
BOROUGH OF OCEANPORT 

PLANNING/ZONING BOARD 

AGENDA ● JANUARY 9, 2024 

 Reorganization Clement V. Sommers Municipal Building 7:00 PM 

  910 Oceanport Way, Oceanport, NJ 07757 

Borough of Oceanport  Page 1   

I. Call to Order 

II. Open Public Meetings Statement 

This meeting complies with the Open Public Meetings Act by adequate and electronic notification with publication on December 14, 2023 
of this meeting and its location, date and time to the Asbury Park Press and Two River Times and by the posting of same on the municipal 
bulletin board and Borough’s Web Site. 

III. Flag Salute 

IV. Oaths of Office 

1. Christopher Widdis, Class I (Mayor's Designee) 

2. Patricia Cooper, Class IV, unexpired term 

3. Robert Kleiberg, Alternate #2 

V. Roll Call 

VI. Election of Chairman 

VII. Election of Vice-Chairman 

VIII. Appointment of Board Secretary 

IX. Board Policy 

- It is Board Policy that no application will be opened after 10:00 P.M. 
- No new testimony will be taken after 10:30 P.M., except at the discretion of the Board. 

X. Board Business 

PR-24-1 PR-24-01 Resolution Approving 2024 Annual Meeting Schedule 

2. Resolution appointing Board Attorney 

PR-24-3 PR-24-03 Resolution Appointing a Board Engineer/Planner 

XI. Old Business 

PR-24-4 PR-24-04 Recommendations - Mayor&Council__FMERA Plan Amendment #20 

2. PB2022-20 Manvan LLC - Request for Extension of Approval PR-22-32 

190-192 Monmouth Blvd 
Block 65, Lots 40 & 41 
Minor Subdivision with Variances 

PR-24-5 Extension of Approval for PR-22-32 

4. PB2020-21.1 Somerset Developers/Parkers Creek- Lodging Parcel 

XII. New Business 

1. PB2023-14 Giordano, Joseph 

Block 124, Lot 2 
44 Springfield Avenue 
Proposed expansion of non-conforming structure 
DFD 4/10/24 

XIII. Petitions from the Public 

XIV. Adjournment 
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RESOLUTION  APPROVING ANNUAL MEETING SCHEDULE                                             
January 9, 2024 

 WHEREAS, the Open Public Meetings Act requires that all public bodies at the time of their annual organization meetings or 
within 7 days thereof, shall post, mail to newspapers and give notice to certain persons the schedule of meetings for the year 2024. 
 
  NOW, THEREFORE, BE IT RESOLVED that the Oceanport Planning/Zoning Combined Board for the 2024 calendar year will 
conduct the following meetings for the purpose of conducting Board business for 2024.  Meetings are generally held on the second and 
fourth Tuesday of each month, except as otherwise noted below, in the Clement V. Sommers Municipal Building, 910 Oceanport Way, 
Oceanport, NJ 07757. All meetings will begin at 7:00 p.m.  A Workshop Session will be held at 6:30 p.m. prior to a Regular Meeting as the 
Board deems it necessary. Official action may be taken. 
 

January 9th 23rd 
February 13th  27th 
March 12th 26th 
April 9th 23rd  
May 14th 28th  
June 11th 25th 
July* 9th  
August* 13th   
September 10th 24th 
October  8th 22nd  
November* 26th  
December* 10th  

 
*Summer schedule is in effect with one meeting in July and August and due to holidays, November and December have one meeting 
scheduled. 
 
 BE IT FURTHER RESOLVED that the Board Secretary is hereby directed to file a copy of the schedule with the municipal clerk, 
post and maintain posted a copy of the schedule in the place designated for the posting of notices and forward a copy of same to The Two 
River Times and the Asbury Park Press. 
 
 BE IT FURTHER RESOLVED that this resolution and the schedule contained herein may be amended from time to time 
provided the terms of the Act are fully followed. 
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RESOLUTION OF THE OCEANPORT PLANNING BOARD                                                                                         
APPOINTMENT OF BOARD ATTORNEY FOR CY2024 

WHEREAS, the Borough of Oceanport Planning Board is in need of professional legal services to be rendered to the 
Planning Board as Board Attorney on an as needed basis; 
  
              WHEREAS, Kevin Kennedy, Esq., 165 Highway 35, Middletown, NJ 07701 has served as the Board Attorney and the 
Board desires to continue to retain Mr. Kennedy for said professional legal services for calendar year 2024; and 
  
              WHEREAS, the law firm of Kevin Kennedy, Esq., 165 Highway 35, Middletown, NJ 07701. is qualified, ready, willing 
and able to provide said services; and 
 
           WHEREAS, this contract constitutes a “Professional Service” contract under the provisions of the Local Public 
Contracts Law because the service is a recognized profession, licensed and regulated by the State of New Jersey, and 
therefore, may be awarded without competitive bidding pursuant to N.J.S.A. 40A:11-5(1)(a)(I), et. seq.; and 
  
              WHEREAS, the law firm of Kevin Kennedy, Esq. has filed a Business Entity Disclosure and Political Contributions 
form, 
  

NOW THEREFORE, BE IT RESOLVED, by the Planning Board of the Borough of Oceanport, County of Monmouth, 
State of New Jersey that:  
 

1. Kevin E. Kennedy, Esq be and is hereby appointed as Board Attorney for CY2024.  
2. The Chairman and Board Secretary are hereby authorized to execute a contract on behalf of the Borough of 
Oceanport Planning Board with Kevin E. Kennedy, Esq for legal services for a monthly meetings retainer of $500.00 
per month for Board meetings and subject to the terms of the proposal submitted subject to adoption of the 2024 
municipal budget. 
3. That the contract shall also provide for an open-ended contract for services performed in regards to land 
development applications contingent upon the availability of funds in the Developer’s Escrow and municipal budget 
with no firm quantities being guaranteed. Funds will be certified and encumbered by individual purchase order prior to 
each request for service.  
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RESOLUTION OF THE OCEANPORT PLANNING BOARD                                                                                         
APPOINTMENT OF BOARD ENGINEER/PLANNER FOR CY2024 

WHEREAS, the Borough of Oceanport Planning Board is in need of professional engineering and planner services to be 
rendered to the Planning Board as Board Engineer/Planner on an as needed basis and the Board desires to reappoint William White of 
Colliers Engineering & Design, 101 Crawfords Corner Road Suite 3400, Holmdel, New Jersey 07733; and 
  
 WHEREAS, William White, P.E., P.P. of Colliers Engineering & Design is qualified, ready, willing and able to provide said 
services; and 
 
 WHEREAS, this contract constitutes a “Professional Service” contract under the provisions of the Local Public Contracts Law 
because the service is a recognized profession, licensed and regulated by the State of New Jersey, and therefore, may be awarded 
without competitive bidding pursuant to N.J.S.A. 40A:11-1, et seq.; and 
 

WHEREAS, the Borough has determined that the value of the services will exceed $17,500.00 and desires to make the 
appointment by means of a non-fair and open contract pursuant to the provisions of N.J.S.A. 19:44A-20.B; and 
 

WHEREAS, Colliers Engineering & Design, Colliers Engineering & Design, 101 Crawfords Corner Road Suite 3400, 
Holmdel, New Jersey 07733 has completed and submitted a Business Entity Disclosure Certification and Political Disclosure pursuant 
with P.L. 2023, c.20; and 
 
 NOW, THEREFORE, BE IT RESOLVED, by the Planning Board of the Borough of Oceanport as follows: 
 

1.  William White of Colliers Engineering & Design be and is hereby appointed as Board Engineer/Planner for CY2024.  
2.  The Chairman and Board Secretary are hereby authorized to execute a contract on behalf of the Borough of Oceanport 

Planning Board with William White of Colliers Engineering & Design for engineering services pursuant with their 
proposal and rate sheet for 2024. 

3.  That the contract provides for an open-ended contract for services performed in regards to land development 
applications contingent upon the availability of funds in the Developer’s Escrow and municipal budget with no firm 
quantities being guaranteed. Funds will be certified and encumbered by individual purchase order prior to each request 
for service.  

 
BE IT FURTHER RESOLVED that the Business Disclosure Entity Certification and Political Contribution Disclosure Form be 

placed on file with said contract. 
 

BE IT FURTHER RESOLVED that a summary of the above shall be published in accordance with the law in an official 
newspaper of the Borough. 
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PR-24-04 Recommendations - Mayor&Council__FMERA Plan 
Amendment #20 
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RESOLUTION 
 

BOROUGH OF OCEANPORT PLANNING BOARD 
FORT MONMOUTH REUSE AND REDEVELOPMENT PLAN 

PROPOSED PLAN AMENDMENT #20 
 
 

 
 WHEREAS, the Oceanport Planning Board is a duly organized Land Use Board, 

organized and existing in accordance with the Rules and Regulations of the State of New 

Jersey and the Borough of Oceanport; and   

WHEREAS, there exists within the geographical confines of the Borough of Oceanport a 

portion of the complex which previously hosted the former Fort Monmouth military base; and 

WHEREAS, with the closure of Fort Monmouth, the Fort Monmouth Economic 

Revitalization Authority (FMERA) was, essentially, created to help establish the general process 

for appropriate redevelopment of the various parcels located within the former military site; and 

WHEREAS, in furtherance thereof, a process was established whereby each of the 3 

Fort Monmouth host communities have a process to review Fort Monmouth Redevelopment 

Plans, and / or amendments thereto; and 

WHEREAS, Agents of FMERA recently requested that the Borough of Oceanport review 

and comment upon proposed Plan Amendment #20; and 

WHEREAS, in due course, the Borough Council of the Borough of Oceanport forwarded 

the matter to the Oceanport Planning Board, so that the Planning Board could officially review 

the proposed Redevelopment Plan Amendment; and 

WHEREAS, the Oceanport Planning Board officially reviewed the proposed Plan 

Amendment #20 at its scheduled meeting of November 28, 2023; and 

WHEREAS, at the said Hearing, sworn testimony was presented by William H. R. White, 

III, P.E., P.P., CME, the Planning Board Engineer/Planner; and 

WHEREAS, at the said Hearing, the following item was officially marked into the Record 

as Evidence: 

11.1.a
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- Proposed Amendment #20 to the Fort Monmouth Reuse and 
Redevelopment Plan, dated November 2023, introduced into Evidence as 
B-1; 

 
WHEREAS, the Board Members reviewed, in detail, proposed Plan Amendment #20; 

and 

WHEREAS, the Board Members were advised that proposed Amendment #20 

essentially contemplates that approximately 292 acres of the plan area known as the mega 

parcel would be developed as a state-of-the-art motion picture, television, and broadcast studio 

campus, including the creation of innovative and efficient film space which will support the 

needs of the arts and entertainment community, and create new economic opportunities for the 

Borough of Oceanport and the surrounding communities; and 

WHEREAS, the discussion was officially opened to the members of the public so that 

they too, could ask questions and / or comments in connection with the proposed discussion; 

and 

WHEREAS, at the said Hearing, public questions / comments were presented by the 

following: 

Louis Fernandez 

WHEREAS, during the public discussion, Board Members expressed a number of 

questions, comments, statements, questions, and/or concerns regarding proposed Amendment 

#20, and the impact the same will have on the Borough of Oceanport, and the surrounding 

communities; and 

WHEREAS, the Board questions, comments, statements, and / or concerns are set forth 

on the attached list, which is attached hereto and incorporated herein at length;  

NOW, THEREFORE, BE IT RESOLVED by the Members of the Oceanport Planning 

Board as follows: 

1. That for the reasons set for during the public Hearing, a majority of the 
Board finds that proposed Amendment #20 is consistent with the 
Borough of Oceanport Master Plan. 
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2. That notwithstanding the aforesaid consistency determination, there 

are a number of questions / comments / concerns (as set forth on the 
attached list) which should be further reviewed / addressed by the 
FMERA representatives. 

 
3. That the Planning Board hereby memorializes the aforesaid written 

comments / concerns / statements (as set forth on the attached list) 
and respectfully requests that the Borough of Oceanport petition the 
FMERA Board so as to obtain additional information / responses to 
the aforesaid questions / comments / concerns documented herein. 

 
4. That the Borough of Oceanport Planning Board respectfully requests 

the right to supplement the within Resolution after any further review / 
modification of the proposed plan amendment. 

 
5. That the Oceanport Planning Board remains committed to assisting 

FMERA and related agencies in the pursuit of appropriate 
development / redevelopment of the former Fort Monmouth site. 

 
6. That a certified true copy of the within Resolution shall be forwarded 

to the Mayor & Council of the Borough of Oceanport for inclusion with 
their response to the Fort Monmouth Economic Revitalization 
Authority. 

 
 

11.1.a
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This resolution memorializes an action taken at the regular meeting of the Oceanport Planning 

Board held on November 28, 2023 on roll call that evening by the following vote: 

Offered by:  ________________________ 

Seconded by:  _________________________ 

ROLL CALL        YES NO   ABSTAIN    ABSENT   INELIGIBLE 

Whitson                                   ( )         ( )         ( )                     ( )                     ( ) 
Kahle                                       ( )         ( )         ( )                     ( )                     ( ) 
Cooper                                    ( )         ( )         ( )                     ( )                     ( ) 
Foster                                      ( )         ( )         ( )                     ( )                     ( ) 
Tvrdik                                      ( )         ( )         ( )                     ( )                     ( ) 
Widdis, C.                                ( )         ( )         ( )                     ( )                     ( ) 
Widdis, L.                                ( )         ( )         ( )                     ( )                     ( ) 
Davis                                       ( )         ( )         ( )                     ( )                     ( ) 
Dailey                                      ( )         ( )         ( )                     ( )                     ( ) 
Calver (Alt #1)                      ( )         ( )         ( )                     ( )                     ( ) 
Kleiberg (Alt#2)                       ( )         ( )         ( )                     ( )                     ( ) 
 
This resolution was offered by _____________________________, seconded by 

________________________________, and adopted on roll call by the following vote: 

ROLL CALL        YES NO   ABSTAIN    ABSENT   INELIGIBLE 

Whitson                                   ( )         ( )         ( )                     ( )                     ( ) 
Kahle                                       ( )         ( )         ( )                     ( )                     ( ) 
Cooper                                    ( )         ( )         ( )                     ( )                     ( ) 
Foster                                      ( )         ( )         ( )                     ( )                     ( ) 
Tvrdik                                      ( )         ( )         ( )                     ( )                     ( ) 
Widdis, C.                                ( )         ( )         ( )                     ( )                     ( ) 
Widdis, L.                                ( )         ( )         ( )                     ( )                     ( ) 
Davis                                       ( )         ( )         ( )                     ( )                     ( ) 
Dailey                                      ( )         ( )         ( )                     ( )                     ( ) 
Calver (Alt #1)                      ( )         ( )         ( )                     ( )                     ( ) 
Kleiberg (Alt#2)                       ( )         ( )         ( )                     ( )                     ( ) 
 

I hereby certify that the foregoing Resolution was adopted by the Planning Board of the 

Borough of Oceanport at its meeting of January 9, 2024. 

___________________________   
                                         Jeanne Smith, Secretary 

KEK/cmp 

S:\KevinKennedyLaw\Municipal\Oceanport Planning Board\Ft. Monmouth Reuse & Development Plan (Amendment 

#20)\Resolution.doc 
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OCEANPORT PLANNING BOARD 
FORT MONMOUTH REUSE AND REDEVELOPMENT PLAN 

PROPOSED PLAN AMENDMENT #20 
 

PLANNING BOARD LIST OF COMMENTS / QUESTIONS / CONCERNS / 
ENDORSEMENTS / OBJECTIONS 

 

The Planning Board discussed at length the proposed Plan Amendment #20 and the majority of 
members found the plan amendment was consistent with the Master Plan. Board members did note 
that given the scope of the proposed development, as envisioned in Amendment #20, that the 45-
day review period is inadequate for the magnitude of Plan Amendment #20. It is recommended 
that a Committee (including members of the Oceanport Planning Board) should be established to 
review the Zoning Regulations (including Amendment #20) in greater detail. However, the overall 
consensus of the Board was positive and optimistic with this future development project in 
partnership with the developer, FMERA and host communities. 

*NOTE: The following is a list of the questions / comments / concerns submitted / reviewed / 
referenced / discussed at the November 28, 2023 meeting of the Oceanport Planning Board.  All 
questions / comments / concerns / statements herein were not necessarily endorsed by all members 
of the Planning Board.  Rather, as indicated, the within represents an extensive list of all questions 
/ comments / concerns / endorsements / objections as noted by individual members of the Planning 
Board. 

Affordable Housing 

• There was a concern that the development site appropriately address the existing Borough 
of Oceanport Affordable Housing obligations as they pertain to the Fort Monmouth 
properties. The Board recognizes that Plan Amendment #20 addresses affordable housing 
developments planned for Development Zones 11 and 12. 

Animal Boarding 

• The document seemed to suggest that animal boarding would be permitted on the mega-
parcel.  There was a question as to the specific details associated with the same – including 
types of animals permitted, types of facilities, noise prevention measures, preservation of 
quality of life issues, disposition of animal waste, etc. 
 

Arts and Entertainment 

• There was recognition that the proposed development will appropriately support / 
encourage the art and entertainment community.   

Architectural Details 

• There was a concern that the architectural style for the proposed development should be 
consistent with the surrounding community and use architectural details that compliment 
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the Seashore and historic Fort Monmouth styles, consistent with other structures in the 
Borough of Oceanport. 

• There was a concern regarding the overall aesthetic appeal associated with any proposed 
buildings and it is recommended that language be added to address the development as a 
whole with continuity.  

Buffering 

• It was strongly recommended that the development site in the 400 area should provide the 
same type of buffering and mature landscaping as well as height restrictions along Hazen 
Avenue similar to that which buffers the railroad.  

Bulk Regulations 

• There was a concern that the details envisioned in Plan Amendment #20 have been 
designed to maximize any potential development at the site. 

Construction Impact 

• A circulation plan should be developed that guides the impacts / closure of any streets in 
the area (during what is envisioned to be a long construction process) and coordination 
with local traffic authorities. 

• There was a concern regarding the nature / extent of construction vehicles, and where the 
same will be located / placed / stored, etc. 

• There was a concern that efforts be taken to ensure that the construction does, in fact, bring 
and generate good quality jobs for local residents.  

Developer’s Agreement 

• There was significant discussion related to the overall construction impact associated with 
the development envisioned in Plan Amendment #20. It is strongly recommended that the 
Borough pursue a Developers Agreement that addresses project phasing, construction 
hours, construction timeframe for project phases, attempts to minimize impacts to the 
surrounding neighborhoods by restricting truck and equipment traffic to certain roadways. 

Destination Point 

• There was recognition that the development of the mega-parcel (as envisioned in 
Amendment #20) would render the area as a well-known destination point. 

Excitement 

• There was recognition of the excitement that a Netflix-inspired development could 
generate within the Borough of Oceanport and surrounding communities. 

11.1.a
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• There was recognition as to the benefits associated with an influx of individuals who would 
visit the Borough of Oceanport, patronize area restaurants, patronize area establishments, 
and the like. 

• There was recognition of the beneficial impact development of the site will have on area 
businesses. 

Height 

Amendment #20 envisions building heights upwards of 90’ tall. The proposed height requirement 
zones provide for setbacks based on heights of 50’, 80’ and 90’heights. Most developments in the 
Borough only provide for a 35’ height limitation and concern was expressed that there has been 
no formal analysis (for comparison purposes) of the heights of other buildings. 

• The Borough of Oceanport measures height from the crown of the primary road – whereas 
Amendment #20 appears to envision measuring building heights from the natural grade. It 
is recommended that FMERA considers revising the measurement of height calculated to 
be consistent with the Borough’s code. This will potentially eliminate enforcement issues. 
It is also recommended that consideration be given to establishing the primary road for all 
sites utilizing Route 537/ Avenue of Memories as the primary. 

• Consideration should be given for specific sites that will seek grade changes greater than 
3 feet.  

• Plan Amendment #20 indicates that there will be roof-top towers, dishes, digital equipment, 
utilities. It is recommended that maximum height for the zone be inclusive of all rooftop 
structures/accessories and take consideration to limit illumination features associated with 
the proposed roof-top amenities and maintain appropriate shielding. 

Heliport / Helipad 

• It is recommended that this facility follow current guidelines and practices in the host 
communities with consideration given to the prohibit/limit any flying over residential 
areas. 

Job Generation / Economic Development 

• There was recognition of the job generation / economic development associated with 
development of the mega-parcel, in accordance with Amendment #20. 

• There was recognition that the proposed development (as envisioned in Amendment #20) 
will position the former Ft. Monmouth site as a regional hub for a dynamic industry, which 
will attract and maintain other businesses / uses. 

• There was recognition that the proposed development can bolster the economy and create 
more and better jobs for local / area residents. 

11.1.a
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• There was recognition that the development as envisioned in Amendment #20 will promote 
a stronger and fairer economy for the Borough of Oceanport and the surrounding 
communities. 

• There was also a concern that for a variety of reasons (including Developer in-house 
regulations and employment arrangements), the development might not necessarily 
generate the lasting jobs which are otherwise suggested.  

Landscaping 

• There was a concern that more specific landscaping details be presented / identified in the 
proposed Plan Amendment. 

• There was a concern that there should be more landscaping and more buffering proposed 
(than not referenced in Amendment #20). 

• There was a concern that the Plan Amendment language be modified and clarified to 
require any Developer to plant mature landscaping at the site. 

Lighting 

• There was a concern regarding illumination levels. 

• There was a concern about apparent lack of light poles associated with the mega parcel. 

• There was a concern that lighting levels should be reduced, to 50% levels at night time. 

Lot Coverage 

• There was a concern that in some areas, the allowable Lot Coverage approaches 85%. As 
Oceanport and the Fort Monmouth properties are river communities it is strongly 
recommended that lot coverage of 85% be limited so as not to adversely impact / implicate 
stormwater management runoff issues. It is also recommended that Lot Coverage overall 
for the mega parcel should not exceed 70%. 

Mobile Facilities / Trailers 

• There was a concern for more specific details pertaining to mobile facilities and trailers 
which may be located on the development site.  

Municipal Services 

• There was a concern that there has been no official or unofficial study / analysis as to how 
the proposed development would impact, or otherwise affect the Borough’s Police 
Department, Fire Department, Public Safety Offices, as well as other First Responders. It 
is recommended that the proposed regulations be more formally reviewed and vetted with 
the Oceanport Emergency and First Responders. 

11.1.a

Packet Pg. 13



5 
 

 

 

Noise 

• It is recommended that any noise to be generated from the Ft. Monmouth site should 
comply with the Borough’s Prevailing Noise Regulations.  

Parade Grounds 

• It is recommended that language be expanded to provide clarity on the restrictions of the 
parade grounds and any limits for hosting special events. 

 

Parking 

• There was a concern that some of the parking ratios utilized do not appropriately count 
employees, etc., that proposed parking ratios mirror that of the host municipality and the 
need for thorough and complete parking analysis reports for the site plan phase. 

Production Vehicles 

• It is recommended that the regulations identify the need for specific information relative to 
the type of production vehicles which may be on site during the site plan phase – including 
the location of the same, where the same will be stored, how the same will be shielded / 
landscaped, etc. There was also a request for confirmation that no vehicular body work will 
be performed on site.  

Radio Towers / Cell Towers, etc. 

• There was a concern that Amendment #20 would allow / permit cell towers, radio towers, 
satellite dishes, etc. and the impact such cell towers, radio towers, satellite dishes, radio 
waves, etc. would have, or could have, on the surrounding community. 

Residential Borders 

• There was a concern about the impact the development can have on the surrounding 
residential communities (including the 400 District of the former Ft. Monmouth site). It is 
recommended that consideration be given to impacts on the quality of life for surrounding 
residents. 

Scope of Project 

• There was a concern that with such an all extensive development (as envisioned / allowed 
under Plan Amendment #20), development would essentially result in the creation of a self-
sustaining City within the physical / geographical confines of the Borough of Oceanport. 
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• There was a concern that with all that will be permitted to be developed under Plan 
Amendment #20 the proposed Netflix-related development could essentially operate 
totally independent from the rest of the Borough of Oceanport. 

Security Wall 

• There was a concern regarding the perimeter of the security wall, and details associated 
therewith and the approximately 25 ft. Setback associated with any proposed security / 
perimeter wall. 

• There was a concern regarding the materials which would be utilized for the security wall 
– would the same be concrete, pre-cast concrete, etc. There was a concern that the security 
wall would have a massive / monolithic appearance / façade. 

• There was a concern regarding the maintenance of the security wall. 

• There was a concern that Plan Amendment #20 should be modified to prevent the 
installation of any signs on / over the proposed perimeter wall. 

Signage 

• All sign and banner details should be specifically reviewed / approved by the Zoning 
Officer and should be consistent with the local host municipality’s ordinances. 

Sound Stages 

• There was a concern that any sound stage operate in accordance with the Borough’s 
Prevailing Municipal Regulations (which allow sound to be generated between 10:00 a.m. 
and 8:00 p.m. on weekdays and between 9:00 a.m. and 6:00 p.m. on weekends). 

Special Events 

• It is recommended that all special events will need to comply with Prevailing Borough of 
Oceanport Regulations. 

Stormwater Management Regulations 

• It is recommended that language include guidance that the developer shall comply with 
all stormwater management regulations. 

Train Station 

• There was a concern for more details pertaining to potential train station relocation / 
improvements. There was a question as to whether there was going to be any rail 
improvements associated with the proposed development. 
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Traffic 

• It is recommended that sound planning requires the review and approval of a 
comprehensive Traffic Impact Report. There is concern that the Development envisioned 
in Plan Amendment #20 would create / place heavy traffic demands both on the former Ft. 
Monmouth site and the area surrounding the former Ft. Monmouth site. 

• There was a concern that the existing infrastructure limitations may impact the ability of 
the site to comfortably / safely accommodate various traffic / vehicular / pedestrian / public 
safety concerns, thereby further underscoring the need to successfully review / approve a 
professional and comprehensive Traffic Report. 

• It is recommended that individual Traffic Circulation Plans should be submitted, reviewed, 
and approved for any individual development within the subject parcel. 

Trails 

• It is suggested that the Ft. Monmouth Redevelopment Plan specifically identifies the 
importance of the Complex having a Complex-wide natural trail throughout the site at the 
expense of the developer and ensure that the natural trail is appropriately installed / 
maintained. 

• Maintain walkability and bicycling in the community. 

Vision 

• There was recognition that development of the mega-parcel (as envisioned in Amendment 
#20) could fulfill the redevelopment vision of the former Ft. Monmouth site. 

 

 

 

 

 

 

 

KEK/dmp 
Z:\KevinKennedyLaw\Municipal\Oceanport Planning Board\Ft. Monmouth Reuse & Developement Plan (Amendment #20)\List of Concerns.docx 
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Manvan LLC 

Block 65, Lots 40 & 41 
190-192 Monmouth Blvd. 
Request for Extension of Approval 
 
 
COMMENTS - Current Meeting: 

190-192 Monmouth Blvd 

Block 65, Lots 40 & 41 

Minor Subdivision with Variances 
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RESOLUTION 
 

BOROUGH OF OCEANPORT PLANNING BOARD 
APPROVAL OF THE APPLICATION OF MANVAN, LLC 

190-192 MONMOUTH BOULEVARD, BLOCK 65, LOTS 40 AND 41 
APPROVED OCTOBER 11, 2022 

MEMORIALIZED OCTOBER 25, 2022 
 
 

INTRODUCTION 
 
 WHEREAS, Agents of Manvan, LLC have made Application to the Oceanport Planning 

Board for the property designated as Block 65, Lots 40 and 41, commonly known as 190-192 

Monmouth Boulevard, Oceanport, New Jersey, within the Borough’s R-3 Zone, for the following:  

Minor Subdivision approval  (lot line adjustment)  and Bulk Variance approval; and 

PUBLIC HEARING 

 WHEREAS, the Board held a Public Hearing on October 11, 2022, Applicant’s 

representatives  having filed proper Proof of Service and Publication in accordance with Statutory 

and Ordinance Requirements; and        

EVIDENCE / EXHIBITS 

 WHEREAS, at the said Hearing, the Board reviewed, considered, and analyzed the 

following: 

- Development Application, introduced into Evidence as A-1;   
 
- Minor Subdivision Plan, prepared by Shore Point Engineering, dated June 

4, 2022, consisting of 1 sheet, introduced into Evidence as A-2;  
 
- Boundary and Topographic Survey, prepared by DPK Consulting, LLC, 

dated April 5, 2022, consisting of 1 sheet, introduced into Evidence as A-
3;  

 
- Review Memorandum from Colliers Engineering & Design, dated 

September 7, 2022, introduced into Evidence as A-4; 
 
- Affidavit of Service; and 
 
- Affidavit of Publication. 
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WITNESSES 

WHEREAS, sworn testimony in support of the Application was presented by the following: 

- Paul Van Dyke, Member of Manvan, LLC; 
- Kevin Shelby, Engineer; 
- Nicholas Grabiano, Professional Planner; 
- Mark R. Aikins, Esq. appearing 

 
 WHEREAS, William H.R. White, III, P.E., P.P., CME, the Board Engineer, was also sworn 

with regard to any testimony and information he would provide in connection with the subject 

Application; and 

TESTIMONY AND OTHER EVIDENCE PRESENTED ON BEHALF OF THE APPLICANT’S 
REPRESENTATIVES  

 WHEREAS, testimony and other evidence presented by the Applicant’s  representatives 

revealed the following: 

- The Applicant is the Owner of the subject property. 

- The subject involves two separate/adjacent lots.  

- As indicated, the subject Application involves 2 Lots; namely, Block 65 
existing Lot 40 and existing Lot 41. (Per the testimony presented, the two 
existing lots have not merged.) 

- Details pertaining to the 2 existing Lots include the following: 

 Existing Lot 40 Existing Lot 41 
Size of Lot: 15,568 SF 7,775 SF 
Lot features: Corner Lot Interior Lot 
Existing 
structures: 

Single-family home, 
detached garage, and 
sunroom. 

Single-family home, and 
pool house. 

Pool details: There is an existing 
pool at the site, which 
straddles the boundary 
line of Lot 40 and Lot 
41. 

There is an existing pool 
at the site, which 
straddles the boundary 
line of Lot 40 and Lot 41. 

 

- The Applicant’s representatives propose to effectuate the following: 

• Demolition of the existing structures on the 2  sites;  

•  Lot Line Adjustment  between the 2 existing lots; and 
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• Construction of a single family home on each newly 
configured lot. 

- Single-family use is a permitted use in the subject Zone. 

- As indicated, the Applicant’s representatives are proposing to reconfigure 
the existing lots through a minor subdivision. With the proposed 
reconfiguration there will be two new lots; namely, proposed Lot 40.01 and 
proposed Lot 40.02. 

- Details pertaining to the proposed newly configured  Lots include  the 
following: 

PROPOSED LOT 40.01 

Minimum required Lot Area: 12,000 SF 
Proposed Lot Area:  11,422 SF 

 

PROPOSED LOT 40.02 

Minimum required Lot Area: 12,000 SF 
Proposed Lot Area:  11,318 SF 
     

- The Applicant’s representatives anticipate perfecting the Subdivision via 
plat filing. 

- The Subdivision will be perfected in accordance with New Jersey Law. 

 
VARIANCES 

 
WHEREAS, the Application as presented requires approval for the following Variances; 

and 

LOT AREA: 12,000 SF required; whereas  11,422 SF proposed for Lot 
40.01 and 11,318 SF proposed for Lot 40.02; 

LOT WIDTH: Minimum  120 Ft required; whereas 75.8 ft proposed for 
proposed lot 40.01 and 75 ft proposed for proposed lot 40.02. 

 
PUBLIC COMMENTS 

 
 WHEREAS, the public comments, questions, statements or objections associated with the 

subject Application were presented by the following: 

- Michael MacStudy 
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FINDINGS OF FACT 

 NOW, THEREFORE, BE IT RESOLVED, by the members of the Oceanport Planning 

Board, after having considered the aforementioned Application, plans, evidence, and testimony, 

that the Application is hereby granted / approved with conditions. 

In support of its decision, the Oceanport Planning Board makes the following Findings of 

Fact and Conclusions of Law: 

1. The Oceanport Planning Board has proper jurisdiction to hear the within matter. 

2. The subject property is located at 190-192 Monmouth Boulevard, Oceanport, New 

Jersey, within the Borough’s R-3 Zone.  

3. The two subject properties contain  15,568 SF and 7,775 SF respectively.  

4. Existing Lot 40 is a corner lot located at the southeast corner of Foggia Way  and 

Monmouth Boulevard.  Existing Lot 41 is immediately  adjacent  to Lot 40   (to the east). 

5. As indicated, the subject site (i.e. both existing lots combined) currently contains 

23,343 SF. 

6. The Applicant’s representatives propose to demolish the existing structures and to 

subdivide the property (i.e. a Lot Line Adjustment) into 2 newly configured  Lots; namely, proposed 

Lot 40.01 and proposed Lot 40.02. (It is anticipated that a new single family home will be 

constructed on each lot.) 

7. Such a proposal requires Minor Subdivision Approval and bulk  Variance Approval. 

8. The Oceanport Planning Board has the lawful authority and jurisdiction to grant the 

requested relief.  

9. With regard to the application and the requested relief, the Board notes and finds 

the following:  

- Currently, one lot measures 15,568 SF and the other lot measures 7,775 

SF (whereas 12,000 SF is otherwise required in the zone). 
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- In conjunction with the above point, one lot exceeds the 12,000 SF 

minimum, while the other lot is significantly undersized.  

- As a result of the within approval, one lot will measure 11,422 SF and the 

other lot will measure 11,318 SF. 

- As referenced, one of the existing lots is quite substandard, from a lot area 

standpoint.  

- As a result of the within approval, the very undersized lot will become 

significantly more conforming. 

- Though the Board would prefer to  have two lots which both satisfy the 

prevailing lot area requirements, the Board recognizes that the said two 

lots already exist and are allowed to continue to exist.   

- Currently, there are two existing lots, and with the within approval, there 

will continue to be two lots (although the lots will be more appropriately 

balanced). 

- The lot line adjustment approved herein (with the new lot areas as 

referenced above) constitutes a better overall design layout/alternative 

than that which currently exists.  

- The reconfigured lot sizes approved herein will allow  each new single 

family home to have an appropriate amount of adequate light, air, and open 

space.  

- In 2022, modern design principles recognize the value of having new 

homes which have a sufficient amount of air, space, and light.  

- Under the circumstances, the newly configured lot arrangement approved 

herein (with a new single family home to be constructed on each lot) will 

result in a more aesthetically pleasing appearance.   
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- The improved aesthetics associated with the within approval will be 

beneficial for the site, the neighborhood, and the Borough as a whole.  

- Under the circumstances, the newly configured lot arrangement approved 

herein is better than that which currently exists.  

- Under the circumstances, the  newly configured lot arrangement approved 

herein is more appropriate than that which currently exists 

- Under the circumstances, the newly configured lot arrangement approved 

herein is more practical and functional than that which currently exists 

- There are a number of existing non-conformities which exist; and approval 

will eliminate many of the same.  

- Approval of the within application will result in the currently encroaching 

green house (on/over the boundary line with existing lot  38) to be 

removed/eliminated. 

- Currently, there is an existing pool which straddles the boundary line of the 

two lots.  Approval of the within application will result in the removal of the 

said pool, and thereby the elimination of the existing pool encroachment.  

- There is significant municipal benefits associated with the elimination of 

existing boundary encroachments.  

- The homes to be constructed in accordance with the within approval will 

meet all prevailing building setback requirements.  

- As a condition of the within approval, sidewalks and curbs will be installed, 

and such installation shall promote the interests of the neighborhood and 

the entire municipality.  

- The new curbing and sidewalks required hereunder will improve the overall 

safety at and around the site.  
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- The lot widths, though non-conforming, are directly related to the size of 

the existing lots.   

- There does not appear to be any immediate available/adjacent  land which 

would allow the proposed lot widths to be increased.  

- Though non-conforming, the lot widths approved herein are more 

appropriate than that which currently exists.   

- There was, essentially, no known public opposition associated with the 

within approval.  

- Subject to the conditions contained herein, and subject to any necessary 

submission waivers, the Application as presented and modified satisfies 

the minor subdivision requirements of the Borough of Oceanport. 

- The requested variance relief can be granted without causing substantial 

detriment to the public good.  

10. Based upon the above, and subject to the conditions contained herein, the Board 

is of the unanimous opinion that the  Application can be granted without causing substantial 

detriment to the public good. 
 

CONDITIONS 

 During the course of the Hearing, the Board has requested, and the Applicant has agreed, 

to comply with the following conditions: 

a. The Applicant shall comply with all promises, commitments, and 
representations made at or during the Public Hearing process. 

b. The Applicant’s representatives shall comply with the terms and conditions 
of the Colliers Engineering & Design Review Memorandum, dated 
September 7, 2022 (A-4). 

c. The Applicant’s representatives shall obtain any necessary Demolition 
Permits as the Borough of Oceanport may require. 

d. The Subdivision shall not be perfected until such time as the existing 
structures on the site have been demolished / removed (including the 
existing greenhouse which encroaches on adjacent Lot 38). 
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e. In the event the Subdivision is to be perfected via Deed, the Subdivision 
Deed (including the Legal Descriptions) shall be reviewed and approved by 
the Board Attorney and Board Engineer. 

f. The Applicant shall attempt, in good faith to negotiate and record a 
temporary construction/access easement with the owner of adjacent lot 42 
(so that Lot 42 representatives shall have reasonable access to lot 42 for 
necessary construction/repairs, etc. on Lot 42).  The Applicant shall not 
charge Lot 42 representatives for such an easement. The said easement 
may also provide that once the existing structure on Lot 42 no longer exists, 
the said easement may terminate.  The Planning Board shall have no 
involvement in the negotiation of such an easement, or the terms and 
conditions associated therewith. Moreover, the Applicant and the affected 
owner are encouraged to have all aspects of the arrangement reviewed 
and approved by their own legal and engineering representatives. Out of 
an abundance of caution, the Applicant shall release, defend, indemnify, 
and hold the Borough of Oceanport, the Oceanport Planning Board, and 
their respective agents, representatives, employees, and professionals 
harmless from and against any and all losses/damages/judgements 
(including reasonable attorney fees)  associated with the said 
easement/arrangement.  The within obligation  shall be a continuing 
obligation, but, unless otherwise agreed by the Planning Board, if the 
Applicant’s representatives have demonstrated and documented good faith 
efforts in the said regard, and the Applicant and neighbor are not able to 
come to mutually acceptable terms, then, in that event,  the failure of the  
said condition to be satisfied shall not prevent the issuance of zoning, 
building, or construction permits.  

g. The Foggia Way  Right of Way is only 43 ft wide. Per the discussion at the 
Public Hearing, the Plans shall be revised so as to portray and confirm a 4 
ft. right-of-way dedication to the Borough of Oceanport, which shall be 
acceptable to and officially accepted by the Borough of Oceanport.   

h. The Plans shall be revised so as to portray and confirm that there shall be 
a 50 ft. wide right-of-way for Foggia Way. 

i. The Plans shall be revised so as to portray and confirm that  Foggia Way 
shall  be a 24 ft. wide road, with sufficient buffering for plantings (the details 
of which shall be acceptable to the board engineer.) 

j. The Plans shall be revised so as to portray and confirm that curbing shall 
be placed along Foggia Way. 

k. The Applicant shall contribute its fair share  for necessary utility 
connections/extensions/improvements. 

l. The Applicant shall obtain any necessary Road Opening Permits. 

m. The Applicant shall comply with the Prevailing Provisions of the Borough’s 
Shade Tree Ordinance along Foggia Way and Monmouth Boulevard. 
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n. In light of the property dedication, the Applicant’s representatives shall 
revise the Plans so as to reflect that Lot 40.01 shall have a Lot area of 
11,422 SF and Lot 40.02 shall have a Lot area of 11,318 SF. 

o. The Plans shall be revised so as to portray and confirm that the Applicant 
shall arrange for the sidewalks to be extended along Monmouth Boulevard 
(in front of proposed Lot 40.01 and proposed Lot 40.02). The said sidewalk 
can be placed on one side of the street or the other, subject to the ultimate 
review and approval of the Board Engineer.  

p. The Plans shall be revised so as to portray and confirm that the Applicant 
shall install  black  Jerith 54” fencing, which is  50% open (or the 
equivalent). 

q. The Plans shall be revised so as to portray and confirm the installation of a 
recharge system  (in a manner approved by the Board Engineer). 

r. The Plans shall be revised so as to portray and confirm that there shall be 
a 2nd frontage/2nd entrance for the house on  the corner lot (on Monmouth 
Boulevard). 

s. The Applicant shall arrange for all plans and maps to be updated so as to 
portray the correct name of ‘Foggia Way” (i.e. Maple Place has been 
changed to Foggia Way.) 

t. The Plans shall be modified so as to portray that the air conditioner(s) and 
generator shall be located in a zoning compliant location.  

u. The Plans shall be revised so as to confirm that the  subject road shall be 
wide enough to comfortably and safely accommodate the municipal fire 
trucks.  

v. The Applicant shall be required to repair the existing roadways, in 
accordance with the terms and conditions of the board engineer review 
memorandum (A-4). 

w. The Applicant shall confirm that the linear road openings shall be 
coordinated, in a manner approved by the board engineer.  

x. The Applicant shall obtain any necessary approval from the County of 
Monmouth, and any agency thereof.  

y. The Plans shall be revised so as to include the installation of a dry-well 
system (the details of which shall be reviewed and approved by the board 
engineer.) Additionally, the to-be installed dry well shall be installed and 
maintained in accordance with prevailing manufacturing standards, as well 
as other best practice procedures.  

z. Grading and drainage details shall be reviewed and approved by the board 
engineer.  
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aa. The Applicant shall comply with Prevailing FEMA Regulations. 

bb. The Applicant shall revise the Plans so as to portray and confirm the 
installation of sidewalks along Monmouth Boulevard. 

cc. The Applicant shall cause the Plans to be revised so as to portray and 
confirm that the runoff shall be directed to Monmouth Boulevard and 
towards Foggia Way (i.e. the Plans shall be revised so as to confirm the 
absence of any runoff onto the adjacent properties). 

dd. The within approval shall be subject to the review and approval of the 
Municipal Fire Official. 

ee. Prior to the issuance of any Building / Construction Permits, the Applicant 
(or successor Applicants / Owners) shall submit grading, drainage, plot, 
and utility plans (and drainage calculations) to the Board Engineer, for his 
review and approval. 

ff. The Applicant, or any successor Applicant / Owner, shall comply with all 
Prevailing Rules, Regulations, Installation and Hook-Up Requirements of 
the Municipal Utility Authorities. 

gg. Prior to the issuance of any Building Permit, the Applicant, or any 
successor Applicant / Owner, shall submit detailed Plans / Elevations / 
Grading & Drainage Details – and the said documents shall be reviewed / 
approved by the Board Engineer / Zoning Officer (as well as any other 
applicable municipal officials). 

hh. The subdivision shall be perfected in accordance with Requirements of 
New Jersey Law (and within the timeframe set forth in New Jersey Law.) 

ii. The Applicant shall review the proposed Block / Lot designations with the 
Municipal Tax Assessor so as to confirm the acceptability of the same.   

jj. The Applicant (or any successor Applicants) shall comply with all applicable 
Affordable Housing Rules / Regulations / Ordinances / Contributions / 
Directives as may be required by the Borough of Oceanport, the State of 
New Jersey, C.O.A.H., the Court System, or any other Agency having 
jurisdiction over the matter.  

kk. The Applicant shall comply with all terms and conditions of the Review 
Memoranda, if any, issued by the Board Engineer, Borough Engineer, 
Construction Office, the Municipal Project Assistant, the Department of 
Public Works, the Bureau of Fire Prevention and Investigation, and / or 
other agents of the Borough. 

ll. The Applicant shall obtain any and all approvals (or Letters of No Interest) 
from applicable outside agencies - including, but not limited to, the 
Department of Environmental Protection, the Monmouth County Planning 
Board, and the Freehold Soil Conservation District. 
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mm. The Applicant shall, in conjunction with appropriate Borough 
Ordinances, pay all appropriate / required fees and taxes. 

 BE IT FURTHER RESOLVED, that all representations made under oath by the Applicant’s 

representatives and / or agents thereof, shall be deemed conditions of the approval granted 

herein, and any mis-representations or actions by the Applicant’s representatives contrary to the 

representations made before the Board shall be deemed a violation of the within approval. 

 BE IT FURTHER RESOLVED, that the Application is granted only in conjunction with the 

conditions noted above - and but for the existence of the same, the within Application would not 

be approved. 

 BE IT FURTHER RESOLVED, that the granting of the within Application is expressly 

made subject to and dependent upon the Applicant’s compliance with all other appropriate Rules, 

Regulations, and/or Ordinances of the Borough of Oceanport, County of Monmouth, and State of 

New Jersey. 

 BE IT FURTHER RESOLVED, that the action of the Board in approving the within 

Application shall not relieve the Applicant of responsibility for any damage caused by the subject 

project, nor does the Planning Board of the Borough of Oceanport, the Borough of Oceanport, or 

its agents / representatives accept any responsibility for the perfection of the Minor Subdivision 

Approval. 

SUMMARY OF VARIANCES GRANTED 
 

LOT AREA: 12,000 SF required; whereas  11,422 SF approved  for Lot 
40.01 and  11,318 SF approved  for Lot 40.02; 

LOT WIDTH: 120 ft required; whereas 75.8 ft approved for Proposed Lot 
40.01 and 75 ft approved for Proposed Lot 40.02 
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 Planning/Zoning Combined Board Meeting: 01/09/24 07:00 PM 
 PO Box 370 Department: Planning/Zoning Board 
 Oceanport, NJ  07757 Category: PB Resolutions 
  Prepared By: Jeanne Smith 

 SCHEDULED Initiator: Jeanne Smith 

 Sponsors:  

 RESOLUTION - PB 24-5 DOC ID: 3083  

Updated: 1/5/2024 1:21 PM by Jeanne Smith  Page 1 

Extension of Approval for PR-22-32 
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PR-24-05 
01-09-24 

 
RESOLUTION EXTENDING APPROVAL PERIOD FOR PR-22-32 

OCEANPORT PLANNING BOARD 
MONMOUTH COUNTY 

MANVAN, LLC 
190-192 MONMOUTH BLVD 
BLOCK 65, LOTS 40 & 41 

 
EXTENSION OF RESOLUTION FOR MINOR SUBDIVISION AND BULK VARIANCE 

 
 WHEREAS, the applicant, ManVan, LLC had received Minor Subdivision – Lot Line Adjustment 

with Bulk Variance Relief for Lot Area and Lot Width by the  Planning Board of the Borough of Oceanport 

for the property set forth above; and, 

WHEREAS, the Board adopted a Resolution of Approval on October 25, 2022; and, 

WHEREAS, pursuant to N.J.S.A. 40A:55-D-47(f), said approval expired on May 3, 2023; and 

 WHEREAS, the applicant, through no lack of diligence on its part, has not been able to complete 

the conditions of the approval, more specifically as indicated by written letter of the Applicant’s 

representative dated December 5, 2023, and has not been able to commence the implementation of the 

approvals; and, 

 WHEREAS, the zoning requirements in the area which is the subject of the approvals have not 

been altered or changed and the Master Plan of the Borough has not changed since the grant of the 

approvals herein; 

NOW, THEREFORE, BE IT RESOLVED by the PLANNING BOARD of the BOROUGH OF 

OCEANPORT that the applicant’s request for an extension of the Resolution to enable the applicant to 

complete the conditions of the approval, perfect the subdivision by deed and commence construction is 

extended for a period of one year from the original expiration date through to May 3, 2024. 

 
This resolution was offered by _____________________________, seconded by 

________________________________, and adopted on roll call by the following vote: 

ROLL CALL        YES NO   ABSTAIN    ABSENT   INELIGIBLE 

Whitson   ( ) ( ) ( )  ( )  ( ) 
Kahle    ( ) ( ) ( )  ( )  ( ) 
Cooper    ( ) ( ) ( )  ( )  ( ) 
Foster    ( ) ( ) ( )  ( )  ( ) 
Tvrdik    ( ) ( ) ( )  ( )  ( ) 
Widdis, C.   ( ) ( ) ( )  ( )  ( ) 
Widdis, L                     ( ) ( ) ( )  ( )  ( ) 
Davis            ( ) ( ) ( )  ( )  ( ) 
Dailey            ( ) ( ) ( )  ( )  ( ) 
Calver  (Alt. #1)   ( ) ( ) ( )  ( )  ( ) 
Kleiberg  (Alt. #2)   ( ) ( ) ( )  ( )  ( ) 
 

I hereby certify that the foregoing Resolution was adopted by the Planning Board of the Borough 

of Oceanport at its meeting of January 9, 2024. 

___________________________   
                                           Jeanne Smith, Secretary   
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 Planning/Zoning Combined Board Meeting: 01/09/24 07:00 PM 
 PO Box 370 Department: Planning/Zoning Board 
 Oceanport, NJ  07757 Category: PB Applications 
  Prepared By: Kelle Burrough 

 SCHEDULED Initiator: Jeanne Smith 

 Sponsors:  

 PLANNING BOARD APPLICATION (ID # 3079) DOC ID: 3079  

Updated: 1/5/2024 1:50 PM by Jeanne Smith  Page 1 

PB2020-21.1 Somerst/Parkers Creek 

Block 110.15, Lot 1 
Proposed changes to approved roof-top terrace floor plan on the 22 town homes. 
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NJ", PREPARED BY FORT MONMOUTH ECONOMIC REVITALIZATION AUTHORITY, DATED 06-05-2018.

3. MAP ENTITLED "LODGING AREA WATER, BOROUGH OF OCEANPORT, FORT MONMOUTH, MONMOUTH COUNTY,
NJ", PREPARED BY FORT MONMOUTH ECONOMIC REVITALIZATION AUTHORITY, DATED 06-05-2018.

4. MAP ENTITLED "DIRECTORATE OF PUBLIC WORKS, FORT MONMOUTH, NEW JERSEY, 'AN ARMY COMMUNITY OF
EXCELLENCE', MAIN POST SANITARY & STORM, MAP F".

NOTE:
ELEVATIONS SHOWN ARE IN THE NORTH AMERICAN VERTICAL DATUM OF
1988 (NAVD88 DATUM) WHICH IS 1.07 FEET ABOVE NGVD29 DATUM AS
ESTABLISHED BY THE US COAST AND GEODETIC SURVEY IN 1929.

TO CONVERT: PLAN ELEVATION +1.07 FEET= NGVD29 ELEVATION

EXAMPLE: EL 100.0 (PLAN NAVD88) +1.07'= EL 98.93 (NGVD 29)

FINAL FOR SEWER DESIGN: 06/04/2021
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FRONT ELEVATIONS

PREVIOUSLY APPROVED
JAYTON/JETWOOD
FRONT ELEVATIONS

DATE: 3/30/2023   

SCALE: 1/8" = 1'-0"
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HIGH VISIBILITY SIDE ELEVATION
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10/21/2021 

 

 

Parkers Creek Proposed Eleva�ons 

Somerset Pulte Lodging JV, LLC 

For Representa�ve Purposes only 
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10/21/2021 

Summary of Architectural Enhancements 

 • Added windows on front and rear eleva�ons and relocated to align with floor plan layout 

• Added covered entrances  

• Added standing seam metal roof accents 

• Added trellis/pergola at roof deck 

• Upgraded garage doors 

• Added dormers 

11.4.c
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20’ Townhomes Front Eleva�ons: Previously Approved 

It is doub$ul  

These  

Elements 

Can be 

Constructed 

20’ Townhomes Front Eleva�ons: Proposed 
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20’ Townhomes Side Eleva�ons: Previously Approved 

20’ Townhomes Side Eleva�ons: Proposed 
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20’ Townhomes Rear Eleva�ons: Previously Approved 

20’ Townhomes Rear Eleva�ons: Proposed 
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20’ Townhomes Floor Plans: Previously Approved 

20’ Townhomes Floor Plans: Proposed 
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24’ Townhomes Front Eleva�ons: Previously Approved 

24’ Townhomes Front Eleva�ons: Proposed 
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24’ Townhomes Side Eleva�ons: Previously Approved 

24’ Townhomes Side Eleva�ons: Proposed 
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24’ Townhomes Front Eleva�ons: Previously Approved 

24’ Townhomes Front Eleva�ons: Proposed 
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24’ Townhomes Floor Plans: Proposed 

24’ Townhomes Floor Plans: Previously Approved 
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24’ Townhomes With Roof Deck Front Eleva�ons: Previously Approved 

24’ Townhomes With Roof Deck Front Eleva�ons: Proposed 
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24’ Townhomes With Roof Deck Side Eleva�ons: Previously Approved 

24’ Townhomes With Roof Deck Side Eleva�ons: Proposed 
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24’ Townhomes With Roof Deck Representa�ve Eleva�on & Building String 

 

For representa�ve purposes only.  Note: Rendering depicts 4th floor with roof deck and addi�onal masonry 

11.4.c

Packet Pg. 49



 

 
10/21/2021 

Typical Townhouse Frieze Detail: Previously Approved 

Typical Townhouse Frieze Detail:  Proposed 

Proposed Shu-er Box Detail Typical 24’ 

Townhome Side Eleva�on 
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 Planning/Zoning Combined Board Meeting: 01/09/24 07:00 PM 
 PO Box 370 Department: Planning/Zoning Board 
 Oceanport, NJ  07757 Category: PB Applications 
  Prepared By: Kelle Burrough 

 SCHEDULED Initiator: Jeanne Smith 

 Sponsors:  

 PLANNING BOARD APPLICATION (ID # 3046) DOC ID: 3046  

Updated: 1/5/2024 12:47 PM by Jeanne Smith  Page 1 

PB2023-14 Giordano, Joseph 

Block 124, Lot 2 
44 Springfield Avenue 
Proposed expansion of non-conforming structure 
DFD 4/10/24 
 
 
COMMENTS - Current Meeting: 

Block 124, Lot 2 

44 Springfield Avenue 

Proposed expansion of non-conforming structure 

DFD 4/10/24 

12.1
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101 Crawfords Corner Road 
Suite 3400 
Holmdel, New Jersey 07733 
Main: 877 627 3772 
 
 

December 12, 2023 
 
VIA EMAIL 
 
 
Jeanne Smith, Planning Board Secretary 
Borough of Oceanport Planning Board 
910 Oceanport Way 
P. O. Box 370 
Oceanport, NJ  07757 
 
44 Springfield Avenue 
Block 124, Lot 2 
Application No. PB2023-14 
Borough of Oceanport, Monmouth County, New Jersey 
Colliers Engineering & Design Project No. OPP-0352 
 
Dear Board Members, 
 
Our office has received the following information in support of the above-referenced Application: 
 

• Plan entitled “Survey of Property” for Lot 2 of Block 124, prepared by Lakeland Surveying 
dated August 25, 2023, consisting of one (1) sheet. 

• Plan entitled “Addition & Alteration to Giordano Residence,” prepared by Parallel 
Architectural Group, last revised November 21, 2023, consisting of four (4) sheets. 
 

The subject property is a 5,000 SF parcel located in the R-7.5 Residential Zone.  The Lot 6 has 
frontage on the south side of Springfield Avenue approximately 475 feet west of the intersection 
with Woodbine Way.  The Applicant proposes to add a second story to the existing non-conforming 
structure.  The existing detached garage is to remain. 
 
We offer the following comments for the Board’s consideration: 
 
A. Variances/Design Waivers 
 

1. Bulk variances are required for the following nonconformities: 
 

a. Minimum Lot Area – 7,500 SF required; 5,000 SF is provided. 
b. Minimum Lot Width - 75 feet required; 50 feet is provided.  
c. Minimum Front Yard Setback (porch) – 24 feet required; 17.9 feet existing. 
d. Minimum Front Yard Setback (dwelling) – 30 feet required; 24.5 feet existing 
e. Minimum Side Yard Setback - 10 feet required; 4.2 feet existing. 
f. Minimum Rear Yard Setback, Accessory Structure – 5 feet required; 0.9 feet existing. 

12.1.a
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Project No. OPP-0352 
December 12, 2023 
Page 2 | 3 

g. Minimum Side Yard Setback, Accessory Structure – 10 feet required; 4 feet provided.   
h. Minimum Habitable Floor Area – a two-story building is required to provide a minimum 

of habitable floor area of 1,800 SF total, and 1,050 SF on the first floor.  The existing 
structure has 917 SF and with the second-floor addition will total 1,834 SF.  A variance is 
required as the first floor area does not meet the minimum square footage. 
   

The Municipal Land Use Law permits the granting of a hardship variance under either of two 
following situations (C.40:55D-70c): 
 

1. Hardship c(1) - Physical Constraints – Hardship variances may be granted if the strict 
application of the ordinance would impose peculiar and exceptional practical difficulties to, 
or exceptional and undue hardship upon, the developer based upon the existence of the 
following conditions: 
 
a. Exceptional narrowness, shallowness or shape of a specific piece of property; 
b. Exceptional topographic conditions or physical features uniquely affecting a piece of 

property; and, 
c. An extraordinary and exceptional situation uniquely affecting a specific piece of property 

of the structures lawfully existing thereon. 
 

2. Flexible “c” or c(2) - Benefits Outweighing Detriments - A variance may be granted where 
the purpose of the Municipal Land Use Law would be advanced by the proposed deviation 
and the benefits of the deviation would substantially outweigh any detriment. 

 
The Applicant shall provide testimony in support of the variance being requested and/or identified. 
 
B. General Comments 
 

1. The Applicant shall clarify if there will be any change in grade.  If so, then a grading plan 
should be required. 
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Project No. OPP-0352 
December 12, 2023 
Page 3 | 3 

Should you have any questions regarding this matter, please do not hesitate to contact me directly. 
 
 
Sincerely, 

Colliers Engineering & Design 

 
William H.R. White, III, PE, PP, CME, CFM, CPWM 
Planning Board Engineer and Planner 
 
WHW/dmm 
cc: Joseph Giordano, Applicant (via email) 

Nikki Schumann, Architect (via email)  
Kevin Kennedy, Esq. (via email) 

R:\Projects\M-P\Opp\OPP0352\Correspondence\OUT\231212_whw_44_Springfield__review#1.docx 
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