
 

RUMSON ZONING BOARD   

DECEMBER 15, 2020 

MINUTES 

 

The virtual meeting was called to order at 7:30 pm with a salute to the 

flag, followed by a roll call of: Chairman Brodsky, Mr. Blum, Mr. 

Hofferber, Mrs. Carras, Mrs. Kirkpatrick, Mr. Shissias, Mrs. McGill 

Absent: Mr. Torcivia, Mr. Izzo 

 

Also present, Bernard Reilly, Esq., Fred Andre', Zoning Officer, Eric 

Paone Hurd, Moderator  

  

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

being met. 

 

Fred Andre’, the Borough Zoning Officer was sworn in. 

 

APPLICATIONS:  

 

Chairman Brodsky announced the continued application of 077RE, LLC, for 

property located at 85 Blackpoint Road be presented for the Board’s 

consideration. Rick Brodsky, Esquire from the Ansell, Grimm and Aaron law 

firm representing the applicant addressed the Board.  Mr. Brodsky 

recalled Anthony Condouris, a New Jersey licensed architect.  Mr. 

Condouris was sworn in at the November 17th meeting and remains under 

oath.     

 

Mr. Condouris described the revisions made to the plans, which were 

revised through December 3, 2020.  Mr. Condouris stated the side yard 

setback on Blackpoint Road has been increased to seven feet in response 

to concerns of the Board and neighboring property owner.  The Center 

Street facade has been enhanced, which increases the building coverage by 

14 square feet. Mr. Condouris described the revised architectural 

features in detail.  The revisions make the house appear more symmetrical 

and traditional.  The six-foot fencing will be brought up to the line of 

the structure on Center Street side and then it will drop down to a 

three-foot fence.  The applicant has submitted a landscape plan to 

enhance the buffering between the two properties on Blackpoint Road.  The 

applicant intends to try and save the existing Holly tree and the 

existing Cedar tree in the front will remain.   

 

Chairman Brodsky opened the application for public questions and/or 

comments.  Charles Peter Hopkins, II, Esquire residing at 29 Center 

Street complimented the revisions made to the plans and thanked the 

applicant for their cooperation.   

 

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

portion was closed.   

 

Chairman Brodsky asked the pleasure of the Board. Mr. Blum made a motion 

to approve the application as revised; Seconded by Mr. Hofferber. 

Roll call vote:   

Ayes:  Chairman Brodsky, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs. 

       Kirkpatrick, Mr. Shissias, Mrs. McGill    



 

Nays:  None 

 

Chairman Brodsky announced that the continued application of Michael and 

Megan Farina for property located at 25 Second Street be presented for 

the Board’s consideration.  Michael Farina, the property owner, was sworn 

at the November 17th meeting and remains under oath. 

 

Mr. Farina stated that the plans have been revised with a six-foot fence 

running along the north side of the yard adjacent to his neighbor’s 

property, along the rear of the property there will six-foot fencing half 

the length and then grade down to a four-foot fence allowing for better 

visibility for vehicular traffic. The existing tree on the property line 

will be removed.   

 

Mr. Farina recalled Andrew Stockton, a New Jersey licensed engineer.  Mr. 

Stockton was sworn at the November 17th meeting and remains under oath.  

Mr. Stockton described the revisions made to the plans.   

 

Chairman Brodsky opened the application for public questions and/or 

comments.  Megan O’Connor potential owner of 18 Church Street was sworn 

in.  Ms. O’Connor questioned the transition of the fencing height and the 

style.  Mr. Farina responded that he felt the stepped down was more 

aesthetic than the abrupt height reduction and is willing to make the 

four-foot section straight and parallel to the side lot line.  The style 

of fencing style was acceptable to the other concerned neighbors.   

 

Nancy and Dan Petrucelli residing at 22 Second Street were sworn at the 

November 17th meeting and remain under oath.  Mr. and Mrs. Petrucelli 

reiterated their concerns regarding the runoff and drainage.  Mr. 

Stockton advised that the final drainage and grading plans will be 

reviewed and approved by the Board and the Board’s professionals. 

 

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

portion was closed.   

 

Chairman Brodsky asked the pleasure of the Board. Mr. Hofferber made a 

motion to approve the application as revised; Seconded by Mrs. 

Kirkpatrick.  

Roll call vote:   

Ayes:  Chairman Brodsky, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs. 

       Kirkpatrick, Mr. Shissias, Mrs. McGill    

Nays:  None 

 

Chairman Brodsky announced that the application of Russel and Teddi Smith 

for property located at 16 North Ward Avenue be presented for the Board’s 

consideration.  

 

Mr. Shissias recused himself from hearing the application.   

 

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

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

the proposal is to raze the existing residence and accessory buildings 

and construct a new single-family residence, in-ground pool and detached 

garage at the premises.  Mr. Brodsky explained that although the property 



 

is 1.08 acres and is conforming in lot size, it is a long, narrow corner 

lot.  The property is currently nonconforming in minimum lot width and 

frontage, and corner lot shape.  New variances being requested are for 

the secondary building front setback of 32 feet, and the proposed garage 

doors facing Meadow Lane. 

 

Mr. Brodsky introduced Michael Monroe, a New Jersey licensed architect.  

Mr. Monroe was sworn in and the Board accepted his credentials.  Mr. 

Monroe described the existing conditions at the premises.  The proposal 

is to reduce the three access points to the property to one on North Ward 

Avenue and one on Meadow Lane.  Mr. Monroe described the architectural 

details of the dwelling.  The proposed two-car attached garage will face 

Meadow Lane and have the carriage-house-type doors matching the style of 

the residence.  

 

Chairman Brodsky opened the application for public questions and/or 

comments.  Christopher Harrison residing at 12 North Ward Avenue was 

sworn in.  Mr. Harrison spoke in favor of the application.  T.K. Smith 

and Harley Mulheren-Smith residing at 14 North Ward Avenue were sworn in 

and spoke in favor of the application.  Lisa Tortolani residing at 18 

North Ward Avenue was sworn in.  Ms. Tortolani also spoke in favor of the 

application.   

 

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

portion was closed.   

 

Board Members questioned the discrepancy in the garage size on the 

architectural plans and site plans that were submitted.  Mr. Monroe 

stipulated that the garage will be 440 square feet according to the site 

plan and revised architectural plans will be submitted.   

 

Chairman Brodsky asked the pleasure of the Board. Mrs. Carras made a 

motion to approve the application as submitted; Seconded by Mrs. 

Kirkpatrick.  

Roll call vote:   

Ayes:  Chairman Brodsky, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs,  

       Kirkpatrick, Mrs. McGill   

Nays:  None 

Recused:  Mr. Shissias 

 

Mr. Shissias resumes his place on the Board. 

 

Chairman Brodsky announced that the application of Rafael and Daria 

Rivera for property located at 155 Ridge Road be presented for the 

Board’s consideration.   

 

F. Bradford Batcha, Esquire representing the applicants addressed the 

Board.  Mr. Batcha stated that the applicants were unaware that they 

could not store their recreational vehicle in the front yard.  The 

property is very large, however there are restricted on access to the 

rear of the property due to environmentally sensitive areas located 

there.   

 



 

Mr. Batcha introduced Dr. Rafael Rivera, the property owner.  Dr. Rivera 

was sworn in.  Dr. Rivera described the RV as 25-and-a-half-foot long, 

classy motor home.  The vehicle has been stored at the rear of the 

property behind the existing garage for the past three years with limited 

area for any repair/maintenance work and maneuverability. The driveway 

gates will be relocated and made compliant with the ordinance.   

 

Mr. Batcha introduced Maeve Desmond, a New Jersey licensed planner.  Ms. 

Desmond was sworn in and the Board accepted her credentials. Ms. Desmond 

described the property consists of 5.27 acres.  It is a very deep and 

heavily wooded lot.  The property is constrained by the presence of 

wetlands, a stream, and associated transition areas.  

 

There are two variances being requested.  One is to allow an RV to be 

parked in the front yard and to create an auxiliary driveway in the 

westerly front yard in order to store the vehicle at the premises.  The 

current driveway entrance gate will be relocated to comply with the 

required setback.  Ms. Desmond reviewed the positive and negative 

criteria for the Board.  Ms. Desmond explained a series of photographs of 

the subject property and surrounding properties.   

 

Ms. Desmond stated that the grant of the variances will not substantially 

impair the intent and purpose of the zone plan and Master Plan of the 

Borough.   

 

Chairman Brodsky opened the application for public questions and/or 

comments. Matthew Jacobson, owner of property located at 172 Rumson Road 

was sworn in and expressed concern with location of the RV at the 

property.  

 

Board Members expressed concerns with the proposed location of the RV 

storage and the second access driveway.  Mr. Batcha requested that the 

application be carried to the next available date to allow the 

application to be revised.    

 

Mr. Reilly announced that the application will be carried to the January 

19, 2021 at 7:30 pm without further notice being required.   

 

Brief recess is taken.  

 

Chairman Brodsky announced that the application of Katherine Thompson for 

property located at 145 Blackpoint Road be presented for the Board’s 

consideration.  Mark Aikins, Esquire representing the applicant addressed 

the Board.  Mr. Aikins introduced Steven Krog, a New Jersey licensed 

landscape architect.  Mr. Krog was sworn in and the Board accepted his 

credentials.   

 

Mr. Krog described the existing conditions at the subject premises. Mr. 

Krog testified that the proposal is to raze the existing dwelling and 

construct a new single-family residence, an in-ground pool and proposes a 

circular driveway with two curb cuts. Mr. Krog explained that the three 

large Red Oaks will be protected under the proposal.  The trees being 

removed are not considered significant specimens and a tree removal, 

mitigation and landscape plans will be submitted for approval.  Mr. Krog 



 

described the existing topography of the property and the proposed 

grading plan. 

 

Mr. Aikins introduced James Anderson, a New Jersey licensed architect.  

Mr. Anderson was sworn in and the Board accepted his credentials.  Mr. 

Anderson described the proposed two-story residence with a two-car garage 

connected by a covered walkway and the architectural details being 

proposed.  

 

Mr. Aikins introduced Patrick Ward, a New Jersey licensed engineer and 

planner.  Mr. Ward was sworn in and the Board accepted his credentials.  

Mr. Ward explained the rationale for requesting a variance for two curb 

cuts on Blackpoint Road.  The property has over 140 feet of frontage 

where 75 feet is permitted.   

 

Mr. Ward stated the proposed driveway is more aesthetically pleasing and 

enhances the vehicular and pedestrian safety. The application complies 

with the maximum floor area ratio, setback requirements, building 

coverage, lot coverage and building height. The only variance being 

sought is for the maximum floor area of 4,125 square feet. The 

application provides adequate light, air and open space. The grant of the 

variance will not substantially impair the intent and purpose of the zone 

plan.  The benefits of granting the variance outweighs any detriment.    

 

Chairman Brodsky opened the testimony for public questions and/or 

comments.  John Maldjian residing at 147 Blackpoint Road was sworn in.  

Mr. Maldjian spoken in favor of the application.  There being no further 

public questions and/or comments, the public portion was closed.  

 

Chairman Brodsky asked the pleasure of the Board.  Mr. Shissias made a 

motion to approve the application as presented; Seconded by Mr. 

Hofferber.  

Roll call vote:   

Ayes:  Chairman Brodsky, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs.  

       Kirkpatrick, Mr. Shissias, Mrs. McGill  

Nays:  None 

 

RESOLUTIONS 

 

Mr. Reilly submitted a Resolutions approving the following applications: 

Craig Cummings for property located at 1 Brookside Drive, Block 84, Lot 

1; 0775E, LLC for property located at 85 Blackpoint Road, Block 62, Lot 

1; Scott Elsas for property located at 26 Tuxedo Road, Block 124, Lot 21.  

Mr. Blum made a motion to approve the Resolutions as submitted; Seconded 

by Mr. Hofferber. 

Roll call vote: 

Ayes:  Chairman Brodsky, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs.  

       Kirkpatrick, Mr. Shissias, Mrs. McGill  

Nays:  None 

 

Chairman Brodsky asked for comments on the November 17, 2020 Zoning Board 

Minutes. Mr. Blum made a Motion to approve the Minutes as submitted; 

Seconded by Mrs. Kirkpatrick. By voice vote the November 17, 2020 Zoning 

Board Minutes were approved. 



 

 

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

adjourned at approximately 11:00 p.m.  

 

The next scheduled virtual meeting will be January 19, 2021 at 7:30 p.m. 

 

Respectfully submitted,  

Michele MacPherson  

 

 

 


