
 

BOROUGH OF BARNEGAT LIGHT 
PLANNING BOARD 

JUNE 16, 2021 
MINUTES 

 
 
PLANNING BOARD CHAIRMAN GUTOWSKI called the meeting to order and stated that adequate notice 
of this meeting has been published and posted in accordance with requirements set forth in the New 
Jersey Open Public Meetings Act. 
 
THE PLEDGE OF ALLEGIANCE FOLLOWED 
 
ROLL CALL:  LARSON, MIKULETZKY, MANOOKIAN, SULOCK, PATTERSON, GUTOWSKI, WASHBURN, 
MESCOLOTTO 
 
CHAIRMAN GUTOWSKI asked for a motion to approve the minutes of the April 21, 2021 meeting.   
Washburn so moved, seconded by Mikuletzky 
MOTION:  WASHBURN 
SECOND:  MIKULETZKY 
VOTE:  AYES:  LARSON, WASHBURN, MIKULETZKY, GUTOWSKI, SULOCK 
NAYS: NONE    
ABSTAIN: MESCOLOTTO, MANOOKIAN  
ABSENT: NONE  
 
Chairman Gutowski states that approval from both applicants was made to reverse the order of 
applications to be heard so as to contradict the order listed on the agenda.  
 
APPLICATION PB-2021-02, THOMAS MACARTHUR, MINOR SUBDIVISION 
 
Mr. Thomas MacArthur represented himself. Mr. Thomas MacArthur and Mrs. Deborah MacArthur were 
sworn in. The engineer to present this application, Mr. Mark Zelina was also sworn in.  
 
Joe Coronato requests that Mr. Thomas MacArthur state what his intentions are with his properties. 
Mr. Thomas MacArthur stated that he would like to adjust the property line between his properties. 
MacArthur stated that there are gardens in between the two properties that merge into one another. 
The issue at hand is that there is a seating area with flagstone that straddles the property line. The flag 
pole, held in the ground by concrete is on the wrong side of the property. The goal would be to make a 
minor adjustment to the property line. While the requirement for property size is 5,000 square feet the 
smaller property is over 20,000 square feet and the larger is over 30,000 square feet. After the 
adjustment, the smaller property would be estimated to be 16,000 square feet, well over the required 
5,000 square feet.  
 
The application was turned over to the representing engineer, Mr. Mark Zelina. Joe Coronato draws 
attention to the color rendering of the subdivision plan which was marked exhibit A1. Mr. Zelina 
explains the lot transfer would be slightly less than 2,000 square feet which would require no variances. 
Mr. Zelina mentions that there are two existing variances, one is an existing front yard set back on 6th 
Street and the other is a side yard setback on 5th Street. These setbacks will not be altered by this 
subdivision.  



 

 
Mr. Zelina stated that there were no issues with Mr. Frank Little’s report. He did request that the 
required sidewalks for the frontage of these properties be overlooked as there are no sidewalks or curbs 
on either 5th or 6th Street. Mr. Zelina stated that they will comply with all other comments in Mr. Frank 
Litte’s report. 
 
No comments or questions from the board.  
 
Joe Coronato asked for a motion to open to the public. Larson so moved, seconded by Manookian. 
No comments from the public. 
Chairman Gutowski asked for a motion to close to the public. Manookian so moved, seconded by 
Washburn. 
 
Joe Coronato asked for a motion on this application. Manookian made a motion to approve, seconded 
by Washburn. 
 
MOTION: MANOOKIAN 
SECOND: WASHBURN  
VOTE: AYES: LARSON, MIKULETZKY, MANOOKIAN, SULOCK, PATTERSON, GUTOWSKI, WASHBURN,  
NAYS: NONE ABSTAIN: MESCOLOTTO 
ABSENT: NONE  
 
Mr. Thomas MacArthur noted that the tax assessor had an opinion on the numbering of these lots and 
that he wanted it done in a particular way.  
 
APPLICATION PB-2021-01, LINDA GERBER, MINOR SITE PLAN  
 
Larson and Manookian recused themselves from hearing this application.  
 
Mr. James Raban represented the applicant. The subject property is a mixed-use, one-story structure 
and is currently being used as a massage therapy business. In the rear of the property there is a two-
story residential dwelling, which is connected to the commercial structure. The applicant is looking to 
convert a 109 square foot portion of the commercial structure into a wellness juice bar. The juice bar 
would only provide service through a takeout window. There would be no additions to the exterior 
portion of the building. The applicant is seeking a variance for parking and also for a loading zone. Mr. 
Raban introduced licensed professional engineer, James Brzozowski to present the site plan. 
 
Mr. Joe Coronato mentioned a request by a Mr. and Mrs. Marra that the letter be read in their absence 
with regards to this application. Mr. Coronato marked the letter B-1 as an exhibit. Mr. Coronato advised 
the board not to read the letter as the right of confrontation would be violated. Mr. Raban mentioned 
that he had also a received a letter from an absent party regarding the application. This was marked A-1 
as an exhibit and would not be read.  
 
Mr. James Brzozowski was sworn in. Mr. Brzozowski explained the several nonconformities that exist at 
this location. Mr. James Brzozowski stated that there are no proposed changes to the building. The 
existing use requires seven parking spaces. James Brzozowski confirms that despite off-street parking, a 
variance is necessary in that they are only providing three on-site spaces. The applicant has added an 
additional off-street parking space by removing vegetation on the east side of the property. The 



 

applicant will also be adding a handicap space directly in front of the ramp. Mr. Brzozowski also 
proposed a variance for a loading zone, zero are existing and one is required. The applicant will be 
sourcing their product from local grocery stores via their own personal transportation.  
 
Mr. Brzozowski stated that there will be no outdoor seating and that increased foot and bicycle traffic is 
anticipated. Brzozowski noted that the apartment and the massage therapy spaces currently utilize the 
same waste area and that a larger waste area would not be necessary with the addition of the juice bar. 
Mr. Brzozowski also claimed that no additional lighting will be necessary as the hours of operation will 
conclude before it should get dark. There will be an added sign mounted to the window but there will be 
no changes to the current sign.  
 
The applicant, Ms. Linda Gerber was sworn in. Ms. Gerber received authorization from Mr. Linwood 
Gerber, the owner of the subject property to speak on behalf of this application. Ms. Gerber stated that 
her plan is to expand the prioritization of health and wellness and that this will have a positive impact on 
the community. Ms. Gerber clarified that those patrons of the massage portion must go outside to 
patronize the juice bar portion. Ms. Gerber stated that she does not anticipate there will be lighting 
issues based on the hours of operation. Ms. Gerber also stated that parking will be a nonissue in that 
massage services are run by appointment only and appointments can be controlled based on the level of 
busyness at the juice bar portion.  
 
CHAIRMAN GUTOWSKI asked for a motion to go to the public. Patterson made a motion, seconded by 
Sulock. All in favor. 
 
Mr. Jordan Friedman, licensed attorney stated he was there to represent the owners of 3 East 17th 
street, Ocean Heights Realty LLC as an objector. Mr. Friedman presented an ariel depiction of the 
subject property and marked it O-1. Mr. Friedman questioned Mr. Brzozowski about the vegetation 
previously mentioned, which had been removed before the application was approved. Mr. Jeffrey 
Washburn responded on Mr. Brzozowskis behalf that there is no green law as far as removing trees on 
personal property. Mr. Friedman questioned Mr. Brzozowski on why there was no D variance included in 
the application. Mr. Brzozowski responded that based on the mixed-use categorization of this property a 
D variance is unnecessary. Mr. Washburn substantiated this claim. Mr. Jordan asked Mr. Brzozowski if 
the intensification of traffic would be a detriment to neighboring residents. Mr. Brzozowski stated that 
because this property qualifies as a low-density use, he would not consider this a detriment to the 
neighbors. Mr. Friedman asked Mr. Brzozowski if the current residential garbage cans will be sufficient 
for the proposed juice bar. Mr. Brzozowski stated that he believes the current garbage cans will suffice 
and that though he cannot predict how much garbage will accumulate, he stated that there are private 
carriers that could provide more frequent pickups. Mr. Jordan Friedman questioned Mr. Brzozowksi 
about signage alterations. Mr. Brzozowski clarified that there will be no changes to the current sign, 
however a new sign will be added above the window. Mr. Jeffrey Washburn stated that new signs must 
go before the zoning officer and will be approved based on compliance of the ordinances in place.  
Mr. Friedman brought up the possibility of a noise ordinance violation. Mr. Brzozowski stated that this 
would be a nonissue.  
 
Mr. Jordan directed further questions to the applicant, Ms. Linda Gerber. Mr. Jordan questions Ms. 
Gerbers motivations on opening the juice bar to everyone, rather than exclusively her current clients. 
Gerber stated that if she were to provide juice beverages exclusively to her current clients, it would not 
sustainable. Mr. Jordan questioned Gerber about deliveries. Gerber stated that possibly in the future the 
business would require wholesale deliveries, but as of right now it would not be necessary. Gerber also 



 

stated that if the time comes where delivery trucks are necessary, she would formulate a plan that 
would take the neighbors into consideration. Mr. Jordan concluded his questioning.  
 
Mr. Joe Coronato asked if the public has any more questions. 
 
Ms. Evelyn Delaurentis was sworn in. Ms. Delaurentis claimed that the proposed business would add to 
the dangerous traffic conditions that currently exist. Ms. Delaurentis asked Mr. Brzozowski how this 
issue would be addressed. Mr. Brzozowski responded that the safety of the individual is ultimately up to 
the individual. Ms. Delaurentis expressed her concern on the overflow that may ensue on 17th street. 
Brozowski responds that overflow will not be an issue in that there are ample amounts of parking 
spaces. Ms. Delaurentis concluded her questioning.  
 
Mr. Jim Raban asked Ms. Gerber if she could coordinate delivery times during a period where there are 
no massage therapy appointments. Linda Gerber stated that this would be an easy endeavor.  
 
Mr. Joe Coronato asked Mr. Freidman if he would like to make any affirmative statements with regards 
to the application. Mr. Freidman’s client, Mr. Silvano Banfi approaches the board and is sworn in. Mr. 
Banfi states that he has a good understanding of traffic and operations in the area as he has been a 
neighboring resident since 2008. Mr. Banfi stated that he is concerned about the increase of traffic in 
that a low impact business will be altered to high impact business. Mr. Banfi also expressed concern 
about increased accumulation of trash. He stated that he is concerned about vermin that might infest 
the subject properties waste on non-trash pickup days. Mr. Banfi stated that because his own personal 
trash bins are adjacent to the subject property, it is likely that customers will utilize his trash bins. Mr. 
Banfi is also concerned about an increase of cars parked on 17th Street. Mr. Banfi concludes his 
testimony.  
 
Ms. Delaurentis approached the board. Ms. Delaurentis stated that she has no problem with a 
therapeutic massage business, however she does have a problem with a retail for profit business. 
Delaurentis stated that this business will not be beneficial to the community. 
 
Maryellen Foley approached the board and is sworn in. Ms. Foley claimed that she is patient of Ms. 
Gerber and has benefited from her services. Ms. Foley stated that she believes this addition would be an 
asset to the community.  
 
Nancy Manookian approached the board and is sworn in. Ms. Manookian expressed her support for the 
business.  
 
Mr. Coronato explained that Mr. Friedman and Mr. Jim Raban have a final opportunity to make 
comments  
 
Mr. Friedman stated that his client is well qualified to advise the board on their decision. Mr. Friedman 
stated that the variances sought after in this application, if approved will not allow the project to work. 
Mr. Friedman asks the board to consider all of the concerns expressed by the public. Mr. Friedman 
stated that the application should be denied as he believes it violates a variety of the town’s ordinances.  
 
Mr. Raban states that he does not believe it was Barnegat Light’s intention to outlaw juice bars 
throughout the municipality and he does believe this would be a permitted use as it relates to the 



 

current ordinance. He stated that he believes the benefits of the proposed business will outweigh the 
negatives. Mr. Raban requests that the application be approved as submitted.  
 
CHAIRMAN GUTOWSKI asked for a motion to close to the public. Manookian made a motion, seconded 
by Washburn.  
 
The application is redirected to the board for comments. Mikuletsky stated that he is concerned about 
waste removal. He stated that the waste may end up in the street and that there should be a better way 
of disposal for a commercial property. Washburn clarified to board that the requirement for dumpsters 
at food establishments is dependent on the size of the establishment. Washburn mentioned that there 
are smaller dumpsters that might be more feasible for the size of this establishment, however he did 
express concern about the dumpsters becoming an eye sore. Washburn states that if the application is 
approved the board should have the right to review the garbage and parking situation. If there is an 
issue the applicant will have to come back before the board. Washburn also stated that if the applicants 
decide to change any merchandise to be sold, they must come back before the planning board. 
 
Chairman Gutowski asked for a motion to approve the application. Mescolotto made a motion, 
seconded by Mikuletsky. 
MOTION: MESCOLOTTO 
SECOND: MIKULETSKY  
VOTE: AYES: GUTOWSKI, MIKULETZKY, SULOCK, PATTERSON, GUTOWSKI, WASHBURN, MESCOLOTTO 
RESCINDED: MANOOKIAN, LARSON 
NAYS: NONE  
 
Mr. Coronato requested that the engineer would draw on the map the location of the recyclable bins. 
He also requested that the applicant provide detail of what the bins will look like and obtain approval 
from the zoning officer. Mr. Coronato also reiterated that if parking or waste becomes an issue the 
zoning officer will issue a summons and the applicant will have to come before the board.  
 
Other business:  
No other business  
 
Chairman Gutowski asks for a motion to adjourn the meeting, seconded by Washburn, all in favor. 

 

 
 

                                                 _____________________________ 
Cecile Hodgson, Board Secretary



 
 

 


