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MINUTES FOR REGULAR MEETING THURSDAY AUGUST 7, 2025

The Zoning Board of Adjustment has scheduled a regular meeting on August 7, 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: 6:40 P.M.

2. Pledge of Allegiance:

3. Reading of notice in compliance with Open Public Meetings Act:

The Chairman read the Open Public Meeting Notice into the record: This is the regular meeting of
August 7, 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 v
1*t Vice-Chair Katherine Chao v
2" Vice-Chair Jeff Courtney v
Member Michael Calderara v
Member Javier Salgado v
Member Ronald Theobald v
Alt. Member Junior Fernandez v
Alt. Member Xavier Murillo v
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5. Communications, reports, and administrative matters:

a. Reappointing Xavier Murillo as the Alternate No. Il Member for the Zoning Board of
Adjustment (Term: June 8, 2025 — June 7, 2027)

Note: Board Attorney Mariniello administered the oath of office, and shortly afterward, 1 Vice-
Chair Katherine Chao joined the meeting at 6:53 p.m.

6. Minutes of Previous Meetings:
After asking if there were any additions or deletions, the minutes were moved by Chairman
Solares, seconded by Member Theobald that the Minutes of Special Meeting: July 24, 2025 be
approved. The motion was carried by the following vote:

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

7. Payment Resolutions: None

8. Memorializing Resolutions: None

9. Acceptance/Completeness: None

10. Old Business — Applications: None
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11. New Business — Applications:

a. Zoning Board Docket #ZB 2025-04; filed January 16, 2025
Ishrat llyas site plan -- 423-425 59th Street (Block: 69 Lots: 13 & 14)

The applicant is represented by William Torre, Esq.

The applicant proposes to demolish an existing commercial building, located on the
above noted site, and construct a new mixed-use building with commercial space and
parking on the ground floor and 2, two-bedroom apartments each on the second and third
floors. The property is located on the southern side of 59th Street, between Bergenline
Avenue and Palisade Avenue, in the Town of West New York’s C-R, Retail & Service
Commercial Zone. The first hearing was scheduled for July 10, 2025. Chairman Solares
made a motion, seconded by Member Theobald, which was approved by the Board,
to carry this application to the August 7, 2025 meeting. At the August 7, 2025
meeting, the applicant’s attorney, Mr. Torre, Esq., requested that the application be
carried and agreed to waive all statutory time limits. Chairman Solares made a
motion, seconded by 2" Vice-Chair Courtney, and unanimously approved by the
Board, to carry this application to the September 18, 2025 meeting. (Public notices
are not required.)

The motion was carried by the following vote:

Roll Call APPROVE DENY ABSTAIN ABSENT
Chairman Rick Solares v
1*t Vice-Chair Katherine Chao v
2" Vice-Chair Jeff Courtney v
Member Michael Calderara v
Member Javier Salgado v
Member Ronald Theobald v
Alt. Member Junior Fernandez v
Alt. Member Xavier Murillo v
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b. Zoning Board Docket #ZB 2025-07; filed March 19, 2025
318-326 55th Street, LLC site plan -- 322-326 55th Street (Block: 81 Lots: 13 & 14)

The applicant is represented by Alvaro Alonso, Esq.

The applicant proposes to demolish an existing mixed-use building, located on the above
noted site, and construct a new 5 story, 30-unit multi-family building; the building will
consist of 3 residential floors over two levels of parking. There will be 21 one-bedroom
units and 9 two-bedroom units. The property is located on the northern side of 55th
Street, between Palisade Avenue and Hudson Avenue, in the Town of West New York’s
I-L, Light Impact Industrial Zone. The first hearing was scheduled for July 10, 2025.
Chairman Solares made a motion, seconded by Member Theobald, which was
approved by the Board, to carry this application to the August 7, 2025 meeting. At
the August 7, 2025 meeting, the applicant’s attorney, Mr. Alonso, Esq., submitted a
letter requesting that the application be adjourned and agreeing to waive all
statutory time limits. Chairman Solares made a motion, seconded by 2" Vice-Chair
Courtney, and unanimously approved by the Board, to adjourn this application to
the September 18, 2025 meeting. (Public notices are not required.)

The motion was carried by the following vote:

Roll Call APPROVE DENY ABSTAIN ABSENT
Chairman Rick Solares v
1*t Vice-Chair Katherine Chao v
2" Vice-Chair Jeff Courtney v
Member Michael Calderara v
Member Javier Salgado v
Member Ronald Theobald v
Alt. Member Junior Fernandez v
Alt. Member Xavier Murillo v
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New Business (Con’t):

c. Zoning Board Docket #ZB 2025-06; filed February 20, 2025
6001 Realty Associates, LLC site plan -- 225 60th Street (Block: 61 Lot: 8)

The applicant is represented by Adolfo Lopez, Esq.

The applicant proposes to convert a four-bedroom apartment on the second floor of an
existing mixed-use building into 2, two-bedroom apartments; the medical office on the
ground floor will be renovated. The property is located on the southern side of 60th
Street, between Hudson Avenue and Broadway, in the Town of West New York’s R-M,
Medium Density Residential Zone. The application was initially scheduled for a first
hearing at the May 15, 2025 Zoning Meeting but was carried to the July 10, 2025
meeting and then again to the August 7, 2025 meeting.

Applicant’s Experts:

1.

Adolfo Lopez, Esq. — 6120 Bergenline Avenue, WNY:

Mr. Lopez, Esq. representing the applicant, explained that the property was purchased within the
past year and has not been used by the new owner. Previously, the second floor had been
functioning almost like a rooming house, with 16—18 occupants. The proposal does not increase
square footage or bedroom size, but instead converts the space into two more manageable rental
units.

Albert Arencibia, A.A. — 50 E. Palisades Ave, Englewood, NJ:

Mr. Arencibia testified that the project will maintain the building’s existing uses, a medical office
on the ground floor and residential above while also improving functionality and aesthetics. The
current four-bedroom upstairs unit, previously used like a rooming house, will be converted into
two separate two-bedroom units, each with its own egress. The medical office will be
reconfigured for greater efficiency, increasing operatories from four to five, and adding an
enclosed front vestibule to prevent winter drafts. Parking at the rear will be formally organized to
provide one ADA space, four standard spaces, a trash enclosure, and an EV charging station,
along with bicycle storage in front. Exterior upgrades include modern cement board panels, new
windows, and a floating canopy to enhance curb appeal. Minor variances stem only from the
vestibule and slight lot coverage increase, and a new on-site stormwater system will help reduce
runoff impact on municipal sewers. Board Engineer Bernie Mirandi asked whether the proposed
“Medical Center” signage would comply with the town’s size ordinance. Mr. Arencibia said the
rendering showed 14-inch-high letters, which he felt was an appropriate maximum for visibility,
but agreed compliance with ordinance requirements would be ensured. 2™ Vice-Chair Courtney
then asked about the EV charging station, and Arencibia explained it would be for those with
authorized access to the rear parking area which would likely be residents or medical office users,
but not for general public use.
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New Business (Con’t):

3.

Carle Jenne, PE, CFM, CME — 50 E. Palisades Ave, Englewood, NJ:

Mr. Jenne testified that he reviewed Boswell Engineering’s report and addressed its concerns. An
existing deteriorated wooden retaining wall at the rear will remain in place, with the contractor
repairing it if needed during construction. All existing asphalt and concrete will be replaced, and
the front curb and sidewalk will be reconstructed to match existing patterns. A new rear trash
enclosure will replace the current front trash storage, which he said is a common and adequate
arrangement. While the site still requires a parking variance, the reconfigured layout adds spaces
and improves circulation, though two of the five spaces may require K-turns. The driveway width
will remain unchanged, preserving on-street parking. A stormwater detention system meeting
North Hudson Sewer Authority requirements will be installed in the rear parking area, greatly
reducing runoff compared to current conditions. Proposed building and rear lot lighting will be
designed to avoid spillover onto neighboring properties, with further details provided if required.
Board Engineer Bernie Mirandi confirmed fencing and headlight screening will be addressed, and
the architect confirmed the medical office entrance will be ADA compliant.

Alex Dougherty, PP, AICP:

Planner Alexander Dougherty testified that the project involves reconfiguring the building’s
interior, splitting an overcrowded four-bedroom apartment into 2 two-bedroom units, and making
substantial exterior upgrades, including a small front vestibule for the medical office, improved
parking, and a rear trash enclosure. The site, located in the RM medium density residential
district, requires a D2 variance for expansion of a nonconforming mixed use, along with C
variances for setbacks, lot coverage, and parking. Mr. Dougherty emphasized that the number of
bedrooms, and thus occupancy potential, will remain the same, while operational efficiency,
safety, and aesthetics will improve. He said the upgrades will enhance both the residential and
medical components, provide better site circulation, and bring visual improvement to the
neighborhood. Lot coverage will increase from 73.5 percent to about 87 percent, where 60
percent is allowed, to accommodate more parking, but Mr. Dougherty argued the benefits
including reduced overcrowding, more functional space, and site betterment outweigh any
negatives.

It was regularly moved by Chairman Solares, seconded by Member Theobald, to approve the
foregoing application. The motion was carried by the following vote:

Roll Call APPROVE DENY ABSTAIN ABSENT

Chairman Rick Solares v

1%t Vice-Chair Katherine Chao v

2" Vice-Chair Jeff Courtney v

Member Michael Calderara v

Member Javier Salgado

Member Ronald Theobald

Alt. Member Junior Fernandez

ANIANIANIRN

Alt. Member Xavier Murillo
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New Business (Con’t):

d. Zoning Board Docket #ZB 2025-05; filed February 20, 2025
6302 Jackson Street, LLC site plan -- 6302 Jackson Street (Block: 153 Lot: 11)

The applicant is represented by Bianca Pereira, Esq.

The applicant proposes to demolish an existing residence and detached shed, located on
the above noted lot, and construct a new two-family dwelling; each unit will have three
bedrooms. A project for three units on the subject site was denied by the Board of
Adjustment on October 5, 2023; the project has been scaled back from three units to two
units. The property is located on the eastern side of Jackson Street, between 62nd Street
and 65th Street, in the Town of West New York’s R-M, Medium Density Residential
Zone. Planner David Spatz stated that this project is similar to their previously proposed
project, denied at hearing by the Board and that he would deem the application complete
at this time — Joe Mariniello, Board attorney agreed to review all the newly presented
documents. The application was initially scheduled for a first hearing at the May 15,
2025 Zoning Meeting but was carried to the July 10, 2025 meeting and then to the
August 7, 2025 meeting.

Applicant’s Experts:

1.

Bianca P. Pereiras, Esq. — 1116 Summit Avenue, Union City:
Attorney Bianca Pereiras, representing the applicant, stated that the project was scaled back in

response to zoning constraints and neighborhood context, concluding that a two-family home
would be the most appropriate proposal. She noted that nearly all variances have been eliminated
except for two, bringing the application close to full compliance.

Manny Pereiras, A.A. — 1116 Summit Avenue, Union City:

Architect Manny Pereiras testified that the applicant plans to demolish an existing small house on
an oversized lot and build a two-family home. The design includes a 20-foot front yard with
paver parking for two cars, plus a garage for two more vehicles, bicycle storage, and garbage
storage. Variances are sought for parking in the front yard and a two-foot side yard setback where
three feet is required. The large lot allows for a 72-foot rear yard and keeps building coverage
below permitted limits. Each unit will feature an open living/dining/kitchen layout, multiple
bedrooms with walk-in closets, and a master suite; the owner-occupied unit will have direct

access to the ground-floor bedroom and bath opening to the rear yard. Board professionals
confirmed the two-family use is permitted in the RM zone, with no use variances required. A
condition was discussed to assign parking spaces to each unit and include them in the rent to
prevent underuse. Questions from board members confirmed the building’s height complies with
ordinance limits and that the ground floor is not a separate dwelling. Several members noted the
project’s scale and design fit well with neighborhood character and past board goals to preserve
two-family patterns on certain streets.
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New Business (Con’t):

1.

Clara Herrera — 6312 Jackson Street, WNY:

Clara Herrera, a nearby resident, commended the project’s design and the decision to keep it a
two-family home in line with neighborhood character, noting the community’s desire to preserve
family-oriented blocks. She asked about the total length of the structure, including the two front
parking spaces. Architect Manny Pereiras responded that the house itself is 103 feet, 5 inches
long, and with the 20-foot parking area, the total length from the front property line to the rear of
the house will be 123 feet, 5 inches. Following her question, the board chair reiterated
appreciation for the applicant’s decision to scale back the project in response to concerns,

highlighting its ample parking, compatibility with the neighborhood, and the architect’s
reputation for attractive, well-built designs.

Board Member Theobald:

Board member Theobald inquired about the property’s slope from west to east and whether the
rear ground-floor room would be considered a basement, with the first floor serving as the garage
level. Architect Manny Pereiras explained that it would not be considered a basement because a
wall separates the garage from the rear room, allowing the two areas to have different floor
elevations. The garage will be level with the sidewalk, while the rear room will be level with the
backyard. The chair then reiterated appreciation for the significant revisions made to the project,
noting that it now fits well within the neighborhood’s character.

It was regularly moved by Chairman Solares, seconded by Member Theobald, to approve the
foregoing application. The motion was carried by the following vote:

Roll Call APPROVE DENY ABSTAIN ABSENT

Chairman Rick Solares 4

1% Vice-Chair Katherine Chao 4

2" Vice-Chair Jeff Courtney v

Member Michael Calderara v

Member Javier Salgado

Member Ronald Theobald

Alt. Member Junior Fernandez

Alt. Member Xavier Murillo

AN NN
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12. Privilege of the Floor:

13. Adjournment:

It was regularly moved by Chairman Solares, seconded by Member Salgado, to adjourn at
8:16 p.m. The motion was carried by the following vote:

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

Chairman Rick Solares

Attest:
Joseph E. Roque
Board Secretary




