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MINUTES FOR REGULAR MEETING THURSDAY JULY 23, 2026 

The Zoning Board of Adjustment has scheduled a regular meeting on July 23, 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 23, 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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6. Minutes of Previous Meetings: Motion to APPROVE the July 9, 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     

 

 
 
 
5.    Communications, Reports, and Administrative Matters:  
 

a. Authorizing Executive Session Pursuant to N.J.S.A. 10:4-12(B) 
 
 
 
Note: The Executive Session began at 6:36 PM and concluded at 6:49 PM. During the Executive 

Session, Counsel provided the Board with updates regarding various litigation matters. 

 
 
 
7. Payment Resolutions: None 
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8. Memorializing Resolutions:  
 

a. Memorializing Denying Zoning Board Docket #ZB 2026-02; filed February 9, 2026: 
John Gouvouniotis, LLC Site Plan – 556-66th Street (Block: 162 Lot: 9) 
 

 

 
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     

 

 
 

b. Memorializing Zoning Board Docket #ZB 2024-11; filed June 21, 2024: 
    Pikotz Properties, Inc. Site Plan – 538-51st Street (Block: 108 Lot: 37) 

 

 
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     
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c. Memorializing Amendment Zoning Board Docket ZB 2022-07: 
Union Star, LLC Site Plan – 6306-6310 Madison Street (Block: 151 Lot(s): 9, 10 & 11) 

 

 
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     

 
 

d. Memorializing Zoning Board Docket #ZB 2025-19; filed October 14, 2025 
6120 Buchanan Place, LLC – 6120 Buchanan Place (Block: 40 Lot: 5) 

 

 

 
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     
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e. Memorializing Zoning Board Docket #ZB 2025-07; filed March 19, 2025 
    322-326 55th Street, LLC – 318-326 55th Street (Block: 81 Lot(s): 13 & 14) 

 

 
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     

 
f. Memorializing Zoning Board Docket #ZB 2025-15; filed December 8, 2025 

6007 Polk LLC Site Plan – 6007 Polk Street (Block: 138 Lot: 16.02) 
 

 

 
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     
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9. Acceptance/Completeness: None 

 
 

10. Old Business – Applications:  

a. Zoning Board Docket #ZB 2025-02; filed January 6, 2025: 
6203 Hudson West New York LLC Site Plan – 6203-07 Hudson Avenue (Block: 32 Lot(s): 
27, 28, & 29) 

 

The applicant is represented by J. Alvaro Alonso, Esq. 
The applicant proposes to demolish an existing two story, brick building, located on the 
above noted site, and construct a new 5 story, 17-unit multifamily building. The project 
consists of four residential floors over at grade parking, there will be 9 one bedroom and 8 
two-bedroom units. The property is located on the western side of Hudson Avenue, between 
62nd Street and 63rd Street, in the Town of West New York’s R-M, Medium Density 
Residential Zone. At the Regular Meeting held on April 10, 2025, this application was 
denied and was subsequently memorialized at the June 5, 2025 Regular Meeting. The 
matter has since been remanded to the Zoning Board and scheduled for a hearing on 
July 23, 2026. (Public notices are required) 

 

1. J. Alvaro Alonso, Esq. – 6121 Kennedy Boulevard, North Bergen, NJ: 
Mr. Alonso, Esq. stated that the revised plans were intended to address the concerns raised during 
the Board's prior denial and expressed the hope that the modifications would satisfy the Board 
and resolve the pending litigation. He advised that, if the Board remained unpersuaded, the 
litigation would continue. Mr. Alonso then called the applicant's first witness, architect Orestes 
Valella, followed by planner Mr. Ricci, who would provide the planning testimony in support of 
the revised application. 

 

2. Orestes Valella, A.I.A, P.C. – 507-43rd Street, Union City, NJ: 
Orestes Valella, the applicant's architect, testified regarding the revised proposal, explaining that 
the plans were substantially modified in response to the concerns raised during the Board's prior 
review. He stated that the building had been redesigned to reduce its overall density, with the 
number of residential units reduced to 17 and the building mass and perceived height significantly 
diminished. He explained that the previous mechanized parking system had been eliminated in 
favor of conventional at-grade parking, thereby eliminating the need for excavation associated 
with the parking pit, one of the Board's principal concerns during the prior application. The 
revised design now provides 22 conventional parking spaces, including an ADA-accessible space 
and four electric vehicle charging stations, together with a central drive aisle, lobby, elevator, 
mail and package rooms, mechanical rooms, trash facilities, and two enclosed stairways 
providing emergency egress. Mr. Valella described the architectural design as a contemporary 
five-story residential building featuring extensive glazing on the Hudson Street façade, dark gray 
masonry veneer, new landscaping, street trees, and a reconstructed sidewalk. He testified that the 
upper floors contain a mix of one-bedroom and two-bedroom apartments, with three one-
bedroom units facing Hudson Avenue on the lower residential floors and larger two-bedroom 
units located toward the rear, each provided with private balconies.  
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Old Business: (Cont’d) 

The fifth floor was redesigned to include only two residential units, while the front portion of the 
floor was recessed to create a large outdoor roof terrace and a common multipurpose room 
equipped with a kitchenette and restroom for use by the building's residents. He explained that 
the rooftop terrace would include landscaped planter boxes that both enhanced the building's 
appearance and provided an additional safety buffer between occupants and the terrace railing. 
He further testified that the rooftop amenities would not be visible from the public street due to 
the building's setback and parapet design. Mr. Valella reviewed the revised site layout, noting 
that the upper residential floors are set back from portions of the building footprint to reduce the 
perceived building mass while maintaining compliance with the revised design objectives. He 
described the one-bedroom units as ranging from approximately 730 to 754 square feet and the 
two-bedroom units as approximately 1,223 square feet, each designed with modern layouts, 
ADA-compliant bathrooms where required, in-unit laundry facilities, and ample natural light 
through large window openings. With respect to the building's appearance and surrounding 
neighborhood, Mr. Valella testified that the redesigned façade incorporates significant glass 
along Hudson Street to maximize views and daylight while utilizing masonry and stucco finishes 
on the remaining elevations. The rear elevation includes balconies for the two-bedroom units and 
larger-than-typical window openings while maintaining a more subdued architectural treatment 
than the primary façade. He further testified that the revised building maintains the permitted 
zoning height of 58 feet, incorporates nine-foot ceiling heights throughout the residential units, 
and presents a reduced visual profile through the setback of the fifth-floor terrace and 
multipurpose room. He concluded that the revised proposal addressed the Board's previous 
concerns by reducing the building's apparent bulk, eliminating the mechanized parking system 
and associated excavation, providing conventional parking, and creating a design that is both 
functionally and architecturally superior to the original proposal. The Board’s Planner and 
Engineer questioned Mr. Valella regarding the revised parking configuration and several 
architectural details. Board Planner David Spatz noted that the reduction in the number of units 
and the redesign of the parking area represented the most significant changes to the application 
and requested clarification regarding the operation of the tandem parking spaces. Mr. Valella 
explained that tandem spaces are typically assigned to two-bedroom units or households with 
two related occupants, such as married couples or partners, so that both vehicles are controlled 
by the same household. The Board Engineer further observed that the revised parking layout 
replaced the former mechanical parking system and its 24-foot drive aisle with conventional 
parking arranged around a 22-foot central aisle and approximately 17-foot maneuvering areas at 
either end. He noted that the 17-foot dimensions were somewhat narrower than the Board 
typically preferred and advised that the parking layout and tandem spaces remained 
considerations for the Board. In response to questions regarding the building’s mechanical 
systems, Mr. Valella testified that the residential units would be served by packaged terminal air-
conditioning units integrated into the window assemblies. He explained that the windows would 
incorporate fixed and operable glazing together with factory-installed grilles concealing the 
mechanical equipment, creating a seamless exterior appearance. He did not anticipate significant 
rooftop mechanical equipment, other than the possibility of a small unit serving the common 
hallways. The Board Engineer also confirmed the location of the garage entrance shown on the 
architectural rendering and requested that the colored rendering be formally marked as an exhibit. 
The rendering was designated as Exhibit A-1, with the applicant agreeing to include it in the final 
plan package should the application be approved. Mr. Valella further clarified that the plans 
included planter boxes at the sidewalk level and additional landscaped planter boxes on the upper 
terrace. Mr. Valella confirmed that the building would be fully adaptable and compliant with 
applicable accessibility requirements.  
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3. Thomas Ricci, Jr., P.P., AICP – 92 Park Avenue, Rutherford, NJ: 
Mr. Ricci testified that he had also served as the planner for the original application and explained 
that the revised proposal substantially reduced the intensity of the development in response to the 
Board’s prior concerns. He stated that the number of dwelling units had been reduced from 24 to 
17, thereby decreasing the proposed density from approximately 147 dwelling units per acre to 
approximately 106 dwelling units per acre, where 80 dwelling units per acre are permitted. 
Although a density variance remained necessary, he characterized the magnitude of the variance 
as significantly reduced. Mr. Ricci further testified that the revised plan improved the ratio of 
parking spaces to residential units. He stated that the prior proposal complied with the applicable 
parking requirement and that the revised proposal now exceeded the required parking ratio. He 
also noted that the floor area ratio had been reduced through the elimination of approximately 
1,400 square feet of floor area. Although the building height had not previously required a 
variance, the overall height was reduced slightly, and the fifth floor was recessed from Hudson 
Avenue, reducing the building’s apparent height and making the design more consistent with the 
prevailing streetscape. Mr. Ricci explained that the existing nonconformities relating to lot area, 
lot width, and lot depth remained unchanged. He also described minor modifications to the 
building setbacks, including changes to the front and side yard conditions, while the rear yard 
setback remained substantially unchanged. He characterized these changes as minor compared 
with the overall reduction in density, floor area, and building intensity. Mr. Ricci presented an 
updated aerial and photographic exhibit, which was marked as Exhibit A-2. He identified the 
exhibit as a four-sheet aerial and photographic analysis originally prepared for the April 10, 2025 
hearing and revised as of July 23, 2026. He explained that the subject property consists of three 
adjoining lots measuring approximately 95 feet by 325 feet. He testified that the zoning ordinance 
requires a minimum lot area of 40,000 square feet for an apartment building of the proposed type, 
a standard that is difficult to satisfy within the RM Zone because most existing lots are 
substantially smaller. 
Mr. Ricci described the existing property as containing a small commercial or storage-type 
structure with a roll-up door, situated between residential uses. He testified that the proposal 
would replace the existing nonresidential and underutilized condition with a conforming 
multifamily residential use permitted in the zone. He compared the proposed density with other 
multifamily developments in the surrounding neighborhood, noting that nearby properties had 
densities ranging from approximately 94 dwelling units per acre to more than 200 dwelling units 
per acre. He identified newer five- and six-story multifamily buildings in the area as evidence of 
the prevailing development pattern and concluded that the revised proposal was less dense than 
several comparable nearby developments. In addressing whether the site could accommodate the 
requested density, floor area ratio, and conditional-use variances, Mr. Ricci considered building 
height, parking, traffic, and surrounding development. He testified that the RM Zone permits 
buildings up to 12 stories and 135 feet, while the proposed building would contain only five 
stories and remain less than half the permitted height. He further noted that the recessed fifth 
floor would have limited visibility from Hudson Avenue. Mr. Ricci adopted the prior traffic and 
parking testimony of the applicant’s traffic expert. He testified that the revised development 
would be entirely self-sufficient with respect to parking and would not require residents to use 
on-street spaces.  Mr. Ricci concluded by stating that the proposal advanced the purposes of the 
Town’s Master Plan by providing a broader range of housing opportunities and replacing a vacant 
or underutilized property with a permitted residential use. He concluded that the positive criteria 
had been satisfied for the requested variances and that the project would not result in any 
substantial detriment to the public good or substantially impair the intent and purpose of the 
zoning ordinance, zone plan, or Master Plan.  
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Old Business: (Cont’d) 

In response to a question from the Board Engineer, Mr. Ricci confirmed his understanding that 
the existing building was being used for a nonresidential commercial or storage purpose. The 
Board Engineer then noted that revised architectural plans had been submitted, but corresponding 
updates to the previously submitted traffic and civil engineering plans had not been provided. 
The applicant agreed to coordinate with its engineer and promptly submit revised engineering 
plans reflecting the amended proposal. The architect stated that the revised development was not 
expected to materially alter the prior stormwater calculations or engineering design. A Board 
member also requested clarification regarding the operation of the tandem parking spaces. The 
applicant’s architect reiterated that tandem spaces would be assigned to two occupants of the 
same residential unit or household so that both vehicles would remain under the control of the 
same family or household group. No additional questions were raised by the Board’s 
professionals, Board members, or members of the public concerning the planner’s testimony. 
 
 

Motion to APPROVE/DENY Application      ZB 2025-02 

 

 
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     
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Motion: RS KC JC MC EA JS RT JF XM 
Second: RS KC JC MC EA JS RT JF XM 
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11. New Business:  

b. Zoning Board Docket #ZB 2026-06; filed April 27, 2026: 
6001 Harrison, LLC Site Plan – 440-60th Street (Block: 57 Lot: 29) 

The applicant is represented by J. Alvaro Alonso, Esq. 
The applicant proposes to convert an office on the ground floor of an existing mixed-use 
building located on the above noted site, into a personal training facility; there is an office 
on the second floor and 12, three-bedroom apartments on the third, fourth and fifth floors. 
The property is located on the northwestern corner of 60th Street and Harrison Place, in the 
Town’s C-R, Commercial Retail & Service Zone. At the Regular Meeting held on June 
18, 2026, the Board deemed the application complete. The initial hearing is scheduled 
for July 23, 2026. (Public notices are required) 

 

1. Orestes Valella, A.I.A, P.C. – 507-43rd Street, Union City, NJ: 
Mr. Valella testified that the subject property is the existing mixed-use corner building located at 
60th Street and Harrison Place, directly across from Town Hall. He explained that the building 
contains 12 existing residential units on the upper floors, none of which would be altered as part 
of the application. The proposed personal training facility would occupy the existing two-story 
commercial portion of the building. Mr. Valella described the commercial space as presently 
divided into several smaller offices. The proposal would remove the interior office partitions and 
consolidate the area into a single open space for one-on-one and small-group personal physical 
training. He testified that no exterior alterations were proposed and that the building’s height, 
density, residential use, and overall exterior appearance would remain unchanged. Mr. Valella 
also addressed existing means of egress identified in the Board’s review letter. He stated that the 
building contains an existing fire escape within the alley along the Harrison Place side, an 
additional fire escape on the building façade, and a light well providing another means of 
emergency access for the residential tenants. He confirmed that these conditions were existing 
and would not be modified by the proposed application. Applicant’s counsel represented that the 
proposed tenant, Lincoln Perez, would operate the facility strictly by appointment. No more than 
three personal trainers and six clients would be present at any one time. The proposed hours of 
operation would be Monday through Saturday from 5:45 a.m. to 8:00 p.m. Counsel reiterated that 
the proposed operation would be a limited personal training use rather than a general-access gym 
or gymnasium. 
 

2. Lincoln Perez – 440-60th Street, WNY, NJ: 
Mr. Lincoln Perez, the proposed operator of the personal training facility, appeared by video. 
Because Mr. Perez indicated that he had limited proficiency in English and preferred to testify in 
Spanish, the Board permitted architect Orestes Valella to provide an informal translation for the 
limited purpose of confirming the operational representations previously made by applicant’s 
counsel. Board Counsel noted that Mr. Valella was not a certified interpreter but permitted the 
questioning to proceed. Mr. Perez confirmed that he is the personal trainer who intends to use the 
proposed space. He testified that all clients would be seen by prior appointment and that each 
training session would last approximately 45 minutes. Although three trainers are associated with 
the business, Mr. Perez clarified that the facility would not operate with three trainers and multiple 
clients simultaneously. Rather, one trainer would generally work with one client at a time, with 
the next appointment beginning after the preceding session. He therefore anticipated 
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approximately two persons being present in the facility at any given time: one trainer and one 
client. 
 

New Business: (Cont’d) 

Mr. Perez further testified that the facility would operate Monday through Friday and for a half 
day on Saturday. The proposed weekday hours of operation would be from approximately 5:30 
a.m. until 8:30 p.m. Board Planner David Spatz stated that the proposed personal training use 
would be subject to the same parking standard as the prior office use and therefore would not 
increase the number of parking spaces required by the zoning ordinance. Although no on-site 
parking is available, he concluded that the limited appointment-based operation would generate 
substantially less parking demand than the prior office use, particularly because the testimony 
indicated that no more than approximately two persons would generally be present at one time.  
The Board Engineer then questioned how accessibility would be addressed. Mr. Valella testified 
that the existing commercial space contains several entrance steps, the bathrooms are existing, 
and the building is not presently ADA-compliant. He stated that the existing condition would 
remain unchanged. The Board Engineer indicated that accessibility compliance would be 
reviewed by the Building Department during the construction permit process. The Board 
Engineer also addressed the existing light well and fire-escape arrangement along the left side of 
the building. He observed that the fire escape appeared to terminate at the roof of the ground-
floor commercial space and requested clarification regarding how residents would evacuate from 
that location. Mr. Valella testified that he had inspected the property that day and confirmed that 
the light well contains two levels. He explained that a portion terminates at the commercial roof 
platform, while another portion continues to grade and provides access through a rear stairway 
and ultimately to the street. Mr. Valella confirmed that he had personally walked the route and 
verified that the light well provides a continuous means of egress. At the Board Engineer’s 
request, two photographs depicting the light well, fire escape, and street-access route were 
collectively marked as Exhibit A-1. Mr. Valella agreed to provide the photographs for inclusion 
in the Board’s record. 
 

Motion to APPROVE/DENY Application      ZB 2026-06 

 

 
MEMBER APPROVE DENY ABSTAIN ABSENT 

Chairman Solares     
1st Vice-Chair Chao     
2nd Vice-Chair Courtney     
Member Calderara     
Member Alvarez-De La Paz     
Member Salgado     
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Second: RS KC JC MC EA JS RT JF XM 
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Member Theobald     
Alt. Member Fernandez     
Alt. Member Murillo     

12. Privilege of the Floor:       
 
 
13. Adjournment:  
 
 
Motion to Adjourn at 8:09 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 
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