
 

Board of Adjustment                                                                 July 12, 2012 

Township of Ocean Minutes 

                                                                                                                                             

CAUCUS SESSION:    7:15 P.M.    Municipal Building First Floor Conference Room 

Deal and Monmouth Roads  

Oakhurst 

Discussion: T-Mobile Northeast, LLC 

  Block 1 Lots 30, 31, 32 

 

 Planning Administrator Marianne Wilensky told the Board that the special meeting 

for T-Mobile Northeast, LLC has been scheduled for October 10, 2012. 

 

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

Deal and Monmouth Roads 

Oakhurst 

              

MEMBERS  

PRESENT: 

Jane Grabelle 

Russell Malta 

Eric Menell, Alt II 

David Messer 

Sylvia Sylvia 

James Worrell, Alt III 

Henry Schepiga, V Chairman 

Warren Goode, Chairman 

MEMBERS  

ABSENT: 

Leon Pflaster 

Richard Van Wagner 

 

    

 

OTHERS PRESENT Mark A. Steinberg,  

James Higgins, P.P. 

William Fitzgerald, P.E. 

Marianne Wilensky,  

Rachel Goncharko, 

Zoning Board Attorney 

Board Planner 

Board Engineer 

Planning Administrator  

Board Secretary 

Recording Secretary 

 

 

  

Chairman 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 and the Coaster, posted in the Township Hall, and filed in the Office of the 

Township Clerk on July 5, 2012. 

 

REORGANIZATION   

 

 Henry Schepiga nominated Warren Goode as Chairman from July 1, 2012, 

through June 30, 2013.  Nomination was seconded by Jane Grabelle.  There were no 

other nominations.  

  

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed: None 

Absent: Pflaster, Van Wagner 

 

Warren Goode nominated Henry Schepiga as Vice Chairman from July 1, 2012, 

through June 30, 2013.  Nomination was seconded by Jane Grabelle. There were no 

other nominations.  

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed: None 

Absent: Pflaster, Van Wagner 

 

 A motion to approve the meeting dates for the period running from July 1, 2012 

through June 30, 2013 was made by Warren Goode and seconded by Henry Schepiga. 

The meeting dates were approved as follows: 
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July 12, 2012 January 10, 2013 

August 23, 2012  February 14, 2013 

September 6, 2012 March 14, 2013 

October 11, 2012 April 11, 2013 

November 1, 2012 May 9, 2013 

December 13, 2012 June 13, 2013 

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed: None 

Absent: Pflaster, Van Wagner  

 

A motion to appoint Mark A. Steinberg, Esquire, as Board of Adjustment Attorney 

for the period running July 1, 2012, through June 30, 2013, was made by Henry Schepiga 

and seconded by Jane Grabelle. 

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell 

Opposed: None 

Abstained: Goode 

Absent: Pflaster, Van Wagner  

 

A motion to appoint James Higgins as Board of Adjustment Planner for the period 

running July 1, 2012, through June 30, 2013, was made by Henry Schepiga and 

seconded by Jane Grabelle. 

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell 

Opposed: None 

Abstained: Goode 

Absent: Pflaster, Van Wagner  

 

A motion to appoint William Fitzgerald as Board of Adjustment Engineer for the 

period running July 1, 2012, through June 30, 2013, was made by Henry Schepiga and 

seconded by Jane Grabelle. 

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed: None 

Abstained: None 

Absent: Pflaster, Van Wagner  

 

A motion to appoint Rachel Goncharko as Board of Adjustment Secretary for the 

period running July 1, 2012, through June 30, 2013, was made by Henry Schepiga and 

seconded by Jane Grabelle. 

 

In Favor:   Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed: None 

Abstained: None 

Absent: Pflaster, Van Wagner  

 

Board Attorney Mark Steinberg 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 OF RECOGNITION  Chairman Warren Goode read a resolution thanking 

former Board Member Tracey Berkowitz for her years of service to the Board of 

Adjustment.  A motion of approval was made by Warren Goode and seconded by 

Henry Schepiga. 

 

In Favor: Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Van Wagner 
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MINUTES FOR APPROVAL   A motion was made by Jane Grabelle and seconded by Eric 

Menell to approve the minutes from the meeting of May 10, 2012. 

 

In Favor: Grabelle, Malta, Menell, Messer, Schepiga, Worrell 

Opposed:  None 

Ineligible:  Sylvia, Goode 

Absent: Pflaster, Van Wagner  

 

CASE CARRIED to October 10, 2012  

 

T-Mobile Northeast, LLC 

Block 1, Lots 30, 31, 32 

1215-1229 West Park Avenue 

Wayside  
 
CASES CARRIED to August 23, 2012 

 

Timothy Dannwolf 

Block 1.02 Lot 101 

1 Robert Place 

Ocean  

Ken and Kasey Pickett 

Block 33 Lot 69.02 

1639 Finderne Street 

Oakhurst 

Chris and Dana Lee 

Block 25.27 Lot 2 

211 Oakhurst Road 

Oakhurst 

   

CARRIED CASES 

 

Brian Hoffman 

Block 140 Lot 35 

1204 Maple Avenue 

Wanamassa 

Zone R-6 

This is an application to erect a covered front porch 

with a variance for a front yard setback of 18.6’ 

where a minimum of 30’ is required and 25.1’ exists.  

 

 

The Board’s information packet containing the reports of the Board Engineer and 

in-house departments was marked into evidence B-1. Planning Administrator Marianne 

Wilensky read her report.  

 

Mr. Hoffman explained to the Board why he wanted the porch, saying that it 

would look nicer than what exists and he would be able to sit on the porch.  

 

A motion to close the public hearing was made by Henry Schepiga and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Goode 

Opposed:  None 

 

 Board Attorney Mark Steinberg, Esquire read a prepared resolution. 

 

A motion of approval and memorialization was made by Henry Schepiga and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Schepiga, Sylvia, Goode 

Opposed:  None 

Ineligible:  Worrell 

Absent: Pflaster, Van Wagner  

 

Andrew and Dian Brannen 

Block 77 Lot 12 

1105 Raymere Avenue 

Wanamassa 

Zone R-6 

This is an application to erect a one story addition to 

the rear with variances for rear yard setback and lot 

coverage over maximum.  

 

 

 

 Planning Administrator Marianne Wilensky and Vice Chairman Henry Schepiga 

disqualified themselves from this application.  
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The Board’s information packet containing the reports of the Board Engineer and 

in-house departments was marked into evidence B-1. Board Engineer William Fitzgerald, 

P.E. read his report, stating that it is an engineering and planning report as he is a 

licensed Professional Planner as well as a Professional Engineer.  

 

Mr. Brannen explained why he would like the addition, explaining that the rear 

section of the home was damaged in the hurricane last year. He would like to repair the 

damage and add the addition. The side façade and the roof of the addition will match 

the rest of the home.  

  

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

by David Messer. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

 A motion to approve the application was made by Jane Grabelle and seconded 

by David Messer. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  Schepiga (DQ) 

Absent: Pflaster, Van Wagner  

  

To be memorialized on August 23, 2012. 

 

Ms. Wilensky returned to the Board. Mr. Schepiga left the meeting at 7:55 p.m. 

 

NEW CASES 

 

1800 Acquisition LLC 

Block 34 Lot 16 

1800 Highway 35 

Ocean 

Zone C-2 

This is an application for a “d” variance and for 

preliminary and final site plan approval with bulk 

variances. 

 

Attorney for the application: Jennifer S. Krimko, 

Esquire 

 

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

and in-house departments, was marked into evidence B-1. Board Planner James 

Higgins, P.P. read his report and Board Engineer William Fitzgerald, P.E. summarized his 

report, noting that the lighting of the signage must meet the requirements of the new 

lighting ordinance and that the applicant should consider the suggestions in the reports 

of the police department. Chairman Warren Goode read the report of the Traffic Safety 

Bureau dated May 7, 2012. Mr. Fitzgerald said that the only item that has not been 

addressed is item number 2 in the report of the Crime Prevention Bureau dated May 10, 

2012. 

 

Attorney for the applicant, Jennifer S. Krimko, Esquire marked the engineering 

plans dated January 25, 2012 revised through June 19, 2012 into evidence A-1. The 

architectural drawings dated November 10, 2011 revised through June 1, 2012 were 

marked into evidence A-2. The sign plan for the façade sign consisting of three sheets 

received by the Township on May 11, 2012 was marked into evidence A-3. The sign plan 

for the free-standing sign received June 22, 2012 was marked into evidence A-4. Ms. 

Krimko said that the sign company is not local and based the sign size on estimates. 

They are only replacing the existing panel and it will be the same size. She introduced 

Dave Boesch, who is a licensed landscape architect with Nelson Engineering and is 

serving as the project manager on this application. 

 

Mr. Boesch described the existing site and the surrounding buildings along 

Highway 35. He referred to the landscape plan marked A-1 to describe the proposed 

parking and landscaping. They are proposing to reconfigure the driveway, eliminate  
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parking and increase the landscaped area. Mr. Boesch listed the changes that are 

going to be made, including landscaped islands at the ends of the parking rows, 

dumpster enclosures and a new lighting system. He explained that retail and 

recreational uses require one parking space per 200 square feet. They are required to 

have 88 parking spaces and they are providing 92 spaces. They are asking for a parking 

space width variance to have smaller parking spaces in order to reduce the amount of 

impervious surface and increase the landscaping. They are required to have four 

handicap parking spaces.  

 

Chairman Goode asked about the possible right-of-way and BJ’s property 

behind this property. Mr. Boesch said that this property is diagonal from the BJ’s 

property and referred to a aerial photo by Beacon Planning which was marked into 

evidence A-5. Ms. Wilensky said that it is part of the BJ’s property. Chairman Goode said 

that when BJ’s was approved he recalled that the Board reserved the right of the 

adjacent property owners to the east to access that right of way with the appropriate 

approvals. Ms. Krimko said that they may look into that and would possibly come back 

to the Board with an application if it is something they would want access to. 

 

Ms. Krimko presented the architect for the applicant, Phil Ruggieri. Mr. Ruggieri 

referred to A-2 to describe the proposed building changes, including improving the 

façade on all four sides, removing the vinyl siding and adding rock face decorative 

block and stucco. Ms. Krimko asked Mr. Ruggieri to explain why they are proposing to 

have a sign on the south side of the building. Mr. Ruggieri said that it identifies the 

tenant on that side. He referred to the floor plan to describe how the building will be 

used. There will be gaming machines, party rooms and an 18-hole mini-golf course. Mr. 

Higgins asked how many gaming machines there would be as there is an ordinance 

that limits the allowable number. Ms. Krimko said that they would comply with that. Ms. 

Wilensky said that it is not a very high number. Ms. Krimko said that they would have to 

petition to the governing body as no relief can be granted by the Board of Adjustment. 

The Board discussed how the building will be divided for each tenant and how they will 

enter the building. Entry to the building will be at the rear by the parking. Mr. Higgins 

said that it could be a condition that there be only one tenant due to access. 

 

Ms. Krimko presented the tenant, William Yadlin, who will operate the Monster 

Mini Golf franchise. He described the type of business which will include an 18-hole 

indoor mini-golf course, gaming, redemption machines and a t-shirt shop. The hours of 

operation are Tuesday through Thursday 2 p.m. – 9 p.m., Friday 2 p.m. - 10 p.m, 

Saturday 12 p.m. – 10 p.m., Sunday 12 p.m. – 8 p.m. Ms. Grabelle asked if this type of 

business existed anywhere else in New Jersey. Mr. Yadlin said that there are four in New 

Jersey and 26 in the United States.  

 

Ms. Kirmko presented the planner for the applicant, Gordon Gemma, P.P. He 

described the use as hybrid as it is a recreational use while not permitted in the zone. It 

is an adaptive reuse of the building. He said that the positive impacts outweigh the 

negative impacts. Mr. Fitzgerald suggested moving the freestanding sign closer to the 

road. Mr. Gemma agreed.  

 

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

by Russell Malta. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

 Ms. Wilensky suggested giving an estimate number of gaming machines for the 

Board to approve. Ms. Krimko said between 15 and 20 that would be in one large room.  

 

 A motion to re-open the public hearing was made by Jane Grabelle and 

seconded by Russell Malta.  

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 
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Mr. Yadlin explained that the machines would be arcade and video games. 

Board Attorney Mark Steinberg, Esquire said that the ordinance allows two machines in 

order to discourage hangouts. Mr. Higgins said that the governing body would have to 

waive the ordinance. Mr. Fitzgerald said that you need enough machines to 

accommodate large amounts of kids and he believes that the hours of operation will 

not lead to it becoming a hangout. Ms. Wilensky said that the Board can recommend 

that if the council approves more gaming machines, that it be restricted to no more 

than 20.  

 

Chad Aaronson, 33 Car Wash of Ocean, expressed concern over the grading 

and runoff onto his property Mr. Boesch explained that they have proposed taking 10 

feet of pavement away in order to direct the water onto Highway 35. There will be 

depressed curbs every 10 feet to allow the water to flow through.  

 

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

by Russell Malta.  

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

A motion to approve the use variance was made by Warren Goode and 

seconded by Russell Malta. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner  

 

A motion to approve the bulk variances was made by Warren Goode and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner  

 

A motion to approve the preliminary and final site plan, subject to compliance 

with item #2 of the Police Department’s report dated May 10, 2012, was made by 

Warren Goode and seconded by Russell Malta. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner  

 

To be memorialized on August 23, 2012. 

 

Sam Mizrahi 

Block 58 Lot 11 

150 Monmouth Road 

Deal Park 

Zone R-2 

This is an application to erect a second floor addition 

and a covered front porch with variances for front 

yard setback.  

 

 

 

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

and in-house departments, was marked into evidence B-1. Planning Administrator 

Marianne Wilensky read her report and the Zoning Officer’s comments from his report. 

Ms. Wilensky explained that if they closed up the wall in the kitchen and added a door 

it could create a separate living area. She said that she does not think that this is their 

intention, but that it should be in the resolution that the kitchen has to remain open. Mr. 

Mizrahi said that they have no intention of closing the space and making it into an  
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apartment. He said that they need the extra space because they just moved in and 

have three children and a mother-in-law who will hopefully be moving in.  

 

The architect for the applicant, Michael Savarese, referred to P-1 of the 

architectural plans previously submitted to describe the proposed changes. He said 

that the exterior will have a timberline textured roof and all new siding.  

 

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

by Eric Menell. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

A motion to approve the application was made by Warren Goode and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner 

 

To be memorialized on August 23, 2012. 

 

Board Planner James Higgins, P.P. left the meeting at 9:05 p.m. 

 

Sam Sutton 

Block 21 Lot 1 

10 Joanna Court 

Deal Park 

Zone R-2 

This is an application to add a second story addition 

with variances for front yard setbacks of 39.1’ and 

41.4’ when a minimum of 45’ is required. These are 

existing conditions on this corner lot.  

 

Attorney for the applicant: Jennifer S. Krimko, Esquire 

 

The Board’s information packet, containing reports of the Board Engineer and in-

house departments, was marked into evidence B-1. Planning Administrator Marianne 

Wilensky read her report. Board Engineer William Fitzgerald, P.E. said that he has no 

other issues to report.  

 

Attorney for the applicant, Jennifer S. Krimko, Esquire addressed Ms. Wilensky’s 

report. She said that two trees will need to be removed and will be replaced. The 

applicant will submit a revised plot plan to show this. She also said that the hedge will 

be cut.  

 

The plot plan was marked into evidence A-1 and the architectural plans were 

marked into evidence A-2.  

 

The architect for the applicant, David Feldman of Feldman and Feldman in Colts 

Neck, NJ referred to the plans marked A-2 to show how they are proposing to expand 

the second floor. Ms. Krimko said that they are requesting a variance for vertical 

encroachment. Mr. Feldman confirmed that they did require that variance.  

 

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

by Russell Malta. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

A motion to approve the application was made by Warren Goode and 

seconded by Jane Grabelle. 
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In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner 

 

To be memorialized on August 23, 2012. 

 

Reuven Salman 

Block 22 Lot 100 

12 Portage Path 

Deal Park 

Zone R-2 

This is an application to erect an addition with a 

variance for lot coverage of 22.6% where 22% exists 

and a maximum of 22% is allowed. 

 

Attorney for the applicant: Robert D. Farber, Esquire 

 

Timothy Shea, Esquire served as the attorney for the applicant. 

 

The Board’s information packet, containing reports of the Board Engineer and in-

house departments, was marked into evidence B-1. Planning Administrator Marianne 

Wilensky read her report. Board Engineer William Fitzgerald, P.E. said that he has no 

other issues to report.  

 

 Architect for the applicant, Anthony Ercolino of Passman Ercolino Architects, said 

that they are filling in the back northwest corner of the house.  

 

 Chairman Goode wanted to address Ms. Wilensky’s concerns about extra 

storage space. Ms. Wilensky explained that the garage was converted to living space 

and now there is not a lot of storage for outside items such as patio furniture or bikes. 

Mr. Ercolino said that he is not sure where the applicant will store things. He said that 

they are only there for the summer and they may possibly store things in the sunroom.  

 

 Mr. Ercolino referred to the partial floor plan which was part of the architectural 

plans previously submitted to describe the proposed changes. Mr. Malta asked if the 

sunroom will be heated and if there is a door to the deck. Mr. Ercolino said that he did 

not know.  

 

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

by Eric Menell. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

A motion to approve the application was made by Warren Goode and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner 

 

To be memorialized on August 23, 2012. 

 

Heather Evans 

Block 131 Lot 12 

1319 Vina Avenue 

Wanamassa 

Zone R-6 

This is an application to erect a two story addition 

with variances for front yard setback and rear yard 

setback.  

 

 

 

The applicants, Heather Evans and Mark Evans, 1319 Vina Avenue and the 

architect for the applicant, Frank Tomaino, 424 Roosevelt Avenue, were sworn in.  

 

The Board’s information packet, containing reports of the Board Engineer and in-

house departments, was marked into evidence B-1. Planning Administrator Marianne  
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Wilensky read her report. She noted that the applicant should be required to provide a 

replacement plan for plantings due to the tree and hedge that need to be removed.  

 

Ms. Evans explained that they would like the addition because they are 

expanding their family.  

 

Mr. Tomaino explained that they are requesting two variances for setback and 

described the changes being made to the home, including expanding the living room 

and dining room and doubling the size of the home.  

 

Mr. Messer asked how much of the hedge will be removed. Mr. Tomaino said 12 

feet will be removed. Mr. Fitzgerald said that there are no traffic issues with the hedge 

and the driveway. 

 

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

by Russell Malta. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

 

A motion to approve the application was made by Warren Goode and 

seconded by Jane Grabelle. 

 

In Favor: Grabelle, Malta, Menell, Messer, Sylvia, Worrell, Goode 

Opposed:  None 

Ineligible:  None 

Absent: Pflaster, Schepiga, Van Wagner 

 

To be memorialized on August 23, 2012. 

 

Meeting adjourned at 9:31 P.M.  

 Rachel Goncharko 

 Board Secretary 

 Recording Secretary 

 


