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MINUTES FOR SPECIAL MEETING THURSDAY JULY 24, 2025 

The Zoning Board of Adjustment has scheduled a special meeting on July 24, 2025 at 6:30 P.M. 
via Teleconference. Call-In Number – (929) 205- 6099 Meeting ID: 840 6989 8918 Password: 
42860 

 

1. Meeting called to order by Chairman Solares.  Time: 6:30 P.M. 
 

2. Pledge of Allegiance led by Chairman Solares. 
 
3. Reading of notice in compliance with Open Public Meetings Act by Chairman Solares 
 
This is the special meeting of July 24, 2025 of the Zoning Board of Adjustment of the Town of West 
New York. Adequate notice of this meeting was provided pursuant to the Open Public Meetings Act, 
by at least 48 hours prior to this meeting, giving the time, date, location and, to the extent known, the 
agenda further indicating that formal action may be taken and this notice was (1) prominently posted 

in at least one public place reserved for such or similar announcements; (2) mailed, telephoned or 
telecopied to at least two newspapers, which newspapers have been designated by the Governing 

Body of the Town of West New York to receive such notices, one of which is the official newspaper 
of the Town; and (3) filed with the Clerk of the Town. Electronic notice of any Zoning Board agenda 

is available by contacting the Zoning Board of Adjustment Secretary or the Town Clerk. 
 
4. Roll Call: 

 PRESENT ABSENT 
Chairman Rick Solares   
1st Vice-Chair Katherine Chao   
2nd Vice-Chair Jeff Courtney   
Member Michael Calderara   
Member Javier Salgado   
Member Ronald Theobald   
Alt. Member Junior Fernandez   
Alt. Member Xavier Murillo   
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5.   Communications, reports, and administrative matters: None 

 
6. Minutes of Previous Meetings:  

It was regularly moved by Chairman Solares, seconded by Member Theobald that the Minutes 
of Regular Meeting: July 10, 2025 be approved. The motion was carried by the following vote: 

 
Roll Call APPROVE DENY ABSTAIN ABSENT 

Chairman Rick Solares     
1st Vice-Chair Katherine Chao     
2nd Vice-Chair Jeff Courtney     
Member Michael Calderara     
Member Javier Salgado     
Member Ronald Theobald     
Alt. Member Junior Fernandez     
Alt. Member Xavier Murillo     
 
     
7. Payment Resolutions:  None 

 

8. Memorializing Resolutions: None 

 

9. Acceptance/Completeness:  

a. Zoning Board Docket #ZB 2025-09; filed May 7, 2025 
Guirlande Cayo Site Plan – 417-55th Street (Block: 84 Lot: 13) 
 

  The applicant is represented by Michael Higgins, Esq. 
The applicant proposes to construct an addition to the rear of an existing single-family 
dwelling; the addition will include a den and larger bedrooms. The property is located on 
the southern side of 55th Street, between Bergenline Avenue and Palisade Avenue, in the 
Town of West New York’s R-M, Medium Density Residential Zone. After Planner, Mr. 
Spatz briefed the Board that the Application, as presented, is complete. It was regularly 
moved by Chairman Solares, seconded by Member Theobald, with unanimous 
approval by the Board, to declare the application complete. The initial hearing is 
scheduled for the September 4, 2025 meeting. (Public notices are required.) 
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b. Zoning Board Docket #ZB 2025-13; filed June 4, 2025 
 Aysel Angela Masley – 311-60th (Block: 66 Lot: 12) 
  

The applicant is represented by Alvaro Alonso, Esq. 
 The applicant proposes to operate an accounting office on the ground floor of an 
 existing mixed-use building; an apartment will remain on the second floor. The 

property is located on the southern side of 60th Street, between Hudson Avenue and 
Palisade Avenue, in the Town of West New York’s R-M, Medium Density Residential 
Zone. After Planner, Mr. Spatz briefed the Board that the Application, as presented, is 
complete. It was regularly moved by Chairman Solares, seconded by Member 
Theobald, with unanimous approval by the Board, to declare the application 
complete. The initial hearing is scheduled for the September 4, 2025 meeting. 
(Public notices are required.) 

 
c. Zoning Board Docket #ZB 2025-14; filed June 19, 2025 

 4S Signature Holdings, LLC – 440-67th Street (Block: 14 Lot: 8) 
 

  The applicant is represented by Bianca Pereiras, Esq. 
The applicants propose to make interior renovations to an existing warehouse, located on 
the above noted site. The property is located on the northern side of 67th Street, between 
Bergenline Avenue and Palisade Avenue, in the Town of West New York’s C-R, Retail 
& Service Commercial Zone. After Planner, Mr. Spatz briefed the Board that the 
Application, as presented, is complete. It was regularly moved by Chairman Solares, 
seconded by 1st Vice Chair Chao, with unanimous approval by the Board, to declare 
the application complete. The initial hearing is scheduled for the September 4, 2025 
meeting. (Public notices are required.) 

10. Old Business – Applications:  

a. Zoning Board Docket #ZB 2021-08; filed November 10, 2021 
 Jain Samaj of USA, Inc. – 530-540 52nd Street (Block: 109 Lot(s): 23 & 24) 

 
This application was initially approved by the Zoning Board on May 22, 2019. In 
December 2022, neighboring condominium residents filed an appeal. As outlined in the 
CONSENT ORDER AND JUDGMENT REMANDING THE MATTER TO THE 
TOWN OF WEST NEW YORK ZONING BOARD OF ADJUSTMENT, the matter 
was returned for a new hearing, and the previously adopted Resolution dated September 
22, 2022, was vacated. Attorney Alvaro Alonso, representing the applicant, requested the 
application be carried to a later date. The Board agreed to carry the matter to the June 5, 
2025, Zoning Board meeting, with no further public notice required. Subsequently, Mr. 
Alonso requested the application be carried again. Chairman Rick Solares made a 
motion to carry the matter to a Special Meeting on July 24, 2025, which was 
seconded by Member Ronald Theobold and approved by both the applicant’s 
attorney and the Board. At the July 24, 2025 Special Meeting, the application was 
partially heard, including expert testimony and public questions. At 9:35 p.m., Chairman 
Solares moved to carry the application to the September 18, 2025 Regular Meeting, 
which was seconded by Member Theobold and approved by the applicant’s attorney and 
the Board. (No further notices are required) 
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Applicant’s Experts and Public Question’s: 
1. J. Alvaro Alonso, Esq. – 6121 Kennedy Boulevard, North Bergen (On behalf of the applicant): 

Mr. Alonso, representing the applicant, explained that the application was revised following 
litigation and community concerns. Some of the changes include reduced building height, 
increased side yard setbacks. The applicant seeks a lot consolidation, site plan approval, and 
variances for use (D1 or D2), building coverage (97% proposed vs. 50% allowed), and parking 
(88 spaces proposed vs. 137 required). He also noted that associated uses such as classrooms, 
clergy accommodations, and automated parking were either accessory to the main use or included 
under the overall use variance, but were individually noticed to avoid procedural issues. Mr. 
Alonso indicated that testimony would be provided by five witnesses and agreed to proceed one 
witness at a time, allowing for questions from the board and public following each presentation. 

 
2. Jose Carballo – Applicant’s Architect:  

Mr. Carballo, the project architect, presented the revised plans for the temple expansion. He 
explained that the goal was to address prior concerns, particularly around parking and neighbor 
impacts. The updated design includes a new building next to the existing temple, with a semi-
automated parking system providing 79 spaces along with ADA-compliant features. The new 
structure is now set back three feet from the neighboring condominium and reduced in height from 
40 to 35 feet. It includes accessory spaces such as classrooms, a puja room, and a short-term 
hospitality suite for visiting clergy, used only during high holy days. To minimize impacts on 
neighbors, the design relocated ventilation systems and a generator away from adjacent residences, 
and offers decorative panels for improved aesthetics. Mr. Carballo emphasized the effort to work 
with the community, and that the building materials and color scheme will match the existing 
temple. 

 
3. Matthew Sanchez – 528-52nd Street:  

Mr. Sanchez of 528 52nd Street, asked the applicant’s architect whether the 24-foot separation 
between the parking structures was a zoning requirement or a manufacturer’s specification. 
Architect Jose Carballo clarified that the 24-foot width is a guideline based on the New Jersey 
Residential Site Improvement Standards (RSIS) for 90-degree parking layouts. The board attorney 
noted that traffic-related questions would be better addressed by the applicant’s traffic expert. 

 
4. Emanuel Drayton – 528-52nd Street:  

Mr. Drayton of 528 52nd Street, Unit 304, questioned the architect about the number of floors in 
the neighboring building, noting it has only three floors and that each apartment has only two 
west-facing windows. He expressed concern about how the new structure might impact light and 
visibility from those windows. Architect Jose Carballo clarified that the proposed building does 
not cover any windows and aligns in height with only two of the three residential floors. The 
chair advised Mr. Drayton that comments on light and view impacts should be reserved for the 
public comment portion of the hearing. 
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5. Nicasio Sanchez – 528-52nd Street:  

Mr. Sanchez of 528 52nd Street, questioned architect Jose Carballo about discrepancies in the 
stated height of the proposed building. He noted that during prior discussions, the architect had 
stated a height of 32.5 feet, but the current presentation mentioned up to 35–36 feet. Carballo 
clarified that the portion of the building adjacent to the condominium (the applicant’s east side) 
would be approximately 32.5 feet tall, with the height increasing to around 36 feet further back 
where the parking system is located. Mr. Sanchez also asserted that 24 windows in the 
condominium would be blocked by the new structure; however, Mr. Carballo disagreed, stating 
no windows would be blocked. 

 
6. Angela Sabetta – 528-52nd Street:  

Ms. Sabetta of 528 52nd Street, asked whether temple attendees would be allowed to park in the 
newly constructed public parking garage located directly across the street. The board chair 
clarified that while the board cannot require temple goers to use that facility, the garage is public 
and open to anyone who complies with the West New York Parking Authority’s regulations.  

 
7. Esmeralda Cintron – 528-52nd Street:  

Ms. Cintron of 528 52nd Street raised concerns about fire safety, specifically the narrow 6–8-foot 
space between the proposed and existing buildings, and whether residents could safely exit in an 
emergency. Architect Jose Carballo responded that the proposed building is designed in 
compliance with code, including two means of egress and required fire-rated construction. He 
noted that fire personnel do not rely on narrow spaces between buildings for access.  

 
 
8. Sing Yi Lin – 528-52nd Street:  

Ms. Lin of 528-52nd Street raised concerns about the impact of the proposed garage and its effect 
on neighborhood density, parking availability, and air pollution. She questioned whether the 
garage's design appropriately accounts for the area's limited space and whether its environmental 
impact had been considered. Architect Jose Carballo clarified that the proposed automated 
parking system minimizes emissions, as vehicles are shut off once parked, and the system itself is 
electric. He also stated that the exhaust is vented through the roof, approximately 45 feet away 
from neighboring buildings.  

 
9. Mr. Young – 528-52nd Street:  

Leon Young of 528 52nd Street asked whether a 50-foot front yard setback requirement applies to 
residential zones and sought confirmation regarding zoning regulations. Architect Jose Carballo 
clarified that the subject property is located in an industrial zone, where no front yard setback is 
required. 

 
 

10. Matthew Sanchez – 528-52nd Street:  
Mr. Sanchez of 528 52nd Street asked why the proposed parking structure adjacent to his building 
could not be built two stories shorter, as it would block windows on the second and third floors. 
Architect Jose Carballo responded that while it is physically possible to reduce the height, the 
proposal includes the number of parking spaces needed to support the project. 
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11. Bernard Mirandi – Boswell Engineering (Board Engineer):  

Mr. Mirandi inquired about the ADA compliance of parking spaces near the garage entrance to 
the temple, referencing architectural plan A2. He asked if the two ADA spaces closest to 52nd 
Street were van accessible and requested their dimensions. Architect Jose Carballo confirmed that 
each space is 8 feet wide with an 8-foot striped access aisle between them, totaling 24 feet in 
width, and each space is 18 feet long. Mr. Mirandi also asked if the access ramp from the parking 
area met ADA slope requirements, which Mr. Carballo confirmed was under the 8% maximum. 
Regarding the doorway from the parking area, Mr. Mirandi suggested a width wider than the 
standard 3 feet, and Mr. Carballo agreed it could be made 3 feet 6 inches. The chair requested that 
all relevant dimensions be reflected on the final plans. 

 
12. Chetan Shah – 3290 JFK Boulevard JC (Jain Samaj Board Member):  

Mr. Shah, a board member of Jain Samaj of USA, testified as a fact witness in support of the 
application. He explained that the temple, in operation since 2011, holds 22 to 25 major services 
annually, which create significant parking challenges for members. Previous parking 
arrangements with PC Richard and the municipal garage proved insufficient or restricted. To 
alleviate this issue, the temple acquired adjacent property to develop 79 parking spaces, aiming to 
reduce congestion and better serve its members. Shah clarified that the proposed expansion is not 
intended to increase membership but to better accommodate current attendance. Daily and weekly 
activities include morning prayers, Saturday services, Sunday classes for 60 children, and 
occasional board meetings. Parking demand is spread out, as visitors come and go throughout the 
day, rather than all at once. To manage parking, the temple will utilize volunteer assistance and a 
custom mobile app to monitor availability. Regarding the hospitality suite, Shah explained it will 
be used for visiting scholars, primarily during religious events, for short stays of one to two 
weeks per year and not as a residence or rental. He also noted efforts to respond to neighbor 
concerns, including modifications to the project, and asked the board for approval, stating the 
plan is a balanced solution within the site’s constraints. 

 
13. Angela Sabetta – 528-52nd Street:  

Angela Sabbeta asked Mr. Shah if he or any temple members had ever visited apartments in her 
building to see the view that would be impacted by the proposed project. Mr. Shah responded that 
while they have not been inside the building, they are aware of the window placement based on 
discussions with the condo board president. Ms. Sabbeta then extended a formal invitation for 
them to visit and see the view firsthand, which Mr. Shah kindly acknowledged. 

 
14. William “Woody” Nash – 812 Grand Street Hoboken:  

Mr. Nash was accepted as an expert witness and testified about the automated parking system 
proposed for the temple expansion. He explained that the system, designed in coordination with 
Mr. Carballo, uses hydraulics and a computer-controlled mechanism to lift and shift vehicles onto 
platforms. A safety gate prevents system operation when open, and trays at each level eliminate 
any dangerous gaps. The system includes three independent stacks, allowing simultaneous 
vehicle retrievals or drop-offs. Vehicles are requested via keypad or app, with retrieval times 
ranging from 30 seconds to 2.5 minutes. Mr. Nash noted the system is user-friendly, typically 
self-parked, but valet assistance may be provided for elderly users. He also detailed quarterly 
maintenance protocols and two-hour service response times, with optional on-site spare part 
storage. 
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15. Jeffrey Courtney – Zoning Board Member:  

Mr. Courtney raised a concern to Mr. Nash regarding potential vehicle queuing during peak 
arrival times, particularly on Sunday mornings, due to the parking system’s 90-second retrieval 
time. Mr. Nash clarified that the 90 seconds refers to vehicle retrieval, not parking. He explained 
that vehicles entering the system can be processed at a rate of three cars per minute, which should 
minimize queuing. Mr. Courtney acknowledged the clarification and indicated he would follow 
up with the traffic expert for further insight on managing potential congestion on 51st Street. 

 
 

16. Nicasio Sanchez – 528-52nd Street:  
Mr. Sanchez questioned Mr. Woody Nash about his role and the technical capabilities of the 
proposed parking system. Mr. Nash clarified that while he primarily works in sales, he was hired 
as a consultant for this project to assist with system design and procurement. Mr. Sanchez 
inquired whether the system could support multiple underground levels, as seen in other designs. 
Mr. Nash responded that the specific system proposed for the temple is not capable of supporting 
more than one level below grade due to mechanical limitations and cost considerations. He noted 
that while deeper systems are technically possible, they are impractical due to space and budget 
constraints. 

 
17. Angela Sabetta – 528-52nd Street:  

Ms. Sabbeta asked Mr. Woody Nash about the safety record of the proposed automated parking 
garage system, expressing concern over its unfamiliar design. Mr. Nash acknowledged the need 
for caution in any parking facility but stated that the system has a strong safety record. He noted 
that the system does not operate when a person is inside or when the access gate is open. He 
added that, to his knowledge, there have been no recorded safety incidents with the systems his 
company has installed in the U.S. 

 
18. Yudeca Sanchez – 528-52nd Street:  

Ms. Sanchez raised concerns about traffic congestion on the one-way 52nd Street and asked Mr. 
Nash to further explain how the automated parking system would function and impact vehicle 
flow. Mr. Nash responded that providing structured parking reduces traffic caused by cars 
circling for spots and helps free up nearby garage space. He explained the process of entering a 
space number at a keypad, how the system slides and lowers the car platform, and noted retrieval 
times ranging from 30 to 90 seconds depending on level and user familiarity. He added that the 
system includes a QR code linking to a training video to assist volunteers and new users with 
operation. 

 
19. Sing Yi Lin – 528-52nd Street:  

Ms. Lin asked Mr. Nash whether the proposed parking system could be built outdoors and about 
its maintenance procedures. Mr. Nash responded that the system can be built outside with a roof, 
and explained that while standard maintenance response is within two hours, off-hours service 
incurs a premium, with typical coverage within four hours. He stated that annual maintenance 
costs average around $50 per space per month. Ms. Lin then asked Mr. Shah whether temple 
members would be charged for parking, to which he replied that no fees would be charged and 
the temple operates solely on volunteer contributions. 
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20. Matthew Sanchez – 528-52nd Street:  

Mr. Sanchez questioned Mr. Nash about the space between the parking decks and whether 
multiple cars could enter or exit the garage simultaneously. Mr. Nash stated that the space 
between decks was previously noted as 24 feet and that each of the three systems operates 
independently. However, he deferred specific questions about the garage door width and 
simultaneous entry/exit to the traffic engineer and architect, as those issues were outside his 
scope. 
 

 
It was regularly moved by Chairman Solares, seconded by Member Theobald, to carry this 
application to the September 18, 2025 regular meeting. The motion was carried by the 
following vote: 

 
 

Roll Call APPROVE DENY ABSTAIN ABSENT 
Chairman Rick Solares     
1st Vice-Chair Katherine Chao     
2nd Vice-Chair Jeff Courtney     
Member Michael Calderara     
Member Javier Salgado     
Member Ronald Theobald     
Alt. Member Junior Fernandez     
Alt. Member Xavier Murillo     

 
11. New Business – Applications: None 

 
 

12. Privilege of the Floor:       
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13. Adjournment:   
   

It was regularly moved by Chairman Solares, seconded by Member Theobald, to adjourn at 
9:37 p.m. The motion was carried by the following vote: 

 
 

Roll Call APPROVE DENY ABSTAIN ABSENT 
Chairman Rick Solares     
1st Vice-Chair Katherine Chao     
2nd Vice-Chair Jeff Courtney     
Member Michael Calderara     
Member Javier Salgado     
Member Ronald Theobald     
Alt. Member Junior Fernandez     
Alt. Member Xavier Murillo     
 

 

 

 

 

 

        _______________________ 
        Chairman Rick Solares 
 
 
 
 
 
 
 
 
 
Attest: _____________________ 
 Joseph E. Roque 
 Board Secretary 


