
 

 

 

MANASQUAN PLANNING BOARD MEETING AGENDA  

CONDUCTED WITH ZOOM 

AUGUST 04, 2020 7:00 PM – TUESDAY 

 

Join Zoom Meeting 

https://uso2web.zoom.us/j/85213467956 

OR 

Tel – 1-646 876 9923 US (New York) 

ID # 261 009 5007 

Password 281 797 

 

Please take notice that the Manasquan Planning Board will convene a remote meeting on August 

04, 2020 7:00 PM.  (The Board had previously advertised the said meeting, but the within notice is 

being re-advertised so as to publicize the remote nature of the same.)  Due to the 

Coronavirus/COVID-19 Borough and State Directives, the said meeting is being held remotely, 

through a web-meeting conference communication system.  The remote meeting format will allow 

Board Members and the Public to simultaneously hear, listen to, participate in, digest, observe, 

comment on, and/or otherwise object to any and all Board decisions/actions.  The remote meeting 

format, as aforesaid, will allow the Borough’s Planning Board to conduct business, without 

violating any Executive Orders, without violating any COVID-19 Health and Safety Protocol, and 

while still complying with the spirit and intent of Prevailing Provisions of New Jersey Law.  (Please 

note that the public access to the Municipal Building is not currently permitted). 

Members of the public are welcome to, and encouraged to, participate by observing/participating 

in the remote meeting.  The meeting will be held via Zoom.  You can access the meeting through 

the Zoom App via a smartphone or tablet, via a special link on your computer, or by telephone.  

Note the information printed above.   

PUBLIC MEETING 

Salute to the Flag 

Roll Call 

Sunshine Law Announcement 

 

OLD/NEW BUSINESS 

1. Keith Henderson letter requesting rehearing of Suppa Application 

2. Approval of Vouchers 

 

RESOLUTION 

1. 19-2020 - Suppa, Michael - 45 First Avenue 

 

APPLICATION 

1. #17-2020 Bellaran Judith -  27 Main Street - Block:27 - Lot 19, 20 - Zone: R-2 - 

Minor Subdivision 

2. #20-2020- Maraziti, Rhonda - 22, 221/2 Parker Ave - Block: 62 - Lot: 54.01 - Zone: 

R-2 - Bulk and Use Variance 

3. #19-2020 - Brown, Michael and Trish - 123 McLean Ave - Block: 109 - Lot: 15 - 

Zone: R-1 - Bulk Variance 

 

OTHER BUSINESS 

Comments from individual board members 

1. Evan Shadlun - 539 Brielle Road - Extension 

https://uso2web.zoom.us/j/85213467956
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RESOLUTION NO.  19 - 2020    
 

RESOLUTION OF THE PLANNING BOARD OF THE 
BOROUGH OF MANASQUAN, COUNTY OF 

MONMOUTH, STATE OF NEW JERSEY. 
 

WHEREAS, Michael Suppa (hereinafter referred to as the "applicant") has 

applied to the Planning Board of the Borough of Manasquan for variance relief pursuant 

to N.J.S.A. 40:55D-70(c) from the provisions of the Manasquan Zoning Ordinances to 

construct a rear addition to an existing residential dwelling  at property located at 45 

First Avenue, Manasquan, New Jersey, and known as Block 166, Lot 20 on the 

Manasquan Tax Map, and, 

WHEREAS, a public hearing was held in virtual electronic format at the regularly 

scheduled meeting of the Planning Board on July 7, 2020,  on the Zoom platform, and 

testimony having been presented on behalf of the applicant, and objectors to and 

supporters of the application having been given an opportunity to be heard; and, 

WHEREAS, such proof of service as may be required by New Jersey Statutes,  

Municipal Ordinances, and as directed by the New Jersey Department of Community 

Affairs for meetings held virtually during a time of a declared state of emergency has 

been furnished; and, 

WHEREAS, the Board, having considered the application, testimony, and 

exhibits submitted, makes the following findings: 

1. The property is located in an R-2 Zone. 

 2. The property is rectangular in shape and has 50 feet of frontage on First 

Avenue and 100 feet of frontage along Stockton Avenue.  As such the property has 

5,000 square feet of total area.  The property contains a two-story single-family 

residential dwelling, a detached garage, a patio area in the front yard and a driveway 

with access to Stockton Avenue.  The applicant is proposing to construct a 1 and ½ 

story addition above the existing garage and attach same to the principal dwelling by a 

second-floor bridge.  The applicant provided a Spot Grade Plan prepared by Charles 

Surmonte P.E., & P.L.S. dated September 4, 2019, a Survey prepared by Charles 

Surmonte P.E., & P.L.S. dated September 4, 2019,  and architectural plans prepared by 

Edward W. O’Neill, Jr., R.A., dated March 13, 2020.  These plans more fully describe 

the applicant’s proposal and were submitted to and relied upon by the Board in its 

deliberations regarding this application.  The applicant was represented by  C. Keith 

Henderson, Esq., who presented and made comment upon the record.  The testimony 

in this matter was provided primarily by Michael Suppa and Edward W. O’Neill, R.A.   

A number of neighbors appeared on behalf of the applicant and were heard by the 

Board.     

 3.   Upon review of the application by the Board Engineer, and upon hearing 

his comments and receiving his report, the Board determined that the applicant’s 

proposal required the following variance relief: 

 A.  Minimum Rear Yard Setback for the principal structure where 20 feet is 

required and 5 feet is proposed. 
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 B.  Minimum side yard setback where 15 feet is required where there is a corner 

lot and 14.8 feet is proposed. 

 C.  Maximum building coverage where 30% is permitted, 35.7% exists and 

37.1% is proposed.      

4. The Board finds that the variance relief must be denied.  The Board finds 

that the applicant has failed to meet the positive criteria under N.J.S.A. 40:55D-70(c).  

Under this Statute the positive criteria may be met under either of two subsections.  The 

first subsection which is known as the  “C.1” or “hardship” section permits variance relief 

where: 

  (a) by reason of exceptional narrowness, shallowness or shape of 

a specific piece of property, or (b) by reason of exceptional topographic 

conditions or physical features uniquely affecting a specific piece of 

property, or (c) by reason of an extraordinary and exceptional situation 

uniquely affecting a specific piece of property or the structures lawfully 

existing thereon, the strict application of any regulation pursuant to article 8 

of this act would result in peculiar and exceptional practical difficulties to, or 

exceptional and undue hardship upon, the developer of such property, 

grant, upon an application or an appeal relating to such property, a variance 

from such strict application of such regulation so as to relieve such 

difficulties or hardship” 

 
The second subsection which is known as the  “C.2”, “flexible” or “better zoning 

alternative” section permits variance relief to be granted by the Board as follows: 

 
(2) where in an application or appeal relating to a specific piece of 

property the purposes of this act or the purposes of the “Educational 

Facilities Construction and Financing Act,” would be advanced by a 

deviation from the zoning ordinance requirements and the benefits of the 

deviation would substantially outweigh any detriment”.   

 
 5. In reference to the applicant’s claim of hardship, the Board finds that no 

hardship exists of sufficient nature to justify the grant of variance relief under N.J.S.A. 

40:55D-70c.1.  The Board finds that the property presently contains an attractive house 

of suitable size for the lot and a detached garage that has access to Stockton Avenue.  

The property has ample outdoor space and includes a large patio in the front yard.  The 

property size is conforming for the area and the building coverage is already 5.7% 

above what is permitted in the zone.  The applicant testified to the Board that he would 

like more room to accommodate his children and his parents when they visit.  The 

Board can understand this desire but finds that such reasoning does not justify  the 

grant of a “hardship” variance under the Municipal Land Use Law.  Such hardships 

pertain to the conditions of the property and structures thereon and not to the personal 

circumstances of the residents.  In conjunction with this, in probing whether a better 

design could be proposed that added more space in a more conforming manner, the 
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Board heard that the proposed design, i.e. the construction over the existing garage and 

therefore within the rear yard setback, was driven by the need to keep costs below a 

certain amount.  The Board heard that the existing dwelling structure on the lot is 8 

inches below the Base Flood Elevation (BFE) and therefore is subject to FEMA 

regulations which limit the amount of money that can be spent to renovate a structure 

before the owner, here the applicant, is required to raise the structure above the BFE.   

The Board heard that doing so would be cost prohibitive.  The Board heard that making 

separate additions would cause the project to exceed the cost limit permissible and 

therefore cause the applicant to incur the cost of raising the structure.  The Board finds 

therefore that the reasons for not seeking a more conforming means of gaining more 

space is primarily driven by costs.  While the Board can understand the desire to spend 

less money, the Board notes that it is well settled in the law that economic hardships do 

not constitute the type of hardship sufficient to support a variance.  Because the Board 

finds that the property and the structure thereon are ample and sufficient in character 

and design, and finding that no hardship exists otherwise, the Board finds that it cannot 

grant relief under N.J.S.A. 40:55D-70c.1.       

6. In reference to the Applicant’s argument that the applicant is presenting a 

better zoning alternative and therefore should be granted variance relief under N.J.S.A. 

40:55D-70 (c.2) the Board finds that the justification provided by the applicant is 

insufficient to grant the relief requested.  The Board finds that the design proposed does 

not enhance the aesthetics of the house.  The design is driven by a desire to place all of 

the new area over the garage.  This results in a rather odd design.  While the Board 

acknowledges that enhanced aesthetics can support relief in certain circumstances 

however the Board, with respect, does not find that such circumstances exist here.  The 

Board finds that the design proposed simply presents as being too much for the lot.  

The design proposed calls for construction of 1 and 1/2 floors that appear to rise above 

the height of the existing dwelling five feet from the property line where 20 feet is 

required.  The Board cannot find that this a better zoning alternative.  The Board does 

not find that such a design presents any benefit to the community or the zone plan and 

as such must be rejected.  Accordingly, the Board finds that the benefits to zoning do 

not “substantially outweigh the detriments”  and therefore cannot find the relief 

supportable under N.J.S.A. 40:55D-70(c.2)   

7. To be granted variance relief the applicants also have to meet what has 

been described as the “negative criteria”.   N.J.S.A. 40:55D-70 states, “No variance or 

other relief may be granted under the terms of this section, …without a showing that 

such variance or other relief can be granted without substantial detriment to the public 

good and will not substantially impair the intent and the purpose of the zone plan and 

zoning ordinance.”   The Board finds that the project presented constitutes both a 

detriment to the public good and an impairment to the zone plan.  At the outset, the 

Board acknowledges that a number of residents local to the subject property came out 

in favor of the addition.  The Board also acknowledges that “detriment to the public 

good” is largely gauged by the impact that development will have on the people in the 
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surrounding neighborhood.  Notwithstanding the support presented, the Board finds that 

the design does present a detriment to the adjoining neighbors to the west.  The bulk of 

the development will rise 5 feet from the property line where reasonably the neighbors 

to the west could expect at least 20 feet.  Regardless of the willingness of any party to 

bear the encroachment, an encroachment it remains.  The Board notes that properties 

change hands regularly.  The Board finds that it must consider the impact on the 

neighboring property regardless of the silence or acquiescence of the present owners 

because the encroachment once permitted will remain a condition of the property that 

may and will affect use and enjoyment of neighboring properties beyond the current 

ownership.  The Board finds also that the proposal substantially impairs the zone plan.  

The Board acknowledges that the properties are tightly fit in the area of the subject 

property.  This is due to the historical layout of the area and the current desire to make 

the most use of limited property in close proximity to the beach.  The Board finds 

however that the proposal is too extreme in its encroachment.  The Board finds that this 

design is cramped for an already cramped area and represents a design that the Board 

does not desire to encourage and therefore will decline to do so.   Accordingly the 

Board finds that the proposal will be a substantial detriment to the public good and a 

substantial impairment of the zone plan.  These detriments far outweigh any benefit to 

be drawn from this plan.  The Board finds that the application must be denied in total 

accordingly. 

WHEREAS, The Board has determined that the relief requested by the applicant 

is not justified under the proofs and circumstances presented, and cannot be granted 

without substantially impairing the intent and purpose of the zone plan and zoning 

ordinances of the Borough of Manasquan, and that the benefits of this application do 

not substantially outweigh the detriments, and that no hardships exist, 

 

NOW THEREFORE, BE IT RESOLVED, by the Planning Board of the Borough 

of Manasquan on this 4th day of August, 2020, that the application for variance relief 

shall be and is hereby denied for the reasons stated herein. 

 

 BE IT FURTHER RESOLVED that a copy of this resolution be immediately 

provided by the Planning Board Secretary to the Zoning Officer, to the Construction 

Official, to the Planning Board’s Professional Engineer, to the Tax Office, to the Water 

and Sewer Departments and to the Department of Public Works, in order that said 

officials and departments may appropriately note their records with the respect the 

denial as necessary.  

 

___________________________ 

Neil Hamilton 
Chairman of the Planning Board  
of the Borough of Manasquan 
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CERTIFICATION 

 

I, Mary Salerno, Secretary of the Planning Board of the Borough of Manasquan, 

in the County of Monmouth, State of New Jersey, do hereby CERTIFY that the 

foregoing is a true copy of a resolution adopted by the Planning Board at its regular 

meeting held on August 4, 2020.                                                                  

                   __________________________ 
        Mary Salerno 
 
Resolution Prepared by: 
George D. McGill, Esq. 
Attorney to the Planning Board 
Of the Borough of Manasquan 
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FRD Surveying, LLC 

136 Golf View Boulevard 

Toms River, NJ 08753 

June 8, 2020 Job No. INS-283 

DESCRIPTION OF PROPERTY 

TAX LOT 20.01, BLOCK 27 

SITUATED IN BOROUGH OF MANASQUAN, MONMOUTH COUNTY, NJ 

 

Being known as Tax Lot 20.01 as shown on a certain plan entitled “Minor Subdivision, Lots 19 and 20, 

Block 27, Borough of Manasquan, Monmouth County, New Jersey” dated 01/12/2020, prepared by FRD 

Surveying, LLC. 

BEGINNING at a point in the westerly line of Main Street where same is intersected by the northerly 

line of Tax Lot 20.01, Block 27 and being located the following course and distance from the southerly 

line of Central Avenue; 

a. South 24 degrees 34 minutes 45 seconds East, 124.00 feet to the point of and place of beginning;  

thence running 

 

1. Along said line of Main Street, South 24 degrees 34 minutes 45 seconds East, a distance of 

102.26 feet to a point in the proposed subdivision line; thence 

2. Along the proposed subdivision line, South 63 degrees 25 minutes  00 seconds West, a distance 

of 287.82 feet to a point; thence 

3. North 28 degrees 36 minutes 58 seconds West, a distance of 91.67 feet to a point; thence 

4. North 61 degrees 21 minutes 34 seconds East, a distance of 294.84 feet to the point and place of 

BEGINNING. 

 

 Prepared By: 

 FRD Surveying, LLC 

 
 Frank R. DeSantis 

 Professional Land Surveyor 

 New Jersey License No. GS42001 



FRD Surveying, LLC 

136 Golf View Boulevard 

Toms River, NJ 08753 

June 8, 2020 Job No. INS-283 

DESCRIPTION OF PROPERTY 

TAX LOT 19.01, BLOCK 27 

SITUATED IN BOROUGH OF MANASQUAN, MONMOUTH COUNTY, NJ 

 

Being known as Tax Lot 19.01 as shown on a certain plan entitled “Minor Subdivision, Lots 19 and 20, 

Block 27, Borough of Manasquan, Monmouth County, New Jersey” dated 01/12/2020, prepared by FRD 

Surveying, LLC. 

BEGINNING at a point in the westerly line of Main Street where same is intersected by the proposed 

subdivision line of Tax Lot 19.01, and Tax Lot 20.01, Block 27 and being located the following course 

and distance from the southerly line of Central Avenue; 

a. South 24 degrees 34 minutes 45 seconds East, 226.26 feet to the point of and place of beginning;  

thence running 

 

1. Along said line of Main Street, South 24 degrees 34 minutes 45 seconds East, a distance of 69.04 

feet to a point; thence 

2. South 24 degrees 50 minutes 09 seconds East, a distance of 50.00 feet to a point; thence 

3. South 58 degrees 54 minutes 51 seconds West, a distance of 78.37 feet to a point; thence 

4. South 43 degrees 39 minutes 25 seconds West, a distance of 36.32 feet to a point; thence 

5. North 28 degrees 36 minutes 58 seconds West, a distance of 150.59 feet to a point in the proposed 

subdivision line; thence 

6. Along the proposed subdivision line, North 63 degrees 25 minutes  00 seconds East, a distance of 

287.82 feet to the point and place of BEGINNING. 

 

 Prepared By: 

 FRD Surveying, LLC 

 
 Frank R. DeSantis 

 Professional Land Surveyor 

 New Jersey License No. GS42001 











FRD Surveying, LLC 

136 Golf View Boulevard 

Toms River, NJ 08753 

June 8, 2020 Job No. INS-283 

DESCRIPTION OF PROPERTY TO BE CONVEYED 

FROM TAX LOT 20, BLOCK 27 TO TAX LOT 19, BLOCK 27 

SITUATED IN BOROUGH OF MANASQUAN, MONMOUTH COUNTY, NJ 

 

Being a portion of land as shown on a certain plan entitled “Minor Subdivision, Lots 19 and 20, Block 27, 

Borough of Manasquan, Monmouth County, New Jersey” dated 01/12/2020, prepared by FRD Surveying, 

LLC. 

BEGINNING at a point in the easterly line of Lot 12 Block 27 where same is intersected by the southerly 

line of Tax Lot 20, Block 27 and being located the following courses and distances from the southerly 

line of Central Avenue; 

a. South 24 degrees 34 minutes 45 seconds East, a distance of 224.25 feet to a point; thence 

b. South 61 degrees 21 minutes 34 seconds West, a distance of 287.78 feet to the point and place of 

beginning; thence running 

 

1. Along said line of Tax Lot 12, Block 27, North 28 degrees 36 minutes 58 seconds West, a 

distance of 8.33 feet to a point in the proposed subdivision line between Lots 19 and 20, Block 

27; thence 

2. Along the proposed subdivision line, North 63 degrees 25 minutes  00 seconds East, a distance of 

232.11 feet to a point in the southerly line of Tax Lot 20, Block 27; thence 

3. Along said line of Tax Lot 20, Block 27, South 61 degrees 28 minutes 51 seconds West, a 

distance of 231.96 feet to the point and place of BEGINNING. 

 

 Prepared By: 

 FRD Surveying, LLC 

 
 Frank R. DeSantis 

 Professional Land Surveyor 

 New Jersey License No. GS42001 





FRD Surveying, LLC 

136 Golf View Boulevard 

Toms River, NJ 08753 

June 8, 2020 Job No. INS-283 

DESCRIPTION OF PROPERTY TO BE CONVEYED 

FROM TAX LOT 19, BLOCK 27 TO TAX LOT 20, BLOCK 27 

SITUATED IN BOROUGH OF MANASQUAN, MONMOUTH COUNTY, NJ 

 

Being a portion of land as shown on a certain plan entitled “Minor Subdivision, Lots 19 and 20, Block 27, 

Borough of Manasquan, Monmouth County, New Jersey” dated 01/12/2020, prepared by FRD Surveying, 

LLC. 

BEGINNING at a point in the westerly line of Main Street where same is intersected by the northerly 

line of Tax Lot 19, Block 27 and being located the following course and distance from the southerly line 

of Central Avenue; 

a. South 24 degrees 34 minutes 45 seconds East, 219.94 feet to the point of and place of beginning;  

thence running 

 

1. Along said line of Main Street, South 24 degrees 34 minutes 45 seconds East, a distance of 6.32 

feet to a point in the proposed subdivision line between Lots 19 and 20, Block 27; thence 

2. Along the proposed subdivision line, South 63 degrees 25 minutes  00 seconds West, a distance 

of 186.66 feet to a point in the northerly line of Tax Lot 19, Block 27; thence 

3. Along said line of Tax Lot 19, Block 27, North 61 degrees 28 minutes 51 seconds East, a distance 

of 186.98 feet to the point and place of BEGINNING. 

 

 Prepared By: 

 FRD Surveying, LLC 

 
 Frank R. DeSantis 

 Professional Land Surveyor 

 New Jersey License No. GS42001 
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