
 

 

 
 
          
                                                                                                   BRANT BEACH, NEW JERSEY 
                                                                                       FEBRUARY 9, 2011 
     
     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. 
 
     Mr. A.P. 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, 2011 as required by the Open Public Meeting Act.” 
   
     Members of the Board present:   Mrs. M. P. Cleary, J. A. Leonetti, Mayor J. H. 
Mancini and R. S. VanBuren presiding.  
 
     Members of the Board absent:  Mrs. V. E. Applegate, Commissioner R. H. Bayard, J. 
C. Konnor, R. R. Monaco, Mayor’s Designee, Mrs. L. J. Schnell and D.A. Southwick.   
 
     Alternate members of the Board present:  J. J. Ternyila and R. L. Jones.    
 
     Alternate member of the Board absent:  P. M. Moran. 
 
          Also present were the following: Mr. A. P. Sicheri, Esq., Board Attorney, Mr. F. J. 
Little, Jr., P.E., Board Engineer, Mrs. L. C. Krueger, Secretary Board/Commission and 
Mrs. B. M. Bielawne, Senior Clerk.   
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*  *  *  *  *  *  * 
        
       Mr. Sicheri gave a brief overview of the applications to be considered: 
 
 
     (1)  #LUB-1-11:  GROISSER (Block 20.48, Lot 6) 48F Long Beach Boulevard, 
Loveladies:  Mr. Sicheri stated that the application had been held over from the January 18, 
2011 meeting.   Mr. Sicheri noted that an outdoor kitchen and fire pit were proposed and that 
both would encroach into the setback from the easement. Mr. Sicheri noted that at the last 
meeting there was an issue regarding coverage and that revised plans had been received 
indicating that a lot coverage variance was not required.      
 
     (2)  #LUB-3-11:  MEISNER (Block 11.07, Lot 7) 10410 Long Beach Boulevard, 



 

 

Beach Haven Park:  Mr. Sicheri noted that the applicant proposed to subdivide the existing 
property into two single family residential building lots which required bulk variances for lot 
area and lot frontage.          
 
      (3)  #LUB-4-11-PF:  MOELLER (Block 13.05, Lots 1.01 & 1.03) 8601 & 8611 Long 
Beach Boulevard, Brighton Beach:  Mr. Sicheri stated that the applicant proposed to 
subdivide the property into three lots, two proposed for residential use and one lot proposed 
for commercial use. Mr. Sicheri noted that variances were required and that a prior approval 
by the Board had required a deed restriction limiting the property to commercial use.   
 
 

*  *  *  *  *  *  * 
      
 Minutes of the meeting held January 18, 2011 were presented for approval.  Mancini 
moved, seconded by Jones for adoption.  The following roll call vote was recorded:  
Leonetti, Mancini, VanBuren and Jones all voted YES.   
  
     Mr. VanBuren listed the following Resolutions of Memorialization: 
 

1. #LUB-19-10: BLOCKER - Resolution of Denial moved by Mancini seconded by 
Leonetti.  The following roll call vote was recorded: Leonetti, Mancini, VanBuren 
and Jones all voted YES.  

 
2. #LUB-2-11: SCHMID - Resolution of Approval moved by Mancini seconded by 

Jones.  The following roll call vote was recorded: Leonetti, Mancini, VanBuren 
and Jones all voted YES.  

 
3. #LUB-8-10-PFA: JEWISH COMMUNITY CENTER OF LONG BEACH 

ISLAND – Resolution of Approval moved by Mancini seconded by Jones.  The 
following roll call vote was recorded:  Leonetti, Mancini, VanBuren and Jones all 
voted YES.  

 
*  *  *  *  *  *  * 

     
 
     Mr. VanBuren noted that there were three applications to be considered, as follows:  
 

 
(1)    #LUB-1-11                        LOVELADIES                          

 
DANIEL AND JULIE GROISSER 

Owners & Applicants 
  Block 20.48, Lot 6 

   
      Dr. Daniel S. Groisser, represented himself and additional evidence was marked as 
follows:  Revised Variance Map prepared by Nelke/Tyszka Land Surveyors, L.L.C., dated 
November 11, 2010, #A-5, Revised Landscape Plan prepared by Planning Design 
Collaborative, L.L.C., dated August 30, 2010, #A-6,  and, Certification from Board Member 



 

 

Mary P. Cleary dated February 9, 2011, #B-2.   
 
     Dr. Daniel S. Groisser, applicant was sworn.   
 
     Mr. Thomas J. Scangarello, P.P. with the firm of Planning Design Collaborative, 
L.L.C., was sworn and noted that at the last hearing, lot coverage and elevations were 
requested to be shown on the plan.  Mr. Scangarello stated that variances were not required 
for impervious or lot coverage.  Mr. Scangarello stated that the fire pit and the outdoor 
cooking area both required bulk variances but that the requested variances would not create a 
negative impact on the adjoining property owners.       
 
     The Public Session was closed.  
 
     The Board was satisfied with the additional information on the plan and that coverage 
variances were not required.  They noted that the location of the fire pit along the bay front 
would have less impact on the neighbors.  
               
     Mancini moved, seconded by Jones to approve the application as submitted.   The 
following roll call vote was recorded: Cleary, Leonetti, Mancini, VanBuren and Jones all 
voted YES.   
     
         

*  *  *  *  *  *  * 
            

(2)     #LUB-3-11                                 BEACH HAVEN PARK 
 

DONALD MEISNER 
Owner & Applicant 
Block 11.07, Lot 7 

 
     Mr. Reginald J. Raban, Esquire represented the applicant and evidence was marked 
as follows: Application and Attachments, #A-1, Minor Subdivision prepared by Horn, Tyson 
and Yoder, Inc., dated November 1, 2010, #A-2, three page architectural drawings prepared 
by Robert Stack, Architect dated September 24, 2009, #A-3, and review letter to Board by 
Frank J. Little, Jr., P.E. dated February 1, 2011, B-1.   Mr. Raban stated that the Engineer’s 
review letter indicated that the two lot subdivision did not comply with section 176-27A of 
the subdivision ordinance and therefore required variances for lot area and frontage.         
 
     Mr. James Brzozowski, P.E., P.P. with the firm of Horn, Tyson and Yoder, Inc., was 
sworn and described the existing property and the proposed subdivision to the Board.  Mr. 
Brzozowski reviewed the points of Mr. Little’s review letter and noted that no new 
nonconformities were being created to the structure on proposed lot 7.01.  The Board noted 
that frontage variances for the two proposed lots were not required.    
 
     Mr. Donald Meisner, applicant was sworn and stated his reasons for requesting the 
subdivision.   
 
    The Public Session was closed.  



 

 

 
     The majority of the Board felt that subdividing the odd shaped property would be an asset 
to the neighborhood.    
 
     Mancini moved, seconded by Ternyila to approve the application as submitted with 
the requirement of curbing on both lots and sidewalks along the Boulevard be brought 
up to code.   The following roll call vote was recorded: Cleary, Leonetti, Mancini, VanBuren 
and Ternyila all voted YES.  Jones voted NO.  The motion carried.  
 

*  *  *  *  *  *  * 
 

(3)    #LUB-4-11-PF                           BRIGHTON BEACH                          
 

PATRICK S. MOELLER 
Owner and Applicant 

  Block 13.05, Lots 1.01 & 1.03 
   
     Mr. Reginald J. Raban, Esquire represented the applicant and evidence was marked 
as follows:  Application and attachments, #A-1, two page Minor Subdivision and Major Site 
Plan Prepared by Horn, Tyson and Yoder, Inc, dated November 22, 2010, #A-2, three page 
architectural drawing prepared by Studio Tagland Designs, L.L.C., dated January 13, 2011 as 
to proposed lot 1.04, #A-3, three page architectural drawing prepared by Studio Tagland 
Designs, L.L.C., dated January 13, 2011 as to proposed lot 1.01 and 1.03, #A-4, and, review 
letter to Board by Frank J. Little, Jr., P.E., dated January 31, 2011, #B-1.    Mr. Raban stated 
that the applicant was requesting to subdivide the existing two lots into three lots with the 
two easterly lots proposed as single family residential lots and the westerly lot (from street to 
street) was proposed as a commercial use.  Mr. Raban stated that a request for a modification 
of the deed restriction imposed by a prior application was also part of this application.     Mr. 
Sicheri stated that the Board could not make the modification once the restriction was on the 
record. He noted that the applicant may have to do a “Quiet Title” and have the neighbors 
agree to it.    
 
     Mr. James Brzozowski, P.E., P.P. with the firm of Horn, Tyson and Yoder, Inc., was 
sworn and described the existing property and the proposed subdivision to the Board.  Mr. 
Brzozowski stated that the proposed residential lots conformed to the majority of the lots in 
the neighborhood.  Mr. Raban submitted a sketch plat of the surrounding neighborhood, 
marked #A-5.    Mr. Brzozowski stated that the proposed homes would be smaller than the 
zoning ordinance allowed to keep them in conformance with the other homes in the 
neighborhood.   Mr. Brzozowski stated that this proposal would allow for more light and air 
than the prior proposal of one building.   Mr. Brzozowski submitted photographs of vacant 
buildings, marked #A-6.   

 
(Tape #490 – Side 2) 

 
     Mr. Brzozowski described the proposed commercial lot.  Mr. Brzozowski addressed Mr. 
Little’s review letter.  Mr. Brzozowski addressed the site plan proposed for the commercial 
lot.  
 



 

 

     The Board addressed the photographs submitted.   
 
     Mr. William C. Tagland, Licensed Architect in the state of New Jersey was sworn and 
described the proposed architectural plans to the Board.   
 
    Mr. Brzozowski stated that the applicant was proposing that as a condition of the 
application, a Certificate of Occupancy would not be issued on the residential properties until 
the commercial property had obtained a Certificate of Occupancy.   
 
 
     Mr. Frank Darin of 18 East 86th Street was sworn and testified that he preferred a 
residential use over a commercial use and was in favor of the application except for the 
entrance to the proposed commercial building on 86th Street instead of the Boulevard.  
 
     Mr. Harold Robinson of North Beach Haven was sworn and testified that he was the 
prior owner of the property.  He explained to the Board that for personal reasons he was not 
able to go through with the restaurant that had been part of the prior approval.    
       
     Mr. Richard Gomes of 3 East 87th Street was sworn and testified that he was in favor 
of the application and noted that he felt that the prior proposal would have overwhelmed the 
neighborhood.   
 
     Mr. Paul Reiff of 6 West 87th Street was sworn and testified that he was in favor of the 
application.   
 
    The Public Session was closed.  
 
     Mr. Raban stated that the application was a good compromise given the desire for 
commercial property and the offer that the commercial building would definitely be built.  
Mr. Raban requested that the application for the minor subdivision with variances and the 
site plan be approved with the condition that proposed lot 1.04 always remain a commercial 
use.   
 
     The Board discussed the deed restriction that was imposed on the prior application.   Mr. 
Sicheri stated that as a concession for subdividing off the residential lot, the Board had 
required that the remaining track have a restriction that it be maintained as commercial. He 
noted that the application may not have been granted without the deed restriction.  It was 
noted that the circumstances had changed since the prior application had been granted.   
 
     Mr. Sicheri stated that the Board did not have the authority to remove the restriction and 
noted that the question was of enforceability.    
      
     The Board discussed the implications of the deed restriction, enforcement and “Quiet 
Title”.   
 
     The Board asked if the applicant would be willing to pursue the quiet title and Mr. Raban 
stated that he did not believe the restriction would be enforceable if the Board granted the 
application.  Mr. Raban stated that the restriction was imposed because the Board wished to 



 

 

maintain a commercial presence and felt that this application was a reasonable compromise.   
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     Jones moved, seconded by Cleary to approve the application with the condition that 
no C.O. would be issued on the residential property until a C.O. was issued on the 
commercial property and that lot 1.04 always remains commercial.   The following roll 
call vote was recorded:  Cleary and Jones voted YES.  Leonetti, Mancini, VanBuren and 
Ternyila voted NO.  The motion failed to carry and the application was denied.  
       

*  *  *  *  *  *  *  
 
     Under Correspondence, the Board discussed a letter received from Stuart D. Snyder, 
Esquire, regarding LUB-8-10-PF, Jewish Community Center of Long Beach Island.  Mr. 
Little stated that the applicant had requested that they be allowed to post the inspection fees 
only and to make all the improvements a condition of the certificate of occupancy in lieu of 
posting the bond.       Mancini moved, seconded by Ternyila to approve the request.   The 
following roll call vote was recorded: Cleary, Leonetti, Mancini, VanBuren, Ternyila and 
Jones all voted YES.   
 

*  *  *  *  *  *  * 
 
     Under Discussion, the Board discussed proposed Ordinance #10-55C and Ordinance 
#11-07C.  Mancini moved, seconded by Jones to approve Ordinance #10-55C.   The 
following roll call vote was recorded: Cleary, Leonetti, Mancini, VanBuren, Ternyila and 
Jones all voted YES.  Mancini moved, seconded by Jones to approve Ordinance #11-
07C.   The following roll call vote was recorded: Cleary, Leonetti, Mancini, VanBuren, 
Ternyila and Jones all voted YES.   
 

*  *  *  *  *  *  * 
 
      Under Public Participation, Mr. Raban discussed bringing the Moeller application back 
to the Board with the restriction lifted.  Mr. Sicheri stated that it would be a change of 
circumstance and that the application could be brought back before the Board.       
 
     Ms. Phyllis Harper of 15 East 86th Street addressed the Board regarding the Moeller 
property and the items being dumped on the site.  Mayor Mancini suggested that she call 
Commissioner Bayard in the Department of Public Works.   
 
     Mr. Frank Darin addressed the Board regarding the Moeller property.   
 
     Mr. Richard Gomes addressed the Board regarding the deed restriction on the Moeller 
property.  
 

*  *  *  *  *  *  * 
 

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



 

 

*  *  *  *  *  *  *   
            
     The meeting was adjourned at 8:45 P.M. 
 
 
 

______________________________ 
ROBERT S. VANBUREN 

ACTING CHAIRMAN 


