
 
SPECIAL MEETING MINUTES  

TUESDAY, MAY 21, 2019 *7:00 p.m. 
 

A Regular Meeting of the Seaside Park Planning Board was held on Tuesday the 21st day of May at 7:00 pm in the Council 
Chambers with Michael Giuliano presiding. 
 
PRESENT: ALSO PRESENT: 
Roll Call of Board Members. Gregory Hock Esq., Board Attorney 
Michael Giuliano, Chairman Douglas Rohmeyer, PE, Board Engineer 
Martin Wilk, Vice Chairman Sandra Martin, Board Secretary 
Anthony DiCaro   
Frank Losey 
Dominick Bucci  
Anne Pitchell 
Michael Brosnan, Mayor Designee  
Chief Boag, Police Chief 
Matt DeMichele, Council Member  
Karen Kroon, Alternate #1 
 
Chairman Giuliano called the meeting to order and requested that all rise and salute the Flag.  The roll was called, all members 
present.  
 
Chairman Giuliano read the “Statement of Compliance with the New Jersey Open Public Meetings Act.” 

 
4. Swearing in of Professionals. 
 
5.  Pending Applications. 
"It is the responsibility of this Board to hear appeals, interpret the zoning ordinance and grant or deny variances to applicants seeking a 
deviation from ordinance requirements. For a variance to be granted it is incumbent on the applicant to show proofs that satisfy both the negative 
and positive criteria as provided in the Municipal Land Use  Law. Only when the applicant has satisfied these tests can relief be granted. Each 
application stands on its own merits and is considered by the Board on an individual basis. Any relief granted, is granted for the property and not 
the individual applicant". 
___________________________________________________________________________________________________ 
PB/19-05 * Major Boardwalk Trust/Funtown Pier Amusement, Inc……1800 North Ocean Avenue (Block 97 Lot 20.03) 
Zone: B(Boardwalk) * Filed 4/8/19 * Melanie Szuba Appleby, Esq. Attorney representing the applicant.  
* Request: Amended Preliminary & Final Major Site Plan Review #1 
 
Chairman Giuliano requested a motion to dismiss application PB/19-05.  
Roll Call Vote: Motion to approve Resolution PB/19-5, was made by Mr. Wilk, seconded by Ms. Pitchell. 
For: Losey, DiCaro, DeMichele, Boag, Bucci, Pitchell, Kroon, Wilk, Giuliano  
Against: None 
Abstain: None 
Not Voting: None 
Absent: None 
Motion to approve the dismissal of application PB/19-05 unanimously carried by the membership present. 
 
PB/19-08 * Major Boardwalk Trust/Funtown Pier Amusement, Inc…...North Ocean Avenue between Stockton & Porter Avenues 
(Block 97 Lot 20.03 & Lot 20.01) * Zone: B(Boardwalk) * Request: Amended Preliminary & Final Major Site Plan Review #1 * 
Attorney Representing Application: Melanie Szuba Appleby, Esq. * Filed 5/9/19 
 
Melanie Szuba Appleby, Esq.,  Attorney representing the applicant came forward to address the Board.  Attorney Appleby 
explained this is an application for an amended site plan.  The property is located in the boardwalk zone, encompassing the 
amusement zone, and the water-dependent use zone.  Prior approvals include a minor subdivision in the year 2015, and 
preliminary and final site plan for use of a beach club in the year 2017.  The applicant was granted approval for the use of 
cabanas, tiki huts, rentals, a volleyball court, and picnic area in 2018.  Ms. Appleby explained they do not seek any variances. 
Proposed are temporary structures, additional cabanas, a children's playground, portable pole mounted grill area, and a food 
trailer.  
 
Board Secretary Martin, read into the record a number of exhibits (A1-A-8)marked into evidence on behalf of the application. 
 
Board Attorney Hock marked exhibit (A-9), an objection letter provided by Mr. Kociuba, into evidence.  
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John A. Giunco, Giordano, Halleran & Ciesla, Attorneys at Law,  Attorney representing an objector to the application came 
forward to address the Board.  Attorney Giunco objects to the form of notice feeling it is deficient explaining noticing 
requirements.  It is his opinion Sea Ocean Terrace Condominiums was not properly noticed.   He pointed out CAFRA and County 
approvals were not obtained from prior approvals.  Mr. Giunco Feels there are jurisdictional issues.  
 
Board Attorney Hock confirmed the noticing requirements were met recommending to proceed with the application.  
 
William Major Jr.,  Applicant came forward and was sworn under oath by the Board Attorney.  Mr. Major’s confirmed he is the 
owner of Major’s Boardwalk Trust having approval for certain operations.  Mr. Major’s proposes to add additional  cabanas, 
children's playground, a self-contained snack bar, and lighting on the western side of the property.  It was explained the Army 
Corps of Engineers recently constructed a dune on his property.  He voluntarily gave to the state.  The proposed tiki hut is similar 
to the temporary storage shed previously approved.  Additional employees will be hired.  There have not been issues that required 
the police or borough summonses to be issued.  Outside agencies have not required he provide public bathrooms.  Mr. Major’s 
explained the playground equipment was taken out for staging purposes.  It is not in operation.  The application proposes only 
temporary structures.  The grills will be installed using ground mounted poles being fueled with charcoal.  The grills will be 
regulated by staff and the patrols.  Mr. Major’s does not have a plan for the food served at the snack bar.  The lifeguards on duty 
are certified in ocean rescue.  
 
Attorney Appleby explained the board of health administrative code requires municipalities to provide public bathrooms.  The 
borough’s ordinance does not require public bathrooms.  Chairman Guiliano clarified Seaside Park currently provides 
bathrooms approximately 700 feet from the operation.  
 
Attorney Hock explained there are new regulations promulgated by administrative code and the County Board of Health has the 
jurisdiction to make this determination.  Attorney Appleby stated the applicant will abide by the decision of the County Board of 
Health.  
 
Attorney Hock marked (A-10) into evidence Plan dated April 5th, 2019, revised May 5, 2019.  
 
Douglas Klee, Engineer,  came forward and was sworn under oath by the Board Attorney.  Mr. Klee provided the Board with his 
professional and educational background.  The Board accepted his qualifications.  Mr. Klae explained this application is not the 
long term goal of the applicant.  A permit from NJDEP expiring in 2024 to build a pier was recently received.  Mr. Klee 
explained previous approvals, and the proposed amendments.  He confirmed the easement is on the property.  It is his opinion 
there are no issues with the temporary shed.  He confirmed the proposed cabanas are akin to the previous approvals.  The snack 
bar will be on a temporary surface having the capability of supporting a trailer.  The lights will have security cameras.  Mr. Klee 
explained pole heights are typically regulated for parking lots and there are no principal buildings.  Board Engineer Rohmeyer 
confirmed the borough’s code addresses maximum illumination levels and an actual photometric design would provide a 
demonstration.  Mr. Klee does not feel a waterfront development permit will be required.  The easement allows for public access.  
 
Board Questions:  
Mr. DiCaro asked how many snack bar trailers are proposed.  One 
Mr. Losey inquired if the owner of the nearby public bathroom ever closes. Unknown  
Ms. Pitchell asked what material will be used for the vehicle access road and pad.  Similar to the material used for Seaside Park 
beach access mats. 
 
Public Questions:  
Linda Stefanik, 1115 NW Central Avenue: Ms. Stefanik inquired about the hours of beach operation, and how underage drinking 
will be monitored.  The beach hours will remain the same, and monitoring was explained.  
 
Council Member Amabile, 19 Ninth Avenue: Inquired if bonfires are permitted on the private beaches and the use of the 
playground.  
 
June Korzeneski, 114 H Street: Inquired about the spacing between cabanas.  She asked if fire extinguishers will be available, and 
how the coals will be managed.  Mr. Major’s explained fire extinguishers will be available.  The coals will be maintained by his 
staff.  Ms. Korzenski asked how the playground equipment will be anchored.  
 
Shirley Kreszl, 700 NW Central Avenue:  Inquired why the applicant closed the easement access, and if there will be food sold at 
the tiki hut.  Mr. Major’s will comply and open the public access point.  Food will not be served at the tiki hut.   
 
Adam Moglia, 145 O Street: Inquired about supervision for after-hours alcoholic consumption.  
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Kimberly Samerelli, 1400 M Street: Stated she is an employee of Mr. Major’s ensuring there have not been any issues when 
accommodating guests.  
 
There being no further public comments this portion of the meeting was closed on a motion made by Mr. Losey, seconded by Mr. 
Bucci, and unanimously carried by the membership present.  
 
Attorney Giunco inquired if the playground equipment was anchored with concrete, and the dimensions of the light pole footings. 
Mr. Klee explained the dimensions being 2ft x 6ft.  He does not consider footings a structure.  Mr. Giunco asked if the CAFRA 
definition included cabanas as a residential structure.  Attorney Appleby objected to the questions because it is asking the 
engineer to give a legal definition of CAFRA.   
 
Attorney Giunco asked about the material supporting the snack trailer.  Mr. Klee explained it is the same type of material that 
provides access to the beach in Seaside Park.  He inquired if there are any other structures anchored in the proposed plans, and 
previous amendments approved by the Board.  He inquired about manufacturers recommendations for the footing requirements 
of the proposed lights.  
 
Attorney Giunco asked Mr. Major’s when the ACOE came to the site.  The ACOE visited approximately sixty days ago to 
approve the dune.  If any activities are occurring on the dunes.  No.  How the playground will be anchored.  Mr. Giunco inquired 
about the plan for the operation of the snack bar.  He asked for the definition of a ‘beach club’ and the membership procedures. 
The facilities provided to employees, and whether they are directed to the Saw Mill.  Mr. Major’s described  membership 
policies.  He stated 3 Brothers Pizzeria allows his employees to change in their establishment.  They are not directed to the Saw 
Mill.  Grills will be a first come first serve basis.  Attorney Giunco asked the purpose for lighting, and trash disposal procedure.  
Mr. Major’s explained there are twenty- five garbage cans on the beach, collected every morning,  then transported to the 
landfill.  The playground equipment will be removed in September.  Attorney Giunco asked the reasoning a CAFRA permit not 
obtained.  Attorney Appleby objects.  Attorney Giunco asked the limit on the amount of club members, and if water will be 
provided.  Mr. Major’s stated he will provide water at the snack trailer.  It is proposed to be self-contained. Attorney Appleby 
objects because it is asking Mr. Majors for legal interpretation.  
  
Public Statements:  
Shirley Kreszl, 700 N Bayview Avenue came forward and was sworn under oath by the Board Attorney.  Ms. Kreszl stressed 
concern with grills on the boardwalk because of potential fire hazard.  
 
Attorney Giunco called Barbra Ehlen of Beacon Planning as an objector witness.  
 
Barbra Ehlen of Beacon Planning, Licensed Planner came forward and was sworn under oath by the Board Attorney.  Ms. 
Ehlen provided the Board with her professional and educational background.  The Board accepted her qualifications.  She 
explained her opinion that the application is not a permitted use within the zones.  Ms. Ehler stated the borough regulates the use 
of mobile food trucks.  She gave her interpretation of Code 303-11: Mobile Vending Use Regulations.  It is her opinion garbage 
disposal procedures are not being followed and use variances are required.  Board Engineer Rohmeyer explained the ordinance’s 
intention is to regulate mobile ice cream trucks.  Ms. Ehlen feels tha cabanas are a structure requiring fifteen feet of spacing.  She 
argued the ocean view will be blocked by additional cabanas.  Ms. Ehlen read sections of the Borough’s Master Plan giving her 
interpretation of direct contradictions.  Ms. Ehlen explained she feels that is an event is held a use of facility application regulated 
by the borough is required.  It was confirmed Ms. Ehlen has not visited that beach, and is unaware if there is a garbage disposal 
procedural issue.  
 
Public Comment: Chairman Giuliano opened the floor to the public.  
 
Attorney Giunco stated for the record he and Ms. Ehlen are paid to be there.  
 
Attorney Appleby inquire what lead to the determination  the proposed snack bar is a motor vehicle, and if Ms. Ehlen had a law 
degree.  Ms. Ehlen explained the prosumption is based on the fact that it is mobile.  Attorney Appleby stated Ms. Ehlen is making 
a legal determination based on a prosumption.  Attorney Giuco objects.  Ms. Appleby explained the boardwalk zone permits 
snack bars, and the term snack bar is not defined.  Attorney Appleby inquired how Ms. Ehlen is sure patrols will not come back 
out.  Ms. Ehlen testified it is a reasonable interpretation. 
 
Mr. Giunco asked Ms. Ehlen is she is convinced the snack bar fits into the mobile food truck category subject to Board of Health 
requirements.  Ms. Ehlen answered yes.  
 
There being no further public comments this portion of the meeting was closed on a motion made by Vice-Chairman Wilk, 
seconded by Mr. Bucci, and unanimously carried by the membership present.  
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Closing Statements. 
Attorney Appleby explained approval for a beach club has been previously set by the Board.  The proposed uses are already 
permitted.  The cabanas and temporary structures will be akin to previous approvals.  She stated that there are no variances and 
the uses are permitted as it is a conforming application.  The trailer will be seasonal, the playground equipment and grills will be 
temporary structures that can be approved with conditions.  She stated the objections raised are by a competitor in attempts to 
delay the application.  Ms. Appleby explained Mr. Major’s cooperated with the State taking the easement.  She asks that the 
Board approves the application. 
 
Attorney Giunco explained the objections focus on the applicability of the prior approval to the site, and ordinances as they are 
written.  Feels there are exact and direct issues expressed in the ordinances leading to a variance for the food service, water 
supply, trash disposal, and health safety.  They do not suggest the business not operate but only to abide by the ordinances.  He 
stated there are no signed copies of previous site plans.  He feels this application has not appropriately applied for the relief.  The 
snack bar is a truck on the beach which is not considered in the ordinance.  He expressed the application has not met previous 
conditions, and the Board should preclude until they have been satisfied.  Mr. Giunco explained a history of non-compliance.  He 
stated the applicant failed to meet standards and the site plan is deficient in detail advocating for a denial.  
 
Chairman Giuliano explained it is the Board’s determination whether other uses require a variance.  Suggests the Board  receive a 
determination from Ocean County Board of Health about restroom facilities.  
 
Attorney Hock explained this Board is allowed to analyze the definition of any use, in this case a beach club, and determine 
whether any actives are normal customary, and ancillary to the permitted use.  The Board can analyze if items such as grills, and 
playground are ancillary and part of.  
 
Board Comments. 
Mr. Losey feels grills can be a potential safety and fire hazard.  He explained the food trailer is not adequately described making 
it hard to make a ruling.  
Councilman DeMichele explained he does not feel the grills are a permitted use and can be a potential safety concern. 
Mr. DiCaro stated he feels grills can be dangerous.  
Mr. Brosnan agrees the grills can be a potential safety, and fire issues. 
Chief Boag agrees the grills can be potentially dangerous. 
Mr. Bucci is not in favor of the grills. 
Vice-Chairman Wilk does not feel it is a permitted use. 
Ms. Pitchell does not think cooking on the beach is ancillary. 
Chairman Giuliano explained that he does not feel it is a permitted use. 
 
Attorney Appleby stated her applicant withdraws the proposed grills, and snack bar.  The Board will require an additional 
application and notice for a future determination.  
 
The Board determined the lamp posts maximum height is 35 feet.  
 
Discussion took place about the purpose of the additional cabanas and space requirements.  Attorney Hock explained because the 
cabanas were previously determined not to be considered a structure the fifteen foot space requirement does apply.  
Attorney Giunco feels the fifteen space requirements should be required because of the increased number of cabanas.  
  
Chairman Giuliano explained the Board must discuss bathroom facilities.  The Board briefly discussed conditioning the 
application with a letter of determination from the County Board of Health to determine if bathroom facilities are required to be 
provided by the applicant.  Board consent to require the conditions for a letter of determination.  
 
The Board had a brief discussion about the quantity and placement of cabanas.  The cabanas propose five foot spacing located on 
the ocean side of the dune, in linear north-south fashion- not making a turn toward the ocean.  They will be on either side of the 
dune.  Board consent to require the condition for the amended plan which must be signed off by Mr. Rohmeyer, and to allow 
cabanas with a maximum number of thirty along the toe of the easterly toe of the dune, as well as the westerly side.  The quantity 
on the westerly side will be limited to six cabanas.  
  
Board Engineer Rohmeyer requires conditions for the source of energizing the lights be shown on the front end  
where the meter will be, and conduit identified.  Light photometrics compliance with borough code.  The plans are required to be 
amended to detail the waste management plan naming responsible party, staging, and when it will be picked up.  
 
Motion & Vote 
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Motion to approve application PB/19-8 with a number of conditions was made by Ms. Pitchell, seconded by Mr. Losey, and 
carried.  
Roll Call Vote:  
For: Pitchell, Losey, DiCaro, DeMichele, Brosman, Boag, Bucci, Wilk, Giuliano  
Against: None 
Abstain: None 
Not Voting: Kroon 
Absent: None 
 
6.  Approval of Invoices. 
Chairman Giuliano requested a motion to approve the invoices submitted by Mr. Hock. 
Hock- PB/19-05 Major/Boardwalk     5/21/19- $455.00 
Hock- General File Board Attorney     5/21/19- $259.00 
 
Roll Call Vote: Motion to approve the invoices submitted for Mr. Hock was made by Mr. Losey, seconded by Mr. DiCaro 
and unanimously carried by the membership present. 
For: Losey, DiCaro, Brosnan, DeMichele, Boag, Bucci, Pitchell, Kroon, Wilk, Giuliano  
Against: None 
Abstain: None 
Not Voting: None 
Absent: None  
Vote of acclamation with unanimous consent, motion carried.  
 
Chairman Giuliano requested a motion to approve the invoices submitted by Ms. Martin. 
Sandra Martin- Invoice#05/21/2019 Secretary      5/21/19- $250.00 

 
Roll Call Vote: Motion to approve the invoice submitted for Ms. Martin was made by Mr. Losey, seconded by  
Mr. Bucci and unanimously carried by the membership present. 
For: Losey, DiCaro, DeMichele, Brosnan, Boag, Bucci, Pitchell, Kroon, Wilk, Giuliano  
Against: None 
Abstain: None 
Not Voting: None 
Absent: None  
Vote of acclamation with unanimous consent, motion carried.  
 
Public Comment 
Attorney Giunco requests the Board to consider requiring the applicant to submit to the consultant the submission to the other 
agencies.  Board consent  
 
7. Adjournment. 
With no additional business to be discussed at this time, the meeting was adjourned at 10:32 pm on a motion by M. Bucci, 
seconded by Mr. Losey and unanimously carried by the membership present. 

 
  

 
______________________________ 

Date Approved:  July 23, 2019 Planning Board Chairman 
 
______________________________ 

                Board Secretary 


