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MINUTES FOR REGULAR MEETING MONDAY MAY 11, 2026 

The Planning Board has scheduled a regular meeting on Monday May 11, 2026 at 6:00 PM via 
Teleconference. Call-In Number – (929) 205- 6099 Meeting ID: 840 0476 7876 Password: 42860 

 
1. Meeting called to order by the Chair      Time: 6:02 P.M. 

 
2. Pledge of Allegiance led by the Chair      
 
3. Reading of notice in compliance with Open Public Meetings Act by Board Secretary 
 
This is the regular meeting of May 11, 2026 of the Planning Board 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 copies of any hearing are available by contacting the 
Planning Board Secretary or the Town Clerk. 
 
4. Roll Call: 

 PRESENT ABSENT 
Chair Brito-Herrera   
Vice-Chair Fuentez   
Member Castaneda   
Member Comm. Arroyo   
Member Ferrales   
Member Gomez   
Member Yanez   
Member Bounsiar   
Member Gutierrez   
Alt. Member 1 Rehfeld   
Alt. Member 2 Burgos   
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5. Communications, reports, and administrative matters: None 
 
 

6.       Minutes of Previous Meetings: Motion to APPROVE / DENY the April 27, 2026 Minutes. 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     
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7. Resolutions:   
 

a. Memorializing Resolution: Planning Board Docket #PB 2026-03; filed March 3, 2026 
Meridia West New York 5700, LLC site plan – 5700 Madison Street (Block: 125 Lot: 1) 
 

 
 
Motion to APPROVE / DENY Memorializing Resolution. 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     
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Resolutions (Cont’d):   

b. Memorializing Resolution: Planning Board Docket #PB 2026-04; filed March 16, 2026 
6210-6214 Jefferson Street, LLC site plan – 6210-6214 Jefferson Street (Block: 158      
Lot(s): 5.01, 5.02 & 6) 

 
Motion to APPROVE / DENY Memorializing Resolution. 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     
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8. Acceptance/Completeness:  
 

a. Planning Board Docket #PB 2026-05; filed April 23, 2026 
Winston 590 Holdings, LLC site plan – 590-56th Street (Block: 123 Lot: 24) 
 
The applicant is represented by J. Alvaro Alonso, Esq. 
The applicant proposes to demolish an existing two-story brick industrial building, 
located on the above noted site, and construct a new 5 story, 41 unit, multi family 
building. The building will consist of three residential floors over two levels of 
parking; there will be 33, one-bedroom units and 8, two-bedroom units. The property 
is located on the northern side of 56th Street, between Jackson Street and Jefferson 
Street, in the Town of West New York’s 590 56th Street Redevelopment Area. 

 
Note: Upon the recommendation of our Planner and Engineer, the application was deemed 

complete and scheduled for a hearing on June 8, 2026. (Public notices are required.) 

 

 

9. Old Business – Applications: None 
 
 
 
10.  New Business:  

 
a. Preliminary Investigation of an area in need of Redevelopment (With-Condemnation):  

111-60th Street, 5915 Park Avenue / 103-60th Street, 5909 Park Avenue  
Block: 59 Lot(s) 4, 5, & 6 
 

1. Fran Reiner – F.A.R. Planning: 
Professional planner and landscape architect Fran Reiner of FAR Planning appeared before the 
West New York Planning Board to present an investigation study concerning properties located 
at 111 60th Street, 5915 Park Avenue, and 5909 Park Avenue in West New York, identified as 
Block 59, Lots 4, 5, and 6. Mr. Reiner testified that he had been commissioned by the West 
New York Board of Commissioners pursuant to Resolution R26-048 adopted on February 18, 
2026, to determine whether the properties met the statutory criteria for designation as an area in 
need of redevelopment with condemnation under New Jersey redevelopment law. He explained 
that the Board’s role was limited to evaluating whether the statutory criteria had been satisfied 
and making a recommendation to the Board of Commissioners, which would ultimately 
determine whether to formally designate the properties. Mr. Reiner further clarified that a 
redevelopment designation would not change existing zoning or eliminate existing permitted 
uses. Mr. Reiner summarized the statutory redevelopment criteria and testified that the 
investigation focused primarily on Criteria A, B, and D of the Local Redevelopment and 
Housing Law. He first reviewed 5909 Park Avenue, a former warehouse building that has 
reportedly remained vacant since at least 2021. According to Mr. Reiner, the property exhibited 
extensive deterioration, including boarded windows and doors, significant cracking in exterior 
CMU block walls, water infiltration, mold growth, roof collapse damage, and interior structural 
deterioration. He testified that portions of the wall had separated to such an extent that daylight 
was visible through the cracks. Mr. Reiner also noted a declining assessed value for the 
property, which had dropped substantially between 2023 and 2025.  
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New Business (Cont’d): 

Based on those conditions, he concluded that the property clearly met Criteria A and D due to 
unsafe, unsanitary, and dilapidated conditions, as well as Criteria B because it had remained 
vacant for more than two years. Mr. Reiner next discussed 111 60th Street, another vacant one-
story former commercial building that has reportedly been unoccupied since January 2020. He 
testified that the structure lacked windows entirely, suffered from major water damage and 
mold infiltration, and displayed substantial cracking and displacement in the exterior walls. 
Interior photographs documented deteriorated ceilings, exposed wiring, and unsafe structural 
conditions caused by prolonged roof leaks and neglect. Mr. Reiner concluded that this property 
also satisfied Criteria A and D because of its unsafe and deteriorated condition and Criteria B 
due to its prolonged vacancy. Finally, Mr. Reiner reviewed 5915 Park Avenue and 103 60th 
Street, a mixed-use corner property containing a liquor store, restaurant, storage area, and two 
upper residential units. Although the commercial portions remained occupied, he testified that 
the structure nonetheless exhibited significant deterioration, including damaged roof and gutter 
systems, unsafe basement conditions, water infiltration, exposed wiring, deteriorated support 
beams, and lack of ADA accessibility for all commercial and residential uses. He noted that 
emergency stabilization work had previously been performed in 2023 to reinforce structural 
beams in the basement. Mr. Reiner also emphasized that the residential units lacked a 
secondary means of egress and that portions of the storage area had already been partially 
demolished internally. In addition to meeting Criteria A and D, Mr. Reiner testified that the 
property was integral to the redevelopment of the surrounding area under Article 3 of the 
redevelopment statute because it is physically situated between and surrounded by the adjacent 
deteriorated properties identified for redevelopment consideration. Following the presentation, 
Board Planner David Spatz agreed that the testimony and evidence presented supported a 
finding that the statutory redevelopment criteria had been satisfied, and Board Engineer Giselle 
Diaz concurred with the recommendation. Board counsel clarified for the record that while the 
testimony supported the findings, the ultimate determination regarding redevelopment 
designation rested with the Planning Board itself. The matter was then opened to the public for 
comment; however, no members of the public came forward to ask questions or offer 
testimony. 

 
RESOLUTION OF THE PLANNING BOARD OF THE TOWN OF WEST NEW 

YORK IN THE COUNTY OF HUDSON, NEW JERSEY RECOMMENDING 
THAT BLOCK 59, LOT 4 (111 60TH STREET), LOT 5 (5915 PARK AVENUE/103 

60TH STREET) AND LOT 6 (5909 PARK AVENUE) BE DESIGNATED AS A 
CONDEMNATION AREA IN NEED OF REDEVELOPMENT 

 
 

WHEREAS, the Local Redevelopment and Housing Law, N.J.S.A. 40A:12A-1 et seq. (the 
“Redevelopment Law”), authorizes municipalities to determine whether certain parcels of land within the 
municipality constitute an “area in need of redevelopment,” as defined in the Redevelopment Law; and 
 
 
 WHEREAS, on February 18, 2026, the Board of Commissioners (the “Commissioners”) of the 
Town of West New York, in the County of Hudson, New Jersey (the “Town”), adopted Resolution #R26-
048, directing the Town Planning Board (the “Planning Board”) to conduct a preliminary investigation of 
the property identified on the official tax maps of the Town as Block 59, Lot 4 (111 60th Street), Lot 5 (5915 
Park Avenue/103 60th Street) and Lot 6 (5909 Park Avenue), along with all streets and rights of way 
appurtenant thereto (the “Study Area”), and to recommend to the Commissioners whether the 
Commissioners should designate all or a portion of the Study Area as a condemnation “area in need of 
redevelopment”; and 
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 WHEREAS, FAR Planning LLC, Northvale, New Jersey (the “Redevelopment Planner”) 
conducted a preliminary investigation of the Study Area to determine whether the Study Area should be 
designated as an area in need of redevelopment, and prepared a preliminary investigation report of the Study 
Area in accordance with the Redevelopment Law, entitled “Preliminary Investigation of an Area in Need 
of Redevelopment (with Condemnation), Block 59, Lots 4, 5 & 6, 111 60th Street, 5915 Park Avenue/103 
60th Street and 5909 Park Avenue,” dated May, 2026 (the “Study”); and  
 
 WHEREAS, the Study sets forth the basis for the investigation of the Study Area and a map 
depicting the Study Area, and concludes that the Study Area qualifies as an area in need of redevelopment 
pursuant to the Redevelopment Law, for the reasons set forth in the Study; and 
 
 WHEREAS, the Redevelopment Law requires the Planning Board to conduct a public hearing 
prior to making its recommendation whether the Study Area should be designated as an area in need of 
redevelopment, at which hearing the Planning Board shall hear all persons who are interested in or would 
be affected by a determination that the Study Area is an area in need of redevelopment; and 
 
 WHEREAS, the Planning Board published notice of said public hearing pursuant to P.L. 2025, 
c.72 on April 23, 2026 and April 30, 2026, the latter being at least ten days prior to the date of such public 
hearing, and the Planning Board mailed a copy of such notice (i) to the last owner of each parcel of property 
within the Study Area, and (ii) to all persons at their last known address, if any, whose names are noted on 
the assessment records as claimants of an interest in any parcel of property within the Study Area, on April 
23, 2026, such date being at least ten days prior to the date of such public hearing, all in accordance with 
N.J.S.A. 40A:12A-6(b)(3)(d) and P.L. 2025, C.72; and 
 

WHEREAS, on May 11, 2026, the Planning Board reviewed the Study, conducted a public hearing 
during which members of the general public were given an opportunity to present their own evidence and 
to address questions to the Planning Board and its representatives, concerning the potential designation of 
the Study Area as condemnation area in need of redevelopment; and 
 

WHEREAS, after careful consideration of all evidence presented and all testimony, if any, offered, 
 
 NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING BOARD OF THE TOWN 
OF WEST NEW YORK, COUNTY OF HUDSON, NEW JERSEY AS FOLLOWS: 
 
 
Section 1. The aforementioned recitals are incorporated herein as though fully set forth at length. 
 
Section 2. The Study, and the findings of fact and conclusions contained therein, are hereby incorporated 
herein by reference in their entirety.  The Planning Board Secretary is hereby directed to transmit a copy 
of the Study and this resolution to the Commissioners. 
 
 
Section 3.  After consideration of all evidence presented and all testimony, if any, offered, the 

Planning Board accepts and adopts the recommendation contained in the Study, and 
hereby recommends that the Study Area be declared a condemnation area in need of 
redevelopment in accordance with the Redevelopment Law, for the reasons set forth in 
the Study. 

 
Section 4.  This resolution shall take effect immediately. 
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New Business (Cont’d): 

 
Motion to APPROVE / DENY  Foregoing Resolution 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     

 
b. Planning Board Docket #PB 2025-06; filed December 10, 2025 

Art Realty, LLC site plan – 6044 Monitor Place (Block: 36 Lot: 3) 
 
The applicant is represented by Bianca Pereiras, Esq. 
The applicant proposes to subdivide the above noted, vacant lot into two lots and construct a 
new two-family dwelling on each lot; each building will consist of parking on the ground floor 
and three-bedroom units on the second and third floors. The property is located on the eastern 
side of Monitor Place, between Boulevard East and 62nd Street, in the Town of West New 
York’s R-M, Medium Density Residential Zone. This application was deemed complete at the 
April 13, 2026 Regular Meeting. The Board subsequently has scheduled the first hearing for 
this matter for today, May 11, 2026. (Public Notices are required) 
 
1. Bianca Pereiras, Esq. – 1116 Summit Avenue, Union City, NJ: 

Bianca Pereiras Esq., appearing on behalf of the applicant, explained that the proposal sought 
two minor bulk variances: one related to lot coverage and another concerning side-yard 
setback requirements. Before calling the witness, Ms. Pereiras provided an overview of the 
project, noting that the site is currently a vacant lot located within the RM Medium Density 
Residential Zone. The applicant proposed subdividing the property into two lots and 
constructing a two-family dwelling on each parcel. She emphasized that Monitor Place is a 
well-maintained residential street with a strong neighborhood character and explained that 
the applicant designed the homes to be compatible with the existing streetscape and 
surrounding residential development. She further stated that, aside from the limited variance 
relief requested for side yard and lot coverage, the project complies with all other zoning and 
redevelopment requirements. 
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New Business (Cont’d): 

2. Manny Pereiras – 1116 Summit Avenue, Union City, NJ –: 
Architect Manuel Pereiras testified before the West New York Planning Board regarding the 
proposed subdivision and residential development at 6044 Monitor Place in West New York. 
Mr. Pereiras explained that the application involves subdividing an existing 50-by-100-foot 
vacant lot into two conforming 25-by-100-foot lots and constructing a new two-family 
dwelling on each parcel. According to Mr. Pereiras, the project was carefully designed to 
complement the character of Monitor Place, which he described as one of the most attractive 
and well-maintained residential streets in town. He testified that the proposal complies with 
all zoning requirements related to lot width, lot depth, lot area, front yard setback, rear yard 
setback, building height, and parking. Each building would rise three stories to a compliant 
height of 35 feet and provide four on-site parking spaces, resulting in a total of eight parking 
spaces for the development. Mr. Pereiras explained that the application seeks only two minor 
bulk variances: one related to side-yard setback and another for lot coverage. While the 
ordinance requires three-foot side yards, the proposal provides three feet along the outer 
property lines but two feet between the two new homes, resulting in a shared four-foot 
separation. He stated that this configuration provides a better planning alternative because it 
creates more functional interior garage space and allows vehicle doors to open comfortably 
while still maintaining adequate spacing between structures. The lot coverage variance results 
primarily from the extensive paver treatment proposed in the front yard landscaping. He 
emphasized that the homes were designed with substantial landscaping and architectural 
features intended to enhance the neighborhood streetscape. The architect then reviewed the 
floor plans and elevations in detail. Each building would contain ground-floor tandem 
parking garages with rear recreation rooms accessible from the garage and backyard. The 
upper residential levels would contain two three-bedroom units per building, each designed 
with open-concept living, dining, and kitchen areas, primary bedrooms with walk-in closets 
and private bathrooms, and in-unit washer and dryer facilities. The upper units would also 
include balconies incorporated into a mansard-style roof design to provide privacy and visual 
consistency with the neighborhood. During questioning from Board professionals, concerns 
were raised regarding the rear recreation room, including the inclusion of an additional 
laundry area that appeared capable of supporting a future apartment conversion. In response, 
Mr. Pereiras stated that the applicant was willing to eliminate the additional laundry facilities 
from the recreation room and make any additional modifications requested by the Board. 
Board Engineer Giselle Diaz also requested confirmation that the site drainage would 
positively flow toward the street rather than adjoining properties, and Mr. Pereiras agreed to 
provide grading details during resolution compliance. 
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Motion to APPROVE / DENY         PB 2025-06 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     
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11.  Privilege of the Floor: None 
 

12.  Adjournment:  

 

Motion to Adjourn at 6:54 P.M. 

 
Motion: CH IF JC MA SF AG HY AB AG MR MB 
Second: CH IF JC MA SF AG HY AB AG MR MB 

 
 APPROVE DENY ABSTAIN ABSENT 

Chair Brito-Herrera     
Vice-Chair Fuentez     
Member Castaneda     
Member Comm. Arroyo     
Member Ferrales     
Member Gomez     
Member Yanez     
Member Bounsiar     
Member Gutierrez     
Alt. Member 1 Rehfeld     
Alt. Member 2 Burgos     

 
 

_______________________________   
Chairwoman Brito-Herrera 

 
 
 
Attest: _____________________  

Joseph E. Roque  
Board Secretary 
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