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March 28, 2025

Chalrman and Members
Long Beach Township
Land Use Board

6805 Long Beach Blvd.
Brant Beach, NJ 08008

Re:

LUB Docket No.: 04-25 Preliminary Major Subdivision

Applicant: David L. Wyrsch & Janet A, Wyrsch
Block/Lot: Block 7.24, Lot 11
Location: 12800 Long Beach Boulevard

OLA File No.:  LBLUB-25-WWYRSCH

Dear Chairman and Members:

This office is in receipt of and has reviewed the Preliminary Major Subdivision Plan
application for the referenced site.

The submission consists of the following:

A.

Major Subdivision Plans, One (1) Sheet, prepared by Horn, Tyson & Yoder, Inc,,
signed by Leon J. Tyszka, PLS, dated 11/12/2024 and last revised 02/24/2025.

Architectural Drawings for lot 11.01 and 11.02 prepared by Walters
Architecture, signed by Arnold E. Boyle, AIA and dated 01/22/2025.

Architectural Drawings for Lot 11.01 and 11.02 prepared by Walters
Architecture, signed by Arnold E. Boyle, AlA and dated 01/22/2025,

Architectural Drawings for Lot 11.03 prepared by Walters Architecture, signed
by Arnold E. Boyle, AlA and dated 12/10/2024.

Architectural Drawings for Lot 11.04 prepared by Walters Architecture, signed
by Arnold E. Boyle, AIA and dated 12/10/2024.

Architecturat Drawings for Lot 11,05 prepared by Walters Architecture, signed
by Arnold E. Boyle, AIA and dated 01/22/2025.

Street Schematic, One (1) Sheet, prepared by Walters Architecture, signed by
Arnold E. Boyle, AlA and dated 12/16/2024.
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The site is presently developed with a real estate and insurance office known as the Van Dyk Group as
well as a parking lot that surrounds the existing building. The applicant proposes to demolish all existing
improvements on the site and subdivide the property into five {5) building lots as follows:

s New Lot 11.03 Commercial Use — (12,621.75 SF) Pending approval of the proposed subdivision,
the applicant would limit future development of this lot to commercial uses only with no
residential component. The applicant will return to the Board at a later date with a site plan
application relative to the proposed development.

* New Lot 11.01 Residential Use — (3,891.53 SF) New Single-Family Dwelling that fronts on Indiana
Avenue,

* New Lot 11.02 Residential Use — (4,018.05 SF) New Single-Family Dwelling that fronts on indiana
Avenue,

e New Lot 11.04 Residential Use — {3,975.69 SF) New Single-Family Dwelling that fronts on Ohio
Avenue.

s New Lot 11.05 Residential Use — {3,960.00 SF) New Single-Family Dwelling that fronts on Ohio
Avenue,

Based on our review of the submitted materials, the following comments are offered for the Board’s
consideration:;

1. Special Reasons Variance Related to Density - Pursuant to N.J.S.A. 40:55D-70(d)(5),
since this subdivision application involves proposed residential lots that do not meet the

required lot area of the R-50A Single Family Residential Zone, a Special Reasons
Variance is required for the proposed density. Based on the 4,500 SF minimum lot area
requirement of the R-50A Zone for the 15,845.27 SF tract, only 3 lots are permitted
where 4 undersized lots are proposed. A “D” Variance is required.

2. Zoning— The subject site is located within both the C- General Commercial Zone and R-
50A General Residential Zone. Review of the zoning requirements indicates that the
creation of five new (5} building lots will require the following variances:

a. NewLot11.01
1. Proposed Lot Area is 3,891.53 SF where 4,500 SF is required.
A Variance is needed.
2. Proposed Lot Width is 43.24 FT where 50 FT is required. A
Variance is needed.

b. New Lot 11.02
1. Proposed Lot Area is 4,018.05 SF where 4,500 SF is required.
A Variance is needed.
2. Proposed Lot Width is 42 FT where 50 FT is required. A
Variance is needed.

¢. New Lot 11.04
1. Proposed Lot Area is 3,975.69 SF where 4,500 SF is required.
A Variance is neaded,




3.

Page 3 of 5

2. Proposed Lot Width is 46.82 FT where 50 FT is required. A
Variance is needed.

d. New Lot 11.05
1. Proposed Lot Area is 3,960.00SF where 4,500 SF is required.
A Variance is needed.
2. Proposed Lot Width is 44 FT where 50 FT is required. A
Variance is needed.

e. No Variances are required for the creation of New Lot 11.03 which
lies with the Commercial Zone.

Vision Clearance/Sight Triangle Easements- In any District on a corner lot, no fence, sign or

other obstruction to vision higher than 30 inches above the established street grade at the
centerline shall be erected or maintained within the area defined by a line connecting points on
the two {2) street lot lines at a distance of twenty-flve {25) feet from the corner. The plans
provide a 25’ x 25’ sight triangle easement at each corner of New Lot 11,03 and this site triangle
will remain for any future construction on the lot.

Curb and Sidewalk — County curb and sidewalk presently exist along Long Beach Boulevard. We
defer additional comment related to the condition and design standard of the curb and
sidewalk, including ADA handicap accessible curb ramps at the corners, to the Ocean County
Planning Board.

In accordance with Ordinance 176-15 as it relates to Subdivisions as well as the Residential Site
improvement Standards, concrete curb and sidewalk are required along the frontages of the
residential lots whereas no modifications are shown to the existing depressed curb or driveway
aprons that presently exist and will impact the residential lots. Testimony shall be provided and
the Major Subdivision Plan may require revisions prior to Final Approval.

Based on the above, revisions to General Note # 9 on the plan may be required.

Site_Grading - In accordance with Ordinance Section 176-29 as it relates to Subdivisions, a
grading plan showing existing spot elevations 50 feet on center each way based on United States
Coast and Geodetic Survey datum and proposed finished spot elevations 50 feet on center each
way for the grading of all lots and streets and at each property corner shall be submitted to the
Township Engineer prior to final approval. A grading plan has not heen provided.

Architectural Plans — Due to the need for variance relief on Lots 11.01, 11.02, 11.04 and 11.04,
architectural plans are required and have been provided as follows:

a. New Lot 11.01 - Proposed 2,314 SF single family dwelling with 4 bedrooms, 3.5 bathrooms,
kitchen, living room, dining room and family room as well as an elevator and roof deck. A 1-
car garage is also proposed.

b. New Lot 11.02 - Proposed 2,398 SF single family dwelling with 4 bedrooms, 3.5 bathrooms,
kitchen, living rcom, dining room and family room as well as an elevator and roof deck. A 1-
car garage is also proposed.
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¢. New Lot 11.04 - Proposed 2,344 SF single family dwelling with 4 bedrooms, 3.5 bathrooms,
kitchen, living room, dining room and family room as well as an elevator and roof deck. A 1-
car garage is also proposed.

d. New Lot 11.05 - Proposed 2,354 SF single family dwelling with 4 bedrooms, 3.5 bathrooms,
kitchen, living room, dining room and family room as well as an elevator and roof deck. A 1-
car garage is also proposed.

The subdivision plan states that each single-family home will comply with the bulk requirements
of the R-50A Single Family Residential Zone.

Stormwater Management ~ The applicant shall provide stormwater calculations that show an
overall decrease in the Impervious coverage onsite which would result in the classification of
this subdivision as a minor development thereby not requiring adherence to stormwater
regulations. These stormwater calculations can be provided at the time of Final Subdivision
Application.

Water and Sewer Laterals— Although not shown on the Preliminary Subdivision Plan, its
assumed that all proposed lots will be serviced by new laterals and will be included on the Final
Subdivision Plan. Testimony shall be provided, and plan revisions will be required.

New Lot Numbers- New lot numbers shall be submitted to the Long Beach Township Tax
Assessor for approval prior to the filing of the map.

Electric Utilities- Per Ordinance 176-24, the applicant shall arrange with the serving utility for
the underground installation of the utility distribution supply lines and service connections.

Additional Approvals/Outside Agencies — Should the Board approve this application, additional
approval requirements will be as follows:

a. Compliance with all technical revisions and/or additional information previously indicated.

b. Verification of proposed lot numbers with the Long Beach Township Tax Assessor prior to
filing.

c.  Ocean County Planning Board Approval.
d.  Monuments shall be set in accordance with the Map Filing Law.

e. Filing with County Recording Office within 190 days of Municipal Approval; additional
copies of the filed map to be submitted to the Borough as required for processing.

f.  Compliance with all technical revisions and/or additional information previously indicated.
g. Anyand all other outside agency approvals as may be required.

h.  Posting of the required bonds and inspection fees, should site improvements be required.
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It is therefore recommended that should the Board approve this application, it be conditional upon
consideration of the comments cited above and any other conditions the Board may wish to impose.

Upon final approval of this application, a construction estimate of site improvements will be made to
determine the performance bond and inspection fees required in accordance with the Site Plan
Ordinance. The performance guarantee and inspection fees shall be posted with the Township prior to

signature.

Very truly yours

F/ank] L:/Jr , P&.P.P.,C.M.E.
rd

FJL:ASI:caa

Cc: Jackie Fife, Secretary
Kevin Quinlan, Esq. (kquinlan@ksglaw.com)
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