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MINUTES FOR REGULAR MEETING THURSDAY DECEMBER 4, 2025

The Zoning Board of Adjustment has scheduled a regular meeting on December 4, 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:
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
December 4, 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 v
1%t Vice-Chair Chao v
2% Vice-Chair Courtney v
Member Calderara v
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo v
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5. Communications, Reports, and Administrative Matters:

a. RE: Establishing Meeting Dates for the 2026 Calendar Year

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS KC JC MC JS | (RTY)| JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1% Vice-Chair Chao v
2"d Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
b. RE: Letter of Adjournment — ZB 2021-08
Jain Samaj of USA, Inc. — 530-540 52" Street (Block: 109 Lot(s): 23 & 24)
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado | Theobald | Fernandez | Murillo
(RS) (KC) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS KC JC MC JS |(RT)| JF XM
e
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1%t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo




Zoning Board of Adjustment Regular Meeting

December 4, 2025

¢. RE: Letter of Adjournment — ZB 2025-17
Union Star, LLC — 6306-6308 Madison Street (Block: 151 Lots: 9&10)

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado Theobald | Fernandez | Murillo
(RS) (KC) JO) MC) JS) (RT) (JF) (XM)
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 v
1% Vice-Chair Chao v
2"d Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo

d. RE: Letter of Withdrawal — ZB 2025-18
Art Realty, LLC — 6044 Monitor Place (Block: 36 Lots: 3)

Note:

the Board lacks jurisdiction and therefore no vote is required.

The Board attorney stated that, since proper notice of this application was never published,
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6. Minutes of Previous Meetings: Motion to vote on APPROVING the November 6, 2025 Minutes

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez Murillo
(RS) (KC) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC | JC | MC | JS RT JF | XM
Second: | RS |(CKC) | JC MC JS RT JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1t Vice-Chair Chao v
2"! Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
7. Payment Resolutions: None
8. Memorializing Resolutions:
a. RE: Zoning Board Docket #ZB 2023-04: Ishrat Ilyas site plan
423-425 59th Street (Block: 69 Lots: 13 & 14)
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC | JC | MC | JS | RT JF | XM
Second: | RS KC JC MC JS |(RT) | JF XM
a——
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
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b. RE: Zoning Board Docket #Z.B 2023-05: Miguel Cuellar Site Plan
400-56" Street (Block: 80 Lot: 30.01)

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS KC JC MC IS | RT)| JIF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1% Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
¢. RE: Zoning Board Docket #ZB 2025-10; 5220 Bergenline Ave, LL.C
5220 Bergenline Avenue (Block: 96 Lot: 8)
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado | Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS | (KC)| IC MC JS RT JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
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d. RE: Zoning Board Docket #ZB 2025-11; DT Investments, LL.C

432 59th Street (Block: 67 Lot: 38)

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado | Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS KC JC MC IS | (RT)| JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
e. RE: Zoning Board Docket #ZB 2025-12; Gerardo & Filomena Zaino
6321 Bergenline Avenue (Block: 151 Lot: 14)
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado | Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
Motion: | (RS) | KC JC MC JS RT JF XM
Second: | RS | (KC)| IC MC JS RT JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1%t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo
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f. RE: Zoning Board Docket #ZB 2025-13; Avsel Angela Masley
311-60" (Block: 66 Lot: 12)

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara | Salgado | Theobald | Fernandez | Murillo
(RS) (KO) JO) MC) JS) (RT) (JF) (XM)
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 v
1t Vice-Chair Chao v
2"¢ Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo

9. Acceptance/Completeness: None

10. Old Business — Applications: None
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Note: Before proceeding with the regular order of new business, the Board agreed to take
up application ZB 2025-16 first.

11. New Business:

b. Zoning Board Docket #ZB 2025-16: filed September 12, 2025
GFDR Realty, LLC — 6127 Bergenline Avenue (Block: 139 Lot: 7)
The applicant is represented by Bianca Pereiras, Esq.

The applicants propose to construct a two-story addition over an existing one-story
commercial building, located on the above noted site, and add three apartments on

the second and third floors. The property is located on the western side of Bergenline
Avenue, with access to Van Buren Place, between ,61st and 62nd Streets, in the Town of
West New York’s C-R, Retail & Service Commercial Zone. At the Regular Meeting held
on October 23, 2025, and upon the recommendation of Planner Mr. David Spatz, a
motion was made by Chairman Solares, seconded by 2nd Vice-Chair Courtney, and
unanimously approved by the Board to deem the application complete. The initial
hearing is scheduled for December 4, 2025. (Public notices are required.)

1. Bianca Pereiras, Esq. — 1116 Summit Avenue, Union City, NJ:
Attorney Bianca Pereiras appeared on behalf of the applicant and confirmed that all jurisdictional
documents, including notices and publication, had been submitted to the Board Secretary and
reviewed by Board counsel, who reported that the notices were in proper order for this
application. Ms. Pereiras stated that the applicant is seeking approval for a multifamily residential
addition above the existing one-story commercial building known as Sal’s Pizzeria on Bergenline
Avenue. She noted that this portion of Bergenline is predominantly characterized by mixed-use
buildings with ground-floor retail and residential units above, and that the proposal would restore
this property to be consistent with the established pattern along the corridor. The project proposes
three new apartment units above the existing commercial use. Ms. Pereiras advised that the
applicant would present testimony from two experts and introduced the first witness, project
architect Manuel Pereiras.

2. Manny Pereiras (Architect) — 1116 Summit Avenue, Union City, NJ:
Architect Manny Pereiras of Pereiras Architects testified as an expert in support of the application
for 6127 Bergenline Avenue, currently occupied at the ground floor by Sal’s Pizzeria. He
explained that the existing condition is a one-story commercial building that occupies essentially
the entire lot, which is slightly undersized in area and depth but a bit wider than the minimum
required. The proposal is to construct a two-story residential addition over the front portion of the
building and a rear stair tower, creating three one-bedroom apartments while keeping Sal’s
Pizzeria unchanged at street level. Access to the residential units will be from the rear of the
building off Van Buren, preserving the uninterrupted commercial frontage along Bergenline. The
second floor will contain a hallway, roof-equipment area for the restaurant, storage for Sal’s, and
one front-facing one-bedroom apartment; the third floor will contain two similar front-facing one-
bedroom apartments. Each unit will have a combined living/dining/kitchen area, a bathroom, in-
unit laundry, and a bedroom facing Bergenline with generous windows and closets. The roof will
remain a flat roof with only three condensers (one per unit) and access via roof hatch—no
occupiable roof deck is proposed. A rendering showing the rebuilt Carvel building next door and
the proposed two residential stories above Sal’s was marked Exhibit A-1 (dated 12/4/25). Pereiras




December 4, 2025
Zoning Board of Adjustment Regular Meeting

New Business (Con’t):

confirmed that the building will continue to have 100% lot coverage (an existing condition), that
there will be no on-site parking but the site is directly across from a municipal lot and deck, and
that the rear roll-up doors currently shown on the elevation will be converted to swing doors
serving the existing trash room. In response to questions from the Board’s professionals, he
testified that the small one-story rear roof area will not be accessible to tenants (only via a service
window in the common hall), that the front bedroom windows will be operable at the upper sash,
and that all mechanicals for the residential units will be rooftop condensers and no through-wall
PTAC units are proposed.

3. Alex Dougherty (Planner):

Planner Alex Dougherty testified in support of the application as an expert, explaining that the site
at 6127 Bergenline Avenue lies in the CR (Retail and Service Commercial) zone, which does not
expressly permit mixed-use, so the project requires a D1 use variance to allow three residential
units above the existing commercial use. He walked the board through a zoning and aerial context
exhibit (marked A-2), showing that although the lot is slightly undersized in area (2,443 sq. ft. vs.
2,500 required) and depth (=83 ft. vs. 100 ft. required) and currently has 100% building coverage
with no on-site parking, those are long-standing, typical conditions along this portion of Bergenline.
He emphasized that the corridor is already characterized by mixed-use buildings of two to five
stories and that the proposal simply “fills the gap” in the streetscape left by the one-story profile,
especially now that the adjacent Carvel site is being rebuilt as a three-story structure. Dougherty
noted that the existing commercial plus proposed residential would theoretically require 13 parking
spaces, but the site directly backs onto Van Buren, across from a municipal surface lot and parking
deck, and sits on a heavily served bus corridor (routes 22, 84, 156, 159, 181), which, combined
with nearby amenities on Bergenline, makes car ownership less necessary. From a planning and
legal standpoint, Dougherty testified that the project is consistent with West New York’s master
plan, citing language that encourages a broad range of housing choices, mixed-use development
along Bergenline Avenue, and reinvestment in the urban fabric. He opined that the mixed-use
addition advances several purposes of the Municipal Land Use Law—specifically A, E, G, I, and
M—by promoting the general welfare, locating appropriate residential density, improving the
visual environment, supporting a compact, transit-oriented pattern, and making more efficient use
of already-developed land. He concluded there are no substantial negative impacts, only a positive
investment that restores and strengthens a prominent corner damaged by fire, adds well-designed
one-bedroom units without overdevelopment, and preserves the active commercial frontage. In
response to the Board Attorney’s questions, he confirmed the specific MLUL purposes relied upon,
and both board professionals indicated they had no further questions. No members of the public
came forward with questions, and the applicant’s team agreed on the record to comply with all
comments in the Board Engineer’s December 1, 2025 review letter.
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Motion tDEN Y ZB 2025-16
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez | Murillo
(RS) (KO) JO) (MC) (JS) (RT) (JF) (XM)
Motion: | CRS) | KC JC MC JS RT JF XM
Second: | RS [CKC) | JC MC JS RT JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1% Vice-Chair Chao v
2"d Vice-Chair Courtney v
Member Calderara v
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo v

a. Zoning Board Docket #ZB 2025-19: filed October 14, 2025
6120 Buchanan Place, LLC — 6120 Buchanan Place (Block: 40 Lot: 5)
The applicant is represented by Veronica Chmiel, Esq.

The applicant proposes to demolish an existing two story, concrete block building, located
on the above noted site, and construct a new 7 story, 96-unit multifamily building. The
project consists of six residential floors over one below grade and one above grade levels of
parking, there will be 72 one bedroom and 24 two-bedroom units. The property is located on
the eastern side of Buchanan Place, between 61st Street and 62°¢ At the Regular Meeting
held on November 6, 2025, and upon the recommendation of Planner Mr. David Spatz,
a motion was made by Chairman Solares, seconded by 2nd Vice-Chair Courtney, and
unanimously approved by the Board to deem the application complete. The initial
hearing is scheduled for December 4, 2025. (Public notices are required.)

1. Veronica Chmiel, Esq. — (Connell Foley LL.Pherami, LL.C):
Veronica Chmiel, attorney with Connell Foley, appeared for the applicant and introduced the
application. She explained that the applicant’s ownership group has more than 30 years of
development experience and is attending the hearing, and that this is their first project in West New
York. Chmiel described the property at 6120 Buchanan Place as a through lot between Buchanan
Place and the dead-end Johnson Place, located in the RM Medium Density Zone, formerly
improved with a two-story masonry structure and parking lot that has since been demolished.
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She noted that among the most significant changes, the original nine-story, 90-foot proposal was
reduced to a seven-story (approximately 74-foot) building with six residential floors consisting of
a mix of one- and two-bedroom units, and a two-level garage providing 112 off-street parking
spaces. The project seeks several variances, and the applicant’s professional planner will provide
justification.

2. Alan Horowitz — (Architect):

Architect Alan Horowitz of Baseline Architecture presented the architectural plans for the proposed
seven-story, multifamily building at 6120 Buchanan Place, explaining that the first floor forms a
larger “podium” for structured parking, with six residential floors (16 units per floor) above. He
walked the board through the 13-sheet plan set: a title sheet summarizing zoning data and unit mix
(72 one-bedroom units and 24 two-bedroom units, some one-bedrooms with small “den”/work
areas of roughly 40 square feet), context photos and vicinity map showing the through-lot between
Buchanan Place and Johnson Place, a roof plot plan, 3D massing views, and floor plans. The
building fronts both streets, and the design intentionally treats both the Buchanan side and the
Johnson side as primary fagades, with a brick-heavy exterior to match neighborhood character. The
podium level is built out to the property line along Buchanan, while the residential levels above are
set back on three sides, providing additional light and air to neighbors and residents, including
approximately 7 feet of terrace setback and about 10 feet to the north and south property lines on
the first residential level. Horowitz explained that parking is provided on two levels without car
elevators: a cellar level with 67 spaces (58 in mechanical stackers and 9 standard spaces) accessed
by a gently sloped ramp from the first floor, and additional stacker and ADA-compliant spaces at
grade. Vehicles enter from Buchanan Place: one garage entrance on the left side serves the ramp to
the cellar and some ground-level parking, and a second entrance serves a three-lane drive-through
that connects Buchanan to Johnson Place. That through-drive will be secured by automatic garage
doors at both ends and limited to residents via fob access, preventing cut-through traffic. Three
ADA spaces are located in the through-drive area and two on the Buchanan side, meeting the five-
space requirement. The ground floor also includes a main residential lobby on Buchanan, a bike
room, a trash compactor/chute room centrally located so refuse can be wheeled to either Johnson
Place or a dedicated internal loading area, and a loading bay (about 13 feet wide by 32 feet long,
14 feet high) that can be used for move-ins and deliveries and, as discussed with the board,
potentially signed for short-term drop-offs (e.g., Amazon, Uber Eats) when not actively being
loaded. Upper floors contain a double-loaded corridor with two enclosed stairs and an elevator core,
and 16 units per level, with two-bedroom units at the four corners and one-bedroom units between
them. The “dens” in certain one-bedroom layouts were clarified as small workspaces/home
offices—not bedrooms—measuring roughly 5 by 8 feet and lacking the size and separation to be
used as legal sleeping rooms. Horowitz also described the roof plan: there will be a small rooftop
bulkhead that houses elevator and stair access so tenants can use the roof as a passive amenity area,
along with green-roof components for stormwater management. No permanent structures beyond
the access bulkhead are proposed, and no loose umbrellas or unsecured furniture are planned; any
future furnishings would need to be properly secured. The roof and any lower terrace areas
accessible to residents will be protected with parapet walls and railings at a minimum height of 42
inches. In response to board and professional questions, Horowitz confirmed that: (1) the residential
floors above the podium may or may not have direct unit doors to the setback terraces, and that
decision would be finalized later with appropriate privacy partitions and guardrails if provided; (2)
access to the partial one-story roof section at the rear is only for building systems/maintenance, not
tenant use; (3) trash will be handled via chutes and compactors in the central trash room and then
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brought to the curb or loading area by on-site management or staff, with a private hauler or
municipal collection to be coordinated; and (4) the internal drive-through is for residents only,
controlled by automatic doors, to prevent public cut-through traffic. Board members also reiterated
the town’s practice that parking associated with new multifamily construction must be included
with the apartments rather than rented separately, to avoid pushing tenant cars onto the street; the
applicant acknowledged this practice as a likely condition of any approval. Overall, Horowitz
testified that the building is designed to fit the tight urban context, maximize light and air, ensure
safe and functional parking and circulation, and provide high-quality housing and amenities
consistent with West New York’s zoning and design expectations.

3. Carl Jenne — (Civil Engineer):

Civil engineer Carl Jenne testified that he prepared the site, grading, utility, and stormwater plans
for the project, walking the board through his drawings. He explained that the through-lot will be
fully re-curbed and re-side walked on both Johnson Place and Buchanan Place, with driveways on
each side providing access to the structured parking. On Johnson Place there will be a garage
entrance to that side’s parking, a person-door to the utility room, and a building access door; the
only utility leaving on that side is the underground electric service, which will run to an existing
pole. On Buchanan Place, there will be two garage driveways (one for the through-lane and one for
the ramped parking area) plus the main building entrance and another service door. Domestic water
will connect to the main in Buchanan, and the stormwater management system consists of a
subsurface tank on the basement level beneath the Buchanan corner, collecting all roof runoff. That
tank will include an outlet control structure designed to North Hudson Sewerage Authority
standards, with a remotely controlled valve required for projects over 10,000 square feet so the
Authority can restrict discharges and keep even small-storm flows in storage to reduce stress on
the combined sewer. Stormwater and sanitary will share a single coordinated connection in the
street. Jenne added that side yards will be stabilized with mulch due to tight conditions against
neighboring buildings, while landscaping will be provided in setback pockets along Buchanan and
around the main entrance. Exterior lighting will be limited to “up-and-down” wall wash fixtures on
the Buchanan and Johnson fagades with tightly controlled throw so as not to impact adjacent
properties. Because the project disturbs more than 5,000 square feet, it will require Soil Erosion
and Sediment Control certification from the Hudson—Essex—Passaic district, and his plans already
note the need for careful demolition and excavation adjacent to existing buildings and utilities,
including pre-construction evaluation and protection plans, consistent with Boswell’s review
comments. In response to questions, Jenne agreed he can comply with all items in Boswell’s
December 1 letter, clarified that the “52 months” in the construction sequence was a typo and
should be weeks (with a realistic total build time on the order of a year to a year and a half), and
accepted a condition that a separate stormwater management report and operations and
maintenance manual be submitted as part of final approvals, even though much of that content
already appears on plan sheet C-301. No board members or members of the public had further
questions.

4. Craig Peregoy — (Traffic Engineer):
Traffic engineer Craig Peregoy testified that Buchanan Place, where the primary garage access is
located, is a one-way southbound street, so all vehicles will enter and exit with left turns; 62nd
Street is one-way westbound feeding traffic into Buchanan, while Johnson Place is a two-way dead-
end and 61st Street is a two-way street. He performed a full traffic impact study with counts at
61st/Buchanan, 61st/Johnson, and 62nd/Buchanan, grew volumes by the NJDOT 1.5% annual rate
over three years, and added traffic from the nearby 6018 Buchanan project.




December 4, 2025
Zoning Board of Adjustment Regular Meeting

New Business (Con’t):

Using the latest ITE Trip Generation (12th edition), he estimated that the proposed 96-unit building
will generate about 29 trips in the AM peak hour and 25 in the PM peak hour, well below the typical
100-trip threshold where traffic impacts become a concern. He noted that the former adult daycare
on the site produced significantly more traffic, including vans on narrow Buchanan, so overall this
represents a reduction compared to historic use. Intersection analyses with and without project
traffic showed levels of service B or better, with no meaningful increase in delay. On parking,
Peregoy explained that the ordinance requires 108 spaces (1 per one-bedroom and 1.5 per two-
bedroom), reduced to 98 after EV credits, while the project will provide 112 spaces and stays below
the RSIS maximum of 161 spaces, so no RSIS exceptions are needed. Parking will include
mechanical lift “vertical tandem” spaces managed on-site by an attendant, not a valet: residents will
drive their own cars but will use an app to notify the attendant when arriving or leaving so that
lower spaces remain available and less-used vehicles are positioned on upper platforms. Based on
census and ITE parking demand data (both around 54-55 spaces), he stated the 112 spaces are more
than adequate and that ground-level spaces will likely be plentiful most of the time. The board’s
professionals had no substantive objections, Boswell’s engineer only sought clarification on
receiving the traffic report (which was confirmed to be in Dropbox), and the chairman confirmed
on the record that the required parking is 98 spaces and the application exceeds that requirement.
No members of the public had questions.

5. Carolyn Worstell, PP, AICP — (Planner):

Planner Carolyn Worstell of Dresdner Robin testified that the 6120 Buchanan Place proposal—a
7-story, 96-unit elevator apartment building with 112 on-site parking spaces in the RM Medium
Density District—is a conforming residential use in line with the district’s intent and the Town’s
master plan, even though it requires density, FAR and bulk variances. She explained that the
existing RM standards are outdated (40,000 sq ft lot area, 200 ft width, FAR 3.0, 80 units/acre) and
that the master plan already recommends reducing minimum lot size and width, eliminating strict
density caps in favor of FAR and bulk controls, and increasing FAR up to 5.0, all of which the
project effectively follows on a 17,500 sq ft, 175 ft wide through-lot. The requested density (96
units =240 units/acre vs. 32 permitted) and FAR (5.6 including structured parking, ~4.8 if ground-
floor parking were excluded) are, in her view, supportable under Coventry/Westwood because the
site accommodates all associated impacts: the project exceeds required parking (112 vs. 98, after
EV credits), provides extensive on-site recreation and open space (a large roof amenity plus
potential private terraces), internalizes all parking in a podium and cellar (eliminating surface lots,
headlight glare and noise), and uses modern building design with two stairs and elevators to meet
life-safety and accessibility codes. She presented a density and height analysis showing many
nearby properties already exceed 80 units/acre and that several buildings along Buchanan reach 4—
9 stories, so a 7-story mass is contextually appropriate, especially with residential floors stepped
back roughly 10 feet from side lot lines and set back from Johnson Place above the podium to
preserve light and air. She further noted that the front zero-setback podium on Buchanan and
Johnson continues the existing street wall rather than introducing gaps, that coverage above 75%
is functionally a trade of surface parking for a cleaner, roof-runoff condition managed by a
detention system and green roof, and that the slightly undersized lot area and width, along with
reduced yard/setback and RSIS-compliant 9'x18' parking stalls, are reasonable C-variance relief
that avoids disruptive lot assembly and demolition while delivering a modern multifamily project
that advances MLUL purposes A, C, E and I (general welfare, adequate light/air/open space,
appropriate density, and a more desirable visual environment) without substantial detriment to the
public good or impairment of the zone plan and ordinance.




Zoning Board of Adjustment Regular Meeting

December 4, 2025

Motion t DENY 7B 2025-19
Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez | Murillo
(RS) (KC) JO) MC) JS) (RT) (JF) (XM)
Motion: | CRS) | KC JC MC JS RT JF XM
Second: | RS |[CKC) | JC MC JS RT JF XM
MEMBER APPROVE DENY ABSTAIN ABSENT
Chairman Solares v
1% Vice-Chair Chao v
2"d Vice-Chair Courtney v
Member Calderara
Member Salgado v
Member Theobald v
Alt. Member Fernandez v
Alt. Member Murillo




December 4, 2025
Zoning Board of Adjustment Regular Meeting

12. Privilege of the Floor:

13. Adjournment:

Motion to Adjourn at 9:02 P.M.

Rick Katherine Jeff Michael Javier Ronald Junior Xavier
Solares Chao Courtney | Calderara Salgado Theobald | Fernandez Murillo
(RS) (KC) JO) (MC) (JS) (RT) (JF) (XM)
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 4
1%t Vice-Chair Chao 4
2"d Vice-Chair Courtney v
Member Calderara v
Member Salgado v
Member Theobald 4
Alt. Member Fernandez 4
Alt. Member Murillo 4
Chairman Rick Solares
Attest:

Joseph E. Roque
Board Secretary



