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MINUTES FOR REGULAR MEETING THURSDAY JULY 9, 2026 

The Zoning Board of Adjustment has scheduled a regular meeting on July 9, 2026, 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 
July 9, 2026, 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 Alvarez-De La Paz   
Member Salgado   
Member Theobald   
Alt. Member Fernandez   
Alt. Member Murillo   
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5.    Communications, Reports, and Administrative Matters: None 
 
 
 
6. Minutes of Previous Meetings: Motion to APPROVE the June 18, 2026 Minutes 

 

 
MEMBER APPROVE DENY ABSTAIN ABSENT 

Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Alvarez-De La Paz     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     

 

 
7. Payment Resolutions: None 

 
 

8. Memorializing Resolutions: None 
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9. Acceptance/Completeness: None 
 

 

10. Old Business – Applications:  

a. Zoning Board Docket #ZB 2025-15; filed December 8, 2025: 
6007 Polk LLC Site Plan – 6007 Polk Street (Block: 138 Lot: 16.02) 

 

The applicant is represented by Alain Mulkay, Esq. 
The Applicant proposes to demolish an existing 1 ½ story stucco dwelling, located on the 
above noted site and construct a new three-family residential building with a rooftop 
promenade and planter box landscaping. There will be 3 three-bedroom units. Proposed 
parking consists of seven spaces-one in the front yard, four at grade under the structure 
(tandem and staggered), and two spaces in the rear yard. The property is a flag shaped lot 
located on the easterly side of Polk Street, between 60th and 61st Streets, in the Town of 
West New York's R-M Medium Density Zone. At the Regular Meeting held on March 
19, 2026, the Board deemed the application complete. The initial hearing was 
scheduled for May 21, 2026. At the May 21 meeting, the applicant requested that the 
application be carried to the July 9, 2026 Regular Meeting. (Public notices are not 
required) 

 
1. Alain Mulkay, Esq. – 700-79th Street, North Bergen, NJ: 

Alain Mulkay, Esq., appeared on behalf of the applicant and advised the Board that the 
application had previously been carried to allow revisions to the submitted plans after 
confusion arose regarding which architectural plans were being reviewed during the prior 
hearing. Counsel testified that the revised architectural plans, identified as Zoning Revision 
No. 2 dated May 28, 2026, were filed with the Board on June 25, 2026, and constitute the 
final plans for the application. Counsel further confirmed that all municipal professionals 
possess the revised plans and that these are the plans upon which the application is 
proceeding. 

 

2. Orestes Valella, A.I.A, P.C. – 507-43rd Street, Union City, NJ: 
Orestes Valella, R.A., testified that the revised architectural plans were prepared in response 
to concerns raised by the Board during the previous hearing. The most significant revision 
was the elimination of the proposed rooftop deck and exterior stairway, resulting in a 
standard roof with no rooftop access or amenity space. Removing the rooftop stair bulkhead 
reduced the visual mass of the building and lowered its perceived bulk. The elimination of 
the rooftop stair also permitted the reconfiguration of the parking layout. Two parking spaces 
were added on the adjacent 25-foot by 50-foot flag portion of the property, while the 
remaining area was dedicated to decorative landscaping. The revised parking arrangement 
provides a total of six parking spaces, consisting of three garage spaces, one driveway space, 
and two exterior spaces on the flag lot. Mr. Valella testified that the revised layout provides 
improved circulation and allows vehicles to enter, maneuver, and park more comfortably. 
The architectural layout of the residential units remains substantially unchanged from the 
previous submission. The first residential level contains a three-bedroom unit with 
approximately 1,514 square feet of living area. The upper two residential units remain duplex 
apartments, each containing living areas on the lower level and bedrooms on the upper level, 
providing a more traditional residential layout and reducing the number of stairs occupants 
must climb upon entering the units. The upper duplex units contain approximately              
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Old Business: (Cont’d) 

1,580 and 1,609 square feet of living area, respectively. Mr. Valella testified that the building 
has an overall height of approximately 38 feet, 8 inches. To address concerns regarding 
building scale, a survey of neighboring properties was completed, which found the average 
height of surrounding buildings to be approximately 34 feet. He concluded that the proposed 
building remains compatible with the surrounding neighborhood despite being modestly 
taller than the average adjacent structure. The proposed setbacks include a 10-foot rear yard, 
side yards of 3 feet and 2 feet, and a significantly wider side yard of approximately 27 feet 
beyond the first 50 feet of the lot due to the configuration of the flag parcel. Mr. Valella 
testified that this additional open area provides substantial landscaping opportunities while 
also accommodating the revised parking layout. Mr. Valella concluded that the revisions 
substantially addressed the Board's prior concerns by improving parking circulation, 
eliminating rooftop activity, reducing the building's perceived bulk, and increasing 
landscaped open space while maintaining the overall residential design of the project. Board 
Engineer Bernard Mirandi requested clarification regarding the revised parking layout, 
specifically how vehicles parked in the side yard could safely maneuver when a vehicle was 
parked in the driveway adjacent to the garage entrance. Mr. Valella testified that the driveway 
width of approximately 18 feet, 10 inches allows the driveway vehicle to park adjacent to the 
stairway, leaving sufficient clearance for the remaining vehicles to maneuver in and out. He 
further testified that this parking configuration has been successfully implemented in similar 
three-family developments throughout Hudson County and functions effectively in practice. 
Mr. Mirandi also confirmed that the revised plans eliminate all rooftop access and rooftop 
amenities. Mr. Valella testified that the roof is now a conventional roof with no bulkhead, 
roof deck, or rooftop equipment proposed. Board Attorney Robert Ferraro requested 
clarification regarding several plan inconsistencies. Mr. Valella confirmed that the correct 
building height is 38 feet, 8 inches, rather than the 38 feet, 3 inches shown on one plan sheet, 
and agreed to revise the plans accordingly. He also acknowledged an error in the zoning 
schedule regarding the side-yard calculations and agreed to correct the zoning table to 
accurately reflect the proposed side-yard dimensions. The Board Attorney requested that the 
planner specifically identify all required variances during the planning testimony. Board 
member Jeff Courtney expressed concern regarding the practicality of the proposed parking 
arrangement and questioned whether three separate households could successfully coordinate 
vehicle movements without conflict. Mr. Valella testified that the proposed parking layout 
has been used successfully in numerous comparable projects throughout Hudson County, 
including several developments in Guttenberg, Weehawken, and West New York, and that 
occupants generally adapt to the parking arrangement without issue. The Chairman requested 
additional clarification that the driveway parking space, when positioned adjacent to the 
stairway, would leave adequate clearance for vehicles to access the garage and side parking 
spaces. Mr. Valella confirmed that sufficient maneuvering room would remain and stated 
that the vehicle shown on the plans should have been illustrated closer to the stairway. The 
Board also questioned the adequacy of the proposed trash and recycling storage area. Mr. 
Valella testified that the proposed enclosure has functioned adequately on similar projects, 
noting that where necessary an additional recycling area can be incorporated without 
materially affecting parking operations. He maintained that sufficient space exists within the 
garage area to accommodate both parking and refuse storage. At the Board's request, Mr. 
Valella restated the proposed setbacks, consisting of a 10-foot rear yard, a 3-foot, 1-inch side 
yard, a 2-foot side yard for the first 50 feet, and an expanded 27-foot side yard over the 
remaining portion of the flag lot, while confirming that the building extends to the property 
line along the front. 
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3. Jill Hartmann, PP, AICP – 21 Sparrowbush Road, Mahwah, NJ: 
Jill Hartmann, P.P., was accepted as an expert in the field of professional planning and 
testified that the subject property is an irregularly shaped, oversized interior "flag lot" 
containing approximately 3,750 square feet in the RM Medium Density Residential Zone, 
where 2,500 square feet is required. She explained that the property is currently developed 
with a nonconforming single-family residence located behind another residential structure 
and is situated within a neighborhood characterized by a mix of one-, two-, three-, and four-
family dwellings, apartment buildings, and recent redevelopment projects. Ms. Hartmann 
testified that the proposed three-family dwelling requires a D(1) Use Variance because three-
family homes are not permitted principal uses within the RM Zone, although larger 
multifamily developments are permitted. She opined that the site is particularly suited for the 
proposed use due to its oversized configuration, unique flag-lot characteristics, surrounding 
multifamily development, and the proposal's elimination of the existing nonconforming rear 
residential structure, which would improve light, air, and open space for the adjoining 
residence while continuing the redevelopment of Polk Avenue. She further testified that the 
application requires a D(6) Height Variance, as the proposed building height of 38 feet 8 
inches exceeds the permitted height by approximately 3 feet 8 inches. She characterized the 
additional height as de minimis, noting that the proposed building is only approximately four 
feet taller than the average height of surrounding buildings and would not adversely affect 
the character of the neighborhood or surrounding views. Ms. Hartmann also identified the 
remaining bulk variances, consisting of a front yard setback of 0 feet where 15 feet is 
required, a rear yard setback of 10 feet where 15 feet is required, and side yard setbacks of 3 
feet 1 inch and 2 feet where a combined 15 feet is required. She testified that the proposal 
advances several purposes of the Municipal Land Use Law by eliminating a nonconforming 
structure, improving neighborhood aesthetics, encouraging appropriate residential 
redevelopment, providing a variety of housing opportunities, improving light, air, and open 
space, and reinforcing the existing residential streetscape. She concluded that the requested 
variances could be granted without substantial detriment to the public good or substantial 
impairment of the intent and purpose of the Township's Master Plan or Zoning Ordinance. 
During questioning, Board Attorney Ferraro requested clarification regarding the 
relationship between the proposed building height and the surrounding structures. The 
applicant's architect explained that the elevation drawings did not accurately depict the 
adjacent building's roof gable and referred to the revised rendering and neighborhood height 
survey, confirming that the proposed building would be approximately four feet higher than 
the average surrounding structures. Board Planner Harry Tuvel, PE, PP testified that Ms. 
Hartmann had adequately addressed the positive criteria supporting the D(1) Use Variance 
and agreed that the requested D(6) Height Variance was minimal in nature. He requested 
additional testimony regarding the balancing of the requested C(2) bulk variances. In 
response, Ms. Hartmann explained that the front yard setback is consistent with the existing 
streetscape, where nearby apartment buildings and front stairways similarly extend toward 
the street. She further testified that the reduced side yard setback is mitigated by the absence 
of windows along the affected elevation and by the removal of the existing rear dwelling, 
which would improve light and open space for the adjoining property. She also noted that, 
despite the reduced rear yard setback, the proposal provides a functional landscaped rear yard 
area. During further review, Mr. Ferraro identified an error regarding lot coverage. Ms. 
Hartmann acknowledged the mistake and confirmed that the application complies with the 
ordinance's 60 percent maximum lot coverage requirement and that no lot coverage variance 
is requested. 
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Public Question’s:  

4. Leah O’Reilly – 6009 Polk Street: 
Ms. O'Reilly inquired about how the proposed development would appear from her property, 
specifically asking what would replace the existing rear structure scheduled for demolition 
and how far the new development would be from her backyard. The applicant's architect 
explained that the existing rear structure would be demolished and replaced with a 
landscaped garden area measuring approximately 20 by 30 feet, together with two parking 
spaces accessed by a paved driveway. He advised that no new structure would be constructed 
behind her property and that her view would instead overlook the landscaped area. Ms. 
O'Reilly also expressed concerns regarding potential impacts from demolition and 
construction, including drainage, foundation protection, and possible property damage. The 
architect testified that the project would be designed so that stormwater from the 
development would not drain onto neighboring properties and explained that it is standard 
practice to document the condition of adjacent properties with photographs and video prior 
to construction so that any damage attributable to the project could be identified and repaired. 
Board Engineer Bernard Mirandi added that the Board's standard conditions typically require 
compliance with the engineering review letter, including pre-construction photographic 
documentation, vibration monitoring during demolition and excavation where appropriate, 
and the submission of shoring and excavation plans to protect adjoining properties. The 
architect further offered to work with Ms. O'Reilly during the landscaping phase, if the 
application were approved, so she could review the proposed plantings adjacent to her 
property. Ms. O'Reilly indicated that her questions had been satisfactorily answered. 

 

5. William Lopez – 6311 Polk Street: 
Mr. Lopez stated that he was the adjoining property owner and commented that he believed 
the proposed development was an attractive project with a modern architectural design. His 
only concern related to the condition of the existing fences separating the properties, which 
he described as old and unstable. He asked whether the applicant intended to replace the 
fencing so that it would complement the new development. The applicant's architect testified 
that all perimeter fencing associated with the project would be replaced with new fencing as 
part of the site improvements. He further stated that the project would include reconstruction 
of the front sidewalk, new landscaping, and installation of new fencing throughout the 
property. Mr. Lopez indicated that this response addressed his concern. 
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Motion to APPROVE/DENY        ZB 2025-15 

 

 
MEMBER APPROVE DENY ABSTAIN ABSENT 

Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Alvarez-De La Paz     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     

 

 

11. New Business: None 
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12. Privilege of the Floor:       
 
 
13. Adjournment:  
 
 
Motion to Adjourn at 7:41 P.M.  

 

 
MEMBER APPROVE DENY ABSTAIN ABSENT 

Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Alvarez-De La Paz     
Member Salgado     
Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     
 
 
 
 
 
        _______________________ 
        Chairman Ricky Solares 
 
 
 
Attest: _____________________ 
 Joseph E. Roque 
 Board Secretary 

Ricky 
Solares 

(RS) 

Katherine 
Chao 
(KC) 

Jeff 
Courtney 

(JC) 

Michael 
Calderara 

(MC) 

Eduardo 
Alvarez-De 

La Paz 
(ED) 

Javier 
Salgado 

(JS) 

Ronald 
Theobald 

(RT) 

Junior 
Fernandez 

(JF) 

Xavier 
Murillo 
(XM) 

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


