
Planning Board  February 27, 2012 

Township of Ocean                                                                               Minutes 

                                                                                                                                             

CAUCUS SESSION:    7:00 P.M.     Public Meeting Room 

Deal and Monmouth Roads  

Oakhurst 

                        

DISCUSSION:  

 

Minor Site Plan Subcommittee Application 

MGK, LLC 

Block 8, Lot 21 

 

 The Minor Site Plan Subcommittee was made up of Vice Chairman Warren Goode, 

Tony Andrisano and John Verrilli. Planning Administrator Marianne Wilensky explained that 

the applicant is proposing to use the whole building as a day care/ nursery school. Board 

Planner James Higgins, P.P. said that he has no problems with the application and that 

there is enough parking. The Minor Site Plan Subcommittee unanimously recommended 

this application for approval to the full Board. 

 

 

CLOSED SESSION: The Planning Board moved into Closed Session. 

 

RESOLUTION 

 

 WHEREAS, the Planning Board of the Township of Ocean, pursuant to the Open 

Public Meetings Act of 1975, intends to exclude the public from a portion of this meeting 

for the purpose of discussing litigation; 

 

 WHEREAS, during this closed session appropriate minutes will be maintained, and 

 

 WHEREAS, no formal action will be taken by the Planning Board during this closed 

session, 

 

 NOW, THEREFORE, BE IT RESOLVED that pursuant to the exceptions contained in the 

Open Public Meetings Act of 1975, the Planning Board will now go into closed session for 

the purpose of discussing litigation. 

  

BE IT FURTHER RESOLVED that the appropriate minutes shall be taken and at such 

time as the confidentiality of these minutes is no longer necessary they will be released to 

the public. 

 

 BE IT FURTHER RESOLVED that no formal action will be taken by the Planning Board 

during this closed session. 

 

 Motion to enter into closed session was unanimously agreed upon. 

  

REGULAR MEETING: 7:30 P.M. Public Meeting Room 

Deal and Monmouth Roads 

Oakhurst 

           

MEMBERS 

PRESENT: 

Anthony Andrisano 

Fred Brody  

William Garofalo 

Christopher Healy 

Stephen Levy, Alternate I 

Ray Menell, Alternate II 

John Verrilli 

Warren Goode, Vice Chair   

MEMBERS     Carlo Gallello 

ABSENT:        Estelle Klose 

                      Thomas Means, Chairman 

 

OTHERS PRESENT:     Sanford Brown, Esquire, Board Attorney 

 James Higgins, P.P., 

Bill Fitzgerald, P.E., 

Marianne Wilensky, 

Board Planner 

Board Engineer (arrived 8:55 p.m.) 

Planning Administrator 

 Rachel Goncharko, Planning Board Secretary 

Recording Secretary 
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Acting Chairman, Warren Goode, announced that the notice requirements for the 

Open Public Meetings Act have been satisfied, a copy of the notice having been sent to 

the Asbury Park Press and the Coaster, posted in the Township Hall, and filed in the Office 

of the Township Clerk on February 23, 2012. 

 

CASES CARRIED to March 26, 2012 

 

236 Monmouth Road Associates, LLC                 

Block 25.33, Lot 1                                                  

236 Monmouth Road                                             

         Oakhurst                                                                  

Nobility Crest at Ocean LLC 

Block 152, Lot 2 

Block 153, Lot 80 

Centre Street 

Ocean 

Seaview Square, LLC by  

Rent Receiver Grubb & Ellis 

Management 

Block 141, Lots 1 & 23 

Route 35 & 66 

Ocean 

 

                                                                                             

MINUTES FOR APPROVAL:      A motion was made by William Garofalo and seconded by 

Fred Brody to approve the minutes from the meeting of January 23, 2012.  

 

In Favor:   Andrisano, Brody, Garofalo, Healy, Verrilli, Goode 

Opposed: None 

Ineligible: Levy, Menell 

Absent: Gallello, Klose, Means 

 

MINUTES FOR APPROVAL:      A motion was made by Christopher Healy and seconded by 

William Garofalo to approve the minutes from the special meeting of January 30, 2012.  

 

In Favor:   Brody, Garofalo, Healy, Verrilli 

Opposed: None 

Ineligible: Andrisano, Levy, Menell, Goode 

Absent: Gallello, Klose, Means 

 

RESOLUTION MEMORIALIZATIONS  

 

Marc Policastro, Esquire, attorney for Pitti Bimi, Block 22, Lot 81, addressed the Board 

to discuss the resolution before it could be memorialized. Board Attorney Sanford Brown, 

Esquire said that it would be discussed after the first case on the agenda.  

 

Martelli at Wayside, LLC 

Block 37.16, Lots 33, 33.01, 34, 

35, 36, 46, 47 

Bowne Road and Deal Road 

Wayside 

Preliminary and Final Major 

Subdivision with Variances 

  

MOVED: Goode SECOND: Levy 

FAVOR: Andrisano, Garofalo, Healy, Levy, 

Menell, Verrilli, Goode 

OPPOSED: None 

INELIGIBLE: Brody 

ABSENT: Gallello, Klose, Means  

 

Congregation Magen David of 

West Deal 

Block 25, Lot 33 

395 Deal Road 

Preliminary and Final Site Plan 

Approval with Variances 

  

MOVED: Garofalo SECOND: Healy 

FAVOR: Brody, Garofalo, Healy, Verrilli 

OPPOSED: None 

INELIGIBLE: Andrisano, Levy, Menell, Goode 

ABSENT: Gallello, Klose, Means  
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NEW CASE 

 

Elliot Elo 

Block 17, Lots 36, 37.01, 39 

304 Garfield Avenue 

210 Larchwood Avenue 

Oakhurst 

Zone R-4 

This is an application for minor subdivision approval 

with variances. 

 

Attorney for the applicant: Jennifer S. Krimko, Esquire 

 

 The Board information packet, containing the reports of the Board Professionals and 

in-house departments was marked into evidence B-1. A second information packet, 

entitled “Collier (2)” was corrected to read “Elo (2)” and was marked into evidence B-2. 

The exhibit “Construction Plan Sheet” dated September 13, 2012 was marked into 

evidence A-1. Board Planner James Higgins, P.P. read his report into the record and 

referred to the exhibit marked A-1.  

 

 Mr. Higgins raised the issue of Res Judicata in his report but said that the proposed 

application is significantly different than the first application that was submitted. Attorney 

for the applicant, Jennifer S. Krimko, Esquire summarized the past application and the 

work that was done. The full set of plans entitled ‘Plot Plan for Elo Residence’ dated 

September 13, 2011 was marked into evidence A-2. The ‘Minor Subdivision Plat’ dated 

September 13, 2011 was marked into evidence A-3. A copy of the zoning permit that was 

issued on May 2, 2011 by Zoning Officer, Jerome Donlon, was marked into evidence A-4. A 

packet containing four sheets was marked into evidence A-5. The first sheet is the original 

submitted plan, entitled ‘Construction Plan’ and dated October 6, 2006, revised through 

June 15, 2007. The second sheet is the approved plan, entitled ‘Construction Plan’ and 

dated October 6, 2006, revised through November 8, 2007. The third sheet is the zoning 

permit plan dated May 2, 2011. The fourth sheet is the current survey dated July 26, 2011.  

 

 Ms. Krimko referred to sheet 2 of the packet marked A-5 to show what the Board 

approved in the first application, specifically pointing out the basketball court. She said 

that the contractor contacted Mr. Donlon to construct the 40’ x 60’ basketball court. The 

contractor measured 10’ from the existing fence assuming that it was on the property line, 

but it was not actually located on the property line. Now, the client is seeking approval for 

the same proposed subdivision but with variance relief for the way the court was 

constructed.  

 

 Dave Boesch of Nelson Engineering, was sworn in for the record. Mr. Boesch referred 

to the plans marked A-1 to describe the subdivision of the lots and the placement of the 

proposed basketball court and pool. He said that the basketball court needs run-out 

areas for players to go outside of the court. They are proposing to place the fence 15 feet 

from the property line rather than the required 30 feet so that there is enough room for the 

players to run-off the court without hitting the fence. 

 

 Planning Administrator Marianne Wilensky asked if the final filing was the only thing 

missing from the requirements of the subdivision approval. She asked if the drainage 

easement and landscape plan were submitted. Ms. Krimko said that they were submitted 

to the Township, and Mr. Boesch said that no comments were received. Ms. Wilensky said 

that she wrote a letter stating that no plans had been submitted and that she received no 

response. Mr. Boesch referred to a cover letter dated November 8, 2007 outlining the 

elements that were submitted to the Township. He said that they were going to file an 

application for extension, but he did not know that the client had filed a zoning permit for 

the basketball court.  

 

 Vice Chairman Warren Goode said that the size of the basketball court was 

emphatically rejected by the Board and that what was approved was much smaller. Ms. 

Krimko said that what is proposed now is still smaller than what was originally proposed.  
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 Ms. Wilensky said that the Board Engineer William Fitzgerald’s report was faxed and 

re-faxed in 2011 after no response was heard. Ms. Krimko said that she was not aware of 

that fax.  

 

 Vice Chairman Warren Goode carried the application to March 26, 2012 without 

further notice.  

 

 Board Attorney Sanford Brown requested a five minute break.   

 

RESOLUTION MEMORIALIZATION 

 

The meeting continued at 8:50 p.m. Mr. Brown said that after a discussion with Marc 

Policastro, Esquire, attorney for Pitti Bimi, they will pass the resolution but have made minor 

changes. Mr. Brown outlined the changes to the resolution.  

 

Pitti Bimi 

Block 22, Lot 81 

264 Norwood Avenue 

Oakhurst 

Preliminary and Final Site Plan 

Approval with Variances 

 

  

MOVED: Goode SECOND: Healy 

FAVOR: Andrisano, Garofalo, Healy, Levy, 

Menell, Verrilli, Goode 

OPPOSED: None 

INELIGIBLE: Brody 

ABSENT: Gallello, Klose, Means  

  Board Engineer William Fitzgerald, P.E. arrived at 8:55 p.m. 

 

NEW CASES 

 

Gizela Collier 

Block 9, Lots 2, 4, 5, 6, 7, 8 

Larchwood Avenue 

Oakhurst 

Zone R-1 

This is an application for minor subdivision approval of 

four lots. 

 

Attorney for the applicant: Philip E. San Filippo, Esquire 

 

The Board’s information packet, containing the reports of the Board’s professionals 

and in-house departments was marked into evidence B-1. The reports were summarized 

into the record. 

 

 Attorney for the applicant, Philip E. San Filippo said that he would like to present the 

applicant, Gizela Collier and the Engineer for the applicant, Richard Stockton, P.E. and 

then ask the Board to carry the case so that they may address Mr. Fitzgerald’s comments 

regarding the stormwater management.  

 

 Gizela Collier was sworn in for the record. She said that she operates a horse farm 

on the property. She filed a subdivision application after the death of her husband so that 

she may sell some of the property to get out of financial problems. She said that she 

intends to live on Lot 6.01 and sell the remaining lots.  

 

 Mr. Brown asked if they had a farmland tax assessment on the property. Mr. San 

Filippo said that the whole property had been assessed as a farm. Mr. Higgins asked if the 

applicant has requested a conditional use approval. Mr. San Filippo said that the 

conditional use already exists as it pre-existed the ordinance. He said that the new lot 

complies with the requirements of a farmland use. Mr. Higgins said that a conditional use 

permit must be issued with the subdivision. Mr. San Filippo said that they can amend the 

application to include a conditional use. Mr. Brown said that a Planner needs to testify to 

the conditional use. He also said that they need to determine if there is a notice issue.  

 

 Mr. Richard Stockton, 17 Avenue D., Atlantic Highlands, was sworn in for the record. 

His credentials as a Licensed Land Surveyor and Professional Planner in New Jersey were 

accepted by the Board. Mr. Stockton described the plans and explained that the farm is 

a conditional use and complies with the requirements of a minimum of 5 acres and no 

farm activity within 25’ of residentially zoned properties. Mr. Stockton said that the 

subdivision was initially designed to have no variances but that in his report, Mr. Fitzgerald  
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believed the filling in of Lot 4.01 by 2’ would create a variance. He said that they will alter 

this in order to eliminate the variance. Mr. Stockton outlined 7 design waiver requests. He 

said that they do not want to install a curb or sidewalk because it would jeopardize the 

trees in the area and that a curb would block the natural flow of runoff from the road.  

 

Mr. Stockton said that the Monmouth County Planning Board issued a preliminary 

approval on December 12, 2011. They must submit a final subdivision plat. Freehold Soil 

has requested a stormwater management report which is being worked on. The New 

Jersey Department of Environmental Protection issued a Freshwater Wetlands letter of 

interpretation which stated that there are no wetlands located on the property.  

 

 Mr. Goode said that he sees a problem with not including curbing for future 

homeowners. Mr. Fitzgerald suggested that they should have curbing on all the lots except 

for Lot 6.01. Mr. Brown suggested they have a Technical Review Meeting to discuss these 

issues. Mr. San Filippo agreed.  

 

 Mr. Healy asked about the farm uses being 25’ away from residential development. 

Mr. Higgins said that there are residentially zoned properties to the east and south of trails 

and a dirt driveway that are considered a farm activity. Sheds on the property would also 

have to be moved. Mr. San Filippo said that the sheds can be relocated to be 25’ or more 

away from the property line. He said that they will resubmit revised plans to show this. Mr. 

Fitzgerald said they need to file the plans by March 16, 2012. The Technical Review 

Meeting will be on March 5, 2012. Both Mr. Stockton and Andrew Stockton, who is the 

Planner for the applicant, will be at the next meeting. 

 

 Vice Chairman Goode carried the application to March 26, 2012. Mr. Brown said 

that new notice may be required.  

 

MGK, LLC 

Block 8, Lot 21 

65 Monmouth Road- Rear 

Oakhurst 

Zones C-1 

This is an application for Minor Site Plan 

Subcommittee approval in order to allow the entire 

building to be used as a nursery school/ day care 

center.  

 

 

 The Minor Site Plan Subcommittee unanimously recommended approval of 

this application to the full Board. Planning Administrator Marianne Wilensky said that a 

positive resolution has been prepared with the standard conditions.  

 

A motion of approval and memorialization was made by Warren Goode and 

seconded by Anthony Andrisano. 

 

In Favor:   Andrisano, Brody, Garofalo, Healy, Levy, Menell, Verrilli, Goode 

Opposed: None 

Ineligible: None 

Absent: Gallello, Klose, Means 

 

 

Meeting Adjourned at 9:43 P.M. ____________________ 

 Rachel Goncharko 

 Board Secretary 

 Recording Secretary 

 

 

 

 

 


