
FREEHOLD BOROUGH HISTORIC PRESERVATION COMMISSION 

MINUTES OF April 25, 2022 
 

MONTHLY MEETING  

The monthly meeting of the Freehold Borough Historic Preservation Commission was held on Monday, 
April 25th at 7:00 p.m. in the Council Room of the Municipal Building.   

Chairwoman Brianne Van Vorst stated that this meeting was provided in accordance with the Open 
Public Meeting Act, by providing a copy of the agenda to the official newspaper and posting same on 
the official bulletin board of the Municipal Building.  

ROLL CALL 
PRESENT   Ms. Brianne Van Vorst 
PRESENT   Mr. Kevin Coyne 
PRESENT   Mr. Gregory Clark 
PRESENT   Ms. Barbara Wagner 
PRESENT   Ms. Emily Conley 
PRESENT   Ms. Amanda McCobb 
PRESENT   Ms. Kristin Martins 
PRESENT   Ms. Diane Vistein 
 
Matthew Good, Esq. – Borough Attorney was present 
Councilman Adam Reich was present 
 
Ms. Van Vorst read Item No. 3 on the Agenda as follows: 
 
Approval of the minutes March 28, 2022 
 
Ms. Conley made a motion to approve the minutes; Ms. McCobb – seconded; 
 
ROLL CALL 
Yes         6 Van Vorst, Coyne, Wagner, Conley McCobb and Martins 
No    0 
Abstain   2 Clark and Vistein 
Disqualified 0   
Absent  0   
 
Ms. Van Vorst read Item No. 4 on the Agenda as follows: 
 
Memorialize Resolution Application HPC-2022-001, 32 South Street Realty LLC, location 32-38  South 
Street. 
 
Mr. Coyne made a motion to approve the minutes; Ms. Van Vorst – seconded 
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ROLL CALL 
Yes         4 Van Vorst, Coyne, McCobb and Martins 
No    0 
Abstain   3 Clark, Conley and Vistein 
Disqualified 0   
Absent  1 Wagner 
 
Ms. Van Vorst read Item No. 5 on the Agenda as follows: 
 
Memorialize Resolution Application HPC-22-004, Joe Park Residence Realty, LLC, location 64 West 
Main Street. 
 
Ms. Conley made a motion to approve the minutes; Ms. McCobb – seconded; 
 
ROLL CALL 
Yes         5 Van Vorst, Coyne, Conley McCobb and Martins 
No    0 
Abstain   2 Clark and Vistein 
Disqualified 0   
Absent  1 Wagner  
 
Ms. Wagner arrived – 7:10pm 
 
Ms. Van Vorst read Item No. 6 on the Agenda as follows: 
 
Application HBA-22-00011, Applicant MCS Holding Group LLC, Moshe Steiner, location 55 E Main 
Street; Request for demolition. 
 
Vincent E. Halleran Jr., Esq. – attorney for Mr. Steiner 
 
Mr. Steiner sworn in by Matthew Goode; 
 
Mr. Steiner – purchased property approximately 3 to 4 years ago; planned to rent out, then Covid 
happen, people came to see but very old inside and not useable for office; unable to rent, not even for 
short term; decided to redevelop in the redevelopment zone, I propose multi-use, parking, retail and 
residential; it will be very nice, five (5) story building; it will be very nice; 
 
Ms. Van Vorst – do you have any professionals with you tonight; 
 
Mr. Steiner – no, we are seeking approval to demolish, did not want to bring professionals unless we are 
approved for demo; 
 
Ms. Van Vorst – to be clear, the application is for demolition55 E Main Street, because it is not rentable 
to you at this point and you would like to change, if approved you will come back for construction of a 
new building; 
 
Mr. Steiner – correct, if approved we’ll go to the next step; 
 
Mr. Coyne – is the building structurally sound; 
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Mr. Steiner – don’t think I can do construction inside; 
 
Mr. Coyne – is this your opinion or a professionals opinion; 
 
Mr. Steiner – yes, no engineer; 
 
Mr. Goode – the structure that is there, is it structurally sound or not – regardless of being able to rent is 
the building structurally sound; 
 
Mr. Steiner – I did not hire an engineer; 
 
Mr. Coyne – you  have owned the building for a few years and you have not had any structural issues, 
correct; 
 
Mr. Steiner – not to my knowledge; 
 
Ms. Conley – the building is structurally sound, you are unable to rent the way you want, you can’t 
remodel interior, more costly for you than to demo and rebuild, is this what you are stating; 
 
Mr. Steiner – with the beams, it is impossible; 
 
Ms. Conley – impossible, can’t believe it is not possible or you do not want to do; 
 
Mr. Steiner – it is not worth it for me; 
 
Mr. Van Vorst – do you know the history 
 
Mr. Steiner – 100 years ago, no; 
 
Mr. Coyne – we have a report of the history of the building prepared for tonight; 
 
Mr. Coyne -  I won’t read all but the structure was originally built in 1851, appearing on the Lightfoot 
map as Lairds; Ellis family owned form 1870s and remained in the family until 1934, sold to Dr. Frank 
Niemtzow, he hired builder Joseph Hallam Conover in 1950 for a total historic restoration campaign of 
the structure. In 2020 HPC completed the Historical Assets study and identified  55 East Main Street as 
a Federal Style KEY building based on ordinance criteria numbers 2 and 4 after further review it also 
falls under criteria #5; 
 
Mr. Halleran – we can appeal to the Planning Board and Mayor and Council; there are changes to the 
HPC; 
 
Ms. Van Vorst – it has, there is now a certificate of appropriateness, we either grant or deny and make a 
recommendation of whether this project is demolition is appropriate; 
 
Mr. Halleran – when you say it is not, then you advise the Planning Board; 
 
Mr. Goode – mark as exhibit B-1 – drafted by Brianne Van Vorst; this would go next to Redevelopment 
entity; ordinance change is now 2.114.6, criteria for demolition, which this board will make a 
recommendation to the redevelopment entity; whether you have satisfied the criteria; 
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Mr. Halleran – by criteria you mean demolition; 
 
Mr. Goode – yes 
 
Mr. Coyne – this house has been completely renovate before and without compelling evidence you are 
asking the HPC to agree to demolition of an important building; 
 
Ms. Van Vorst – the HPC did a Historical Assets study over 2 years ago, and at that time we deemed 
this as a key building in the district; 
 
Mr. Steiner – not when I purchased; 
 
Ms. Van Vorst – it is in the historic district regardless; 
 
Mr. Coyne – the HPC was started about 15 years ago and our job is to preserve, the building goes it 
takes away from the streetscape; we don’t want to destroy buildings because they don’t fit into 
someone’s plan 
 
Mr. Halleran – is it listed on the registry; 
 
Mr. Goode – the KEY and Contributing was completed last summer for the Borough; not the County or 
State levels; 
 
Mr. Coyne – HPC is under our review since 2005; 
 
Ms. Van Vorst – any other questions from the Board 
 
Ms. Conley –seems that it is more lucrative to demo, build a five story structure, 23 apartments, with 
retail and office space rather than take what is there and remodel – is this correct; 
 
Mr. Steiner – existing building upstairs you can only get about 3 rentals; 
 
Ms. Conley – that is what you purchased; 
 
Mr. Clark – have you considered to build behind or move the building further forward like across the 
street, 42 an adaptive reuse; there are other creative solutions, rather than demolition; 
 
Mr. Steiner – easiest option to demo; 
 
Mr. Halleran – my understanding this conforms to your ordinance, maybe not HPC but the use, parking 
all comply; 
 
Mr. Coyne – we are only looking at the demo; 
 
Ms. Martins – confirm this is currently all office space, whether you restore or demo you want to create 
mixed use; and if we don’t allow demo will you restore and make apartments and make apartments and 
commercial; 
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Mr. Steiner – I need to do best, now 20 parking spaces and I can work around; no one mentioned it was 
historic, need to do what is best for me; 
 
Ms. Martins – whether you knew, this is Freehold Borough a historic town and you own other properties 
in town and know at the end of the day if poor investing, not getting rented quick enough, price but that 
does not deem demo; you need to be more creative in restoring; 
 
Mr. Goode –this is probably the first demo under the new ordinance, there are criteria set forth 
2.114086, this board makes a decision to recommend if application satisfied criteria for demo and 
current or potential uses permitted or if non-conforming use; impact of historic land and history; 
structural sound and rehab/restore; economic feasibility; bad investment does not apply; 
 
Ms. Conley – I’m in commercial construction, can’t image that taking this building down and rebuilding 
from the ground up is going to be economically feasible regarding the existing sound structure to 
accommodate a tenant or multi-tenant; 
 
Ms. Wagner – out of the respect for the board and the town you should have prepared report of 
feasibility; it has been there for three years creating a nightmare for yourself financial so it can come 
down; there is nothing here to say why the building should come down; 
 
Ms. Van Vorst – it is clear that you are hear for demo and no professional; if the board has no other 
questions, does anyone from the public; 
 
Ms. Van Vorst – please state and spell your name for the record; 
 
Stuart Neimtzow – are you aware this property has an outlet, the back is usable because it has an outlet 
to Spring Street; not land locked and the back is more useable then you may realize; kept the right-away 
when sold a part to EMS;  my father purchase and felt so lucky to be the owner; my sister and I grew up 
and spent 50 years in the house and other neighboring properties; this house was reconstructed, 
reinforced; we always felt we lived in a mini Williamsburg; this property being a part of architectural 
history is not made up; as an immigrant boy, my father couldn’t believe he would have the ability to 
purchase the Ellis house; the Christopher House was removed and it is irrelevant but it was the most 
architecturally sound property in the Borough and I avoid the area because of the removal; I am only 
giving a little perspective on the property, the center of Freehold; thank you 
 
Ms. Van Vorst – any other members of the public; 
 
Board deliberations -  
 
Ms. Van Vorst – I am not inclined to support this application, it does not meet the criteria; there is a 
tradition of preservation specifically if the property is document and that would not be upholding our 
ordinance; it would be a huge departure of east main street; 
 
Mr. Clark – because this is a new ordinance, would it be pertinent to table and have them come back; 
 
Mr. Halleran – I was going to ask; 
 
Mr. Goode – you could with your professionals to show how it meets the criteria; 
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Ms. Van Vorst – and our engineer will review also; 
 
Ms. Van Vorst – we are here to preserve history of Freehold Borough, architecture is a commodity and 
we are trying to protect that commodity, that is it; I would like to vote on the demolition, legally are we 
able to do this;  
 
Ms. Van Vorst made a motion to deny granting a CA and deny the demolition; Mr. Coyne seconded; 
 
ROLL CALL 
Yes         8 Van Vorst, Coyne, Clark, Wagner, Conley McCobb, Martins and Vistein 
No    0 
Abstain   0  
Disqualified 0   
Absent  0  
 

Old Business:  nothing to discuss.   

New Business: nothing to discuss.  

Ms. Van Vorst – we are opening to the public about the changes to the Historic Preservation Ordinance;  

The HPC began in 2005 and serves as an advisory capacity to the Planning Board; there were previous 
short comings with the prior ordinance and lack of coordination between us and the Planning Board and 
keeping code complaint being the ultimate decider;  

With the new ordinance we are still advisory to Planning Board, however when you come to HPC you 
now apply for Certificate of Appropriateness (CA), meaning just because it is code compliant, does not 
mean it is necessarily appropriate for our historic downtown; the CA is not granted it will not get 
construction permits, there are appeals for planning board; ultimately we have a greater capacity to assist 
the decision making process with historic buildings; 

New features are application fee that did not exist; minor applications for items very straight forward, 
replacing existing window for in-kind and would not require a full board hearing; we give design 
guidance, simply send an email and we can give an informal review and give advice; when any decision 
is made you are eliminating a choice and the best way to explain is Freehold Borough Mayor and 
Council has decided to element a choice of poor development that is not in-line with our architectural 
commodity; 

Mr. Coyne – this only controls the Downtown Area / Commercial properties, not residential; 

Ms. Van Vorst – also any other historic districts that we have and newly proposed and still only applies 
to commercial properties; new proposed areas are areas that have larger historic homes that could lend 
themselves to be changed over to offices; this will help protect from becoming offices and the residents 
that bought into the area for residential use not commercial; 

Any questions; 
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Maryanne Earl – what about property maintenance, is this structure of houses; there are houses on my 
street, not maintained but beautiful; do you have any say on maintenance; 

Ms. Van Vorst – in terms of maintenance that is code enforcement; 

Jeff Friedman – commercial properties, that includes rental properties, income producing properties – a 
house in my neighborhood and the owner wants to change to a rental; 

Ms. Van Vorst – yes, they are subject to this new ordinance; 

Base on new development plans, redevelopment plans are you involved in those conversations which 
should be demo; how to reuse, do you get involved? 

Ms. Van Vorst – yes, we are included; 

Meetings that took place in few months ago regarding the redevelopment, talking about eminent domain, 
which buildings should go and which shouldn’t, this building is historic; what or how will it be reused or 
what will happen; 

Ms. Van Vorst – are only goal is we work for the Borough to protect the historic buildings; we will do 
our best to protect them with any future redevelopment plan; 

Mr. Coyne – I was a councilman years ago, then we started the HPC, took five years to get it going – 
Mayor and Council was not keen HPC but gradually have come to see were are very valuable tool; 
Freehold has been around since 1690s, there are only 3 structures in this town; they all just went away, 
at some point you have to say, you have to stop or we will look like a town that we don’t want to look 
like, we want to look like Freehold Borough; happy to see so many here tonight, we encourage public 
comments and input; 

Maryanne Earl – what  is going on with the Parker House; 

Mr. Coyne – Mr. Steiner owns the Parker House and he has applied to convert the upstairs to 
apartments, and downstairs to office which is permitted in our downtown zone; he came before us twice 
and we did as much as we could with the exterior; 

Maryanne Earl – my husband born there, was the original hospital; 

Ms. Van Vorst – the Parker House façade will not be changed; 

Would the fate of Christopher House have been the same if they did not get a CA; 

Mr. Coyne – good question, not sure; 

Ms. Van Vorst – the appetite for preservation was different at that time, preservation as a discipline has 
come a long way in the past 25 years in general in the hot spots for preservation legislation; I am a 
preservationist, work with every day; in general, the public thinks of government overreach, people are 
now recognizing that it can be a resourceful tool; if the CA existed when the Christopher House came 
down, not sure if it would be supported but important thing is based on you being here now, supporting, 
we now have more support for keeping buildings standing; 
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Mr. Goode – The ordinance changed with procedure than substance; HPC has certain aspects of 
influence, control and advisory; there are applications that come before Mayor and Council as 
Redevelopment Entity, Center Core and HPC acts as advisory and the Planning Board; I don’t want any 
to be confused that in those situations that what this board says, goes; it makes a recommendation to the 
Planning Board and Mayor and Council; if coming here for signs, window replacement the HPC is the 
end all and whether or not the work goes forward is under this body’s control; you are not doing any 
work on the outside of these buildings unless this board gives approval;  again, when items are 
submitted for redevelopment / redevelopment application, comes before Council or Planning Board this 
board is only advisory; so if they say grey and present white and the Planning Board likes black the 
Planning Board makes the determination;  

Mr. Coyne – if someone is really concerned and the application is coming to us but will go to Council or 
Planning Board or both, you need to go to those meetings as well to express your opinion or concern; 

Councilman Reich – could you talk about architectural and design standards 

Ms. Van Vorst – the application form is self-explanatory; the Parker House for example has a very 
specific cork screw molding on it, if damaged and needed to come back to replace and they want to put 
2x4 up; obviously the HPC will advise they need custom mill work because the cork screw molding has 
been up since 1860s; try to restore in-kind, exactly within reason; some elements have been lost and we 
try to restate them; sometimes people will inquire what did their building look like from the historical 
aspect and we will do our best to help them; preservation in general is dictated by the department of the 
interior, government; they have a set of standards that are very helpful; this is tied into our ordinance as 
well, do no harm, replace what you lost in-kind; 

Mr. Coyne – First Baptist Church, always had Yankee gutters, the came before this board, took our 
advice and replaced the gutters with Yankee gutters, looks wonderful; 

Stewart Niemtzow – can I make a comment – Freehold historical legacy, Battle of Monmouth turned the 
tide – first time Colonial Army engaged British was the first battle took place in front of the High 
School, right in this historic district; this should motivate people even more to continue to keep the area 
historical looking;  

Ms. Van Vorst – you are right, history is tangible and intangible; all these things factor in when looking 
at applications; 

Mr. Coyne – there is a plan for the Borough to put up signs to acknowledge; 

Public member - I realize you are move of an advisory commission, does that mean Mr. Steiner can go 
the Planning Board and the PB can say demo; even though your opinion will be considered but planning 
board and Council can overrule and say he can demo; 

Ms. Van Vorst – correct; it is important that it was Council that did this ordinance and was not to waist 
peoples time; I would think we would have support, no one wins all the time but think we have support 
in all reasonable situations; I also sit on the planning board; 

Public member – seems commission, do you have any influence on restoring or preserving the history of 
the Borough beyond the architectural standpoint; signage, battles etc, seems that other towns that have 
historical significance has capitalized on it, but don’t feel the Borough has; people live here know but if 
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you are not from here, you would have no idea; 

Ms. Van Vorst – well we received a grant from the state Neighborhood Preservation Program, NPP, part 
of the funding is going to visible improve nets and one of the plans are signs, historic markers; we are 
hoping to increase; there is also an event coming up this summer, also through the NPP, Half Mile of 
Horses Walk, painted horses sculptures that line Main Street (Spring – Throckmorton) and any 
additional revenue, a portion of that will come back to HPC for grants and educational opportunities; 
have a lot of ideas to help and support people; 

Public member – history draws people, we used to do walking tours; 

Ms. Van Vorst – on the horizon, we are working on GIS mapping 

Mr. Coyne – walking app; 

Marlene (Especially for you florist) 39 W Main St – your job is very important to keep historical 
standards, if one building goes, the next will go too; design stand point, my building, when resided, my 
landlord, recreated the original side, it is diagonal, uncovered the terra cotta that he found underneath; 

Ms. Earl – I found ledges in the house and gave to the museum; you should check with them; the 
original owners, last name was Soloman, they changed their name to Sutphin because Jewish people 
where not excepted in the Borough; that information is in the ledgers that I gave to the museum; 

Ms. Van Vorst – if anyone has old photos or newspapers, we can make copies of and return to you; you 
can also email borohpc@freeholdboro.org; if you are interested in residential historic preservation, we 
do not have in place now but you can reach out and let us know; 

Mr. Coyne – you can request to have your house put on the registry, you can do voluntarily; 

Ms. Earl – once you start replacing history and you lose the charm of the town; that is my concern, 
Freehold Borough has charm; 

Ms. Van Vorst – the ordinance is now better, we have more professionals on this board than we did in 
the past; also Mayor and Council support this initiative and they drafted the new ordinance; there is a 
collective charm to the town and we will do our best to protect it; 

Mrs. Van Vorst made a motion to adjourn. Motion was seconded by Ms. McCobb; All in favor, aye (all) 
– nay (none) 
 
Meeting was adjourned at 8:54 p.m. 
 
 Respectfully submitted, 
 
  
 Dominica R. Napolitano 

mailto:borohpc@freeholdboro.org

