
 

RUMSON ZONING BOARD 

NOVEMBER 15, 2022 

MEETING 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:  

Mr. Izzo, Mr. Hofferber, Mrs. Carras, Mr. Shissias, Mr. Carey, 

Mr. Torcivia, Mr. Calder, Chairman Brodsky 

Absent: None 

 

Also present, Bernard Reilly, Esq., Dana Webb, Land Use and 

Development Official and Eric Paone Hurd, Moderator.  

  

The notice requirements of the Open Public Meetings Act were 

stated as being met. 

 

Chairman Brodsky announced that the application of David 

Goldsmith for property located at 10 Avenue of Two Rivers South 

will be carried to another Zoning Board meeting yet to be 

determined. Notice is required.  

 

Applications:  

 

Chairman Brodsky asked that the carried application of Sandra 

Croce for property located at 30 First Street be presented for 

the Board’s consideration. 

 

Mr. Shissias recused himself from hearing the application. 

 

Mr. Reilly advised that in addition to the survey, diagram and 

installation plan Judge Quinn’s September ruling has been 

supplied for the Board’s review, wherein the property is 25.7’ 

wide.    

 

Sandra Croce the property owner was sworn in.  Ms. Croce advised 

that her attorney is filing for corrective deed and is appealing 

Judge Quinn’s decision based on a certified survey wherein the 

property is 27.95 feet wide. 

 

Ms. Croce explained that her property is nonconforming.  She 

received a permit for a 13’ by 18’ paver patio and purchased and 

installed a 12’ by 16’ by 10.4’ high, hard-top gazebo this 

summer unaware a permit was needed. The gazebo framing sits on 

top of concrete planters with aluminum roofing. 

 

Ms. Croce introduced Allison Coffin, a New Jersey licensed 

planner.  Ms. Coffin was sworn in and the Board accepted her 

credentials. Ms. Coffin testified the subject property is 



 

significantly undersized for area and width.  There are existing 

nonconformities for front and side yards.  The relief being 

sought is for building coverage.  The variance can be granted 

due to the hardship of the unique, undersized nature of this lot 

and the benefits substantially outweigh any detriments. There is 

no detriment to the neighbors’ light, air and open space and has 

no impact to any stormwater runoff.  There is no noise, no odors 

or other pollution which would impede the quality of life for 

surrounding residents.  The grant of this variance would not 

impair the of Rumson’s Master Plan or zoning ordinance. 

 

Chairman Brodsky opened the application for public questions 

and/or comments. Michael Pappa residing at 7 Circle Drive and 

owner of 32 First Street was sworn in.  Mr. Pappa explained the 

history of the property dimension dispute and stated there has 

been no appeal filed on Judge Quinn’s decision.  Mr. Rielly 

agreed with Mr. Pappa’s assessment and stated the Board abide by 

the Judge’s ruling. 

 

Lisa Pappa residing at 7 Circle Drive was sworn in.  Mrs. Pappa 

stated her objection to the size of the structure, which was 

installed without a permit and the impacts on her property.  

 

Barbara Carr Mahon residing at 87 Bingham Avenue was sworn in.  

Ms. Carr Mahon asked for clarification on the problem with a 

nonpermanent structure on someone’s property.  Mr. Reilly 

explained that the gazebo meets the definition of a structure 

and counts as building coverage.  

 

James Fitzmaurice residing at 21 First Street was sworn in. Mr. 

Fitzmaurice spoke in support of the application and stated that 

a small reduction in the size wouldn’t make a difference.  

  

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

public portion was closed.  

 

Ms. Coffin suggested adjusting the placement of the gazebo to 

allow a five-foot setback and perhaps adding landscape screening 

may make the gazebo more palatable.   

 

Board Members expressed concerns with the overall size of the 

structure on property of this size and the overage in building 

coverage being sought. 

 

 



 

Chairman Brodsky asked the pleasure of the Board. Mr. Torcivia 

made a motion to deny the application as presented; Seconded by 

Mr. Hofferber. 

Roll call vote: 

Ayes:  Mr. Izzo, Mr. Hofferber, Mr. Carey, Mr. Calder, Chairman  

       Brodsky, Mr. Torcivia 

Nays:  Mrs. Carras 

Recused:  Mr. Shissias       

 

Mr. Shissias resumes his seat on the dais. 

 

Chairman Brodsky asked that the application of Marguerite 

Connelly for property located at 8 Willowbrook Road be presented 

for the Board’s consideration. 

 

Marguerite Connelly and Matthew Lonuzzi, property owners were 

sworn in. Mr. Lonuzzi explained the rationale for the 

application and variance relief for a structure that was built 

in 1904.  The location of the proposed nonconforming, four-car 

garage with a terrace and pool are not visible from the street 

and neighbors. 

 

Mr. Lonuzzi introduced Ralph Fey and Kyle Wood, New Jersey 

licensed architects.  Mr. Fey and Mr. Wood were sworn in and the 

Board accepted their credentials. 

 

Mr. Fey explained the existing conditions of the property. The 

20’ by 40’ pool will be screened from view with a cabana and 

landscaping.  Mr. Wood testified that the proposed new 23’ by 

48’ garage extends 1.3 feet into the side yard setback.  The 

existing home is nonconforming in rear yard setback. A variance 

is required also for the location of the pool and cabana in the 

front yard. Mr. Fey described the interior and exterior 

architectural details.  The proposal has minimal impact and is 

an improvement to the existing conditions with the removal of 

the existing garage in the front of the home. 

 

Board Members expressed concern with the size of the proposed 

garage and the sports court located in the front yard.  Mr. 

Lonuzzi stated that sports court and gazebo are intended to be 

removed.  A new driveway with a curb cut is proposed off 

Willowbrook Road and there is no intention to continue the 

access easement from Bingham Avenue.    

 

A brief recess takes place. 

 



 

Board Members asked for further testimony on the location of the 

proposed pool and cabana. Mr. Lonuzzi explained that the pool 

will have landscape screening and will not be visible to any 

adjoining neighbors. A detailed landscape plan should be 

submitted for review and approve of the Board and the Board’s 

professionals prior to the adoption of a Resolution.  

 

Chairman Brodsky opened the application for public questions 

and/or comments.  Jamie Scurletts residing at 4 Willowbrook Road 

was sworn in.  Ms. Scurletts inquired about the visual aspect of 

the cabana and the location of the proposed driveway.  Mr. Wood 

testified that a significant amount of landscaping will be added 

to the property to screen the structure and stated that the 

proposed driveway and curb cut meet all the requirements.   

 

There being no further public questions and/or comments.  The 

public portion was closed.   

 

Chairman Brodsky asked for the pleasure of the Board.  Mr. 

Shissias made a motion to approve the application as submitted 

with the conditions as discussed; Seconded by Mr. Torcivia. 

Roll call vote:  

Ayes:  Mr. Izzo, Mr. Hofferber, Mrs. Carras, Mr. Shissias, Mr. 

       Carey, Mr. Torcivia, Mr. Calder, Chairman Brodsky 

Nays:  None 

 

Chairman Brodsky asked that the application of Brian and Kieran 

Bridges for property located at 86 Bingham Avenue be presented 

for the Board’s consideration. Mr. Reilly advised the applicant 

and the Board the variance request requires five affirmative 

votes to pass. 

 

Mr. Hofferber recused himself from hearing the application.  

 

Brian and Kieran Bridges the property owners were sworn in. Mrs. 

Bridges explained the rationale for the proposed renovations to 

the home and the pool is a future endeavor.  Mrs. Bridges 

introduced Anthony Condouris, a New Jersey licensed architect.  

Mr. Condouris was sworn in and the Board accepted his 

credentials.   

 

Mr. Condouris described the existing conditions and the 

variances requested.  The side setback variance is a pre-

existing nonconformity and will not change.  The floor area 

variance is for 3,300 square feet and 3,158 square feet is 

permitted. The proposed building coverage is mainly due to the 

two proposed porches which are an enhancement the home.  



 

 

Mr. Condouris described the proposed interior floor plans and 

the exterior architectural details. 

 

Board Members expressed concern with the building coverage and 

floor area being proposed and the lack of justification for the 

requests. Mr. Condouris stated that the applicant is amenable to 

remove the rear porch from the application thus reducing the 

amount of building coverage requested and will submit revised 

plans for review and approval by the Board and the Board’s 

professionals. 

 

Chairman Brodsky opened the application for public questions 

and/or comments. There being none the public portion was closed.  

 

Chairman Brodsky asked the pleasure of the Board.  Mr. Torcivia 

made a motion to approve the application as revised; Seconded by  

Mr. Carey.  

Roll call vote:   

Ayes:  Mr. Izzo, Mrs. Carras, Mr. Shissias, Mr. Carey, Mr.  

       Torcivia, Mr. Calder, Chairman Brodsky 

Nays:  None 

Recused:  Mr. Hofferber 

 

Administrative:  

 

Chairman Brodsky asked for comments on the October 18, 2022 

Zoning Board Meeting Minutes. Mr. Torcivia made a Motion to 

approve the Minutes as submitted; Seconded by Mrs. Carras. By 

voice vote the October 18, 2022 Meeting Minutes were approved 

with Mr. Shissias abstaining from the vote.  

 

Mr. Reilly advised that an Executive Session was not necessary.  

 

There being no further business motion was made and seconded to 

adjourn for the evening at approximately 11:06 pm. 

 

The next regularly scheduled meeting will be held at Borough 

Hall on December 20, 2022 at 7:30 p.m. 

 

Respectfully submitted, 

Michele MacPherson  

 

 

 


