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       DECISION AND RESOLUTION 


THIS MATTER, having been heard by the City of Ventnor Planning Board (sometimes referred to hereafter as the “Board”) on July 28, 2025 at a meeting at the Ventnor City Hall, Ventnor, NJ, and a quorum being present; and

WHEREAS, the Applicants, Matthew Lacovara and Danielle Malamut (“Applicants”), are seeking variance relief pursuant to N.J.S.A. 40:55D-70c in order to construct additions to the existing single family dwelling located on property identified as Block 315, Lot 1 on the City of Ventnor Tax Map, which property is located at 601 N. Cambridge Avenue; and

WHEREAS, the City of Ventnor Planning Board has reviewed the application submitted by the Applicants together with the application forms, attachments and plans submitted by the Applicants with the application and presented during the course of the hearing; and
WHEREAS, at the time of the Application, the Applicants were represented by Christopher M. Baylinson, Esquire; and

WHEREAS, the City of Ventnor Planning Board heard the testimony of Applicant Matthew Lacovara during the course of the hearing; and  
WHEREAS, the City of Ventnor Planning Board heard further testimony from the Planning Board Engineer and Planner, Roger McLarnon, PE, PP; and

WHEREAS, the City of Ventnor Planning Board has reviewed Mr. McLarnon’s report dated July 25, 2025, which the comments and recommendations sections are made a part of this Decision and Resolution by reference, including all conditions set forth in such report unless modified herein or on the record during the course of the hearing; and 

WHEREAS, no one spoke during the public portion of the hearing; and 
WHEREAS, the City of Ventnor Planning Board, based upon the application submitted, the report and testimony of the Planning Board Engineer and Planner, the testimony presented by Applicant Matthew Lacovara, as well as all plans and exhibits from the Applicants, makes the following findings of fact and conclusions of law:


1.  
The Applicants are, as noted, Matthew Lacovara and Danielle Malamut and the subject property is located at 601 N. Cambridge Avenue.


2.  
The Applicants have submitted a properly filed application, and all required documents and have paid all required fees and have complied with the advertising and notice requirements of the Municipal Land Use Law and City of Ventnor ordinances.


3.  
The subject property is known as Block 315, Lot 1.

4.  
The property is serviced by public water and public sewer.

5.  
The subject property is located in the Residential 2 District in Ventnor Heights at the corner of Cambridge Avenue and Fulton Avenue.  As a corner property, it has two front yards (i.e. Cambridge Avenue and Fulton Avenue), one side yard (i.e. opposite Fulton Avenue) and one rear yard (i.e. opposite Cambridge Avenue).   There is an existing, two-story single family dwelling on the property that was previously elevated.  The existing dwelling has a nonconforming rear yard setback of 3.7 feet where 15 feet is required.  Lot area and lot width, at 4,750 square feet and 59.375 feet respectively, are also nonconforming as the required lot area is 4,800 square feet and the required lot width is 60 feet.  The lot area and lot width deficiencies are considered existing nonconforming conditions and require no further variance relief from the Board.  

6. 
The Applicants are proposing to construct new additions to the dwelling consisting of additional living space and front and rear decks.  The living space addition matches the existing nonconforming rear yard setback of 3.7 feet and the rear deck has a rear yard setback of five feet (where six feet is required).  As a result, variance relief pursuant to N.J.S.A. 40:55D-70c is required from those conditions.  The proposal by the Applicants is shown more fully on the architectural plans submitted with the application and presented to the Board prepared by Zobel Architects dated June 26, 2025 (6 sheets).  The specific variances pursuant to N.J.S.A. 40:55D-70c required by the Applicants are detailed in paragraph 7 below.   

7.  
The within Application is for:

a.  
Variance relief for the following:


C Variances




Min. Required/
Proposed









Max. Permitted


Rear yard setback (dwelling) 


15 ft. 


3.7 ft. 



Rear yard setback (deck)


6 ft.


5 ft.

Based upon the testimony presented by Applicant Matthew Lacovara, all plans and exhibits presented, and the report and testimony of the Planning Board Engineer and Planner, the City of Ventnor Planning Board makes the following additional findings of fact and conclusions of law, and decision:
a.  
The Board finds that pursuant to N.J.S.A. 40:55D-70c(2), the Municipal Land Use Act would be advanced by a deviation or departure from the City of Ventnor zoning ordinance requirements for the requested variances noted in paragraph 7 and that the benefits of the requested variances substantially outweigh any detriment. Further, the Board finds that the requested variance relief set forth in paragraph 7 will not cause a substantial detriment to the public good and will not substantially impair the intent and the purpose of the zone plan or zoning ordinance of the City of Ventnor.  

Specifically, the Board finds that the Applicants’ proposal for the property will advance that purpose of zoning set forth in N.J.S.A. 40:55D-2i of promoting a desirable visual environment through creative development techniques and good civic design and arrangement.  In that regard, the Board finds that the Applicants are making updates to an older dwelling and are doing so in a way that will preserve the existing dwelling while at the same time beautifying the property.  The Board finds that the improvements proposed by the Applicants will provide an aesthetic enhancement to the property and the neighborhood.  Moreover, by providing an aesthetic enhancement, the Board finds that the Applicants’ proposal will in turn promote the general welfare as set forth in N.J.S.A. 40:55D-2a.  The Board also finds that under a hardship standard pursuant to N.J.S.A. 40:55D-70c(1), the variances are justified given the constraints of the property being subject to two front yards.    

In terms of the negative criteria (that granting the variances will not cause substantial detriment to the public good or substantially impair the intent and purpose of the zone plan or zoning ordinance of the City of Ventnor), the Board finds that the requested variances will not result in any substantial negative impacts.  The Board notes that the Applicants are constructing additions to the dwelling within the existing footprint and are maintaining significant separation to the dwelling on the neighboring property.  The Board also finds that the additions are located in a natural place for an addition, the height of the dwelling is below the permitted maximum and the dwelling complies with all front yard setbacks.  The Board further notes that there was no public opposition to the application.  The Board, having weighed and balanced the positives and negatives of the requested variances as detailed herein, finds that the overall benefits from granting the requested variances substantially outweigh any detriments.  


For these reasons, the Board finds that the variances detailed above should be granted.  

NOW, THEREFORE, a motion having been made and seconded, the City of Ventnor Planning Board hereby grants variance relief to the Applicants, as set forth in paragraph 7 above, with conditions agreed to by the Applicants as follows:
1)
The Applicants shall provide for four street trees, with two along each frontage.    

2)
The Applicants’ approval set forth herein is subject to all other necessary governmental approvals and is subject to the City of Ventnor’s Flood Damage Prevention Ordinance.    


3)
All representations made on behalf of the Applicants during the course of the hearing shall be followed.


4)
All those conditions as set forth in the Board Engineer and Planner’s report noted above shall be followed, unless modified herein or on the record during the hearing in this matter.   

5)
The Applicants shall submit the required number of compliance plans consistent with the approval granted herein. 

6) 
The conditions set forth herein shall run with the land and be binding on the Applicants, as well as any future owner of the property, and any of the Applicants’ successors or assigns.
In Favor:
(7) Seven.  
Iannuzzelli, Zabihach, Smith III,  


Tocco, Koob, Gaskill and Bartlett 

Against:
(0) Zero. 


CITY OF VENTNOR PLANNING BOARD
By:
___________________________________

Roman Zabihach, Vice-Chairman

By:
___________________________________

Carmella Malfara, Planning Board Secretary

Dated: ______________
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