
 
REGULAR MEETING MINUTES  

              TUESDAY, June 22, 2021 *7:00 p.m. 
 
 

 
A Regular Meeting of the Seaside Park Planning Board was held on Tuesday the 22nd day of June at 7:00 pm via Zoom Meeting 
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     
Dominick Bucci  
Anne Pitchell 
John Peterson Jr., Mayor 
Chief Boag, Police Chief 
Matt DeMichele, Council Member    ABSENT    
Karen Kroon, Alternate #1     Anthony DiCaro 
       Frank Losey 
  
Chairman Giuliano called the meeting to order and requested that all rise and salute the Flag.  The roll was called, all members 
present except for Mr. DiCaro and Mr. Losey.  
 
Chairman Giuliano read the “Statement of Compliance with the New Jersey Open Public Meetings Act.” 
 
4. Swearing in of Professionals 
Board Engineer, Mr. Rohmeyer was sworn in under Oath by Board Attorney Hock. 
 
5. Resolutions Memorializing Board Decisions:  
PB 2021-03 65 O Street (Block 68, Lot 13) 
Location:65 O Street 
Zone: R (Residential) 
Attorney Representing Application: Lynn Dunn, Esq. 
 
Chairman Giuliano announced the Board Members eligible to vote: Wilk Pitchell, Bucci, Losey, Boag, Kroon, 
Giuliano. He stated that Mayor Peterson and Council Member DeMichele are not able to vote on applications 
requesting use variances.   
 
Board Attorney, Mr. Hock, summarized the resolution for the record. 
 
Chairman Giuliano clarified that the two driveway curb cuts were permitted as an existing non-conformity, but does 
not guarantee that the two driveway curb cuts would remain with any further development of the property. 
 
Board Attorney Hock confirmed that variance relief was not granted, but the driveway cuts were allowed to remain 
as a pre-existing nonconformity.   
 
Chairman Giuliano requested a motion for Resolution PB 2021-03. 
 
Roll Call Vote: Motion to approve Resolution PB 2021-03 was made by Vice Chairman Wilk, seconded by Ms. 
Pitchell, and carried. 
 
For: Wilk, Pitchell, Bucci, Boag, Kroon, Giuliano 
Against: 
Abstain: 
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Absent: DiCaro, Losey 
Not Voting: Peterson, DeMichele 
 
 
6. Approval of Minutes: May 25, 2021 
 
Chairman Giuliano requested a motion to approve the minutes for May 25, 2021. 
 
Roll Call Vote: Motion to approve the minutes for May 25, 2021, was made by Mr. Bucci, seconded by Vice Chairman Wilk, 
and carried by membership present.  
 
Ayes: 6   Nays: 1 
 
Vote of acclamation with majority consent, motion carried. 
 
 
7.Approval of Bills 
 
Chairman Giuliano requested a motion to approve nine (9) invoices submitted by Board Engineer, Mr. Rohmeyer. 
Voice Vote: Motion to approve the invoices submitted by Mr. Rohmeyer was made by Vice Chairman Wilk, 
seconded by Ms. Pitchell, and unanimously carried by membership present.  
 
Vote of acclamation with unanimous consent, motion carried.  
 
Chairman Giuliano requested a motion to approve one (1) invoice submitted by Board Secretary, Mrs. Martin.  
Voice Vote: Motion to approve the invoice submitted by Mrs. Martin was made by Vice Chairman Wilk, seconded 
by Council Member DeMichele, and unanimously carried by membership present. 
Vote of acclamation with unanimous consent, motion carried.  
 
 
Chairman Giuliano requested a motion to approve three (3) invoices submitted by Board Attorney, Mr. Hock.  
Voice Vote: Motion to approve the invoices submitted by Mr. Hock was made by Vice Chairman Wilk, seconded by 
Council Member DeMichele, and unanimously carried by membership present. 
Vote of acclamation with unanimous consent, motion carried.  
 
 
8. 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/2021-04 *56-58 Brighton Ave Lupo 
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Location: 56-58 Brighton Ave 

 
 Zone: R (Residential)  
Attorney Representing Application: Lynn Dunn Esq. 
 
Chairman Giuliano announced that because the application is requesting a “D” Variance, which is a use variance, 
Mayor Peterson and Council Member DeMichele are not able to participate in this application. 
 
Michael and Marissa Lupo, the applicants, came forward and were sworn under Oath by Board Attorney Hock.  
 
Mr. Lupo, the applicant, testified that he and Mrs. Lupo had lived in Seaside Park since 1995 and would like to 
modernize the house and build something they can retire in. 
 
Ms. Dunn, the Attorney for the applicant, asked about the two structures on the property. 
 
Mr. Lupo testified that there were two separate structures; the front house was a single-family home with two 
bedrooms, one full bathroom, and an enclosed porch. He testified that the rear structure was a two-family, two-story 
structure with one bedroom, one bathroom, one full kitchen on the first floor, and two bedrooms, one full bathroom, 
a full kitchen, and a living room on the second floor. Mr. Lupo stated that they have separate utilities. 
 
Ms. Dunn asked what the applicants’ goal was for the property should a variance be granted. 
 
Mr. Lupo testified that they intend to stay in one of the proposed units and rent the other proposed unit.  
 
Bruce Jacobs, the engineer for the applicants, came forward and was sworn under Oath by Board Attorney Hock. 
Mr. Jacobs provided his credentials as a professional licensed engineer and planner for the State of New Jersey. Mr. 
Jacobs’ credentials were accepted by the Board. 
 
Mr. Jacobs testified to the existing conditions of the property, such as the existing variances for the front setback, 
side setback, rear setback for the rear structure, and the property did not currently comply with the flood 
requirements for new dwellings. 
 
Mr. Jacobs testified that the existing structures would be eliminated, and two side-by-side units would be 
constructed, which conform to all bulk requirements. Mr. Jacobs testified that there would be four parking spots in 
total, two under each unit, and two in the driveway. Mr. Jacobs testified that the proposed plan would regrade the 
property to ensure water would run off toward the street. He also stated that the fences shown in the plans were the 
neighbor’s fences, so they were proposed to remain in place. Mr. Jacobs testified that the structure will be raised to 
comply with FEMA flood requirements and the electric meter were proposed to be placed on the side of the house to 
comply with FEMA flood requirements, and the AC units will be placed on the roof to comply with FEMA flood 
requirements.  
 
Ms. Dunn asked Mr. Jacobs to address parking. 
 
Mr. Jacobs stated that existing there are four parking spaces. The proposed plan would allow for six parking spaces 
total, four under the new dwelling and two in the driveway, exceeding the RSIS requirement of two vehicles per 
unit.  
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Ms. Dunn asked Mr. Jacobs to address Mr. Rohmeyer’s June 16, 2021, report and indicate the extent of proposed 
gravel ground cover.  
 
Mr. Jacobs testified that the gravel would cover the entire rear side, except the area paved for the driveway. 
 
Board Questions: 
 
Chairman Giuliano stated that Mr. Jacobs indicated that there were multi-family units to the West and asked him to 
indicate them.  
 
Mr. Jacobs responded that he said mixed-use. 
 
Chairman Giuliano asked Mr. and Mrs. Lupo if they applied to the Board of Adjustment in 1995 to enclose their 
garage and if they were denied. 
 
Mr. Lupo confirmed.  
 
Michele DiSalvo, the architect for the applicant, came forward and was sworn under Oath by Mr. Hock, Board 
Attorney. Ms. DiSalvo provided her credentials and has been a licensed and practicing architect in the State of New 
Jersey for 22 years. The Board accepted Ms. DiSalvo’s credentials.  
 
Ms. DiSalvo outlined the layout of each floor while sharing the architectural plans. Ms. DiSalvo indicated that there 
would be too rooftop decks, one in the front and one in the rear accessed by spiral staircases, separated by an A-
frame roof. Ms. DiSalvo testified that the AC units would be housed on the decks to comply with FEMA 
regulations, revised as per the Board Engineer’s review. Ms. DiSalvo testified to revising the plans to eliminate bulk 
variances triggered in the Board Engineer, Mr. Rohmeyer’s assessment. Ms. DiSalvo testified to revising the plans 
in response to the Board Engineer, Mr. Rohmeyer’s assessment to also avoid a rear setback encroachment.  
 
Board Questions: 
 
Chairman Giuliano clarified the location of the decks. 
 
Ms. DiSalvo confirmed that there is a rear and front deck, one deck for each unit. 
 
Allison Coffin, professional planner for the applicant, came forward and was sworn in by the Board Attorney, Mr. 
Hock. Ms. Coffin provided her credentials as a licensed as a professional planner in the State of New Jersey and she 
stated she was certified by the American Institute of Certified Planners. The Board accepted Ms. Coffin’s 
credentials. 
 
Ms. Coffin testified to the planning considerations for the property. In Ms. Coffin’s opinion, special reasons exist for 
granting the requested use variance and can be granted with no detriment to the health, safety, and general welfare. 
Ms. Coffin testified that the subject site was better suited for the proposed two-family structure than the current 
structures. Additionally, Ms. Coffin testified that the proposed building would bring the property closer to the 
conforming density and the lot can provide better parking for the two units, while keeping the character of the area. 
It is Ms. Coffin’s opinion that the proposed structure would promote the Municipal Land Use Law, and there is no 
detriment to the welfare of the surrounding area.  
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Board Questions: 
 
Mr. Bucci confirmed the minimum rear setback and if that was one of the changes. Ms. Coffin said the existing rear 
setback was two feet and the proposed rear setback is 20 feet, which complies with the ordinance. 
 
Chairman Giuliano asked how many multi-family units had been constructed since the adoption of the 2008 master 
plan. Ms. Coffin did not know. Chairman Giuliano confirmed that the property was located in a residential zone 
that allows for single-family use or public use.  
 
Public Questions: 
 
Mitch Koppelman, 204 10th Ave, asked Ms. Coffin what number of multi-family structures would be appropriate to 
be consistent with the master plan and what was the limit the area could sustain with respect to any new dwellings 
asking for multi-family use. Ms. Coffin stated that she had not undertaken that study and that would have to do with 
the water and sewer capacity, which the applicant was not proposing adding more units to the street, but instead 
were eliminating units which was why she found it to be a better solution than the existing structures.  
 
Public Statement: 
 
John Cerullo, 206 NE Central Ave, came forward and was sworn under Oath by Board Attorney, Mr. Hock. Mr. 
Cerullo testified that he lived adjacent to Mr. and Mrs. Lupo and attested to their character. He stated the variance 
would help everyone. 
 
Thomas Loder, 208 NE Central Ave, came forward and was sworn under Oath by Board Attorney, Mr. Hock. Mr. 
Loder testified that his property is adjacent to the rear. He testified that he has been their neighbor for 20 years and 
attested to their character and upkeep of their property. 
 
Mary K. Loder, 208 NE Central Ave, came forward and was sworn under Oath by Board Attorney, Mr. Hock. Mrs. 
Loder testified that the applicant always keeps up their property and attested to their characters and offered support 
to the application.  
 
Ms. Dunn asked Mrs. Loder if her property was to the rear of 56-58 Brighton Ave as Mr. Loder had indicated. 
 
Mrs. Loder confirmed. 
 
Ms. Dunn stated that one of the aspects of the proposed design seeks to improve the existing rear setback as 
currently the rear structure is only two feet from the rear property line and asked if that would be a favorable impact. 
 
Mrs. Loder stated that she did not mind that they were two feet away but believes the new structure will be more 
centrally located which will improve the look of the property. 
 
There being no further public comments, this portion of the meeting was closed by a motion made by Vice 
Chairman Wilk, seconded by Ms. Pitchell, and unanimously carried by the membership present. 
Vote of acclamation with unanimous consent, motion carried.   
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Ms. Dunn commented to the question of Mr. Koppelman’s question, stating that when an owner of a single-family 
home proposes a duplex, and she stated she frequently received those inquiries, she advises them not to proceed 
because Seaside Park does not view those variances favorably. She added that she moved forward with application 
2021-04 because she believed the master plan would be benefited and the residents would benefit by reducing the 
structure to a duplex.  
 
Board Questions: 
 
Vice Chairman Wilk asked for clarification for the variances needed for how it was drawn. 
 
Chairman Giuliano stated the applicant needed a “D” Variance. 
 
Ms. Dunn said to her knowledge that was the only variance. 
 
Vice Chairman Wilk said the ordinance allows for a five foot and a ten-foot variance, five feet on one side, ten feet 
on the other. Board Engineer, Mr. Rohmeyer said the application 5-foot minimum, 15 feet combined. Vice 
Chairman Wilk said it was 7.5 feet on each side. Ms. Coffin stated that was conforming. Mr. Rohmeyer, Board 
Engineer, reviewed the Ch. 200 of the Borough Code and stated that the property was conforming.  
 
Board Comment: 
 
Chairman Giuliano stated that as a Land Use Board, they do not take into account who owns the property and 
whether the property owner will stay. The variance was granted and stays with the land regardless of the owner. 
Chairman Giuliano stated that he has been on the Board of Adjustment since 2005 and there have been no 
multifamily use variances granted in that time. Chairman Giuliano added that this application increased impervious 
coverage by 15%, building coverage by 4%, floor area ratio by 42%, and he stated that he did not see any valid 
special reasons to grant the “D” variance.  
 
Ms. Pitchell agreed with Chairman Giuliano, stating that she thought the proposed plans for the building were 
beautiful, but stated that if the structure is being rebuilt, it should adhere to the Borough Code. She added that the 
instances where similar buildings were approved by the Planning Board was because they were not tearing down the 
structure. 
 
Vice Chairman Wilk was in agreement. 
 
Ms. Dunn requested a recess to speak with her client.  
 
During the recess, Mr. Giuliano requested Board Secretary, Mrs. Martin, to purchase the new NJPO Municipal Land 
Use Law books for the members. 
 
Returning from recess, Ms. Dunn stated that the vote could proceed. 
 
Chairman Giuliano requested a motion for application 2021-04. 
 
 



 
REGULAR MEETING MINUTES  

              TUESDAY, June 22, 2021 *7:00 p.m. 
 
 

Roll Call Vote: Motion to approve application 2021-04 was made by Mr. Bucci, seconded by Ms. Kroon, and the 
motion failed. 
 
Mr. Bucci and Ms. Kroon commented that they were in favor because the proposed structure eliminates one of the 
buildings, thereby de-intensifying the property, and the proposal would bring the building into compliance with 
FEMA flood regulations. 
 
For: Bucci, Kroon 
Against: Boag, Pitchell, Wilk, Giuliano 
Abstain: 
Absent: DiCaro, Losey 
Not Voting: Peterson, DeMichele 
Carries: No 
Mr. Hock, Board Attorney, stated that a failed motion would signify a denial of the application and a motion for 
denial was unnecessary.  
 
9. Review Correspondence 
 
Chairman Giuliano and Mayor Peterson attended the Seaside Heights Planning Board meeting regarding the 
proposed helipad and the Planning Board stated the plan required a use variance. Correspondence was received that 
the Borough of Seaside Heights introduced an ordinance banning any kind of aircraft facility. 
   
10. Unfinished Business 
 
-Return to In-Person Meetings 
 
Chairman Giuliano discussed having the next meeting on Tuesday, July 27, 2021, to be in-person. The Board was in 
agreement. Chairman Giuliano discussed how applications would be accepted and distributed moving forward and it 
was decided that meeting documents would still be posted on the website, with hard copies of the application, the 
Board Engineer’s report, and the plans. 
 
11. New Business 
 
-Zoning of Central Ave  
 
Chairman Giuliano explained that on the corner of North and Central Avenues, a duplex was being constructed. In 
2008, the Master Plan allowed for duplexes in the business and mixed-use zones. Due to this, if someone owned a 
single-family home the next lot in, they were faced by a building only set back 5 ft. Chairman Giuliano 
recommended the Planning Board send a letter to the Governing Body, requesting an amendment to the ordinance 
for those two zones to state that residences in those two zones have to comply with R zone standards. Mayor 
Peterson agreed but suggested going farther. Mayor Peterson explained that at the time the Master Plan sought to 
encourage businesses to open on Central Avenue, which allowed for multi-unit properties in these neighborhoods.  
 
Chairman Giuliano stated that the Planning Board could reexamine the Master Plan earlier than the required 10 
years (2026), but the governing body would need to authorize the expenditure or outright request the reexamination. 
Chairman Giuliano also stated that they do not have to reexamine the entire plan, they could focus on this zone.  
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It was decided to send a letter to the Governing Body to request a change in the setback requirements for residences 
in the BU and MX zones to comport with those for residential zones, as well as to request authorization to 
reexamine the Master Plan as it relates to land use and density in the BU and MX zones. 
 
-Impervious Coverage Report 
 
Mr. Rohmeyer, Board Engineer created a report comparing Seaside Park’s impervious coverage with other 
comparable towns. Chairman Giuliano asked which towns included pools as pervious coverage. Mr. Rohmeyer, 
Board Engineer said he would need to look into it further.  
 
Discussion ensued why pools were originally considered pervious. Mr. Rohmeyer, Board Engineer, calculated that a 
standard 12’x25’ pool makes up 6% of the property. If counted as impervious coverage, the lot coverage for the 
sample property would be approximately 71%. 
 
Chairman Giuliano suggested reducing the impervious coverage to 60%.  
 
It was decided that Mr. Rohmeyer, Board Engineer would finalize his report adding whether the towns studied 
considered pools pervious, and further whether the surrounding towns like Berkeley Township and Lavallette 
considered pools pervious.  
 
Mitch Koppelman, 204 10th Ave, believed that there were misconceptions regarding what is considered pervious and 
impervious, and suggested creating a list of pervious and impervious materials. 
 
12. Adjournment 
With no additional business to be discussed at this time, the meeting was adjourned by a motion made by Vice 
Chairman Wilk, seconded by Mr. Bucci, and unanimously carried by membership present.  
 
Next Regular Meeting Scheduled for Tuesday, July 27, 2021. 


