay, Mr. Sacchinelli, Mr. Lowenstein, Mr. Seibel, Mr. Puzio,  

             Mr. Meer & Mr. Newman, YES. 

 

Motion Carries. 

Application Approved. 
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Memorialized Resolutions: 
 

1. Application #2013-00, Fair Lawn Senior Housing, LLP, River Road, Block 5834, 

Lot 1.02, Zone I-2– Preliminary & Final Site Plan approval-Amend 64 Garden 

Style Apartments to Age Restricted Senior Apartments- Approved. 

 

Mr. Puzio made a motion to accept these resolutions and Mr. Lowensetin seconded 

the motion. 

 

2. Application #2013-002, Mara Oliva, 4-22 17
th

 Street, Block 4403, Lot 19, Zone 

R-1-3– Proposed Deck & Walkway- Approved. 

 

Mr. Puzio made a motion to accept these resolutions and Mr. Lowensetin seconded the 

motion. 

 

VOTE:  All Present – AYE. 

 

 

Estimates: 

 

1. Azzolina & Feury Engineering for Preliminary & Final Major Site Plan approval 

for an application for variance relief in the amount of $4,000, regarding the  

PSE&G Substation. 

2. Azzolina & Feury Engineering for Preliminary & Final Major Site Plan approval 

for an application for variance relief in the amount of $3,500,  regarding 15-00 

Pollitt Drive Associates, LLC 

 

Mr. Lowenstein made a motion to accept these resolutions and Mr. Puzio seconded the 

motion. 

 

VOTE:  All Present – AYE. 

 

 

Vouchers: 

 

1. Winnie, Banta Hetherington Basralian & Kahn, for legal services rendered for the 

month of March, 2013 in the amount of 816.66 

 

Mr. Lowenstein made a motion to accept these resolutions and Mr. Puzio seconded the 

motion. 

 

VOTE:  All Present – AYE. 

2. Amoroso, Klein & Bierman regarding Lentini in the amount of $35.28. 

3. Amoroso, Klein & Bierman regarding 18-35 River Road in the amount of $13.94. 
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Mr. Lowenstein made a motion to accept these resolutions and Mr. Puzio seconded the 

motion. 

 

VOTE:  All Present – AYE. 

 

 

4. Taylor Design Group for services regarding the PSE&G Application in the 

amount of $930.00 

 

Mr. Lowenstein made a motion to accept these resolutions and Mr. Puzio seconded the 

motion. 

 

VOTE:  All Present – AYE. 

 

 

 

Adjourn 

 

Mr. Lowenstein made a motion to adjourn this meeting and Mr. Puzio seconded the 

motion. 

 

TIME: 10:30 P.M. 

VOTE:  All Present - AYE. 

 

      Respectfully submitted, 

 

 

 

      Cathy Bozza 

      Zoning Board Clerk 


