
 

 

 
 
 
          
                                                                                                   BRANT BEACH, NEW JERSEY 
                                                                                        MAY 11, 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. 
 
     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, 2011 as required by the Open Public Meeting Act.” 
   
     Members of the Board present:     Mrs. V. E. Applegate, Commissioner R. H. Bayard, 
J. C. Konnor, J. A. Leonetti, R. R. Monaco, Mayor’s Designee, D.A. Southwick, R. S. 
VanBuren and Mrs. L. J. Schnell presiding.  
 
     Members of the Board absent:  Mrs. M. P. Cleary and Mayor J. H. Mancini.   
 
     Alternate members of the Board present: J. J. Ternyila and P.M. Moran.    
 
     Alternate members of the Board absent:  R. L. Jones. 
 
     Also present were the following: Mrs. C.K. Sicheri, Esq., Board Attorney, Mrs. L. C. 
Krueger, Secretary Board/Commission and Mrs. B. M. Bielawne, Senior Clerk.   
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*  *  *  *  *  *  * 
        
       Mrs. Sicheri gave a brief overview of the applications to be considered: 
 
     (1) #LUB-9-11:  CONOSCENTI (Block 18.28, Lot 8) 13 Starboard Road, North 
Beach:  Mrs. Sicheri noted that the applicant proposed to construct a shed in the southwest 
corner of the property which required bulk variances for rear and side yard setback for an 
accessory structure.             
 
    (2) #LUB-10-11:  LUPCO (Block 6.16, Lot 7) 2900 Beach Avenue, Beach Haven 
Gardens:  Mrs. Sicheri stated that the applicants proposed to demolish the existing single 
family residence and construct a new single family residence. She noted that a bulk variance 
was required for front yard setback. 
       



 

 

     (3) #LUB-11-11:  RUDNICK (Block 15.44, Lot 15) 16 West Kimberly Avenue, Brant 
Beach:  Mrs. Sicheri noted that the applicants proposed to construct an open covered porch 
on the front of the existing single family home which required bulk variances for setback 
from the street and side yard setback.                
       

*  *  *  *  *  *  * 
      
      Minutes of the meeting held April 13, 2011 were presented for approval.  Southwick 
moved, seconded by Bayard for adoption.  The following roll call vote was recorded:  
Bayard, Konnor, Leonetti, Monaco, Southwick, VanBuren and Ternyila all voted YES.   
  
     Mrs. Schnell listed the following Resolutions of Memorialization: 
 

1.  #LUB-6-11:  LIPPINCOTT - Resolution of Approval moved by Southwick, 
seconded by VanBuren.  The following roll call vote was recorded: Konnor, 
Leonetti, Southwick, VanBuren and Ternyila all voted YES.  

 
 

2. #LUB-7-11:  FISHER - Resolution of Approval moved by Southwick, seconded by 
VanBuren.  The following roll call vote was recorded: Bayard, Konnor, Leonetti, 
Monaco, Southwick, VanBuren and Ternyila all voted YES.  

 
3. #LUB-8-11:  DUPUIS - Resolution of Denial moved by VanBuren, seconded by 

Bayard.  The following roll call vote was recorded: Bayard, Konnor, Leonetti, 
Monaco, VanBuren and Ternyila all voted YES.  

 
 

*  *  *  *  *  *  * 
     
     Mrs. Schnell noted that there were three applications to be considered, as follows:  
          

*  *  *  *  *  *  * 
            

(1)     #LUB-9-11                                 NORTH BEACH 
 

THOMAS C. CONOSCENTI 
Owner and Applicant 

Block 18.28, Lot 8  
 
     Mr. Thomas C. Conoscenti, applicant, represented himself and evidence was marked 
as follows: Application and Attachments, #A-1, Plan to Accompany Application for 
Variance prepared by Land Line Surveying dated March 18, 2011, #A-2, picture of proposed 
shed, #A-3, and pictures of existing home #A-4.  Mr. Conoscenti stated that they had been 
renovating the property since purchasing it.  He noted that he was seeking a variance to place 
a storage shed, twelve feet by twenty feet, in the back corner of the property and that a lot 
coverage variance was not required.     He stated that the shed would be used for storage as 
there was not a garage on the property.           
 



 

 

     The Board discussed the size and location of the proposed shed.  
 
     Mr. Tom Prendergast of 10 Bayshore Road was sworn and testified that the applicant’s 
house was visible from his back yard.  He noted that the applicant had taken a tired house 
and improved it and that he found nothing offensive about the proposed shed.    
 
     The Public Session was closed.  
 
      The Board noted that the size of the shed should be reduced to ten feet by twenty feet to 
allow for more distance between the proposed shed and the garage on the adjacent property.  
The Board noted that home was small which did not allow for the necessary storage in a 
seashore community.      
    
     Konnor moved, seconded by Moran to approve the application with the condition 
that the size of the shed was ten feet by twenty feet so as to maintain a side yard of six 
feet.  The following roll call vote was recorded: Applegate, Bayard, Konnor, Leonetti, 
Monaco, Schnell, Southwick, VanBuren and Moran all voted YES.   
 

*  *  *  *  *  *  * 
 
  

(2)     #LUB-10-11                BEACH HAVEN GARDENS 
 

MICHAEL AND JUDY LUPCO 
Applicants 

THOMAS AND MARLENE ESPOSITO 
Owners 

Block 6.16, Lot 7  
 
     Mr. Stuart D. Snyder, Esquire represented the applicants and evidence was marked 
as follows: Application and Attachments, #A-1, Variance Map prepared by Nelke/Tyszka 
Land Surveyors, dated March 10, 2011, #A-2, and, two page architectural drawing prepared 
by Jeffrey D. Cundey A.I.A., dated March 1, 2011, #A-3.   Mr. Snyder stated that the home 
currently on the property did not meet the FEMA requirements or the needs of the Lupco 
family.  Mr. Snyder stated that the only variance required was for front yard setback and 
noted that the property was encumbered by being a corner lot.  Mr. Snyder stated that it was 
possible to move the proposed house to the north reducing the proposed seven foot setback 
from 29th Street to a setback of nine and a half feet while maintaining the required fifteen feet 
distance between structures. 
 
     Mr. Leon Tyszka, Surveyor was sworn and described the property to the Board.  Mr. 
Tyszka stated that the existing home had two nonconforming side yards, one which would be 
made conforming and the other would be improved.   
 
     Mr. Jeffrey D. Cundey, A.I.A. of Point Pleasant, New Jersey was sworn and described 
the proposed plans to the Board.  Mr. Cundey stated that if a home were designed to meet all 
of the setbacks it would only be eighteen feet wide. He noted that the proposed home was 
suitable for the site and would be an aesthetic improvement.   



 

 

 
     Mr. Michael Lupco, contract purchaser of the property was sworn. 
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     Mr. Lupco described photographs of the existing home, marked #A-4.   
 
     Mr. Marc Spielberg, Esquire represented objectors, Douglas and Karen Badeau, 
located directly to the west at 19 East 29th Street. Mr. Spielberg stated that his clients were 
concerned with the proposed setback from 29th Street.  Mr. Spielberg stated that setting the 
house back to twelve feet from 29th Street would keep the proposed home in alignment with 
his client’s property and allowing a ten and a half foot setback would be more than required 
to have a very useful house on the property.   
 
     Mr. Gordon Forney of 6 East 29th Street, was sworn and testified that he was not in 
favor of the application noting that the home’s setback should be within compliance.    
 
     Mr. John Hersh of 20 East 29th Street was sworn and testified that he was in favor of 
the application noting that it would be an improvement to the street and that being a corner 
lot made it unique.    
 
     The Public Session was closed.  
 
     Mr. Snyder stated that as a corner lot the property was encumbered and that the house was 
modest and built to scale.  He noted that a nonconformity would be eliminated and a site 
triangle would now be provided.  
 
     The Board noted that the required fifteen feet between structures would be maintained and 
that the applicant had increased the proposed front yard setback to ten and a half feet where a 
setback of approximately six feet currently existed.  The Board felt that it was important that 
on the undersized lot the lot coverage had been maintained and that a site triangle had been 
provided.     
    
     Southwick moved, seconded by Moran to approve the application as amended with 
the condition that revised plans be submitted.  The following roll call vote was recorded: 
Applegate, Bayard, Konnor, Leonetti, Monaco, Schnell, Southwick, VanBuren and Moran all 
voted YES.   
      

*  *  *  *  *  *  * 
 

The Board took a five-minute recess. 
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(3)     #LUB-11-11                                BRANT BEACH 
 

PETER AND MARY RUDNICK 



 

 

Owners & Applicants 
Block 15.44, Lot 15 

 
     Mr. Stuart D. Snyder, Esquire represented the applicants and evidence was marked 
as follows: Application and Attachments, #A-1, Survey of property and Plot Plan for 
Variance prepared by Donald W. Post Surveying, Inc., dated February 22, 2011, #A-2, 
Survey of property and Plot Plan for Variance prepared by Donald W. Post Surveying, Inc., 
dated February 22, 2011, bearing the latest revision date of April 18, 2011, #A-3, porch floor 
plan and elevations prepared by Janet Lynn Ford, Architect, L.L.C.  dated April 1, 2011, #A-
4, and Note from JoAnne Tallon, Zoning Officer, #B-1.   Mr. Snyder stated that the letter 
from JoAnne Tallon pointed out the need for a lot coverage variance and that the notice 
contained the additional variance.  Mr. Snyder stated that the applicants proposed to 
construct an open covered porch on the front of the home to change the façade of the home.     
 
     Mr. Jeffrey Lopez, Architectural Designer with the firm of Janet Lynn Ford, 
Architect, L.L.C. was sworn and described the proposed front porch plans to the Board.    
Mr. Snyder submitted a photograph of the property, marked #A-5.  Mr. Lopez stated that it 
was not their intent to exceed the lot coverage and that if the deck were reduced to six feet in 
width a coverage variance would not be required.  Mr. Snyder stated that the other variance 
requested was front yard setback to the proposed open porch.  Mr. Lopez stated that there 
would not be any living space over the porch and that the porch would enhance front of the 
cape cod style house.   
 
     Mr. Peter Rudnick, Applicant was sworn and testified that reducing the porch to six feet 
would be agreeable to him as they had no intention of exceeding the lot coverage 
requirements.   
 
     Mr. Tom DeVine and Linda Miller of 8 West Kimberly Avenue was sworn and 
testified that they enjoy the views down the street to the bay and that the proposed porch 
would block those views.      
 
     The Board discussed the proposed height of the deck.  Mr. DeVine submitted a drawing of 
how their view would be impacted by the proposed deck.  Mr. DeVine asked that if the 
application was approved that there be a stipulation that the deck never be enclosed. 
 
     Ms. Miller felt that lowering the height of the proposed deck might help with their views.   
 
     Mr. Larry Slachta of 9 West Kimberly Avenue was sworn and testified that his main 
concern was how the proposed porch would impact the parking on the property.   
 
     The Board discussed the parking.   
 
     The Public Session was closed. 
 
     Mr. Snyder requested that the Board approve the application as submitted.  
 
     The Board felt that the proposed porch would improve the look of the home but were 
concerned with the sight alignment down the street.   



 

 

 
     Mr. Snyder asked that the application be carried to the June 8, 2011 meeting to determine 
the alignment of the street.  Mrs. Schnell polled the Board as to whether the application 
should be carried.  The Board decided to carry the application to the June 8, 2011 meeting 
with a fee.   
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     Mrs. Sicheri announced that the application would be carried to the June 8, 2011 meeting 
and that no further notice would be given.   
 

*  *  *  *  *  *  *   
  
     Under Old Business the Board discussed proposed Ordinance No. 11-15C regarding 
small wind energy systems.        Southwick moved, seconded by Applegate to support the 
Ordinance as written.  The following roll call vote was recorded: Applegate, Bayard, 
Konnor, Leonetti, Monaco, Schnell, Southwick, VanBuren, Moran and Ternyila all voted 
YES.   
     

*  *  *  *  *  *  * 
     
     Under Discussion, the Board discussed the proposed checklist.    

 
*  *  *  *  *  *  *   

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

    
*  *  *  *  *  *  *   

 
    The Board went into closed session to discuss pending litigation.     
 

*  *  *  *  *  *  *   
 
            
     The meeting was adjourned at 9:20 P.M. 
 
 
______________________________                       _______________________________ 
LYNNE J. SCHNELL                                             JEFFREY C. KONNOR 
CHAIRMAN                                                             VICE CHAIRMAN 
 


