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Memorandum     
        
MEMO TO:  Village of Ridgewood Planning Board and Planning Board Staff 
 
FROM:   Maryann Bucci-Carter, PP, AICP       
 
DATE:   October 5, 2020 (Revised November 16, 2020) 
 
Re: Hawthorne Acq 121, LLC. 
 Minor Site Plan with Variance 

Planning Review Letter # 2 
            Block 3703, Lot 11 
 235 East Ridgewood Avenue 
 Ridgewood Village, New Jersey  
 Zone B-1–Retail Business District 

Our File:  HVPR3703.01 
Application Number:  PB 2020-04   

 
As per your request, our office has reviewed the above referenced application. The following 
documents were reviewed for this application: 

• Application form; 

• Application Rider; 

• Application exhibits A-F.   

• October 13, 2020 letter from David Rutherford, Esq. representing the applicant 
responding to the planning review letter of October 5, 2020. 

• October 27, 2020 cover letter from David Rutherford, Esq. representing the applicant 
for a proposed SPEC review application. 

• Survey prepared by Bertin Engineering dated February 26, 2020 and consisting of one 
sheet. 

• Application for site plan exemption. 
• Exterior façade renovation plans by Perry Petrillo, Architects, PC revised to October 

22, 2020 and consisting of four sheets. 
• Interior renovation plans by Perry Petrillo, Architects, PC revised to October 22, 2020 

and consisting of nine sheets. 
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1. Summary of Application 
The applicant, Hawthorne Acq 121 LLC., is seeking minor site plan approval to utilize an 
existing basement area in conjunction with a ground floor commercial space for a salon.  There 
has been discussion and correspondence between the applicant and Village representatives 
regarding the proper Board jurisdiction for this proposal.  The exhibits submitted by the applicant 
summarizes this discussion. It is believed that all are in agreement that the Planning Board has 
proper jurisdiction to hear and decide this application as a minor site plan with a parking 
variance.  
Subsequent to the original application being submitted, the applicant has applied for a 
SPEC review of exterior renovation plans, primarily a new front façade, and interior 
renovation plans for a tenant fit up.  The ordinance (190-37B) allowing for a SPEC review 
requires that if SPEC eligible applications are proposed in conjunction with an 
application that otherwise requires site plan approval, the application shall require 
approval as part of the overall site plan.  Upon discussion with the applicant’s counsel, it 
was agreed that the optimal process is to include the façade renovations and tenant fit 
up into this pending minor site plan application.   
The new plans now show a bank as a second tenant with a new rear entrance into the 
proposed bank. 
 
2. Variances Required  
§190-121: A minimum of one parking space per 300 square feet of gross floor area is required 
or 43 total parking spaces for the site.  Ten (10) parking spaces are provided.  Approximately 
half of the required parking is due to the use of the basement as a salon.   
3. Variance Justification  
A single “c” variance is being requested for this application.  The proposed variances would fall 
into the category of a “c”(2) Bulk Variance. The applicant should provide testimony as to: 
 

i. Positive Criteria 
a. Purpose of Municipal Land Use Law will be promoted by the proposed deviation; and 
b. The benefits of the deviation substantially outweigh the detriments. 

ii. Negative Criteria  
a. The proposed deviation will not result in a substantial detriment to the public welfare; 

and 
b. The proposed deviation will not substantially impair the intent and purpose of the 

master plan and the zoning ordinance 
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3. Master Plan Compliance 
The previous and proposed uses are consistent with the Master Plan.    
 
 
4.  Comments 

a. It was not clear from the applicant’s exhibit J whether significant changes to the front façade 
were being proposed.  If significant changes are proposed, then a more detailed elevation 
with materials and colors should be submitted and presented to the Board.  Front façade 
plans have been provided.  They show a significant upgrade and replacement of the 
entire front façade.  A portion of the west side façade is also proposed to be 
upgraded.  It would be beneficial if the applicant presented a color material markup of 
the front façade to the Board during the presentation. 

b. As the photocopy of the submitted survey is only partly legible the applicant should 
confirm that the proposed façade improvements do not extend beyond the property 
line into the right-of-way or the adjoining municipal property to the West.  Regarding 
the proposed canopy, if it extends into the right-of-way, governing body approval will 
be required. 

c. Tenant signage was indicated on the façade without details as to type, lighting or size.  As no 
sign variances are being requested, the signage should be applied for via a separate zoning 
permit once tenancy is known and sign details can be provided.  Alternatively, if the applicant 
is anticipating the new signage will require a variance, this application should be amended 
and the appropriate variances applied for.  Applicant has indicated that signs will be 
applied for separately and will either conform to Village requirements or a separate 
variance application will be applied for.   

d. The existing ten space parking area to the rear would benefit from upgrading: 

a. Handicapped parking as per code; 

b. Repair or repave asphalt as required by the Village Engineer; 

c. Restripe as required by Village Engineer; 

d. Either repair or replace wheel stops as needed or preferably replace the wheel stops 
with standard curbing.   

e. A landscape plan that either formalizes the existing trees with tree wells or preferably 
replaces the existing vegetation with new landscaping.   

f. A decorative sign indicating private parking for the building’s occupants at the 
parking lot entrance.   

Applicant has indicated that they would accept all of the six recommendations 
as a condition of any approval. 
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e. While not recommended, any reservation of parking spaces for employees or specific 
tenants, should be indicated and approved by the Board. Applicant has indicated that four 
of the ten spaces are proposed to be reserved for employees. 

f. The rear façade would benefit from upgrading. Continuing comment.  A new rear 
entrance to the proposed bank is proposed.  The remainder of the rear façade should 
be addressed. 

g. Any new rooftop mechanicals should be indicated.  Both existing and proposed rooftop 
mechanicals should be screened.  An aerial view of the rooftop mechanicals was 
provided.  Screening still needs to be addressed.   

h. A street tree added along the building street frontage. Applicant has indicated this could 
be a condition of any approval. 

i. Any approval should be conditioned upon: 

a.  The uses being consistent with the common definition of salons, beaty parlors and 
spas. 

b. That no tattooing be permitted. 

c. Sewer connection fees for the additional basement area principal usage be paid. 

Applicant has indicated acceptance of these conditions. 
j. Any walk-up ATM’s should be planned for and provided as part of this application. 
k. It is noted that: 

a. No drive-up banking is permitted or proposed. 
b. The bottom of sheet A-1.0 of the exterior façade plan appears to transpose the 

front and side elevation.   
c. Minor grading changes to the front are proposed.  This issue is defer to Village 

Engineer and Village Building Department for review and comment. 
 

Please do not hesitate to contact me at mbcarter@RidegewoodNJ.net if you have any 
questions.  

Sincerely, 
CME Associates 
 
 
 
 
Maryann Bucci-Carter, PP, AICP 
Village Planner 

cc: applicant and professionals 
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