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MINUTES FOR REGULAR MEETING THURSDAY SEPTEMBER 18, 2025 

The Zoning Board of Adjustment has scheduled a regular meeting on September 18, 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: 6:38 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 
September 18, 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 Solares   
1st Vice-Chair Chao   
2nd Vice-Chair Courtney   
Member Calderara   
Member Salgado   
Member Theobald   
Alt. Member Fernandez   
Alt. Member Murillo   
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Note: Prior to the commencement of the hearing, Chairman Solares placed on the record an inquiry 
directed to all applicants scheduled for that evening, advising them that only five members of 
the Zoning Board were present, and requesting confirmation as to whether they wished to 
proceed with their applications under those circumstances. 

 

5.   Communications, reports, and administrative matters:  

a. Zoning Board Docket #ZB 2022-05; Miguel Cuellar 
RE: Request for a one-year extension for property located at 400-56th Street 

 
 
Note: Chairman Solares inquired as to the basis for the requested extension. Attorney Alonso 

responded that additional information would be available at the next meeting. Upon motion 
duly made and seconded, the Board unanimously agreed to carry the request to the Regular 
Meeting scheduled for October 9, 2025. 

 
 
 
6. Minutes of Previous Meetings: Motion to vote on APPROVING the September 4, 2025 Minutes 

 

 
Motion: RS KC JC MC JS RT JF XM 
Second: RS KC JC MC JS RT JF XM 

 
MEMBER APPROVE DENY ABSTAIN ABSENT 

Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     
     
7. Payment Resolutions: None 

8. Memorializing Resolutions: None 

9. Acceptance/Completeness: None 
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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 
Theobald 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 Theobald and 
approved by the applicant’s attorney and the Board.  

At the September 18, 2025 Regular Meeting counsel for the applicant requested that the 
matter be carried in order to afford his client the opportunity to appear before a full 
complement of Board Members. Chairman Solares moved to carry the application to the 
October 23, 2025 Regular Meeting which was seconded by 1st Vice Chair Chao and 
approved by the applicant’s attorney and the Board. (No further notices are required) 
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11. New Business – Applications:  
 

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

 
The applicant is represented by William Torre, Esq.  
A revision was submitted to the Board of Adjustment on September 1, 2025. In the 
new revision, the applicant proposes to demolish an existing commercial building, located 
on the above noted site, and construct a new mixed-use building with a studio apartment 
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 and approved by the Board, to carry the application 
to the August 7, 2025 meeting. At that meeting, the applicant’s attorney, Mr. Torre, 
Esq., requested that the matter be carried again and agreed to waive all statutory 
time limits. Chairman Solares then made a motion, seconded by 2nd Vice-Chair 
Courtney and unanimously approved by the Board, to carry the application to the 
September 18, 2025 meeting. (Public notices are not required.) 
 

 
1. William Torre, Esq. –: 

Mr. Torre, Esq. attorney for the applicant, stated that the application seeks approval to demolish 
the existing mixed-use structure and construct a new five-unit residential building. He explained 
that the application had been amended to remove a previously proposed ground-floor business, as 
a residential-only project would be less intensive for the neighborhood and would not require 
parking variances. The revised plan complies with parking, side yard, and front yard setback 
requirements. 
 
 
 

2. Mark Stefanelli – 375 Murray Hill Parkway, East Rutherford: 
Architect Mark Stefanelli was accepted as an expert and introduced exhibits A-1 (Photo Board) 
and A-2 (Colored Rendering). He testified that the applicant proposes to demolish the existing 
mixed-use structure (ground-floor law office with two apartments above) in the CR – 
Commercial Retail district and construct a new three-story, five-unit residential building. The 
proposal consists of four (4) two-bedroom/two-bath units on the second and third floors (each 
~1,241 sq ft) and one (1) ground-floor ADA studio (~804 sq ft). The building height is 32′-1″, 
with 3′ side-yard setbacks on both sides; the ground-floor front wall is set back 1′ with a minor 
stair-bay cantilever above. Site access retains the existing 20′ curb cut and provides a covered 
side drive aisle (20′-7″ overall width, with interior columns; clear maneuvering accommodated) 
leading to a rear parking court. Eight (8) off-street spaces are proposed, including one (1) ADA 
space and a 24′ backup aisle. The building will be fully sprinklered, with a one-hour rated interior 
corridor/stair, compliant travel distances, and egress windows (5.7 sq ft clear opening) for all 
bedrooms. Solid waste will be contained inside the building within a gated refuse room (no 
exterior dumpsters), with private carting anticipated 2–3 times per week.  
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New Business (Con’t):  

Relief requested is limited to a D (1) use variance (residential in the CR zone) and a stories 
variance (three stories where two are permitted); no height variance is required, and other bulk 
and parking standards are met. Mr. Stefanelli opined the proposal is compatible with the 
predominantly residential block (including multiple existing three-story dwellings), reduces 
intensity relative to a mixed commercial use, and provides compliant parking and modern life-
safety features, representing a positive contribution to the neighborhood. 
 
Board professionals posed follow-up questions to the applicant’s architect, Mr. Stefanelli. The 
Board Engineer confirmed that material designations shown on the elevations referred to finish 
types. He also recommended reconfiguring the ADA parking space, suggesting that spaces 7 and 
8 be flipped to better accommodate van access; the architect agreed to adjust the column spacing 
as needed. The Board Planner requested that, during planning testimony, additional detail be 
provided on the types and number of residential units in nearby buildings. Board Counsel 
questioned the curb cut and parking, and the architect clarified that the existing 20-foot curb cut 
will remain, with no loss of on-street parking, and that the ADA-compliant unit will be the 
ground-floor studio. 
 
 

3. James Mastronardi, P.E., P.P.: 
Mr. Mastronardi testified that the property is in the CR (Commercial Retail) zone but lies 
approximately 25 feet from the RM Residential zone and the block is predominantly residential; 
the immediately adjacent CR-zoned parcel converted to all-residential approximately four years 
ago. He opined that the proposed five-unit, three-story residential building satisfies the positive 
criteria (MLUL purposes A, E, and I), is consistent with neighborhood character and the Master 
Plan, and will not substantially impair the zone plan. He further testified that the requested D (1) 
use variance (residential in CR) and D (6) height/story variance (three stories where two are 
permitted) are supportable because the building’s overall height (~32.1 ft) is below both the CR 
(40 ft) and nearby RM (35 ft) limits and is compatible with surrounding 2½–3-story structures; 
the all-residential program is also less intensive than the prior mixed use with first-floor 
commercial. Parking conforms, with eight spaces provided where 7.5 are required (1.5 per two-
bedroom unit; one for the studio). He stated that all roof runoff will discharge to the 
municipality’s combined sewer (North Hudson Regional Sewerage Authority), with no runoff to 
adjoining properties, sidewalks, or the street, thereby reducing direct street flow relative to 
existing conditions. New sanitary, water, gas, and electric services are proposed (water service 
sizing to be determined by Veolia; electric anticipated to remain overhead). Site lighting will be 
primarily recessed and down-directed to avoid spillover. External approvals will include 
sewerage authority review. 
 
Board professionals posed follow-up questions to Mr. Mastronardi. Mr. Spatz confirmed that 
earlier testimony had addressed the Board’s request regarding neighborhood residential uses and 
densities. Mr. Mirandi confirmed the project does not qualify as a major development, noted that 
the North Hudson Sewerage Authority has jurisdiction over stormwater and sanitary review, and 
suggested incorporating green infrastructure such as a green roof or cistern. Mr. Mastronardi 
agreed this could be explored with owner approval and appropriate maintenance provisions. 
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New Business (Con’t):  

Motion to APPROVE / DENY        ZB #2025-04: 

 
Motion: RS KC JC MC JS RT JF XM 
Second: RS KC JC MC JS RT JF XM 

 
 

MEMBER APPROVE DENY ABSTAIN ABSENT 
Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     
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New Business (Con’t):  

 
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., requested 
that the application be carried and agreed to waive all statutory time limits. 
Chairman Solares made a motion, seconded by 2nd Vice-Chair Courtney, and 
unanimously approved by the Board, to adjourn this application to the September 
18, 2025 meeting. (Public notices are not required.) 
 
 

1. Orestes Valea – Architect:  
Mr. Orestes Valea, a licensed architect, presented the architectural plans and renderings. He 
explained the property dimensions (125 ft by 100 ft) and described a two-level garage podium 
supporting three stories of residential units above. A total of 30 dwelling units are proposed (9 
two-bedrooms and 21 one-bedrooms), each designed to be generously sized to encourage long-
term tenants. Parking totals 45 spaces (24 on the lower level and 21 on the upper), including two 
ADA-compliant spaces, bike storage for 18 bicycles, and properly sized trash and recycling 
rooms with chute access. Building circulation will include a central lobby, elevator, and two fire-
rated stair towers. The building will be fully sprinklered and all utilities modernized, with 
stormwater detention located beneath the ramp. Architectural elevations show a brick façade with 
decorative banding, landscaped frontage, and a small cantilever canopy over the entrance. The 
design emphasizes a clean appearance with ducted HVAC, concealed wiring, and rooftop 
condensers screened and acoustically buffered. Interior ceiling heights will be nine feet, with 
ductwork hidden in truss systems to avoid soffits. Overall building height is 51 feet, 10 inches, 
with roof-mounted mechanicals not visible from the street. In response to questions from Board 
Engineer Mr. Mirandi, Mr. Valea confirmed the garage will be reinforced concrete construction, 
while the residential portion above will be load-bearing wood frame with one-hour fire-rated 
assemblies and two-hour ratings for stair towers, elevator shafts, and trash chutes. He reiterated 
the building’s full sprinkler system will further enhance safety. Regarding maintenance, while no 
superintendent’s unit is proposed, the applicant owns other nearby properties and employs staff 
who rotate between buildings daily to handle repairs, trash/recycling, and sidewalk upkeep.  
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New Business (Con’t):  

 
2. Carl Jenne, P.E. – Engineer:  

Mr. Jenne was accepted as an expert and presented the civil/site engineering testimony. He stated 
the existing structure will be demolished and replaced with a new residential building occupying 
most of the lot, with one-foot side yard setbacks and a three-foot front setback allowing for 
landscaping. Access will be provided by a west-side driveway to the ground-level garage and a 
ramp to the upper-level parking. All sidewalks and curbing will be replaced to full ADA 
standards. New utility connections for water, gas, sanitary sewer, and stormwater will be 
provided. Roof runoff will be collected and conveyed to an underground stormwater detention 
tank located beneath the access ramp. The detention system, designed in accordance with North 
Hudson Sewerage Authority standards, will connect with the building’s sanitary sewer outlet and 
discharge via a new connection to 55th Street. Mr. Jenne explained that because the project 
exceeds 10,000 sq. ft. lot area, the Authority requires an electronically controlled outlet valve. 
This enables the Authority to temporarily hold back flows during storm events to maximize 
system capacity, with overflow safely discharged once storage is full. He emphasized that 
although the lot size exceeds 10,000 sq. ft., the project does not qualify as a “major development” 
under NJDEP standards because it does not add one-quarter acre of impervious coverage nor one 
acre of disturbance. Thus, NJDEP water quality standards are not triggered, but North Hudson’s 
requirements address stormwater management. 
 
 

3. Craig Peregoy, P.E. – Traffic Expert:  
Mr. Craig Peregoy, P.E., was accepted as an expert in traffic engineering. He testified that the 
project site is located on 55th Street, a one-way eastbound roadway, which simplifies circulation. 
Using the most recent ITE Trip Generation Manual, he calculated that the proposed 30-unit 
residential building would generate approximately 9 peak-hour trips, far below the 100-trip 
threshold typically requiring a full traffic study. He further noted that the prior commercial uses 
on-site (adult daycare and Casa Manito Furniture) likely generated more traffic than the proposed 
residential use. Importantly, the proposed redevelopment will eliminate unsafe conditions such as 
loading vans obstructing the sidewalk, and the new driveways will not displace any on-street 
parking spaces. Regarding parking, Mr. Peregoy testified that the ordinance requires 35 spaces, 
reduced to 32 spaces after applying the 10% electric vehicle (EV) credit. The project proposes 45 
spaces, thus exceeding requirements. He emphasized that the garage layout is generous for a 
residential project, with full-size (9x18) spaces and 24-foot drive aisles, ensuring safe and 
convenient circulation. 
 
 

4. Alexander McLean, P.P., AICP – Planner: 
Mr. Alexander McLean, PP, AICP, was sworn and accepted as an expert in planning. He 
described the site (Lots 13–14, Block 181, ~12,500 sq. ft. on 55th Street) and testified in support 
of D (1) use and D (6) height/story variances, along with bulk relief for lot coverage. He stated 
the project adds to the Town’s housing stock, replaces outdated units, and is consistent with the 
surrounding multifamily context, citing the 2015 Master Plan. He opined the proposal advances 
MLUL purposes, will not cause substantial detriment, and that parking complies. Board Engineer 
Mirandi asked for clarification on the “substandard pre-1949 housing” reference, which Mr. 
McLean confirmed was drawn from the 2015 Master Plan. No other Board questions were posed.  
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New Business (Con’t):  

 
Motion to APPROVE / DENY        ZB #2025-07: 
 

 
Motion: RS KC JC MC JS RT JF XM 
Second: RS KC JC MC JS RT JF XM 

 
 

MEMBER APPROVE DENY ABSTAIN ABSENT 
Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     
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12. Privilege of the Floor:       
 
 
13. Adjournment:  
 
Motion to Adjourn at 9:15 P.M.  
  

 
Motion: RS KC JC MC JS RT JF XM 
Second: RS KC JC MC JS RT JF XM 

 
 

MEMBER APPROVE DENY ABSTAIN ABSENT 
Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     
 
  
 
 

 

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