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Bradley Beach Land Use Board 
701 Main Street 

Bradley Beach, NJ 07720 
Regular Meeting Agenda 

Thursday, April 17, 2025 @ 6:30 PM 
 

This Regular Meeting of the Bradley Beach Land Use Board is now called to order. 
 
I. Pledge of Allegiance  

 
II. Open Public Meetings Act: 
 
The 48-hour notice, as required under the Open Public Meetings Act, has been met as notice of this meeting 
was emailed on January 31, 2025 and published in the Asbury Park Press, The Coast Star, and the Coaster, a 
copy has been placed on the bulletin board in the Borough Office, and a copy has been filed with the Borough 
Clerk. 
 
III. Roll Call: 
 

Thomas J. Coan, Chairman Kristen Mahoney Mitch Karp (Alt. 1) 
Dennis Mayer, Vice Chairman Robert Mehnert Donald Warnet (Alt. 2) 
James Wishbow (Const. Official)EXCUSED Paul Nowicki, Councilman Victoria Leahy (Alt. 3) 
Liz Hernandez, Env. Commission Lauren SaraceneEXCUSED James Frederick (Alt. 4) 
Al Gubitosi, Mayor   

 
Also Present: Anne Marie Rizzuto, Esq. 
  Gerald Freda, PE, PP 

Christine Bell, PP, AICP 

IV. Swearing in of New Board Member: 

a. James Wishbow (Construction Official)–Class II Member–Term expiring 12/31/2025 to be sworn 
May 15, 2025 

b. Robert Mehnert – Class IV Member – Term Expiring 12/31/2028 

c. Mitch Karp – Alternate I Member – Term Expiring 12/31/2025 

d. Donald Warnet – Alternate II Member – Term Expiring 12/31/2026 

e. Victoria Leahy – Alternate III Member – Term Expiring 12/31/2025 

f. James Frederick – Alternate IV Member – Term Expiring 12/31/2026 

V. Chair Coan advises the public regarding the policies/procedures of the Board. 
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VI. Approval and Adoption of Meeting Minutes from the Regular Meeting of March 20, 2025 

Motion offered by ____________________ to be moved and seconded by ________________________ 

Liz Hernandez             Kristen Mahoney N/A   James Wishbow ABSENT  

Mayor Al Gubitosi _____  Councilman Paul Nowicki _____  Robert Mehnert N/A 

Lauren Saracene ABSENT  Thomas J. Coan _____  Dennis Mayer _____   

Mitch Karp (Alt. 1) _____  Donald Warnet (Alt. 2) _____  

Victoria Leahy (Alt. 3) _____ James Frederick (Alt. 4) N/A 
 

VII. Resolutions to be memorialized:  None.   

VIII. Applications Scheduled for Hearing: 

a. LUB24/15 – (Preliminary & Final Major Site Plan with Use and Bulk Variances for the Proposed 
Expansion of the Car Wash Operations) – VFR Enterprise, LLC – Block 32, Lots 4 & 5 – 1111 
& 1115 Main Street – The Applicant is proposing to demolish existing improvements on lot 4 in order 
to add additional vacuums and associated site improvements to service the existing car wash on Lot 
5.  Applicant is represented by Jeffrey P. Beekman, Esq. 

IX. Review of Board Professionals’ Billing: 

a. Weiner Law Group LLP – Inv#326506 and Inv#326507 

b. Leon S. Avakian, Inc – Inv#29808, Inv#29806, Inv#27804 

c. Kitrick, McWeeney & Wells, LLC – Inv#7157 

X. Correspondence:  None. 

XI. New Business: 

a. Poll Board Members & Professionals for Special Meeting Options for May and June 

XII. Old Business: 

a. Christine Bell, PP, AICP – to provide Round Four Affordable Housing Update. 

XIII. Adjournment: 

a. Next scheduled meeting will be our Regular Meeting on Thursday, May 15, 2025 at 6:30 PM which 
will take place here in the Borough Hall Meeting Room located at 701 Main Street, Borough of Bradley 
Beach.  Please check our website for any updates regarding meeting location and/or access.  

b. With no further business before the Board a motion to adjourn was offered by ___________ to be 
moved and seconded by _______________, meeting closed at _________ PM. 
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LUB24/15 – (Preliminary & Final Major Site Plan with Use and Bulk Variances for the Proposed Expansion 
of the Car Wash Operations) – VFR Enterprise, LLC – Block 32, Lots 4 & 5 – 1111 & 1115 Main Street – 
The Applicant is proposing to demolish existing improvements on lot 4 in order to add additional vacuums and 
associated site improvements to service the existing car wash on Lot 5.  Applicant is represented by Jeffrey P. 
Beekman, Esq. 
 
Enclosed: Application Checklist (Rec’d 2/4/2025) 
  Application for Site Plan & Variances (Rec’d 12/23/2024) 
  Boundary & Topographic Survey (1/24/2024) 
  Statement of Drainage Report (12/23/2024) 
  Mod IV printouts for Lots 4 & 5 (printed 8/4/2024) 
  Vacuum & Lighting Specifications (undated) 
  Prior ZBA Resolutions of Approval (1989) 
  Car Wash Photo & Aerial Images (1968-2023) 
  OPRA Request Results 1111 Main Street (8/12/2024) 
  OPRA Request Results 1115 Main Street (8/12/2024) 
  Preliminary & Final Major Site Plans (10 sheets) (Last Revised 4/1/2025) 
  McDonough & Rea Traffic Report (3/25/2025) 
  Soil Boring & Permeability Investigation – Simon Engineering (1/23/2025) 
  Survey Block 32, Lot 4 (1/8/2022) 
  Survey Block 32, Lot 5 (8/29/2015) 
 
Correspondence:     Board Engineer & Planner’s Review #1 (4/10/2025) 
   Monmouth County – Approval not Required (1/27/2025) 

BOARD NOTES: 

MAYOR GUBITOSI & COUNCILMAN NOWICKI ARE EXCUSED AS THIS APPLICATION INVOLES A USE 
VARIANCE; THEREFORE, THEY ARE NOT PERMITTED TO PARTICIPATE. 
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BOARD NOTES CONTINUED (VFR ENTERPRISES): 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Motion offered by ____________________ to be moved and seconded by ________________________ 

Hernandez _____  Mahoney _____         Saracene ABSENT  Wishbow ABSENT  

Mehnert _____  Councilman Paul Nowicki N/A Mayor Al Gubitosi N/A  

Mayer _____   Coan _____ 
 
Alternates:  Karp (Alt. 1) _____     Warnet (Alt. 2) _____ Leahy (Alt. 3) _____ Frederick (Alt. 4) _____ 
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