
 

RUMSON ZONING BOARD  

February 16, 2021 

MINUTES 

 

The regularly scheduled 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. Torcivia, Mr. Blum, Mr. Hofferber, Mrs. Carras, Mrs. Kirkpatrick, Mr. 

Shissias, Mrs. McGill, Mr. Izzo  

Absent: None 

 

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

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. 

 

Chairman Brodsky announced that the continued application of North Star, 

LLC for property located at 45 Washington Street be presented for the 

Board’s consideration.   

 

Mr. Shissias recused himself from hearing the application.   

 

Dante M. Alfieri, Esquire from the Cleary, Giacobbe, Alfieri, Jacobs law 

firm, representing the applicant addressed the Board.  

 

Mr. Alfieri recalled Alec P. Shissias, the project architect.  Mr. 

Shissias was sworn in at the 1/19/2021 meeting and remains under oath. 

Mr. Shissias explained the revisions made to the plans.  Mr. Shissias 

testified that side yard setback variance has been eliminated from the 

original proposal.  The front yard setback has been decreased and the 

building coverage has been reduced from 1,336 square feet to 1,275 square 

feet.  The floor area has been reduced from 2,200 square feet to 2,134 

square feet.  The existing nonconformities have been changed or 

increased.  Mr. Shissias supplied the estimated setbacks on neighboring 

properties.   

 

Mr. Alfieri stated that the Board was concerned with the Holly tree 

located in the front left portion of the property, which is a significant 

specimen tree.  

 

William Brooks, Borough Arborist, was sworn at the last hearing and 

remains under oath.  Mr. Brooks stated that he examined the revised 

detailed plans and the Holly tree falls within the necessary footprint of 

the dwelling and is permitted to be removed.   

 

Mr. Alfieri stated that the applicant is willing to replace this tree 

with three 10- to 12-foot Holly trees.   

 

Chairman Brodsky opened the testimony for public questions and/or 

comments. Steve Wondrasch residing at 44 Bingham Avenue was sworn in.  

Mr. Wondrasch questioned the footprint of the home, the rear and side 

setback. Mr. Shissias stated that the footprint has been reduced and the 



 

rear yard setback has stayed the same as it was originally presented, and 

the side yard setback has been increased slightly from 7.4 feet to eight 

feet.  Mr. Wondrasch had no objection to the removal of the Holly tree 

and appreciates the enhanced landscaping proposed.  

 

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

portion was closed.  

 

After further Board discussion, Chairman Brodsky asked for the pleasure 

of the Board.  Mr. Torcivia made a motion to approve the plans as 

revised; Seconded by Mrs. Carras.  

Roll call vote:   

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

       Kirkpatrick, Mrs. McGill, Mr. Izzo 

Nays:  Mr. Blum 

 

Mr. Shissias resumed his seat on the dais.   

 

Chairman Brodsky announced that the application of Brad and Katie Weber 

for property located at 78 Bingham Avenue be presented for the Board’s 

consideration.  

 

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

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

the application is to construct a new porte-cochere over the existing 

driveway with a second-floor addition at the existing premises.   

 

Mr. Brodsky introduced Paul Grabowski, a New Jersey licensed architect.  

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

Grabowski described the existing conditions at the property.  He 

testified that in 2016 a second-floor addition was added to the home and 

the applicant wishes to increase the living space on the second floor.  

Mr. Grabowski described the architectural details of the proposal.   

 

Mr. Brodsky introduced Marc Leber, a New Jersey licensed engineer and 

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

Mr. Leber supplied the Board with a series of photographs of the existing 

home, which were marked A-1.  Mr. Leber described the conditions of the 

existing property.  A colorized version of the proposed plans was 

supplied and marked A-2.   

 

Mr. Leber testified that the residence is currently nonconforming in 

front yard setback and side yard setback requirements, which do not 

change under this proposal.  The new construction will increase the side 

setback nonconformity with a combined side yard setback of 12.18 feet 

where 19 feet is required.  The building coverage is 2,140 square feet 

and 2,130 square feet is permitted.   

 

Mr. Leber testified that the proposal will be cause substantial detriment 

to the public good.  The grant of the variances will not impair the 

intent and purpose of the zoning ordinance or zone plan.  The application 

provides adequate light, and open space; and promotes a desirable visual 

environment through creative development techniques.   

 



 

Chairman Brodsky opened the testimony to public questions and/or 

comments.  There being none, the public portion was closed. 

 

Board Members expressed concern with the massing of addition on a narrow 

lot and the relief being sought.  

 

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

available meeting to allow the applicants to revisit their proposal.   

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

16, 2021 meeting without notice being required.   

 

Chairman Brodsky announced that the application of Steven and Janice 

Weinreh for property located at 77 Waterman Avenue be presented for the 

Board’s consideration.   

 

Brooks Von Arx, Esquire representing the applicants addressed the Board.  

Mr. Von Arx stated that the application is covert unfinished space over 

the existing attached garage into an exercise room. The proposal will 

increase the floor area to 3,879 square feet where 3,500 square feet is 

permitted.  There will be no exterior alterations to the structure.  Mr. 

Von Arx introduced Janice Sartori Weinreb, the property owner.  Mrs. 

Weinreb was sworn in and testified that the access to this space is 

through an existing bedroom.   

 

Chairman Brodsky opened the testimony for public questions and/or 

comments.  There being none, the public portion was closed.   

 

After further discussion, Chairman Brodsky asked for the pleasure of the 

Board.  Mrs. Kirkpatrick made a motion to approve the application as 

presented; Seconded by Mr. Shissias. 

Roll call vote:   

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

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

Nays:  None 

 

Chairman Brodsky announced that the application of David and Patricia 

Springsteen for property located at 11 Highland Avenue be presented for 

the Board’s consideration.  

 

Mark Aikins, Esquire representing the applicants addressed the Board.  

Mr. Aikins introduced Robert W. Adler, Jr., a New Jersey licensed 

architect.  Mr. Adler was sworn in and the Board accepted his 

credentials.  

 

Mr. Adler described the existing conditions of the subject property.  The 

application is to raze the existing residence and construct a new single-

family residence with a two-car attached garage, front covered porch, 

pool with a spa and water trough at the premises.  The property is sloped 

from the street down to the water in the rear.  Mr. Adler described the 

interior floor plans of the new home.  The new residence will not be in 

the Flood Zone.   

 

Mr. Aikins introduced Andrew Janiw, a New Jersey licensed planner.  Mr. 

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



 

testified that the new construction will create nonconformities in 

maximum building coverage, floor area and building height.  The lot is 

oversized with 12,682 square feet in a 6,000 square foot minimum zone.  

The benefits of the variance relief being sought outweigh any detriments. 

The application provides adequate light, air and open space and cures 

some setback and coverage issues.  The height measured from the street is 

compliant. This application fits in with the character of the 

neighborhood and is an attractive addition to the community.    

 

There is no substantial detriment to the public good, the zone plan, 

zoning ordinances or Master Plan of the Borough.   

 

Chairman Brodsky opened the testimony for public questions and/or 

comments.  Fred Testa residing at 15 Highland Avenue was sworn in.  Mr. 

Testa spoke in favor of the application and questioned the new grading.  

Mr. Adler explained there will be a swale on the property to prevent any 

runoff and the grading and drainage plans will be reviewed and approved. 

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

portion was closed.   

 

Board Members expressed concern with the height and massing of the new 

residence in relation to the surrounding homes and questioned the 

cellar/basement area analysis. 

 

Mr. Aikins requested that the application be carried to the next 

available meeting to allow the applicant to provide additional testimony 

for the Board’s consideration.  

 

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

16, 2021 Planning Board meeting at 7:30 p.m. with no further notice being 

required.  

 

Chairman Brodsky announced that the application of Atlantic Builders 

Custom Homes, LLC, for property located at 20 Shrewsbury Drive 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 introduced 

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

sworn in and the Board accepted his credentials.  

 

Mr. Condouris testified that the application is to raze the existing 

residence and detached garage and construct a new single-family 

residence, detached garage and in-ground pool at the existing premises.  

The property is currently nonconforming in lot area, lot width and 

frontage and corner lot shape.  The lot is undersized in the R-2 Zone. 

New construction will create nonconformities in the side setback, 

building coverage and the proposed garage doors will be facing Shrewsbury 

Drive.   The new residence will be elevated to comply with the required 

Base Flood Elevation.   

 

Mr. Condouris described the existing conditions of the property and 

explained the proposed architectural details of the proposal.  The only 

structure in violation of the front setback is the porte-cochere on the 



 

west side of the home, which is proposed at 10.4 feet and 27 feet is 

required and contributes to the overage in building coverage of 335 

square feet.  Mr. Condouris described the surrounding properties.  

 

Chairman Brodsky opened the testimony for public questions and/or 

comments.  Eveline Brownstein residing 39 Rumson Road was sworn in.  Ms. 

Brownstein stated that the rear lot mentioned during the testimony is her 

backyard and not vacant property.  A grading plan will be submitted for 

review and approval. Lori Krikorian residing at 43 Rumson Road was sworn 

in. Ms. Krikorian questioned the location of the pool and garage in 

relation to her property, the viability of developing an undersized lot 

and suggested that the grading and drainage plan be distributed to all 

the surrounding neighbors. Mrs. Krikorian’s questions and concerns were 

addressed.    

 

Mr. Reilly announced that due to the lateness of the meeting the 

application will be carried to the March 16, 2021 Planning Board meeting 

without notice being required.   

 

Mr. Reilly submitted a Resolution approving the application of Kevin 

Chieff for property located at 13 Bay Street, Block 68, Lot 12.            

After review and discussion, Mr. Torcivia made a motion to adopt the 

resolutions as submitted; Seconded by Mr. Hofferber. By voice vote the 

Resolution is adopted.  

 

Mr. Reilly submitted a Resolution approving the revised application of 

North Star, LLC for property located at 45 Washington Street, Block 30, 

Lot 14.  After review and discussion, Mrs. Carras made a motion to adopt 

the Resolution with conditions; Seconded by Mr. Torcivia. By voice vote 

the Resolution is adopted with Mr. Blum abstaining from the vote.  

 

Chairman Brodsky asked for comments on the January 19, 2021 Zoning Board 

Minutes. Mrs. Kirkpatrick made a Motion to approve the Minutes with 

corrections; Seconded by Mrs. McGill. By voice vote the January 19, 2021 

Minutes were approved. 

 

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

adjourned at approximately 11:00 p.m.  

 

The next scheduled meeting will be March 16, 2021 at 7:30 p.m. 

Respectfully submitted, 

Michele MacPherson  

 

 

 


