
Board of Adjustment                                                                 12 February 2009 
Township of Ocean                                                                              Minutes 
                                                                                                                                             
CAUCUS SESSION:    7:15 P.M.    Municipal Building First Floor Conference Room 

Deal and Monmouth Roads  
Oakhurst 

                                          
REGULAR MEETING: 7:35 P.M. Public Meeting Room 

Deal and Monmouth Roads 
Oakhurst 

              
MEMBERS  
PRESENT: 

Jane Grabelle 
Warren Goode, Chair  
Jennifer Lombardi 
Russell Malta 
Henry Schepiga, Vice Chair, arr. 8:25 
Richard Van Wagner 
Tracy Berkowitz, Alt. I 
Mario Delano, Alt. III 
Brian Lefferson, Alt. IV 

MEMBERS  
   ABSENT: 

David Messer 
Leon Pflaster, Alt. II 
 

 
OTHERS PRESENT Mark A. Steinberg, 

Marianne Wilensky,  
William Fitzgerald, 
James Higgins, 
Margo Simpson, 

Zoning Board Attorney 
Planning Administrator  
Board Engineer, left 9:00 PM 
Board Planner 
Board Secretary 
Recording Secretary 

   
 Chairman Warren Goode announced that the notice requirements for the Open 
Public Meetings Act have been satisfied, a copy of the notice was sent to the Asbury 
Park Press, the Coaster, and the Atlanticville, posted in the Township Hall, and filed in 
the Office of the Township Clerk on July 11, 2008. 
 
MINUTES FOR APPROVAL   A motion was made by Warren Goode and seconded by 
Jane Grabelle to approve the minutes from the meeting of January 8, 2009. 
 

In Favor: Berkowitz, Grabelle, Lefferson, Malta, Goode 
Opposed:  None 
Ineligible:  Delano, Lombardi, Van Wagner 
Absent: Messer, Pflaster, Schepiga 

 
RESOLUTION MEMORIALIZATIONS  
 
Isaac and Leslie Sultan 
Block 40, Lot 129 
29 Dwight Drive 
West Deal 
Bulk Variance Approval 

MOVED: Grabelle SECOND: Berkowitz 
FAVOR: Berkowitz, Grabelle, Goode, Malta, Van Wagner 
OPPOSED: None 
INELIGIBLE: Delano, Lefferson, Lombardi 
ABSENT: Messer, Pflaster, Schepiga  

 
Carole Doran 
Block 117, Lot 13 
1417 Unami Avenue 
Wanamassa 
Bulk Variance Approval 

MOVED: Grabelle SECOND: Berkowitz 
FAVOR: Berkowitz, Grabelle, Goode, Malta, Van Wagner 
OPPOSED: None 
INELIGIBLE: Delano, Lefferson, Lombardi 
ABSENT: Messer, Pflaster, Schepiga  

 
Robert and Karen Devlin 
Block 197, Lot 3 
1309 Franklin Avenue 
West Deal 

MOVED: Grabelle  SECOND: Berkowitz 
FAVOR: Berkowitz, Grabelle, Goode, Malta, Van 

Wagner 
OPPOSED: None 
INELIGIBLE: Delano, Lefferson, Lombardi 
ABSENT: Messer, Pflaster, Schepiga,  

 
APPLICATION  WITHDRAWN: Charles and Marianne McBride 

Block 14.01, Lot 1 
215 Michael Avenue 
Oakhurst 
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CARRIED to March 12, 2009 
 
Catherine McCudden 
Block 113, Lot 3  
74 Deal Lake Point Road 
Wanamassa  
 

 Steven Grasso 
Block 33.23, Lot 8 
1904 Vernon Street 
Oakhurst  
 

Bruce Horn 
Block 211, Lot 2 
1901 Logan Road 
Wanamassa 

Morten and Susanne Nissov 
Block 142, Lot 7.03 
6 Mark Place 
Wayside 

Lisa Palandrano 
Block 133, Lot 4 
8 Oak Drive 
Wanamassa 

Yogesh Lahoti 
Block 37.10, Lot 1 
30 Oxford Drive 
Wayside  
 

SEARCH Day Program, Inc. 
Block 138, Lot 75 
73 Wickapecko Drive 
Wanamassa 
 

Joseph Vassallo 
Block 10, Lot 2.01 
104 Norwood Avenue 
Elberon Park 

 

K & D Associates, L.P. 
Block 140, Lot 109 
735 Highway 35 
Wanamassa 

Oakhurst Partners, LLC 
Block 33.34, Lots 5, 6 
1709 Route 35 North 
Oakhurst  

 

 
CARRIED CASE 
 
Stephen DeLuca 
Block 22, Lot 57 
244 Roosevelt Avenue 
Oakhurst  
Zone R-4 

This is an application to erect one- and two-story 
additions, a second floor addition, and a covered front 
porch with variances for front and rear yard setbacks 
and lot coverage.        
 

 
          The Board’s information packet was marked as evidence B-1.  This packet 
contained the reports of the Board’s professionals and in-house departments, which 
were read into the record.  Planning Administrator Marianne Wilensky felt that the 
Board Members should visit this site before they make a decision because of the small 
setbacks and size of the property.   
 
 Board Engineer William Fitzgerald had no engineering concerns with this 
application, but was concerned with the off-street parking requirement being met 
because there does not appear to be a driveway. 
 
 Stephen DeLuca said that there is a driveway that leads to the front porch and 
they do park cars there.  The yard is fully fenced for protection of the dog.  The 
driveway holds two cars and is 10’ 3” wide with a bump-out area that is 17’ wide.    
 
 Ms. Wilensky noted that there is a patio in the driveway area, so it does not look 
like a driveway and is not readily available for parking.   
 
 Mr. DeLuca explained that he wants to add a second story to a portion of the 
house with a small addition on the side of the house for the steps to go upstairs.  The 
house is very small and they need the extra room on the side of the house for the 
stairs.  It will be on the Elberon Boulevard side of the house.  
 
 Ms. Wilensky pointed out that the actual front of the house is on Roosevelt 
Avenue, but looks like it fronts on Elberon Boulevard because of the small setback on 
Roosevelt Avenue.  The bump-out for the stairs creates a lot coverage variance.  There 
will be a six-foot setback from Roosevelt Avenue and a two-foot setback from the rear.  
These are existing conditions on this very small bungalow and are significant issues.   
 
 Mr. DeLuca said that the addition will only be on the front of the house.  The 
rear portion of the house has the mechanicals on the roof.  The plan, two sheets, dated 
December 30, 2008, was marked as evidence A-1.   
 
 Ms. Wilensky suggested that the roofline be realigned to make less of a visual 
impact.  



Board of Adjustment                                                                 12 February 2009 
Township of Ocean                                                                              Page 3. 
 
 Chairman Warren Goode felt that the Board Members needed to look at the 
property.  He suggested to the applicant that they try to come up with an alternate 
design for the second story so that it does not go straight up on the Roosevelt Avenue 
side.  The current proposal is a big change on Roosevelt Avenue.  
 
 Chairman Goode carried this application to the meeting of April 2, 2009.   
 
 
CONTINUED CASES 
 
Ramon and Luz Gomez 
Block 33.12, Lot 18 
614 West Park Avenue 
Oakhurst 
Zone R-4 

This is an application to erect a second-story addition 
and a one-story addition with variances for front yard 
setback, side yard setback, and lot coverage.   
 

 
The Board’s information packet was marked as evidence B-1.  This packet 

contained the reports of the Board’s professionals and in-house departments, which 
were read into the record.   Board Engineer William Fitzgerald felt that there are better 
options for development of this property than what the applicant proposes.   

 
Donald Passman, Architect for the applicant, said that they redesigned the 

house after the last hearing so as to not change the front of the house on West Park 
Avenue. The addition will all be in the rear and there will be a second story above part 
of the first floor addition.  He had the revised drawing, dated February 12, 2009, into 
evidence A-3.  The first floor will have a living room, bathroom, dining room and 
kitchen with an entrance to the rear addition.  The first floor footprint will be 587 
square feet and the second floor will be 207 square feet.  There needs to be a bedroom 
on the first floor for a handicapped child.  The existing dining room and kitchen will be 
enlarged because the current stairway will be removed and replaced with a new 
stairway in a different location.  The rear first floor addition will have two bedrooms 
and a bathroom.  There will also be a covered porch entrance on Fanwood Street.  

 
There is a Cape Cod roof on the West Park Avenue side, which will slope up to 

the rear.  There are a number of gables that are existing and the new addition will 
provide a variety of rooflines and windows.  There will be no flat surfaces so that the 
structure has interest.  The house is already close to the corner and the asphalt road 
extends on part of the property.  There will not be a new basement in the addition and 
the existing shed will remain for storage.   

 
Chairman Warren Goode felt that the elevation was confusing and needed to be 

turned into a colored rendering to get a better perspective of the appearance.   
 
Mr. Fitzgerald recalled a house that Mr. Passman had designed for another 

applicant that had a better roofline and asked him to see if he could design something 
similar.  Mr. Passman said that he would look into it.   

 
Chairman Warren Goode felt that a Bilco door to the basement would be a better 

option than a shed.  Mr. Passman said that the applicant does not want a basement 
under the addition.  They want a shed.  The shed exists and is 79 square feet.   

 
Marianne Wilensky pointed out that without the shed the lot coverage is 29.1%.  

With a shed, the lot coverage will be 30.5%.   She noted that there is a parcel next to 
this lot that is owned by the Township, but they do not want to sell it.  The house to 
the east will be facing a large wall.   

 
Chairman Goode noted that the shed is not the only problem.  There is a 

problem with the whole proposal.  He felt that the house would aesthetically be more 
pleasing with shutters.    

 
Mr. Passman said that they will put shutters on the house and can place some 

plantings along the east side of the property.  It is hard to develop a 40’ wide lot.  He 
felt that the proposed house will fit into the neighborhood.   
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After extensive discussion about moving the entire house back on the lot, it was 

decided that the applicant should try to minimize the look of the house with a different 
roofline.  Chairman Goode carried this application to the meeting of April 2, 2009.      

 
CARRIED CASE 
 
Umberto Rescinio 
Block 1.15, Lot 6 
101 Rolling Meadows Blvd South  
Wayside 
Zone R1/PAC 

This is an application to erect a deck with 
variances for rear yard setback.   
 

 
Chairman Warren Goode and Board Member Mario Delano disqualified 

themselves from this application.  Vice Chairman Henry Schepiga chaired this 
application.  The Board’s information packet was marked as evidence B-1.  This 
packet contained the reports of the Board’s professionals and in-house departments, 
which were read into the record.   

 
Planning Administrator Marianne Wilensky explained that the applicant has a 

second story sliding glass door that goes out onto immediate steps down.  There is no 
landing whatsoever.  The applicant wants to have a platform before the steps go down.   

 
Board Engineer William Fitzgerald said that his only concern is that there is a 

drainage easement behind this applicant’s house that the applicant should not 
encroach on to.  If the platform is 3’ deep by 7’ wide with the steps coming down along 
the house, then there will be no problem.   

 
Umberto Rescinio explained that he bought the house unseen and did not know 

about the sliding door and the steps.  His house is the only one that does not have a 
deck.  Currently, the back door cannot be used because he and his wife have medical 
issues that make egress from the door directly down the steps too dangerous.   

 
Mr. Rescinio said that the easement is 76” from the house and there is another 

45” to a slab on the easement.   
 
Vice Chairman Henry Schepiga explained that the approvals for this subdivision 

do not allow this house to have a deck in the rear.  When the development was 
designed, there was no intention to put decks on the homes.  The rear yard setback is 
required to be 15’ and the applicant is asking for 9.8’.   

 
Mr. Fitzgerald reviewed the survey and calculated that the easement is 10’ wide 

and the house is 16.2’ from the property line, which means that the easement is 6’ 
from the house.     

 
Mr. Fitzgerald also noted that there is a large portion of the applicant’s lot on the 

side of the house.  A deck could be constructed there that would not require any 
variances.  If the applicant were to build a platform outside the sliding door and go to 
the left around the house, he could have a beautiful deck there.  

 
Ms. Wilensky felt that the applicant could construct a 3’ deep deck with a 7’ 

width and steps down along the house, as was discussed by Mr. Fitzgerald.  This 
would keep the deck out of the easement and allow them to exit the house safely.  

 
Mr. Rescinio thought that a three-foot deep deck would not meet his needs.  He 

asked to have a width of six feet.  He disagreed that the easement was six feet from his 
house and insisted that it is eight feet.   

 
Ms. Wilensky said that she had suggested to the applicant quite some time ago 

that he could build the deck on the side of the house, but he was not interested.  She 
suggested that he contact her to discuss it prior to making a decision.   

 
Vice Chairman Schepiga carried this application to the meeting of April 2, 2009.   
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Abe and Victoria Anteby 
Block 25.10, Lot 6 
519 Elizabeth Street 
Oakhurst  
Zone R-4 

This is an application to allow a hedge row with a 
variance for hedge height within a front yard.   
 

 
The Board’s information packet was marked as evidence B-1.  This packet 

contained the reports of the Board’s professionals and in-house departments, which 
were read into the record.   

 
Planning Administrator Marianne Wilensky explained that the applicant is 

asking to move his Jerith fence back to a 15’ setback from the curbline and put 
plantings in front of it.  The fence is currently closer to the street and will be moved 
back after the variance approval.   

 
Abe Anteby explained that he submitted an application for a hedge along the 

front of his property along Whalepond Road.  The Board Engineer suggested that it be 
moved back to a 15’ setback from the curb line.   Mr. Anteby resubmitted a revised 
plan that is now before the Board. 

 
A motion to close the public hearing was made by Jane Grabelle and seconded 

by Tracey Berkowitz. 
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 

 
 A motion of approval was made by Jane Grabelle and seconded by Henry 
Schepiga.  
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 
Ineligible:  Delano, Lefferson 
Absent: Messer, Pflaster 

 
To be memorialized on March 12, 2009. 
 
NEW CASES 
 
Hillel School of the Shore Area 
Block 34.03, Lots 2, 2.01 
1025 Deal Road 
Wayside  
Zone R-3/PRD 

This is an application for a ‘d’ variance for a  
for-profit summer camp on a permanent 
basis and for minor site plan approval. 
 

  
 
          The Board’s information packet was marked as evidence B-1.  This packet 
contained the reports of the Board’s professionals and in-house departments, which 
were read into the record.   
 

Attorney for the applicant, Rick Brodsky, Esquire, explained that there have 
been two previous approvals for this applicant to have a summer camp at Hillel School 
which ran from the end of June to the end of August each year.  In 2005, the original 
approval was granted by the Board to allow 50 campers on a daily basis.  Subsequent 
to that approval, in May of 2006 the applicant was granted another approval to 
increase the number of students to a maximum of 275 and allow a temporary 
swimming pool.  This approval has a three-year time frame so that the Board could 
monitor the pool.   

 
The applicant is now before the Board to make the approval permanent and 

increase the number of campers to a maximum of 375.  They also want to relocate the 
temporary pool and add a second pool in a superior location.   

 
If the camper number is increased, it would essentially necessitate two 

additional busses in the morning and afternoon.  There are currently six busses that  
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carry up to 54 students each.  There have been no problems associated with the 
busses and getting the children to and from the camp.  The camper’s ages are 
kindergarten through sixth grade.   

 
Mr. Brodsky presented the applicant, Victor Gindi, owner of The Ultimate Sports 

Camp, who thanked the Board for the previous approvals and said that through the 
years he has had the opportunity to perfect the camp and it is running well.  Camp 
runs Monday through Friday, 9:00 A.M. to 4:00 P.M.  The first summer they had 50 
campers; the second summer they had 130 campers; in 2007 they approached 200 
campers; and in 2008 there were 265 campers.  It is difficult to determine how many 
campers they will have in 2009 because of the economy.   

 
Mr. Gindi said that the change in location of the pools will make it easier for the 

children to access them.  They can either walk through the middle school or walk 
along the grass beside the building.  They will not be near the parking lot.  The reason 
for the second pool is so that the children can have more time in the pool.   

 
The morning busses arrive between 8:53 and 9:05 A.M.  In the afternoon, the 

busses start lining up at the circular driveway about 3:30 P.M.  In 2008 there were six 
busses.  The bus loading policy is very strict with a counselor, an assistant, and a 
senior counselor to make sure that the children are all buckled in.    

 
Board Planner James Higgins noted that sometimes they use mini-busses, 

which would logistically mean that they could have ten busses.  Mr. Gindi said that if 
the number of students were to increase to the maximum, they would switch to all 
full-sized busses.   

 
Board Member Russell Malta questioned if all the busses will fit in the circular 

driveway.  Mr. Gindi said that they have never maximized the circle.    
 
Board Member Brian Lefferson noted that the busses should not gain access to 

this site through the Fire House property.  The applicant agreed. 
 
Board Member Richard Van Wagner pointed out that there is a guard during the 

normal school year.  He asked if there will be a guard during the camp season.  Mr. 
Gindi said that there will be a guard by the security booth.   

 
Vice Chairman Henry Schepiga thought that the applicant has done a superior 

job with running the camp.  However, the Board has no guarantee that this camp will 
be run as trustworthy if Mr. Gindi leaves and someone else runs the camp.  Mr. 
Schepiga suggested that the Board does not approve this use as a ‘forever use’ and 
Hillel needs to be protected.  There should be a time limit on the approval and the 
applicant should come back to the Board for an extension after three, four, or five 
years.   

 
Mr. Higgins suggested limiting the number of busses permitted.   
 
Mr. Brodsky presented Project Manager David Boesch.  The following were 

placed into evidence: 
 
Evidence A-1 Proposed temporary pool plan dated February 7, 2006, revised 

through June 11, 2008. 
 

Evidence A-2 Architectural plan revised through May 22, 2008. 
 

Evidence A-3  Aerial photograph taken in 2004 from MSN Maps and Directions 
obtained from the internet, and downloaded by David Boesch. 

 
 Mr. Boesch explained that the current location of the pool is on the east side of 
the Early Learning Center.  The proposed pool location will be on the south side of the 
site in a narrow area where there are evergreen trees that shield the area.  Mr. Gindi 
wants two pools so that there can be age-separation of the campers and to allow 
longer pool sessions.  The south side also has sunlight for the entire day and the 
logistics of getting the campers to this area is better because they will traverse the  
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west side of the building where there is no traffic.  It is a flat area that gently slopes 
towards the west.  There is a natural buffer between the pool and the play area.   
 
 The two pools will have a common decking around them in addition to a six-foot 
fence separating the play area from the parking area. The pool will be covered and 
locked at night.  The pools will be 17’ X 29’ and 17’ X 41’.  They will both be four feet 
deep and will have decking on all sides.    
 
 Mr. Boesch noted that in Mr. Fitzgerald’s report he mentioned a fence on the 
west side of the property that should be removed.  The fence is a six-foot chain link 
fence and is owned by the State of New Jersey.  It was installed when Route 18 was 
constructed.  He placed a plan showing the fence into evidence A-4.   
 
  Mr. Brodsky presented Baron Shabbot, from the Board of Directors of Hillel 
School who is in charge of the plantings and grounds of the property.  Mr. Shabbot 
explained that the Board of Directors is very pleased with Mr. Gindi’s camp and find 
him to be and excellent camp operator.   
 
 Chairman Warren Goode noted that there is a loading/unloading area adjacent 
to the pool area.  He wanted assurance that this area will not be used by the busses.  
Mr. Gindi said that there would be no problem restricting the use of this area.   
 
 Mr. Brodsky presented Ron Hopkins, Director of facilities for Hillel School.  Mr. 
Hopkins explained that the parking area that Mr. Goode referred to is restricted to 
certain employees only.  It is gated and can only be activated by specific people.  
Busses cannot get to that area because it is a staff parking area.   
 
 Mr. Brodsky said that his client would agree to a five-year approval.  Board 
Attorney Mark Steinberg said that the site plan would stay in effect as long as the 
camp is there and the applicant would only have to return to extend the use.   
 

A motion to close the public hearing was made by Henry Schepiga and seconded 
by Jane Grabelle. 

 
In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 

 
 A motion of approval of the use variance was made by Jane Grabelle and 
seconded by Jennifer Lombardi.  
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 
Ineligible:  Delano, Lefferson 
Absent: Messer, Pflaster 

 
A motion of approval of the minor site plan was made by Henry Schepiga and 

seconded by Jennifer Lombardi.  
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 
Ineligible:  Delano, Lefferson 
Absent: Messer, Pflaster 

 
To be memorialized on March 12, 2009. 
 
Jose Borges 
Block 5.03, Lot 22.02 
412 Lake Avenue 
Oakhurst  
Zone R-4 

This is an application to keep a driveway with a      
variance for driveway width in a front yard.  

 
The Board’s information packet was marked as evidence B-1.  This packet 

contained the reports of the Board’s professionals and in-house departments, which 
were read into the record.   
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Jose Borges explained that he did not realize that he made his driveway too 

wide.  His daughter will be driving soon and he wanted to have enough room to park 
two cars and have room to go into the garage.  The size of the driveway does not affect 
his neighbors.  Mr. Borges said that he is willing to put in the plantings that the Board 
Engineer suggested.   

Planning Administrator Marianne Wilensky felt that the plantings should be put 
in no later than June 15, 2009.  A landscaping plan should be submitted to Ms. 
Wilensky for approval.   

 
A motion to close the public hearing was made by Jane Grabelle and seconded 

by Russell Malta.  
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 

 
 A motion of approval was made by Jane Grabelle and seconded by Jennifer 
Lombardi.  
 

In Favor: Berkowitz, Grabelle, Lombardi, Malta, Schepiga, Van Wagner, Goode 
Opposed:  None 
Ineligible:  Delano, Lefferson 
Absent: Messer, Pflaster 

 
Memorialization will take place on March 12, 2009. 
 
 

                                              Margo Simpson 
Meeting adjourned 10:02 P.M.                             Margo Simpson 

Board Secretary 
Recording Secretary 

 
 
                      


