BOROUGH OF TUCKERTON
LAND USE BOARD
Regular Meeting Minutes — August 20, 2026
Call to Order / Open Public Meetings Act Statement
The meeting was called to order, followed by the Pledge of Allegiance.
The secretary announced that the provisions of the Open Public Meetings Act have been complied with, as notice was published in the Beacon and the Asbury Park Press, stating the time, date, and place of this meeting.
Roll Call
	Board Member
	Status

	Don Rocheskey
	Present

	Wayne Tonnesen
	Present

	Mayor Susan R. Marshall
	Present (arrived after roll call)

	James McAndrew
	Present

	Keith Vreeland
	Present

	Calvin Morey
	Present (arrived after roll call)

	Beth Obidzinski-Garvin
	Present

	Paul Solimani
	Absent

	Rich Pear
	Present

	Robert Rue
	Present

	Ryan Hennessy
	Present


Also present: Board Attorney Robert Shinn (Woodland, McCoy & Shin) and Board Engineer/Planner Charlie Cunliffe (T&M Associates).
Minutes
A motion was made to accept the minutes as written. The motion was duly seconded and carried by roll call vote, with all members present voting in the affirmative.
Invoices
The following invoices were presented for approval:
1. Woodland, McCoy & Shinn — DiFrancia, 149 East Main Street — $300.00
1. Woodland, McCoy & Shinn — Egg Harbor Homes — $800.00
1. Woodland, McCoy & Shinn — 1000 Green Street, LLC — $200.00
1. Woodland, McCoy & Shinn — General Board Representation — $300.00
1. [bookmark: _GoBack]T&M Associates — Egg Harbor Homes — $1,599.00
1. T&M Associates — 1000 Green Street, LLC — $189.00
1. T&M Associates — Tuckerton Liquor — $2,877.00
1. T&M Associates — DiFrancia, 149 East Main Street — $879.75
Invoices be paid subject to the availability of funds. It was so moved by unanimous consent of the Board.
Correspondence
A letter from Deborah Esposito, 377 Kingfisher Road, was received and placed on file. Mr. Shinn advised that the matter would be addressed later in the meeting under General Discussion.
New Business
Application: Tuckerton Liquor — Minor Site Plan with Bulk Variances
Premises: 124 East Main Street, Block 72, Lots 6 & 7 (Seaport Village District). Applicant: JJ124 LLC, represented by Eric LaBeouf, Esq., appearing on behalf of the applicant's regular counsel. No residential use is proposed; the existing structure will remain in commercial retail use.
Witnesses sworn and testifying on behalf of the applicant:
1. Robert Woodcock, P.E., P.P., 915 Lacey Road — accepted by the Board as an expert in engineering and planning.
The Board's professional also present for the application responded to comments in the review letter on the record under oath.
Testimony summary:
1. The applicant proposes a rear addition to the existing building, extending the building line approximately 30 feet, to expand ground-floor retail space and expand second-floor office/storage space for use solely by the property owner. No new residential or rental use is proposed.
1. The application also proposes to delineate and restripe the previously undesignated on-site parking area, relocating spaces approximately five feet from the building to allow for a walking strip and overhang, and providing additional parking in the rear.
1. Variances requested: (1) minimum landscape area, where 10% is required and none currently exists or is proposed, due to the site being fully paved; (2) driveway setback of at least 5 feet from the side property line, which cannot be met due to the narrowness of the lot; (3) parking, where 20 spaces are required by ordinance based on gross floor area and 12 spaces are proposed.
1. A waiver of the environmental impact statement was requested, as no new impervious coverage or stormwater management is proposed.
1. The applicant confirmed that the property is located in the Seaport Village District rather than the Business Zone as originally referenced in the engineer's review letter, correcting the applicable zoning table.
1. The witness testified that the site has historically shared a curb cut and access drive on Route 9 with the adjoining Fuel Power property for approximately 25 years, and that the applicant would research whether a recorded cross-access easement exists.
1. An existing non-conforming curb cut near the front corner of the building will be eliminated and restored to curb and pavers.
1. The applicant confirmed that Lots 6 and 7 will be consolidated by deed as a condition of approval.
1. The applicant confirmed that the proposed architectural plans were previously reviewed and found appropriate by the Historic Preservation Advisory Committee in October 2024, with testimony presented at that time by architect Sarah Jennings.
1. The witness testified that the variances may be granted under both the C-1 (exceptional narrowness of the lot precluding additional off-street parking without impeding circulation) and C-2 (advancement of public health, safety, and welfare through delineation of parking and circulation and improvement of the site's visual character) criteria, without substantial detriment to the public good or impairment of the zone plan or zoning ordinance.
Exhibits marked: A-1 (Application), A-2 (Minor Site Plan), A-3 (Architectural Plans), A-4 (R. Woodcock report letter), B-1 (Board Engineer's review letter).
Public Comment:
The public portion was opened upon motion, seconded. No members of the public appeared. The public portion was subsequently closed upon motion, seconded.
Board Action:
A motion was made to approve the application based on the testimony presented. The motion was seconded.
Roll Call Vote:
1. Don Rocheskey — Yes
1. Wayne Tonnesen — Yes
1. Mayor Marshall — Yes
1. James McAndrew — Yes
1. Keith Vreeland — Yes
1. Calvin Morey — Yes
1. Beth Obidzinski-Garvin — Yes
1. Rich Pear — Yes
1. Robert Rue — Abstain
1. Ryan Hennessy — Yes
The application was approved, subject to consolidation of Lots 6 and 7 by deed and compliance with all outstanding engineering review items.
Application: DiFrancia — Minor Subdivision with Use and Bulk Variances
Premises: 151 East Main Street, Block 49, Lot 27 (Seaport Village District). Applicants: Vincent and Candy DiFrancia, represented by their son, Chris DiFrancia, counsel of record. As a use variance, Mayor Marshall and Board Member Keith Vreeland stepped down from the dais and did not participate in the vote; seven of the Board's nine remaining voting members were eligible to vote, requiring five affirmative votes for approval.
The application proposes to subdivide the existing 0.88-acre lot, which currently contains two principal uses — a professional office (the applicant's law office) and an existing bed and breakfast — into two lots: proposed Lot 27.01 (approximately 0.792 acres), retaining the bed and breakfast use, and proposed Lot 27.02 (approximately 3,780.52 square feet), containing the existing professional office. The subdivision line follows a long-standing fence line historically dividing the two uses.
Witnesses sworn and testifying on behalf of the applicant:
1. Robert Woodcock, P.E., P.P., 915 Lacey Road, Forked River — previously sworn and qualified as an expert in the prior application.
1. James Brzozowski, P.E., P.P., Harbor Engineering & Planning (Horn, Tyson & Yoder), 8510 Long Beach Boulevard, Long Beach Township — accepted by the Board as an expert in engineering and planning.
Testimony summary:
1. Variances requested for proposed Lot 27.02 (office lot): lot area of 3,780.52 sq. ft. where 5,000 sq. ft. is required; lot width of 35 ft. where 75 ft. is required; and lot frontage of 35 ft. where 75 ft. is required.
1. A D-2 variance is required for the existing bed and breakfast use to remain on proposed Lot 27.01, as the reduction in lot size resulting from the subdivision is deemed, under the Municipal Land Use Law, a technical expansion of the existing non-conforming use, though no physical change to the building or use is proposed.
1. The witness testified that no shared parking agreement currently exists or is proposed, and that the existing parking for each use has been adequate for its respective operation for many years.
1. The applicant agreed to investigate an existing sanitary sewer easement referenced in the Board Engineer's review letter and to provide any necessary easement documentation prior to filing of the subdivision map.
1. The applicant requested an extension of the statutory 190-day filing period, seeking up to one year from the 190-day mark to file the subdivision map with the County, consistent with the Board's practice on similar minor subdivisions.
1. The Board's engineer noted no exception to the testimony presented, finding that separating the two existing non-conforming principal uses onto individual lots is a planning benefit, and that the proposed subdivision line reasonably reflects the historic, long-standing use and fence-line division of the property.
Exhibits marked: A-1 (Application), A-2 (R. Woodcock plans), B-1 (Board Engineer’s review letter).
Public Comment:
The public portion was opened upon motion, seconded. No members of the public appeared. The public portion was subsequently closed upon motion, seconded.
Board Action:
A motion was made to approve the application. The motion was seconded.
Roll Call Vote (7 eligible voting members; 5 affirmative votes required):
1. Don Rocheskey — Yes
1. Wayne Tonnesen — Yes
1. James McAndrew — Yes
1. Calvin Morey — Yes
1. Beth Obidzinski-Garvin — Yes
1. Rich Pear — Yes
1. Ryan Hennessy — Yes
The application was approved, subject to resolution of the sanitary sewer easement and a filing extension of one year from the expiration of the standard 190-day period.
Old Business
Resolution memorializing approval of the Egg Harbor Homes, LLC minor subdivision with bulk variances (Resolution 2026-7) was presented, subject to correction of a spelling error on page 4. A motion to approve the resolution, subject to the noted correction, was made and seconded. The resolution was adopted by roll call vote, with all eligible members present voting in the affirmative.
General Discussion
Mr. Shinn advised the Board regarding ongoing correspondence from Deborah Esposito concerning a prior appeal decided by the Board and a related ordinance dispute. Mr. Shinn instructed Board members not to respond to or engage with any correspondence from Mrs. Esposito directly, and to forward any such correspondence to the Chair, the Board Secretary, or the Administrator. Mr. Shinn noted that the matter is being handled at the Borough level by the Borough Attorney, and that no further discussion of the matter should occur outside of a properly noticed Board hearing.
Adjournment
There being no further business, the meeting was adjourned.
Respectfully submitted,
Lindsay Cranmer, Secretary
Tuckerton Borough Land Use Board
