BOROUGH OF LAKE COMO
1740 MAIN STREET
LAKE COMO, NJ 07719

PLANNING BOARD AGENDA

JUNE 8, 2026 7:00 PM
REGULAR MEETING LAKE COMO

L CALL TO ORDER

1L SUNSHINE LAW:
THE NOTICE REQUIREMENTS OF R.S. 10:4-18 OPEN PUBLIC MEETINGS ACT
HAVE BEEN SATISFIED BY THE PUBLICATION OF THE REQUIRED ADVERTISEMENT IN THE
COAST STAR ON JANUARY 15,2026, AND BY POSTING IT ON THE BULLETIN BOARD IN
BOROUGH HALL. A COPY OF THE SAID NOTICE HAS BEEN FILED WITH THE BOROUGH
CLERK AND SENT TO THE COAST STAR. NOTICE OF THE MEETING WILL ALSO BE POSTED
ON OUR WEBSITE. ALL MEETINGS ARE OPEN TO THE PUBLIC.

** FLAG SALUTE **
II1. ROLL CALL

1v. COMMUNICATIONS
STATE PLANNING COMMISSION’S 2026 ANNUAL REPORT STATE PLANNING COMM.

V. MEMORIALIZATION OF RESOLUTION NO. 2026-05:
TONERO, JOHN & DEIRDRE
1817 PINE TERRACE
BLK - 15 LOT-8

VL VARIANCE APPLICATION:
FROONJIAN, HARRY CRAIG & RENEE
318 - 17™ AVENUE
B-1 L-9

VII. FUTURE MEETING DISCUSSIONS
PLANNING BOARD APPLICATION AND ESCROW FEES, STONES IN DRIVEWAYS, VERGE

VIII. MINUTES TO BE APPROVED
MINUTES TO BE APPROVED AS TYPEWRITTEN REVIEWED AND E-MAILED.

IX. MOTION TO ADJOURN

THE NEXT REGULAR MEETING OF THE LAKE COMO PLANNING BOARD WILL BE HELD ON
MONDAY, JULY 13, 2026 AT 7:00 PM IN THE MEETING ROOM. ALL MEETINGS ARE OPEN TO
THE PUBLIC.



APPLICANT: JOHN AND DEIRDRE TONERO, HW
ATTORNEY: UNREPRESENTED

APPLICATION NUMBER: 25-06

BLOCK: 15 LOT: 8

PROPERTY: 1817 PINE TERRACE, LAKE COMO, NJ

LAKE COMO PLANNING BOARD
RESOLUTION OF THE PLANNING BOARD
OF THE BOROUGH OR LAKE COMO
COUNTY OF MONMOUTH AND STATE OF NEW JERSEY

WHEREAS, the applicants John Tonero and Deirdre Tonero, applicants appeared
before the Board on two occasions, specifically, April 13, 2026 and May 11, 2026 with
their engineer Michael De Blasio, who presented testimony and exhibits wherein the
applicants sought bulk variance relief wherein the applicants sought to demolish the
existing single family dwelling house and construct a new two and one-half story
dwelling house with a concrete patio, shed, covered rear porch, rear staircase and other
assorted site improvements; and

WHEREAS, the applicants submitted a series of plans reflecting the subject property as
part of the application process reflecting the location and situs of the said proposed
dwelling house and other improvements; and

WHEREAS, the applicants appeared with their engineer Michael DeBlasio, PE and
presented his testimony in support of the application and who identified the proposed
structure and identified an ariel view of the site as well as a photograph of the proposed
improvements; and

WHEREAS, the Board, having given due consideration to the exhibits submitted into
evidence, and the testimony presented by and on behalf of the applicant, makes the
following findings of fact:

1. The subject property is located at 1817 Pine Terrace in the Borough of Lake
Como and within the R-40 zone of the Borough of Lake Como.

2. The subject property is undersized in terms of lot area, frontage, and width for
the zone. Such conditions are pre-existing and cannot be cured by the applicant.

3. The proposed use of the premises as a single-family dwelling house is consistent
with the use requirements in the zone wherein the subject property is located.

4. The applicant presented testimony of Mr. Michael De Blasio, who, being qualified
as a professional engineer and he testified that the subject construction was
consistent with the use in the zone and that the proposed dwelling house was



relocated to the rear of the property to ensure closer compliance with the relevant
bulk zoning ordinance as to setbacks. Moreover, and most significantly, the
applicant initially sought use variance pursuant to section “D” of the Municipal
Land Use Law, based upon the fact that the dwelling house was originally
contemplated to exceed the permitted height requirement by greater than ten
per-cent of the requirement. Applicant, at the May 11, 2026 hearing abandoned
such request for relief and presented testimony that the house would be totally
compliant with the height requirements of the R-40 zone. Moreover, with the
exception of the preexisting undersized nature of the subject parcel, Mr. DeBlasio
testified that the subject proposed dwelling house would be otherwise compliant
with the setbacks and all other bulk requirements of the R-40 zone.

5. Testimony was provided by Michael DeBlasio as to the intended use of the house
and and Mr. DeBlasio also testified that he believed that the Board could
properly grant the variance relief sought without undue harm to either the letter
and spirit of the local zoning ordinance and the Municipal Land Use Law.

6. The Board raised issue with an easement for a shared driveway easement
between the subject property located at 1817 Pine Terrace and 1819 Pine
Terrace. Applicant presented testimony and a termination of the said easement
which was executed on or about October 7, 2025 and recorded in the Office of
the Monmouth County Clerk on or about November 6, 2026.

7. The following exhibits were moved into Evidence

a. A-1 was a architectural plan dated October 28, 2025 and revised on
November 17, 2025 consisting of two sheets prepared by Matthew Evans,
AlA;

b. A-2 was a topographic survey for 1817 Pine Terrace dated September 22,
2025 with no revisions and prepared by Marc Cifone, consisting of one
sheet; and

c. A-3 was a grading plan for 1817 Pine Terrace prepared by Michael
DiBlasio, PE, dated November 17, 2025 and revised on February 19, 2026
consisting of one sheet.

8. Christina McKelvey, a neighbor residing at 1819 Pine Terrace in Lake Como,
testified and raised a question as to height of any proposed fencing on the
subject property and in particular, the placement of the fence along 40 feet of the
driveway which abuts the subject property, and which was addressed by the
applicant and stipulated that no proposed fence would be constructed along the
said 40 feet of the driveway.

THEREFORE, the Board finds that the relief sought by the applicant with respect to this
application,, specifically the following variances, may be granted based upon the criteria



of “undue hardship” as articulated in the provisions of section (c)(1) of the Municipal
Land Use Law without undue hardship or offense to either the Municipal Land Use Law
or the Local Zoning Ordinance in the Borough of Lake Como, and that the granting of
such relief may be effectuated without impairment of the intent or purpose of the Lake
Como Zoning Ordinance or zoning plan. The variances approved are:

1. Applicants may Raze the existing house on the subject property and
construct a two and a half story residential dwelling house in
accordance with the plans as placed into evidence before the Board at
the April 13 and May 11, 2026 hearing.

NOW THEREFORE, BE IT RESOLVED that the Lake Como Planning Board concludes
that the granting of the application requested by the applicant will not impair the zoning
plan for the R-40 zone or the Borough subject to all the conditions set forth in this
Resolution.

BE IT FURTHER RESOLVED, by the Planning Board of the Borough of Lake Como that
the application is approved subject to the following conditions:

1. Applicant has established that the subject easement between 1817
Pine Terrace and 1819 Pine Terrace has been and shall continue to be
vacated;

2. The basement of the proposed dwelling house shall be constructed
and raised TWO FEET above the high water table as noted in the
testimony and engineering commentary which was presented and
developed during the course of the subject hearing;

3. The proposed dwelling house shall be constructed in accordance with
all plans, drawings, permits and any other requirements and/or
representations by the applicant as to the said construction thereof;

4. There shall be no additional bulk variances granted as none were
sought other than the size of the subject lot, which is pre-existing with
respect to the subject application;

5. Any fencing shall be constructed in accordance with all applicable
requirements of the R-40 zone;

6. All construction shall be constructed in accordance with any and all
applicable regulations and requirements of the Lake Como Building
department as may be required.

THEREFORE, the application to grant the bulk relief sought by the Applicant with
respect to the Pergola as testified to during the course of the hearing and consistent
with the updated plans presented during the course of such hearing is hereby
GRANTED.

RESOLUTION

MOVED BY:

SECONDED BY:

ADOPTED BY THE FOLLOWING VOTES



AYES

NAYS:

ABSTENTIONS

The above resolution was approved by the Planning Board of the Borough of Lake

Como at its regular meeting on the 11" day of May 2026. | do hereby certify that the
foregoing is a true and correct copy of the Planning Board Resolution No: 2025-

Chairman,



| Borough Come

1740 Main Strect * Lake Como, New Jersey 07719

‘ o (732) 681-3232 » FAX (732) 681-8981 Andrew Huismon
Kevin G. Higgins Adwinistrato?
PLANNING BOARD APPLICATION
FOR MUNICIPAL USE ONLY _‘J
Application Number: : é w74 N
Received By: 7 A
Fees Collected: K205 [§ Rl
Hearing Date: 4l / ——
Resolutian Adopted By Board: d

OGranted Obenied

If something Is not applicable to the application being submitted, please specify with N/A

1. Applicant(s) Name, Address & Teléphone Number

Harry Craig Froonjian and Renee. Froonjian -
318 Seventeenth Ave., Lake Como N.J 07719

‘Phone: 201-747-0057: Email: hcfdmd@amail.com

If the applicant is being represented by an attorney, please state name, address & telephone

number
Jeffrey P. Beekman, Esq., The Beekman Law Firm, LLC

47 Mai
Phone: 732-774-8262 x107; Email: Jeffrey.Beekman@Beekmanlaw.com

3. Applicant is:
Ocorporation [ Partnership E(Individual O other o .

NOTE: If application Is a corporation or-a partnership, please attach a list of the names and

addresses of persons having a 10% interest or more in the corporation or partnership.
4. The relationship of applicant to the property in question Is:

B’ Owner . [ Lessee
If applicant is not Owner, please state name, address and telephone number of the owner:

Applicant and Owner are thesame




Ck# 9—145/ $ ]70 & Rec’d by /V;ﬁ_/[ﬁ_ Daéz/lg’ a%" Permit ﬂZpZé OCT

|: * 4 NON-REFUNDABLE $70.00 FEE MUST BE S’UBMITTED WITH THIS APPLICATION*

Borough of Lake Como S653

Zoning Application for Residential and Commercial Properties

1. Address of Property: 318 17th Avenue, Lake Gomo S
Block: 1  Lot: 8  Zome: R4
» N 2. Property Designation: Single Family X Multi Family ____ Commercial
o 3. Applicant’s Name*: Caroline Grieco - -
Z Address: P.0. BoX 405 Manasquan, NJ 08736 (emall: carcine@maeve-arch.com)
| Phone Number: 7322458200 o ]
2 *Applicant is: Owner ______ Contractor ___ Otherx____
n (If other, please describg) Amhitect B
4, Owner’s Name: H. Craig and Renee Froonflan e
Address: 318 17th Avenue, Lake Coma - ) )
Phone Number: 201-747-0057 = - S
5. Type of Proposal: (please check)
~ New Home X AlterahontoTstmg Home: 1-1%Story 2-2% Story X
| _X__Pool: AboveGround_____ In-Ground X
_ Shed ____ Fence Deck X _ Other *If other, please describe;
shed and fence is exiting to ramain, ses sita plan, rear deck is €' wx 36" deep (lnding atstel) -
| Water Line: Existing * New Upgraded
| Sewer Line: Existing X New Upgraded

Dimension of New Building/Addition: SEFBELOWY Height of New Building/Addition:

Area of New Building/Addition: sq. ft. Number and Types of Rooms: MUD, 1/2 BATH AT REAR

EXPANDED LIVING SPACE AT FRONT 4) BEDROOMS BATH & LAUNDRY ROOM AT NEW 2ND FLOOR + UNFINISHED ATTIC ABOVE

* If muitiple additions are being apphed for, itemize the additions and provxde all pertinent information for each addition as
requested above. * If addition is a pool, please indicate type and height of fencing.

Additional Information:
SEE UPPER LEFT GCORNER OF SHEET 2-100 FOR FULL DESCRIPTION. SEE ELEVATIONS FOR NEW BUILDING HEIGHT = 340

K SEE ALLSIZE PLAN FILED w [2o00E AP

1-STORY, ADCITION REAR = 8 X 12'6" = 112.5 §,F., 13'9 1/2" HT., FRONT ADDITION = 28'- 2" X3'=84.5 S.F., 2ND FLOOR ADDITION 28'2" X 369" = 1,089.2 S F



Borough Of Lake Como

1740 Main Street . .
1—;9@0 Lake Como, NJ 07719 Zoning Permit
(732)681-3232

Application Id: 5052 Application Date: 02/27/26

Owner/Property Detalls C L e T e i
Phone #: (201)747-0057

| Permit Number: 22600009 Permit Issue Date: 02/27/26 Invoice #: 26-00041 —‘
|
|

Block/Lot/Qual: 1. 9.
| Owner Name: FROONJIAN, HARRY & RENEE Zoning District:
Address: 218 SEVENTEENTH AVENUE Location: 318 SEVENTEENTH AVENUE ’

LAKE COMD, NJ 07719 |

Contractor: MAEVE ARCHITECTURE LLC
Address: P,Q. BOX 405
MANASQUAN, NJ 08736

| Phone Number: (732)245-8201
| License #: __J |

This is to certif ¥ that thé above descnptlon premised together- wlth any- buildinp thereon, are used as or. for.

ADDITION/ALTERATION
PLUNGE POOL
OUTDOOR SHOWER

e ~ Conditions: : i

J v!"""."-hs e B B - N =1
DENIEIL»*"

__...d—--—"

1. ADDITION MUST BE MEET THE 3' SIDE SETBACK.

_| 2. SECOND FLOOR BALCONY NOT PERMITTED IN THE 20' FRONT SETBACK, ONLY AN 8' FIRST FLOCOR OPEN PORCH. |

3. (3) 9'x19' PARKING SPACES ARE REQUIRED FOR 5 BEDROOMS,

’ | __Payments (Office Use Only) "

| 'NOTE: If construction does not commence within one {1) year of Issuance or if
| eonstruction ceases far a perfod of six (6) months, this permit is void.

|

. - }
AN R R }_r:
| Zoning Officer T A Date
il - = =—




»
3/18/26, 6:35 PM Open Public Records Search System

Contact Us  FAUs

GPRE Home
Tax Board ¥ Mod IV
New Search | Assessment Posicard { Propeny_Card |
Block: 1 Prop Loc: 318 SEVENTEENTH AVENUE  Owner: FROONJIAN, HARRY & RENEE Square Ft: 897
Lot: 9 District: 1346 LAKE COMO Street: 318 SEVENTEENTH AVENUE Year Built: 1950
Qual: Class: 2 City State: LAKE COMO, NJ 07719 Style: RH
Additienal Information
Pricr Block: 20.A Acct Num: Addl Lots: EPL. Code: 000
Pricr Lot: 71 Mtg Acct: Land Desc: 40X100 Statute:
Prior Qual: Bank Code: 0 Bldg Desc: 1SF Initial: Further:
Updated: 10/09/24  Tax Codes: Class4Cd: 0 Desc!
Zone: R-40 Map Page: 2 Acreage: 0.092 Taxes: 8141.25/ 0.00
Salz Information
Sale Date: 09/29/23 Book: 9663 Page: 1145 Price: 780000 NU#: 10
Sria Date ook Pags Price ML Ra:io Grarntee
More Info 05/22/01 8025 6544 175000 58.63 DOWNS, RICHARD E & GAITL L
Mere Info 05/22/01 8046 6518 1 3 4] DOWNS, RAYMOND E & GAIL L
Mgore Info 09/15/16 9189 679 520000 74.58 SOVA, CARL
More Info 05/29/23 9663 1145 780000 10 89.55 FROONIIAN, HARRY & RENEE
Yuar Prsnorty Lo
202 318 SEVENTEENTH AVENUE 675000 0 849100 2
174100
843100
2025 318 SEVENTEENTH AVENUE 640000 0 812500 2
172500
812500
2024 318 SEVENTEENTH AVENUE 600000 0 772900 2
§ EELRTEREL T L. WEEET R TR BRI L8 Y R SR M TR T . e I R

Terms of Use Rel 2026-1 (02/73/2026)

hitps:/foprs.co.monmouth.nj.us/oprs/External.aspx?ild=12

R >

P e

B T ——

T et v e

T SSEe e ooy
o :




Block 1 Land Desc 40X100 Owners Name

Land 675,000 Exemption Net Taxable Value Deductions
Lot 9 Bldg Desc 15F Street Address Bank Impr 174,100 Code cd No-Ow
Qual Addl Lots City & State zip 07719 Total 849,100 value 0

Zone m.ac.? 2

Sewer : YES
Water: YES
Topg eVl
T raphy:

Road: PAVED

BUILDING INFORMATION

Type and Use: ONE FAMILY
Story Helght: ONE STORY
Style: RANCH
Exterior Fin: VINYL SIDING
ASBESTOS SIDING
Roof Type: HiP
Roof Material: ASPHALT SHINGLE
Foundation: CONG/CIND BLK 7 _
Condition: G0oD 3
Quality: 16 — *
Source: ESTIMATED |2
Bath: Mod:  Avg:1 Old: 78 _
Kitchen: Mod:1 Avg: 0Old:
Room Count: Tot: 4 Bed: 2 Bth: 1
Year Built: 1950
Eff Age (Years): 45
Livable Area: 997
BASEMENT 997 SF
FIRST STORY 997 SF
STONE SF B4
FORCED HOT AIR 997 SF
AC ADDED TO HOT 997. SF %
3 FIXTURE BATH 1
SINGLE FIXTURE 1
OPEN PORCH 196 SF 3 1B
_
SALE DATE 00/00/00
SALE PRICE 0
B — 2 _
7 op

Cozvrizhe (c) 1999 Micra5vitems-NJ.Com, L.L.C.

- = — o 03/18/26 Scale: 10
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Inst. # 2023070796 - Page 1 of 6

5971881 _10M10D{10H40MS)/6865307 8374809

Monmouth County Document Summary Sheet
Transaction Identification Number 6865307 8374809
MONMOUTH COUNTY CLERK .
Recorded Document to be Returned by Submitter to:
FORBOX 1251 ALL AHEAD TITLE AGENCY
MA TY. 46 HIGHWAY 36
FREEHOLD NJ 07728 KEYPORT, NJ 07735 .
‘\k\
Official Use Only Submission Date (mm/dd/vyyy) ey .f 10/10/2023
No. of Pages (excluding Summary Sha@ Y ¢ 4
CHRISTINE GIORDANG HANLON Recording Fee (excluding transfe "“f‘ $70.00
COUNTY CLERK
' MORMOUTH COUNTY, KJ
Realty Transfer Tax
INSTRUMENT NUMBER ty $7’093‘00
2023070796 Total Amount $7.163.00
:::oﬁfnzggg Document Type '@ Dﬂ\O EXEMPTION FROM REALTY TRANSFFR FEE
2:24:45 BM F %
BOOK:OR-9663 DACE:1145 .
Total Pages: 6 Electronic Recgfition Level 12 - Level 2 (With Images)
A A
REALTY TRANSFER FEES $7,093.00 s
COUNTY RECOBDING FEES $70.00
| ToTan pAID $7.163.00 & 5 o 4601
"_
&
%‘ " 1457283
b}
% = . - -
w Additional Information (Official Use Only)
* DO NOT REMOVE THIS PAGE.
COVER SHEET [DOCUMENT SUMMARY FORM] IS PART OF MONMQUTH COUNTY FILING RECORD.
RETAIN THIS PAGE FOR FUTURE REFERENCE,
Page 1 of 2
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Prepared by: Joseph C. Jasaltis, Esq.

DEED

This Deed is made on September 2, 2023

BETWEEN
Christine A. Sova as Executrix, Under the Last Will and Testament of Carl Sova,
Deceased, whose address is 524 Borle Avenue, Brielle, N.J. 08730, referred to as the

Grantor,

AND
Harry Froonjian and Renee Froonjian, husband and wife, whose address is aboUt: 3

318 Seventeenth Avenue, Lake Como, N.J. 07719, referred to as the Grantgg
The word "Grantor' and "Grantee" shall mean all Grantors and Grcmfe;s Jls‘r
ey

Transfer of Ownership. The Grantor grants and conveys (iransfe ow@grshipﬁ:f) ﬂ%
£

property describbed below to the Grantee. This fransfer is m 161 the-Sugsfof SEVEN
HUNDRED EIGHTY THOUSAND and 00/100 DOLLARS {$780.00 Th rantor
acknowiedges receipt of this money. e ;

Tax Map Reference. (N.J.S.A. 46:15-1.1) Borough of L%\?\omo:
BlockNo. 1 : LotNo. ¢ 8 ] .
X

Property The Property consists of the land and CIII e #gs and structures on the

D GR&%ESCRIPTION

vﬁia by Deed from Raymond E. Downs and
5, 2016, recorded September 28, 20186, in the
ok: OR-9189, Page 679.

BEING the same land and premises convesgd
Gail L. Downs, Husband and Wife, dated
Monmotuth County Clerk/Register's Offigg

‘g@phen Sova), departed this life an or about July 1, 2023, a

Thereafter, the said Cari Sova, (a.
leaving a Last Will and Testament dated January 9, 2004,

resident of Monmouth County, New

having no codicils, duly filedun.the¥ i
whereupon Christine A. Spva, was aSgafited Executor of the Estate on July 20th, 2023. Carl Sova,

(a.k.a.: Carl Stephen S a) left sufylving issue, one daughter, Amanda M. Vizzacco and one son,
Stephen G. Sova. The Carl Scfa, (a.k.a.: Carl Stephen Sova), devised all of the Rest Residue and
Remainder of His Estate hter, Amanda M. Vizzacco and his son, Stephen G. Sova.

BEING the samBip@mises conveyed to Richards Downs and Gail L. Downs, husband and wife by Deed
from Richard C. ak and Dianne M. Dworzak f/k/a Dianne M. Brown, husband and wife, dated May

22,2001 and raggrde 30, 2001 In the Monmouth County Clerk's Cffice In Deed Book 8025, Page
6544. ‘g o
i

£ .,
BEIN samﬁ;ﬂé’mlses conveyed to Raymond E. Downs and Gail L. Downs, husband and wife by
Reed fromedichard C. Dworzak and Dianne M. Dworzak f/k/a Dianne M. Brown, husband and wife, dated
° a:gnd re-recorded August 24, 2001 in the Monmouth County Clerk's Office in Deed Book

M%;Fage 6518. NOTE: The said Deed was re-recorded August 24, 2001, in Deed Baok 8046, Page
6518, Qsorrect the spelling of the Grantee Raymand E. Downs.

Subject to easements, if any, existing restrictions of record, if any, the effect, if any, of
municipal zoning lows and other applicable municipal and governmental regulgtions
and facts shown by an accurate survey.
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GIT/REP-3 State of New Jersey

(2-21)- Seller’s Residency Certification/Exemption
{Print or Typa)

Name(s)
Christine A. Sova as Executrix, Under the Last Will and Testament of Carl Sova, Deceased

Current Stregt Address
524 Borie Avenue
City, Town, Post Office
Brielle

Properly Information

Block(s) Lot(s)
1 9

State ZIP Code
NJ 08730

Qualifier

Street Address

318 Seventeenth Avenue o
City, Town, Post Office State ‘:';{‘ ZIP Code
Lake Como o B NJ 07719
Seller's Percentage of Ownership " Total Consideration Closing Date

100 $780,000.00 i Q12933

rsey Gross Income Tax Act,
e disposition of this property.

.S, Code section 121.

will file 2 resident gross Income tax return, and will pay any applicable taxes on :W

2. The real propenty sold or transferred is used exclusively as a principal residence efinsd

3. O Seleris a mortgagor conveying the mortgaged property to a mortgagee in fore orin transfer In lieu of foreclosure with no
additional consideration. :

4. O Selier, transferor, or transferee is an agency or authority of the United Stales of Amenc.a, an agency or authority of the State of New
Jersey, the Federal National Mmtgage Association, the Federal Home Loarrﬂortgaga Corporation, the Government National Morigage
Association, or a private mortgage insurance company.

5. 0O Selleris not an individual, estate, or trust and Is not required to make an eql_gnateﬂ' Gross income Tax payment.

6. [0 The total consideration for the property is $1,000 or less so the sellg i equlred to make an estimated Income Tax payment.

7. [ The gain from the sale is not recognized for federal incomegak er 26 U.S. Code section 721, 10231, ar 1033 (CIRCLE THE
APPLICABLE SECTION). If the indicated section does not ly to this transaction, the seller acknowledges the obligation to
file a New Jersey Income Tax retum for the year of the galediRg, the recognized gain

O Sefler did not receive non-iike kind property.

8. [ The real property is being transferred by an execulor%m tor of a decedent to a devisee or heir to effect distribution of the
decedent's estate in accordance with the provisiong,nf the dent's will or the intestate laws of this State.

9. O The real propery being sold is subject to a shortgale’ d by the mortgagee, whereby the seller agreed not to receive any
proceeds from the sale and the mortgagee wilj = alfproceeds paying off an agreed amount of the morigage

10. [0 The deed is dated prior to August 1, 2004..ane ayEis previously recarded.

11. O The real property is being transferred’under a \ocation company transaction where a trustee of the relocation company buys the
property from the selfler and then sells the hon% to a third party buyer for the same price.

12. 0 The real property Is being transfem pouses or incident to a divorce decree or property settlement agresment under 26 U.S.
Code section 1041.

13. O The property transferred is-a cetmatary plot.

14. [0 Tha seller is not receiving ppty; d3 from the sale. Net proceeds from the sale means the net amount due to ihe selier on the
settlement sheet. g

16. O Thesellerisa retlmme'%t‘ shiliat received an acknowledgment letter from the Internal Revenue Service that the seller is a retiramant
trust, and is th gggulred to make the estimated Gross Income Tax payment.

useicu‘vu unjon partner) originally purchased the property while a resident of New Jersey as a member of the U.S.
ow selling the property as a resuit of belng deployad on active duty outside of New Jersey. (Only check this box

if applicable and neithEr boxes 1 nor 2 apply.)
Seller’s Declarations

The undersigned understands that this declaration and its contents may be disclased or provided to the New Jersey Division of Taxation and that any
false statement contained herein may be punished by fine, imprisonment, or both. 1 furthermore declare that | have examined this declaration and, to

the best of my knowledge and bellef, it is true, correct and complete. By checking this box O | certify that a Power of Attorney to represent the selfler(s)
has been praviously recorded or is béing recorded simuitaneously yith the deed to wirith this form is attached.

‘7/:1(/33 M/', LY, /4%

[ Date/ Signature (Seller) !ndthé if Power of Attomey or Attomney in Fact

16. (O The seller (and/c

Date Signature (Seller) Indicate if Power of Attomney or Attomey in Fact
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REFERENCES:

1. DEED BOOK 9189 PAGE 679,

2. TAX MAP LAKE COMO BOROUGH, LOT 9, BLOCK |

3. BEING KNOWN AND DESIGNATED AS LOTS 71 AND 72 N BLOCK | AS SHOWNON A CERTAIN MAP ENTITLED "PLAN OF LOTS IN SOUTH BELMAR, MONMOUTH COUNTY, NBW IERSEY, THE
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LAKE COMO, COUNTY OF MONMOUTH, STATE OF NEW IERSEY, FILED ON MARCH 29, 1945 IN THE MONMOUTH COUNTY CLERK'S OFFICE AS CASE NO. 14-13..

NOTES;
. "A WRITTEN "WAIVER AND DIRECTION NOT TO SET CORNER MARKERS" HAS BEEN OBTATNED FROM THE ULTIMATE USER PURSUANT TO N.J.A.C. 13:40-5.1{D)".
2. THIS SURVEY IS PREPARED SPECIFICALLY FOR THE INDIVIDUAL(S} (N THE TITLE AND/ OR THE CERTIFICATION. THE UNDERSIGNED WILL NOT BE RESPONSIBLE
OR ASSUME ANY LIABILITY FOR THE USE OF THIS SURVEY FOR ANY OTHER PURPOSE INCLUDING, BUT NOT LIMITED TO SURVEY AFFIDAVIT,
RESALE OF THE PROPERTY OR ASSIGNMENT QF THE SURVEY TO ANY PERSON NOT 80 NAMED.

3. THIS MAP OR ANY PART THEREOF (S NOT TO BE REPRODUCED WITHOUT WRITTEN CONSENT BY ANDRZEJ NAMYSLAK, PLS.
4. SUBIECT TO EASEMENTS AND RESTRICTIONS OF RECORD .
S.  WETLANDS, FLOOD ZONE, SUBSURFACE AND ENVIRONMENTAL CONDITIONS WERE NOT ASSESSED OR SURVEYED AS PART OF THIS SURVEY.
A REV. - CHECK/CONFIRM CURB ONS - 4/10/26
" . @ .- ELEVATI -
7. ELEVATIONS SHOW ARE REFERENCED TO NAVD 88. REV. - ADD TOPO - 311126
] Y FIELD DATE. 0R/08/25
GEOSPATIAL SURVEYING & LAYOUT L o en =2’ —| BOUNDARY & TOPOGRAPHIC SURVEY
Cortificate of Business Authorizati OF THE PROPERTY LOGATED AT:
R ANDRZE! NAMYSLAK, PLS. 318 SEVENTEENTH AVENUE,
f”’) GEOSPATIAL 24GA25278100 PROFESSIONAL LAND 844 VEYOR| ~ LAKE COMO BOROUGH, 07719, NJ
SURVEYING & LAYOUT 410 LAFAYETTE AVE., : _ COUNTY OF MONMOUTH,

WYCKOFF, NJ, 07481
TEL.: (201)268-2992

LOT 9, BLOCK 1.

Email: Info@Geo-SL.com NI Lic. No. 246804335900 ET)
www.Geo-5L.com NY Lic. No. 051014 SCALE 1"=20' 25-1099




EDNING CHART PROJECT NO.: 26015
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ZONING CHART
LAKE COMO, NEW JERSEY

R40 - RESIDENTIAL, SINGLE-FAMILY

ED EXISTING PROPOSED

MIN. LOT DIMENSIONS (PRINCIPAL BUILDING)
MIN. LOT AR 4,000 S.F. 4,000 S.F. N/C
MIN. LOT FRONTAGE 40FT 40FT
MIN. LOT WIDTH 40FT 40FT N/C
MIN. LOT DEPTH 100 FT 100 FT N/C
MiIN. YARD SETBACKS (PRINCIPAL BUILDING)
FRONT YARD 299 FT 269FT
FRONT OPEN PORCH (1ST FLOOR) 12 FI' 216 FT 186 FT
FRONT OPEN PORCH (2ND FLOOR) 20FT NONE 207 FT
REAR YARD 10FT 202 FT 22.7FT
SIDE YARD 3FTEA 8.8 FT/27 FT" 3"
MIN. YARD SETBACKS (ACCESSORY BUILDING)
REAR YARD 26FT" N/C
POOL 5 FI' - 5FT
MAX. LOT COVERAGE
MAX. BUILDING AREA COVERAGE 40% 32.7% 38.8%
TOTAL IMPERVIOUS AREA COVERAGE  60% 54.0% 60%
FRONT YARD IMPERV. COVERAGE 50% 36.7% 33.5%
MAX. BUILDING HEIGHT
ALL OTHER ROOFS 2.5 STORIES 1 STORY (;.5 STORIES

135 FT 119'-10 1/2" /33 FT,
OFF STREET PARKING SPACES/ (2) 9FT X 19FT/ (1) 8.8FT X 19FT*/ X 9FT/
BEDROCMS (4 BEDS) (2) BEDS (4) BEDS

* EXISTING NON-CONFORMING
N/C: HAN

4
HALF-STORY AREA CALCULATIONS

/_\P/'\/—f\wmﬁ/ 1

50% OF THE ENCLOSED FLOOR AREA OF THE STORY BELOW: 560.69 SQ FT (2ND FLOOR: 1121.38 SQ FT)
ENCLOSED FLOOR AREA OF HALF STORY (WITH A HEADROOM HEIGHT OF §' OR GREATERY): 554.55 SQ FT

5 KNEE WALL
NG HT.

# CEILING HT,

B CEILIN

5 KNEE WALL

UNFINISHED

B CEILING HT.

5 KNEEWALL

N AAAAAAAAAAAA A A A A

(e) caroline@maeve-arch.com

MAEVE Architecture, LLC

P.O. BOX 405 MANASQUAN, NJ 08736

ALTERATION & | |[FROONJIAN RESIDENCE

318 SEVENTEENTH AVE, LAKE COMO,
ADDITION NEW JERSEY, 07719
PROJECT NO.: 25015 MONMOUTH COUNTY, LOT 8| BLOCK 1

HALF STORY (ATTIC)

Scale As indicated
Slohordeaed | 2105
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architects + engineers

4810 Belmar Boulevard, Ste 201
Wall Township, NJ 07753 | tel 732.414.2661 | ENGINEERING NJ #24GA28019100

May 27, 2026

Lake Como Planning Board

c/o Viveca Graham, Board Secretary
1740 Main Street

P.O. Box 569

Lake Como, NJ 07719

Re: Completeness/Technical Review
Froonjian Variance Application
318 17th Avenue
Block 1, Lot 9
H2M Project No. LKCP 2602

Dear Chairman and Board Members:

I am in receipt of an application package for the referenced project. The package includes an Alteration
and Addition Plan (4 sheets) prepared by Caroline Grieco, R.A., dated April 13, 2026, Boundary and
Topographic Survey prepared by Andrzej Namyslak, P.L.S., dated August 8, 2025; a denied Zoning
Application, and a complete application. At this time, | find that this application is substantially complete
and may be scheduled for a public hearing at the Board’s convenience. Accordingly, based on my review
of these documents in conjunction with the Borough Zoning Ordinance, | offer the following comments
for your use through the public hearing process.

General

The property in question is located on the northern side of 17" Avenue, approximately 275 feet west of
the intersection with New Bedford Road. This location is within the Borough’s Residential Zone 40 (R-
40). The property is of rectangular shape and currently contains a 1-story frame dwelling with covered
front porch, a shed, concrete driveway, and rear patios. The Applicant proposes to construct multiple
additions, including a second floor and half story addition to the existing dwelling, a rear 1-story addition,
and an addition in the front of the dwelling. The Applicant further proposes to construct a new pool, a
driveway expansion, paver walkways, boardwalk patio, and exterior shower. The existing lot and
proposed lot are conforming; however, the existing dwelling and proposed dwelling are non-conforming
for the zone.

Land Use/Site Planning Issues

My review of the proposed plan identified the following issues that should be addressed through the
public hearing process:

1. Code Section 17-9.1 sets forth the development criteria for the R-40 Zone. My review of these
criteria in conjunction with the proposed plan identified the following non-conformities:

H2M Architects, Engineers, Land Surveying and Landscape Architecture, DPC (NY) offers its services in NY only
H2M Architects & Engineers, Inc. (NJ) offers its services in NJ, DE, CT, FL, LA, MA, PA, VA only
H2M Associates, Inc. (NJ) offers its engineering, land surveying, landscape architecture services in NJ only hZm.com



Froonjian Variance Application ;
318 17th Avenue "
May 27, 2026 VI
Page 2 of 3

Side Yard Setback (east) — 3 feet minimum, 2.7 feet existing, 2.7 feet proposed;
Building Height — 35 feet maximum, 19.88 feet existing, 35.05 feet proposed

Acc. Side Yard Setback (shed) — 3 feet minimum, 2.2 feet existing/proposed,;

Acc. Rear Yard Setback (shed) — 3 feet minimum, 2.6 feet existing/proposed; and
Number of Stories — 2.5 stories maximum allowable, 3 stories proposed.

O 0O 0 0O

The existing non-conformities cited above are provided for the Board’s information, however, the
items bolded above will require variance relief through this application.

The Building Height is bolded above, as the curb grade utilized is not the curb grade at the
midpoint of the site. The interpolated curb grade at the center of the property is elevation 13.14.

Also, there is no indication that the non-conforming location of the shed was created legally.
Accordingly, the Board should elicit testimony regarding the origins of the shed and consider
exploring how it could be made to be conforming or consider the proper variance relief.

Lastly, the enclosed floor area of the half-story cannot exceed 50% of the enclosed floor area of
the story below, per the Borough Code. The proposed attic/half-story exceeds the 50% maximum
in its proposed arrangement. The exceedance of the 50% maximum constitutes a variance
condition as it is a proposed third story by definition.

2. Code Section 17-10.7 and the Zoning definitions section of the ordinance identify the requisite
size of off-street parking spaces at 9 feet by 19 feet and further establishes the number of off-
street spaces for residential homes based on bedroom count. The proposed plans depict 2 off-
street spaces with the dimensions of 8.8 feet by 19 feet. Accordingly, these are not recognized
as conforming parking spaces and variance relief will be required for the proposed diminutive
space size.

Also, the original Zoning denial for this property identified the parking space requirement of 3 off-
street spaces for five (5) bedrooms. Per Borough Code Section 17-10.7, three (3) spaces are
required for 5-6 bedrooms. The architectural plans now depict a total of four (4) bedrooms in the
proposed dwelling, with a den located amongst the bedrooms on the proposed second floor and
a walk-up attic space. There is nothing preventing the den and/or the attic from being converted
into a bedroom post-approval, which would technically avoid the Borough parking requirements
cited above. The Board should elicit testimony to ensure a suitable mechanism is set forth as a
condition of any approval such that the dwelling does not exceed the total of four (4) bedrooms
as established in the application documents and via testimony.

3. Ordinance 2024-1 establishes grading and drainage requirements for non-Major Developments
throughout the Borough. There is no grading depicted on the proposed site plan and the plan
should be revised to depict the elevations across the property and indicate the stormwater flows
to ensure there will be no stormwater impacts to neighboring properties. The Board should
condition any approval on the successful review and approval of a Grading and Drainage Plan by
the Municipal Engineer.

Also, there are a number of call-outs on the architectural plans identifying “pervious landscaping”.
However, these terms are not defined. The Board should elicit testimony regarding what this
treatment may be to ensure it is in keeping with the ordinance and good engineering practice.



Froonjian Variance Application _
318 17th Avenue |
May 27, 2026 '
Page 3 of 3

4. The site visit revealed the curbs and sidewalk along the subject property frontage are in disrepair.
The Board should condition any approval on the replacement of such improvements.

I trust this report is suitable for your purposes. If you have any questions regarding this application, please
contact me.

Very truly yours,
H2M ASSOCIATES, INC.

Alan P. Hilla, Jr., P.E., P.P., CME
Planning Board Engineer

cc: Harry and Renee Froonijian, Applicant (via email)
Jeffrey Beekman, Esq., Applicant’s Attorney (via email)
Robert Witek, Esq., Board Attorney (via email)
Caroline Grieco, RA, Applicant's Architect (via email)



