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Present: Schwartz, Martinelly, Murphy, Ventre, Schuster, Edwards, Carnes   

  Kennedy (attorney) 

             Cranmer (Engineer)  

Absent :           Canonico, Daly  

 

Chairman Schwartz called the meeting to order @ 7:30 pm 

 

Salute to the flag, roll call, open public statement read. 

 

Minutes:   none 

 

Correspondence:  

Goodwill Industries of Southern NJ & Phila. Pa 

Bl: 13, Lot: 12 

 

Request received from Goodwill Industries to extend their January 8, 2014 site plan 

approval for a period of 1 year to June 2017. 

 

After a brief discussion of the board Mr. Thomas Warren the board agreed to grant the 

extension as requested with the condition of only 1 year and the completion of the 

conditions of approval from Mr. Cranmer. 

 

A motion was made by Mr. Murphy, seconded Ms. Martinelly to extend Goodwill 

Industries approval with a time frame of 1 year. 

Roll Call: 

Affirmative: Schwartz, Martinelly, Murphy, Ventre, Schuster, Carnes 

Negative: None 

 

No resolution, letter will be forwarded to Mr. Warren with the boards comments. 

 

Mr. Edwards arrived 7:38 pm 

 

Oath of Office:  Mr. Monte Edwards Alt #1 

 

PB Rep Report 

Ms. Martinelly reported that the Resolutions for World Jeep – for a Lube Center was 

adopted & M/M Ibraham for solar panels in the Historic District.  
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Rajaraman Children’s Trust:   Adoption of Resolution 

Bl: 70.01, Lot: 4.03 

 

A motion was made by Mr. Schuster, seconded by Mr. Murphy to adopt the resolution for 

a generator in the front yard area, with conditions for Dr. Rajaraman, Ave at the Common 

as modified. 

Roll Call: 

Affirmative: Martinelly, Murphy, Ventre, Schuster, Edwards 

Negative: None 

 

Unfinished Business: 

 

Shore Investments LLC d/b/a QuickChek: 

Request to be carried to the June 29, 2016 special meeting @ 7:00 pm without further 

notice 

 

Ms. Martinelly stepped down from M/M Fishbein application lives within 200’ 

 

M/M Howard Fishbein:    Bulk Variance for structure in front 

70 Elm Lane 

Bl: 64, Lot: 1 

 

Mr. Kennedy advised that he has reviewed the service that was not sent to the 

homeowners last month, and he finds it adequate. 

 

Mr. Kennedy marked the following: 

A-1:  Development Application, dated 9/24/2015 

A-2:  Survey 

A-3:  Zoning Permit Denial letter, dated 4/7/2015 

 

Ms. Stephanie Fishbein, 70 Elm Lane, was sworn. 

 

Ms. Fishbein testified that she is the owner of the property, she advised she is seeking 

approval for an accessory structure of 12’ x 16’ in the front yard, which already exists. 

This is a wood shed which is sitting on a block foundation with 4’ x 4’s.  They currently 

use the shed for lawn equipment and summer furniture. 

 

Mr. Kennedy advised that they need 2 variances, 1 for the structure in the front yard area 

and a side yard setback where 30’ is required and 12.5’ is being proposed. 

 

Ms. Fishbein explained that their house faces sideways, and not the main road, and she 

felt that her property was being used as a backyard, never occurred to them that it was a 

front yard.  She explained that the remainder of the yard has a water problem and this 

location is the best area on her property. 
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Mr. Frank Procopio, 60 Old Farm Road, lives adjacent to the applicant’s property, was 

sworn.  He explained that his home is located directly behind the applicant’s.  Old Farm 

Road was owned by the town and vacated about 6-7 years ago.  Originally Old Farm 

Road was going to be an entrance to Williamsburg but was not done.  Mr. Procopio had a 

“quick claim deed” to the front half of Old Farm Road and the second half was 

distributed to the remaining homeowners.  He has a right of way to his portion.  There is 

a resolution that all the neighbors had to abide by i.e. feet & restrictions to what could be 

put in the 75’ right of way, and it is shown on the survey, the resolution stipulates that the 

right of way had to be maintained and kept as a clean grassy area etc.   

 

Ms. Fishbein said that she spoke to the neighbor for permission to use their driveway 

when delivering the shed, which was installed about a year ago.  They felt that the 

location was the best for their property and the neighbors.  They have tried to alleviate 

the water situation on their property but it is too costly, they would consider putting up 

shrubs about the shed. 

 

A motion was made by Mr. Murphy, seconded by Mr. Ventre to open the meeting to the 

public.  All approved. 

 

Mr. Frank Procopio, 60 Elm Lane, gave his concerns with the shed at its present location.  

The shed is in the front yard, and has tried to improve his property for the last 15 years, 

and he was advised by Mr. Fishbein that this location was only a temporary spot and 

would be moving it.  There is a water issue on their property, and when the leaves are on 

the trees it is more difficult to view the shed, but he does see the shed out of his front 

door, which is both his front yard and the Fishbein’s front yard, and he is not happy with 

the location of the shed.  He wants his front yard a “see through” area, that is his front 

yard and when he comes down his driveway he doesn’t want to see a shed on the left 

hand.  They have over an acre and half of property, there are dry areas behind the tennis 

court.    Ms. Fishbein said that the shed would be in the middle of the property, and is not 

aware of any conversation between her husband and Mr. Procopio that the shed is going 

to be moved. 

 

Ms. Fishbein said that she doesn’t know where to move the shed that it would be dry 

enough, and she doesn’t know how to fix this.   Mr. Procopio feels that if they went for a 

permit in the beginning we would not be here tonight. 

 

A motion was made by Mr. Ventre, seconded by Mr. Schuster to close the meeting to the 

public.  All approved. 

 

Brief discussion of the board on the placement of the shed on a lot that is 1.73 acres, there 

are questions as to whether this shed can be moved to another location on the property, 

and whether or not this is a hardship in that the shed cannot be relocated.  This is unique 

because this situation only affects 3 neighbors, one of which is here and he does have 

issues with the shed.  Board members felt that the applicant should have talked to the 

neighbors for suggestions as to where they should have placed the shed.  Board members 

felt that the intentions of the Fishbein were sincere with the placement of the shed. 
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Ms. Fishbein advised the board that she has spent time trying to get help in fixing the 

water situation, she is looking for direction as to where they should move the shed to. She 

has had engineers and landscapers looking at the water issues with estimates of from 

$50,000.00 to $150,000.00.  

 

Mr. Kennedy explained that the function of this board is to either approve or deny the 

application, we do not give a time frame in which to move the shed and suggests that  

Ms. Fishbein contact the Code Enforcement Officer for the next step. 

 

A motion was made by Mr. Murphy, seconded by Mr. Carnes to deny the application for 

a bulk variance to allow a 12’ x 16’ accessory structure in the front yard to  

M/M Howard Fishbein. 

Roll Call: 

Affirmative to deny: Schwartz, Murphy, Ventre, Schuster, Edwards, Carnes 

Negative:     None 

 

Resolution:  7/6/2016…………… 

 

Ms. Martinelly returned board table. 

 

Doelger Estate:    Certificate of Continuation of existing non- 

481 Sycamore Ave    conforming use (2 dwellings) 

Bl: 30, Lot: 2 

 

Mr. Kennedy marked the following: 

A-1: Application for Hearing, dated 5/3/2016 

A-2: Narrative of relief requested, prepared by Mr. San Filippo 

A-3: Article Red Bank Register, dated 5/4/1921 

A-4: Census Report from 1920 

A-5: Correspondence to Board Secretary dated 5/6/2016 

 

Mr. Kennedy announced that the applicant was not required to notice for this hearing, as 

this isn’t a variance application for the Certificate of pre- existing non- conforming use, 

for 2 single family homes on one lot.  The Ordinance dated 1948 stipulates that this is not 

permitted.  Mr. Kennedy explained that if the property is sold the bank or buyer will want 

to see that the use is permitted from a zoning stand-point.  Mr. Kennedy read the 

Ordinance into the record. 

 

Mr. Philip San Filippo, Esq represented the applicant. 

 

Ms. Susan Conley, co-executrix of her father’s estate, was estate. 
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Ms. Conley explained that her father passed away in March 11, 2015 and he resided in 

the back house of 481A Sycamore Ave and she resides in the front house 481 Sycamore 

Ave.  Mr. Doelger purchased the house in June 1966, and there were 2 structures on the 

property at that time 2 homes and a garage.  Ms. Conley testified that at the time her 

father purchased the home both homes were occupied one by her parents and the 2nd was 

rented. From June 1998 through 2005 she rented the rear home (481A) and June 1 2005 

to March 11, 2015 she lived in the front house (480 Sycamore Ave) and her Dad moved 

into the rear house.    

 

Ms. Conley testified that as of May 1921 there were 2 dwellings on the property.  She 

researched the history through the Sanborn Maps of Monmouth County for 1914 which 

was purchased by the Grover’s on February 8, 1905 through 1950’ (Exhibit A4).  Ms. 

Conley referred to A-3 Red Bank Register dated 5/4/1921 article “New Shrewsbury 

Bungalow” read into the record “structure formerly a milk house, is now a dwelling”.  

Since 1921 two dwellings have been occupied by the Grover’s and their family members.  

The Grover’s owned the homes until November 14, 1958 until Cary Grover sold the 

property to Dorothy Irving and the property was sold to June 1, 1966 when her parents 

bought the property.  There has been 2 principal dwellings since 1921 up to the present 

time.  The Ordinance not allowing two dwellings was adopted in 1948, but the property 

was used for 27 years prior to the adoption of the Ordinance prohibiting more than 1 

dwelling on the same lot. 

 

Ms. Conley advised that one other application was made in 2012 to replace the former 3 

car garage which was damaged in Superstorm Sandy, replaced with a 2 car garage, 

exhibit A-6 Resolution of approval for the new garage. 

 

Mr. San Filippo asked the board to issue a Certificate of non-conformance  

Under Section 94-6.41B-1 to Ms. Conley as the co executrix of the Doelger estate so the 

potential buyer understands that the two dwellings continue to be used and occupied as 

they are currently used for a garage & 2 dwellings, and to recognize that the lot is not 

changing by way of a sub division or to move any of the structures, they will remain 

exactly as they are today.  If there is an application to restore these buildings, if they were 

partially or destroyed the application would have to return to the Zoning Board of 

Adjustment due to the existing non- conformance of the lot, the buildings are located too 

close the front and side yard and two dwellings on the same lot.   

 

Mr. San Filippo reminded Ms. Conley that any renovations made to the dwellings would 

have to get a Certificate of Appropriateness from the Planning Board, to ensure that they 

are appropriate for the district. 

 

Mr. San Filippo reminded the board that this is one lot and both homes go with the sale of 

the property, and will function as it is today. 
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Mr. Kennedy asked if the front house is 481 Sycamore Ave, and it is currently occupied, 

by Ms. Conley?  Ms. Conley said yes, there are 6 bedrooms and 2 ½ bathrooms, and it 

was built in 1820’s.  The seconded home is 481A and is not occupied, 3 bedrooms with 1 

bathroom, built in 1920.  The 2 story - 2 car garage does not have any living space and a 

loft area. 

 

A-7 – Tax Assessor records for 481 & 481A and 1 garage, read assessments into the 

record. 

 

A motion was made by Mr. Edwards, seconded by Ms. Martinelly to open the meeting to 

the public.  All approved. 

 

No comments/no questions. 

 

A motion was made by Mr. Schuster, seconded by Ms. Martinelly to close the meeting to 

the public.  All approved. 

 

A motion was made by Mr. Schuster, seconded by Ms. Martinelly to approve the request 

for a Certificate on Pre-existing non-conforming use for the existing dwellings @ 481 & 

481A Sycamore Ave, owned by Doelger Estate, Bl: 30, Lot: 2, as requested. 

Roll Call: 

Affirmative: Schwartz, Martinelly, Murphy, Ventre, Schuster, Edwards, Carnes 

Negative: None 

 

Resolution 7/6/2016……………….. 

 

 

M/M Greg Moceikis:      Front yard set back 

35 Robinson Place 

Bl: 44, Lot: 2 

 

Mr. Kennedy announced that he has reviewed service and finds it to be adequate and the 

board has jurisdiction to hear this matter. 

 

Mr. Kennedy marked the following: 

A-1 – Residential Hearing Application  - dated 5/4/2016 

A-2 – Tax Certification 

A-3 -  Survey 

A-4 -  Diagram – Shrewsbury Trim 5/19/2016 

A-5 -  Pictures of subject property 

A-6 -  Pictures of subject property 

 

Mr. Greg Moceikis & Ms. Monica Moceikis, 35 Robinson Place owners were both 

sworn. Both M/M & Moceikis have owned the single family home for 18 years. 
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Mr. Moceikis testified that he is seeking permission to construct a full 2nd story  32’ x 22’ 

with a 1’ overhang and to extend the existing garage which is 8’ x 20’ and extend it 

forward by 7’.6” and to create a covered front porch.  The 2nd floor will consist of 

bedrooms which.  The new garage will have a 2nd floor over and will be 33’ in height 

which they will use for storage.  The new roof over the front steps will be 5’ x 8’. 

 

Mr. Moceikis testified that they would like to raise the front of the cape which will add 

bedroom space, the new addition over the garage will be a master bedroom/bath and 

another bedroom.  There will be no change to the footprint of the home, they will be 

adding 2 bedrooms.  They will be creating 2 front yard setbacks, one for the extension of 

the garage will not extend past the house, and the other variance is for the 1’ cantilever 

extending into the front yard.  The height of the house will now be 21’.6” as shown on his 

drawing. 

 

A motion was made by Mr. Ventre, seconded by Mr. Schuster to open the meeting to the 

public.  All approved 

 

No comments/no questions 

 

A motion was made by Mr. Carnes, seconded by Mr. Ventre to close the meeting to the 

public.  All approved. 

 

A motion was made by Mr. Carnes, seconded by Ms. Martinelly to grant the 2 front yard 

setback, proposed 20.7’ where 35’ is required for the porch, and 32.7 where 35’ for the 

extension of the garage to M/M G Moceikis with conditions as stated by Mr. Kennedy. 

Roll Call: 

Affirmative: Schwartz, Martinelly, Murphy, Ventre, Schuster, Edwards, Carnes 

Negative: None 

 

Resolution 7/6/2016………. 

 

 

A motion was made by Mr. Edwards, seconded by Mr. Ventre to adjourn the meeting at 

9:00 pm.  All approved. 

 

 

 

 

 

 

 

 

 

 

 


