
 

 

 

 

 

RUMSON PLANNING BOARD  

JULY 13, 2020 

MINUTES 

 

The regularly scheduled meeting was called to order at 7:30 pm with a 

salute to the flag, followed by a roll call of:  Chairman Lospinuso, 

Councilman Rubin, Councilman Casazza, Mr. Clark, Mrs. White, Mrs. Ford, 

Mrs. Baret, Mr. Shanley, Mr. Barham, Mr. Ciambrone.  

Absent:  None 

 

Also present:  Michael B. Steib, Esq., Thomas Rogers, Administrator, Fred 

Andre', Zoning Officer, Tom Neff representing T&M Associates.  

  

The notice requirements of the Open Public Meetings Act were stated as 

being met. 

 

Fred Andre’ and Thomas Neff were sworn in.   

 

Chairman Lospinuso asked for any comments on the March 9, 2020 Minutes. 

Councilman Rubin made a Motion to approve the Minutes as submitted; 

Seconded by Councilman Casazza. 

Roll call vote:  

Ayes:  Chairman Lospinuso, Mr. Clark, Councilman Rubin, Councilman  

       Casazza, Mrs. Baret, Mr. Barham, Mr. Ciambrone 

Nays:  None 

Abstain: Mr. Shanley, Mrs. White, Mrs. Ford  

 

Mr. Steib submitted a Resolution approving an extension of the 190-day 

filing period to perfect the subdivision for property located at 7 

Somerset Drive, Block 18, Lot 41.01 for the Board’s review.  

 

After discussion and review Mr. Clark made a motion to approve the 

Resolution as submitted; Seconded by Councilman Casazza.  

Roll call vote:   

Ayes:  Chairman Lospinuso, Mr. Clark, Councilman Rubin, Councilman  

       Casazza, Mrs. Baret, Mr. Barham, Mr. Ciambrone 

Nays:  None 

Abstain:  Mr. Shanley, Mrs. White, Mrs. Ford 

 

Mr. Steib submitted a Resolution supporting the capital review for 

Forrestdale / Deane – Porter Elementary Schools for property located at 

60 Forrest Avenue, Block 44, Lot 15 for the Board’s review.  

 

After discussion and review Councilman Casazza made a motion to adopt the 

Resolution; Seconded by Mrs. Baret 

Roll call vote:   

Ayes:  Chairman Lospinuso, Mr. Clark, Councilman Rubin, Councilman  

       Casazza, Mrs. Baret, Mr. Barham, Mr. Ciambrone 

Nays:  None 

Abstain:  Mr. Shanley, Mrs. White, Mrs. Ford 

 



 

 

Mr. Steib submitted a Resolution supporting the capital review for 

Rumson-Fair Haven Regional Highschool for property located at 74 Ridge 

Road, Block 58, Lot 1 for the Board’s review.  

 

After discussion and review Councilman Casazza made a motion to adopt the 

Resolution; Seconded by Councilman Rubin. 

Ayes:  Chairman Lospinuso, Mr. Clark, Councilman Rubin, Councilman  

       Casazza, Mrs. Baret, Mr. Barham, Mr. Ciambrone 

Nays:  None 

Abstain:  Mr. Shanley, Mrs. White, Mrs. Ford 

 

Mr. Steib announced that the Section 31 capital review for the 

Forrestdale / Deane – Porter Elementary Schools be presented for the 

Board’s information.   

 

John Bormann, the Superintendent of the Rumson School District, advised 

the Planning Board that the proposal is an acquisition of property to be 

added to the existing school tract.  The subject property is located at 

the corner of Forrest Avenue and Narumson Street.  

 

Tom Rogers, the Borough Administrator, advised the Board that the Borough 

entered into an agreement to purchase the property on behalf of the 

school. The existing home at the property will be demolished in the 

coming weeks and the land will be turned over to the school for the 

purchase price and the cost of the demolition.  

 

Chairman Lospinuso opened the presentation for public questions and/or 

comments.  John Blatt residing at 89 Rumson Road asked whether the 

subject property was ever a viable option for the Affordable Housing 

Element. Mr. Rogers advised that it was not at this time because it made 

more sense to join the property with the school’s tract.  

  

There being no further public questions and/or comments, the public 

portion was closed.    

 

After further discussion Councilman Rubin made a motion in support of the 

presentation; Seconded by Mr. Clark. 

Roll call vote:   

Ayes:  Chairman Lospinuso, Mr. Clark, Councilman Rubin, Mrs. White, Mrs.  

       Ford, Mrs. Baret, Mr. Shanley, Mr. Barham, Mr. Ciambrone 

Nays:  None 

Abstain:  Councilman Casazza 

 

Mr. Steib announced that he has reviewed the service for the minor 

subdivision application for Alan Trent, Michael and Korinne Timpone for 

properties located at 5 Osprey Lane and 87 Rumson Road and the Board has 

jurisdiction to hear the matter.  However due to technical difficulties 

the matter will be carried to the September 14, 2020 Planning Board 

meeting without further notice being required unless there are some 

changes in the relevant information. 

 

Mr. Steib announced that the continued application from January 6th 

meeting of Michael McCarty for property located at 3 Blackpoint Horseshoe 



 

 

be presented to the Board.  Mr. Steib reviewed the current notice and the 

Board has jurisdiction to hear the revised application.  

 

Mr. Steib stated that the Board is in receipt of the following exhibits:  

A-8 T&M Associates Report dated 6/18/2020; A-9 Minor Subdivision Plan 

dated 6/1/2020.  

 

Rick Brodsky, Esquire, from the Ansell, Grimm and Aaron law firm, 

representing the applicant addressed the Board.  Mr. Brodsky stated that 

the application has been revised since the last hearing date and is now a 

variance-free application.   

 

Daniel J. O’Hern, Esquire from the Byrnes, O’Hern and Heugle law firm 

representing objectors McCane, Thomas, Lawrence and Muss, addressed the 

Board.  Mr. O’Hern advised the Board that the objectors have obtained a 

planner, who reviewed the revised plans and that he is of the opinion the 

proposal is not variance-free.  Mr. Steib advised the Board that the 

Board Engineer has not identified any variances being required and the 

determination is at the Board’s discretion whether variances are required 

and that the notice is defective.   

 

Mr. Brodsky introduced David Cranmer, a New Jersey licensed engineer/ 

planner.  Mr. Cranmer was sworn in and the Board accepted his 

credentials.  Mr. Cranmer testified that the applicant proposes to 

subdivide the tract into two new single-family building lots and the 

existing dwelling, driveway, walkways, decks and pool will be removed.  

 

Mr. Cranmer supplied a colorized Minor Subdivision Plan, which was marked 

A-10.  

 

Mr. Cranmer explained that revisions have been made to the proposal to 

conform to Ordinance Section 22-7.32, which permits the yard bordering on 

a river or navigable waterway to be designated as the front yard, if the 

water frontage conforms to the minimum lot frontage for the zone. This 

has been applied to the proposed Lot 1.02, the interior lot located on 

Blackpoint Horseshoe.  

 

Proposed Lot 1.02 will consist of 67,550.33 square feet or 1.5507 acres 

and has 99.54 feet of frontage on Blackpoint Horseshoe and 153.39 feet of 

water frontage along the Navesink River.  

 

Lot 1.01, which is a corner lot, will consist of 89,243.97 square feet or 

2.0488 acres and will have 205.46 feet of frontage on Blackpoint 

Horseshoe, 503 feet of frontage along Navesink Avenue and 153.40 feet of 

water frontage along the Navesink River.  

 

Mr. Cranmer testified that he examined the minimum lot shape circle on 

Lot 1.02 and it conforms with the intent of the ordinance.  The lot shape 

circle cannot be encumbered by freshwater wetlands and must be tangent to 

a front yard setback line.   

 

Tom Neff clarified that the lot shape ordinance does not require that the 

house be built within that shape.  It’s just a measurement of the lot. 

There is nothing that states that the house must be built within that 



 

 

circle.  A house could be located outside of the lot shape circle on a 

large piece of property.  

 

Mr. Cranmer reviewed the tree removal permit and tree inventory of the 

property. The applicant will be installing street trees as required by 

the Borough.  

 

Mr. O’Hern cross-examined Mr. Cranmer’s testimony regarding the setback 

determinations.   

 

Chairman Lospinuso opened the testimony for public questions.  There 

being none, the public question portion was closed. 

 

Mr. Brodsky reserved his right to continue the applicant’s presentation.  

 

Mr. O’Hern introduced Peter G. Steck, a New Jersey licensed planner.  Mr. 

Steck supplied a diagram with Ordinance Section 22-2.4 definition, which 

was marked O-1.   

 

Mr. Steck testified that the applicant has essentially gerrymandered the 

lot shape circle and developed its own definition of where the circle 

should be. In his opinion the applicant’s placement of the circle does 

not comport with the requirements of the ordinance, therefore a variance 

is needed and has not placed any testimony on the record to justify the 

grant of the variance.  The notice does not include any variance request 

and does not inform the public of the true nature of the application. 

 

Mr. Steck reviewed the language in the ordinance for usable lot area and 

the applicant’s zoning schedule is incorrect.  In Mr. Steck’s opinion the 

lot is too narrow at the southern end and it’s too environmentally 

constrained at the northern end to support the lot shape circle.   

 

Mr. Brodsky cross-examined Mr. Steck’s testimony. Mr. Steck reiterated 

that the front yard is to be measured 75 feet back from the front lot 

line for placement of the 100-foot diameter circle.  Mr. Steck also 

indicated that Mr. Neff’s analysis of a variance being required for the 

lot shape circle is incorrect.   

  

Chairman Lospinuso opened Mr. Steck’s testimony for public questions.  

There being none, the public question portion was closed.  

 

Mr. O’Hern called Fritz Thomas.  Mr. Thomas residing at 5 Blackpoint 

Horseshoe was sworn in. Mr. Thomas stated that there was only been one 

conversation about the original application with the neighbors and not 

several.  Mr. Thomas objects to the aesthetics of the proposal on a 

gateway property in the neighborhood and subdividing the parcel gives the 

appearance of two homes being shoe-horned in.  He feels this will affect 

property value in the neighborhood and should be considered a major 

development and will impact drainage in the area. 

 

Mr. Brodsky cross-examined Mr. Thomas.   

 

Mr. O’Hern called Quinn McCane.  Mr. McCane residing at 4 Blackpoint 

Horseshoe was sworn in.  Mr. McCane objects to the subdivision, the 



 

 

current condition of the property and reiterated the statements of Mr. 

Thomas.  

 

Mr. Brodsky cross-examined Mr. McCane.  

 

Mr. O’Hern called Robert Brett Lawrence.  Mr. Lawrence residing at 20 

Edgewood Road and owner of 7 Blackpoint Horseshoe was sworn in.  Mr. 

Lawrence also reiterated statements made by Mr. Thomas and Mr. McCane.  

Mr. Lawrence objects to the subdivision and questioned the tree removal 

permit and lack of landscaping plan.   

 

Mr. Brodsky cross-examined Mr. Lawrence.  

 

Chairman Lospinuso opened the testimony for public questions.  There 

being none, the public question portion was closed.  

 

Mr. Brodsky recalled Mr. Cranmer to supply redirect testimony.  Mr. 

Cranmer clarified his measurement and analysis of the lot shape circle 

and usable lot area.   

 

A brief recess is taken.  

 

Mr. Brodsky requested the application be carried to the next available 

meeting to allow the applicant’s and objector’s professionals to supply a 

summary and/or any supplemental testimony.   

 

Mr. Steib announced that the application will be carried to the September 

14, 2020 Planning Board meeting with notice being required. Chairman 

Lopsinuso stated that all submissions must be received no later than 

September 1, 2020. 

 

Mr. Steib advised the Board that no Executive Session was necessary. 

 

There being no further business before the Board, the meeting was 

adjourned at approximately 10:40 p.m. 

  

The August 3, 2020 Planning Board meeting has been cancelled.  

 

The next scheduled meeting is September 14, 2020 at 7:30 p.m.   

  

Respectfully submitted,  

Michele MacPherson 

 

 


