PLANNING BOARD MEETING TOWNSHIP OF LAKEWOOD
JULY 26, 2011 PUBLIC HEARING MEETING

1. CERTIFICATION OF COMPLIANCE

Chairman Neiman called the meeting to order at 6:00 p.m. with the Pledge of Allegiance
and Mr. Kielt read the Certification of Compliance with the NJ Open Public Meeting Act:

“The time, date and location of this meeting was published in the Asbury Park Press and
Posted on the bulletin board in the office of the Township of Lakewood. Advance written
Notice has been filed with the Township Clerk for the purpose of public inspection and, a
copy of this agenda has been mailed, faxed or delivered to the following newspapers:
The Asbury Park Press, and The Tri Town News at least 48 hours in advance. This
meeting meets all criteria of the Open Public Meetings Act.”

2. ROLL CALL

Roll Call Mr. Herzl, Mr. Franklin, Mrs. Koutsouris, Mr. Banas, Mr. Neiman, Mr. Follman,
Mr. Percal, Mr. Schmuckler

3. SWEARING IN OF PROFESSIONALS
Mr. Vogt was sworn in.

4. MEMORIALIZATION OF RESOLUTIONS

1. SP 1957 (No Variance Requested)
Applicant: Beth Medrash Govoha
Location: Square block bordered by Forest Avenue, Madison Avenue,
Carey Street & Eleventh Street
Block 63 Lots 1 & 4
Preliminary & Final Site Plan proposed addition to existing library, proposed
dormitory & associated site improvements

Moved by Mr. Schmuckler. Seconded by Mr. Herzl.
Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.

2. SD1803 (Variance Requested)
Applicant: Eliezer Tress
Location: High Street, east of Route 9
Block 782 Lot 21
Minor Subdivision to create two (2) lots

Moved by Mr. Schmuckler. Seconded by Mr. Herzl.
Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.
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3. SD 1801 (Variance Requested)
Applicant: MCEF Construction

Location: Corner of East County Line Road, Shafto Avenue & Fourteenth
Street
Block 143 Lot 3.01

Minor Subdivision to create two (2) lots

Moved by Mr. Schmuckler. Seconded by Mr. Herzl.
Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.

4. SP 1955 (No Variance Requested)
Applicant: Nitto Denko Automotive NJ, Inc.
Location: Rutgers University Boulevard, east of Swarthmore Avenue
Block 1607 Lot 7
Amended Site Plan for proposed additional parking

Moved by Mr. Schmuckler. Seconded by Mr. Herzl.
Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.

5. NEW BUSINESS

1. DISCUSSION - Review/Recommendation of proposed amendment to Section
18-903 G HD-6 Highway Development Zone

Parking Lot to be listed as a permitted use in the HD-6 zone, similar to what was done in
the B-2 zone. It is construed as a permitted use where as now it is not a permitted use
by itself.

Mr. Schmuckler moved to recommend it, seconded by Mr. Percal.

Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.

2. SP 1958 (No Variance Requested)
Applicant: Yeshiva Toras Menachem
Location: Swarthmore Avenue, west of Rutgers University Boulevard
Block 1606 Lot 16
Conceptual change of use Site Plan to change existing industrial building to a
proposed school



PLANNING BOARD MEETING TOWNSHIP OF LAKEWOOD
JULY 26, 2011 PUBLIC HEARING MEETING

Project Description

The applicant is seeking Change of Use approval for the use of an existing 19,672 sf
metal building as a school for grades 6, 7 and 8 per Section 18-906.B of the UDO. The
following site improvements, at a minimum, are proposed per review of the submitted
“Change of Use” site plan: (1) The applicant proposes to expand the existing entrance
drive off of Swarthmore Avenue to provide a “U-shaped” access drive for buses
(including a bus drop off area). Curbing (and a driveway apron) appear proposed for the
new entrance drive as well. (2) Interior striping of existing parking areas is proposed to
delineate twenty-seven (27) spaces within the property (one (1) space being handicap
accessible). (3) An existing concrete loading ramp located on the south side of the
building is being fenced. (4) A “Proposed Play Area” is located next to the loading ramp,
within the existing paved parking are between the south side of the building and
extending towards two (2) existing curb cuts and an existing access drive onto
Swarthmore Avenue. Note: Per the revised plan, the proposed play area has been
relocated to what is depicted as a lawn area adjacent to the north side of the
building. The site is located in the Industrial Park on the north side of Swarthmore
Avenue, south of its intersection with Rutgers University Boulevard. The tract is irregular
in shape, and is 3.57 acres in area (exceeding the 3.0 acre M-1 zone minimum). Varied
commercial and other industrial park tenants exist east of the property. We offer the
following comments per review of the revised submission, the June 22, 2011
memo from the Lakewood Industrial Commission and our June 26, 2011 review
letter: (I) Zoning (1) The property is located in the M-1 Residential District. Schools are
a permitted use in the zone, subject to the requirements of Section 18-906 of the UDO.
Fact. (2) Per review of the Site Plan and the zone requirements, the existing and
proposed layout complies with the Bulk requirements of the M-1 zone. Fact. (3) As
noted in the application, no bulk variances are necessary for the change of use request.
Fact. () Review Comments Per review of the Change of Use plan and available
information on the property, the site (and building) appear to be suitable for conversion
to a school as proposed. The property and existing building meet M-1 bulk requirements.
Further, including at least part of the existing parking (paved) area to remain south of the
building and proposed ‘play area’, there appear to be some additional parking spaces to
remain, above those identified on the change of use plan to meet UDO parking
requirements. As indicated in our initial review letter, a significant number of site
improvements are proposed as part of the use conversion as identified above. We have
the following comments with respect to the applicant’s revisions per initial
concerns (below) from our June 26, 2011 letter: (1) Internal pedestrian circulation to
and from the southerly parking area and proposed play area. Per the applicant’s
engineer’s cover letter and revised site plan, doors are proposed as depicted on
all four (4) sides of the building, excluding the existing “main entrance” access. If
approved by the Board, landings appear necessary for the new door locations, at
a minimum, and could be provided on the plans as a condition of Board approval,
if/when forthcoming. (2) Design information on the proposed play area, and how it will
be separated from the remaining (existing) southerly paved area and access drive. As
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referenced on the revised site plans and in the applicant’s engineer’s response
letter, the play area has been relocated to an existing grassed area on the north
side of the building. Testimony should be provided by the applicant’s engineer as
to whether any other improvements are proposed for the play area. (3) Proposed
landscaping and lighting as may be necessary (to the satisfaction of the Board). Fact.
Testimony is required to demonstrate adequacy of existing landscaping and
lighting for the proposed change of use. (4) Design and vehicular circulation plan for
the proposed extension of the southerly access drive on Swarthmore Avenue, as well as
the proposed Bus drop off area, including existing and proposed grades, geometry,
apron and curb and pavement restoration as necessary. Construction details and
additional spot elevations have been provided on the revised site plan. Per the
applicant’s engineer’s cover letter, the proposed access drive will be used only for
buses at the time of drop off and pickups. Testimony should be provided at time
of public hearing, as well as confirmation that the proposed drive geometry is
adequate for bus ingress and egress. Final design details could be provided on
the plans as a condition of Board approval, if/when forthcoming. (5) Proposed trash
storage area (to be stored “on the side of the building”) per Note 9 on the Change of Use
Plan. Per the engineer’s response letter and as depicted on the revised site plan,
the existing dumpster enclosure on the southwest side of the building will
continue to be used fro trash and recycling pickups. (6) Construction details for all
proposed site improvements in accordance with Township standards. Details have
been provided and will be reviewed during compliance as a condition of Board
approval, if/when forthcoming. (7) Architectural information on necessary revisions to
the building for the proposed school use, including but not limited to ADA accessibility
and Fire Code compliance. Per the engineer’s response letter, the existing building
has a fire suppression system and is handicap accessible. (8) Information and/or
testimony that existing utilities serving the building are adequate for the proposed school
use. Per the engineer’s response letter, utility demands for the proposed school
will be lower than the prior use, and therefore existing utilities are adequate. (9)
Any information necessary to document compliance with Section 18-906, “Public and
Private Schools” of the UDO. Fact. (10) Given the property’s location in the Industrial
Park, and within the Airport Hazard Zone, the proposed change of use request should be
reviewed by the Lakewood Industrial Corporation. As referenced above, the Industrial
Commission issued a June 22, 2011 memo (attached) regarding the proposed
change of use as depicted per the initial submission. The Commission’s
remaining comment is with respect to the proposed access and bus staging area,
and that the final access design “...provide for an off-road bus lane that would
accommodate all of the buses servicing the school, thus reducing the incidence
of a traffic/safety issue on Swarthmore Avenue”.

Although no dimensions or turning movements are delineated on the revised plan,
it appears to depict that space is proposed for off-road parking of up to four (4)
buses at one time. Testimony must be provided by the applicant and
professionals as to how many buses are proposed to service the school, and



PLANNING BOARD MEETING TOWNSHIP OF LAKEWOOD
JULY 26, 2011 PUBLIC HEARING MEETING

whether adequate off-road room for buses is provided on the proposed access
drive. (11) Given the proposed change in use and parking and circulation revisions, the
Change of Use plans should be reviewed by Township Fire Officials to confirm the
adequacy of the existing Fire Zone lane designations near the building. Fact. We
recommend that Fire Official review be a condition of approval if forthcoming.

Mr. Abraham Penzer on behalf of the applicant stated on the only two items that really
merit discussion is the issue about the busses, which are not a problem, there will never
be more than four busses at one time and regard to the garbage situation, we are
already utilizing the building and the garbage is taken by Public Works and other that
that everything else is fine.

Moved by Mr. Percal and seconded by Mr. Follman

Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, , yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes.

Committeeman Akerman has arrived to the meeting.

3. SD1808 (Variance Requested)
Applicant: SS&R Realty, LLC
Location: Northwest corner of Lanes Mill Road & Alvarado Avenue
Block 187.12 Lot 11
Minor Subdivision to create three (3) lots

Project Description

The applicant seeks minor subdivision approval to subdivide an existing corner property
totaling 1.061 acres in area known as Lot 11 in Block 187.12 into three (3) new
residential lots, designated as proposed Lots 11.01 - 11.03 on the subdivision plan. The
site contains an existing one-story frame dwelling and a one and a half-story masonry
building. The masonry building will be removed and the dwelling will remain on
proposed Lot 11.01. A portion of the existing dirt driveway which encircles the dwelling
will be removed as part of the subdivision. Proposed Lots 11.02 and 11.03 will become
new residential building lots. Public water and sewer is available. The surrounding area
is predominantly residential. Lot width variances will be required to create this
subdivision. The lots are situated within the R-15 Single Family Residential Zone. We
have the following comments and recommendations per testimony provided at the
6/14/11 Planning Board Plan Review Meeting and comments from our initial review
letter dated June 2, 2011: (I) Zoning (1) The parcels are located in the R-15 Single-
Family Residential Zone District. Single-family detached dwellings are a permitted use
in the zone. Statements of fact. (2) Per review of the Subdivision Map and the zone
requirements, the following variances are required: (a) Minimum Lot Width (proposed
Lots 11.01 - 11.03, 81.08 feet, 88.80 feet, and 96.20 feet respectively, 100 feet required)
— proposed condition. The Board shall take action on the required lot width
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variances. (3) The applicant must address the positive and negative criteria in support
of the requested variances. At the discretion of the Planning Board, supporting
documents will be required at the time of Public Hearing, including but not limited
to aerials and/or tax maps of the project area and surroundings to identify the
existing character of the area. (II) Review Comments (1) Since the existing dwelling
is to remain on proposed Lot 11.01 the actual yard setbacks in the Zone Requirements
Table must be provided. The actual yard setbacks and coverage for proposed Lot
11.01 have been provided in the Schedule of Bulk Requirements. The combined
side yard setback shall be corrected to 36.1 feet. (2) Concrete sidewalk and curb
exist along the Alvarado Avenue side of the site. Concrete sidewalk will be extended
along the entire frontage of Lanes Mill Road beginning just past the existing
handicapped ramp at the intersection. Proposed concrete curb will be extended along
the entire frontage of Lanes Mill Road beginning at the existing curb return. Statements
of fact. (3) Since a portion of the dirt driveway encircling the existing dwelling will be
removed as part of this subdivision, the plans should show how four (4) off-street parking
spaces will be provided as stipulated in the Zone Requirements Table. Four (4) parking
spaces from a new driveway have been proposed on Lot 11.01. The entire dirt
driveway encircling the existing dwelling should be removed. (4) Testimony should
be provided as to whether basements are proposed for the future dwellings on Lots
11.02 and 11.03, if so seasonal high water table information will be required. The
Survey of Property shows soil boring locations on the map. The applicant’s
professionals indicate that testimony on prospective basements will be provided
at the public hearing. (5) Proposed road widening and grading is required along Lanes
Mill Road. A pavement widening transition should be included. The applicant’'s
professionals indicate that proposed road widening and grading can be provided
as a condition of approval as directed by the County Planning Board. (6)
Proposed lot numbers must be approved by the tax assessor’s office. The proposed
lot numbers have been approved. The map shall be signed by the tax assessor.
(7) Shade trees shall be provided within the shade tree and utility easement for the
project. Landscaping should be provided to the satisfaction of the Board, and should
conform to recommendations (if any) from the Township Shade Tree Commission as
practicable. This development, if approved must comply with the Township Tree
Ordinance at time of Plot Plan Review for the proposed lots. Four (4) Green Mountain
Silver Linden shade trees are proposed along Lanes Mill Road and four (4)
Magnifica Hackberry shade trees are proposed along Alvarado Avenue. (8)
Testimony is required on the disposition of storm water from development of proposed
Lots 11.02 and 11.03. The applicant’s professionals indicate that testimony on
storm water management will be provided at the public hearing. (9) The monument
certification has been signed but the monuments have yet to be set. Statement of fact.
(10) Compliance with the Map Filing Law is required. Statement of fact. (11)
Construction details will be reviewed in detail during compliance if approval is given. We
note that only four foot (4’) wide sidewalk is proposed in plan view. Statements of fact.
(1) Regulatory Agency Approvals Outside agency approvals for this project may
include, but are not limited to the following: (a) Township Tree Ordinance (as applicable);
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(b) Ocean County Planning Board; (c) Ocean County Soil Conservation District (if
necessary); and (d) All other required outside agency approvals.

Mr. Samuel Brown appearing on behalf of the applicant marked into evidence as A1 a
rendition of the site plan. The purpose of the variance is such that we can move the two
lots onto the side street rather than the main street. Move it off Lanes Mills Road onto
Alvarado Ave. and thus create a safer and better lot. There are no bulk variance in the
sense that the lots do have the requires 15,000 sq feet it is just a question of the lot
width, other than that this is a minor subdivision.

Mr. Brian Flannery, PE was sworn in stating that application as indicated we are meeting
all of the setbacks , the variance is limited to lot width on all of the three lots, one of the
lots is 96.2 where 100 is required so it is as close to diminimus as you can get, the other
lot is 88.8 where 100 is required, and the third is 81.08 where 100 is required, we have
an exhibit marked as A-2 which shows a half a dozen other lots in the area with lot width
as the same variance. We comply with the 15,000 sq feet and also the front, side and
rear setbacks. With respect to the report item #8 asks for testimony on disposition of the
Storm Water and we would provide dry-wells for the roof run off similar to what we have
done in the past, the variance that are required are simple C variance and they can fall
under either a C-1 or a C-2 due to the nature of the property it requires sub-division in
this fashion to make the most sense, additionally under a C-2 the benefits certainly
outweigh the detriment we have three very nice lots that provided housing opportunities
with no adverse impact in my professional opinion. The applicant will put curbing and
sidewalk and we have agreed to the comments in Mr. Vogt’s letter. Mr. Schmuckler
asked if there will be four off street parking spaces per lot. Mr. Flannery stated yes.

A motion to approve was made by Mr. Herzl and seconded by Mr. Follman.

Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, yes, Mr.
Neiman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr. Schmuckler, yes, Committeeman
Akerman, yes.

4. SD 1809 (Variance Requested)
Applicant: Schlomo Wilner
Location: Albert Avenue, south of Oak Street
Block 1159 Lot 74
Minor Subdivision to create two (2) lots

Project Description

The applicant proposes to subdivide the existing tract into two (2) separate lots. There is
an existing two-story dwelling on the existing lot, which will remain on proposed Lot
74.01 as a fully compliant lot fronting on Albert Avenue. Proposed Lot 74.02 is to be
subdivided from the rear (western) portion of the property, which lot will have limited
frontage on Frederic Avenue, an unimproved street. Public water and sewer is not
available. The existing 44,448.22 square foot property falls within the R-20 Single Family
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Residential Zone. A variance is requested due to proposed Lot 74.02 not having
frontage on an improved street. We have the following comments and
recommendations per testimony provided at the 6/14/11 Planning Board Plan
Review Meeting and comments from our initial review letter dated June 9, 2011: (l)
Waivers (1) The applicant has requested waivers from providing topography, contours,
and wooded areas for completeness purposes. Our office has no objection to the
granting of these waiver requests. The Board shall take action on the waiver
requests. (2) The applicant has requested a waiver from depicting the location of
existing and proposed wells and septic systems. In light of the existing well shown
onsite, and the proposed lots being serviced by wells and conventional septic
systems, our office can only support this request for completeness purposes. The
information should be provided during compliance if/when Board approval is
granted. The Board shall take action on the waiver request. (I) Zoning (1) The
property is located within the R-20 Single-Family Residential Zone District. Single-family
detached dwellings are a permitted use in the zone. Statements of fact. (2) Proposed
Lot 74.02 is to be subdivided from the rear (western) portion of the property, this lot will
have limited frontage on the terminus of Frederic Avenue, which is an unimproved street.
All lots must have frontage on an improved street. A variance has been requested. Per
a note on the subdivision plans, proposed Lot 74.02 is to be developed after Frederic
Avenue is improved. Action shall be taken by the Board. (3) The applicant has
requested a bulk variance for lot size for Lot 74.02, proposing 18,688.25 square feet
where the ordinance requires a minimum of 20,000 square feet. The Board shall take
action on the minimum lot area variance requested. (4) The existing shed on
proposed Lot 74.01 is 1.0 feet from the side property line, where the zoning ordinance
requires a minimum ten foot (10’) setback for an accessory structure. A bulk variance is
required unless one has previously been granted for this existing nonconformance. The
applicant requests a variance for the existing nonconforming accessory structure
side yard setback. The Board shall take action on the variance requested. (5) The
applicant must address the positive and negative criteria in support of the requested
variances. At the discretion of the Planning Board, supporting documents will be
required at the time of Public Hearing, including but not limited to aerials and/or
tax maps of the project area and surroundings to identify the existing character of
the area. (Ill) Review Comments (1) The applicant must demonstrate that the proposed
Lot 74.02 can be serviceable by emergency and public vehicles such as garbage trucks.
There does not appear to be adequate room available at the terminus of Frederic
Avenue for installation of a cul-de-sac bulb or turnaround. The applicant’s
professionals indicate that access will be addressed when a plot plan is submitted
for the future dwelling. (2) The zoning schedule indicates that four (4) off-street parking
spaces are required for the existing and proposed future dwellings. The schedule also
notes eight (8) spaces will be provided for Lot 74.01 (which fit within the large existing
asphalt driveway) and four (4) spaces for Lot 74.02. The applicant should provide
testimony detailing the number of bedrooms in the existing dwelling as well as the
number proposed to be built eventually on Lot 74.02 to have the parking requirement on
the record. Parking must be provided to the satisfaction of the Board. The applicant’s
professionals indicate that parking for proposed Lot 74.02 will be addressed when
a plot plan is submitted for the future dwelling. (3) Testimony should be provided
whether a basement will be proposed for the future dwelling on proposed Lot 74.02. If a
basement is proposed, seasonal high water table information will be required. The
applicant’s professionals suggest a basement will be proposed for the future
dwelling on Lot 74.02, since they indicate that seasonal high groundwater
information will be submitted with a future plot plan. (4) The portion of proposed

8
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Lot 74.02 that fronts on Frederic Avenue should be dimensioned to demonstrate that
access to the property can be achieved when Frederic Avenue is improved. The
frontage of twenty-five feet (25°) has been dimensioned on Frederic Avenue. (5)
The subdivision plan includes a note that private well and septic are to be provided. The
applicant's engineer should provide clarifying testimony as to whether this applies to
both proposed lots or only to proposed Lot 74.02. In either case, the location of existing
or proposed future septic facilities should be shown on the subdivision plan. The
approximate locations of the existing septic on Lot 74.01 and the proposed septic
on Lot 74.02 have been added. The existing well on Lot 74.02 will service Lot
74.01 until a new dwelling is constructed on Lot 74.02, at which time a new well
will be constructed on Lot 74.01. (6) A proposed 15 X 20’ Cross Access Easement is
shown for the existing well located on Lot 74.02 which serves Lot 74.01. The easement
shall be shown in favor of Lot 74.01 and must be approved by the Ocean County Board
of Health. The applicant’s professionals indicate an easement document will be
prepared in favor of Lot 74.01 for the existing well. (7) A fence encroachment from
adjoining Lot 73.02 must be addressed. The applicant’s professionals indicate the
owner has no objection to the fence encroachment. Therefore, an easement for
the fence shall be granted to Lot 73.02. (8) A portion of existing fence encroaching
onto Lot 74.02 from Lot 74.01 should be labeled “to be removed”. The revised plan
indicates the fence is to be removed to the property line. However, in practicality
it should be removed to the intersecting chain link fence a foot past the property
line. (9) A Legend is required on the plans. A Legend has been added to the Lines
Engineering, LLC plan and must be added to the DSV & Associates plan. (10)
Three (3) October Glory Maple street trees are proposed along the property frontage of
Lot 74.01. Landscaping should be provided to the satisfaction of the Board, and should
conform to recommendations (if any) from the Township Shade Tree Commission as
practicable. Our site investigation on 6/3/11 indicates there are few existing large trees
on the property. This development, if approved must comply with the Township Tree
Ordinance at time of Plot Plan review for proposed Lot 74.02. The Board should
provide landscaping comments, if any. (11) The applicant proposes to install curb,
sidewalk, and a driveway apron along the property frontage of Lot 74.01. The proposed
curb and sidewalk will connect to the existing curb and sidewalk immediately to the
south. The proposed sidewalk shall be five feet (5°) wide, the same width as the
connecting existing walkway. The construction detail shall be modified accordingly. The
sidewalk detail has been corrected to a width of five feet (5°) since the adjacent
sidewalk is more than four feet (4°’) wide. (12) Existing topography and proposed curb
grades will be required for the improvements along Albert Avenue. Based on the
existing topography provided along Albert Avenue on the revised plans, the
proposed curb grade design is approved. A proposed twenty-one (21) contour
shall connect the end of curb on the north side of the property with the existing
twenty-one (21) contour at the right-of-way line just north of the site. (13) The
construction details need to be clarified. It is not clear whether the final bituminous base
course thickness will be five inches (5”), or three inches (3”) after constructing five
inches (5”) and milling off two inches (2”). The pavement repair detail has been
clarified to show a final stabilized base course thickness of three inches (3”). The
pavement replacement on the concrete curb detail shall be modified to match the
pavement repair detail. (14) Testimony is required on the disposition of storm water
from the development of proposed Lot 74.02. The applicant’s professionals indicate
that storm water from proposed Lot 74.02 will be addressed when a plot plan is
submitted for the future dwelling. (15) Proposed lot numbers must be assigned by the
tax assessor’s office. Proposed lot numbers have been approved and the map shall
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be signed by the tax assessor. (16) Due to no construction proposed at this time, the
Board may wish to require the cost of improvements to be bonded or placed in escrow to
avoid replacing them in the future. The applicant’s professionals indicate that
proposed curb and sidewalk will be constructed when the map is filed. (17)
Compliance with the Map Filing Law is required. Statement of fact. (18) A depressed
curb detail should be added. A depressed curb detail has been added. The base
width shall be revised to match the full height curb detail. The reveal shall be six
inches (6”) with a four and a half inch (4-1/2”) depression. (19) Final review of
construction details will be conducted during compliance if approval is given. Statement
of fact. (IV) Regulatory Agency Approvals Outside agency approvals for this project
may include, but are not limited to the following: (a) Township Tree Ordinance (as
applicable); (b) Ocean County Planning Board; (c) Ocean County Soil Conservation
District; (d) Ocean County Board of Health (well and septic system approvals); and (e)
All other required outside agency approvals.

Mr. Abraham Penzer, Esq. on behalf of the applicant, the applicant does not intend to do
any building or permits until lot 74.02 has frontage on an approved road, it is not
approved as of right now. All this is we are getting the approval when that happens when
the road is improved then everything will kick into effect. Until that time we have no
problem with you restricting us from doing anything until Fredrick Ave. becomes an
approved road. The other thing that we are here for is if you feel you want us to move
the shed we will move it but we think once the road is there it won’t be necessary. Mr.
Neiman asked Mr. Vogt if there were waivers granted at the Tech meeting. Mr. Vogt
stated that they were but they were not noted in this new letter.

Mr. Glen Lines was sworn in stating they are sub-dividing off the back piece of the
property they need the one variance for area, there is a lot area of 18,688 sq feet were
20,000 is required. The reason why they are requesting a variance is basically to cut the
lots in half just behind the existing pool and the existing paved basketball court, rather
than remove the basketball court and go around the pool we could have made a 20,000
and a 24,000, because they are very large lots we don’t have a problem with an 18,000
sq foot lot to get well and septic and reasonable size house in the future. Mr. Penzer
stated you will note under paragraph 2 and 3 we have a note on the plan that lot 74 is to
be developed after, so it is clearly on the plan filed so it is protected, this Board that it is
a matter of public record when the map is recorded that it is restricted to that. Mr.
Neiman stated that he would like to see also on the plan is curbs and sidewalks on the
back lot when Fredrick Ave. does come in. Mr. Lines stated that all of that development
would take place when they submit it for a grading plan to the Township Engineer, they
will require curb and sidewalk, tree locations, topography, they will have us adjust storm
water at some point in the future when we can get access to a paved road. Mr. Penzer
stated the next item that is an issue is #7 about a fence, it is a neighbors fence, our
position is we don’t mind them encroaching on our property but if the fence falls down
we do not want to have to replace it. The fence at #8 will be removed at the property line
and the sidewalk detail is as Mr. Vogt requested he wanted five feet, the adjacent is four
so we will be putting a five foot sidewalk there. The contour will connect and everything
else is minor in nature. Mr. Banas asked why they are allowing a fence to remain on
their property. Mr. Lines stated that it is only a few inches over the property line and
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when it was first put up it was woven through the trees. Mr. Banas stated that many
things are forgotten and many things are not really clearly delineated, we are at that
point now where it can be cleared up, if you are comfortable with that and you don’t see
any possible repercussion | am ok with it. Mr. Schmuckler asked who is approving
Fredrick Ave, is it Township. Mr. Lines stated that it is an area that was affordable
housing and | think it is Lakewood Housing that got the property in that area, it will be
public roads.

A motion to approve was made by Mr. Herzl and seconded by Mr. Percal.

Roll Call Mr. Herzl, yes, Mr. Franklin, yes, Mrs. Koutsouris, yes, Mr. Banas, yes, Mr.
Neiman, yes, Committeeman Akerman, yes, Mr. Follman, yes, Mr. Percal, yes, Mr.
Schmuckler, yes.

5. SD1810 (Variance Requested)
Applicant: Jonathan Rubin
Location: Ocean Avenue (Route 88) East of Clover Street
Block 244 Lots 11,12, 13, 14 & 15
Preliminary & Final Major Subdivision for ten (10) zero lot line lots (5 duplexes)

Project Description

The applicant is seeking a Zero Lot Line Major Subdivision approval with variances in
accordance with Section 18-902G.4.e of the UDO. The applicant proposes the
subdivision of five (5) existing residential lots to create ten (10) proposed lots with five
(5) duplex structures. The existing five (5) lots known as Lots 11 - 15 in Block 244 are
proposed to be subdivided into ten (10) zero lot line lots shown as proposed Lots 11.01
and 11.02, 12.01 and 12.02, 13.01 and 13.02, 14.01 and 14.02, 15.01 and 15.02 on the
Major Subdivision Plan. Four (4) parking spaces are proposed for each zero lot line lot.
The off-street parking spaces for the proposed lots are located in front yards with circular
driveways accessing Ocean Avenue (Route 88). Ocean Avenue has an existing
pavement width of approximately twenty-four feet (24’°), with a fifty foot (50°) width right-
of-way across the frontage of the property. Therefore, no right-of-way dedication is
proposed. The subject site is located within the R-7.5 Single Family Residential Zone
District. Duplex housing is a permitted use in the zone district. The site is situated
within a predominantly residential area. We have the following comments and
recommendations per testimony provided at the 6/14/11 Planning Board Plan
Review Meeting and comments from our initial review letter dated June 2, 2011: (|)
Zoning (1) The site is situated within the R-7.5, Single-Family Residential Zone District.
Per Section 18-902 G. 1. b., of the UDO, “Two Family and Duplex Housing, with a
minimum lot size of 10,000 square feet” is listed as a permitted use. Zero lot line
subdivisions for duplexes are permitted in the R-7.5 Zone. Statements of fact. (2) The
Major Subdivision proposes irregular lots to meet minimum lot area requirements.
Statement of fact. (3) According to our review of the Major Subdivision Plan and the
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zone requirements, the following variances are required for the zero lot line subdivision
approval requested: (a) Minimum Side Yard — Proposed side yards for all lots are five
feet (5’). The minimum required side yard is seven feet (7). (b) Maximum Building
Coverage — Proposed building coverage for proposed Lots 11.01 and 15.02 are 32.9%
and 33.6% respectively. The maximum allowable building coverage is thirty percent
(30%). The Board shall take action on the proposed Minimum Side Yard variances
for all lots and the Maximum Building Coverage variance for Lots 11.01 and 15.02.
It should be noted the combined building coverage for proposed Lots 11.01 and
11.02, as well as proposed Lots 15.01 and 15.02, is under thirty percent (30%). (4)
The applicant must address the positive and negative criteria in support of the requested
variances. At the discretion of the Planning Board, supporting documents will be
required at the time of Public Hearing, including but not limited to aerials and/or
tax maps of the project area and surroundings to identify the existing character of
the area. () Review Comments (A) General/Layout/Parking (1) The Major
Subdivision Certifications refer to a Survey. A copy of the outbound and topographic
survey must be submitted. The only existing conditions shown on the plans are a
partial topography on the Improvement Plan. Final review of the project will
require the submission of a current outbound and topographic survey. (2) Off-
street parking: According to the plans provided, each duplex unit will have a basement
and no garage. The zero lot line ordinances require parking for each duplex unit as if
each unit was a single-family dwelling. The applicant is proposing four (4) off-street
parking spaces per unit which is in compliance with the RSIS standards of three (3) off-
street parking spaces for unspecified number of bedroom units. The project shall also
comply with parking ordinance 2010-62. The applicant’s attorney testified that the
units will contain five (5) bedrooms and exterior access to the basements. (3) The
proposed off-street parking consists of a minimum of 9 X 18 parking spaces. The
proposed parking configuration for each pair of duplex units will have a circular driveway
in front of the parking spaces. We recommend access easements be proposed to allow
the circular driveways to be used for turnaround purposes. Access easement
documentation shall be prepared by the applicant and reviewed by the Board’s
Attorney and Engineer. (4) Each unit shall have an area designated for the storage of
trash and recycling containers. This matter is not addressed on the site plans and
architectural plans have not been submitted. Testimony shall be provided by the
applicant’s professionals on disposal of trash and recyclables. The applicant’s
professionals indicate that testimony will be provided at the public hearing. (5)
Proposed building dimensions are required on the plans to confirm zoning compliance.
Proposed dimensions and radii are required on the plans for all improvements, such as
the driveways. Proposed building dimensions have been added and confirm the
setbacks. Additional proposed dimensions and radii have been added, and the
applicant’s engineer indicates more information will be added during resolution
compliance should approval be granted. (6) The plans state existing curb and
sidewalk to be replaced along the entire property frontage. Also, roadway restoration
will be necessary because of the numerous underground utility connections required.
Approvals will be required from the New Jersey Department of Transportation and
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construction details for work within the right-of-way must be approved by the State.
Statements of fact. (7) The width of the existing sidewalk in front of the site scales at
five feet (5°) from the plans. The construction details for the sidewalk replacement shall
be amended accordingly. The applicant’s engineer has agreed to revise the
construction details. (8) The General Notes indicate vertical elevations are based on
an assumed datum, a benchmark shall be indicated. The General Notes have been
revised to indicate the vertical datum is USGS 1929. A benchmark is still required.
(9) The requirements in 18-821 (Building Uniformity in Residential Developments) must
be addressed. A minimum of two (2) basic house designs are required for
developments consisting of between four (4) and six (6) homes. The applicant’s
professional indicate the building footprints are for illustration purposes only.
Final house plans will be submitted during resolution compliance should approval
be granted. (10) Per Subsection 18-911 F (2 (a-g)) of the zero lot line ordinance, a
written agreement signed by the owner of the property is required, including provisions
to address items associated with the use, maintenance, and repair of common areas
and facilities associated with the overall property. Said agreement must be filed as part
of this application to obtain the zero lot line subdivision approval from Lakewood
Township. The agreement may be a condition of approval. (B) Architectural (1)
Architectural plans have not been provided. We recommend that renderings be provided
for the Board’'s review at the time of Public Hearing. The applicant’s professional
indicate a typical rendering will be provided at the public hearing. (2) We
recommend that location of air conditioning equipment be shown. Said equipment
should be adequately screened. The applicant’s professionals indicate that
locations of air conditioning equipment are not known at this time. (3) Coordination
will required between the architectural plans and site plans with respect to decks,
dimensions, and access. Basement access is proposed on the fronts of the duplex
units. Confirmation is required that no additional variances are required. Full size
architectural plans should accompany any resubmission. The applicant’s
professionals indicate that no architectural plans are available at this time.
Therefore, only the variances listed are being requested. (C) Grading (1) Proposed
spot grades are required at the driveway corners and property corners on the
Improvement Plan to allow for proper review. Additional existing and proposed spot
grades will be required for grading review during compliance, should approval be
granted. (2) Proposed grading shall be revised to direct more runoff to the street
frontage. Too much runoff is being directed around and behind the units to adjacent
properties. Runoff is being trapped in the rear yards and no drainage has been
proposed. Proposed grading has been revised to direct more runoff to the street.
However, runoff is still being trapped onsite and drainage must be proposed. (3)
Proposed basement elevations are shown on the plans. Soil borings must be provided
to determine whether a two foot (2') separation from the seasonal high water table is
maintained. Seasonal high water table information must be submitted no later than
compliance review, since proposed basement elevations will impact the overall
grading scheme of the site. (D) Storm Water Management (1) Storm Water
Management has not been addressed at this time. Project disturbance exceeds one
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(1) acre and impervious surfaces appear to be increased by more than a quarter
(0.25) acre. Therefore, the project would be “major development”. The applicant
shall agree to comply with water quality standards and runoff rate reductions as a
condition of approval. A waiver has not been requested from storm water
management. (D) Landscaping (1) Landscaping should be provided to the satisfaction
of the Board, and should conform to recommendations from the Township Shade Tree
Commission as practicable. The Board should provide Ilandscaping
recommendations, if any. (E) Lighting (1) Testimony shall be provided on the
adequacy of street lighting. No lighting information has been provided. Testimony
should be provided on lighting. (F) Utilities (1) Testimony should be provided
regarding other proposed utilities. Additional underground connections will be required if
gas is proposed. Testimony should be provided on utilities. (G) Environmental (1)
Tree Management The applicant must comply with the requirements for tree protection
and removal as applicable for this site. The property contains some large trees, most of
which will be removed. Four (4) existing trees in the rear yards and one (1) existing tree
in the front yard are being salvaged. Compensatory planting must be addressed. The
applicant’s professionals indicate that compensatory plantings will be provided.
(H) Construction Details (1) Limited construction details are provided on Sheet 2 of the
plans. Complete construction details are required and should be made a condition
of approval. (2) All proposed construction details must be prepared to comply with
applicable Township or NJDOT standards unless specific relief is requested in the
current application (and justification for relief). Details shall be site specific.
Construction details can be reviewed during resolution compliance, should
subdivision approval be granted. (I) Final Plat (Major Subdivision) (1) The
Surveyor’s Certification has not been signed since the monuments are not in place.
Statement of fact. (2) Proposed lot numbers have been assigned by the Tax Assessor
and the plat must be signed by the Tax Assessor. The Tax Assessor’s signature is
required prior to filing the Final Plat. (3) Compliance with the Map Filing Law is
required. Statement of fact. (lll) Regulatory Agency Approvals Outside agency
approvals for this project may include, but are not limited to the following: (a) Developers
Agreement at the discretion of the Township; (b) Township Tree Ordinance (as
applicable); (c) Ocean Coun