
 

Planning Board  July 31, 2014 

Township of Ocean                                                                               Minutes 

  

 

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

Deal and Monmouth Roads  

Oakhurst 

 

CONTINUED HEARING ON MASTER PLAN RE-EXAMINATION 

 

The caucus meeting on the above captioned matter has been carried to the September 

22, 2014 meeting of the Planning Board at 7:00 P.M. Planning Administrator Marianne 

Wilensky explained that Toll Brothers has made a new proposal which was recently 

delivered to the Clerk’s office. There should be more information for the Planning Board by 

the next meeting. 

 

DISCUSSION: Ordinance #2228 

 

Planning Administrator Marianne Wilensky said that there is a resident in Oakhurst who is a 

ham radio operator requiring the type of mast as described in the proposed ordinance. 

Ms. Wilensky explained that the masts will now be permitted accessory structures with the 

proper 10’ setback. She said that it is a benefit in emergency situations, using Hurricane 

Sandy as an example when many cell phone carriers did not have service. In addition, the 

proposed ordinance clarifies the parking requirement for a school/private use versus a 

school/parochial use. Board Planner James Higgins said that he is okay with the proposed 

changes. The Board unanimously recommended to Council the proposed ordinance, 

noting that while not in conformance with the Master Plan, it is consistent with the purpose 

and intent of the Plan. 

 

DISCUSSION: Monmouth County Open Space Grant Program 

 

Planning Administrator Marianne Wilensky explained that this is for improvements to the 

fourth fairway at Colonial Terrace Golf Course. The Recreation Director is requesting a 

letter from the Planning Board in support of the application be sent to Township Manager, 

Andrew Brannen. The Board unanimously agreed to support the application.  

 

DISCUSSION: Minor Site Plan Subcommittee Application 

 

Eagle Ortho, LLC 

Block 182 Lots 81, 82, 83 

 

 Planning Administrator Marianne Wilensky explained that the application is to 

continue the public sidewalk and connect it to the entrance of the building in order to 

make it safer for the people crossing the street. The construction requires the relocation of 

one tree and some landscaping. The report of the Board Engineer required that revised 

plans be submitted to show the relocation of the tree, the alignment of the sidewalks be 

addressed and that construction be in conformation with the plans. The subcommittee 

members unanimously recommended approval of this application. 

 

                                                                                                                                           

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

Deal and Monmouth Roads 

Oakhurst 

           

MEMBERS 

PRESENT: 

Fred Brody 

Carlo Gallello 

William Garofalo  

Warren Goode, V Chair 

Estelle Klose 

Stephen Levy 

John Verrilli 

Thomas Means, Chair 

MEMBERS    Anthony Andrisano 

ABSENT:       Joseph DiBenedetto, Alt II 

                     Ray Menell, Alt I     

                          

       

                     

                   

   

 



Planning Board  Page 2   

Township of Ocean    July 31, 2014  

 

OTHERS PRESENT:     Sanford Brown, Esquire, Board Attorney 

 James Higgins, P.P., 

William Fitzgerald, P.E., 

Marianne Wilensky, 

Board Planner 

Board Engineer 

Planning Administrator 

 Rachel Montemarano, 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 21, 2014. 

 

CASES CARRIED to August 25, 2014 

 

Woodland Family Farm, LLC 

Block 60 Lots 3, 4 

60 Wickapecko Drive 

Ocean 

Selma, LLC 

Block 34 Lot 14 

1710 Highway 35 

Ocean 

 

MINUTES FOR APPROVAL 

 

A motion was made by Warren Goode and seconded by Stephen Levy to approve the 

minutes from the meeting of January 8, 2014. 

 

In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli 

Opposed: None 

Ineligible: Means  

Absent: Andrisano, DiBenedetto, Menell 

 

A motion was made by Warren Goode and seconded by Stephen Levy to approve the 

minutes from the meeting of January 27, 2014. 

 

In Favor:   Brody, Gallello, Goode, Levy, Verrilli 

Opposed: None 

Ineligible: Garofalo, Klose, Means 

Absent: Andrisano, DiBenedetto, Menell 

 

A motion was made by Warren Goode and seconded by Fred Brody to approve the 

minutes from the meeting of March 10, 2014. 

 

In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy 

Opposed: None 

Ineligible: Verrilli, Means  

Absent: Andrisano, DiBenedetto, Menell 

 

A motion was made by Thomas Means and seconded by Warren Goode to approve the 

minutes from the meeting of June 9, 2014. 

 

In Favor:   Brody, Gallello, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Ineligible: Garofalo 

Absent: Andrisano, DiBenedetto, Menell 

 

REORGANIZATION 

 

Fred Brody nominated Thomas Means as Chairman from July 1, 2014, through June 

30, 2015.  Nomination was seconded by Carlo Gallello.  There were no other nominations.  
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In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli 

Opposed: None 

Abstained: Means 

Absent: Andrisano, DiBenedetto, Means 

 

Thomas Means nominated Warren Goode as Vice Chairman from July 1, 2014, 

through June 30, 2015.  Nomination was seconded by Stephen Levy. There were no other 

nominations.  

 

In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Absent: Andrisano, DiBenedetto, Menell 

 

A motion to approve the meeting dates for the period running from July 1, 2014 

through June 30, 2015 was made by Thomas Means and seconded by Warren Goode. The 

meeting dates are as follows: 

 
Regular  

July 31, 2014  

August 25 2014  

September 22, 2014  

October 20, 2014  

November 24, 2014  

December 8, 2014  

January 26, 2015  

February 23, 2015  

March 23, 2015  

April 27, 2015  

May 11, 2015  

June 22, 2015  

 

In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Absent: Andrisano, DiBenedetto, Menell 

  

  

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

period running July 1, 2014, through June 30, 2015, was made by Thomas Means and 

seconded by Carlo Gallello. 

 

In Favor:   Brody, Gallello, Garofalo, Klose, Levy, Verrilli, Means 

Opposed: 

Abstained: 

None 

Goode 

Absent: Andrisano, DiBenedetto, Menell 

 

 

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

running July 1, 2014, through June 30, 2015, was made by Thomas Means and seconded 

by Stephen Levy. 

  

In Favor:   Brody, Gallello, Garofalo, Klose, Levy, Verrilli, Means 

Opposed: None 

Abstained: Goode 

Absent:        Andrisano, DiBenedetto, Menell 

  

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

period running July 1, 2014, through June 30, 2015, was made by Thomas Means and 

seconded by Warren Goode. 
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In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Abstained: None 

Absent:        Andrisano, DiBenedetto, Menell 

 

A motion to appoint Rachel Montemarano as Planning Board Secretary for the 

period running July 1, 2014, through June 30, 2015, was made by Thomas Means 

seconded by Fred Brody. 

 

In Favor:   Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Absent: Andrisano, DiBenedetto, Menell 

 

 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.  

 

RESOLUTION MEMORIALIZATIONS 

 

1800 Acquisitions, LLC 

Block 34 Lot 16 

1800 Highway 35 

Ocean 

Preliminary and Final Site Plan 

MOVED: Means SECOND: Goode 

FAVOR: Brody, Gallello, Goode, Klose, Verrilli, Means 

OPPOSED: None 

INELIGIBLE: Garofalo, Levy (Disqualified) 

ABSENT: Andrisano, DiBenedetto, Menell  
 

Santiago 

Block 4 Lots 20, 21 

499 West Park Avenue 

497 West Park Avenue 

Oakhurst 

Minor Subdivision Approval 

MOVED: Means SECOND: Brody 

FAVOR: Brody, Gallello, Goode, Klose, Levy, Verrilli, 

Means 

OPPOSED: None 

INELIGIBLE: Garofalo 

ABSENT: Andrisano, DiBenedetto, Menell  
 

NEW CASES 

 

Morris Sutton 

Block 9 Lots 6.01, 7.01 

47 Larchwood Avenue 

65 Larchwood Avenue 

Oakhurst  

Zone R-1 

This is an application for a minor subdivision in order to 

adjust a lot line. 

 

 

Attorney for the applicant: Jennifer S. Krimko, Esquire 

 

  

Board member Stephen Levy disqualified himself from this application and left the 

dais.  

 

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

and in-house departments, was marked as B-1. Board Planner James Higgins, P.P. 

summarized his report. Board Engineer William Fitzgerald said that he has no engineering 

concerns with the application, but noted that the approvals should be subject to any 

previous conditions of the original subdivision approvals.  

 

 Attorney for the applicant, Jennifer S. Krimko, Esquire said that a tree location plan 

was submitted, but that it was never a mandate that the trees on the northerly property 

line had to remain. 

 

 The set of plans dated April 1, 2014 with no revisions were marked into evidence A-1. 

Sheet 2 of 10 was displayed as an exhibit. Ms. Krimko referred to the exhibit to show the 

tree line, noting that as part of the original subdivision approval there was a consideration 

to save as many trees as possible. She said that there are no plans for a house yet and the 

client does not want to agree to a plan and be limited as to the placement or design. She 

noted that sidewalks will be constructed which will also cause them to lose space on the 

lot.  
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 Andrew Stockton, the Engineer for the applicant, described the size of the wooded 

area as being 50’ south of the northerly lot line and 42’ from the back of the property. He 

said that the measurements were made from the monuments. 

 

 Planning Administrator Marianne Wilensky suggested that the applicant be subject 

to the construction guidelines for tree removal under the tree removal ordinance rather 

than being exempt from those guidelines due to the Planning Board approval. She 

explained that the construction guidelines leave more room for changes and requires 

replacement plans. Ms. Krimko agreed to that. 

 

 Sharon Tal, 45 Larchwood Avenue, said that her concern is saving the trees and that 

she is confused about the original subdivision approval in which they were going to save 

trees. Ms. Wilensky referred to condition “f” in the resolution for the Collier application in 

which it says “consideration of saving” the trees. She explained that because they do not 

have a plan for the home yet, the applicant would be subject to construction guidelines 

for tree removal, giving them more ability to move things around, such as a driveway, in 

order to save certain trees.  Mrs. Tal said that she hopes the applicant will consider the 

buffer. 

 

A motion to close the public hearing was made by Thomas Means and seconded 

by Warren Goode. 

 

In Favor: Brody, Gallello, Garofalo, Goode, Klose, Verrilli, Means 

Opposed: None 

 

A motion of approval was made by Thomas Means and seconded by Warren 

Goode. 

 

In Favor: Brody, Gallello, Garofalo, Goode, Klose, Verrilli, Means 

Opposed: None 

Ineligible: Levy (Disqualified)  

Absent: Andrisano, DiBenedetto, Menell 

 

To be memorialized August 25, 2014. 

 

The Board took a break, resuming at 8:03 P.M. 

 

Stephen Levy returned to the dais. 

 

VB Ocean Ave., LLC 

Block 140 Lot 67.05 

Dorset Road 

Wanamassa  

Zone R-4 

This is an application for final major subdivision 

approval. 

 

 

Attorney for the applicant: Peter S. Falvo, Jr., Esquire 

 

 Jennifer S. Krimko, Esquire represented the applicant. 

 

The Board’s information packet was marked B-1. Board Planner James Higgins, P.P. 

summarized his report, noting that the final plans are almost exactly what were approved 

for preliminary approval. Board Engineer William Fitzgerald, P.E. summarized his report, 

asking how quickly the stormwater and water quality improvements will be constructed.  

 

Ms. Krimko said that the applicant can agree to all the requirements of the 

professional’s reports and that they are in compliance with Freehold Soil Conservation 

District.  

 

Chet Surmonte, the Engineer for the application, was sworn in. The set of plans 

dated April 28, 2014 with no revisions was marked into evidence A-1. Mr. Surmonte said 

that the stormwater improvements have already been installed up to the connection 

under Dorset Road. The water quality structures were put in a few weeks ago at the inlet.  
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Jeff Klein, project manager for the application, explained that the existing pipe was 

not where they expected, so they moved up the line. He said that they are in constant 

communication with Freehold Soil. The lot will be graded and stabilized tomorrow and will 

continue as they move along. Mr. Fitzgerald asked if there is a record of the pipe location 

on file with the Township Engineer. Mr. Surmonte said that Tom from the Township 

Engineer’s office was on site. Ms. Krimko said that they will submit a plan showing the 

location of the pipe. Chairman Means said that it would be nice to have a plan on file 

when they adopt the resolution at the next meeting. Mr. Surmonte said that he will 

prepare and submit a plan. 

 

A motion to close the public hearing was made by Thomas Means and seconded 

by Warren Goode. 

 

In Favor: Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

 

A motion of approval, subject to Mr. Fitzgerald’s review, was made by Thomas 

Means and seconded by Fred Brody. 

 

In Favor: Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Ineligible: None 

Absent: Andrisano, DiBenedetto, Menell 

 

To be memorialized August 25, 2014. 

 

Eagle Ortho, LLC 

Block 182 Lots 81 

1200 Eagle Avenue 

Ocean 

Zone O-1/20 

This is an application for minor site plan subcommittee 

approval to add public and private sidewalks. 

 

 

 

 

 Planning Administrator Marianne Wilensky explained that the applicant is proposing 

to add public and private sidewalks and walkways. The minor site plan subcommittee 

unanimously recommended this application to the full Board for approval with the 

condition that the applicant must submit revised plans to address items in the report of the 

Board Engineer.  

 

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

seconded by Stephen Levy.   

 

In Favor: Brody, Gallello, Garofalo, Goode, Klose, Levy, Verrilli, Means 

Opposed: None 

Ineligible: None 

Absent: Andrisano, DiBenedetto, Menell 

 

Meeting adjourned at 8:15 P.M. ____________________ 

 Rachel Montemarano 

 Board Secretary 

 Recording Secretary 

 

 

 

 

  


