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The regular Meeting of the Development Review Committee of the Monmouth County Planning Board was called to 
order at 2:04 PM on MONDAY, MARCH 28, 2016 in the offices of The Monmouth County Planning Board.  
Committee members in attendance were: 
 
Paul Kiernan, Jr. 
Edward Sampson, PP 
Joseph Ettore, PE 
James Giannell 
 
Members Absent: 
 
None 
 
Alternates Absent: 
 
Joe Barris, PP 
Ray Bragg, PE 
Jennifer DiLorenzo 
Charles Casagrande 
 
Mr. Kiernan read the following statement:  "In accordance with Public Law 1975, Chapter 231, "Open Public Meetings 
Act," adequate notice of this Meeting of the Development Review Committee of The Monmouth County Planning 
Board was given as follows: 
 
1) On February 9, 2016 the Schedule of the Meetings to be held during the succeeding year of the Development 

Review Committee was forwarded for publication to The Asbury Park Press. The affidavit of publication is on 
file in the Monmouth County Planning Board Office.**  

 
2) Also, on February 9, 2016 a copy was faxed to The Coast Star, and on February 9, 2016 a notice of the 

Meeting was posted on the Freeholder’s bulletin board located in the Hall of Records, and on the Monmouth 
County Planning Board Bulletin Board and website. 

 
 
The Committee adopted a Resolution to enter into an executive session at 3:25 PM to discuss matters involving 
attorney/client confidentiality exceptions to the Open Public Meetings Act. The Committee returned from executive 
session at 4:02 PM. There being no further business, the Meeting was adjourned at 4:02 PM. 
 
Staff present included: Phyllis Harrington, Vince Cardone, PE, Mark Aikins, Esq., Victorino Zabat, PE, Mary Ellen 
Scott, and Victor Furmanec, PP. Also in attendance was William Mehr, Esq.  
 
 
 
 
 
**Date of publication attached. 
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COMPLIANCE STATEMENT 
 
 
IN ACCORDANCE WITH P. L. 1975, CHAPTER 231, "OPEN PUBLIC MEETINGS ACT", ADEQUATE NOTICE OF 

THE MONDAY, MARCH 28, 2016 MEETING OF THE DEVELOPMENT REVIEW COMMITTEE OF MONMOUTH 

COUNTY PLANNING BOARD WAS COMPLIED WITH AS FOLLOWS: 

 
 
ADVERTISED: 
   
  ASBURY PARK PRESS:   Notified:  February 9, 2016   
  

Advertised:  February 11, 2016                     
 

FAXED TO: 
   
  THE COAST STAR:    February 9, 2016         

 
 
POSTED: 
 
  FREEHOLDER’S BULLETIN BOARD  
   Hall of Records   February 9, 2016 
 
  MONMOUTH COUNTY PLANNING   February 9, 2016 
  BOARD BULLETIN BOARD & WEBSITE 
   Hall of Records Annex         
 
 
 
 
 
 
 
 
 
 
 
 
 
2016 
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Following a review and discussion of the Subdivisions and Site Plans on Schedules 1248A, 1248B, 1248C, 1248D & 
1248E by the Committee, Mr. Kiernan offered the following resolution and moved its adoption: 
 
 RESOLUTION 
 
WHEREAS, the engineers of the Monmouth County Engineering Division on behalf of the Monmouth County 
Engineer have evaluated and reported on the Subdivisions and Site Plans on Schedules 1248A, 1248B, 1248C, 
1248D & 1248E. 
 
WHEREAS, the Monmouth County Planning Board staff has also reviewed the Subdivisions and Site Plans on 
Schedules 1248A, 1248B, 1248C, 1248D & 1248E in relation to planning matters and conformance with the adopted 
Master Plan of the Monmouth County Planning Board; 
 
WHEREAS, it has been determined that certain of the Subdivisions and Site Plans on said Schedules require review 
by the Monmouth County Planning Board pursuant to N.J.S.A. 40:27-6.2, 6.3 AND 6.6. 
 
NOW THEREFORE BE IT RESOLVED, that the actions of the Committee as herein indicated for those Subdivisions 
and Site Plans listed on the attached Schedules 1248A, 1248B, 1248C, 1248D & 1248E are hereby approved in 
accordance with the terms, standards and conditions noted on said Schedules. 
 
BE IT FURTHER RESOLVED, that the Director of the Monmouth County Planning Board is authorized to grant Final 
Approval to all Subdivisions or Site Plans for which conditions have been established, provided there are not 
substantial modifications to the Subdivision Maps or Site Plans affecting County requirements and all the conditions 
and requirements established in these Schedules have been met as shall be determined by the Committee. 
 
Seconded by Mr. Sampson and passed upon the following vote: 
 
In the affirmative: 
Mr. Kiernan 
Mr. Sampson 
Mr. Ettore 
Mr. Giannell 
 
In the Negative: 
None 
 
 
 CERTIFICATION 
 
I hereby certify the above to be a true  
copy of a Resolution adopted by The  
Development Review Committee of  
The Monmouth County Planning Board at  
a regular meeting on MONDAY, MARCH 28, 2016. 
 
 
 
                                 
       Paul Kiernan, Jr. 
         CHAIRMAN 
Monmouth County Planning Board Development Review Committee 
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SCHEDULE1248A 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, MARCH 28, 2016; CONTAINING 3 LOTS OR LESS. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Exempt 
Interfaith Neighbors   Asbury Park  AP380  03-21-16 2 
Block 1605    City       (1 new) 
Lot 15 
Prospect Avenue 
                
 
Subdivision for             Exempt 
Thomas & Jodi Schwerthoffer  Manalapan  MN1055 03-16-16 2 
    and Mikaela Daly   Township      (Lot Line Adjustment) 
Block 48 
Lots 5 & 7.02 
McBride Road 
                
  
Subdivision for             Exempt 
Todd Sittig    Wall   W1385  03-22-16 2 
Block 811.11    Township      (Lot Line Adjustment) 
Lots 2 & 1.16 
Church Street 
                
 
Subdivision for             Exempt 
Christian Jessop   Wall   W1386  03-22-16 2 
Block 762.03    Township      (1 new) 
Lot 24 
Glendola Road 
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SCHEDULE1248B 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, MARCH 28, 2016; CONTAINING 3 LOTS OR LESS ON A COUNTY ROAD. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
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SCHEDULE1248C 
 

SUBDIVISIONS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH 
COUNTY PLANNING BOARD ON MONDAY, MARCH 28, 2016; CONTAINING MORE THAN 3 LOTS. 
                
 
NAME OF SUBDIVISION  MUNICIPALITY  FILE #  DATE REC’D # OF  ACTION 
            LOTS 
                
 
Subdivision for             Request  
Block 1002 Lot 75, LLC   Middletown  MDMJ721 03-14-16 6  Information 
Block 1002    Township      (5 new) 
Lot 75 
Nut Swamp Road 
(County Route 12)   (Proposed Use – Single Family Residential) 
     (Total Area – 7.52 acres) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. Section 5.2-2.1B provides that access to a county road shall not be permitted if the subdivision also abuts a 

municipal road and access to the municipal road can be reasonably provided.  The property abuts an unimproved 

section of Munch Road, which can be improved to provide access to the proposed subdivision.  Further, the offset of 

the proposed new street from Whiteacre Boulevard is approximately 60 feet whereas an offset of at least 250 feet is 

required pursuant to Section 5.2-2.2F of the Monmouth County Development Regulations, Volume II.  It is noted that 

the existing offset of Louis Road from Whiteacre Boulevard is approximately 30 feet.  As such, the proposed 

subdivision road would exacerbate turning conflicts already present at the intersection of Nut Swamp Road and 

Whiteacre Boulevard.  As such, the subdivision layout should be revised to provide access from Munch Road and to 

eliminate the proposed access to Nut Swamp Road. 

2. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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 SCHEDULE1248D 
 

SITE PLANS SUBMITTED FOR THE DEVELOPMENT REVIEW COMMITTEE MEETING OF THE MONMOUTH COUNTY 
PLANNING BOARD ON MONDAY, MARCH 28, 2016. 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             Request 
Mavis Tire Supply, LLC   Aberdeen  ABTSP9584  03-17-16  Information 
Block 87    Township 
Lots 37 & p/o 38 
Lloyd Road 
(County Route 3)   (Proposed – new 6,005 sq. ft. retail sales & service building) 
     (Total Site Area – 0.551 acres) 
     (Impervious Area – 0.425 acres new proposed) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Site Plan for             Final 
AP Block 176 Venture, LLC  Asbury Park  APSP9585  03-18-16  Approval 
Block 4002    City 
Lot 1 
Ocean Avenue    (Proposed – new 128 unit apartment complex with 21,928 sq. ft. 
              of retail space and 414 parking spaces)  
     (Total Site Area – 1.92 acres) 
     (Impervious Area – 1.92 acres)  
 
No County Planning Board Development Review Committee requirements pursuant to N.J.S.A. 40:27-6.6 et seq. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Jim Giannell, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
Site Plan for             Request 
MACW Freehold, LLC   Freehold  FRTSP9510  02-29-16  Information 
Block 70.05    Township        
Lot 17             
West Main Street           
(County Route 537)   (Proposed – Bellemead Tract – Phase 1 Infrastructure) 
     (Total Site Area – 77.34 acres) 
     (Impervious Area – 0.68 acres existing 
         + 2.37 acres proposed 
            3.05 acres total) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 
1. A meeting will be scheduled between the County, the applicant and Freehold Township to review several issues affecting 

the site layout, as follows: 
a. Jurisdiction for the proposed ramps and the “Trotters Way Extension” needs to be resolved between the County 

and Freehold Township. 
b. The layout of Ramp D is not consistent with the NJDOT roadway design manual. 
c. Traffic control for the Trotters Way southbound right turn onto CR 537 Westbound needs to be resolved.  The 

concern is that the proposed stop sign will not prevent crashes from occurring in the substandard weaving section. 
d. Additional comments on the traffic signal plan that result from the above discussions. 
 

2. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 
 
3. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 9, 2016. 
                
Site Plan for             Request 
Freemall Associates, LLC  Freehold  FRTSP9510A  02-29-16  Information 
Block 69.01    Township        
Lot 18.02            
West Main Street           
(County Route 537)   (Proposed – Bellemead Tract – Phase 1 Infrastructure) 
     (Total Site Area – 42.46 acres) 
     (Impervious Area – 0.33 acres new proposed) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 
1. A meeting will be scheduled between the County, the applicant and Freehold Township to review several issues affecting 

the site layout, as follows: 
a. Jurisdiction for the proposed ramps and the “Trotters Way Extension” needs to be resolved between the County 

and Freehold Township. 
b. The layout of Ramp D is not consistent with the NJDOT roadway design manual. 
c. Traffic control for the Trotters Way southbound right turn onto CR 537 Westbound needs to be resolved.  The 

concern is that the proposed stop sign will not prevent crashes from occurring in the substandard weaving section. 
d. Additional comments on the traffic signal plan that result from the above discussions. 
 

2. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 
 
3. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 9, 2016 
 
                



  Page 9 
 

SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
Site Plan for             Request 
Freemall Associates, LLC  Freehold  FRTSP9510B  02-29-16  Information 
Block 69.01    Township        
Lot 18.02            
West Main Street            
(County Route 537)   (Proposed – Freehold Raceway Mall – Bellemead Tract - Phase 1 Impacts) 
     (Total Site Area – 42.46 acres) 
     (Impervious Area – 16.13 acres existing 
          -   0.51 acres proposed 
            15.62 acres total) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 
1. A meeting will be scheduled between the County, the applicant and Freehold Township to review several issues affecting 

the site layout, as follows: 
a. Jurisdiction for the proposed ramps and the “Trotters Way Extension” needs to be resolved between the County 

and Freehold Township. 
b. The layout of Ramp D is not consistent with the NJDOT roadway design manual. 
c. Traffic control for the Trotters Way southbound right turn onto CR 537 Westbound needs to be resolved.  The 

concern is that the proposed stop sign will not prevent crashes from occurring in the substandard weaving section. 
d. Additional comments on the traffic signal plan that result from the above discussions. 
 

2. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 
 
3. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 9, 2016 
                
Site Plan for             Request 
Roseland Asset Services, LLC  Freehold  FRTSP9510C  02-29-16  Information 
Block 70.05    Township        
Lot 17 (Proposed 17.3)           
West Main Street           
(County Route 537)   (Proposed – 400-unit residential rental apartments with 774 parking spaces) 
     (Total Site Area – 20.854 acres) 
     (Impervious Area – 10.8 acres new proposed) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 
1. A meeting will be scheduled between the County, the applicant and Freehold Township to review several issues affecting 

the site layout, as follows: 
a. Jurisdiction for the proposed ramps and the “Trotters Way Extension” needs to be resolved between the County 

and Freehold Township. 
b. The layout of Ramp D is not consistent with the NJDOT roadway design manual. 
c. Traffic control for the Trotters Way southbound right turn onto CR 537 Westbound needs to be resolved.  The 

concern is that the proposed stop sign will not prevent crashes from occurring in the substandard weaving section. 
d. Additional comments on the traffic signal plan that result from the above discussions. 
 

2. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 
 
3. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 9, 2016 
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SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             County 
AAA Club Alliance Inc.   Freehold  FRTSP9583  03-16-16  Approval 
Block 71    Township        Not 
Lot 14              Required 
US Highway 9    (Proposed – reoccupy existing vacant building with minor improvements) 
     (Total Site Area – 3.1 acres) 
     (Impervious Area – 1.98 acres existing – no change) 
 
                
 
Site Plan for             Final 
Landmark Plaza Management, LLC Howell   HWSP9500     03-08-16  Approval 
Block 73    Township       
Lots 23.01, 24 & 25           
US Highway 9    (Proposed – 2 new buildings totally 17,239 sq. ft. with  
             107 new parking spaces) 
     (Total Site Area – 2.91 acres) 
     (Impervious Area – 1.99 acres new proposed) 
 
No County Planning Board Development Review Committee requirements pursuant to N.J.S.A. 40:27-6.6 et seq. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Jim Giannell, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             Request 
Keyport Realty Development, LLC Keyport   KPSP9580  03-08-16  Information 
Blocks 113 / 116   Borough 
Lots 1 / 1 
Green Grove Avenue 
(County Route 516)   (Proposed – new 24-unit apartment building with 57 parking spaces) 
     (Total Area – 2.80 acres) 
     (Impervious Area – 0.83 acres existing 
         + 0.19 acres proposed 
            1.02 acres total) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. The property boundaries shown on the plans do not coincide with the boundaries shown on the borough tax maps.  

The applicant shall submit a survey to confirm the boundaries of the site. 

2. A sight triangle easement is required at the intersection of Williamson Street with Green Grove Avenue. 

3. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 17, 2016. 

4. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 17, 2016. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Site Plan for             Request 
Takanassee Developers, LLC  Long Branch  LBSP9582  03-16-16  Information 
Block 60    City 
Lots 11, 11.02, 12.01, 12.02 & 13 
Ocean Avenue 
(County Bridge O-21)   (Proposed – mixed-use residential with 13 units) 
     (Total Site Area – 4.7 acres) 
     (Impervious Area – 1.404 acres new proposed) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 28, 2016. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
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SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             County 
Roller Road, LLC   Ocean   OSP9586  03-21-16  Approval 
Block 182    Township        Not 
Lot 2              Required 
Roller Road    (Proposed – 1795 sq. ft. addition to existing site) 
     (Total Site Area – 1.58 acres) 
     (Impervious Area – 1.078 acres existing 
         + 0.049 acres proposed)  
            1.127 acres total) 
 
                
 
Site Plan for             Final  
James Kourgelis   Shrewsbury  SHSP2521A  03-11-16  Approval 
Blocks 26 / 21    Borough        
Lots 1 / 7.01            
Obre Place    (Proposed – 29,215 sq. ft. addition to Shadowbrook   

                    banquet facility w/ 323 new parking spaces) 
     (Total Site Area – 17.326 acres) 
     (Impervious Area – 3.937 acres existing 
         + 1.122 acres proposed)  
            5.059 acres total) 
 
No County Planning Board Development Review Committee requirements pursuant to N.J.S.A. 40:27-6.6 et seq. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Jim Giannell,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 

                
 
 
 
 
 
 
 
 
 
 
 
 
 
 



  Page 13 
 

SCHEDULE1248D         MONDAY, MARCH 28, 2016 
                
 
NAME OF SITE PLAN   MUNICIPALITY  FILE #   DATE REC’D  ACTION 
                
 
Site Plan for             Request 
Capitol Seniors Housing   Shrewsbury  SHSP9570  03-18-16  Information 
Block 3     Borough       
Lot 1             
Shrewsbury Avenue           
(County Route 13)   (Proposed – new 85-unit senior assisted living residence) 
     (Total Site Area – 4.07 acres) 
     (Impervious Area – 1.663 acres new proposed) 
 
The following items must be addressed before formal review and action by the Development Review Committee: 
 

1. The radius at the driveway along Shrewsbury Avenue should be increased to enhance vehicular access to the site.  

The island at this driveway should be increased to ensure the restriction of left turns out of the site.  As previously 

indicated, ADA ramps must be provided for the crosswalk at this location. 

2. Provide the information requested in memorandum prepared by Ellias Sarrinikolaou, dated March 23, 2016. 

3. Provide the information requested in memorandum prepared by Victorino B. Zabat, dated March 21, 2016. 

 

Additional comments may be provided and conditions established by the Development Review Committee upon receipt of the 
requested information. 
                
 
Site Plan for             Final 
New York SMSA Limited Partnership West Long Branch WLBSP9581  03-16-16  Approval 
    d/b/a Verizon Wireless  Borough 
Block 13 
Lots 9 & 10 
Oceanport Avenue 
(County Route 11)   (Proposed – wireless communications facility at existing site) 
     (Total Site Area – 0.340 acres) 
     (Impervious Area – 0.289 acres existing 
         + 0.001 acres proposed)  
            0.290 acres total) 
 
No County Planning Board Development Review Committee requirements pursuant to N.J.S.A. 40:27-6.6 et seq. 
 
Following a review and discussion of this application, a motion to adopt the action indicated above was offered by Ed Sampson,  
Seconded by, Joe Ettore, and passed upon the following vote: 
 

 Affirmative Negative Abstain Absent 

Edward Sampson X    

Joseph Ettore X    

Paul Kiernan X    

James Giannell X    

Joe Barris    X 

Ray Bragg    X 

Jennifer DiLorenzo    X 

Charles Casagrande    X 
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SCHEDULE1248E 
 

APPLICATIONS SUBMITTED WHICH HAVE BEEN DETERMINED TO BE INCOMPLETE BY STAFF 
                
 
NAME OF APPLICANT   MUNICIPALITY  FILE #  DATE REC’D  DATE  
               INCOMPLETE 
                

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 


