
 
                                                                                                 BRANT BEACH, NEW JERSEY 
                                                                                        SEPTEMBER 10, 2014 
     
     A Regular Public Meeting of the Land Use Board of the Township of Long Beach was 
held in the Multi-Purpose Room in the Administration Building, 6805 Long Beach 
Boulevard, Brant Beach, New Jersey on the above date. 
 
    The meeting was called to order at 7:00 P.M. 
 
     Mrs. C. K. Sicheri, Board Attorney, made the following announcement:  “This is a 
regular meeting of the Long Beach Township Land Use Board, notice of which was                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                           
posted on the Bulletin Board in the Municipal Clerk’s office and advertised in the Beach 
Haven Times and Asbury Park Press and filed with the Municipal Clerk on or before January 
1, 2014 as required by the Open Public Meeting Act.” 
   
     Members of the Board present: V. E. Applegate, J. C. Konnor, J. A. Leonetti, R. R. 
Monaco as Mayor’s Designee, R. Pingaro, R. S. VanBuren and Mrs. L. J. Schnell 
presiding.     
 
     Members of the Board absent: Commissioner R. H. Bayard, Mayor J. H. Mancini and 
D. S. Southwick. 
  
     Alternate members of the Board present: R. L. Jones, R. Andreotta and E. J. Hummel. 
   
     Alternate member of the Board absent:   P. M. Moran. 
 
     Also present were the following: Mrs. C. K. Sicheri, Esq., Board Attorney, Mr. Frank 
J. Little, Jr, P.E., P.P., Mrs. L. C. Krueger, Secretary for the Board/Commission and 
Mrs. S. L. Bongiovani, Clerk. 
   

(Tape #572 - Side A) 
      

*  *  *  *  *  *  * 
        
      
     Mrs. Sicheri gave a brief overview of the applications to be considered: 
 
 

(1)  #LUB-27-14-PF:  VERIZON NEW JERSEY, INC. (Block 4.41, Lots 5) 1900 
Long Beach Boulevard, North Beach Haven:  Mrs. Sicheri stated that the applicant had 
been before the Board in June and at the time had requested a four lot subdivision and to 
retain the existing commercial use on one lot. The Board had voted to subdivide a strip of 
land from the main parcel to the adjacent property owner and that was no longer a part of the 
application.   She noted that the applicant was proposing a three lot subdivision where the 
applicant will retain the commercial use at the existing location on one lot and that the 
parking will no longer need a variance.  Mrs. Sicheri stated that the circulation had been 
revised and that bulk variances were no longer required. She noted that a special reasons 
variance was still required as the drive aisle was located in the residential zone.         

 



 

(2) #LUB-34-14:  ZIMAN DEVELOPMENT, INC.  (Block 15.06, Lot 8), 7207 Ocean 
Boulevard, Brant Beach:  Mrs. Sicheri stated that it was proposed to remove the existing 
duplex structure and to construct a new single family home.  Mrs. Sicheri noted that the 
applicant was the contract purchaser and was requesting bulk variances for side yard setback 
and distance between structures.  
 

(3) #LUB-36-14: NAYAK (Block 10.38, Lot 5.01) 125 East North Carolina Avenue,                                             
Haven Beach:  Mrs. Sicheri stated that applicants proposed to demolish the existing single 
family home and construct a new single family home which required bulk variances for rear 
yard,  side yard and combined side yard setbacks.  
 

(4) #LUB-37-14: FRANKOVICH (Block 12.23, Lot 16) 8801 Long Beach Boulevard,                                   
Peahala Park:  Mrs. Sicheri stated that applicant was requesting bulk variances to permit the 
removal of the existing single family home and the construction of a new single family home.  
Mrs. Sicheri noted that a variance was required for front yard setback.  
 

(5) #LUB-38-14: JOHNSON (Block 15.149, Lot 11) 8 East 31st Street,                                              
Brant Beach:  Mrs. Sicheri stated that the applicants had been before the Board in April and 
that their application for distance between structures and side yard setbacks had been denied. 
She noted that the applicants were now seeking a bulk variance for rear yard setback to 
permit the construction of a new single family home.    

 
                                                            *  *  *  *  *  *  * 

 
     Minutes of the meeting held August 13, 2014 were presented for approval.                                                    
Pingaro moved, seconded by Applegate for adoption.  Applegate, Konnor, Leonetti, 
Monaco, Pingaro, Schnell, VanBuren, Jones, Andreotta and Hummel all voted YES.    
           
 

*  *  *  *  *  *  * 
 
        Mrs. Schnell listed the following Resolutions of Memorialization:       
 

1. #LUB-35-14-PF: MILLER – Resolution of Approval moved by Konnor, seconded 
by Jones.  The following roll call vote was recorded:  Applegate, Konnor, Leonetti, 
Monaco, Pingaro, Schnell, VanBuren, Jones and Andreotta all voted YES.   

  
 

*  *  *  *  *  *  * 
 

Mrs. Schnell noted that there was five applications to be considered, as follows:  
 

       Mr. Jones stepped down from the Board for the following application:  
 
 
 
 
 
 



 

(1)     #LUB-27-14-PF                           NORTH BEACH HAVEN 
 

VERIZON NEW JERSEY, INC. 
Owner and Applicant 

Block 4.41, Lot 4  
      

     The application was carried from the June 11, 2014 meeting.   
 
     Mr. Nicholas F. Talvacchia, Esquire, represented the applicant and evidence was 
marked as follows: Letter to Board from Nicholas F. Talvacchia, Esquire dated August 20, 
2014, #A-10, Site Plan Map prepared by SR3 Engineers dated March 17, 2014 bearing the 
latest revision date of August 19, 2014. (Sheet 1 of 5), #A-11, Subdivision Map prepared by 
SR3 Engineers dated March 17, 2014 bearing the revision date of August 19, 2014. (Sheet 2 
of 5) #A-12, Lighting and Landscaping Plan prepared by SR3 Engineers dated March 17, 
2014 bearing the revision date of August 19, 2014. (Sheet 4 of 5), #A-13, Construction 
details prepared by SR3 Engineers dated March 17, 2014 bearing the revision date of August 
19, 2014. (Sheet 5 of 5), #A-14, and,  Review letter to Board from Frank J. Little, Jr., P.E. 
dated September 2, 2014, #B-3.  Mr. Talvacchia stated that application had been revised to 
create two residential lots and a parking lot for the use of the Verizon building on the 
commercial lot.  Mr. Talvacchia stated that site was more conforming than originally 
proposed noting that only the drive aisle was now located in the residential zone and required 
a use variance.    
  
     Mr. Samuel Renauro, P.E. and P.P in the State of New Jersey with the firm of SR3 
Engineers was sworn and described the proposed subdivision and site plan to the Board.   
Mr. Renauro stated that the newly proposed parking lot provided additional parking and that 
a variance for parking was no longer requested as the requirements were now met. Mr. 
Renauro stated that a one way drive aisle would access the parking lot on 20th Street.  
 
     The Board discussed the proposed parking lot and the slope surrounding the lot.  The 
Board discussed the maintenance of the grounds on the property.   
 
     Ms. Lee Ann Monileux, Real Estate Manager for Verizon, was sworn and testified that 
the maintenance of the grounds would be addressed.     
          
      Mr. Paul Einreinhofer of 5 West 20th Street was sworn and testified that he felt the 
plan was much improved and agreed that the landscaping needed to be addressed.   
 
      The Public Session was closed.   
 
      The Board discussed the application.  
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     The Board requested that a landscape plan and lighting plan be submitted and noted that 
the use variance could be voted on, with the balance of the application held over.   
 
      
 



 

Pingaro moved, seconded by Konnor to grant the use variance and hold over the 
balance of the application to the October 8, 2014 meeting pending the receipt of the 
landscape and lighting plan and plans on regarding the maintenance of the property.    
The following roll call vote was recorded: Konnor, Leonetti, Pingaro, Schnell, VanBuren and 
Andreotta all voted YES. Hummel voted NO.  The motion carried.  
 
     Mrs. Sicheri announced that the application would be held over to the October 8, 
2014 meeting at 7:00 PM and that no further notice would be given.   
 
      

*  *  *  *  *  *  *   
 
     The Board took a five-minute recess. 
 
     Mr. Jones rejoined the Board. 
 
     Mr. Little stepped down from the Board for the remainder of the evening.   
 

                  (2)           #LUB-34-14                             BRANT BEACH 
 

ZIMAN DEVELOPMENT, INC. 
Applicant 

SHARON PUSHKO 
                                                                    Owner 

Block 15.06, Lot 8 
 

     Mr. Howard Butensky, Esquire, represented the applicants and evidence was 
marked as follows: Application and Attachments, #A-1, Variance Map, building permit plot 
plan and dune profile, consisting of two sheets prepared by Horn, Tyson and Yoder, Inc., 
dated April 25, 2014, #A-2, Four page Architectural drawings prepared by Robert Stack, 
Architect dated June 30, 2014, #A-3, and, resume of Robert Malanga, P.E., Long Valley, NJ, 
#A-4.  Mr. Butensky stated that the applicant was requesting bulk variances for side yard 
setback and distance between structures for the proposed new single family structure.  
 
     Mr. James Brzozowski, P.E., P.P. with the firm of Horn, Tyson & Yoder, Inc. was 
sworn and described the existing oceanfront property and surrounding properties to the 
Board.   Mr. Brzozowski stated that the variances were required from the property line to the 
south. He stated that to comply with all of all the bulk requirements the building width would 
have to be reduced to 21.3 feet. He felt that what was requested fit in with the width of the 
homes along the street.  He noted that the proposed home would be set back further than the 
existing home and that the proposed deck would be 6.8 feet from the structure on lot 5. The 
proposed home itself would be located fifteen feet from the adjacent home.   Mr. Brzozowski 
stated that it was proposed to remove the nonconforming duplex structure and noted that the 
proposed new structure would meet the base flood elevation, comply with all current codes 
and fire standards and would be a more aesthetically pleasing structure.  Mr. Butensky 
submitted a rendering of what was proposed, marked #A-5.   Mr. Butensky submitted a 
photograph of lot 5, marked #A-6.   Mr. Brzozowski stated that the proposed home was 
10.5% of the lot coverage and was smaller than the proposed deck. He noted that the 
 



 

proximity of the adjacent building to the property line and the narrowness of the lot caused a 
hardship. He stated that a nonconforming use would be eliminated.       
 
     Mr. Robert Malanga, P.E., Fire Expert of Long Valley, New Jersey was sworn and 
qualified.   
 

(Tape #574 – Side A) 
 

     Mr. Malanga reviewed his analysis of the effects of fire in terms of what was existing 
versus what was proposed for the subject lot. Mr. Malanga testified that the dwelling and the 
deck as proposed created a safer condition than what currently existed. He stated that a deck 
adjacent to the structure on lot 5 was much less exposure than a building.     
 
     The Board discussed the effects of wind in the event of fire and noted that the proposed 
deck had a solid wall around it, not open railings.  
 
     Mr. Michael Ziman, Applicant, was sworn and testified that he would amend the 
application to eliminate the walls around the deck and to provide open railings.   
 
      Ms. Deirdre Martin, Esquire of Loveladies, New Jersey, represented the Rogers, 
owners of lot 5, and stated that the Rogers objected to the application.  Ms. Martin stated that 
the subject lot was conforming and that a hardship did not exist.  Ms. Martin submitted a 
copy of the tax map of the area, marked #O-1.   Ms. Martin stated that the subject lot 
conformed to the lots in the neighborhood.  She noted that her clients were concerned with 
the close proximity of the proposed structure and safety from fire.  Ms. Martin submitted a 
copy of a sales flyer for the proposed home, marked #O-2 and #O-3, noting that an outdoor 
kitchen was proposed which would increase the fire risk    
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     Ms. Gina Scala of 7206 Ocean Boulevard, directly across the street from the subject 
property, was sworn and testified that she was not in favor of the application noting safety 
concerns and the impact that the application would have on the quality of life in the 
neighborhood.      
 
     The Public Session was closed.  
 
     Mr. Butensky stated that a nonconforming use would be eliminated and that the property 
would be brought up to code.  Mr. Butensky stated that the proposed side yards were 
comparable to those in the neighborhood and noted that what was proposed for distance 
between structures was better for fire safety according to the analysis presented.  He noted 
that the applicant would be willing to reduce the size of the deck to come closer to the fifteen 
feet between structures.   
 
     The Board discussed the application and noted the large amount of deck area proposed. 
They felt that the lot was large enough to accommodate a home, pool and decks without the 
need for variances.   The Board stated that the proposed development would negatively 
impact the neighboring properties.    
 



 

           Jones moved, seconded by Applegate to deny the application as submitted.  The 
following roll call vote was recorded: Applegate, Konnor, Leonetti, Monaco, Pingaro, 
Schnell, VanBuren, Jones and Andreotta all voted YES.  
 
 

*  *  *  *  *  *  * 
 
     The Board took a five-minute recess.   

 
 

(3)            #LUB-38-14                       BRANT BEACH 
 
                                                RUSSELL AND ANNE JOHNSON 
                                                            Owners & Applicants 
                                                            Block 15.149, Lot 11 
 
Mr. Reginald Raban, Esquire, represented the applicants and evidence was marked as 
follows: Application and Attachments, #A-1, Variance Map prepared by Horn, Tyson & 
Yoder, Inc. dated September 2, 2013 with the latest revision dated August 6, 2014, #A-2, 
Four page Architectural drawings prepared by Musgnug & Associates Architects dated 
August 12, 2014, #A-3, Resolution for Application #LUB-16-14 dated May 14, 2014, #A-4. 
Mr. Raban stated that the applicants had been before the Board with an application for 
distance between structures which the Board had denied. Mr. Raban stated that the existing 
home had already been demolished.  Mr. Raban stated that the lot had a depth of 75 feet and 
that if were less than 75 feet, the rear yard setback requirement would be 10 feet.  Mr. Raban 
noted that the applicants were proposing a rear yard setback of 10 feet and required a 
variance.    
 
     Mr. James Brzozowski, P.E., P.P. with the firm of Horn, Tyson & Yoder, Inc. was 
sworn and described the existing and surrounding properties.  Mr. Brzozowski stated that the 
house had been redesigned to conform to the distance between structures and the newly 
proposed structure was now narrower but longer and required a rear yard setback variance. 
Mr. Brzozowski stated that the depth of the property and the proximity of the neighboring 
structures caused a hardship.     
 
     Mr. Robert Musgnug, Architect in the State of New Jersey was sworn and described 
the proposed architectural plans to the Board.   Mr. Musgnug stated that there will be a small 
deck on the back of the proposed home.    
 
     Mr. Alan Gordon of 18 East 31st Street was sworn and testified that he was in favor of 
the application. 
 
     Ms. JoAnne Tallon of 3002 Long Beach Boulevard was sworn and testified that she 
was in favor of the application.  
 
     Mr. Raymond Lopez of 123 East 31st Street was sworn and testified that he was in favor 
of the application.   
   
 



 

   The Public Session was closed.   
 
     Mr. Raban requested that the application be approved as submitted.   
 
     The Board discussed the application. They felt that the applicants had made every effort to 
address the Board’s concerns and that the proposal would be an asset to the neighborhood.   
         
      Leonetti moved, seconded by Pingaro to approve the application as submitted.  The 
following roll call vote was recorded: Applegate, Konnor, Leonetti, Monaco, Pingaro, 
Schnell, VanBuren, Jones and Andreotta all voted YES.   
 

 *  *  *  *  *  *  *  * 
 
                        (4)          #LUB-36-14                            HAVEN BEACH 
 
                                              VINAYAK AND SMITA NAYAK 
                                                        Owners and Applicants 
                                                         Block 10.38, Lot 5.01 
 
        Mr. Richard Visotcky, Esquire, represented the applicants and evidence was 
marked as follows: Application and Attachments, #A-1, Variance Map prepared by Horn, 
Tyson and Yoder, Inc., dated February 19, 2014, #A-2 and, three page Architectural 
drawings prepared by Ian Laurance Nilsen, Architect dated June 27, 2014, #A-3.  Mr. 
Visotcky stated that it was proposed to remove the existing single family home and construct 
a new single family home requiring front, rear and side yard setback variances.  Mr. Visotcky 
stated that the large lot was constrained by the building line and that the majority of the lot 
was east of the building line.  He noted that the proposed lot coverage was well under what 
was allowed in the zone.   
 
     Mr. James Brzozowski, P.E., P.P. with the firm of Horn, Tyson & Yoder, Inc. was 
sworn and described the existing and surrounding properties. Mr. Brzozowski stated that the 
buildable area of the lot was only fifty feet by seventy feet.   Mr. Visotcky submitted two 
photographs of the property described by Mr. Brzozowski, marked #A-4.  The Board 
discussed the proposed setbacks.   
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     Mr. Marc Spielberg, Esquire of Barnegat Light, New Jersey represented three 
adjacent property owners, the Mondolino, Gilfillin and Schwartz families.   Mr. Spielberg 
stated that the adjacent owners objected to the proposed side and rear yard setbacks.  He 
noted that building a new structure ten feet closer to the property line blocked off the light 
and air of the adjacent property owners and noted that there was a tremendous amount of lot 
coverage on the buildable area of the lot.       
 
     Ms. Diane Gilfillin, adjacent property owner, was sworn and submitted a photograph of 
the subject property, marked #O-1.  Ms. Gilfillin stated that she did not see any damage to 
the structure from Super Storm Sandy.       
 



 

     Mr. Spielberg stated that the proposed home was too much for the small building 
envelope.  Mr. Spielberg stated that his clients would be fine with a home built in the same 
footprint or slightly larger.   
 
     Mr. Dennis Mondolino, adjacent property owner, was sworn and testified that the prior 
owner of the subject property had stated that there was little storm damage to the home.  Mr. 
Mondolino stated that the proposed home would overshadow the entry to his home and 
requested that the application be denied.      
 
     The Public Session was closed.   
 
     Mr. Visotcky stated that the applicants were proposing an aesthetically pleasing home 
noting that the setback to the north would be improved and would conform to the fifteen feet 
between principle structures.  Mr. Visotcky requested that the application be approved as 
submitted.   
      
     The Board noted that the due to restrictions, no building could take place eastward of the 
building line and that the proposed expansion to the west was too extensive. The Board felt 
that three floors of living space could be built to achieve the applicants’ desired square 
footage without needing the ten foot rear expansion.    
        
      Jones moved, seconded by Applegate to deny the application as submitted.  The 
following roll call vote was recorded: Applegate, Konnor, Leonetti, Monaco, Schnell, 
VanBuren, and Jones all voted YES.  Pingaro and Andreotta voted NO.  The motion 
carried. 

 
*  *  *  *  *  *  * 

 
                         (5)            #LUB-37-14                       PEAHALA PARK 
 
                                                         AMY FRANKOVICH 
                                                            Owner & Applicant 
                                                            Block 12.23, Lot 16 
 
        Mr. Richard Visotcky, Esquire, represented the applicants and evidence was 
marked as follows: Application and Attachments, #A-1, Variance Map prepared by East 
Coast Engineering, Inc. dated July 25, 2014, #A-2, Six page Architectural drawings prepared 
by Jay Madden, Architect dated July 24, 2014, #A-3.  Mr. Visotcky stated that the existing 
home had suffered significant damage from Super Storm Sandy.  Mr. Visotcky stated that it 
was proposed to demolish the existing duplex and to construct a new single family home.  
Mr. Visotcky stated that the applicant was seeking front yard setbacks to both streets on the 
corner lot and noted that there was a very large right of way to Long Beach Boulevard.   
 
     Mr. Robert J. Harrington, P.E. with the firm of East Coast Engineering, Inc., was 
sworn and qualified.  Mr. Harrington described the property and the current conditions on the 
undersized lot.  Mr. Visotcky submitted photographs of the property, marked #A-4 and #A-
5.   Mr. Harrington stated that the proposed front yard setbacks were the same as currently 
existed and required variances but that all other zoning requirements would be met.   
 



 

     Mr. Jay Madden, Architect was sworn and described the proposed plans to the Board.  
Mr. Madden stated that the architectural drawings represented a renovation that would not 
require any variances but because of the current condition of the structure it was decided to 
ask for variances to build a new structure with the same setbacks along the streets.           
 
     The Board discussed the proposed structure and setbacks with Mr. Madden.   
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     The Public Session was closed.   
 
     Mr. Visotcky noted the large right of way on Long Beach Boulevard and that the setback 
from Mermaid Street was to a bump out on the side of the proposed home.  Mr. Visotcky 
stated that a nonconforming duplex use would be eliminated and that the parking would be 
improved.      
 
     The Board noted that the location of the corner property was very unique as it was located 
along the cutout parking area of Long Beach Boulevard.  The Board noted that the proposed 
lot coverage was less than the allowable coverage and that a nonconforming use would be 
eliminated.    
 
      Konnor moved, seconded by Applegate to approve the application as submitted.  
The following roll call vote was recorded: Applegate, Konnor, Leonetti, Monaco, Pingaro, 
Schnell, VanBuren, Jones and Andreotta all voted YES.   
 

 
*  *  *  *  *  *  * 

 
                    
  The Board approved the payment of the Board Attorney’s bill and Board Engineer’s bill.  

 
 

*  *  *  *  *  *  * 
      
     The meeting was adjourned at 10:35 P.M. 
 
 
 
 

____________________________                        _____________________________                                
LYNNE J. SCHNELL                                           JEFFREY C. KONNOR                                             

CHAIRMAN                                                         VICE CHAIRMAN                                                              

 


