
TOWNSHIP OF VERONA 

COUNTY OF ESSEX, STATE OF NEW JERSEY 

 

RESOLUTION No. 2018-138 

 

A motion was made by Councilman Roman; seconded by Councilman Giblin that 

the following resolution be adopted: 

 

IN THE MATTER OF THE APPEAL BY ROBERT PROUT TO THE VERONA 

TOWNSHIP COUNCIL FROM THE DECISION OF THE VERONA 

TOWNSHIP BOARD OF ADJUSTMENT APPROVING THE APPLICATION 

(CASE NO. 2017-08) FOR DEVELOPMENT OF NEW YORK SMS-A LIMITED 

PARTNERSHIP D/B/A VERIZON WIRELESS 

WHEREAS, applicant New York SMSA Limited Partnership d/b/a/ Verizon Wireless 

(hereinafter “Verizon Wireless”), as lessee of property located at 378-380 Bloomfield Avenue, 

Verona, New Jersey and designated on the Verona Township Tax Maps as Block 702, Lot 10 

(hereinafter “the Property”), made application to the Verona Township Board of Adjustment for 

a use variance pursuant to N.J.S.A. 40:55D-70d(1) and Verona Township Code Section 150-4.3 in 

order to construct and operate one wireless telecommunications antenna with integrated GPS 

mounted on the front parapet wall of the existing building on the property along with 127 square 

feet equipment compound located in the rear yard of the property; 

 WHEREAS, Verizon Wireless sought in connection with the aforesaid application certain 

bulk variances pursuant to N.J.S.A. 40:55D-70c as follows: for minimum permitted front yard 

setback under Verona Township Code Section 150-17.15.C.3; for minimum permitted side yard 

setback under Verona Township Code Section 150-17.15.C.5; and for maximum permitted 

retaining wall height under Verona Township Code Section 150-17.12.A; 

 WHEREAS, the Board of Adjustment heard the aforesaid application on July 13, 2017 and 

approved such application with conditions on July 13, 2017 as set forth in its resolution adopted 

on August 10, 2017; 

 WHEREAS, Robert Prout, as owner of adjoining property located at 370 Bloomfield 

Avenue, Verona, New Jersey and designated on the Verona Township Tax Maps as Block 702, 

Lot 9, and as owner of or with interest in other adjoining and adjacent properties, appealed to the 

Verona Township Council the aforesaid decision of the Board of Adjustment, approving the 

aforesaid use variance, by Notice of Appeal, with the grounds for appeal including but not 

limited to Mr. Prout’s easement rights with respect to the property, filed on August 18, 2017 

pursuant to N.J.S.A. 40:55D-17 and Verona Township Code Section 30-35; 

 WHEREAS, during the course of the aforesaid appeal Verizon Wireless and Robert Prout 

discussed certain modifications to Verizon Wireless’s plans that maintained the basic wireless 

telecommunications facility with changes designed to safeguard easement rights and the visual 

and auditory environment of the subject property and the surrounding properties; 

 WHEREAS, the Verona Township Council has reviewed and considered the transcript of 

the hearing held before the Board of Adjustment on July 13, 2017, the Verizon Wireless 

application and plans, exhibits, and other submissions to the Board of Adjustment leading to and 

part of such transcript of the hearing, the Board of Adjustment resolution adopted on August 10, 

2017, the aforesaid Notice of Appeal filed on August 18, 2017, the letter in support of such Notice 



of Appeal dated October 17, 2017, Verizon Wireless plans prepared by FC Architects, 350 Clark 

Drive, Suite 304, Mount Olive, New Jersey  07828 revised through July 5, 2018 (signed by Frank 

Colasurdo with date of September 4, 2018) and consisting of Sheets Z1 through Z11 (hereinafter 

“Verizon Wireless plans revised through July 5, 2018), and the boundary survey prepared by 

Gardell Land Surveying LLC, 57 Keller Avenue, Rockaway, New Jersey  07866 revised through 

April 10, 2018, and, based thereon, has made the following findings of fact and conclusions of 

law: 

 1. Anthony Cavallo owns the property and authorized Verizon Wireless to file its 

application to the Board of Adjustment; 

 2. Verizon Wireless leases a portion of the property from Anthony Cavallo and filed 

plans and related documents in support of its application to the Board of Adjustment to construct 

and operate a wireless telecommunications facility on the property; 

 3. The property is located in the ETC-Extended Town Center Zone where a wireless 

telecommunications facility is not a permitted use; 

 4. Verizon Wireless applied to the Board of Adjustment, as set forth above, for a use 

variance and associated bulk variances necessary to construct and operate the aforesaid wireless 

telecommunications facility including equipment compound with associated electrical 

components located in the rear yard of the property; 

 5. The Board of Adjustment approved Verizon Wireless’s application along with all 

requested variances as set forth in the Board of Adjustment’s resolution adopted on August 10, 

2017; 

 6. In particular, and without limitation, the Board of Adjustment found, based upon 

the Verizon Wireless plans and the testimony, reports, and exhibits of Verizon Wireless radio 

frequency engineer Ron Lakach, engineer Frank Pazden, and professional planner Tim Kronk, 

that the proposed antenna is needed to satisfy future capacity and/or coverage requirements in 

the area; that maximum radio frequency emissions will be 5.3 times lower than permitted levels; 

that the proposed equipment compound and its associated electrical components will be enclosed 

with a six feet tall solid PVC fence; that the property is particularly suited for the proposed use 

and installations, that the benefits of the proposed use and installations outweigh any possible 

detriment; and that the proposed use and installations will not substantially impair the intent or 

purpose of the zone plan or zoning ordinance; 

 7. The Board of Adjustment concluded, inter alia, that although the proposed use 

and installations are not allowed under the Verona Township zoning ordinance, Verizon Wireless 

submitted sufficient proofs to justify the use and bulk variances; that the use and installations are 

particularly suited for the property; that the use and installations will advance the purposes of 

the Municipal Land Use Law and will promote safety and the general welfare by improving the 

quality of telecommunications service near the property; that the use and installations will not 

disrupt or negatively impact the area; and that the use and installations will not cause substantial 

detriment to the public good or substantially impair the intent and purpose of the zone plan and 

zoning ordinance; 

 8. Throughout the within appeal to the Verona Township Council, Verizon Wireless 

and Robert Prout have discussed certain modifications to Verizon Wireless’s plans, prepared 



amendments to the plans, mutually carried the within appeal in 2017 and 2018, and agreed to 

final amended Verizon Wireless plans revised through July 5, 2018; 

 9. The Verizon Wireless plans revised through July 5, 2018 maintain the basic 

wireless telecommunications facility approved by the Board of Adjustment but, inter alia, 

eliminate the former equipment compound, replace its former components with new components 

that require less space and eliminate noise emissions, and relocate the new components to a 

smaller area behind the existing building, as depicted and detailed on the Verizon Wireless plans 

revised through July 5, 2018; 

 10. On the basis of the aforesaid transcript, resolution, plans, and other documents 

and submissions identified hereinabove, the Verona Township Council determines, pursuant to 

N.J.S.A. 40:55D-17d, to affirm with the imposition of conditions the decision of the Board of 

Adjustment approving Verizon Wireless’s use variance application.  The Township Council 

concludes that the use variance should be affirmed for substantially the reasons set forth by the 

Board of Adjustment in its resolution including but not limited to particular suitability of the 

property for the proposed use, however, the Township Council further concludes that the use 

variance, and any necessary subordinate bulk variances, should be affirmed subject to certain 

conditions, hereinafter enumerated, in order to safeguard the easement and easement rights 

raised at the hearing and on the record before the Board of Adjustment on July 13, 2017 and in 

order to implement Verizon Wireless’s and Robert Prout’s agreement to plan modifications, as 

depicted and detailed on the Verizon Wireless plans revised through July 5, 2018, with the result 

that the use variance and proposed installations will protect vested property rights and the 

surrounding visual and auditory environments and will minimize detriment to the public good 

and the neighboring properties consistent with Verizon wireless’s intent to achieve minimal 

intrusion into the surrounding area; 

 NOW, THEREFORE, be it resolved by the Verona Township Council that the within 

appeal by Robert Prout is hereby decided, in accordance with N.J.S.A. 40:55D-17d, as follows:  

The Verona Township Council affirms with the imposition of conditions the decision of the 

Board of Adjustment approving Verizon Wireless’s use variance application, subject to the 

following conditions: 

1. This resolution concerns the property located at 378-380 Bloomfield Avenue, 

Verona, New Jersey and designated on the Verona Township Tax Maps as Block 702, Lot 10. Such 

property is hereinafter referred to as the “subject property”; 

2. These conditions are intended to promote a desirable visual and auditory 

environment and minimize visual and auditory intrusion on the subject property and 

surrounding properties and to promote the safe and quiet enjoyment of the subject property and 

surrounding properties; 

3. These conditions are part of the Verizon Wireless plans revised through July 5, 

2018.  Any and all earlier versions of or revisions to any Verizon Wireless plans and/or the 

Verizon Wireless plans revised through July 5, 2018 have been withdrawn by Verizon Wireless 

and do not have any force or effect;  

4. All Verizon Wireless installations, equipment, electrical components, and 

operations shall incorporate and be limited to only the installations, equipment, electrical 



components, and operations shown on the Verizon Wireless plans revised through July 5, 2018 

including but not limited to the Nokia 1830 VWM (Versatile Wave-Division Multiplexer) and 

Delta rectifiers observed by Robert Prout on May 15, 2018 at the Verizon Wireless facility located 

at 1 Burnham Parkway, Morristown, New Jersey 07960 and set forth on the Verizon Wireless 

plans revised through July 5, 2018, however, Verizon Wireless shall investigate with the antenna 

manufacturer the feasibility of a screen or shroud to cover the cable entry at the bottom of the 

antenna (not to exceed 29 feet 11 inches AGL) if same is available it shall be installed subject to 

Township Manager or his designee’s approval; 

5. The Verizon Wireless plans revised through July 5, 2018 and all Verizon Wireless 

approvals, installations, equipment, electrical components, and operations are subject to the 

easement rights concerning the subject property as set forth in the Easement dated June 30, 1977 

and recorded on July 1, 1977 with the Essex County Register at Book 4572, Page 836.  Any and all 

agreements, leases, or other documents concerning the subject property are subject to the 

aforesaid Easement;  

6. To the extent the Verizon Wireless plans revised through July 5, 2018 and the 

Verizon Wireless approvals, installations, equipment, electrical components, and/or operations 

extend into and/or encroach into the aforesaid easement rights and Easement dated June 30, 1977 

and recorded on July 1, 1977 with the Essex County Register at Book 4572, Page 836, such 

extension and/or encroachment is strictly limited as delineated and depicted on the Verizon 

Wireless plans revised through July 5, 2018.  The aforesaid plans, approvals, installations, 

equipment (indoors and outdoors), electrical components, and operations, as well as the use 

variance as affirmed herein with the imposition of conditions by the Verona Township Council, 

shall not be changed, modified, extended, expanded, or enlarged without the approval of the 

Verona Township Board of Adjustment, or the Planning Board in the event the Planning Board 

has jurisdiction over any proposed further development of telecommunications facilities on the 

subject property, on formal application with public notice and public hearing;  

7. Robert Prout, owner of property located at 370 Bloomfield Avenue, Verona, New 

Jersey and designated on the Verona Township Tax Maps as Block 702, Lot 9, will be given 

advance notice of and he and/or his representatives are at liberty to attend meetings at the subject 

property or elsewhere when PSE&G and/or other utility providers will discuss the location, 

routing, and maintenance of electric and other utilities serving the subject property and the 

Verizon Wireless plans revised through July 5, 2018, and such discussion shall include 

underground electrical service and utility service from a single utility pole and said service 

(underground or utility service from a single utility pole) shall be utilized if feasible. Preference 

shall be given to making all service to the subject property underground and said underground 

service shall be utilized if feasible.  If underground service is not feasible, said service shall be 

made from a single utility pole to service the entire property, thus all service for the property 

shall be from one location.  Only in the event that both underground service and service from one 

location are not feasible shall an additional service connection be allowed to the property which 

shall only be permitted after review and written approval of the Township Manager or his 

designee; 



8. All of the aforesaid conditions shall be binding upon Anthony Cavallo, owner of 

the subject property, and Verizon Wireless, lessee of the subject property, as well as such owner’s 

and such tenant’s successors and assigns; and 

9. Anthony Cavallo, owner of the subject property, shall within sixty (60) days of the 

adoption of this resolution, record a deed, to be pre-approved by the Verona Township Attorney, 

from owner Anthony Cavallo to owner Anthony Cavallo, that recites the purpose of such deed 

(i.e., to record the use variance as affirmed herein with the imposition of conditions by the Verona 

Township Council) and that attaches to such deed a copy of this resolution and its conditions, 

and such deed shall be recorded with the Essex County Register, Essex County, New Jersey 

within the aforesaid sixty (60) day period. Copies of such recorded deed, bearing the instrument 

number and date of recording, shall be provided to the Verona Township Council and to Robert 

Prout within twenty (20) days of recording with the Essex County Register. Permits for the 

construction of the subject wireless telecommunications facility shall not be issued unless and 

until this condition is fully achieved.  

 

ROLL CALL: 

AYES: Giblin, McEvoy, Roman, Ryan  

NAYS:   

ABSENT:  Nochimson 

 

THIS IS TO CERTIFY THAT THE FOREGOING IS A TRUE AND EXACT COPY OF A 

RESOLUTION ADOPTED BY THE TOWNSHIP COUNCIL OF THE TOWNSHIP OF 

VERONA AT THE REGULAR MEETING HELD ON OCTOBER 15, 2018. 

 

 

 

 

JENNIFER KIERNAN  
MUNICIPAL CLERK 
 


