
 

Planning Board  July 23, 2012 

Township of Ocean                                                                               Minutes 

                                                                                                                                             

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

Deal and Monmouth Roads  

Oakhurst 

 

DISCUSSION:  

 

Minor Site Plan Subcommittee 

Hollywood Golf and Country Club 

Block 40 Lots 1, 2, 34, 111 

 

Planning Administrator Marianne Wilensky explained that a 8’x40’ metal shed has 

been there for a long time without any approvals and the dumpsters are not in a 

traditional enclosure. A positive resolution was prepared incorporating the requirements of 

the Board Engineer, including the dumpsters being at least 15’ away from the building 

and extra bollards. The subcommittee has no problem and will unanimously recommend it 

to the Board.  

  

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

Deal and Monmouth Roads 

Oakhurst 

           

MEMBERS 

PRESENT: 

Anthony Andrisano 

Christopher Healy 

Estelle Klose 

Ray Menell 

John Verrilli 

Warren Goode, Vice Chair   

Thomas Means, Chairman 

MEMBERS    Fred Brody 

ABSENT:       Carlo Gallello 

                     William Garofalo 

                     Stephen Levy, Alt I 

 

                       

   

 

OTHERS PRESENT:     Sanford Brown, Esquire, Board Attorney 

 James Higgins, P.P., 

Bill Fitzgerald, P.E.,  

Marianne Wilensky, 

Board Planner 

Board Engineer 

Planning Administrator 

 Rachel Goncharko, Planning Board Secretary 

Recording Secretary 

 

Chairman Thomas Means 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 July 17, 2012. 

 

REORGANIZATION 

 

Vice Chairman Warren Goode nominated Thomas Means as Chairman from July 1, 

2012, through June 30, 2013.  Nomination was seconded by Anthony Andrisano.  There 

were no other nominations.  

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 

 

Thomas Means nominated Warren Goode as Vice Chairman from July 1, 2012, 

through June 30, 2013.  Nomination was seconded by Christopher Healy. There were no 

other nominations.  

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 
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A motion to approve the meeting dates for the period running from July 1, 2012 

through June 30, 2013 was made by Thomas Means and seconded by Warren Goode. The 

meeting dates are as follows: 

 
Regular Workshop 

July 23, 2012  

August 27, 2012 August 13, 2012 

September 24, 2012  

October 22, 2012  

November 26, 2012 November 12, 2012 

December 10, 2012  

January 28, 2013 January 14, 2013 

February 25, 2013 February 11, 2013 

March 11, 2013  

April 22, 2013 April 8, 2013 

May 13, 2013  

June 10, 2013  

  

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 

  

  

A motion to appoint Sanford D. Brown, Esquire, as Planning Board Attorney for the 

period running July 1, 2012, through June 30, 2013, was made by Thomas Means and 

seconded by Warren Goode. 

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 

 

 

A motion to appoint James Higgins, P.P. as Planning Board Planner for the period 

running July 1, 2012, through June 30, 2013, was made by Thomas Means and seconded 

by Anthony Andrisano. 

  

In Favor:   Andrisano, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Abstained: Goode 

Absent:        Brody, Gallello, Garofalo, Levy 

  

 

A motion to appoint William Fitzgerald, P.E. as Planning Board Engineer for the 

period running July 1, 2012, through June 30, 2013, was made by Thomas Means and 

seconded by Warren Goode. 

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 

 

A motion to appoint Rachel Goncharko as Planning Board Secretary for the period 

running July 1, 2012, through June 30, 2013, was made by Thomas Means seconded by 

Warren Goode. 

 

In Favor:   Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Absent: Brody, Gallello, Garofalo, Levy 

 

 Board Attorney Sanford Brown, Esquire had Board professionals Marianne Wilensky, 

P.P., James Higgins, P.P. and William Fitzgerald, P.E. read an Oath of Allegiance and swore 

them in as Board Professionals for the upcoming year.  
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CASES CARRIED to August 27, 2012 

 

Seaview Square, LLC by  

Rent Receiver Grubb & Ellis 

Management Services, Inc.  

d/b/a Newmark Grubb Knight Frank 

Block 141, Lots 1 & 23 

Route 35 & 66 

Ocean 

Nobility Crest at Ocean, LLC 

Block 152, Lot 1.01, 2.01 

Block 153, Lot 80 

Centre Street 

Ocean 

  

RESOLUTION MEMORIALIZATION 

 

Martelli at Wayside, LLC 

Block 37.16, Lots 33, 33.01, 34, 

35, 36, 46, 47 

Bowne Road  

Amended Major Subdivision 

Approval with Variances  

MOVED: Means SECOND: Goode 

FAVOR: Andrisano,  Goode, Klose, Verrilli, 

Means 

OPPOSED: None 

INELIGIBLE: Healy, Menell 

ABSENT: Brody, Gallello, Garofalo, Levy  

 

MINUTES FOR APPROVAL:      A motion was made by Thomas Means and seconded by 

Warren Goode to approve the minutes from the meeting of June 25, 2012.  

 

In Favor:   Andrisano, Goode, Klose, Verrilli, Means 

Opposed: None 

Ineligible: Healy, Menell 

Absent: Brody, Gallello, Garofalo, Levy 

 

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

and past meeting minutes, was marked into evidence B-4. Board Planner, James Higgins, 

P.P. summarized his report. Board Engineer, William Fitzgerald P.E. summarized his report 

and recommended that the Board hold a vote until next month and have a resolution 

ready. He discussed the outstanding issue of the curbs and sidewalks and said that the 

applicant can put them in or can wait for the Township to do it.  

 

 Attorney for the applicant, Jennifer S. Krimko, Esquire said that there will be no lights 

on the basketball court and asked if that requirement was specific to this application or 

an ordinance. Planning Administrator Marianne Wilensky said that lights are not allowed 

on courts. Ms. Krimko said that the basketball court will be how the Board originally 

approved it. The applicant no longer needs a variance for the board-on-board fence  

 

because they are no longer proposing the scalloped top which required a variance for 

height.  

 

 The hearing was carried to the next regular meeting of August 27, 2012. 
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NEW CASES 

 

Hollywood Golf and Country 

Club 

Block 40 Lots 1, 2, 34, 111 

510 Roseld Avenue 

West Deal 

Zone R-1 

This is an application for Minor Site Plan Subcommittee 

approval in order to keep a storage shed and locate a 

trash enclosure. 

 

Chairman Means said that the Minor Site Plan Subcommittee unanimously 

recommends this application for approval. Planning Administrator Marianne Wilensky 

reviewed the conditions in the resolution as required by Board Engineer, William Fitzgerald, 

P.E. 

 

A motion of approval and memorialization was made by Thomas Means and 

seconded by Warren Goode.   

 

In Favor: Andrisano, Goode, Healy, Klose, Menell, Verrilli, Means 

Opposed: None 

Ineligible: None 

Absent: Brody, Gallello, Garofalo, Levy 

 

 The Board took a five minute break and resumed at 7:55 p.m.  

 

 Vice Chairman Warren Goode left the meeting at 7:50 p.m. 

 

Selma, LLC 

Block 34 Lot 14 

1710 Highway 35 

Oakhurst 

Zone C-2 

This is an application for preliminary and final site plan 

approval with variances. 

 

Attorney for the applicant: Rick Brodsky, Esquire  

 

 

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

and in-house departments, was marked into evidence B-1. Attorney for the applicant, Rick 

Brodksy, Esquire gave a brief history of the building which was the Musical Heritage 

Society. He said that the property suffered some damage and needs upgrades and 

improvements.  

 

 Dave Boesch of Nelson Engineering was sworn in as the project manager. He 

described what is existing and what is proposed on the site. The Boundary and 

Topographic Survey dated May 9, 2012 was marked into evidence A-1. The color version 

of the landscape plan which is sheet 4 of 10 of the plans previously submitted was marked 

into evidence A-2. The Construction Plan – Alternate I dated July 23, 2012 was marked A-3 

for ID only. Mr. Boesch referred to A-1 to describe the site as 5.36 acres with a one-story 

structure and an array of parking and loading areas. He referred to A-2 to describe the 

retail element that is proposed for the building. Half of the 41,800 square foot building will 

be retail space. The other half will be the mail order operation of the Musical Heritage 

Society. Mr. Boesch said that there is a less intense demand for parking than a traditional 

retail tenant so they will reduce the amount of parking and increase the landscaping. Mr. 

Boesch addressed the concerns about greenbanking in Mr. Higgins’ and Mr. Fitzgerald’s 

reports, referring to A-3 to explain why the greenbanking has been eliminated in the front. 

Mr. Fitzgerald said that there is no need to compromise the landscaping in the front. Mr. 

Higgins said that there is a safety concern with people parking that close to the highway 

and then walking across the parking lot with cars coming off the highway. Mr. Brodsky said 

that a number of variances are eliminated by removing the greenbanking. He said that 

they are still asking for a variance for 9’ wide parking spaces with hairpin stripping as the 

lot will not have heavy shopping cart use.  

 

 Mr. Higgins summarized his report, noting his concerns for lack of detail for the 

signage. He also said that they might want to consider some of the comments regarding  
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landscaping from the Environmental Commission. The landscaping plan will be left to Mr. 

Higgins’ discretion.  

 

 Mr. Boesch described the free-standing sign. Mr. Higgins said that they require 

specific details on the color, style, size and location of the sign. The Board wants that 

information brought to the next meeting.  The applicant would like a variance for the 

square footage of the sign to be 100 square feet but will meet the required 83 square feet 

if they must meet the existing setback. Chairman Means said that the Board would like to 

see details of the sign before deciding on the square footage.  

 

 Mr. Fitzgerald summarized his report, suggesting that they have a technical review 

meeting before the next hearing to address his concerns.  

 

 Mr. Brodsky presented the architect for the applicant, James Watt of Watt 

Architects. Mr. Watt referred to two drawings. Page A1.01, entitled ‘Proposed East 

Elevation’, dated July 23, 2012 was marked A-4 ID-only. Page A1.02, entitled ‘Proposed 

North Elevation’, dated July 23, 2012 was marked A-5 ID-only. He explained that they are 

wrapping the building with retail spaces and keeping the mail order space in the back of 

the building. He said that the building will look like an old mill and will have cultured stone.  

 

 Mr. Watt discussed the placement of the façade signs and said that one tenant will 

have two signs. A variance will be required. Mr. Brodsky said that the sign details will be 

submitted for the next meeting. The division of the units and access to loading docks was 

discussed. Mr. Watt said that the side of the building to the west will be kept the same 

painted block. Page A1.03 entitled ‘Proposed South Elevation’, dated July 23, 2012 was 

marked as A-6 for ID-only. Mr. Watt referred to A-6 and said that stucco will be used for the 

portion of the building that is being rebuilt. The visibility of the western and southern sides 

of the buildings was discussed. Mr. Fitzgerald suggested including a belt course to tie the 

building together.  

 

 Chairman Means asked Board Attorney Sanford Brown, Esquire to prepare a positive 

resolution for the next hearing and carried the application to August 27, 2012. 

 

 

Meeting adjourned at 8:30 P.M. ____________________ 

 Rachel Goncharko 

 Board Secretary 

 Recording Secretary 

 

 

 

 


