
RUMSON PLANNING BOARD  

MAY 2, 2022 

MINUTES 

 

The regularly scheduled virtual meeting was called to order at 

7:30 pm with a salute to the flag, followed by roll call: 

Chairman Clark, Councilman Casazza, Councilman Kingsbery, Mrs. 

Baret, Mr. Barham, Mr. Ciambrone, Mrs. Ford, Mr. Torres (7:35 pm 

arrival), Mrs. Condon (joined prior to the start of the 

application, Mr. Shanley (7:52 pm arrival) 

Absent: None 

 

Also present, Michael B. Steib, Esq., Fred Andre', Dana Webb, 

Thomas Neff representing T&M Associates and Eric Paone Hurd, 

Moderator.  

  

The notice requirements of the Open Public Meetings Act were 

stated as being met. 

 

Chairman Clark asked for any comments on April 4, 2022 Minutes. 

Councilman Casazza made a Motion to approve the Minutes as 

submitted; Seconded by Mrs. Ford. 

Roll call vote:  

Ayes: Councilman Casazza, Mr. Ciambrone, Mrs. Ford, Chairman 

      Clark   

Nays: None 

Abstain: Councilman Kingsbery, Mrs. Baret, Mr. Barham, Mr.  

         Torres 

 

Mr. Steib administered the Oath to Richard Torres for his 

position as Planning Board Member. Chairman Clark and Board 

Members extended a warm welcome to Mr. Torres. 

 

Mr. Steib announced that the application of C. Hunter Boll, 

Trustee for property located at 9 Blackpoint Horseshoe be 

presented for the Board’s consideration. 

 

Mr. Neff reviewed the T&M Associates 4/5/2022 review and 

recommended that the application be deemed complete in 

accordance with the waivers and conditions noted in said report. 

 

Mr. Barham made a motion to grant the waivers requested and deem 

the application complete; Seconded by Mrs. Baret. 

Roll call vote:  

Ayes:  Councilman Casazza, Councilman Kingsbery, Mrs. Baret, Mr.  

       Barham, Mr. Ciambrone, Mrs. Ford, Mrs. Condon, Chairman  

       Clark    

Nays:   None 



 

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

A-1 Application dated 02/24/2022; A-2 Minor Subdivision Plan prepared by 

Yorkanis & White Inc. revised through 01/26/2022; A-3 T&M Associates 

Completeness and Engineering Review dated 04/06/2022; A-4 Lot Shape 

Circle 90-degree Lot Line Drawing dated 12/03/2021; A-5 Filed 1875 

Blackpoint Property Map 

 

Brooks Von Arx, Esquire representing the applicant addressed the 

Board.   

 

Danial O’Hern, Esquire from the Byrnes, O’Hern and Heugel law 

firm representing the Brett and Jerry Lawrence, Fritz and Denise 

Thomas, and Lisa and Quin McKean, owners of 7, 5 and 4 

Blackpoint Horseshoe respectively, placed his appearance on the 

record. 

 

Mr. Von Arx introduced Dylan Luts, a New Jersey licensed land 

surveyor.  Mr. Luts was sworn and the Board accepted his 

credentials.  

 

Mr. Luts stated that the property was originally two lots that 

were part of the Blackpoint Properties in 1871.  At some point 

the lots were merged.  The application is proposing a minor 

subdivision and recreating the original two lots. Lot 4.01 would 

consist of 1.331 acres and Lot 4.02 1.277 acres, with 150 feet 

of frontage each along Blackpoint Horseshoe.  Variances are 

required for the lot shape circle of 99.86 feet.   

 

Mr. Von Arx introduced Christine Nazzaro Cofone, a New Jersey 

licensed planner.  Ms. Cofone was sworn and the Board accepted 

her credentials.  Ms. Cofone described the existing conditions 

and all structures and improvements will be removed. No new 

construction is proposed as part of this application, but it is 

anticipated that each lot will eventually be improved with 

single-family dwellings and all associated improvements.  

 

Ms. Cofone testified that this is a straightforward application 

requiring lot shape circle variance for the two new building 

lots. New Lots 4.01 and 4.02 conform to all other requirements 

of the R-2 Zone.  Ms. Cofone testified that the grant of the 

variances can be justified by using various Municipal Land Use 

Law criteria.   

 

Ms. Cofone described the surrounding properties.  The benefits 

of granting the variances outweigh any detriments and there will 

not be a substantial detriment to the zone plan or public good.  



Chairman Clark opened the testimony for public questions and/or 

comments.  Mr. O’Hern asked Mr. Luts and Ms. Cofone questions 

related to their testimony.  

 

Doug Ross residing at 25 Blackpoint Horseshoe inquired about the 

subdivision process and lack of proposed building plans.  There 

being no further public questions, the public portion was 

closed.   

 

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

planner.  Mr. Steck was sworn and the Board accepted his 

credentials.    

 

Mr. Steck supplied the Board with five pages for his 

presentation.  Mr. Steck testified that when the property was 

subdivided in 1871 there was no zoning, NJ DEP, wetlands, or 

flood hazard regulations in place.  Mr. Steck described the 

subject property and surrounding properties and explained his 

analysis of the application.  Mr. Steck cited the objectives of 

2015 Master Plan.   

 

In Mr. Steck’s opinion two new houses on the premises would be 

dramatically out of character with the neighborhood and sees no 

hardship present for the granting of the variances being sought. 

Much of the subject property is substantially burdened by 

regulations relating to the environment. There is reasonable use 

of the property as it exists.   

 

Mr. Steck concluded that the applicant has failed to meet the 

proofs required under the statute that would allow approval of 

the application.  Should the application receive approval, there 

would be substantial impairment of the zone plan and zoning 

ordinance and would have substantial detriment to the public 

good. 

 

Brett Lawrence, owner of 7 Blackpoint Horseshoe, was sworn in.  

Mr. Lawrence commented that the property and the existing home 

has a ton of character and defines the character of the 

neighborhood and expressed concern with the subdivision having 

impacts on the drainage, traffic, et cetera in this area.   

 

Mike McCarty residing at 1 Blackpoint Horseshoe was sworn in.  Mr. 

McCarty stated that this property has been on the market for several 

months and asked whether that would be considered a hardship.   

 

Fritz Thomas residing at 5 Blackpoint Horseshoe was sworn in.  Mr. Thomas 

commented about the character change to the neighborhood and echoed Mr. 



Lawrence’s concerns with the impacts this subdivision may have on the 

neighborhood.  

Doug Ross residing at 25 Blackpoint Horseshoe was sworn in.  Mr. Ross 

expressed appreciation for the Board’s efforts and dedication to the 

Borough and stated his concern with the ever-shrinking lot sizes in this 

unique neighborhood and the Borough.  Mr. Ross suggested that proposed 

construction plans maybe warranted in these subdivision situations. 

 

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

portion was closed.   

 

Mr. Von Arx stated that the application conforms except for the de minis 

variance request for the lot shape circle and felt that the Board should 

approve the application.   

 

Mr. O’Hern cited findings in the 2020 Resolution denying the application 

for the 1 Blackpoint Horseshoe property to support his clients’ objection 

to the application.   

 

Ms. Cofone offered further testimony in support of the applicant’s 

position.   

 

Chairman Clark stated that each application stands on its own 

merit and feels that the variances requested are de minimis.  

 

Councilman Casazza inquired whether the applicant has received 

DEP approvals and clarification of “hardship”. 

 

Mr. Steib advised that a condition of approval would be the 

receipt of any DEP’s approvals regarding the environmentally 

sensitive areas of the property. The hardship applies to the c1 

variance being requested regarding characteristics of the 

property through either narrowness, shallowness, topography, 

environmental features that lends to the property having unique 

issues that create a hardship because of the physical 

conditions. Mr. Steib also explained the c2 criteria for the 

Board’s benefit.   

 

Councilman Kingsbery inquired about monitoring and jurisdiction 

of the Riparian Rights. 

 

Mr. Neff advised that the NJ DEP monitors and permits are 

required and there are restrictions for development, which would 

be reviewed and approved by the Borough and the NJ DEP.  

 

A brief recess takes place. 

 

Upon the meeting resuming, the following roll call was taken:  

Councilman Casazza, Councilman Kingsbery, Mrs. Baret, Mr. 



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

Torres, Chairman Clark 

 

Mr. Von Arx reported that after conferring with his clients, 

they are willing to concede to a 20-foot increase in the front 

yard setback, which would be a 95-foot setback. 

 

Mr. Steib advised that due to arriving at 7:52 this evening, Mr. 

Shanley will not be eligible to vote on the application. 

 

Mr. O’Hern stated that he was unaware that a Board Member was 

not eligible to vote this evening and placed his objection on 

the record.   

 

After discussion Chairman Clark asked the pleasure of the Board.     

Mr. Barham made a motion to approve the application as amended 

with the usual conditions and compliance with the T&M Associates 

recommendations; Seconded by Mr. Caimbrone.   

 

Councilman Casazza stated he felt that the negatives outweigh 

the positives of this application.  The unique character of the 

properties and neighborhood weighs heavily on him and he votes 

no on the approval of the application. 

  

Councilman Kingsbery votes yes on the application as amended and 

felt the relief being sought is de minimis.  

 

Mr. Ciambrone echoed Councilman Kingsbery’s comments and votes 

yes for the amended application.  

 

Mrs. Ford agreed with Councilman Casazza’s comments and votes no 

on the approval of the application.   

 

Mrs. Condon felt the relief is de minimis and votes yes on the 

amended application.   

 

Mr. Torres votes yes on the amended application and felt the 

relief sought is de minimis and is offset with the revised front 

setback.  

 

Chairman Clark stated that each application stands on its own 

merit and feels that the variances requested are de minimis and 

votes yes to approve the amended application.   

Roll call vote:   

Ayes: Councilman Kingsbery, Mr. Barham, Mr. Ciambrone, Mrs.  

      Condon, Mr. Torres, Chairman Clark 

Nays: Councilman Casazza, Mrs. Ford 



Abtain:  Mrs. Baret 

Recused:  Mr. Shanley 

 

Chairman Clark nominated Mrs. Baret to the Vice Chairman 

position of the Planning Board; Seconded by Mrs. Ford.  

Roll call vote:   

Ayes:  Councilman Casazza, Councilman Kingsbery, Mr. Shanley, 

       Mr. Barham, Mr. Ciambrone, Mrs. Ford, Mrs. Condon, Mr. 

       Torres, Chairman Clark 

Nays:  None 

Abstain:  Mrs. Baret 

 

Mr. Steib advised that an Executive Session was necessary. 

Councilman Casazza made a motion for the Board to go into 

Executive Session; Seconded by Mr. Barham. 

Roll call vote:   

Ayes: Councilman Casazza, Councilman Kingsbery, Mrs. Baret,  

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

      Condon, Mr. Torres, Chairman Clark 

Nays:  None 

 

At this time Executive Session is held.    

 

There being no further business before the Board, Motion was 

made and seconded to adjourn the meeting at approximately 10:00 

pm. 

 

The next scheduled meeting will be held virtually on June 6, 

2022 at 7:30 pm. 

 

Respectfully submitted,  

 

Michele A. MacPherson  


