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

PLANNING BOARD AGENDA

NOVEMBER 10, 2025 7:00 PM
REGULAR MEETING LAKE COMO

L CALL TO ORDER

IL. 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 FEBRUARY 20, 2025, 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 **
III. ROLL CALL
IV. MEMORIALIZATION OF A RESOLUTION NO. 2025-06:
TONELLI, JAMES

1808 FERNWOOD RD.
BLK - 14 LOT - 40

V. CONTINUED APPEAL OF ZONING DETERMINATION/VARIANCE
CZERMINSKI, DIANE
3 RIPLEY LANE
BLK - 16 LOT-17
*(SEE MEMO FROM A HUISMAN, BOROUGH ADMIN.)

V1. USE VARIANCE APPLICATION
STUTO, JOSEPH
399 NORTH BOULEVARD
B-18 LOT -20

VII. NEW BUSINESS

VIII. UPDATES & UNFINISHED BUSINESS
CHANGING ZONING MAP TO REFLECT 1825 BRADLEY TERR. IN THE R-40 ZONE.

IX. FUTURE MEETING DISCUSSIONS
PLANNING BOARD APPLICATION AND ESCROW FEES; STONES IN DRIVEWAYS; VERGE

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

XI. MOTION TO ADJOURN

THE NEXT REGULAR MEETING OF THE LAKE COMO PLANNING BOARD WILL BE HELD IN
THE MEETING ROOM ON MONDAY, DECEMBER 08, 2025, AT 7:00 PM. ALL MEETINGS ARE
OPEN TO THE PUBLIC.



APPLICANT: JAMES AND JENNIFER TONELLI
ATTORNEY: GEORGE MCGILL, ESQUIRE
APPLICATION NUMBER: 25-06

BLOCK 14; LOT 40

PROPERTY: 1808 FERNWOOD ROAD, 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 James and Jennifer Tonelli are the record owners of a certain
parcel of real property shown on the tax map of the Borough of Lake Como as Block 14; Lot
40inthe said Borough. Applicants, through theircounsel George D. McGill, Esquire, filed the
subject application seeking bulk variance relief to renovate the subject dwelling house
located on the subject property by razing same and constructing a new dwelling house on
the footprint of the existing structure; and

WHEREAS, the applicants had made a number of changes to the initial plans submitted in
conjunction with the application to reflect that the subject improvements to the dwelling
houseto providefor aroof heightof 21.875 feet, with a pitch ofa “2 on 12” pitch which therein
brought the proposed roof into conformity with the requirements of the said zoning
ordinance; and

WHEREAS, the applicants also amended the initial plan to reflect that the front of the
dwelling housewould be redesigned to indicate that the front entrance to the dwelling house
would be located on the left/northerly side of the dwelling house and repositioning the
driveway to the right/southerly side of the dwelling house and also to include one single
parking space where two off-street parking spaces are required by the ordinance; and

WHEREAS, the applicants appeared with their attorney George D. McGill, Esquire and James
Tonelli testified on behalf of the applicants with respect to the redesign of the premises as
did Michael Winkler, RA who also testified as to the redesign of the subject premises and
was recognized by the Board as an Expertin Architecture; 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 on Fernwood Road in the Borough of Lake Como and
within the R-40 zone of the Borough of Lake Como.



. 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.

. The application seeks permission to raze the existing residential dwelling house
located on the subject property and construct a new residential dwelling comprised
of one and one-half stories and the redesigned plans have eliminated any height
requirement of the Ordinance.

. Testimonywas provided byJames Tonelli who noted that he and his professionals had
modified the initial plans to reflect the concerns voiced by the members of the Board
during the first hearing on this application and the board was satisfied with these
modifications to the subject plans in that the subject modifications have addressed
aesthetic and safety concerns which were raised by the Board.

. Testimony was provided by Michael Winkler, RA who was qualified as an expert and
who provided testimonyto the effect that the redesign ofthe roof would eliminate any
issue with bulk variance relief asto the roof of the proposed dwelling houseand also
as to the redesign of the front of the house, includingthe relocation of the front entry
door and the driveway and parking space in the front of the house. Mr. Winkler also
testified that the revised layout of the driveway would eliminate anyneed fora shared
driveway, which was raised by the next door neighbor named Angela Micchelli, who
resided at 1810 Fernwood Rd. and who was satisfied with the proposalto eliminate
the shared driveway.

. Mr. Winkler 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.

. Thefollowing exhibits were moved into Evidence
a. Redrafted Plans dated August 2025 as A-1

THEREFORE, the Board finds that the relief sought by the applicant with respect to this
application,, specifically the followingvariances, may be granted based upon the criteria of
“undue hardship” as articulated inthe provisions of section (c)(1) ofthe 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, andthat the granting of such relief may be
effectuated withoutimpairment of the intentor purpose of the Lake ComoZoning Ordinance
or zoning plan. The variances approved are:

1. Applicants may construct the front yard driveway on theright or southerly
side of the property and the variance shall be permitted to permit one
parking space where two are required.



NOWTHEREFORE, BE IT RESOLVED that the Lake Como Planning Board concludes that the
granting of the application requested by the applicant will notimpair the zoning plan forthe
R-40 zone orthe 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 may construct the private dwelling house in conformity with the
plans submitted and marked into evidence at the hearing held before the
Board on October 6, 2025 before the Lake Como Planning Board and shall
construct a house with a roof height of 21.875 feet and a utilization of “2
on 12” pitch as well as to construct driveway on the right or southerly side
of the property and the entry door on the left or northerly side of the
property. The property shall contain one off-street parking space where
two are required pursuantto the local Ordinance.

Applicant will submit drainage calculations to the Borough Engineer for
approval thereby as part of the application and permitting process for
construction.

All construction and development of the subject site will be completed in
accordance with the plans, renderings and testimony presented at the
hearing and subject to anyand all conditions set forth during such hearing
whether or notincluded in the language of this Resolution.

Subject to the applicants complying with any and all federal, state, county
and local laws and regulations pertaining to the construction and
development of the site in question. Furthermore, if any governmental
agency grants a waiver or variance of any regulation which affects this
approval, the matter shall be broughtback before the Board to review such
action and the Board shall have the right to modify this approval and/or
conditions attached hereto as a result of any such action.

THEREFORE, the application to grantthe bulk relief sought by the Applicant with respect to
the one and one-half story reconstruction of the dwelling house 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 2025-06

MOVED BY:
SECONDED BY:

ADOPTED BY THE FOLLOWING VOTESD

AYES

NAYS:

ABSTENTIONS



The above resolution was approved by the Planning Board of the Borough of Lake Como at
its regular meeting on the 10* day of November, 2025. | do hereby certify that the foregoing
is a true and correct copy of the Planning Board Resolution No: 2025-06

Chairman, Joseph Cavaluzzi



McGill & Hall, L.L.C.

ATTORNEYS AT LAW
708 10t Avenue, Second Floor
Belmar, N.J. 07719
Telephone (732) 419-9000
Fax: 732-749-7480

George D. McGill, Esq. Thomas Hall, Esq. N/ and N.Y. Bars
Email, gdm@mcgillhall.com Email, th@mcgillhall. com
Direct Dial, 732 749 7501 ~Direct Dial, 732 749 7502

November 5, 2025

Viveca Graham

Planning Board Secretary
Borough of Lake Como
1740 Main Street

Lake Como, NJ 07719

Re:  Czerminski Land Use Application
3 Ripley Lane, Lake Como

Dear Ms. Graham:

As you know, I represent the Applicant, Diane Czerminski in the aforementioned matter.
Enclosed is a revised plan where the garage has been removed, drywall added, and driveway
slopes into the property.

As always, thank you for your courtesies and kind assistance in this matter.

Very truly yours,

GEORGE D. MCGILL

enclosure
GDM/ss
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Borough of Lake Come

1740 Main Strect ® Lake Como, New Jersey 07719

{732) 681-3232 « FAX (732) 681-8981 .
Andrew Huisman

Kevin G. Higgins
Administrator

Mayor

QOctober 30, 2025

Lake Como Planning Board

Re:  Appeal of Zoning Determination / Variance Application —
3 Ripley Lane, Lake Como, NJ

Dear Members of the Lake Como Planning Board:

At the September 8, 2025 meeting of the Lake Como Planning Board, the Board
requested the attendance of Mr. John Rowe, Zoning Officer, to provide testimony regarding the
application for 3 Ripley Lane. Specifically, the Board sought clarification on why the application
was initially approved but later denied for a permit involving the creation of a new curb cut and
driveway access.

As background, the application was originally approved by Mr. Rowe but was
subsequently denied at my request in my capacity as Borough Administrator. The denial was
issued due to initial concems regarding whether a new curb cut could be established without
express authorization from the Borough. Upon further review, it appears that neither the Borough
Code nor any applicable New Jersey statute expressly prohibits the installation of a new curb cut
under the circumstances presented.

Additional consideration was given to the potential implications for extending a private
driveway or access route from Ripley Lane to Pine Terrace. This raised legitimate questions
regarding existing easements, the ownership of Ripley Lane, and the extent of public rights-of-
way, issues that remain under review. As the Board may be aware, there is an ongoing dispute
regarding the ownership and easement rights associated with Ripley Lane, which has influenced
the applicants’ interest in creating driveway access from Pine Terrace. There is also concern
about the potential reduction of on-street parking on Pine Terrace resulting from the proposed
curb cut.

Given these complex issues, [ believed it was appropriate and necessary for the Lake

Como Planning Board to review this matter and offer its determination, consistent with its



powers under the New Jersey Municipal Land Use Law (N.J.S.A. 40:55D-70). This statute
authorizes the Board to interpret zoning ordinances and to hear appeals of determinations made
by borough officials, as well as to grant variances when justified by the evidence presented.

I respectfully submit this letter and the original application for your review and further
consideration, in lieu of testimony from Mr. John Rowe. I understand that review of the Borough
Code and applicable state law, there may be no legal basis for the Borough or the Planning Board
to deny the proposed project from proceeding.

Thank you for your time and attention to this matter.

Sincerely, ,

é/, £ : —
i Bl Mo

Andrev/ Huisman
Borough Administrator
Borough of Lake Como, New Jersey



. /A\ /A\

- Borough Of I.aske Como
1740 Main Street . , .
Lake Como, NJ 07719 Zoning Permit
(732)681-3232
Permit Number: 22400036 permit Issue Date: 05/13/24 involce #: 24-00210
Appllcatlon Id 4546 Appllcation Date: 05/10/24

La i, & Sl R T 4
Blocleot/Qual 6. 17 Phone #: (732)522-1243
Owner Name; CZERMINSKI, DIANE & HAKUSA STEVEN A Zoning District:
Address: 3 RIPLEY LANE Location: 3 RIPLEY LANE 2
LAKE COMO, NJ 07719

Contractor; ALBURTLS MODULAR HOMES INC.
Address: 1540 ROUTE 138 SUITE301
wall, NJ 07719

Phone Number:
License #: 13VH03858400

: 'v' ..'...'u- v.- SRR

ADDITIONIALTERATION

APPROVED PER PLAN

CONSTRUCTION PERMITS REQUIRED

T Tl ir TR T o haynients (OMce USEORR) - -

NOTE: If construction does not commence within one (1) year of issuance or If
construction ceases for a period of six (6) months, this permit Is void.

Ogke  slahy

Zoning Officer U Date




C“#_ﬁ _ﬂjkw %ﬂ__ Date © 6£?Pmt# 2%"‘ 36

+ 4 NON-REFUNDABLE $70.00 FEE MUST BE SUBMITTED WITH THIS APPLICATION*
of Lake Como 4590
Zoning Applicaﬂon for Rendenﬂal and Commerclal Properties

1. Address of Property: W%éﬂ/ zf-%

Block: / b Lot: /7 Zone:

2. Property Designation: Single Family l/ Multi Family Commercial
Spmes  Q/buTrs

Gy s STieT  Leloty

3 Applicant’s Name*:

ININOZ

Address:
Phone Number: 732 J& 2- /ay)ﬂ / WM/‘% 2% ﬁ
*dpplicant is: Owner_____ Contractor v/ ___ 1/ Other
(If other, please describe)
4.  Owner’s Name: C26iminvsy
Address: 907 oM A R w2/ T
Phone Number: 730- a 3 o - %//7

5. Type of Proposal: (please check) " -

New Home X _Alteration to Existing Home: 1 - 1 ' Story 2-2Y Story A~
Pooi; AboveGround ____ In-Ground _____
Shed Fence Deck Other *If other, please describe:
Water Line: Existing /4 New Upgraded
Sewer Line: Existing New Upgraded
Dimension of New Building/Addition: sl x57‘ Al Height of New BulldlnyAddition 39’ 14l
) —Fowdp Th

Area of New Buiflding/Addition: sq. ft. Number and Types of Rooms: }3 y
AT)S

* If multiple additions are being applied for, itemize the edditions and provide all pertinent information for each addition as
requested above. * If addition is a pool, please indicate type and height of fencing. .
05 ] = / Iﬁn

Ad
ditional Information: Build or ,T.°‘o o$ ExsTind  foot P‘W’T “

Add Dywewsy Frem Piwe To [Lip)ey
pad GArage




v -~

 Copies of Plot Plan/Survey Indicating Proposed Structures with
ons and Setbacks from Property Lines ***

6. #w+ Must Subliif

. 1.

7. Applicant certifies that all statements and information made and provided as part of this application are
true to the best of their knowledge, information and belief. Applicant further states that all pertinent
municipal ordinances, and all conditions, regulations and requirements of site plan approvals, variances,

other permits granted with respect to said property shall be complied with.
552y

Date

------------------------------------------------------------------------

Zoning Reviewer: m& Date: 6{ [ ﬂlzag_
‘—t)
Application Complete: No

i Réjected:
Planning/Variance Board action needed: Yes
Proposed Work Needs Construction Permits No

Mercantile License Needed? Yes ( No )

SE2 ZOMN\NS, Q&‘W\ I

thes:




- Borcil;gg 'Sf Lake Como ‘\DEN (2D
Conmi ain Street . .
L%ww Lake Como, NJ 07719 Zoning Permit

(732)681-3232

Permit Number: 22500021 Permit Issue Date: 04/01/25 invoice #: 25-00035 l

Appllcatlon Id 4811 Application Date: 03/29/25
R A B e R b ety DEAY AR AP e AR A
BIock/Lothual: 16. Phune#:
Zoning District:

Owner Name: CZERMINSKI, DIANE
Address: 2207 OLD MILL ROAD
SPRING LAKE HEIGHTS, NJ 07762

Location: 3 RIPLEY LANE

Contractor: CZERMINSKI, DIANE
Address: 2207 OLD MILL ROAD
SPRING LAKE HEIGHTS, NJ 07762

Phone Number: (732)236-4417
License &:

BT fOr, et S

T T T e P L R AT T R i g B B
thirtXthie sibpve Hescribtion bremiset £oRetherwith any bUliding thereon? are tised.as:

. FENCE INSTALL PER PLDT PLAN MARKED
4'HIGH

INSTALL DRIVEWAY FROM PINE TERRACE TO
a0 B oy ‘grx i

DENIALJ‘.
O—-—-."‘j,

FENCE CAN PROCEED.

NO ADDITIONAL CURB CUTS ARE PERMITTED PER BOROUGH ORDINANCE.

SHED CANNOT BE LOCATED IN AN EASEMENT.

Payments (Office Use Only) EI

NOTE: If construction does not commence within one {1) year of issuance or if
construction ceases for a period of six (6) months, this permit is void.

2f2 Hl\es

Date

Zoning Officer




a5 IS Rgc’dby(g& Date 3-77  Permit# |2 HNSTN

* A NON-REFUNDABLE $70.00 FEE MUST BE SUBMITTED WITH THIS APPLICATION*

prough of Lake Comg HeZys,
Zoning Application for Residential and Commercial Properties
1 Address of Propertv: 3 (l)l pjed 14,2
Block: // Lot: __ {7 Zone: 07
2. Property Designation: Single Family ¥  MultiFamily__  Commercial ____

Crecmmsy |

i Applicant’s Name*:
Address: B Wy | pwt
Clo Dimmy Plherss  ?33-528-1043

Phone Number:
*4pplicant is: Owner X Contractor Other
(If other, please describe) _ -

ININOZ

L 2exmin-S¥ 1
3 Lipler JAae
733~ 924-yyi7

s. Type of Proposal: (please check)
New Home Alieration to Existing Home: 1 - 1 % Story 2-2%Story ___

4. Owner’s Name:

Address:

Phone Number:

Pool: Above Ground In-Ground
|
| Shed X Fence Deck ‘Other *If other, please describe; Do vew2™

Water Line: Existing New Upgraded
Sewer Line: Existing New Upgraded -

Dimension of New Brilding/Addition: x Height of New Building/Addition:
Area of New Building/Addition: 49  sq.fi. Number and Types of Rooms: _ 2%

@

o * 1f multiple additions arc being applied for, itemize the additions and provide all pertinent information for each addition as
requested sbove. * If addition is a pool, please indicate type and height of fencing.
Additional Information: !
Fewce YsaTnl] Pey pleT P lom— D{")Wm.:; « Y AH“)

Iro7all Quvewd from FPive To 121¢)ey E»ﬁewe»—{

MOy Cugl cvT Oar Pine Y’

034 QX% Shed - hevoe orcqam | -
Neety s wndec Bllowed By,1divy /¢

2! sp ToroTh Lir?



#%+ Must Submit Two (2) Copies of Plot Plan/Survey Indicating Proposed Structures with

6.
Dimensions and Sethacks from Property Lines ***

Applicant certifies that all statements and information made and provided as part of this application are
true to the best of their knowledge, information and belief. Applicant further states that all pertinent
municipal ordinances, and all conditions, regulations and requirements of site plan approvals, variances,
and other permits granted with respect to said property shall be complied with.

7.

Sigfijture of Applicant . Date

a

e e v et ot Bt e T e o e e B B B S T e et s ES Gk B8 AP EN G R N M M N e e e e S e B e e RS PR G em e

|

QUQQ Date: 8/ S\Qf l{;:‘,,

Zoning Reviewer:

Application Complete: @,_ No
Approved: @

Planning/Variance Board action needed@ No
Proposed Work Needs Construction Permits: Yes No
Mercantile License Needed? Yes @_
Notes:

Se= ZN&NS\ Q)EN\M
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architects + engineers

4810 Belmar Boulevard, Ste 201
Wall Township, NJ 07753 | tel 732.414.2661 | ENGINEERING NJ #24GA28018100

September 2, 2025

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
Czerminski Application
3 Ripley Lane
Block 16, Lot 17
H2M Project No. LKCP 2506

Dear Chairman and Board Members:

| am in receipt of an application package for the referenced project. The package includes Plot/Grading
Plan (1 sheet) prepared by Michael T. Cannon, P.E., P.L.S., dated April 15, 2025, a completed Planning
Board Application, and denied Zoning 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 at the eastern side of Pine Terrace, approximately 600 feet south of
the intersection with 18th Avenue. This location is within the Borough's Residential Zone 40 (R-40). The
property is unique in that it does not contain a curb cut along Pine Terrace and is accessed via easement
by Ripley Lane. The Applicant proposes to reconfigure the existing driveway to connect to a new curb
cut at Pine Terrace and construct a second-story addition, as well as an enclosed rear porch and concrete
walkways. The existing lot, existing dwelling, proposed lot, proposed dwelling and proposed driveway are
all conforming for the zone, and Zoning Permit(s) have been issued for the building modifications.

Land Use/Site Planning issues

As | believe that this proposal does not create any variance conditions, it is my understanding that the
Applicant is seeking to appeal the Zoning Application denial for the new curb cut on Pine Terrace. To
this effect, | have conducted a review of the subject property to identify any variances required. My
review of the proposed plan identified the following issues that should be addressed through the public

hearing process:

1. Ordinance 2024-01 specifies the requirements for drywells and seepage pits for new structures
and additions. A drywell is proposed on the Plot/Grading Plan; however, it appears to be
established along the surface of the entire southern boundary shared with Lot 16. Ordinance

H2M Architects, Engineers, Land Surveying and Landscape Architecture, DPC (NY) offers ifs services in NY only
H2M Architects & Engineers, Inc. {NJ) offers its services in Ni, DE, CT, FL, LA, MA, PA, VA only

H2M Associates, Inc. (NJ) offers its engineering, land surveying, landscape architecture services in NJ only h2m.com



Borough of Lake Come
1740 Main Street, BO. Box 569 # Lake Como, New Jersey 07719-0569
(732) 681-3232 » FAX (732) 681-8981

PLANNING BOARD APPLICATION

FOR MUNICIPAL USE ONLY

Application Number:

Received By:

Fees Collected:

Hearing Date:

Resolution Adopted By Board:

ClGranted [ODbenied

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

1

Applicant(s) Name, Address & Telephone Number
Diane Czerminski

3 Ripley Lane

Lake Como, New Jersey 07719

732-236-4417
If the applicant is being represented by an attorney, please state name, address & telephone

number

George D. McGill, Esq.

708 10" Avenue, Belmar, NJ, 07719

Office: 732-419-9000 Cell: 732- 618-2447

Applicant is:

O Corporation [ Partnership X Individual

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.

The relationship of applicant to the property in question Is:

X Owner O Lessee

If applicant is not Owner, please state name, address and telephone number of the owner:

Not Applicable




6.

10.

11.

Application is a request for the following:
[0 Preliminary Site Plan

{0 Final Site Plan

Joint Preliminary and Final Site Plan
Minor Subdivision {3 or less lots)
Preliminary Subdivision

Final Subdivision

Joint Preliminary and Final Subdivision

*0OOoOooano

Variance requests, including bulk or use variances ~ please specify
o Appeal of Zoning Officer Denial of Permit pursuant to N.J.5.A. 40:55D-70(a).
o Bulk Variance: Construct curb cut on Pine Terrace for driveway access therefrom.
Please see attached Addendum for details.
(O Informal Hearing

Give a brief description of application:
See attached Addendum.

Street Address of Property:

3 Ripley Lane, Block 16, Lot 17

Use of Property:

Existing: Single-family Residential

Zone: R-40

Proposed: Single-family Residential.

Lot Area: 5,000 sq. ft.

Building Area: existing-35.2 %

Map Information:

Map Dated: April 15, 2025

Prepared By: Michael T. Cannon, P.E, P.L.S.

Map Entitled: Plot/Grading Plan for #3 Ripley Lane

Additional comments by applicant which may be relevant to hearing:
Access to the property is solely through an easement extending from Ripley Lane to the

subject property. Ingress and egress solely by the need to back down the lane.
| certify that the statements and information contained in the application are true. | authorize

the applicant to submit this application and process for approval.

\ A N \.3‘ /) —
August 6, 2025 N '}""\\)L__._gJ ,,\xm_'__________ )

\h-f
Date Av‘)i&“i’ b, pr-TA “a&p\glicant/Agent




Application Addendum

| have been retained to represent the applicant, Diane Czerminski, who is the owner and
resident of a property known as 3 Ripley Lane. The applicant seeks to appeal the determination of
the zoning officer and the Deniatl of the Permit.issued April 1, 2025 finding “no additional curb cuts
are permitted by Borough Ordinance, in order to construct a curb cut on Pine Terrace for driveway
access therefrom. The Czerminski property is accessed by an easement that traverses five
properties and connects with Ripley Lane proper. The Czerminski property and dwelling is oriented
toward the easement and they have a parking area in front of the house along the easement
connecting to Ripley Lane. The property otherwise backs up to Pine Terrace. The applicant would
like to construct a driveway along the southerly side of the property with access to Pine Terrace.
There is no present curb cut for this property along Pine Terrace or anywhere else on the property
due to the easement access from Ripley Lane.

The history of the permitting process is a bit confusing. The applicant obtained a Permitto
construct the driveway by a Permit issued May 13, 2024. The Permit was then denied by a Denial of
Permit dated April 1, 2025. The plans regarding the driveway were substantially the same. The
Denial of Permit states that the Borough Ordinances did not permit the curb cut. The Denial does
not contain a specific site to the Ordinances. | have reviewed B.O. 17-10.7a4. which controls
access to properties and which is attached hereto. | do not see where there may be a prohibition to
the curb cut as proposed. First, there is no existing curb cut at the property and second, the
Ordinances do not prohibit two access points. Granted, the Ordinance speaks to conditions where
two curb cuts are proposed on the same street but that is not our circumstance here. The existing
access to the front of the property is via an easement over existing lots and connected to Ripley
Lane and the applicant seeks only a single curb cut on Pine Terrace. Under the circumstances, |
would think that the lone curb cut on Pine Terrace should be permitted. | ask the Board to entertain
a discussion of this matter prior to the discussion of any variance relief. | welcome the input of the
Board Professionals in this regard. | otherwise have filed for variance relief to permit the curb cut
on Pine Terrace though | do not think such a condition is prohibited.

As to the variance relief, if same is deemed necessary, the relief may be granted because
the design makes for safer vehicle circutation. Presently, the Czerminskis have access to the
property from an easement that connects to Ripley Lane. The access permitted by the easement
does not allow for sufficient area in which to turn their vehicles around. The Czerminskis are
therefore required to back their vehicles down the entire length of the easement and enter Ripley
Lanein reverse. The proposed driveway and curb cut will provide for improved vehicular
circulation and allow the Czerminskis to exit their driveway onto the easement in a forward fashion
thus promoting safety regarding vehicular operation. The addition of a driveway would also provide
for additional parking on the property, which would be a benefit to the community. With the
addition of the driveway apron, there still will be 37 feet of curbline atong the street which in reality
is sufficient for two cars to park. The grant of the relief will not impair the Zone Plan because the
property would have one curb cut on Pine Terrace which | think we can acknowledge is a normal
situation in the Borough. By granting the variance relief, the Board may eliminate the circulation
circumstance that now exists and provide for a safer means of ingress and egress to the property,
along the easement, and to Ripley Lane. |do not think the grant would represent a substantial
detriment to the public good but would be a benefit to the public for the reasons stated above.



al

§ 17-10.7 Off-Street Parking, Loading and Driveways.
[Ord. No. 90-535; Ord. No. 92-558; Ord. No. 96-621; Ord. No. 96-625: Ord. No. 2008-
821; Ord. No. 2008-824; Ord. No. 2010-842)

4.

General Provisions.
1!

Landscaping.

(a) Except for detached dwelling units, a screen Flanting of a dense evergreen
material not less than four feet in height shall be provided between the off-
street parking areas and any lot line or street line except where a building
intervenes or where the distance between such areas and the lot line or
street line is greater than one hundred fifty (150') feet.

(b) All loading areas shall be landscaped and screened sufficiently to obscure
the view of the parked vehicles and loading platforms from any public street,
adjacent residential district or uses and the front yards of adjacent
commercial and industrial uses. Such screenin? shall be by a fence, wall,
ﬁlantmg or combination of the three and shall not be less than four (4') feet in

eight.

(c) Each off-street parking shall have a minimum area e(wivalent to one parking
space per every 30 parking spaces landscaped with one-half (1/2) of the
spaces having shrubs no higher than three (3') feet and the other one-half
( /2R having trees with branches no lower than seven (7) feet. Such spaces
sha bl'lpty? distributed throughout the parking area in & manner not impairing

visibility.

,Li%hting. Lighting used to illuminate off-street parking areas shall be arranged to
re

ect the light away from residential premises and streets and be in accordance
with subsection 17-10.5. All parking facilities providing five (5) or more parking
spaces shall be lighted.

Surfacing and Curbing,

(a) Off-street parking lots and loading areas, together with their access aisles,
driveways and fire lanes, shall not occupy more than thirty-five (35%) percent
of the lot area. All parking and loading areas and access drives shall be
paved as determined by the Borough Engineer and approved as part of the
site plan approval. All parking areas, regardless of size and location, shall be
suitably drained and maintained.

(b} All off-street parking and loading areas shall be provided with curbing so that
vehicles cannot be driven onto required perimeter landscaped areas, buffer
zones and street rights-of-way and so that each parking and Ioadln% area has
controlled entrances and exits and drainage control. Curbing or wheel stops
shall be located to prevent any part of a vehicle from overhanging internal
sidewalks or landscaped areas. Parking and loading spaces shall not be an
extension of any street right-of-way. ‘

(c) All off-street parking lots shall have adequate designations {o indicate traffic
flow and parking spaces.

Access. Access points from any one lot crossing the street line shall be limited to
a maximum of two along the frontage of any single street. The center lines of any

‘separate access points shall be spaced at least 70 feet apart; shall handle no

more than two lanes of traffic; shall be at least 40 feét from any property line; and
shall be set back from the street line of any intersecting street at least 50 feet or
1/2 the lot frontage, whichever'is greater, except that in no case need the setback



distance exceed 299 feet. Continuous open driveways in excess of 16 feet at the
street line shall be prohibited, except that for non-residential uses, driveways of
more than 16 feet may be permitted with the approval of the Planning Board,
giving due consideration to the proposed width, curbing, direction of traffic flow,
radii of curves and method of dividing traffic lanes, Curbing shall be depressed at
the driveway and the curpinﬁ'may be rounded-at the corners and the driveway
connected with the street in the same manner as another street. -

Location of Parking Spaces. All required off-street parkin? spaces shall be located

on the same lot or premises as the use served, except that two uses may share

the same lot and except further, that in cases when it is determined during site

glan review that the requirements for on-site, off-street parking cannot be met

ecause of existlnﬁ conditions, the location and adequacy of off-site Parking
e

spaces to service the use shall be specified on the site plan for approval by the

Planning Board.

Type of Facility.

(a) Parking spaces may be on, above or below the surface of the ground. When
parking spaces are provided within a garage or other structure, the structure
shall adhere to the proper accessory or principal building setbacks, as

applicable. :

(1) The provisions of parking spaces shall also include adequate driveway
and necessary turning areas for handling the vehicles for which provision

is made.

(2) Parking mgly occupy front, side and rear yard areas subject {o site plan
approval. The provisions of (?arking and loading spaces shall also
include adequate driveway and necessary turning areas for handling of
the vehicles for which provision is made. Aisles providing for access to

arking spaces, shall have the following minimum dimensions. Where
ﬁ'le angle of parking is different on both sides of the aisle, the larger aisle

-width shall prevail.



{No Subject)

From: James Alburtus (alburtus@yahoo.com)

To:  alburtus@yahoo.com
Date: Friday, August 2, 2024 at 05:22 PM EDT

Yahoo Mail: Search, Organize, Conguet

-
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From: James Alburtus (alburtus@yahoo.com)

To:  alburtus@yahoo.com

Date: Friday, August 2, 2024 at 05:23 PM EDT
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FOR #3 RIPLEY LANE

LOT 17 BLOCK 16, BORO OF LAKE COMO
MONMOUTH COUNTY, NEW JERSEY

THE CANNON GROUP, P.C

291 HERBERTSVILLE ROAD, 1ST FLOOR — 3 |Gk  MTC
BRICK, NEW JERSEY, 08724
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architects + engineers

4810 Belmar Bouleverd, Ste 201 ENGINEERING QA28019100
Well Township, NJ 07753 { tel 732.414.2661 NAESt

February 3, 2025

Lake Como Planning Board

c/o Viveca Graham, Board Secretary
1740 Main Strest

P.O. Box 589

Lake Como, NJ 07719

Re: Completeness/Technical Review #3
Stute Use Variance Application
389 North Boulevard
Block 18, Lot 20
H2ZM Project No. LKCP2407

Dear Chairman and Board Membaers:

| am in receipt of an amended application package for the referenced project. The application package
includes Pilot Plan and Architectural Plans {10 sheets) prepared by Mark A. Fessler, R.A., dated revised
January 20, 2025, a completed application, and a survey of the property prepared by Dominick J.

Venditto, dated revised August 22, 2023.

At this time, | find this revised application Is substantially complete &t this time and may be scheduled for
a public hearing at the Board's convenience. Based on my review of these submitted documents in
conjunction with the Borough Ordinance and good engineering practice, | offer the following comments
for your use through the public hearing process. it should noted as this matter has yet to be heard by

the Board, this review letier supersedes my review letter dated January 2, 2025.

General

The property in question is located on the northerly side of North Boulevard, approximately 80 fest east
of the Intersaction with Parkway. Thie location is within the Residentlal R-50 Zone. The undersized lot
currently contains a 2- story frame & masonry dwelling with raised deck above the driveway, and two

flagstone patios and a shed in the rear. The Applicant proposes to demolish the shed and patios in the
rear and install (1) a 3 story addition to the rear of the existing dwelling; (2) a full width expansion of the

second floor deck in the front of the dwelling; and (3) full additionat story above the expanded fioorplan
of the existing structure. The existing and proposed uses are conforming for the zone; however, the
existing lot and existing and principal structure are non-conforming for the zone.

The Board should be mindful that this property was before the Board around 10 years ago and while { do
not have any of the documentation from that action at this time, the Board Secretary will be providing
coples of the resolution for your information prior to the hearing. The Board should also be aware that
various documents as part of the application package refer to Borough owned iand on the easterly side
of the subject lot that contains existing drainage infrastructure, and though the Applicant has sought to
acquire same, this land is not under consideration through this application,

H2M Archilects, Enginests, Land Surveylng and Landscape Architecture, DPC (NY) offers is servites in NY only
HZM Archiiects & Englneers; Inc. [NJ) offers its eervices in NJ, DE, CT, FL, LA, MA, PA, VA only
H2M Assoolates, inc. (NJ) offers ite englneering, land surveying, landscepe archi{ecture services in NJ only hZm.com



Stuto Variance Application
399 North Boulevard
February 3, 2025
Page 2 of 2 \

Land Use/Site Planning lssues
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(d) sets forth the Requirements within the R-50 Zone. A review of the plans
In conjunction with this section identified the following non-conformities:

Lot Area — 5,000 square fest required, 2,884 square feet axisting;

Lot Frontage — 50 feet required, 28.86 feet existing;

Lot Width — 50 feet required, 28.16 feet existing;

Front Yard Setback — 20 fest minimum, 17 fest existing (to 2™ floor deck), 17 feet

proposed (to 3™ floor deck);
Side Satback (west side) — 5 feet minimum, 3.7 feet existing, 3.7 feet proposed (to 3™

floor addition to existing structure);
Side Setback (east side) - 5 feet minimum, Q feet existing, 0 feet proposed (to 2™ fioor
deck and 3™ floor addition to existing structure), 1.68 feet proposed (to 1*, 2™ and

3~ floor addition to the rear);
Buiiding Height — 2.5 stories/19.7 feet maximum, 2 storias/24 feet existing, 3 stories/32.75

fest proposed; and
e Building Coverage — 40% maximum afiowable, 30.7% existing, 40.2% proposed,

The sxisting non-conforming conditions cited above are provided for the Board's information only
as they are existing conditions. Bulk variances will be required for the non-conforming dimensions
cited above with the exception of Bullding Height. The proposed Buiiding Height as determined
by ordinance would be 3 stories fotaling 32.75 feet. This includes the ground fioor, main floor, and
upper floor, as depicted by the Architectural Plans. Dus to the namrow width of the site, the bullding
height is permitted to be 20.3 feet (58% of 35ft). The proposed height of 32.5 fest is in axcess of
the maximum by 12.2 feet, which is approximately 60% cover the allowable amount. As this
dimension exceeds 10% of the allowable bullding helght, a Use Variance will be required for the

proposed Building Height.

2. There is no Grading Plan provided and topographic contours/elavations are not represented on
the Piot Plan. There is no information provided regarding intended stormwater management at

the site. The Board should elicit testimony regarding stormwater management and condition any
approval on submissifon of an acceptable Grading Plan.

3. The Plot Plan and survey do not depict an easement for the sidewalk that Is located on the
property. The Board should consider any approval on the Applicant providing an easement to

permit the existing sidewalk to remain as part of this application.

4, Sheet A-7 appears to be an unscaled close-up of the property survey with hatching in the
previously mentioned adjacent land strip. This shest should be modified as it promotes confusion

with respact fo the adjacent Borough property and its relationship fo the Applicant’s property.



Stulo Variance Application T
390 North Boutevard ’

February 3, 2025
Paga 30f2

5. The property is in the FEMA Flood Zone AE 8, which has a flood elevation of 8 feet. The finlshed
fioor of the existing garage is 6.97 per the survey. This property is subject to flooding of the ground
floor. The proposed improvements exceed 50% of the property’s market value, thus triggering
FEMA's 50% Rule with regand to Substantial Improvement. Among the Rule's requirements, all
improvements and the existing bullding to comply with the post-FIRM construction requirements.
Of specific concemn is the existence of a bathroom on the ground floor that Is proposed to remain
per the Architectural Plans. This bathroom must be removed per FEMA requirements. The Board
should elicit testimony regarding the FEMA 50% Rule and how the Applicant intends to comply

with all of the requirements.

6. The proposed plan identifies an existing mechanical unit in the westerly side yard and appears to
propose a new mechanical unit at the rear of the proposed structure. As the 50% Rule cited
above would require the existing unit to be raised in the non-conforming side yard location, the
Board should elicit testimony regarding the placement of all raised mechanical equipment in a

conforming location in the rear yard.

7. The Board should expressly condition any approval on the removal of the rear shed as that is not
clearly proffered within the application but has bearing of the Bullding Coverage calculation.

| trust this report Is suitable for your purposss. 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:  Joseph Stuto, Applicant
Adam Schnelder, Esq., Board Attorney (via emaif)

George McGill, Esq., Applicant’s Attorney (via email)



architects + engineers

4210 Belmer Boulevatd, Ste 20t
Wall Township, NJ 02753 | tel 732.414.2681 | ENGINEERING NJ $24GA28018100

January 2, 20256

Lake Como Planninp Board

c/o Viveca Graham, Board Secrelary
1740 Main Strest

P.O. Box 569

Lake Como, NJ 07718

. 4
Re: Completensss/Technical Review #2
Stuto Use Variance Application
309 North Boulevard
Block 18, Lot 20
H2M Project No. LKCP2407

Dear Chairman and Board Members:

| am in receipt of an amended application package for the referenced project. The application package
inciudes Piot Plan end Architectursi Plans (10 shests) prepared by Mark A. Fessler, RA., dated revised
Ociober 14, 2024, a completed application, and & survey of the property prepared by Dominick J.
Venditto, dated revised August 22, 2023,

At this time, | find this application is substantially complete st this time and may be scheduled for a public
hearing at the Board's convenience. Based on my review of these submitted documents In conjunction

with the Borough Ordinance and good engineering practice, | offer the following comments for your use
through the public hearing process

Gensral
The property in question is iocated on the northerly side of North Boulevard, epproximately 00 fest east
This location is within the Residential R-50 Zone. The undersized lot

of the intersection with Parkway. !
currently contains a 2- story frame & masonry dweliing with raised deck above the driveway, and two

fiagstone patios and a shed In the rear. The Applicant proposes to install an addltion to the rear of the
existing dwefling end install a full additione! story, induding an expansion of the deck In the front of the
dwelling. The existing and proposed uses are conforming for the zone; howsver, the existing lot and
existing and principal structure ere non-conforming for the zone.

The Board should be mindful that this property was before the Board around 10 years ago and while | do
Secretary will be providing

not have eny of the documentation from that action at this fime, the Board
of the resolution for your information prior to the hearing. The Board should aelso be aware that

coples yo
various documents as part of the application package refer to Borough owned iand on the easterly side
of the subject fot that conteins existing drainage Infrastructure, and though the Applicant has sought o
aoquire sama, this land s not under consideration through this application.

H2zM Architacts, Engineers, Land Surveying end Lendscape Architecturs, DPG {(NY) offers fls services in NY only
H2M Architects & Englneers, inc. (NJ) effers lie servieas in NJ, DE, CT, FL, LA, MA, PA, VA only
H2M Assoclites, Inc. (NJ) offers ite enginearing, land surveying, landscaps architecture services In NJ only h2m.com:



Siulo Variance Appiication
308 North Boulevard
January 2, 2025
Pege20of2

Land 8
My review of the proposed plan identified the following Issues that should be addressed through the
public hearing process: ,

1. Code Section 17-8.1(d) sets forth the Requirements within the R-50 Zone. A review of the plans
in conjunction with this section identified the following non-conformities:

Lot Area — 5,000 square feet required, 2,884 square fest existing;
Lot Frontage — 50 feet required, 28.86 faet existing;

Lot Width — 50 fest required, 28,18 feet existing;
Front Yard Sstback — 20 feet minimum, 17 feet existing (to 2~ fioor deck), 17 feet

proposed (to 3" floor deck);
Side Setback (west side) — 5 feet minimum, 3.7 feet existing, 3.7 feet proposed (to an

floor addition to existing structure);
o Side Setback (east side) — 5 feet minimum, O feet existing, O feet proposed (to 2™ ficor
deck and 3™ fioor addition to existing structure), 1.33 feet proposed (to 1%, 2™ and

3™ fioor addition to the rear);
¢ Building Height - 2.5 stories/19.7 fest maximum, 2 stories/24 feet existing, 3

storles/32.75* feet propozed;
Building Coverage —40% mnxlmmn. 20.2% existing, 41.4*% proposed; and

Impervious Coverage — 80% maximum, 49% existing, 63.8"3 propossd;

® ® 9w 9

* The values reporied above for Building Helght, Building Area, and Impervious Area differ from

the fable on Sheet A-2 of the Archiiectural Plans. The values utilized in the table were not
reproducible and were found to be variance conditions by our calculations which were based on

scaling of the pravided plans.

The existing non-conforming condlitions cited above are provided for the Board's information only
as they are existing conditions. Bulk variances will be required for the non-conforming dimensions
cites above with the exception of Building Height. The proposed Buliding Height as determined
by ordinance would be 3 stories totaling 32.75 feet. This includes the ground floor, main floor, and
upper floor, as depicted by the Architectural Plans. Due to the namow width of the site, the buliding
height is permiitad to be 20.9 feet (69.8% of 35ft). The proposed hsight of 32,5 feet is in axcess
of the maximum by 11.6 feet, which Is approximately 55.5% over the allowable amount. As this
dimension exceeds 10% of the allowable bullding height, a Use Variance will be required for the

proposed Building Height.

2. We have noted scaling discrepancies across the Survey, Plot Plan and Anchitectural Pians that
should be revised prior fo final submission fo ensure consistancy between reported dimensions

and scaled dimensions.

3. There is no Grading Pian provided and topographic contours/elevations are not represented on
the Plot Plan, There I3 no Information provided regarding Intended stormwater managemsnt at
the slte. The Board should elicit testimony regarding stormwater management and condition eny
approval on submission of an acceptable Grading Plan.



Stuto Variance Application

369 North Boulevard -
January 2, 2025

Page 3 of 2

4. The Piot Pian and survey do not depict an easement for the sidewalk that Is focated on the

property. The Board should consider any approval on the Applicant providing an easement to
permit the existing sidewalk to remaln as part of this application,

5. Shest A-7 appears to be an unscaled close-up of the property survey with hatching in the
' usly mentioned adjacent iand strip. This sheet should be modified as it promotes confusion

previously
with respect fo the adjacent Borough property and its relationship to the Applicant’s property.

6. The property is in the FEMA Flood Zone AE 9, which has a fiood elevation of 8 feet. The finished
fioor of the existing garage Is 6.97 per the survey. This property is subject to fiooding of the ground
floor. The proposed improvements exceed 50% of the property's market value, thus triggering
FEMA’s 50% Rule with regard to Substantial improvement. Among the Rule’s requirements, all
improvements and the existing buliding to comply with the post-FIRM construction requirements.
Of specific concem is the existence of a bathroom on the ground fioor that is proposed to remain
per the Architectural Plans. This bathroom must be removed per FEMA regquirements. The Board
shotld elicit testimony regarding the FEMA 50% Rule and how the Applicant intends to comply

with all of the requirements,

7. The proposed plan identifies an existing mechanical unit in the westerly side yard and appears to
propose a new mechanical unit at the rear of the.proposed structure. As the 50% Rule cited
above would require the existing unit to be raised in the non-conforming side yard location, the
Board should elicit testimony regarding the placement of all ralsed mechanical equipment in &

conforming location in the rear yard.

 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 Boerd Engineer

cC; Joseph Stuto, Applicant
Adam Schnelder, Esq., Board Attomey {via emalf)



architects + engineers

4810 Belmar Bouleverd, Ste 201
Wall Township, NJ 07753 | tel 732.4142661 | ENGINEERING NJ $24GA2801810D

September 25, 2024

Leke Como Planning Board

c/o Viveca Graham, Board Secretary
1740 Main Strest

P.O. Box 569

Lake Coimo, NJ 07718

Re: Completeness/Technical Review
Stuto Variance Application
309 North Boulevard
Block 18, Lot 20
H2M Project No. LKCP2407

Dear Chairman and Board Members:

| am In receipt of an application package for the referenced project. The application package includes a
completed application form, architectural plans (7 sheets) prepared by Mark Fessier, RA, dated January
30, 2024, end @ survey of the property prepared by Dominick J. Venditto, dated revised August 22, 2023.
Based on a review of the submitied documents, | find the application is incomplete at this time for lack of

the following:

« Application Form signed by the Owner (architect cannot act as agent); and
¢ Wrilten description of extra land issue referred to in application.

| trust this report is suitable for your purposes. 1 will awalt submission of these documents before
proceeding further with my review. If you have any questions regarding this application, please contact

Vary truly yours,
H2M ASSOCIATES, INC.

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

cc:  Joseph Stuto, Applicant
Adam Schnefder, Esq., Board Attorney (via emall)

Mark Fessler, Applicant’s Architect

HaM Architects, Engineers, Land Surveying and Landscaps Architecture, DFC (NY) offers its services In NY only
H2M Archileots & Enpineers, Inc. (NJ) offers its services in NJ, DE, CT, FL, LA, MA, PA, VA only B
H2M Aseocates, Ine, (NJ) offers s enginearing, land surveying, landscape architecture services In NJ only h2m.com



m_lg}f_ Permit# ?’f/ °ﬂ5/

‘A mmmmmm BE SUBMITIED WITH THLS APPLICATION*

rough of Lake Cs A2 AY]
Zoning Applieation for Residethi] aitd Comfsreis] Properties
1 AddrewefPronety: 249 NoRTd Bivo.
Blocks____ Lot _ Zoser _R-5p
Multi Pamily,  Commercisl

Property Deslgnation: Singic Family
MaRi A.FeEs6LBr R.A.

N .

o 3.  Applicant’s Name*; :

p Addres Ro. RoX Add_ $pRig Lavis N OTTHL
—

2,

>

732~ 70l -37170

Phone Number:
mpﬁwﬂ Contrectl — m”%q
4 Owner's Name: Jocpil + Sue STuTo _,
Address; 799 wopTH WD, [0 come NI 07714
Phone Number: N7-25%- (390
s, Type of Proposzl: (please check)
| — NewHomie L Altesution to Existing Bome: 1 -1 % Story___ 2-2%8tory %
‘____mn AboveGround___In-Ground _____
i'_sm . Fence ____Dock ____Otber *If other, please deseribe:

LSWL&. mﬁ New‘_m Upgraded _____

nmmormmmymm M4 x 2ivt"  Belght of New Bullding/Addition: 734 ¢T.
. " %zz' sq. . Nomber and Types of Rooms;
" Homiltple sditions ar belsg Rppiled fbr, Beauias the addblons s provids gl parsieses inforamation For oucs sition o8
sequesied sbove, 'Emhammeude’m
Adtmionllnlomﬂm.

TS '8G LéEp Ve k GArLis 4 ) PIEAE REFCR. T
PLANS & OIS cu-mrr wmail. ba?mt.s The m&'ﬁu& RON-COEDUARIG ranomoué



' | 6 *&* Must Submit Two (2) Coples of Piot PiawSurvey Indiesting Propostd Stractures with
Dimansions s Befhacks from Property Lines ¥+

7. Ammmmmmmmmmwmumomsmm
true %o the best of thelr knowlsdge, infommation and befief Wmmmmm
and requirements of site plen approvals, varianoe:

nmnicipal ontinances, 2nd all conditions, regulstions
and other pemnits granted with respect to suid property shell be complied with,

M bt 4 Tir. B, tovh
sdafure of Applieant Date
Qffice Use Only ' :
Zoning Reviewes: o pase:_L{ 1S /24
Application Complete: (Yed), = No____
Approvd oy
Planning/Veriance Board setion neodeds) Yos No____

Proposed Work Needs Construction Permits @ No____
Mercantil Liconse Needed?  Yes____

Notes: SEE ITMCRR)



Zoning Appiication #24-05 380 North Bivd

Owner proposes
ADDITION/ALTERATION

ADDITION 16'4°X 21'4" 34' HEIGHT

4 BEDROOMS, NEW SITTING ROOM/DEN, & 2 NEW BATHROOMS. FIRST FLOOR IN

FLOOD ZONE TO BE USED AS GARAGE & STORAGE

DENIAL"

i‘"‘_—-:.———-—” A1
EXISTING LOT IS 2684 6F IN A R-50 ZONE
28.86' X 106.32
VARIANCES WILL BE NEEDED FROM THE PLANNING BOARD:
FRONT SETBACK 17 WHERE 20' I8 REQUIRED
SIDE SET BACKS 4.7 & 0' WHERE 6 IS REQUIRED
BUILDING HEIGHT 84' WHERE 22.2' 1S PERMITTED.

THE NEIGHBORING EAST LOT IS IN DISPUTE AT THIS TIME




REMISED: AUGUST 22, 2023 : LOT 1 AREA
JUKE 16, 2025
Wt%'-iﬂ

JOB 33140
FB2t3-114

|

TOPOGRAPHIC SURVEY OF

888 NORTE BOULEVARD
BOROUCH OF LARKE COMU
MONMOUTH COUNTY, NEW JERSEY

NERED FOI: JNEM ¢ FUmD

DOMINICK J. VENDITTO, IO

NJ) LIC. PROFESSIONAL LAND SURVEYOR §#30003
626 FERNWOOD TERRAQE, LINDEN, NJ 87033
S03-310-Ja55 FAX #03-945-8B2¢
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Barough of

1740 MaSn Strext © Jakie Caxto, New Jerssy 07719

Kotin . Biggits (732 6815283 » FAX (732) 681-2981 -
Mayor Admintverasor
PLANNING BOARD APPLICATION
| FOR MUNICIPAL USE ONLY ’ :
| Appilcation Number |
Recelved By: )
| Fees Collected: R I <o
| Hearing Date: ' _'
| Resolution Adopter By Board: S '
|' D6ranted  DDenied

If something Is hot appifcable to the application being submitted, please spectfy with N/A

1. Apphicent{s} Name, Address & Teléphone Number
O5erd  STUT: i
. BNa - b B, Lades Covd T 7N N
8- -463fe ) -
2. W the applicant is being represented by an sitorney, piease state nume, address & telephone

number

3. Applicant is:
D corporation CPartnershlp Dindividusl OOther _
NOTE: if application Is a corporation ocs partnership, please sttach a list of the narmes and

addresses of parsons having a 105 interest or more in the corporation or partnership.
4. The relationship of applicant to the property In question is:
®.owner [ Lessee

5. (fapplicant is not Owner, please state name, address and telephons number of the cwner:




5. Application (s @ request for the folowing:
O Preliminary Site Pian
O HnalSie Plen T
I JointPrefiminary and Final Site Pien
J Minor Subdivision {3 or fess lots)
[J Praliminary Subdivision
3 Final Subdivision

3 Joint Prefiminary and Finsl Subdivision

Y Veriance requests, including bulk pr use variances ~ plsase specify
o Hupesins Lot Mk Swiv ] ¥aopT L G\RE D SETRRGLs 2

~ﬁ‘u1,g;-b Ec_!-_m‘_.L — —
3 informal Hearing
7. Glve 8 brief description of application:
s SAIISR. ’ -’A‘;“ }g“'g,& e S5 4 IR d Vi g 1 4ty 3 -]

), Feonsp B0 BN

8. smetAddmomepenv:
268 LoRTH BWD. , LhE £)R0 wd”

Block: s Lot 20
9. Use of Property: :

Existing: I~ Pty

Zone: - R~-3p

Proposed: S

Lot Area: 2.4, u- GR.ETs

Bullding Area: v20¢h.5T, (Mvs Gamack ¢k
10. Map Information;

Map Dated: Juwu w 2g4%

Prepared By:
Map Erititled: Mwﬁam,uw CHAD

11. Additions| comments by applicant which may be mlnvantmhurﬁw.
o 55 ;f wmm N M FLooe Zove (Bei lﬁﬁ) s

r-\f E uf@ﬂWx& ’JF_L-L.,}-—!: CoR. Wr“tﬂ_ ‘ch P‘-»'Fmtkh
b “FO lwapd&&esﬁ ol Loviis ¥ TP REDILE TiigRs

1 :)P(
COFORMING LONDITSONVE -

1 certify that the stetements and Information contained in the application are true. | authorze

the applicant to submit this application and prucrs fnrap,;;ozl o s

|20~ 2d e :,.fj;':,,/f‘;' - ~_— ~ .
Date Applluntjmm




L

Barough of Lake Como

17460 Makn Buwic, RO, Beix S5 » Lakn Comn, Ko Josgy 07719050
(7a2) 681-3287 » PAX (739) 65581

GENERAL (N FORMATION
Meoting Dates: As published pursuant to NJLS.A. 40:55D-9 et and addiional meetings
scheduled as required.

Time & Mace: 7:00pm
Leka Como Borough Hall Mesting Room

1240 Main Street, Leke Cotmo, NJ 07718

Chalrman: loseph Covalozti
Attornay: Adam Schnalder, Esq.

PROCEDURES CHECQKLIST;.

Submit following with esch application Y

1. One (1} orfgine! end thres {3) coples of spplication farm. Fil out appiicetion in its entirety.

Answer g1} quettions pertaining to your sppiicetion. Updats all tax information from Tax

Collsctor/Astessor’s office.
Appropriste fee-check made payable 1o the Borough of Laks Come i sccordance with fes
schedule.

- include fifteen (15) Al size prints of site plen and/or subdivision map and/er survey end/er
phutographs a5 qui

red, Survey should bs signed, certifled and dated within last ten (10) years.
1S. DO ‘¢ '1 g v

*¥PLEAS! FOLD | A L
Major Subdivision ] —
Minor Subdivision {3 or iess iots)
Preliminary Subdivision o
Fina! Subdivision
Site Plan ~ Prefiminary -
Site Plan ~ Final . ——
Handship variance(s) —Singie Family . -
Informel _

Other _ o o

NOTE: When en application Includes request for mone than one action, the total accumuisted
for each action shell be coflected, No spplication will be scheduled for hearing uniess it Is “

considensd complete gt jeast 23 day: prior to the reeting date.
NOTE: When application represents requests for both preliminary and fina! approwel
simuttaneousiy, both fees shail be collected.
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Liske Gomo Planning Board Jinu;rys,zozs." .

:» C/0, Vivica Graham, Board Secretary
1740Ma|nSt. Lake Como, NJO7719~

RE: Stuto Variance Application

398 North Blvd.; Lake Como

Block:18; Lot: 20 - -
I received Alan Hilla's Engineering Beview !etl:er for the above project, dated 1/2/2025..
1) After reviewing Alan’s letter, Iwembaekwttoﬂrepropeﬂytoverﬂyme -existing dimensions

i

of the house footprint, arid revised some dlmensionstebommae)dsmm house and thé addition -

_accordingly, so that the project will not exceed the buflding & impervious cover réquirements. -
The revised plane (which have additicnal dimensions added) show that #he ‘Proposéd Buliding -
Coverage' fo be 1195 sq.ft. orsss%(a)dsﬁnghouse @ 640 8q.1t.+ front deck @ 219 sq.ft +

the rear addition @ 336 sq.ft.) and the “Proposed Impervious Lot Coverage’ tohei?Squft.or :

578%(bulldingooverage@11959qft.+e:ds!ingtownsidewalk@ﬁsaqﬂ + existing .
dnveway&frontwalk@zwsqﬂ+rearpaﬁo@192sqn.+NCpads@125qft.) -

2) Tha ‘review letter’ refers to thepropmed projacl as a ‘3-story house’ whlle my zoning chart
refers fo it as a 2 1/2 stop house’. Both the Planning Board and the Building Code allow for
houses in flood zones 1o be raised up 1o be above the ‘base fiood elevation’ with a garage/ -
storage area below, and not count the. area below the ‘base flood elevation’ as-a story. There
are numerous housss in the fiood zone area that the Planning Board and the Buiiding’ Dapt.

have allowed and have not congidered thern io be 3-story.

8) The existing property has a grade elevation at the rear property line of elevation 7.3 ft. and
elopes down to an elevation of 6.7 ft. &t the front sidewalk, which will aliow surface water to
drain to North Bivd. There Is presently a depressed area in the mrddle of the rear yard, which

would be raised aocordingly with this project.

. 4) The 4 ft. wide Borough sidewaik is focated within the Stuto property, similartoallthe
propemesoneiﬁtars}daofParkwaymdafeerstree:sintown To my knowlédge none of
these other properties have been required to deed an easement to the Borough; though ftis an

issue that the  mayor & counci ITIIQM want {o review on a town wide scale.
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Lake Como Plannmg Board ° Januéry 24,2025
c/o Vivica Graham, Board Secreteiry .
1740 Main St., Lake Como, NJ 07719

RE: Stuto Variance Application . _
399 North Bivd., Lake Como : T,
Block:18; Lot:20 - & : -

Vivica- '

_ My submitted drawings revision dated 1/4/2026 were numerically dimensionally corect,
however, some of the drawings were' sﬁghtly out of scale graphically. The numbers shown were

all correct but some of the drawings were slightly out of scale.

As pef Alan Hilla's request, | have redrawn everything so that the drawings are now. both
graphically and dimensionally correct. These redrawn drawings have been dated 1/20/2025.

" Attached are two ‘signed & seded’ s’sts. P!eass get.one set fo Alan as soor) as possible.

"Fhank you,
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| ZONING CHART Stuto Fesldence - 395 North Bivd., Lake Como, NJ |
| Zome : R-50 i Required Existing Proposad
Principle Use Single-Family Single-Fami! Single-Family
Lot Area 5,000 8q.ft. 2094 EE 2894 eg.ft* |°
Lot Frontage 50 L. 20.88 % ¥ ﬁ.ﬁ, k‘ '
501 28.16 ft.* 2816 fL°
Front Sethack 20 ft. / or average 17 ft.+ @ axist. dook® 17 ft. @ deck*
—Side Setbacks GRL&5H 3TH&OTL 7R &0 |
Aear Setbaci 10 ~ GO & s
Bullding Height 212¢tory/19.71t. | T1172story/24fLs* | 2172 story/ 33e ™ |
| (legtmil?hﬂml.m) o i StOI'v {
Setback 5T 257ie” NA
Rear Setback 5t .5 L NA
Shed Area 100 sq. ft. B “80 sq. ft, NA
Bullding Coverage 40% (1197.8s 30.7% +(9218f) 89.9% +(1185s1)
Impetvious Coverage 60% ‘_(17s'ﬁ_s.4m {i _ﬁﬁmt}
—Parkin 2 , z -
| Front Yard @andscaping) §0%min. (231sf) 51.3% (236.8%) 5§1.3% (296.8%)
126.88 X 16.0 = 482 sq.ft. X 50% |
. Denotes an Existing Non-Conforming Condition
** Denotes an Increased Non-conforming Condltion o

v, LOT.ineee 20

:BL".O(_:K....J&
|- 70.-%025
EEVISED [O-ldend §1-4 26
Stuto
95 rth Wd,Lke o i
& SBe NORTH BO! f
—— R e e i W@;ﬁ,
lu.cmwo Anhl'mf
1” 701 ?ﬂﬂ“hm orrez
mmam LOT 1 4B DOMINICK J. VENDITTO, I
SCNE: 1 LI PROFESEONN. LAND SURVEYDR $30083
e | " o s et e e A2
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Fwd: Distribution of the State Plan Impact Assessment Executive Summary -
Monmouth County

1 message

Graham, Viveca <vgraham@lakecomonj.org> Thu, Oct 30, 2025 at 10:17 AM
To: "Schneider, Adam" <aschneiderlawoffice@comcast.net>, "Alan P. Hilla" <AHilla@h2m.com>, Joe Cavaluzzi
<joecavaluzzi1@gmail.com>, Kevin Higgins <khiggins@lakecomonj.org>, Doug Witte <dwitte@lakecomonj.org>, "Witte,
Douglas" <douglas.witte@atlantichealth.org>, Steven Petrosino <stevepetro45@gmail.com>, Chip Cavanagh
<chip401@me.com>, Allison Krilla <allison.krilla@gmail.com>, Keith Goisse <kgoisse@entact.com>, Gretchen
Schmidhausler <gschmidhausler@gmail.com>, Andrew Reiners <areiners@gmail.com>, Thomas Neff
<tomnef1@gmail.com>, George Sigle <gsigle14@hotmail.com>

Cc: "Cary F. Hilla" <CHilla@h2m.com>, John Rowe <jrowe@lakecomonj.org>, Andrew Huisman
<ahuisman@lakecomonj.org>, Amy Boney <aboney@lakecomonj.org>

— Forwarded message —--——-

From: Rivera, Jacqueline [DOS] <Jacqueline.Rivera@sos.nj.gov>

Date: Thu, Oct 30, 2025 at 9:47 AM

Subject: Distribution of the State Plan Impact Assessment Executive Summary - Monmouth County

To:

Hello Government Officials and Interested Parties,

As you may be.aware, the State Planning Commission (the Commission) initiated the process to update the New Jersey
State Development and Redevelopment Plan (the State Plan) on December 4, 2024. As provided in N.J.S.A. 52:18A-
202.1 and N.J.A.C. 15:30-4.7(a), the Commission is required to produce an Impact Assessment of the State Plan, which
describes the impacts of the policies and strategies proposed in the State Plan (“plan impacts”) relative to the impacts that
would likely occur without a State Plan (‘trend impacts”). The Impact Assessment was adopted by the Commission at the

August eth regular monthly meeting. An Executive Summary of the Impact Assessment was approved by the Commission
at the October 8" regular monthly meeting.

To view the Impact Assessment and its Executive Summary, click here: Impact Assessment & Infrastructure Needs
Assessment

Please do not hesitate to reach out to our office at stateplan.comments@sos.nj.gov with any questions.

Thank You,
NJ Business Action Center

Department of State
Jacqueline Rivera

Program Specialist Il

225 \W. State Street, 3" Floor

PO Box 820

State Planning Commission
Trenton, NJ 08625-0820

Office of Planning Advocacy
609-292-3864



