
 
 

Stefanie Dalton 

Mayor  City of Red Bank 
 

MUNICIPAL PLANNING COMMISSION 
REGULAR SESSION AGENDA 

December 17, 2025 
6:00 pm 

Red Bank Court Room 
3117 Dayton Boulevard 

 

Martin Granum 

City Manager 

I. CALL TO ORDER 
II. ROLL CALL 

1. Sonja Millard 
2. Blake Pierce 
3. Robin Pipkin-Parker 
4. Ben Richards 
5. Kate Skonberg 

III. INVOCATION 
IV. PLEDGE OF ALLEGIANCE 
V. CONSIDERATION OF THE MINUTES 

1. November 19th, 2025 
VI. NEW BUSINESS 

1. Request to Rezone 3390 Easton Avenue from R-1 to R-2 
a. Applicant presentation 
b. Staff presentation 
c. Public comment 
d. Discussion/vote 

2. Recommendation to city commission for Goodson Avenue request for proposal (RFP) submission 
a. Staff presentation 
b. Public comment 
c. Discussion/vote 

VII. UNFINISHED BUSINESS 
VIII. OTHER BUSINESS 
IX. ADJOURNMENT 

 

 

 

 

 

 

 

 



 
 

Stefanie Dalton 

Mayor  City of Red Bank 
 

MUNICIPAL PLANNING COMMISSION 
REGULAR SESSION MINUTES 

November 19th, 2025 
6:00 pm 

Red Bank Court Room 
3117 Dayton Boulevard 

 

Martin Granum 

City Manager 

I. CALL TO ORDER 
II. ROLL CALL 

1. Sonja Millard - present 
2. Blake Pierce – present 
3. Robin Pipkin-Parker - present 
4. Ben Richards - present 
5. Kate Skonberg - absent 

III. INVOCATION 
IV. PLEDGE OF ALLEGIANCE 
V. CONSIDERATION OF THE MINUTES 

1. October  22, 2025 – Commissioner Millard motioned to approve the minutes, Commissioner 
Richards seconded, the motion carried unanimously 

VI. NEW BUSINESS 
1. Review of city acquisition of Hill Pointe HOA property 

a. Staff presentation – Michael Pham 
- Pham presented the plat which reflects the donation of total 6.87 acres of land to the city of 

Red Bank. The city commission passed a resolution in August for the Trust for Public Land to 
mediate between the Hill Pointe HOA and the city of Red Bank regarding the donation. The 
plat shows the dissolution of lot lines on parcel 126 E A 006 and 126E A 006.01 so that the 
6.87 acres becomes part of the White Oak Park parcel 126E A 002. The donation is part of 
“The Field” project, a historical restoration initiative of a county cemetery. Part of the 
cemetery lies on a portion of the land being donated. With this land under the city ownership, 
the city and community partners will be better positioned to move the project forward. One of 
the resulting lots, 126E A 006.01 is being established as a legal non-conforming lot and is not 
suitable for development. This is reflected in the final plat. 

b. Public comment - none 
c. Discussion/vote 

− Commissioner Richards motioned to recommend approval, Commissioner Pipkin-Parker 
seconded, the motion carried.  

2. Review of 2026 planning commission meeting schedule 
a. Staff presentation – Michael Pham 

− Pham presented the schedule of work and regular sessions for 2026 with two edits to 
November and December due to holidays. 

− Commissioner Pipkin-Parker motioned to approve, Commissioner Richards seconded, the 
motion carried. 

3. Planning commission training update 
a. Staff presentation – Michael Pham 



 
 

− The city has provided an online Planetizen training course for planning commissioners to 
fulfill the state requirement that planning commissioners complete 4 hours of training. While 
the Planetizen course provides more than 4 hours of training, staff prepared an in-person 
training exercise regarding regional transportation connectivity for the planning 
commissioners to participate in. 

VII. ADJOURNMENT – The meeting adjourned at 7:15 PM 
 
Chairperson __________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

City of Red Bank 
Planning Commission Staff Review 
Case #: N/A PC Meeting Date: 12/10/2025 Applicant: Gordon Hulgan 

Property Owner: G4 DEVELOPMENT Property Address: 3390 Easton Tax Map Parcel ID: 118H F 033 

Size of request area: +0.6 AC Jurisdiction: Red Bank Request: rezone to R-2 

Property Description 
Existing land use: vacant Surrounding land uses: residential Transportation: fronts local street 

Zoning 
Neighborhood 
Compatibility 

Existing Zone Requested Zone 
R-1 Residential R-2 Residential 

Staff Review 

The property is currently vacant. A building was condemned in July 2025 but has since 
been demolished. The lot has no road frontage, but a 20’ access easement was noted 
in a deed in 2016 for access from Lupton Drive (Easton Avenue) The applicant is 
proposing a duplex of 2100 square feet per unit which exceeds the minimum square 
footage requirement of the R-2 zone—1800 square feet. 
 
The primary difference between R-1 and R-2 is the allowance of duplexes. Neither the 
zoning ordinance, nor the Red Bank 2035 Plan specified where or how the R-2 zone 
should be administered. The surrounding area has a cluster of R-2 zoned parcels, 
including along Easton. 
 
The comprehensive plan designates this parcel as ridge residential, where some 
parcels can accommodate housing types beyond single-family, such as townhomes, 
duplexes, triplexes, and quadplexes. The housing element of the comp plan 
recommends increasing the variety of housing types in Red Bank, higher density 
residential, and infill residential development. Duplexes are in the minority of housing 
types across the city as the dominant category is, and will likely remain, single family 
detached. 
 
If the proposed development meets the development standards of the R-2 zone, which 
are nearly identical to the R-1 zone, staff see no reason to deny the applicant’s request 
to rezone and build new and needed housing for the community. No site plan is 
required for R-2 rezonings, but when applying for building permits, adherence to the 
development standards are enforced. 

 
 
 
 
 
 
 
 



 
 

City of Red Bank 
Planning Commission Staff Review 
Case #: N/A PC Meeting Date: 12/10/2025 Applicant: city of Red Bank 

Property Owner: city of Red 
Bank 

Property Address: __Goodson Ave Tax Map Parcel ID: 126 E 027 

126C E 031.01 

Size of request area: +0.6 AC Jurisdiction: Red Bank Request: proposal for disposition 

Property Description 
Existing land use: vacant Surrounding land uses: residential Transportation: fronts local street 

Zoning 

Notes 

The properties have been under city or county ownership since the 1990’s when they 
were tax delinquent. After a city owned property assessment in 2023, the parcels were 
identified and determined to be of best use by being sold for housing. 
 
An RFP was released in September 2025 and one proposal was submitted. 
 
Ordinance 21-1188 requires that the planning commission provide a recommendation 
to the city commission after reviewing all submitted proposals. 
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