
 
Stefanie Dalton 

Mayor  City of Red Bank 
 

BOARD OF ZONING APPEALS 
REGULAR MEETING AGENDA 

April 17, 2025 
5:00 pm 

Red Bank Court Room 
3117 Dayton Boulevard 

 

Martin Granum 

City Manager 

I. CALL TO ORDER 
II. ROLL CALL 

1. Chad Bullard 
2. Jared Hueter 
3. Sonja Millard 
4. Rufus Smith 
5. Karen Ziv 

III. CONSIDERATION OF THE MINUTES 
1. March 30, 2025 

VI.  NEW BUSINESS 
1. 309 Midvale Avenue – request for front yard setback variance 

a. Applicant presentation 
b. Staff presentation 
c. Public comment 
d. Discussion/vote 

2. 1109 Dayton Boulevard – request for building separation and minimum square footage variance 
a. Applicant presentation 
b. Staff presentation 
c. Public comment 
d. Discussion/vote 

VII. UNFINISHED BUSINESS  
VIII. OTHER BUSINESS 
IX. ADJOURNMENT 

 

 

 

 

 

 

 

 

 



 
I. CALL TO ORDER 

II. ROLL CALL 
1. Chad Bullard - present 
2. Jared Hueter - absent 
3. Sonja Millard - present 
4. Rufus Smith - present 
5. Karen Ziv - present 

III. CONSIDERATION OF THE MINUTES 
1. February 20, 2025 – Karen Ziv motioned to approve the minutes, Chad Bullard seconded, the 

motion passed 
IV. NEW BUSINESS 

3. 539 – 541 Treetop Lane – request for minimum square footage variance 
a. Applicant presentation – Mark Scott, applicant and general contractor as representative of the 

property owner, stated that the owner was not aware of the minimum square footage 
requirement when he got the loan from the bank and began the building design; 

b. Staff presentation – community planner Michael Pham presented the staff recommendation 
to deny the variance requests because there are no apparent hardships; the lot was subdivided 
in 2024 and the two resulting lots have sufficient building envelopes for the required 2000 
square foot structure. 

c. Public comment – Steven Pemberton, 540 Treetop Lane, supported the staff recommendation 
to deny the variance due to the majority of the existing homes in the neighborhood meeting 
or exceeding the 2000 square foot requirement and granting the variance would change 
everything; Roberta Pemberton, 540 Treetop Lane, supported the recommendation to deny 
the variance; George Samaduroff, 532 Treetop Lane, stated that if apartments existed on the 
lot in question, he would have never moved there, the variance would change everything; 
Jacob Marinac, 537 Treetop Lane, supported the denial of the variance because the proposed 
homes would lower the property values of the existing homes in the area, building two homes 
would increase the traffic, and the burden of construction on the road would cause access 
issues; Bruce Garner, 534 Treetop Lane, supported the denial because the construction of two 
houses would have an adverse effect on the neighborhood and would rather one house—he 
did not know that the lot was going to be subdivided; Robert Tamasy, 531 Treetop  Lane, 
was not aware that the lot had been subdivided and wanted to maintain the existing 
neighborhood character and was concerned about the traffic on Delashmitt, and supported the 
denial of variance;  

d. Discussion/vote – Chad Bullard stated that there are no apparent hardships and the variance 
request is due to a lack of due diligence; Karen Ziv stated that the city should move towards 
allowing smaller and denser housing as the demand increases; Karen Ziv motioned to deny 
the variance, Chad Bullard seconded, the motion passed. 

V. ADJOURNMENT – the meeting was adjourned at 5:30 PM 

Stefanie Dalton 

Mayor  City of Red Bank 
 

BOARD OF ZONING APPEALS 
REGULAR MEETING MINUTES 

March 20, 2025 
5:00 pm 

Red Bank Court Room 
3117 Dayton Boulevard 

 

Martin Granum 

City Manager 



 
City of Red Bank 
BZA Staff Review 
Case Number: N/A Meeting Date: 4/17/2025 Applicant: Ingram Gore & Associates 
Property Owner: Lyashevskiy 
Sergey Alexandrovich 

Property Address: 309 Midvale Tax Map Parcel ID: 126C F 026 

Size of request area: +9,600 SF Jurisdiction: Red Bank Request: front yard setback 
Project description: “Build six new detached house and related site work” 

Property Description 

Existing land use: residential Surrounding land uses: residential Transportation: fronts a two-lane 
local street 

Proposed density: +6.38 du/ac Adjacent density: +3 – 6.6 du/ac Natural resources: N/A 
Zoning 

History N/A 
Neighborhood 
Compatibility 

Existing Zoning Comprehensive Plan Proposed Zoning 
R-1 “residential” R-T/Z 

Staff 
Comments 

The applicant has applied for a front yard setback variance of 10’(making the front yard 
setback 15’ from the right of way to the building), stating the steep slopes of the site as the 
exceptional condition. The land survey shows the majority of the site as greater than 25% 
which does appear to present significant constraints on land development. 
The board of zoning appeals may grant a variance for this request under the following 
condition:  

“That by reason of exceptional narrowness, shallowness, or shape of a specific piece of 
property at the time of enactment of the zoning regulations, or by reason of exceptional 
topographic conditions or other extraordinary and exceptional situation or condition of 
such piece of property, the strict application of the Zoning Ordinance would result in 
peculiar and practical difficulties or undue hardships upon the owner to develop his 
property in accordance with the use provisions of the zoning regulations.” 

 
Based on this assessment, the staff recommendation is to approve the variance. 

Development Standards 
 Required Proposed 

Parking 12 off-street parking spaces 6 driveways 

Height 
Shortest distance to the nearest 
boundary of a residential zone: 

N/A(no adjacent residential zone) 
30’ 

Front Yard >25’ 15’ 
Rear Yard >25’ >25’ 
Side Yard >10’ >11’ 
House Size >1,400 SF >1,400 SF 
Screening N/A N/A 
Lot Width 35’ >35’ 

Landscape Requirements 10’ buffer against R-1 zone 10’ buffer against R-1 zone 
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City of Red Bank 
BZA Staff Review 
Case Number: N/A Meeting Date: 4/17/2025 Applicant: MAP Engineers 
Property Owner: Cottage Partners Property Address: 1109 Dayton Tax Map Parcel ID: 126N B 

004.04 
Size of request area: +1.36 ac Jurisdiction: Red Bank Request: min. building separation, 

min. square footage 
Project description: MAP Engineers is proposing the construction of 28 townhomes and an interior drive aisle 
for 39 off-street parking spaces; the site plan shows three multifamily buildings; the minimum building 
separations are 4’-7”, 15’- 0 ¼”, to 11’- 11 ¾”; the floorplans show twenty-seven 1,264 SF units with 2 bed, 2 
bath and one 720 SF “micro unit” with 2 bed, 1 bath. 

Property Description 
Existing land use: vacant Surrounding land uses: 

commercial 
Transportation: fronts four-lane 
SR-8, adjacent to a 2-lane street 

Proposed density: +20.6 du/ac Adjacent density: N/A Natural resources: N/A 
Zoning 

History 

The applicant applied in 2021 for a special exceptions permit to develop a single multifamily 
structure without a mixed-use commercial component, which is required in the C-1 zone; the 
SEP was approved by the city commission in December of 2021; the applicant requested a 
revision to the SEP to allow an increase in the number units from 42 to 48 and no increase in 
off-street parking; the SEP was amended and passed by the city commission in January 
2023; that proposed project was not built. 

Neighborhood 
Compatibility 

Existing Zoning Comprehensive Plan Proposed Zoning 
C-1 “commercial” C-1 

Staff 
Comments 

The zoning ordinance states that when considering a variance request, the board must 
establish that the peculiar hardship, practical difficulties, or undue hardship is not created as 
the result of an act upon the part of the applicant. In this case, it appears that the 
characteristics of the property itself are not causing the hardship but the orientation and size 
of the proposed structures. 
 
There are no apparent hardships that would prevent the applicant from achieving the C-3 
zone minimum square footage of 1,400 square feet for each dwelling unit. 
 
There are no apparent hardships that would prevent the applicant from achieving the C-3 
zone minimum building separation of 20’. 
 
Based on this assessment, the staff recommendation is to deny the variance. 

Development Standards 
 Required Proposed 

Parking 56 off-street parking spaces 39 off-street parking spaces 

Height 
Shortest distance to the nearest 
boundary of a residential zone: 

N/A(no adjacent residential zone) 
30’ 



Building Separation 20’ 4’-7”, 15’- 0 ¼”, to 11’- 11 ¾” 
Front Yard >25’ >25’ 
Rear Yard >25’ >25’ 
House Size >1,400 SF <1,264 SF 
Screening N/A N/A 
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SCALE: 1/4"   =    1'-0"1 1st FLOOR

SCALE: 1/4"   =    1'-0"2 2ND FLR PLAN (3)
SCALE: 1/4"   =    1'-0"3 3rd FLR PLAN (1)

SCALE: 1/4"   =    1'-0"5 1st FLOOR (3)SCALE: 1/4"   =    1'-0"6 2ND FLR PLAN (4)
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MICRO UNIT - UNIT 11
TYPICAL UNIT PLANS
UNITS 1-10, 12-28




