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1. Roll Call

This is the Regular Meeting of Thursday, 
April 21, 2022.  Chairman Giarrusso called the 
meeting to order at 7:08 p.m.  Roll call was 
taken and the following members were present:  
Mr. Chacon, Ms. Harrigan, Mr. Cheatham, Mr. 
Puleio, Mr. Sarni, and Chairman Giarrusso.  
ABSENT:  Mr. Pemberton and Vice-Chairman Jones.
LATE ARRIVAL:  None
EARLY DEPARTURE:  None
ALSO PRESENT:  Christos J. Diktas, Esq.; Bridget 
McLaughlin, Zoning Officer; and Kim O. Furbacher, 
Certified Court Reporter.  

2. Payment of Bills

MOTION MADE BY CHAIRMAN GIARRUSSO TO PAY BILLS 
RECEIVED FROM DIKTAS GILLEN, P.C.  SECOND BY MR. 
PULEIO.  MOTION IS PASSED BY AN AFFIRMATIVE VOTE 
OF MR. CHACON, MS. HARRIGAN, MR. CHEATHAM, MR. 
PULEIO, MR. SARNA, AND CHAIRMAN GIARRUSSO. 

MOTION MADE BY CHAIRMAN GIARRUSSO TO PAY BILLS 
RECEIVED FROM NEGLIA ENGINEERING.  SECOND BY MR. 
CHEATHAM.  MOTION IS PASSED BY AN AFFIRMATIVE 
VOTE OF MR. CHACON, MS. HARRIGAN, MR. CHEATHAM, 
MR. PULEIO, MR. SARNA, AND CHAIRMAN GIARRUSSO. 

3. Approval of Minutes of March 2022

MOTION TO ACCEPT AND APPROVE THE MINUTES OF 
MARCH 2022.  MOTION MADE BY CHAIRMAN 
GIARRUSSO.  SECOND BY MR. CHEATHAM.  MOTION IS 
PASSED BY AN AFFIRMATIVE VOTE OF MR. CHACON, MS. 
HARRIGAN, MR. CHEATHAM, MR. PULEIO, MR. SARNI, 
AND CHAIRMAN GIARRUSSO.

4. MEMORIALIZATIONS:
a. SP#9-21  V#9-21
Applicant:  Edward & Daniela Garcia
Address:  274 Summit Avenue
Block 343  Lot 6

MOTION TO APPROVE THE MEMORIALIZATION MADE BY 
CHAIRMAN GIARRUSSO.  SECOND BY MR. SARNI.  MOTION 
IS PASSED BY AN AFFIRMATIVE VOTE OF MR. CHACON, 
MS. HARRIGAN, MR. CHEATHAM, MR. PULEIO, MR. 
SARNI, AND CHAIRMAN GIARRUSSO. 
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5. APPLICATIONS
a. SP#10-21  V#10-21
Applicant:  Landmark Development Group LLC
Address:  62 Linden
Block 426  Lot 6  Zone: B-1
The Applicant requests site plan approval to 

construct a four (4) story residential building 
consisting of 2 studios, 8 one-bedroom residential 
units, and 10 parking spaces within the ground floor.  
Additional improvements consist of fencing, striping, 
lighting, and landscaping improvements.  Furthermore, 
the Applicant proposes to reconstruct the concrete 
sidewalk, apron, and curb along the property 
frontage.  Furthermore, the Applicant proposes to 
construct a stormwater management system and utility 
improvements. 

CARRIED TO THE 5/19/2022 MEETING.  NO FURTHER 
NOTICE REQUIRED.  

b. SP#10-21  V#10-21
Applicant:  Maisano Properties LLC
Address:  215 Ellen Terrace
Block 100.02  Lots 1-9 and 21-38
The Applicant proposes to construct a four (4) 

story mixed-use building consisting of four (4) 
one-bedroom units, fourteen (14) two-bedroom units, 
storage space, business offices, and a parking deck 
within Lots 1-8 & 21-28.  It appears that the 
Applicant proposes to consolidate Lots 1-8 and 21-28.  
Additionally, the Applicant proposes to construct a 
parking lot within Lot 9.  Furthermore, the Applicant 
proposes additional site improvements consisting of 
concrete wheel stops, trash enclosures, concrete 
curb, asphalt pavement, fencing, gates, walls, 
traffic striping, grading, lighting, and landscape 
improvements.  Furthermore, it appears that the 
Applicant proposes to maintain the existing on-site 
billboard.

 CARRIED TO THE 5/19/2022 MEETING.  NO FURTHER 
NOTICE REQUIRED.
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c. SP#7-22  V#7-22
Applicant: Sovereign Laboratory Services, LLC 
Address:  20 Woodridge Avenue
Block 500.02, Lot 3.02  
The existing site is currently utilized as a 

medical office.  The Applicant proposes to modify the 
use to a medical office use with the addition of 
testing/research laboratory services.  The Applicant 
submitted a previous application in 2009 that 
consisted of external and internal site improvements 
to the existing structure.  In this current 
application, the Applicant does not propose any 
modifications to structure or site and solely intends 
on amending the on-site use.

A P P E A R A N C E S

DIKTAS GILLEN, P.C.
BY:  CHRISTOS J. DIKTAS, ESQUIRE
596 Anderson Avenue, Suite 301
P.O. Box 2199
Cliffside Park, New Jersey 07010
201-943-8020
cdiktas@weblawnj.net
Counsel to the Board 

INGLESINO, WEBSTER, WYCISKALA & TAYLOR, LLC 
BY:  JOHN P. WYCISKALA, ESQUIRE
600 Parsippany Road
Suite 204
Parsippany, New Jersey 07054
973-947-7134 
jwyciskala@iwt-law.com 
Counsel to the Applicant 

E X H I B I T S

(None marked)

P U B L I C   H E A R I N G

Mr. Wyciskala greeted the board.  Mr. Wyciskala 
stated:  I represent Sovereign Laboratory Services, 
as well as the building owner, which is HMOB of 
Hackensack Office, LLC.  That entity is the owner of 
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the subject property.  It's improved with an existing 
medical office building.  It's located at 20 
Woodridge Avenue.  The property is identified as 
Block 500.02, Lot 3.02, and it's located in the 
city's UN, university and office zone district.

That's a zone district that provides for a 
variety of different land uses, including medical 
office buildings.  

This subject property has been developed with 
this medical office building for a number of years.  
Our history and affiliation with the property goes 
back to 2008.  Dr. John Hajjar is the principal of 
both Sovereign and the property ownership entity, and 
he acquired the property in 2008.  At that time, the 
building was renovated and it was opened as an 
outpatient radiology therapy center.  So it really 
was kind of a radiology practice from about 2008-2020 
and classic services, X-rays, MRIs, PET scans, CAT 
scans, things of that nature. 

In 2020, a new radiology group actually signed a 
lease to come in.  There were some renovations to the 
interior, although largely the same.  Due to the 
pandemic, that radiology group came back to Dr. 
Hajjar and asked to be released from the lease.  They 
had concerns in terms of the business operations and 
the like.

They were gracious enough to let them out of the 
lease arrangement, and as a result of that and at 
that time a new Certificate of Occupancy had issued 
and Dr. Hajjar actually moved his Sovereign 
Laboratory Services into the building really just 
within the footprint that existed inside the building 
itself.  What Sovereign does is, it's a molecular 
laboratory testing firm.  They engage in a variety of 
testing services.  Of course, everybody focuses on 
COVID-19 and profiling the antigen test and the like, 
but they also provide laboratory services for 
infectious disease, blood work, cancer screening, and 
a whole host of things.

After taking occupancy, however, our client 
learned that laboratory testing, a laboratory firm is 
not a permitted use in the zone, while medical is.  
You know, a lot of us would think laboratory/medical, 
it's not permitted in the zone.

Due to the pandemic and the volume of analysis 
that Sovereign was provided, including COVID testing 
analysis for upwards of 35 school districts and 
businesses and so forth, your city manager was 
gracious enough to issue an emergency order that 
allowed Sovereign to continue doing their vital 
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services in this building, subject, however, to us 
coming before this board, albeit after the fact, and 
seeking the necessary use variance relief.  We do 
also have some bulk variances that are associated 
with this.

We are not proposing any changes with respect to 
the building or the site, although we'll talk about 
an additional Dumpster enclosure before this is over.  
We do have some preexisting nonconformities.  We 
don't know if they were issued variance relief back 
when the building was originally issued, but we're 
going to request the relief and we'll go through that 
tonight as well.

One thing I would say, this testing facility, and 
you're going to hear about it, this is really just 
analysis and processing by the technologists that 
work here.  I'm sure you've all driven around, we all 
drove around and you saw COVID testing centers and 
cars lining up with people and cars pouring out of 
parking lots.  They don't actually do the swabs here 
or the tests.  They don't draw blood at this 
location.  Those samples actually come to this 
location.  They have three other locations.  At those 
locations, they actually do the testing there, but in 
this case, the samples are just brought to the 
facility.  I won't belabor the point, because my 
witness will speak to that in a little bit more 
detail.

We do think it's a great use.  It's a vital 
service.  It works well with this property from all 
aspects, including parking and the like, which we'll 
talk to. 

B R I A N  H A J J A R, 20 Woodridge Avenue, 
Hackensack, New Jersey 07601, sworn/affirmed.

Mr. Hajjar stated:  So I'm Brian Hajjar.  I'm the 
COO of the company.  We started this company back in 
2020, when the pandemic hit.

Mr. Hajjar stated:  So our CEO, Dr. Hajjar, 
purchased the building around 2007, 2008.  It's my 
understanding that it was used as a medical office 
space prior to that date, so it was purchased with 
that use in mind. 

When the building was purchased, there was a 
renovation done to make it into a CT, you know, a 
radiology center, where it was fairly busy and there 
were different types of procedures being done, which 
were for the typical radiology services, which can be 
such as but not really pertaining to, CT scans, PET 
scans, MRI scans, items of those nature.

Mr. Wyciskala asked:  In my opening comments, I 
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mentioned that that radiology practice operated from 
about 2008-2020.  Is that correct?

Mr. Hajjar responded:  Yes.
Mr. Wyciskala asked:  And you did have a tenant 

that was supposed to go into the space?
Mr. Hajjar responded:  Correct.  Yes, we did have 

a tenant who had signed a lease and a slight 
renovation was done for Hackensack Radiology 
Services, which was the company that was scheduled to 
go in there in March of 2020.  However, when the 
pandemic did hit, you know, they requested to 
terminate the lease, and we allowed them to do that 
without any cost or charge with them, because the 
world was a very scary place at that point, so we 
wanted to make sure people had the opportunity to 
leave, if they couldn't do it anymore.

Mr. Wyciskala stated:  Let's talk about 
Sovereign, the types of services you provide.  Could 
you just provide the board with an overview.

Mr. Hajjar responded:  So whenever you go get 
your blood drawn, maybe at a Quest or a Lab Corp., 
it's the same type of company.  We do molecular 
testing.  Of course 'tis the season of COVID, so 
mostly every laboratory everywhere does COVID-19 
testing, which is a PCR testing, polymerase chain 
reaction, which I assume everyone knows about, as 
well as antigen testing, which is that lateral flow 
kit that you get in the mail from the government.  We 
do those both types of testing, as well as UTIs, 
STDs, different types of blood work, so testosterone, 
3PSA, 4PSA, stuff like that.  We also do toxicology 
for those who are coming out of any rehab, we're 
testing if there's any drugs in their system, as well 
as next generation sequencing, which is cancer panel 
testing where we take an oral swab and we analyze the 
DNA strand to see if they might develop cancer later 
in their life, if someone close to them related, of 
course, had cancer at some point in time.

Mr. Wyciskala asked:  Sovereign currently has 
four locations, including Hackensack, it has 
locations in Fair Lawn, Englewood Cliffs, and Mount 
Kisco, correct? 

Mr. Hajjar responded:  Yes.  So we have three 
different location centers, which are those 
locations, Fair Lawn, New Jersey; Englewood Cliffs, 
New Jersey; and as well as Mount Kisco, New York, and 
as well as the Hackensack location where we run those 
samples and then report those out to the patient 
portal. 

Mr. Wyciskala stated:  Let's just focus on this 
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location in Hackensack.  What days of the week do you 
operate at this location? 

Mr. Hajjar responded:  Monday to Saturday.
Mr. Wyciskala asked:  How about Sundays?
Mr. Hajjar responded:  We're currently closed 

Sundays, but we might want to open up on Sundays, if 
volume does pick up, to run more tests.

Mr. Wyciskala asked:  What are the hours of 
operation? 

Mr. Hajjar responded:  We have people there as 
early as 5:00 a.m., and then some people we also have 
at a late shift going until 1:00 a.m.

Mr. Wyciskala asked:  What's your busiest time 
during the week? 

Mr. Hajjar responded:  Normal business hours are 
from 10 to 6, because we have to turnaround tests to 
give our clients the best satisfaction.  We have, you 
know, people doing those types of shifts, but mostly 
our busiest time is from 10 to 6.

Mr. Wyciskala asked:  So let's talk about number 
of employees.  What are the total number of employees 
that you have in the Hackensack office or that are 
affiliated with the Hackensack office?

Mr. Hajjar responded:  So total number of 
employees who are affiliated with the Hackensack 
office are 25 -- with our collection centers, it's a 
total of 25, but at this specific Hackensack 
location, it's 15. 

Mr. Wyciskala stated:  So that's the max.  So 
when you say 15, that's the maximum number of 
employees you would have at any time?

Mr. Hajjar responded:  Correct.
Mr. Wyciskala asked:  And I understand that you 

work in shifts; is that right, over the course of the 
day?

Mr. Hajjar responded:  Yes.
Mr. Wyciskala stated:  So why don't you just 

provide the board with a description, number of 
employees, what's the typical run from when you say 
5:00 a.m. until midnight, 1:00 a.m.

Mr. Hajjar responded:  Sure.
So if you had a PCR test for COVID, wherever you 

were swabbed, that goes to the laboratory.  If you 
were swabbed in the evening or maybe early morning, 
of course with the volume size, people have to work 
relatively, you know, different types of shifts.  So 
we have the 5:00 a.m. shift where one person will 
come in to run any samples that might have been left 
over from the 1:00 a.m. shift ending at one, and then 
of course we are running different UTI samples and 
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cancer panel items, so we run those mostly from 10 to 
6 during normal business hours.

Mr. Wyciskala stated:  And I talked about it in 
my opening statement and I think you touched on it, 
but let's talk about the public.  This isn't a 
facility where the public will be coming to be 
tested, swabbed, blood drawn, correct?

Mr. Hajjar responded:  Correct, we don't do that 
type of collection at Hackensack.

Mr. Wyciskala asked:  Will there be any occasion 
where you'll have actual public or patients coming to 
the facility? 

Mr. Hajjar responded:  At some point yes, we're 
looking to validate sperm analysis for those who may 
have fertility issues, which would require, you know, 
people to come to the site to deposit a live sample, 
but we're not expecting that to be more than 10 
people per week.  

Mr. Wyciskala stated:  And let's talk about the 
deliveries, because I know samples are coming in and 
materials.  

The company, do they operate their own vehicle 
with respect to the pick up of samples and bringing 
those into this facility?

Mr. Hajjar responded:  Yes, so we have a courier 
vehicle.  Of course, we service over 35 different 
school districts and businesses for a variety of 
types of that testing, so our courier vehicle goes to 
those locations to pick up the samples that they have 
done at those locations. 

Mr. Wyciskala asked:  What type of vehicle is 
that? 

Mr. Hajjar responded:  It's a Jeep Compass.
Mr. Wyciskala asked:  And how many deliveries a 

day? 
Mr. Hajjar responded:  About four.
Mr. Wyciskala stated:  Let's talk about trash and 

recycling.  
You are under contract with a private waste 

hauler for refuse and recycling.  Is that correct?
Mr. Hajjar responded:  Yes.
So we have a private hauler, and that same 

company does our recycling.  Like John was saying 
before, we got an extra Dumpster to make sure that we 
took care of the recycling, so we put a Dumpster in 
the parking spot next to the current Dumpster just to 
make sure that we had enough room for everything.

Mr. Wyciskala stated:  We'll get to that second 
one.  Just regarding garbage, your typical trash, is 
that just office, kitchen waste?
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Mr. Hajjar responded:  Yes, typical trash.
Mr. Wyciskala stated:  We'll talk about medical 

waste in a minute.  
The extra Dumpster is just for cardboard 

recycling.  Is that correct?
Mr. Hajjar responded:  Correct.  Yes.
Mr. Wyciskala stated:  And I would stipulate to 

the board and Mr. Polyniak noted that the trash 
Dumpster, which is in an enclosure as per the 
as-built, is in an enclosure, the recycling Dumpster 
basically is in the parking space next to it.  So it 
would be our intention to expand that enclosure with 
the same type of enclosure, it's chain-link with 
privacy slats, and basically take that around that 
one parking space so it would result in a reduction 
in the overall parking count from, I think it's 22 to 
21.  

Chairman Giarrusso stated:  Mr. Polyniak, could 
we have you comment on that, since it's relative at 
this point?  

Mr. Polyniak stated:  I'm glad to.
It's been the City of Hackensack's practice now 

to have their trash enclosures masonry.  And the 
reason that they've requested masonry is similar to 
the chain-link fence that surrounds your property, 
it's been hit by cars and damaged, and what the 
masonry structure does, it ensures that if it does 
accidently get hit, we don't have any issues with 
respect to damaged trash enclosures and then we have 
the same situation where the trash is sitting out in 
the open.

I have a detail that I can supply your engineer 
that has been used.  We would ask that you do a 
masonry enclosure, and it's a wooden gate with a 
reinforcement in the back.

Mr. Diktas asked:  You would consent to that as a 
condition of approval?

Mr. Hajjar responded:  Yes, we would consent.
Mr. Wyciskala responded:  Affirmative.
We have a medical waste provider, Citiwaste, pick 

up our medical waste twice a week, per CLEA 
guidelines.  CLEA is the federal overarching item for 
a laboratories in the U.S.  We have to have our 
medical waste in a locked room, a closed door room, 
you know, six inches off the ground.  So we are 
abiding by CLEA regulations for our medical waste.

Mr. Wyciskala stated:  And that private waste 
hauler, and you may have said it, and I may have 
missed it --

Mr. Hajjar responded:  Citiwaste.
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Mr. Wyciskala asked:  Yes.  Two times weekly?
Mr. Hajjar responded:  Two times, yeah.
Mr. Diktas asked:  They pick up the medical waste 

also?  
Mr. Hajjar responded:  Citiwaste only picks up 

the medical waste. 
Mr. Wyciskala stated:  Separate and apart from 

the other hauler, yes. 
Mr. Diktas asked:  The other hauler is who?
Mr. Wyciskala responded:  I forgot the name of 

it, but we can get back to you on that.
Mr. Diktas asked:  Just for the record, there's 

private hauling for both?
Mr. Wyciskala responded:  Private hauling for 

both. 
And, lastly, any other special requirements, 

ventilations, things the board should be concerned 
with, the public should be concerned with, relative 
to the operation and molecular testing?

Mr. Hajjar responded:  Well, as a laboratory, we 
have to follow strict guidelines from CLEA.  You 
know, it can range from office cleanliness to 
laboratory cleanliness to exam room cleanliness.

We took it a step further by even, of course, 
abiding by the CLEA guidelines, but as well as 
installing MERV-13 filters.

Mr. Hajjar stated:  Thank you so much for taking 
the time to hear us.  We started this company when I 
lost my job, and it's so awesome to see something 
grow that you work really hard on.

And thank you to Bridget.  Thank you so much for 
just being amenable and friendly to us.

And as a member of the LBGTQ+ community, I love 
supporting colleagues of mine in that community and 
hiring people.  You know, we also believe in women in 
science.  Most of our staff members are women.  We're 
so happy to be in his new home where we can continue 
to grow, so hopefully we'll be able to do that.  So 
thank you for your time.  
G R E G O R Y   J.   P O L Y N I A K, P.E., P.P., 

sworn. 
B R I D G E T   M c L A U G H L I N, sworn.
 Ms. McLaughlin stated:  Thank you for the nice 
comment.  It was nice working with you too.

I just want to have some testimony as to the fact 
that there's a day care next door, and since we were 
discussing the filtration and the venting, so if you 
could talk about that.

Mr. Wyciskala stated:  So the question is again, 
with the day care next door, you know, any impact 
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from laboratory testing on the adjoining properties?
Mr. Hajjar responded:  So you can kind of follow 

along with me on this.  Whenever you test a COVID-19 
sample, right, when they take the swab out of your 
nose and put it into the vial, right, the swab is 
then ultimately medical waste and is then discarded 
appropriately, right?  You have to pipette -- you 
know, whenever you think of a laboratory, you think 
of people doing this, right (indicating)?  You have 
to pipette under a hood.  So that hood is essentially 
validated by the company that creates it, to make 
sure that any particles that may have splashed around 
during the pipetting process stay within that 
chamber.  

So as far as concerns the day care next door, no 
particles would even leave that hooded area.  In my 
mind to make sure I'm giving my employees the safest 
environment to work in, we even put in those MERV-13 
filters.  God forbid someone would have Covid and 
walk about the space, that filter would pick it up.  
No one can pipette any types of samples without being 
under that hood.

Chairman Giarrusso asked:  Questions, comments 
from the commissioners. 

Mr. Cheatham stated:  Yes, I have a question.
The medical waste, so that's taken out under 

supervision during your business hours?
Mr. Hajjar responded:  Correct, between 10 and 6.
Mr. Wyciskala asked:  And the medical waste is 

actually in a locked room as well, correct?
Mr. Hajjar responded:  Correct.  It has to be in 

a specific -- it has to be in a specific red bag, 
which has been identifiable by somebody.  Also that 
bag has to be specific material that we purchase from 
the company.  It also has to be put into a box that 
is then on a platform that's above the ground six 
inches.  So there are specific guidelines that we 
have to follow when we have CLEA come in and inspect 
us.     

Mr. Wyciskala stated:  One thing that I neglected 
to mention before or stipulate to, although I could 
probably do it later, one of Greg's other additional 
comments and he noted, I'm not sure whether we're 
technically -- the EV make-ready is a technical 
requirement, I think, probably even on one of these.  
It is our intention to provide one EV make-ready 
spot, and it probably would be on the as-built.  It 
would probably be the one next to the building in 
that space 22 as it's referenced there, Greg.  So we 
would stipulate that as well for the record.
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Mr. Polyniak stated:  I mentioned that fence 
being damaged.  You agree to address any damaged 
fence or replace it?  

Mr. Diktas stated:  It's going to be replaced 
with a Jerith fence. 

Mr. Polyniak asked:  Would you consider replacing 
it with a decorative alluminum picket fence, which is 
typically the standard of what the zoning board has 
been approving throughout the city?

Mr. Hajjar responded:  Sure.  Listen, we love the 
space that we're in and we want to stay, so we will.

Mr. Polyniak stated:  That will add some 
aesthetics to the site.

And then also the final thing is, we noticed that 
some of the planting may be diseased or dying 
on-site.  You would agree to replace anything that's 
diseased or dying, please?

Mr. Hajjar responded:  I like things when things 
look nice too.  We'll make sure to keep the 
landscaping up. 

The meeting was opened for questions from the 
public.  No one wished to question the witness. 

N I C H O L A S   A.   G R A V I A N O, P.P., 
AICP, c/o Graviano & Gillis Architects & Planners, 
LLC, 101 Crawfords Corner Road, Holmdel, New Jersey 
07733, having been duly sworn/affirmed, testifies as 
follows: 

Mr. Graviano's credentials were accepted by the 
board.

Mr. Graviano testified:  The applicant is before 
you this evening requesting a (d)(1) use variance 
with associated (c) variances for a specific piece of 
property located on Block 500.02, Lot 3.02.  It 
encompasses roughly 18,900 square feet in the UN 
district.  

As you all know, the UN district permits a wide 
range of uses, including professional, medical and 
business offices, as well as public and parochial 
schools, eating and drinking establishments, 
neighborhood retail, government buildings, utilities, 
municipal buildings, municipal open space.

The applicant is proposing a use which is a 
combination of medical space as well as laboratory 
testing space, which is not specifically listed as a 
permitted use in the zoning district.  That use, 
however, is a component of many permitted uses of the 
district, specifically medical offices.  You would 
also have laboratory testing potentially in a school 
scenario or other permitted uses.  So it's not a 
substantial departure from what the zoning ordinance 
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permits as-of-right.
The first variance that the applicant requires 

for this proposal is the (d)(1) use variance.  That's 
the biggest variance as part of this proposal.  I'll 
get into the (d)(1) proofs shortly. 
Additional relief required by the applicant is for 
minimum lot size; 20,000-square feet is required, 
whereas 18,900 square feet is proposed.

The applicant also requires a minimum front yard 
setback variance; 25 feet is required, the existing 
building is right on the front property line at .08 
feet.  

An impervious coverage variance is also required; 
whereas 75 percent is permitted, 87.97 percent 
existing and proposed.  That figure is not augmented 
by this application, that's the existing coverage on 
the site today.

The applicant has agreed to provide the refuse 
enclosure.  The refuse enclosure will meet the 
minimum height required by the ordinance, so, 
therefore, that variance that is identified in the 
Neglia letter is eliminated.

The applicant also has agreed to provide the 
electric vehicle requirement in the parking space, as 
indicated in the previous testimony. 
So I'll briefly go through the (d)(1) proofs required 
for this proposal.  

The board can grant (d)(1) use variances in 
particular cases and for special reasons.  That is 
what's referred to as the positive criteria of the 
(d)(1) variance.

Now, the purpose of zoning which most amplifies 
the criteria is the promotion of the general health, 
safety, and welfare.

This applicant does not need to demonstrate that 
there are other sites that are suitable for this use, 
just this site has characteristics that make it 
appropriate for the use. 

The applicant must additionally demonstrate that 
there's no substantial impairment to the zone plan or 
the zoning ordinance with the proposal.  

Looking at the positive criteria, it's definitely 
particularly suited for the applicant's proposed use.  
This building has a longstanding history of medical 
uses, and the proposed use certainly coincides with 
the medical offices that are permitted by right in 
the district.  It also is located in an area, the 
university office district, where this is frankly a 
use that is not out of character with the district as 
well.  
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The applicant's site has adequate parking for the 
applicant's use.  I heard the applicant discuss the 
operational characteristics of the business.  There's 
sufficient parking and then some for the applicant's 
employees.  Additionally, there is the ability to 
have adequate refuse collection, both general trash 
as well as the medical waste. 
Looking at the purposes of zoning, this is clearly a 
use which advances purpose A, promotion of the public 
health, safety, and general welfare.  This use itself 
is a use which is advancing the public health, 
safety, and general welfare, testing for a variety of 
medical conditions that the applicant discussed in 
his testimony. 

It also advances purpose G, sufficient space and 
appropriate location for a variety of commercial uses 
to meet the needs of New Jersey's citizens. 

There's certainly not a substantial impairment of 
the zone plan, nor is there a substantial impairment 
of the zoning ordinance.  In fact, this proposal 
advances many of the goals and objectives of both the 
2009 master plan and the 2020 master plan 
reexamination.

The 2020 master plan reexamination seeks to 
promote and expand economic opportunities in order to 
maintain job opportunities and the economic 
well-being of Hackensack citizens.  And additionally 
page 76 of the 2020 re-exam seeks to promote 
affordable biotechnology and lab space.  It indicates 
that one of the most common obstacles for cities to 
be a hub for biotech is the lack of facilities that 
are equipped to meet the industry's needs, and this 
is certainly a building that's equipped to meet the 
industry's needs. 

That wraps up the (d)(1) use variance testimony. 
With regard to the (c) variances that I 

indicated, they all can be granted under the (c)(1) 
criteria, where a strict application of the city's 
zoning ordinance would create undue hardship upon the 
developer.  These are site conditions that exists for 
numerous years that are not being augmented by the 
applicant, so they can certainly be granted without 
substantial detriment to the public good or 
impairment to the zone plan or zoning ordinance.

Mr. Polyniak stated:  As it relates to 
detriments, I know that with respect to the business 
hours, the use -- maybe Mr. Hajjar would have to 
answer this -- the use is going to be operating 
after-hours, say from 10:00 to 1:00 a.m.

Would there be any noise or impacts with respect 
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to that?  Because although the area is to be used for 
doctors, professional offices, it has a lot of 
nonconforming uses, residential buildings.  Are any 
of those impacted through the off-hours times?

Mr. Graviano responded:  I certainly feel that it 
does not.  I've been on that site on numerous 
occasions.  I was on the site on Sunday.  I was on 
the site today.  I really got a good feel of the 
neighborhood.  The residential homes that are located 
in that neighborhood are located off the street, I 
believe it's Van Orden Place, if I recall correctly.  
So there is not only the street separation, but, you 
know, there's additional space between the street and 
the homes.  The homes are located down the block.  
And as you heard in the applicant's testimony, there 
is only going to be a handful of employees that would 
be working at those hours.  There's not going to be 
deliveries.  So it's really going to be, you know, 
maybe 3 or 4 employees, tops, getting out of their 
car and walking into the building.  I don't see how 
that creates a substantial detriment to the 
surrounding neighborhood.  You would have that in any 
scenario.  That type of volume could come from the 
houses.  So it's very minimal in nature, and I don't 
feel it's going to create a detrimental impact to the 
surrounding neighborhood. 

Mr. Cheatham stated:  Excuse me, I don't know if 
the gentleman can answer.

Working those late hours, so are there cameras 
on-site so the staff is safe?

Mr. Hajjar responded:  Yes, so we do have cameras 
on-site.  

We have cameras in the building.  We also have 
one camera behind the building to make sure that our 
courier vehicle is seen on the camera.

Mr. Cheatham asked:  The lighting is adequate?
Mr. Hajjar responded:  Yes.
The meeting was opened for questions from the 

public.  No one wished to question the witness. 
 The meeting was opened for general comments from 
the public.  No one wished to comment.

BOARD DELIBERATION AND VOTE 

Chairman Giarrusso stated:  Okay.  Having heard 
the testimony this evening on this application, I 
would like to make a motion to grant approval with 
the conditions noted.  

Do I have a second? 
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Ms. Harrington responded:  Second.

MOTION TO APPROVE:  MOTION BY:  R. Giarrusso
SECOND BY:  J. Harrington 
ROLL CALL:  J. Chacon - Aye

   J. Harrigan - Aye
   S. Puleio - Aye
   R. Sarni - Aye
   M. Cheatham - Aye  
   R. Giarrusso - Aye

d. SP#17-21  V#17-21
Applicant:  Yasmeen Fatima Properties, LLC 
Address:  547-555 Main Street
Block 506, Lots 44 & 46
The Applicant proposes to construct a two-story 

childcare/early education facility on the property 
that would have an approximate gross floor area of 
15,100 square feet with an outdoor play yard in the 
rear of the building.  The first story will consist 
of four (4) classrooms and the second floor will 
consist of five (5) classrooms, a rooftop play yard, 
and administrative areas.  The Applicant proposes an 
asphalt parking area that will contain a total of 
twenty-four (24) parking spaces and one (1) ADA 
accessible parking space.  Additional proposed site 
improvements consist of parking area striping, 
concrete curbing, detectable warning surfaces, 
landscaped areas, and signage.

A P P E A R A N C E S

DIKTAS GILLEN, P.C.
BY:  CHRISTOS J. DIKTAS, ESQUIRE
596 Anderson Avenue, Suite 301
P.O. Box 2199
Cliffside Park, New Jersey 07010
201-943-8020
cdiktas@weblawnj.net
Counsel to the Board 

BERTONE PICCINI, LLP.
BY:  RUSSELL F. ANDERSON, JR., ESQUIRE
777 Terrace Avenue
Suite 201
Hasbrouck Heights, New Jersey 07604
201-483-9333
randerson@bertonpiccini.com
Counsel to the Applicant 
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E X H I B I T S

A-1 Drawing SA-1.4

A-2 Drawing SA-1.1

A-3 Drawing SA-1.2

A-4 Google Earth image of playground in 
Bloomfield, NJ

A-5 Google Earth image of playground in South 
Orange, NJ

A-6 Google Earth image of building with child care 
facility on William Street, Newark, NJ

A-7 Drawing SA-1.3

P U B L I C   H E A R I N G

Mr. Puleio recused himself from the application 
and stepped off the dais. 

Mr. Anderson greeted the board.  Mr. Anderson 
stated:  Mr. Chairman, members of the board, esteemed 
professionals, I appreciate the time.  

My name is Russell Anderson of Bertone Piccini in 
Hasbrouck Heights, New Jersey.  We are the attorneys 
for Yasmeen Fatima Properties, LLC.  

For the sake of brevity and not having to go 
through all those words, I'm just going to go with 
Yasmeen, if that's all right with the board.  
Yasmeen is the contract purchaser of 547 Main Street 
and 555 Main Street.  The sellers, Dr. and Mrs. 
Santucci and 555 Realty have obviously consented to 
the application.  We are purchasing the property 
pending the approval of this esteemed board. 

The reason for the purchase is to build a day 
care facility, which will actually occupy both lots.  
It will be built toward the back of the property with 
a parking lot out the front.  Obviously I'm just 
giving you a summary overview.  There's going to be a 
lot more testimony on it and I'm sure questions. 

The reason for this purchase is that the City of 
Hackensack is looking for valued and experienced day 
care operators to come into town to provide day care 
service.  This particular area, as you'll come to 
find out, in that neighborhood needs a specific day 
care center, so it's the perfect location for 
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Yasmeen's business.  
The facility itself is going to be approximately 

15,100 square feet.  I think the exact number is 
15,141.  There are a total of nine classrooms in it, 
four on the first level, five on the second level.  
The first level is for infants and toddlers, and the 
second level is for preschoolers and prekindergarten 
students, more of an educational setup upstairs.  
Each room is going to have its own access with its 
own bathroom.  There will be food service on the 
property.  

Everything related to staff will be separate.  
There's going to be separate staff areas, 

separate staff restroom and everything else.  There 
will be a total of 24 parking spaces, which will 
fully serve the needs of the business and meet all 
the requirements. 

There are three variances we are requesting, the 
outdoor play area is one of them, and there are two 
related to buffer zone and general landscaping, with 
the side lot lines and the front lot line.  

There are going to be as well a couple of waivers 
that are going to be requested, and that will be 
discussed by the applicant's engineer, Mr. Gesario, 
who will be doing that.  In total, you'll hear from a 
few witnesses.  

The first will be Ms. Suha Hassan, who is the 
owner of the business.  She's going to explain a 
little bit about her history, as well as the 
involvement she's going to have in Hackensack.  
We're going to hear from the architect, who is 
Matthew Jarmel of Jarmel Kizel Architects.  He'll go 
into detail about the design of the building as well 
as some of the operations.  
As I just mentioned the applicant's engineer is Gerry 
Gesario, who is also with Jarmel Kizel.  He will go 
into more of the operations of the exterior and 
everything going on outside of the building.  

Our traffic engineer is Scott Kennel.  He is 
going to provide some testimony potentially.  We're 
going to see how the board, if they have any more 
specific questions for him, but we're going to make 
that evaluation as we go. 

And then we have our planner, Matt Plenn 
(phonetic), who is in John McDonough's office, who 
will be able to tie a bow together on everything 
going on with the variances and everything else.   

S U H A   H A S S A N, 520 66th Street West New 
York, New Jersey, having been duly sworn/affirmed, 
testifies as follows:
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Ms. Hassan stated:  Thank you guys for hearing us 
tonight, by the way.  Good evening.

Mr. Anderson stated:  In my opening statement, I 
had mentioned that you currently own day care 
facilities.  How many do you own?

Ms. Hassan responded:  I own one facility.  It 
started in '99, and it expanded.  The same facility 
expanded to the second floor.  We've been in business 
since '99.

Mr. Anderson asked:  How many day care students 
do you have at that location approximately total, 
after school as well?

Ms. Hassan responded:  120.
Mr. Anderson asked:  Do you provide the food 

service there? 
Ms. Hassan responded:  We do.
Mr. Anderson asked:  Are the services that you 

provide at the first facility going to be effectively 
the same? 

Ms. Hassan responded:  Identical.
Mr. Anderson asked:  What are your hours of 

operation currently?  
Ms. Hassan responded:  Monday through Friday, 

7:00 a.m. to 6:00 p.m.
Mr. Anderson asked:  Because there's students 

coming to a school, a day care facility, what time is 
drop-off? 

Ms. Hassan responded:  So drop-off is an extended 
window. 

So it's Monday through Friday, 7:00 a.m. to 6:00 
p.m. Drop-off starts at 7:00 a.m. for early care, 
before care, and it extends up until about 9:15.  So 
the amount of kids that come and go, between 7 and 
9:15, they get dropped off.

Mr. Anderson asked:  Okay.  How many employees 
would you have at this facility?

Ms. Hassan responded:  We have 17 full-time and 
eight part-time. 

Mr. Anderson asked:  And that's in the current 
facility? 

Ms. Hassan responded:  Yes.
Mr. Anderson asked:  How many would you have in 

the proposed facility? 
Ms. Hassan responded:  The new, once it's fully 

opened, and, you know, it gradually grows with the 
number of kids and the number of students you have, 
you have to maintain a certain ratio, but at capacity 
it is going to have 19 full-time and about eight 
part-time.   

Mr. Anderson asked:  And why this location for 
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this business? 
Ms. Hassan responded:  Main Street is ideal for 

drop-off and pickup, you know, in a business sense.  
But Hackensack itself, the Hackensack Board of Ed has 
recently joined the New Jersey train, sort to speak, 
for universal pre-K, I believe the past 2 or 3 years, 
and they're having a really difficult time finding a 
center that has the physical capacity as well as the 
fiscal know how on how to maintain it.  It's almost 
as if you're running a nonprofit and a for-profit, 
but you have to stay afloat but be a nonprofit with 
the numbers.  

And some members of the Hackensack Board of Ed 
worked with me in West New York back when we first 
started and back first when Abbott started.  So 
universal pre-K originated from a program that was 
forced on the State of New Jersey, Abbott v. Burke.  

It was basically low income communities that were 
fighting to get the same standard preschool and day 
care for their children but hiring community staff.  

And the court decided that any low income 
district was obligated to provide certified preschool 
classrooms for 3 and 4-year-olds, but it was only low 
income districts.

The state saw the results as time went by and so 
did actually the federal government, and now there's 
a federal push.  So there's a lot of initiatives 
coming out to kind of enhance it, and districts year 
by year are jumping on the bandwagon with the state 
and being funded for it, but they have to agree to 
certain terms and conditions and meet certain 
standards, universal pre-K.

Mr. Anderson asked:  With your new facility, how 
many students do you expect to have at the new 
facility? 

Ms. Hassan responded:  About 115.  
The licensing capacity will put us around 150, 

but based on the preschool standards, so you have 
different levels and guidelines, there's licensing 
guidelines, there's preschool standards, there's also 
another state initiative for the infant and toddler 
program that's called Grow NJ Kids.  And they have a 
higher standard than licensing in terms of staff 
ratio and number of students you have per classroom.  

So for preschool classrooms currently that are 
district related or collaborating with local 
districts, you could only have 15 kids no matter how 
big the room is.  I believe we can fit maybe 20 or 25 
kids in those rooms that we're currently 
constructing, but that's base on what the 
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recommendation is for the local board of ed.  So they 
want that space for those kids and only 15 children.

Mr. Anderson asked:  And you would expect those 
students to come from the local area, from Hackensack 
specifically? 

Ms. Hassan responded:  90, 95 percent of them 
will probably come from Hackensack.  Infants/toddlers 
are usually siblings of the preschool students.  
Occasionally we'll have people that may work at the 
hospital, that will drop them off.  The hospital has 
their own day care facility, so I don't see that 
happening.  

Right now in West New York, I'm going to tell 
you, 90 percent of West New York is one mile long, 
North Bergen is right there, Guttenberg is right 
there, we probably have five out of all of the 
children, maybe 10 that don't come from West New 
York.

Chairman Giarrusso stated:  You know, there's 
some parents that arrive late due to traffic and 
things. 

Ms. Hassan responded:  When you give them 
payments and fees for coming in late, they tend not 
to.  In West New York, we've been able to winnow it 
down a little bit. 

Chairman Giarrusso stated:  So the aftercare is 
from 3 to 6?  

Ms. Hassan responded:  Or 2:30 to 6, depending on 
what the schedule is.  

Chairman Giarrusso stated:  You mentioned your 
affiliation with the Hackensack public schools as far 
as somebody recommending you and having some contact.  
Do you have any formal or pending contract based on 
approval of this? 

Ms. Hassan responded:  I can't have any formal or 
pending contract unless I have a property.  I do have 
email correlations.  I've also met with them 
in-person.  I have names of people that I have been 
in contact with.  One of them -- actually, they all 
are from the superintendent or board of ed office, 
but one of them is the supervisor of the early 
childhood department and she's the one who reached 
out to me.  She actually reached out to me pre-COVID, 
and I kind of turned her down.  She came after COVID, 
she said listen, we only have two providers, right 
now currently they're not providing preschool for any 
of their three-year-olds, their four-year-olds have a 
waiting list.  They have two providers, and one of 
them is on the verge of not being contracted with 
them because they were having a huge issue with 
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fiscal accountability.  So aside from having the 
physical building, you have to know how to do your 
paperwork.  I do all of my paperwork, my fiscal 
accountability, on my own.  I've done it for 20 
years.  I've modified with the state standards 
because they modified their regulations.  Because it 
is so difficult and tedious, I don't have an 
accountant do it, and I have an independent auditor 
as well.  

Mr. Sarni stated:  I just wanted to thank you for 
what you're doing for the young children in the City 
of Hackensack, and I think it's a good corroboration 
of what you're trying to do for the neighborhood. 

Ms. Hassan responded:  You're very welcome.  
I was born and raised in the border of Bergen 

County and Hudson County, so this is enduring to me.  
Fairview, Cliffside Park, I currently live in 
Ridgefield, so I'm a Bergen County girl.  
G R E G O R Y   J.   P O L Y N I A K, P.E., P.P., 

previously sworn.  
Mr. Polyniak stated:  Just one question, and it 

may be your professional that would address it.  
As it relates to your Fairview [sic] facility and 

this proposed facility, do you have staff that helps 
children enter the school or how do you get your 
children from I guess the car drop-off zone into the 
building itself?  

Ms. Hassan responded:  If you don't mind, I'm 
just going to correct you, it's a West New York 
facility.

Prior to COVID, parents were parking, dropping 
their kids at the door and we were accepting them at 
the door.  

During COVID, we actually did not close, we were 
actually one of the few centers that was open for 
essential workers during COVID.  So it's like a drop 
at the door and go.  

So we have our staff, every classroom has at 
least two staff members, and one of them would be at 
the door collecting the kids, the other one there 
would be floaters that would take the kids into their 
rooms, so the parents don't enter the building. 

Mr. Polyniak stated:  So if I was a parent 
bringing a child to your facility, would I park in a 
parking space or would I just pull up front, open the 
door, and someone would walk them into the building?  

Ms. Hassan responded:  95 percent of them pull up 
front, unbuckle them and take them out of the car.  
We used to do temperature checks so they would have 
to physically take them out of the car, we would 
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temperature check and bring them in, but the 
temperature checks are not obligated anymore, so now 
we can just take them out of the car and take them 
in.  

We do have those parents that might want to talk 
to somebody, so there is that optional parking spot. 

The meeting was opened for questions from the 
public.  No one wished to question the witness.

M A T T H E W   B.   J A R M E L, AIA, c/o Jarmel 
Kizel Architects and Engineers, Inc., 42 Okner 
Parkway, Livingston, New Jersey 07039, having been 
duly sworn/affirmed, testifies as follows: 

Mr. Jarmel's credentials were accepted by the 
board.

Mr. Jarmel testified:  I'm going to start off to 
talk a little bit about the architecture style in the 
building, then I'll kind of get into the specifics of 
about how it operates and what we do. 

What we're proposing to do is build a two story 
building that utilizes the site as efficiently as 
possible, and what that means is we are going to have 
a parking lot that is covered.  We're going to have a 
first floor that has a usable square footage of 3,960 
square feet, that does not include the parking area, 
and we have a second floor that has a usable square 
footage enclosed of 8,556 square feet.  

So the building area, walls, covered space, 
condition space is 12,516 square feet.  You heard Mr. 
Anderson before talk about a number of 15,000 square 
feet, that includes the open parking area that's 
covered and you can see in the rendering in this area 
here.  "Here" I'm pointing to the lower level of the 
building.

We propose to utilize high quality materials and 
build a very attractive building.  

The lower half of the floors or areas at the base 
of the building will be a stone material, to a stone 
water table, I'm pointing to one facade of the 
building, and it will have EIFS material, which is a 
synthetic stucco, which will define the second floor 
and come up to a water table at the second floor, and 
the second floor will be masonry and brick.  The 
building will be capped with a cornice. 

Mr. Diktas stated:  Mr. Jarmel, the board takes 
exception to stucco, so what alternative material 
would you be using? 

Mr. Jarmel responded:  Okay.  We can use a 
product that will have a similar aesthetic look 
called HardiePanel or NichiPanel, which is a 
cementitious panel.  It will have a little more score 
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lines to it.  
Chairman Giarrusso stated:  More acceptable.  

Thank you.
Mr. Jarmel continued:  So one of the benefits of 

the EIFS material is you can apply it in a smooth, 
continuous basis because it's one material.  The 
NichiPanel or the HardiePanel, depending on what 
brands we use, they come in certain specific sizes, 
they have lines in them which are construction gaps, 
but it can also be very attractive.  

I've put up drawing SA-1.1, also part of your 
packet.  We can call it exhibit A-2.  And this is the 
first floor of the child care center.

We talked a little bit about the child care 
center from a use standpoint or building code 
standpoint.  The building's under the building code, 
this particular building will actually have three use 
groups, not from the zoning but from a building code 
standpoint.  

One is S-2, which is the parking.  
One is I-4, which is an institutional use group, 

which is for all children that are less than two and 
a half years of age, the building code mandates they 
be the first floor.  

And then the second floor is an E use group, 
which is for children that are older than two and a 
half.  

So the first floor, as I testified earlier, and 
I'm now pointing with the mouse and the computer, 
will have covered parking. 

This is page SA-1.1.  
And you'll note that we've got tenant parking 

spaces directly in front of the main entry of the 
building. 

My client testified about current COVID 
requirements for child care where parents are no 
longer allowed into the facility.  I suspect that in 
months, those will be re-evaluated and go away.  Most 
child care centers actually operate where a parent 
will park their car and take their child into the 
center.  That's simply because the children are 
young.  The center holds children as young as six 
weeks of age to approximately six years of age and 
older.  It's actually licensed to the age of 12.  So 
they typically park, drop off their child and move 
them in.  Our traffic engineer will talk to you a 
little bit about the timing of that, but it takes 
place usually over about a 5 to 7-minute period where 
a parent will come in and drop their child off and 
leave. 
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One of the things that I find really interesting 
designing child care centers for many years, as you 
can probably imagine, there's a rate of absenteeism, 
because young children are developing their immune 
systems and they get sick.  Typically, on any given 
day 10 percent of the enrolled children are out sick.  

And the other thing that we find really 
interesting is many of them are siblings, so studies 
have shown that about 20 to 25 percent of the 
children enrolled in the center will be siblings and 
that means they come in the same vehicle.  I find 
that interesting, it kind of talks about how traffic 
flow works.  

My client had noted that this site would be 
licensed for approximately 150 children.  Those 150 
children would require 19 caregivers or teachers and 
most likely two administrative staff.  So the maximum 
occupancy of this building would be about 172.  
However, she also said she expected to enroll about 
115, which is very common for the enrollment to be 
less, probably 80 to 85 percent of the actual 
licensed capacity of the center, and the reason for 
that is you need to keep room in the center for 
children as they grow and develop.  As an example, if 
a child is in a room where the children do not walk, 
and all of a sudden one stands and they're now a 
toddler, that child is a danger to other children, so 
they have to be moved into an environment that's more 
appropriate to their developmental ability. 
I'm going to zoom in a little bit on the first floor 
plan.  I'll show you some of the uses here.  
So we located the mechanical room in the front of the 
building, which will house things like the water 
meters, the electrical service, and so on.  The 
building will be fully sprinklered, and that's kind 
of driven by the use group.  There will be a 
reception area, usually come through a double door.  
If parents are allowed in the building, they 
typically are given a key fob.  So you wouldn't be 
allowed in the building without being buzzed in, but 
a parent could enter with a key fob.  And this floor 
will have children who are less than two and a half 
years of age, there's actually two infant classrooms 
or care rooms and two toddler classrooms. 
You'll also notice that on this floor, there's a 
small, 450-square foot playground at the rear of the 
building.  It's not really a playground per se, it's 
an outdoor area for the children to go out and enjoy 
fresh air and light.  Children of this age really 
don't play on play equipment, they are a little too 
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small.  So what typically will happen is that center 
will have, you've probably seen them, buggies that 
hold six kids each, and they'll take them out in the 
buggy, and they will push them back and forth for a 
little while, and then bring them back into the 
building.  

This building will have an elevator, which I'm 
pointing to now, and two fire escapes. 

Mr. Chacon asked:  Where the head-in parking is 
in front of the building there, is there some sort of 
a barrier for the cars so that way it doesn't drive 
into the building?  

Mr. Jarmel responded:  Well, there is a curb 
there.  We were not proposing bollards.  You know, 
typically this is a slow moving vehicle because they 
enter the parking area that they're navigating and 
there is about a 10-foot space walkway from the curb 
to the front of the building.

Mr. Sarni stated:  Follow-up on that, if I may.  
For drop-off, I saw your diagram, while we have this 
SA -- what was the document again, SA-1 -- 

Mr. Diktas responded:  SA-1.1.
Mr. Sarni asked:  While you have it up, I didn't 

see any, for the drop-off period there, will they be 
dropped off right in front of the door, in front of 
your double doors? 

Mr. Jarmel responded:  Yes.  
I mean, there are parking spaces that are here, 

and our civil engineer and our traffic engineer can 
talk a little bit more about flow, but you'll notice 
there's no dead end, you can actually pull into the 
parking lot and drive around. 

Mr. Sarni stated:  No, I saw the flow.
Mr. Jarmel stated:  So presumably if parents are 

pulling up, they're going to pull up right around 
here, these are columns, so they wouldn't necessarily 
be able to navigate around them -- pull up -- and one 
thing I probably should have added to my testimony is 
that frequently there's misconceptions about how 
child care centers operate, and I'm sure that this 
board understands that the drop-off, pickup hours of 
operation are designed to work around the parents' 
schedule, the convenience of the parents.  So my 
client testified that she opens her center at 7:00 
and late drop-off is at 9:15.  So there's a 2-hour 
15-minute drop-off period where children will be 
coming and going from the site.  So unlike a school 
that might open at 8:30 and everybody shows up at 
8:30 and there's a crazy rush 15 minutes before and 
15 minutes after, children here come over the course 
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of literally a little bit more than two hours, and 
they typically take about 5 to 7 minutes for drop-off 
and pickup, and our traffic engineer will explain to 
you that that happens very quickly.  

I should have added, my office in Livingston is 
attached to a child care center of about the same 
size and license capacity of this one for the last 18 
years, so I witnessed the drop-off/pickup personally 
anecdotally myself, never see more than maybe six 
cars there at any given time, there's no mad rush 
that way. 

Mr. Sarni stated:  So that was just part of my 
question.  My real question was, so if there's cars 
parked there, parents drop the kids off and her staff 
will come out and they have to walk the children in 
between the cars to drop them off there, if there's 
cars parked in the lot?  

Mr. Jarmel responded:  If there are cars.  But 
what will happen is the staff won't park in the first 
front spaces, they'll be designated for drop-off and 
pickup, and the staff will know not to park there. 

Mr. Sarni stated:  Okay.  There's eight spaces 
there, 25 on the lot, so 17 -- she said she usually 
has about 18 full-time staff and eight part-time, 
correct, approximately, the staff?  

Mr. Jarmel responded:  Yes, that's probably 
correct.  

Staff, by the way, in these facilities, they tend 
to be paid hourly so they're not typically full day 
employees.  

So, for example, if the center opened at 7:00 and 
normally two children showed up at that time, there 
would only be enough staff for them.  So what happens 
is they get into these regular operating patterns, 
you know, parents drop their children off the same 
time every day.  Once they understand that pattern, 
they learn to staff the center accordingly.  

So they may open with two staff, I'm not saying 
they do, I'm saying they may, and then find that 
between 8 and 9, more children are being dropped off 
so they'll be, of course, more staff.  So they 
stagger the arrivals of staff as well to compensate 
for that. 

Referring to Drawing SA-1.2 is marked as Exhibit 
A-3 in evidence, Mr. Jarmel stated:  This is the 
second floor of the building.  It does something I 
think fairly clever here is that we've created a 
podium that's larger because of both the parking and 
because of the playground than the first floor of the 
building.  So the second floor has an enclosed area 
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that I'm kind of tracing with the mouse or cursor 
that is 8,556 square feet.  This has five classrooms.  
I'll note two, and I'm pointing to each classroom has 
their own toilet facilities, we don't gang the toilet 
facilities.  A lot of their children are actually 
learning how to toilet, so some of the rooms will 
have things like changing tables and so on.  There's 
a kitchen pantry here for the food service program.  
That will be real cooking, hoods, and that will 
require health department license from your local 
health department for an operator's license.  There's 
a staff lounge, an office, and then there's a rooftop 
playground.  

I'll point out that the rooftop playground is 
2,625 square feet.  Per State of New Jersey licensing 
requirements for a child care center, the first 10 
children that use the playground need 350 square 
feet, and then every child thereafter needs 35 square 
feet.  So this playground can hold 75 children, which 
is approximately half the licensed capacity of the 
building.  The state does not require a playground to 
be sized for all the children at the same time.  

I'm not providing planning testimony this 
evening, but I will remind you that one of our 
variances is the size of the playground.  Your 
ordinance requires a much larger playground size, 
and, if I may, I'll just kind of comment on that, 
I've seen that in other ordinances, and sometimes we 
think it's really more for elementary schoolchildren 
than actual child care type children, but we'll talk 
more about that.  We do meet state requirements for 
playground size.  In fact, we exceed that, because 
we're not obligated to have all the children out 
there at once.  Typically they rotate them once or 
two classrooms at the most. 

Mr. Diktas asked:  Mr. Jarmel, you're going to 
tell us the specifics of the rooftop and the 
playground or will that be the engineer?  

Mr. Jarmel responded:  No, I can do that.  
So the roof surface will be treated with an 

athletic surfacing material that will be soft and 
fall resistant, and there will be playground 
equipment placed and attached to the roof for the 
children to play on. 

When I move to the elevations, I'll show you the 
safety wall and fencing around it.  It's over 10 feet 
-- 

Mr. Diktas asked:  Do you have pictures of the 
equipment that's going to be on the roof? 

Mr. Jarmel responded:  I do not, but we would be 
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pleased as a manner or condition of approval -- 
Mr. Diktas stated:  Next month you can bring 

them. 
Mr. Jarmel stated:  We can come in next month 

with the package of equipment. 
I'll also point out that there are two fire 

stairs for the floor.  They're spaced per the 
building code, and they also not only serve the 
interior of the building, but they serve directly 
from the playground, which is an unwritten rule that 
the State of New Jersey likes when they see rooftop 
playgrounds is that the stairs service the 
playgrounds, they don't have to go through the 
building into a corridor to get to a stair. 

Mr. Diktas stated:  If you may, just for the 
board's clarification, when you come back, can we 
have one diagram or schematic or whatever that the 
board can then visualize maybe a rendering of here's 
the floor, the second floor, and here's the equipment 
that you're talking about, and you can bring us a -- 
not a swatch, what's it called, Greg?  

Mr. Jarmel responded:  Cut sheets. 
Mr. Polyniak responded:  Cut sheet. 
Mr. Jarmel stated:  Yes, I'd be pleased to do it. 
Mr. Diktas stated:  So the board can touch it and 

observe it and feel more comfortable. 
Mr. Jarmel stated:  Referring to Google Earth 

image of playground in Bloomfield, New Jersey, 
Exhibit A-4 in evidence, Mr. Jarmel stated:  So this 
is a Google Earth image, a satellite image, bird's 
eye view of a child care center that my firm designed 
in Bloomfield, New Jersey.  And you'll note, and I'm 
pointing, this is Broad Street that I'm pointing to.  

The building actually enters from the rear, it's 
two stories, similar to the building we're proposing 
here today.  And you'll notice there's a rooftop 
playground.  And if I zoom in a little bit, I don't 
know how clear it will be, but you'll see that there 
is playground equipment and sort of rubber surfacing.  

There's a canopy that's provided to provide shade 
protection.  You'll see there's also a very high 
fence.  That's an example of a rooftop playground.  

There is another one.  This is a project that 
recently finished construction.  

Referring to A-5, Mr. Jarmel stated:  And this is 
a view of a child care center that my firm designed 
in South Orange, New Jersey.  

The interesting thing about this building is it's 
similar in style to what we're proposing here in 
Hackensack and that we have covered parking, two 
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stories.  And I'm pointing to the lower level now 
that you can see is parking.  And although this 
center was under construction when this picture was 
taken, also from Google Earth, the fence is not up 
and you can see the playground is in the rear of the 
facility.  

This facility just received its license and 
opened within the last month and is operating.

Referring to Exhibit A-6, Mr. Jarmel stated:  
This is an apartment building that my firm designed 
in Newark on William Street.  It's in the Teachers 
Village section of Newark, if you're familiar with 
it.  It also has covered parking.  

This is the rear of the building, but the first 
two floors of this six story building have a child 
care center in them.  And, again, they also used the 
second floor of the building for a rooftop 
playground.  And if I zoom in on this, this one has a 
good view, you'll see that there's a parapet wall and 
a fence on top of it.  If you look really close, 
you're notice that the fence curves in.  So even if a 
child that was developed enough, which is unlikely, 
to climb the fence, it's curved at the top, they're 
not getting over it.

Mr. Diktas asked:  Are there drainage facilities?  
Mr. Jarmel responded:  Absolutely.  Yes.  
So the roof is a flat roof, and we drain it just 

like we would have a flat roof.  So the playground 
material goes on top of the membrane roofing, and 
then there are surface drains within it. 

Mr. Diktas asked:  And that runs down into the 
storms?  

Mr. Jarmel responded:  That's correct, all roof 
drains would run into the storms. 

Mr. Polyniak asked:  Mr. Jarmel, as it relates to 
that one Newark picture, I notice that the fencing 
has spacing in between it.  So if there was a ball or 
something, do you have like a netting or something in 
front of it to protect it?  

Mr. Jarmel responded:  The building code requires 
that the vertical, call it balusters, not exceed four 
inches.  So they're designed, it's really for a child 
not to stick their head in and get stuck, but it 
would prevent the ball.  

And typically children of this age, although they 
could play with a ball, they typically don't use them 
in child care facilities, they tend to use playground 
equipment that's specifically designed for the age 
groups.  It's really more about not so much 
development of motor skills, but development of 
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muscle tone and being able to climb and slide and so 
on. 

Mr. Polyniak stated:  Not that we'd be concerned 
that someone would behave badly, but a child might 
throw something against the fence. 

Mr. Jarmel responded:  They shouldn't have toys 
to throw, and they're never not ever out there by 
themselves.  So the same teacher/student ratio that's 
required for the classroom would be required for the 
playground. 

Mr. Diktas asked:  What is that, for the record?  
Mr. Jarmel responded:  It varies based on age.  I 

can show you on this drawing SA-1.2, we have a 
licensing chart. 

Mr. Diktas stated:  That's A-3. 
Mr. Jarmel stated:  A-3.  
So you'll see what we've done here is in the left 

column we've identified every room and classroom.  So 
for example, the infants have a ratio of 1:4, so one 
caregiver for every four children.  And those are 
children that are six weeks to 12 months of age.  You 
have a ratio of 1:6 for children under 18 to 30 
months of age; 1:10 for children that are 30 months 
to 36 months of age or actually really that's the 
final, through 5 years of age and up.  Our chart goes 
through five years of age, so once you're above the 
30-month period, the ratio goes to one caregiver to 
10 children. 

Chairman Giarrusso stated:  Mr. Jarmel, maybe we 
could to focus a little bit more on this outdoor 
playground as it's proposed. 

Mr. Jarmel responded:  Sure. 
Chairman Giarrusso stated:  The fencing that 

you're proposing, you said that it is scalable by the 
children in their development, so to speak -- 

Mr. Jarmel stated:  I said -- so let me, if I 
may, Mr. Chairman?  

Mr. Diktas stated:  Let the Chairman finish his 
statement first. 

Chairman Giarrusso stated:  Well, we're going to 
have questions and comments about this playground, 
its design and materials.  If you want to finish 
presenting, and then we'll bring those comments 
forward is fine. 

Mr. Jarmel stated:  I think the next drawing I'm 
going to show will hopefully address your concern.  I 
didn't mean to cut you off.  
So I'm now up to -- what is our SA-1.3?  

Mr. Diktas stated:  A-7.
Mr. Jarmel stated:  Which is A-7.  And these are 
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the elevations in the building.
And what I'll do is I'll start with the north 

elevation.  I'm pointing to the lower level.  You'll 
see this is white and it's open, that's the parking 
area.  The rear is the small first floor of the 
building.  Then the upper area is the second floor of 
the building.  I'm going to zoom in and show you that 
first this horizontal dotted line that I'm showing 
you is the second floor.  That's where the children 
will be standing.  There is a wall that comes above 
that second floor, which you'll notice comes to the 
underside of the windows but from an aesthetic 
standpoint carries over from the playground.  That 
wall is three feet.  It goes from finished floor is 
14 feet above grade to three feet or 17 feet to that 
wall.  So first there's a three-foot high wall, and 
then on top of that wall, we have a seven-foot fence.  
So from the actual surface of the playground to the 
top of the fence is 10 feet.  

Now, if you think about first a three-foot wall 
and a seven-foot fence, the baluster is four inches 
on center, it would be very difficult for a child to 
climb, and then curved at the top to do that.  So -- 

Mr. Polyniak stated:  I guess the question that 
the board attorney mentioned is, is a variance 
necessary for the seven-foot fence.  If the fence was 
at grade level, you would, because six-foot is only 
permitted in the zone.  The code is kind of silent as 
it relates to a fence on a building, but in looking 
at it, is there the ability to add an extra foot 
per se to your parapet wall so that -- 

Mr. Jarmel stated:  Absolutely.
Mr. Polyniak stated:  So that you have a six-foot 

fence followed by a four-foot wall, so that you don't 
have a fence in total that's taller than seven-foot 
or 6-foot?  

Mr. Jarmel stated:  If that pleases the board, we 
would be pleased to do that. 

So children, little children, tend not to be very 
tall.  So at four feet, most of them won't even be 
able to look out or get to that fence.  

So you can see that there's a very substantial 
barrier that's in place that would prevent children 
from getting out.  There's no gaps in it, other than 
the four inches on center, which we really like.  

We could build a wall, if there was a concern 
over a variance, but we like the openness of it 
because it lets the air flow through it and allows 
some people, taller children to look out, the sun 
shining, no shadows and so on.  
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And, Mr. Chairman, I don't know if that addressed 
your concerns. 

Chairman Giarrusso stated:  Well, hearing that, 
yes, that makes me feel a little more secure that 
they can't scale the parapet wall, that 3 to 4 feet 

Mr. Polyniak mentioned.  
Now we get to the fencing, it looks very penal 

with a fence going up and curved in.  Too 
institutional.  

Isn't there some other design where you can 
create a lanai type covering, something with a solid 
roof made out of metal sheeting, which would allow 
you to use the outdoor playground in bad weather, 
rain, you know, so the kids can put their outdoor 
coats, go out.  You'd get more use out of it and the 
sun won't be on them, and you can kind of use 
different fencing where it doesn't look so penal, 
maybe it's a different color, maybe a different size 
of the mesh and the chain-link, just a different look 
and a different purpose, that would be my question to 
you, the architect. 

Mr. Jarmel responded:  So in response to your 
concern about the utilitarian or as you refer to it, 
penal look of the fence, we'd be very pleased to find 
another solution, a more aesthetically pleasing 
fence.  So I think we can come back and show you 
that.  

With regards to covering, we can't cover the 
entire playground because that sort of defeats the 
idea of light and air.  There will be areas both 
within the playground equipment and most likely by 
way of a canopy that provides shade protection to the 
children which is a licensing requirement, but 
licensing, based on my experience, would not accept a 
playground that's entirely covered. 

Chairman Giarrusso stated:  I'm just thinking 
aloud of an atrium type existence.  I'm sure that's 
glass enclosures and alluminum extrusions, the 
framework.  Is that too beyond what we're looking at 
here just in theory?  

Mr. Jarmel stated:  I would say it would be.  
It's supposed to be open to the outdoors. 

Chairman Giarrusso stated:  Okay.  If you bring 
us a little different design with the fencing, maybe. 

Mr. Jarmel stated:  I will come back with that. 
Chairman Giarrusso stated:  I have visions of an 

overpass with, you know, the fencing coming up so no 
one can go over the side of the overpass, and it just 
looks very enclosing, encompassing, I'll use the word 
penal. 
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Mr. Jarmel stated:  I understand.
Chairman Giarrusso stated:  We see it right here 

on River Street in Hackensack at our county jail.  
We'd rather not see that, so please design something 
more appropriate, more eye appealing. 

Mr. Chacon stated:  I have a question.  
If the wall goes up four feet, would then the 

window placement -- it stays three feet across until 
you get to the playground, that would change the 
window. 

Mr. Jarmel responded:  We would step it up at the 
playground.  

So with the Chairman's suggestion of changing the 
fencing, we'll come up with a design that looks 
appropriate for this area. 

And I think the last thing I'd like to point out 
maybe on the elevations is the distance from the 
roof, which is this dotted line I'm pointing to at 
the top of the elevation to the parapet height.  Now, 
no one's up there, but that goes from 28 feet to 31 
feet.  So it's 3-foot 6 high, and we do that really 
for two reasons.  

One, that allows us to get proper pitch to the 
roof to drain.  

Two, any mechanical equipment that we put on the 
roof there will be screened and you wouldn't be able 
to see it. 

So the parapet acts as the screen.  
On the balance of the sheet are elevations of all 

four elevations.  The lower left is what faces the 
street.  I'm showing highlighting the open parking 
area.  And then the second floor above to the right 
is the west elevation, which is the rear of the 
building, which would show that playground.  Of 
course we're going to redesign the fencing there.  

The center drawing is the south elevation, and 
the top is the north elevation, which I was just 
referring to. 

And that essentially completes my testimony this 
evening, and I'd be pleased to take any additional 
questions you may have. 

Chairman Giarrusso stated:  We're always curious 
about rooftop mechanics.  What's going to be up 
there?  

Mr. Jarmel responded:  This building will utilize 
a series of what we call packaged HVAC units, that's 
a combination air conditioning/heating unit.  They 
tend to be about, you know, 3, 3 and a half feet tall 
on a curve.  We haven't designed it.  We haven't done 
construction drawing for the building yet, but based 
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on past experience I'd say we'd need 5 to 6 of these.  
They're very economical, energy efficient equipment.  

One of the things that is really important for 
child care is fresh air, ventilation.  So unlike many 
uses in the code, child care has significantly more 
outside air requirements than say an office building.  
Although they all have them, this one has to have 
more.  So we design them to be able to take in more 
outside air, cool them when it's hot out, dehumidify 
it when it's humid out, and heat it when it's cold 
out. 

Chairman Giarrusso asked:  They're slim line 
design?  We're not going to see them from the street 
level?  

Mr. Jarmel responded:  You shouldn't see them.  
We have about three and a half feet. 

Chairman Giarrusso stated:  Next would be any 
rooftop generators.  

Mr. Jarmel stated:  The building will not have a 
generator.  They are not required for code.  There 
will be some exhaust fans for toilets, but those are 
lower than the mechanicals. 

Chairman Giarrusso asked:  You mentioned food 
facilities.  There are going to be vents?

Mr. Jarmel responded:  There would be an exhaust 
van for a hood. 

Mr. Diktas asked:  Is there going to be a kitchen 
design to present to the board?  

You said it's a full active kitchen.  It will be 
stoves.  It will be sinks.  Just so the board knows 
what you're doing. 

Mr. Jarmel responded:  I have a plan.  It's 
actually, what we're showing now, SA-1.2.  You 
probably have to help me with the marking. 

Mr. Diktas stated:  That's A-3. 
Mr. Jarmel stated:  So right now, we're showing a 

kitchen that per health requirements has a hand sink, 
it has a food sink, it has a three base sink which is 
required, it has a freezer and a cooler, and more 
than likely it will have some like rice cookers or 
hot pots and so on that are cooked.  If we go that 
far, it will have a hood and an ANSUL system, which 
is a type of fire protection system.  It's a dry 
chemical system that works with the kitchen, and if 
they're handling food, they need a health department 
license. 

Mr. Diktas asked:  There's no stoves and ovens?  
Mr. Jarmel responded:  At this time there's no 

stove contemplated.  There might be when we get to 
the construction document of the area. 
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Mr. Diktas asked:  Do you have gas in the 
building?  

Mr. Jarmel responded:  There is gas.  The heat is 
gas. 

Chairman Giarrusso stated:  Okay.  We can get to 
some of the, I guess, PSE&G connections, the gas 
service, the meters situation.  You did mention a 
utility room at first on the lower level.  
We prefer to have types of meters, transformers, 
things of that nature enclosed within the building or 
in the rear of the building, not visible from the 
street.  

What can you comment about that? 
Mr. Jarmel responded:  I agree and prefer to do 

the same.  Unfortunately, we don't have a lot of 
control over where a lot of the equipment goes.  
We're sort of at the whim of the utility companies.  
They seem to have their own rules and power.  

We do have a large mechanical room, and we 
anticipate that this building would more than likely 
have about what we call 600 amp service at 120/208, 
based on its size, and frequently those are fed from 
poles.  The transformers are pole mounted.  And they 
would somehow either come down, most likely because 
our mechanical room is back, we'd have a conduit that 
comes down the pole and runs underground into the 
mechanical room, which is where the electrical switch 
gear would go.  The meter would have to be mounted on 
the outside of the building, gas meters have to be 
mounted on the outside of the building. 

Mr. Polyniak stated:  As it relates to the 
transformer, you're saying there will be no at-grade 
transformer at this property?  

Mr. Jarmel stated:  I can't say that for certain. 
Mr. Polyniak stated:  Because if there is 

placement in front of the building, it will not be 
permitted by the board. 

Mr. Jarmel stated:  I understand what you're 
saying.  I don't know.  PSE&G is the electric and gas 
utility company here in Hackensack.  They have a lot 
of control and rules and regulations as to where they 
put these things.  If we're successful in obtaining 
site plan approval, we would then submit load levels.  
We have will serve letters from them, so they will 
serve, but they don't start engineering and designing 
until you submit those letters, and they want to see 
your resolution or know that you have site plan 
approval to do that.  

What I think we could do as a condition of 
approval is coordinate those locations with the 
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engineering department. 
Mr. Polyniak stated:  Yes, I know I would feel 

comfortable with it, but I know the board is not 
going to feel comfortable with that.  They're going 
to want to know, and if there is a transformer that 
is not shown on the plan and not approved, you would 
be back here.  So it's going to behoove you to 
somehow work it out with your MEP engineer and/or 
PSE&G to determine whether or not you need a 
transformer and where it's going to go, and if it 
needs to go in a certain location, how you're going 
to make it look aesthetically pleasing, because there 
are locations throughout the city before the board 
really enforced this requirement where you have 
transformers in front of the building, and it takes 
away from everything you're doing with respect to 
making this building look -- 

Mr. Jarmel stated:  I don't disagree with you at 
all.  It's challenging to deal with a utility 
company, so what I can say is, it appears that we're 
not going to complete tonight.  We'll do a little bit 
of research and homework on this, and I'll hopefully 
be able to speak more intelligently about it when I 
return.  What I'll do is I'll look and see if there's 
cans on the poles. 

Mr. Polyniak stated:  The other question will be 
the board would not want to see on the front face of 
the building, and if it is on the side, they're going 
to want to have it heavily screened, gas meters 
placed. 

Mr. Jarmel responded:  There would only be one 
gas meter, and we would propose to put it on the side 
and we can look at how to screen that. 

Mr. Polyniak stated:  And then there was a 
discussion of generators. 

Mr. Jarmel stated:  There will not be a 
generator.

Mr. Polyniak stated:  As it relates to any 
rooftop equipment, we would recommend next month 
maybe laying out something and providing like a 
sectional view just from the street just so that we 
could determine whether or not it's visible from say 
the sidewalk or along the frontage.  And if it was 
visible, we would ask if you can take a look at the 
parapet or take a look at some sort of screening 
measure to address -- 

Mr. Jarmel stated:  It won't be visible, I'm 
certain of that, but I'll give you a diagram that 
shows that. 

Chairman Giarrusso stated:  That would be 
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including the elevator, you didn't mention what kind, 
but no rooftop -- 

Mr. Jarmel stated:  The elevator is only serving 
two stories, so it will be a hydraulic type elevator 
or what they call a generation 2 elevator which is a 
little bit different, but it doesn't have a penthouse 
with mechanical equipment in it. 

Chairman Giarrusso stated:  There you go. 
Mr. Jarmel stated:  It will have an override, 

though, that sticks up above the roof by three and a 
half, four feet, but it won't be visible. 

Mr. Diktas stated:  Greg, with the last preschool 
we had, there was a problem with the fire department 
and the siamese. 

Mr. Polyniak stated:  Correct.  
So I guess the question is, and we're going to 

ask that you talk to the fire department upfront, 
because we had an issue with actually the day care 
right behind City Hall where they placed a large 
siamese connection in front of the building to fight 
fires, if something occurred.  

What we want to do is hopefully locate it in an 
area that doesn't take away from your building, and 
if it is required, screen it again somehow. 

Mr. Jarmel stated:  It absolutely is required, 
and normally what I do is I obtain feedback or input 
or guidance from the fire department as to where they 
want it.  

Mr. Diktas stated:  Just tell us ahead of time.  
We don't want you to come back.  When you finish, you 
finish. 

Mr. Polyniak stated:  Yes.  
And then the final question I have, I know this 

is an architectural site plan and it's not the 
engineered site plan, the engineer will come up and 
talk about it, but if I look at the playground, right 
now you have toward the west single family houses or 
two-family houses that are on the backside of the 
property.  There's a small planter bed area with some 
trees that provides some screening for what exists 
today.  It looks like you're setting your fence of 
your playground area right on the property line, if I 
look at it.  

Something that we would like you to take a look 
at is either cantilivering the building, shifting the 
building forward and taking a look at the parking lot 
to provide say a six-foot area where you can have an 
arborvitae row there to provide some sort of visual 
screening so that they're not looking right at a 
vinyl fence and a playground area along the property 



CITY OF HACKENSACK
ZONING BOARD OF ADJUSTMENT

MINUTES

DATE:  June 21, 2018

39

line.  So some sort of softening of that area, 
whether it's cantilevering the building six feet to 
shift it forward or just shifting the whole parking 
lot forward six feet to get that six-foot wide area 
in the back. 

Mr. Jarmel responded:  I'll defer comment on that 
to my colleague. 

I think it's a great idea.  If we slide the 
building forward, it may create a front yard 
variance, I don't know, so we'll let him know about 
it, and maybe that's acceptable by the board to 
obtain that buffer.

Mr. Anderson stated:  Mr. Jarmel, if you wouldn't 
mind talking briefly about the security of the 
building?  

Mr. Jarmel responded:  Sure.  
So the building main entry will be controlled by card 
access.  Typically only staff and parents whose 
children are there have direct access into the 
building.  

Licensing requires background checks, 
fingerprinting of all the employees to make sure 
they're not criminals, or, God forbid, sex offenders.

Within the building, all the doors that exit to 
the outside are alarmed really for safety, so if a 
child opens one, it's an audible alarm, the staff 
knows immediately.  

The walls, the classroom, the corridor walls will 
have windows in them so that you can look into the 
classrooms, and there will be a closed circuit 
television system throughout the building, in the 
classrooms, corridors and stairwells, as well as 
outside the building, probably in the parking lot and 
on the playground area. 

Mr. Diktas asked:  And the tape loop will be for 
how many days?  It's for your own benefit.  You 
recommend 30 days?  

Mr. Jarmel responded:  If you recommend a tape 
loop of 30 days, we'll do that. 

Chairman Giarrusso asked:  Is there any type of 
security personnel on duty at any time?  

Mr. Jarmel responded:  There is no, we'll say, 
specialized security officer.

Mr. Polyniak asked:  Do police or fire have a 
code or something to the building if they need to 
enter in an emergent condition or how would that 
work?  

Mr. Jarmel responded:  So most fire departments, 
my experience is in Hackensack they require what's 
called a Knox Box that they'll tell us where they 
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want it located.  That's a proprietary name for a 
little safe deposit box that gets attached to the 
building that houses a key to the building.  So 
usually when you have card access, you give them a 
card access in there and a key to it.  

My experience is, when firemen want in the 
building, they have no problem getting in, whether 
it's locked or not.  They have the equipment to do 
that.  

One of the things that I did not mention that you 
might find interesting that goes to life safety is 
like a school, they're required to do fire drills, 
and they do coordinate that with your first 
responders.  And part of licensing is they also have 
to have a way to get children away from the building, 
either by busing or walking them and have a safe 
place to take them.  And if the building needs to be 
evacuated for any reason whatsoever, such as a power 
failure or potentially a gas leak in the street, 
something that would make the building unsafe and 
that your first responder would say get out, they 
have to have a provision to take them there, and 
that's part of licensing.  They have to secure that.  
Sometimes it's a public school, sometimes it's a 
hotel, and they have to show that they have the 
ability to transport the children there. 

Mr. Cheatham stated:  So I would imagine the 
school, day care center might have like lockdown 
procedures as well?  

Mr. Jarmel responded:  They do.  They practice, 
you know. 

Mr. Cheatham stated:  I'm actually looking at a 
school now where the vision panels at the doors 
actually have a metal panel that closes the vision so 
an active shooter couldn't see inside the room.

I'm not saying you should incorporate that, I'm 
just wondering, you've been doing day care centers 
for a while. 

Mr. Jarmel responded:  That's interesting. 
The meeting was open for comment from the public.
Ms. McLaughlin stated:  I have a couple of 

comments, Chairman. 
I know that Greg touched on this a little bit 

about the houses to the rear.  Even with the 
arborvitae going up -- Greg, I don't know how high 
that would go -- but I notice there's a number of 
houses along Ross, right, so their viewpoint would be 
going up over the arborvitae into the day care area?  

Mr. Polyniak stated:  It definitely would.  It 
definitely would, and we would be looking for 
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arborvitae to be planted at a fairly large size.  
Usually you'd order them 5 to 7 feet.  I think we'd 
be looking for them to be planted at a more mature 
growth at this location, just because of the issue of 
how close the building is to the property line and 
what is in that area.  But you're never going to 
accomplish a situation where that whole playground 
area is going to be covered. 

Ms. McLaughlin stated:  Right.  
And then going along, building on what the 

Chairman suggested, I was looking at it just on my 
phone going down the view corridor of Ross area and 
the trajectory going up, I'm not an engineer 
obviously, so perhaps maybe a more aesthetic look, 
like maybe a gazebo like look might be something that 
is also better for the site but also for the 
surrounding property owners or some kind of design.  

I'm not a design person too, I'm just thinking 
about if I was living at a house on that street and I 
have to come out my backyard and look up, what am I 
looking at.  Okay.  Kind of like the Chairman said, 
we don't want to look at a penal looking environment.  

I also have had the experience of being a big 
sister and an aunt of a brother and a niece would 
could basically scale a building like Spiderman.  So 
the things that come to my head immediately, are 
there going to be outside dollhouses or like the 
type -- what do you call those, the things they ride 
on or climb on?  They shouldn't be around the fence, 
because then a very active child could easily climb. 

Mr. Jarmel responded:  All playground equipment 
has a fall zone.  So they couldn't be adjacent to the 
fence because, if they fell, they would fall into the 
fence.  It would be lower than the top of the fence, 
so they wouldn't be able to fall over.  They have to 
be clear of that.  There's a fall zone that comes 
with playground equipment and soft surfacing, you 
know, if they fall, they don't get hurt or severely 
hurt. 

Ms. McLaughlin stated:  The other thing is, you 
were talking about the wall and then the fencing on 
the wall.  Is there a way for the child to step on 
that wall and then to be able to garner more height 
going up the fencing?  And if so, shouldn't there be 
something blocking the bottom so that they couldn't 
get like their foot on the top of the wall to propel 
them a little bit? 

Mr. Jarmel responded:  I think the way it's 
designed, it would be pretty safe.  

One of the things, the gears turning in my head 
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is maybe we do away with the fence in its entirety, 
create a wall that looks like a building wall with 
windows, but instead of them being windows, they're 
sort of an attractive architectural grate that allows 
light and air to come through and creates a screen at 
the same time.  I think that would address the 
Chairman's concern in terms of the penal look of the 
fence and address your concern in terms of the 
neighbors being able to look and see it, because it 
would screen everything. 

Mr. Chacon stated:  Maybe we can see those 
options.  As a father, I want my kids to be outside 
and get as much air and sunlight as possible, so if 
you start blocking that with walls, I don't know that 
I'd want that either. 

Mr. Jarmel responded:  We'll come back with a 
design that I think addresses it.  I have some ideas. 

Mr. Anderson stated:  Based on the board's 
questions so far and the recommendations, we feel 
it's probably best to adjourn tonight and stop 
presenting testimony so we can address the issues 
that have already been brought up and continue with 
our professionals next month. 

Application is carried to the 5/19/2022 meeting.

6. Old Business:  None

7. New Business:  None

8. Public Portion (No one wishing to comment.)

9. Adjournment

MOTION TO ADJOURN MADE BY CHAIRMAN GIARRUSSO.  
SECOND BY MR. SARNI.  MOTION PASSED BY A VOTE 
OF SIX IN FAVOR, WITH MR. PEMBERTON AND 
VICE-CHAIRMAN JONES ABSENT.  MEETING ADJOURNED 
AT 9:41 P.M.


