TOWNSHIP OF VERONA
COUNTY OF ESSEX, NEW JERSEY
MINUTES OF THE VERONA
BOARD OF ADJUSTMENT MEETING
or THURSDAY, OCTOBER 9, 2025
Meeting held in the Ballroom of the Verona Community Center @ 880 Bloomfield Avenue, Verona, NJ 07044 @ 7:30PM

PRESENT:
Chairman Daniel McGinley Dr. Edith Ries
Vice Chair Weston Mr. Michael Tully
Mrs. Christy DiBartolo
Mr. Paul Mathewson Mr. Gregory Mascera, Board Attorney
Mrs. Genevieve Murphy-Bradacs Ms. Sarfeen Tanweer, Board Engineer
Mr. Kevin Ryan Ms. Kathleen Miesch, Zoning Official
Dr. Bill Cuartas Mrs. Dolores Carpinelli, Acting Board Secretary

CALL TO ORDER: Chair McGinley calls the meeting to order at 7:34 pm;

PLEDGE OF ALLEGIANCE;

OPEN PUBLIC MEETINGS ACT STATEMENT read by Mrs. Carpinelli, Acting Board Secretary.
ROLL CALL is taken by Mrs. Carpinelli, Acting Board Secretary;

Chairman McGinley reads a statement of general information of the Zoning Board of Adjustment’s role
and responsibilities.

APPROVAL OF MINUTES:

Chairman McGinley asks for a motion to approve minutes from the Regular Meeting held on September
18™, 2025; Mrs. DiBartolo makes the motion, Mr. Ryan seconds; Vice Chair Weston abstains. The
remaining commissioners voted in favor. Motion Passes.

RESOLUTIONS:
1. Memorialization of Resolution BOA 2025-18 - Application #2025-07- 2 Balston Drive, Block
1802, Lot 9- R-70 Zone. Granting approval to construct a 6-foot fence.
Motion to Approve: Mr. Ryan Second: Mr. Mathewson
Vice Chair Weston abstains. The remaining commissioners voted in favor. Motion Passes.

NEW BUSINESS:

1. Application #2025-04 271 Grove Ave, Block 1201, Lot 11, C-2 —Carried from the September
18, 2025 where no testimony was heard. Applicant is seeking approval to extend their current
gym use into an adjacent suite within the existing business location.

e Per§ 150-13.3 A. No existing building or premises containing any nonconforming use as
permitted by this chapter shall be enlarged, extended, reconstructed or structurally altered
unless such use is changed to a use permitted in the district in which such building or
premises is located; and no nonconforming use shall be changed to another or different
nonconforming use. The use of a gym/commercial recreational facility is not a permitted
use in the C-2 Zone; an expansion of the use would exacerbate the non-conformity - A
Variance is be required

Mr. Mascera states that case was properly noticed and ready to proceed.
Witnessses:

Danielle Kermizian, Applicant -287 Roseland Avenue Essex F ells, NJ
William Stimmel, Licensed Planner- PO Box 280, Rutherford, NJ
Steven Plofker - Owner of the complex for 30 years



MINUTES OF THE VERONA BOARD OF ADJUSTMENT MEETING or THURSDAY, OCT 9,2025

Exhibit A-1 —Letter from Mr. De Carlo dated April 27, 2021, approving a coffee service bar of 88
square feet as an accessory use.

Mr. Trembulak, attorney representing The Compound, LLC -271 Grove Avenue, states the
purpose of his client’s application, and that his client was already granted approval for the current use
in April 2020 by Zoning Official, Mr. DeCarlo as a Commercial School offering instruction in dance,
music, fine art and similar pursuits, They now wish to expand, but were denied because Ms. Miesch
defined the use as Commercial recreational facility and according to the ordinance, the use is not
permitted in the C-2 Zone. They are filing an appeal to overrule the opinion that the current use is not
allowed and also to request a variance to expand the business into an adjoining 1,400 square feet.

Witness/Applicant: Danielle Kermizian, 2787 Roseland Avenue Essex Fells, NJ, is sworn in by Board
Attorney Mascera,

e Mr. Trembulak verifies Danielle is owner of business — The Compound, LL.C. She took
possession of space in September 2020, as is, with no interior improvements. Previous
use was a Yoga studio. ,

o Danielle describes the business as a high-end personal training center, instruction based,
by appointment only. Also has small training classes with 5-15 people, once a day. They
do not advertise hours because they are not open to the public. They have 6 trainers who
are independent contractors. About a total of 250 active clients with 50- 60 clients coming
in on an average day. ‘

e Opened up some space to Verona Yoga who operates one class per day. :

e Coffee bar opened summer of 2021. It has 5 employees and a walk-up window. Also has

" table and chairs set up outside the building.

e Mrs, Kermizian explains the reason for their need to expand. The current training floor
space is too small to accommodate the 6 trainers that work about 75% of the day together.
The expansion would also provide them with storage space, a break room and an office.

They would expand into a vacant space directly behind their current space.

e They would also like to add a «wellness” area that would include a shower, changing area
.and small sauna. Also proposing a cold plunge for weliness.

o The owner of the building will be responsible for the construction and applying for
permits. ‘ , ' v _

e Mrs. Kermizian is aware that some work was started by the owners at the vacant space
without permits and prior to zoning approval. Owners were cited and paid the fine.

Board Questions:

e Mr. Weston asks what business was in the space prior to The Compound. It was a frequency
healing center, called Full Spectrum. .

o  Mr. Tully asks if the coffoe bar is only for members. No. He also confirms that there are table and
chairs outside the coffee window and points out that a condition of approval was no table or
chairs would be used. He also asks if there is sighage for the coffee bar. There is an awning with
“The Compound” printed on the top portion and Coffee Co. printed on the hanging
portion. S

o Mr. Trembulak points out that they received a letter today from the Zoning Official that states the
signage for the coffee bar is in violation of the conditions of an accessory use. Mrs. Kermizian
says the awning has been there for 4 Y, years and she did not know it was not allowed.

o Mr Trembulak asks if the Board would consider a variance to allow the awning to stay as is. The
applicant is willing to make changes to the sign if the Board decides in that manner.

e Mr. Weston asks Mrs. Kermizian if the intent is to continue operation of the business exactly as
is. Yes. They just need more floor space. Not even adding any more equipment.
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Mr. Ryan asks if and when a lease was signed for new space. February 2025, but they have not
paid rent yet. It is currently just an empty space. :

Chair McGinley asks who owns the table and chairs. The Compound. Do they lease the space
where the tables and chairs are? Yes — it is their space. It is not common space. Mrs.
Kermizian points out that that area is shown on plans for new space. .

Mr, Ryan asks if the space has been rented out for private events. Yes- wellness events, small
scale networking events. Not a rental space. They have had pre-natal yoga, personal
birthday parties. Town-wide toy drive for Christmas Gifts donated to children with cancer.
Involves Fire Dept, Police Dept. .

Dr. Ries asks if the coffee window is open for public use. Yes. Other people from the complex
can use the walk-up window. Nothing is changing with respect to the coffee bar. The actual bar
is 88 square feet. The area where the coffee bar is, is also where clients check in. That area is not
changing size. :

Mr. Trembulak says it is his understanding from Zoning Officer letter that parking is adequate for
the expansion given, Parking is covered by a blanket resolution (1997) for the entire complex.
Zoning letter says 14 spaces required and applicant shown that 14 are allotted. Coffee bar not
included because it is accessory use.

Mr. Ryan questions if this business falls into the category that the original application was
approved on. Discussion of the Board as to ramifications if approval is given to this existing non-
conforming use and the accessory use.

Mrs. Murphy-Bradacs asks about space on drawings called lounge/library. An open room with a
few chairs and table where clients or staff can hang-out. Also being used for storage space.
Mr. Trembulak asks a follow up question: Are table and chairs outside the coffee bar set up in
either of the 2 parking spaces dedicated to the coffee bar. No '

Discussion of 2 additional parking spaces and the interpretation of Mr. DeCarlo’s condition of
approval ‘applicant cannot utilize any off-street parking to conduct business’.

Mrt. Tulley asks about the café on the new drawings. Mrs. Kermizian states that she did not
submit the plans or application. It came from the owner of the building. She has been waiting for
building permits, wasn’t even aware that they needed zoning approval. Ms, Miesch confirms a
site visit was conducted and that work had begun in vacant space, but no building permits were
applied for. ‘

Chair McGinley asks if there are any additional Board Questions - seeing none.
Chair McGinley opens it up to Public statements or questions, seeing none — public portion closed

Witness: William Stimmel, PO Box 280, Rutherford, NJ — Civil Engineering degree from NJIT, 25
years as engineer. Licensed planner since 2010. Board accepts Mr, Stimmel as expert witness.
Sworn in by Mr. Mascera. '

Describes size and makeup of the complex and space, Bldg C. Explains uses allowed in C2 Zone
as described by the ordinance as well as some of the tenants that occupy other spaces in the
complex., States that a gym is not a permitted use in this zone, but client’s business is not a
standard gym. It is much smaller-and much more petsonalized experience offering one on one
instruction. The current Zoning Official depicts the business as a Commercial recreation facility;
therefore, a D 2 Variance is required for expansion. ‘
Applicant is required to demonstrate Site suitability; commercial zone, other similar tenants in the
building, vacant space was occupied by health-related use, another tenant is a day care which is
highly compatible use to fitness center, located along Grove Avenue — an arterial road way,

. expansion will not alter footprint in size or height.

Applicant also needs to demonstrate special reasons have been satisfied; most common one is to
encourage municipal action to guide appropriate use of land that promotes health, safety and

Page 3 of 8



MINUTES OF THE VERONA BOARD OF ADJUSTMENT MEETING or THURSDAY, OCT 9, 2025

general welfare of community. Applicant would re-occupy a valuable commercial space that
shows compatible use with other spaces in the complex.

Also advances some Master Plan goals and objectives; provide appropriate levels of recreational
opportunities to efficiently and adequately serve residents of the community. Preserve and
promote a balanced variety of land uses. Maintain attractive and thriving businesses in
commercial districts. This business has been thriving in this space for past 5 years and doing well
enough that they need to expand. Master Plan also notes that there is demand for more fitness
services. , :

Negative criteria: Review of surrounding area, see no substantial detriment to public good, there
will be no change to exterior, the expansion will be interior only and basically invisible to anyone

on the outside. Proposed use is not inconsistent with intent and purpose of zone plan and zone
ordinance. ‘

Board Questions:

Mr. McGinley asks Mr. Stimmel if he is aware of similar variances granted by the Board. Yes —
in 2001 a variance was granted for 6,600 sq ft. gym. .

Mrs, Murphy-Bradacs asks if that gym operated a coffee café opened to the public? No

Mr. McGinley asks if Mr. Stimmel can provide a professional planners definition of an event
space. Event Space would be an open room hosting social functions; conference, wedding,
birthday, etc. What would be the difference between an event space and a space where an event
is being held? The frequency of events. Goes back to the definition of an accessory use. If a
restaurant holds birthday parties are they still a restaurant or an event space?

Mr. Ryan asks if he is aware that client heavily advertises space as an event space on their web-
site. No. If granted approval the Board may want to limit the number of events allowed or not
allow at all. . :

M. Tanweer asks if there are any changes to utilities with addition of shower and washer/dryer. .
Not that he is aware.

Mr. Mathewson asks if the parking requirements would change since they have a coffee shop.
Parking is for the complex and not specific to the tenants, however 2 additional spaces were
granted when the original accessory use was granted. Coffee shop is primarily used by The -
Compound clients and people working in the complex. A very small portion of business
would be from outside the complex. ‘ '

Mr. McGinley — does that conflict with the definition of an accessory use. Do not think so, it
seems that was part of the original approval, that there would be some component of .

outside business.

Mr. Mascera- Do you think from the definition of an accessory use that it can “morph” out of
being an accessory use? If they wanted to make significant changes to the coffee shop, it
would no longer be an accessory use and require a variance hearing. There could be some
reasonable expansion and still fit the definition of an accessory use.

Mrs. Murphy-Bradacs — If a variatice was granted for expansion of coffee shop, how many
parking spaces would that require? He does not have that information.

Chair McGinley asks if there are any additional Board Questions - seeing none,
Chair McGinley opens it up to Public statements or questions, seeing none — public portion closed.

Witness: Steven Plofker - Owner of the complex for 30 years
Sworn in by Mr, Mascera ‘

Landlord to small businesses, supports small businesses.

He feels that even if Mr. DeCarlo made the wrong decision that the applicant should not be
penalized. She relied on the approval that was given by the Zoning official and built a strong
business and should be able to expand the exact same business that for the past 5 years, she has
been running successfully as given approval for.
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e Mr. Plofker addresses that he has started construction projects before receiving appropriate
permits and did so in this vacant space. It was his decision and not Mrs, Kermizians’, He paid all
related fines to-that. :

Board Questions:

* Mr. McGinley asks if there are ever more spots allocated to tenants than are actually in the lot.
Mr. Plofker says they do not “oversell” the spaces and that they have not has any problems with
parking

*  Approval letter was addressed to the complex owner, not applicant. Were all the conditions of
the approval discussed with the applicant — Mr. Plofker says they should have been, but if
applicant says they were not then it was his oversight,

» Discussion of the interpretation of the conditions of the approval of the coffee bar as an accessory
use and the way the applicant is using it; servicing customers other than members.

e  Chair McGinley clarifies that the Board’s feelings are that the awning, the pick-up window, the
tables and chairs, the two dedicated parking spaces for pick-up, all go against the status of the
coffee bar as an accessory use within the fitness center. ' '

Chair McGinley asks if there are any additional Board Questions - seeing none.
Chair McGinley opens it up to public questions - seeing none.

Adjourn until 9:40

Public Comments: :
Anthony Passannante, 41 Gerdes Avenue, Verona
e Makes statement that he is present because he is passionate about the business, not necessarily the
owners. After his wife dealt with medical issues and pregnancy, The Compound allowed he and
his wife to physically and mentally recover and feel safe, welcome and comfortable.

Nicole Leonardo, 16 Birdseye Glen, Verona ,
e Reads statement about the business that the owners have built and how they have supported
Verona. Believes that The Compound is a positive force in the town.

Lisa Dunn, Verona . :
* Makes statement repeating many of the positive reasons for the fitness facility to remain and be
- able to expand in their space.

Chair McGinley asks if any more public comments, seeing none — public portion closed.
Mr. Trembulak makes closing remarks.

Board Discussion: .

®  Mr. Weston does not have any problem with granting the variance for expansion or having the
awning advertising the coffee shop. But also feels the coffee bar needs to operate as an accessory
use. The approval for that goes with the business and not the space.

¢ Mr. Tully agrees and feels the business does fall more in line of teaching than a retail gym, but
applicant must comply with original conditions for the coffee bar as an accessory use.

e The Board agrees that there is no issue with granting an approval of the expansion of the
business, defined as a commercial recreation facility. They also feel that the Board needs to make
clear definitions and decisions of what is or is not permitted and what is happening at the Facility.
Deliberation over the interpretations of the conditions of an accessory use in Mr. DeCarlo’s April
2021 letter to applicant.
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o Clarification of what an event space is and if it is allowed here, will it be allowed for other
similar businesses.

Chair McGinley asks for a motion to approve Application 2025-04 -seeking to extend their current
gym use into an adjacent suite within the existing business location.
With the following conditions:
Space will be defined as a commercial recreation facility.
The configuration and size of the coffee bar as an accessory use will remain the same as is.
The applicant will bring the awning sign into compliance and apply for a building permit.
The space will not be used as an event space.

Motion to Approve: Mr. Ryan, Second: Vice Chair Weston

Roll Call Vote: .
” AYES | NAYS | NOT ELIGBLE RECUSED | ABSTAIN

Mr. Tully X

Dr. Ries

Dr. Cuartas

Mr. Ryan

Mrs. Murphy-Bradacs

Mr. Matthewson

Mrs. DiBartolo

[P R R

Vice-Chair Weston

Chair McGinley X

Motion passes.

2. Application #2025-09- 3 Claridge Drive; Block 103, Lot 3- Zone: A-3 — Applicant is seeking
use of space as a wellness studio (yoga, massage, pilates, reiki, workshops and classes)
« Per § 150-17.10 the proposed use of a wellness studio (yoga, massage, pilates, reiki,
workshops and classes) is not a permitted use — A Variance is Required,

Witnesses: .
Applicant: Mara Scott, Living Light Consulting, 135 Grove Street, Montclair
Licensed Architect: Paul Siones, 7 Oak Place, Montclair, NJ

Exhibit A-1- Power point presentation dated October 9, 2025 GSAPC
Department Review from Verona Rescue Squad ’

Attorney for applicant - Robert Gaccione of Gaccione Pomaco, 1 Boland Drive, West Orange, NJ-
representing Living Light Consulting, LLC, states purpose of his client’s application.

Ms. Scott is sworn in by Mr. Mascera.

M. Scott describes how the space will be used and what sub-tenants will be teaching. Will be no more
than 2 sub-tenants at a time. Hours of operation will be 8am — 8pm, Subtenants will be on site
approximately 10 hours per week. Ms. Scott’s class size will have a maximum of 10 people and other

tenants are one on one instruction by appointment only. Many clients will be from the Claridge House.

Board Questions:
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® Mr. Ryan asks if these services are covered by insurance -No. Do Massage Therapists have
licensing procedure in New Jersey. Yes ~ they have more many years.

¢ Mr. Weston asks how the clients from Claridge will get to the studio. Most will walk, some will
carpool with aide driving,

*  Mr. Weston asks what other professional services are located in the building. A realtor and
financial services office. Parking lot is mostly unused. These are not Claridge House offices.

e Dr. Cuartas clarifies that the conference room will not be used for events.

* The space in question is currently vacant

- Chair McGinley asks if there are any further questions from the Board — seeing none;
Chair McGinley opens it up to public questions— seeing none.

Witness: Paul Siones, 7 Oak Place, Montclair, NJ, Licensed architect since 1982, Licensed Planner since
1985. Mr. Siones is sworn in by Mr. Mascera. '

Exhibit A-1- Power point presentation dated October 9, 2025 GSAPC
Department Review from Verona Rescue Squad

Site has been recipient of 3 Use variances since 1978, Ms. Scott proposes to make it Wellness Studio
which fits definition of ordinance of Commercial recreation facility. No changes will be made to building
or interior or parking areas

Mr. Siones references page 2- 3 of the presentation and describes the details of the site and area,

The space was originally used as models for the Claridge house. Over the years the space was converted
to office space, which required use variances because the property was in A-2 High-rise Zone and is now
A-3 Townhouse and Residential Zone. _

Mr. Siones explains each page of the power point presentation. States that maximum allowable occupancy
is 49 persons. Addresses the request from Verona Rescue Squad to have door of reception area swing in
instead of out for ease of emergency equipment. Meets parking requirements as defined in ordinance.
Wellness center will have no negative impact on surrounding areas. Site is well suited for this business
and has inherently beneficial use that promotes preventative health care and provides for well being of
residents in community.

Board Questions: ,

¢ Mrs. DiBartolo asks if the entire building was used as commercial recreation facility would it still
not exacerbate the parking requirement? Correct — it would have more spaces than required.
Point of clarification on page 6 — Wellness center is an A use with under 49 max occupancy,
which is B Use per building code and does not trigger change in use. Correct

¢  Chair McGinley -not requesting a parking variance. No- Parking is actually improving

e Mrs. DiBartolo suggests that a crosswalk from One Claridge Dr to the site would be beneficial.

» Business is open to the public and the Claridge residents do not receive preferential treatment.

Chair McGinley asks if there are any further questions from the Board - seeing none;
Chair McGinley opens it up to public questions and comments— seeing none.

Mr. Gaccione gives closing remarks.

Board Discussion:
® Mr. Mascera confirms that proper notice was given. Since it is a vertical building, only the condo
association is required to be noticed. Mr. Gaccione completed affidavit of service.
* Board agrees that testimony was credible and persuasive,
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Chair McGinley asks for a motion to approve Application 2025-09 -D1 variance seeking use of space
as a wellness studio (yoga, massage, pilates, reiki, workshops and classes) and the accompanying C
variance for parking. : : :
Request that a sidewalk be added from One Claridge to wellness studio
The only change that will be made is to the reception door per the Rescue Squad
recommendation, '
Motion to Approve — Mr. Ryan; Second — Vice Chair Weston

Roll Call Vote:

AYES | NAYS | NOT RECUSED | ABSTAIN | ABSENT
ELIGIBLE
My, Tully ‘ X

Dr. Ries X
Dr. Cuartas
Mr. Ryan

Mrs. Murphy-
Bradacs

Mr. Mathewson
Mrs. DiBartolo
Vice-Chaix
Weston

Chair McGinley

Ml M R AR

Motion Passes
Executive Session — Not necessary,
Motion to Adjourn

Meeting Adjourned at 11:35 pm
Respectfully submitted,

/@MJMJ&“ &LM@A/M"\,:

Dolores Carpinelli g“)
Acting Board of Adjustment’Secretary

PLEASE NOTE: Meeting minutes are a summation of the hearing. If you are interested in a verbatim transcript from this or any
proceeding, please contact the Board of Adjustment Secretary at 973-85 7-4773.
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