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Pied Piper Ice Cream warehouse on its way
to becoming a cafe, pier bar
Planning board approves preliminary site plan for the temporary use
By Haley Behre

BELMAR — The vacant Pied Piper Ice Cream warehouse site will soon see new life as the planning board
unanimously approved a preliminary site plan at its May 20 meeting that would convert the vacant lot into an
outdoor cafe and pier bar.

The warehouse sits on River Road.

According to Greg Kapalko, a developer of the site, he and his partners, Brett Yarusi and Shelly Locasico, of
Loko Co., met with the borough in January 2012 to discuss their larger project, which would call for two
multi-use buildings. The buildings would be home to one restaurant each and residential living space.

The developers were getting ready to finalize the plans and submit them to the Department of Environmental
Protection [DEP] for a Coastal Area Facility Review Act [CAFRA] permit when Hurricane Sandy hit, essentially
putting their plans to a standstill.

The plans were redeveloped to comply with the Federal Emergency Management Agency’s advisory base flood
elevations. However, Mr. Kapalko said the developers have not submitted the plans to CAFRA yet, but plan to do
so.

He also said prior to Hurricane Sandy, they were told receiving a CAFRA permit could
take up to six or nine months.

While they wait to submit the plans to CAFRA, in the hopes of receiving the permit,
the developers created a temporary plan for the old Pied Piper Ice Cream warehouse
that would essentially knock down the old building and create a temporary outdoor
cafe and pier bar.

According to Mr. Kapalko, they need a CAFRA permit because the property they want
to develop sits within 150 feet of inland water, which is Shark River in this case.

Mr. Kapalko, and his attorney, Michael Rubino, presented the temporary use plan before the planning board at
their May 20 meeting.

The project is part of the Seaport Redevelopment Plan.

SEAPORT REDEVELOPMENT PLAN

The Seaport Redevelopment Plan was created in 2003 to revitalize the redevelopment area.

Borough officials have said the the purpose of the Seaport Redevelopment Plan is to bring new development to
the borough’s marina and retail areas of town.

The plan is split into two redevelopment areas: the Belmar Marina-Maclearie Park Rehabilitation Area and
Belmar Seaport Village Redevelopment Area.

The Marina-Maclearie Park Rehabilitation area extends from the western edge of Maclearie Park to the eastern
edge of the Belmar Marina, including all the land, docks and other marina improvements north of Route 35,
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according to the redevelopment plan.

The Seaport Village Redevelopment Area covers the primary food, beverage and retail area in Belmar from
Ninth Avenue to Shark River.

The temporary outside cafe and patio bar, as well as the plan to convert the area into three-story, multi-use
buildings, would be part of the Seaport Village Redevelopment area.

PHASE I: TEMPORARY USE

Phase I consists of demolishing the building, clearing the site and creating the temporary outdoor bar and cafe.

The cafe and pier bar would potentially seat up to 336 people and would be roped off by planters with rope
going through it, Mr. Kapalko. There will be tents for people to sit under.

The location would house several custom built sheds that would house storage and potentially a portable
kitchen and storage for alcohol, Mr. Kapalko said.

While the developers do not have a specific tenant in mind yet — although there are potential ones — Mr.
Kapalko said whoever becomes the tenant will transfer the tenant’s liquor license to the site and hopefully
become a permanent tenant.

Mr. Kapalko declined to say who those potential clients were.

Alcohol is expected to be served at the establishment.

According to Mr. Rubino, 32 parking spaces would be created for the site during the first phase, with additional
parking made available through the developer’s agreement with the borough. It is mandatory to have a
developer’s agreement between the developer and borough for projects in the Seaport Redevelopment plan.
The parking spaces will remain in place for the second phase.

The developer’s agreement will also specify how long phase I can be in operation, since there is an expectation
phase II will be the permanent establishment at the site.

A developer’s agreement has not been signed, yet.

Scott Kennel, a traffic expert, testified during the meeting on behalf of the applicant.

River Road is approximately 30 feet currently, Mr. Kennel said, but will reduce about 5 feet due to the
applicant. This loss will be on the south side of the street, he said. The north side of the road will stay similar
to how it is today.

Mr. Kennel said he is comfortable with the design presented because the applicant will be providing wider
parking spaces, 10 by 20 feet, then what exists today, 9 by 20 feet.

“Everything that we’re talking about here is temporary, but it’s still a high quality temporary,” Mr. Kapalko
said.

If the final site plan is approved, the current building is expected to be demolished after Labor Day weekend,
and should be completed by summer 2014.

PHASE 2: MULTI-USE BUILDINGS

The ultimate goal is to create two, multi-use buildings at the site. Each building would be approximately 5,000
square feet, and would house residential units. There would be two restaurants on site, Mr. Kapalko said,
noting there could also possibly be one other tenant.

“This is our ultimate goal. We can make some money with this,” he said.
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The buildings would comply with the new advisory base flood elevations created by the Federal Emergency
Management Agency.

Construction for phase II is expected to begin in the Fall 2014, pending whether Loko Co. can receive the
CAFRA permit by then.

FUTURE

Loko Co. will come before the board, once again, seeking final site plan approval for phase I. They will also be
back seeking preliminary and final site plan approval for phase II.
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