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Memo
To: Mrs. Ashley Neale

Verona Planning Board Secretary
From: Plan Review Committee of the Verona Environmental Commission

c: Verona Environmental Commission Chair

Date: February 8, 2022

Re: Case # 2022-01: Minor Subdivision
4 Arnold Way [Block 2304, Lot 6]
Verona, New Jersey

Zone: R-100 (Very Low-Density Single Family)

The Plan Review Committee of the Verona Environmental Commission (VEC) reviewed the 
application for 4 Arnold Way in Verona, submitted by Michael Nicholson, which we received on 
February 3, 2022.  We understand that the Applicant is seeking to subdivide a single lot into two 
separate lots.  The comments below are provided for the Board's consideration:

1) The subdivision of Lot 6 renders Proposed Lot 6.01 in need of variances for both total 
improved lot coverage and required lot size.  Proposed Lot 6.01 contains a single-family 
house, walkways, decking, concrete and slate patios, and an asphalt driveway.

2) Scaling off the drawing, Proposed Lot 6.01 will have only 8,995 ft2 in area when a 
minimum lot area of 12,000 ft2 is required for this R-100 property (please see attached 
Minor Subdivision plan annotated by the VEC).  Additionally, Proposed Lot 6.01 will 
exceed the maximum allowable improved lot coverage by 5%, reaching 40.0% when 
only 35% is allowed.  The resulting Proposed Lot 6.02 has insufficient lot width for this 
R-100 zone, as determined by the Township Engineering Manager letter dated 
February 3, 2022.

3) Arnold Way ends at the eastern frontage of Proposed Lot 6.02.  There also appears to 
be a 15-foot-wide utility easement that may interfere with access to this lot.  Additionally, 
Proposed Lot 6.02 is heavily wooded and steeply sloped, which makes the lot unsuitable 
for development.

4) Most of Proposed Lot 6.02 exists as a 66- to 70-foot-wide, 237-foot-long strip of property 
that, at one time, served as the rail bed of the Erie-Lackawanna Railroad.  In Verona, 
this rail bed extends north from Bloomfield Avenue and is generally parallel to Linn Drive 
to the east, behind the buildings that are situated on the west side of Depot Street, and 
adjacent to the lower eastern parking area at the rear of the Linn Drive apartments.  
Currently, the rail bed is interrupted by a residential home on the north side of 
Personette Avenue and starts again with Proposed Lot 6.02, where it continues for 
another 3 miles to Little Falls as the West Essex Trail.

5) The VEC is empowered to conduct research into the use and possible use of the open 
land areas of the municipality.  We are also tasked with keeping an index of all open 
areas, publicly or privately owned, (as are on file through the Open Space and 
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Recreation Plan), in order to obtain information on the proper use of such areas and may 
,from time to time, recommend to the Township Planning Board or to the Township 
Council plans and programs for inclusion in the Master Plan and the development and 
use of such areas.

Due to the foregoing conditions of Proposed Lot 6.01, the VEC PRC recommends that 
the Applicant revise the proposed subdivision line to form a larger Proposed Alternative 
Lot 6.01 so that it conforms with the bulk requirements for R-100 properties in the 
Verona Township Zoning Code, Chapter 150, as depicted in the attached annotated 
Minor Subdivision plan.

6) We further recommend that, due to the forgoing conditions of Proposed Lot 6.02, its 
environmentally-challenging landscape, and its adjacent location to the West Essex 
Trail, that the Verona Planning Board send a resolution to the Verona Town Council 
recommending the exploration of acquiring a revised, smaller Proposed Alternative 
Lot 6.02 for its addition to Verona’s Open Space inventory (please see attached Minor 
Subdivision plan annotated by the VEC).

The Verona Open Space and Recreation Plan lists, as one of its goals, to preserve the 
less than 2% of dwindling undeveloped lands in the Township.  Additionally, it cites the 
2009 New Jersey Trails Plan Update, which encourages trail planning, construction, and 
maintenance in New Jersey.  It would be advantageous for the Township to take this 
opportunity and explore the possibility to extend the West Essex Trail towards its 
Bloomfield Avenue terminus in Verona and to strive for the completion of one contiguous 
West Essex Trail from Bloomfield Avenue to Little Falls.

7) Finally, with the Verona Master Plan update underway and with 95 residential units 
slated for construction in the Linn Drive area, the VEC envisions Proposed Alternative 
Lot 6.02 as an opportunity to incrementally connect the West Essex Trail to these and 
other existing apartment communities.  By doing so, the Township can provide more 
accessible and available passive recreational opportunities for more of our residents.
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sdibartolo
Area Measurement
12,034.3 sf

sdibartolo
Length Measurement
13'-0"

sdibartolo
Text Box
Areas (scaled off plan)
Lot 6 size ≈ 29,665.7 ft2
 
For Lot 6.01:
 
Proposed Lot 6.01 size = 8,994.7 ft2
 
Existing "Improved Area" = 3,997.8 (I) - 386.7 (II) - 11.8 (III) = 3,599.3 ft2
 
Existing Improved Proposed Lot 6 Coverage = 3,599.3 ÷ 29,665.7 = 12.1%
 
Existing Improved Proposed Lot 6.01 Coverage = 3,599.3 ÷ 8,994.7 = 40.0%
 
 
For Lot 6.02:
 
Proposed Lot 6.02 size = 29,665.7 - 8,994.7 = 20,671.0 ft2
 
 

For Proposed Alternative Lot 6.01
(proposed subdivision line at 13 feet east of former railroad corridor at a bearing of S 48°38'00" W)

Proposed Alternative Lot 6.01 size = 12,034.3 ft2
 
Existing Improved Proposed Lot 6.01 Coverage = 3,599.3 ÷ 12,043.3 = 29.9%
 
Definitions:
IMPROVED LOT COVERAGE = The percentage of lot area which is improved with principal and accessory buildings and structures, including all impervious surface areas such as buildings, driveways, parking lots and garages and other man-made improvements, and swimming pools.
 
PERVIOUS INTERLOCKING PAVERS = Any pavers with a void area of 20% or less will be considered completely impervious for the purposes of the Stormwater Management rules. In pavers with greater than 20% void area, the applicant may count only the non-void area as impervious, provided the void areas are not grouted or made impermeable in any way.
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Callout
Lot 6 Size = 29,665.7 sq ft

sdibartolo
Callout
Improved Lot Coverage (I) = 3,997.8 sq ft

sdibartolo
Area Measurement
3,997.8 sf

sdibartolo
Callout
Existing Improved Lot Coverage (III) to be removed = 11.8 sq ft
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Area Measurement
11.8 sf
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Area Measurement
386.7 sf
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Callout
Existing Improved Lot Coverage (II) to be removed = 386.7 sq ft
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Area Measurement
29,665.7 sf
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Area Measurement
20,675.3 sf
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Callout
Proposed Lot 6.02 Coverage = 20,675.3 sq ft

sdibartolo
Area Measurement
8,994.7 sf

sdibartolo
Callout
Proposed Lot 6.01 Coverage = 8,994.7 sq ft

sdibartolo
Length Measurement
13'-0"

sdibartolo
Callout
Proposed Alternative Lot 6.01 Coverage = 12,034.3 sq ft


