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HOUSING PLAN ELEMENT 

INTRODUCTION 

The Borough of Rumson has prepared this housing plan element and fair share plan in 

accordance with the requirements of the Mount Laurel Doctrine, the New Jersey Municipal Land 

Use Law and the State Fair Housing Act. This plan updates and replaces the Borough’s 

previously adopted Housing Element and Fair Share Plan, which was adopted by the Borough 

Planning Board on August 18, 2003 and submitted to the New Jersey Council on Affordable 

Housing (COAH) as part of its petition for substantive certification of its Cycle I and II Fair 

Share Plan. 

 

The Mount Laurel Doctrine 

In 1975, the New Jersey Supreme Court, in Mt. Laurel I (Southern Burlington County NAACP v. 

The Township of Mount Laurel, 676 N.J. 151, 336 A. 2d 713 (1975)), held that a developing 

municipality must, through its land use regulations, create a realistic opportunity for an appropriate 

variety and choice of housing for all categories of people who may desire to live there, including 

those of low and moderate income.   

 

As a result of Mount Laurel I, developing municipalities in the path of growth were obligated to 

provide for a mix of housing that addressed their fair share of the region's housing need.  However, 

Mount Laurel I generally resulted in few housing opportunities for low and moderate households 

because many municipalities failed to use their powers to zone and provide a realistic opportunity 

for the provision of affordable housing.  

 

In 1983, the New Jersey Supreme Court decided Mount Laurel II (Southern Burlington County 

NAACP v. the Township of Mount Laurel, 92 N.J. 158, 456 A. 2d 390 (1983)).  In its Mount Laurel 

II decision, the Supreme Court held: 
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 The existence of a municipal obligation to provide a realistic opportunity for a fair share of the 

region's present and prospective low and moderate income housing need, will no longer be 

determined by whether or not a municipality is 'developing'.  The obligation extends, instead, to 

every municipality, any portion of which is designated by the state, through the SDGP (State 

Development Guide Plan, currently called the State Development and Redevelopment Plan 

[SDRP]), as a growth area. 

 

 The lower income regional housing need is comprised of both low and moderate income 

housing.  Low income housing need consists of households whose incomes do not exceed 50 

percent of the median income of the area with adjustment for family size.  Moderate income 

housing need consists of households whose income does not exceed 80 percent of the median 

income of the area with adjustment for family size. 

 

Subject to a number of important limitations, the Supreme Court made clear that municipalities that 

failed to comply would be subject to the so-called “builder’s remedy” which represented an intrusion 

into a municipality’s home rule powers.  
 

The Fair Housing Act 

In 1985, two years after Mount Laurel II, the State adopted the Fair Housing Act and created an 

administrative alternative to court action in addressing municipal compliance with Mount Laurel II. 

The Fair Housing Act establishes the Council on Affordable Housing (COAH) as the state agency 

responsible for identifying housing regions, estimating low and moderate income housing need, and 

providing regulations that guide municipalities in addressing their obligations.  The stated intent of 

the act was to provide alternatives to the use of the builder's remedy as a method of achieving the 

provision of affordable housing.  
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As the State agency responsible for administering the Fair Housing Act, COAH establishes 

affordable housing guidelines and criteria.  COAH estimates the total lower income housing need 

statewide, organizes the State into housing regions, and allocates a share of the regional housing 

need to each municipality in the region.  COAH also identifies those circumstances where an 

“adjustment” to a municipality’s fair share is appropriate. Finally, COAH identifies the types of 

housing activities and programs that will be readily recognized as credits or reductions to the 

municipal fair share.  

The Municipal Planning Responsibility  

Each municipality is obligated to plan to meet its fair share.  The New Jersey Municipal Land Use 

Law enables a municipality to adopt a zoning ordinance to regulate land use provided that the 

municipality has also adopted a master plan that includes a land use element and a housing element.  

Mandatory Contents of the Housing Element  

The essential components of a local housing element, as set forth in N.J.S.A. 52:27D-310, are the 

following: 

 

 An inventory of the municipality's housing stock by age, condition, purchase or rental value, 

occupancy characteristics, and type, including the number of units affordable to low and 

moderate income households and substandard housing capable of being rehabilitated. 
 

 A projection of the municipality's housing stock, including the probable future construction of 

low and moderate income housing, for the next six years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development and probable 

residential development of lands. 
 

 An analysis of the municipality's demographic characteristics, including but not necessarily 

limited to, household size, income level, and age. 
 

 An analysis of the existing and probable future employment characteristics of the municipality. 
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 A determination of the municipality's present and prospective fair share for low and moderate 

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share for low and moderate income housing. 
 

 A consideration of the lands that are most appropriate for construction of low and moderate 

income housing and of the existing structures most appropriate for conversion to, or 

rehabilitation for, low and moderate income housing, including a consideration of lands of 

developers who have expressed a commitment to provide low and moderate income housing.   

 

In addition, N.J.A.C. 5:94-2.2(b)1-3 requires the following: 

 

 A projection of the Borough’s probable future construction of housing for ten years covering the 

period from January 1, 2004 through January 1, 2014. 

 

 An analysis of the existing jobs and employment characteristics of the Borough, and a projection 

of the probable future jobs and employment characteristics of the Borough for ten years 

covering the period from January 1, 2004 through January 1, 2014. 

 

 An analysis of how existing zoning or planned changes in zoning provide adequate capacity to 

accommodate the Borough’s residential and non-residential growth projections. 

 

In adopting the housing element, the municipality may adjust the new construction component of its 

obligation for the first and second housing cycles through a detailed process known as a vacant land 

adjustment. If a municipality secures such an adjustment, the portion of its Cycle I and II new 

construction component that it lacks adequate vacant land to address is known as the “unmet need.” 

COAH sets forth various techniques that may be required of municipalities to address their unmet 

need. Specifically, COAH adopted N.J.A.C. 5:93-4.2 (h), which provides as follows: 
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(h)   If the RDP1 described in (f) above is less than the precredited need minus 

the rehabilitation component, the Council shall review the existing 

municipal land use map for areas that may develop or redevelop.  Examples 

of such areas include, but are not limited to: a private club owned by its 

members; publicly owned land; downtown mixed use areas; high density 

residential areas surrounding the downtown; areas with a large aging 

housing stock appropriate for accessory apartments; and properties that 

may be subdivided and support additional development.  After such an 

analysis, the Council may require at least any combination of the following 

in an effort to address the housing obligation: 

1.  Zoning amendments that permit apartments or accessory apartments; 

2.  Overlay zoning requiring inclusionary development or the imposition of 

a development fee consistent with N.J.A.C. 5:93-8; In approving an overlay 

zone, the Council may allow the existing use to continue and expand as a 

conforming use, but provide that where the prior use on the site is changed, 

the site shall produce low and moderate income housing or a development 

fee; or 

3.  Zoning amendments that impose a development fee consistent with 

N.J.A.C. 5:93-8. 

 

As described later in this plan, the Borough has chosen to use all three methods. 

 

To the extent that a municipality has any “RDP” or realistic development potential, COAH provides 

a menu of techniques a municipality could utilize to address that portion of its Cycle I/Cycle II 

obligation. The Borough has conducted a vacant analysis; determined that it has an RDP of zero and 

an unmet need of 268 and conducted the analysis required by N.J.A.C. 5:93-4.2 (h). (See Vacant 

                                                 
1 Realistic Development Potential. 
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Land Inventory and Analysis Report, dated August 7, 2003, incorporated by reference. Appendix 

A.) If at some point in time, COAH determines that Rumson has an RDP greater than zero, the 

Borough reserves the right to use any appropriate and applicable technique permitted under COAH’s 

regulations to address its RDP either through the measures specified in this plan and/or other 

measures. 

 

COAH adopted a revised set of substantive rules (N.J.A.C. 5:94 et seq.) that became effective on 

December 20, 2004.  This third set of substantive rules presents a methodology for calculating a 

municipality’s affordable housing obligation, consisting of three components.  These include the 

rehabilitation share, which is a measure of old, overcrowded, deficient housing that is occupied by 

low and moderate income households, any remaining Prior Round obligation for the period from 

1987-1999, and the “growth share”, which links the actual production of affordable housing with 

municipal development and growth.  As part of the Region 4, COAH calculates that the Borough of 

Rumson’s rehabilitation share is zero, and the remaining Prior Round obligation is 268 units.  The 

Borough’s growth share obligation is four (4) units based on the analysis of Rumson’s demographic, 

housing and employment characteristics which is described in the following sections of this plan.  
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AN ANALYSIS OF DEMOGRAPHIC, HOUSING AND EMPLOYMENT CHARACTERISTICS  

As required by N.J.S.A.52:27D-310, all housing elements must contain a discussion of the 

community’s demographic, housing, and economic characteristics.  In fulfillment of this 

requirement, the following sections profile the Borough of Rumson with information obtained 

from the US Census Bureau, the North Jersey Transportation Planning Authority, and the New 

Jersey Department of Labor and Workforce Development. 

Rumson’s Demographics 

The Borough of Rumson had a population of 7,137 at the time of the 2000 US Census.  This 

figure represents a 6.5 percent increase over the 1990 US Census population figure of 6,701. 

This is significantly less than that of Monmouth County, which grew by 11.2 percent during the 

same period.  However, it is important to note that this growth rate has not been sustained; in the 

years between 2000 and 2005 it has decreased significantly.  Currently, the County’s growth rate 

is 3.3 percent faster than the Borough’s.  Table 1, as shown below, highlights the rates of growth 

experienced by the Borough of Rumson and Monmouth County during the 1990s and beyond. 

 

Table 1: Population Trends, 1990-2005 

 1990 2000 2005 % Change 
1990-2000 

% Change 
2000-2005 

Borough of Rumson 6,701 7,137 7,180 6.5% 0.6% 
Monmouth County 553,124 615,301 639,500 11.2% 3.9% 
Source: US Census Bureau, North Jersey Transportation Planning Authority 
 

 

As indicated by the North Jersey Transportation Planning Authority’s (NJTPA) population 

projections for the Borough of Rumson and Monmouth County, the population for the Borough 

and the County will continue to grow, reaching populations of 7,300 in Rumson and 713,000 in 

the County by 2030. However, the County will grow at a slower rate than experienced during the 

1990s. The NJTPA projects that Rumson’s population will grow by only 2.2 percent from 2000 

to 2030, which is significantly less than the rate of 15.9 percent projected for the County during 

the same period. 
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According to the 2000 US Census, the Borough of Rumson’s population is comprised of 2,452 

households, with an average household size of 2.91 members.  The median age of the Borough’s 

population is 39.2 years, which is more than that of Monmouth County (37.7 years) and the State 

of New Jersey (36.7 years).  With regard to the percentage of population aged 65 years and over, 

Rumson had 12.8 percent; the percentage of population aged 65 years and over in Monmouth 

County and the State of New Jersey is 12.5 percent and 13.2 percent, respectively.  In addition, 

the median household income of Rumson’s households is $120,865, which is much more than 

the respective figures for the State and the County.  These indicators are exhibited in Table 2: 

 

Table 2: Demographic Indicators, 2000 

 Number of 
Households 

Average 
Household 

Size 
Median Age 

% of 
Population  
≥ 65 years  

Median 
Household 

Income 
Borough of Rumson 2,452 2.91 39.2 12.8% $120,865 
Monmouth County 224,236 2.70 37.7 12.5% $64,271 
New Jersey 3,064,645 2.68 36.7 13.2% $55,146 
Source: US Census Bureau 
 

 

As shown above, 12.8 percent of Rumson’s 2000 population was aged 65 years and over.  More 

detailed information regarding the distribution of Rumson’s population among different age 

cohorts is presented in Table 3: 

Table 3: Population by Age, 2000 

 Number % of Total 
Under 5 Years 528 7.4% 

5 to 9 Years 713 10.0% 
10 to 14 Years 703 9.9% 
15 to 19 Years 434 6.1% 
20 to 24 Years 149 2.1% 
25 to 34 Years 579 8.1% 
35 to 44 Years 1,319 18.5% 
45 to 54 Years 1,132 15.9% 
55 to 59 Years 427 6.0% 
60 to 64 Years 239 3.3% 

65 Years and Older 914 12.8% 
Source: US Census Bureau 
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Rumson’s Housing Stock 

The housing stock characteristics in the Borough of Rumson include the number and type of housing 

units, occupancy/household characteristics, age (the year the structure was built), condition of units, 

purchase or rental value of units, units affordable to low and moderate income housing, and rate of 

construction.  Table 4, located on the next page, lists these characteristics: 
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Table 4: Housing Characteristics, 2000 

 Number % of Total 
I. Housing Units   

Number of units 2,610 100.0% 
Occupied Housing Units 2,452 94.0% 
Number of units (1990) 2,621 100.0% 

Vacant Housing Units 158 6.0% 
   
II. Occupancy/Household Characteristics   

Number of Households 2,452 100.0% 
Persons Per Household 2.91 N/A 

Family Households 1,989 81.1% 
Non-Family Households 463 18.9% 

Householders 65 and over 194 7.9% 
   
III. Year Structure Built   

1999 to March 2000 9 0.3% 
1995 to 1998 71 2.7% 
1990 to 1994 57 2.2% 
1980 to 1989 134 5.1% 
1970 to 1979 271 10.4% 
1960 to 1969 279 10.7% 
1940 to 1959 893 34.2% 

1939 or earlier 896 34.3% 
   
IV. Condition of Units   

Lacking complete plumbing facilities 0 0.0% 
Lacking complete kitchen facilities 0 0.0% 

   
V. Home Value (Owner Occupied Units)   

$300,000 and up 1,482 70.1% 
$200,000 - $299,999 350 16.6% 
$150,000 - $199,000 180 8.5% 
$100,000 - $149,000 87 4.1% 

$50,000 - $99,999 13 0.6% 
$0 - $50,000 0 0.0% 

Median Value $455,300 N/A 
   
VI. Rental Value (Renter Occupied Units)   

$1,000 and up 154 68.2% 
$750 - $999 14 6.2% 
$500 - $749 29 12.8% 
$200 - $499 8 3.5% 

Less than $200 0 0.0% 
No cash rent 21 9.3% 

Median Rent $1,187 N/A 
Source: US Census Bureau 
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Rumson had a total of 2,610 housing units according to the 2000 US Census. This was a decrease of 

11 units since the 1990 US Census, which reported a total of 2,621 units. Of the total dwellings, 158 

units were listed as vacant in 2000. In addition, 90.0 percent of the occupied housing units in the 

Borough of Rumson were owner occupied. With respect to rental housing, 10.0 percent of the 

Borough’s housing units were renter occupied. 

 

According to the 2000 US Census, Rumson had a total of 2,452 households.  Of the total number of 

households 1,989 were family households (81.1 percent) and 463 (18.9 percent) were non-family 

households. A non-family household consists of a householder living alone or where the household 

shares the home exclusively with people to whom he or she is not related.  Householders 65 years of 

age or older accounted for 194 (7.9 percent) of the households in Rumson.   

 

Approximately 34.3 percent, or 896, of the 2,610 housing units in existence in March 2000, were 

built prior to 1939.  Between 1940 and 1959, a total of 893 units were constructed which accounts 

for 34.2 percent of the current housing stock. Between 1960 and 1969, 279 housing units or 10.7 

percent of the housing stock was constructed. A total of 271 (10.4 percent) housing units were 

constructed between 1970 and 1979, and 134 housing units (5.1 percent) were constructed between 

1980 and 1989.  Between 1990 and March 2000, 137 or 5.2 percent of the Borough’s housing units 

were constructed. 

 

The Borough’s housing stock is in excellent condition.  This is evidenced by the fact that the 

Borough’s rehabilitation share, as calculated by COAH, is zero (0).  In addition, no units lack 

complete plumbing or kitchen facilities, nor did any of the occupied units report overcrowded 

conditions (1.01 persons or more per room). 

  

The 2000 median value of the owner occupied housing units in Rumson was $455,300.  Of this 

total, none had a value less than $50,000, 13 or 0.6 percent had a value between $50,000 and 

$99,000, 87 units or 4.1 percent had a value between $100,000 and $149,000, 180 or 8.5 percent 
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had a value between $150,000 and $199,000, 350 or 16.6 percent had a value between $200,000 

and $299,999 and 1,482 or 70.1 percent had a value of $300,000 or greater.  

 

The 2000 median gross monthly rent was $1,187 for rental housing units in the Borough of Rumson. 

 Of the 226 renter occupied units reporting monthly rental rates, 21 reported no cash rent, none had a 

monthly rate less than $200, 8 had a monthly rate between $200 and $499, 29 units had a monthly 

rental rate between $500 and $749, 14 units had a monthly rental rate of $750 - $999 and 154 units 

had a monthly rental rate of $1,000 or more. 

With regard to the affordability of these housing units to low and moderate income households, 

it should be noted that 75.3 percent of the selected monthly owner costs displayed in Table 5 are 

less than 30 percent of the 1999 household income.  In addition, 42.1 percent of all renters spend 

less than 30 percent of their household income on their housing.  The criterion for housing 

affordability is that no more than 30 percent of the gross income should be allocated for housing 

costs. 

Table 5: Housing Affordability as a Percentage of 1999 Household Income 

 Number % of Total 
Selected Monthly Owner Costs 

< 15% 839 39.7% 
15% to 19% 334 15.8% 
20% to 24% 212 10.0% 
25% to 29% 206 9.8% 

30% or more 521 24.7% 
Gross Rent 

< 15% 56 24.8% 
15% to 19% 19 8.4% 
20% to 24% 14 6.2% 
25% to 29% 6 2.7% 

30% or more 110 48.6% 
Not Computed 21 9.3% 

Source: US Census Bureau 
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Rumson’s Employment Characteristics 

At the time of the 2000 US Census, 3,047, or 59.8 percent, of Rumson’s population aged 16 

years old and over was engaged in the labor force.  Table 6 describes the varied activities of this 

segment of the population. 

 

Table 6: Occupation of Employed Civilian Population Aged 16 and Over, 2000 

 Number % of Total 
Management, Professional, and Related 1,763 59.4% 

Service 154 5.2% 
Sales and Office 844 28.4% 

Farming, Fishing, and Forestry 0 0.0% 
Construction, Extraction, and Maintenance 134 4.5% 

Production, Transportation, and Material 
Moving 74 2.5% 

Source: US Census Bureau 
 

 

The two largest occupational groups within the civilian labor force in 2000 were Management, 

Professional, and Related Occupations, and Sales and Office Occupations.  With regard to the 

income earned by Rumson’s households for activity in these and other occupational groups, 

Table 7 provides the following information: 

 

Table 7: Household Income, 1999 

 Number % of Total 
Less than $10,000 41 1.7% 

$10,000 to $14,999 68 2.8% 
$15,000 to $24,999 113 4.6% 
$25,000 to $34,999 107 4.4% 
$35,000 to $49,999 197 8.0% 
$50,000 to $74,999 286 11.7% 
$75,000 to $99,999 238 9.7% 

$100,000 to $149,999 407 16.6% 
$150,000 to $199,999 271 11.0% 

$200,000 or More 726 29.6% 
Median Household Income (Dollars) $120,865 N/A 

Source: US Census Bureau 
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Per Capita Income within the Borough in 2000 was $73,692 while the median household income 

was $120,865.  A total of 222 households reported income of less than $25,000, or 9.1 percent of the 

households.  A total of 107 households reported income between $25,000 and $34,999 or 4.4 percent 

of the households.  A total of 197 households reported income between $35,000 and $49,999 or 8.0 

percent.  A total of 286 reported income between $50,000 and $74,999 or 11.7 percent.  A total of 

238 households reported income of $75,000 - $99,999 and 1,404 households reported income of 

$100,000 or more.   

 

With regard to growth in employment in Rumson, the North Jersey Transportation Planning 

Authority has published employment projections.  According to the NJTPA projections, there will 

be 1,390 jobs in Rumson in 2015, a 2.1 percent decrease over the number of jobs estimated for the 

year 2005.  These projections will be employed later in this report for the calculation of Rumson’s 

non-residential growth share obligation. 
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GROWTH SHARE PROJECTION 

COAH’s Third Round Substantive Rules introduce the concept of a growth share projection.  

COAH has applied this concept so as to require municipalities to bear a responsibility for 

affordable housing in the third cycle based upon the residential and nonresidential growth that 

has taken place or will take place from January 1, 2004 to January 1, 2014.  More specifically, 

for every eight (8) market-rate residential units constructed during this 10 year period, the 

municipality is obligated to provide for one (1) unit that is affordable to low and moderate 

income households.  In addition, every 25 jobs created within the municipality during this 10 

year period necessitates the provision of one (1) additional unit of low to moderate income 

housing.  The following pages detail the calculation of Rumson’s growth share. 

Growth Share Projection: Detail 

In order to calculate the Borough’s Growth Share Projection, historical data on the number of 

residential and nonresidential certificates of occupancy (COs) and demolition permits issued 

within the Borough during the last decade was obtained from the Department of Community 

Affairs, Division of Codes and Standards, as well as the Borough’s Construction Office.  The 

following tables display the historical data compiled by T&M. 

 

Table GS 1: Residential Certificates of Occupancy (COs)  
and  Demolition Permits Issued 

 
 1996 1997 1998 1999 2000 2001 2002 2003 2004 

COs 8 16 17 13 9 15 34 23 35 
DEMs 11 6 7 16 17 22 30 38 24 
Source: DCA, Division of Codes and Standards 
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Table GS 2: Non-residential Certificates of Occupancy (COs)  
and Demolition Permits Issued (Square Feet by Use Group) 

 
 1996 1997 1998 1999 2000 2001 2002 2003 2004 

Group B  
COs 7,351 3,725 0 4,500 765 1,685 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group M  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group F 
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group S  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group H  
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group A1  

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Group A2-A4  
COs 0 0 4,185 7,470 0 0 0 0 0 

DEMs 0 0 0 1 0 0 0 0 0 
Group E  

COs 0 0 0 13,874 0 1,190 548 0 7,125 
DEMs 0 0 0 0 0 0 0 0 0 

Group I  
COs 0 0 0 0 0 0 0 0 0 

DEMs 0 0 0 0 0 0 0 0 0 
Group R1 

COs 0 0 0 0 0 0 0 0 0 
DEMs 0 0 0 0 0 0 0 0 0 

Source: DCA, Division of Codes and Standards, Borough Construction Office 
 

In addition, the calculation of the Growth Share Projection also requires an estimate of the future 

residential and nonresidential development that is anticipated to occur within the Borough from 

2005 to 2013. Consequently, we have collaborated with the Borough’s engineers to ascertain the 

level of development anticipated to occur within the Borough in the period from 2005 to 2013. 

The next tables provide detail of the anticipated development.  
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Table GS 3: Anticipated Residential Development (Number) 
 

 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Approved Applications  
Daley 0 1 0 0 0 0 0 0 0 1 
Dixon 0 0 1 0 0 0 0 0 0 1 
Parent 0 0 2 0 0 0 0 0 0 2 
WR Equities 0 1 0 0 0 0 0 0 0 1 
Prestige Realty 2 0 0 0 0 0 0 0 0 2 
Petcon 0 2 0 0 0 0 0 0 0 2 
Society Hill Builders 0 0 2 0 0 0 0 0 0 2 
Quigly 0 0 1 0 0 0 0 0 0 1 
Shea 0 0 2 0 0 0 0 0 0 2 
JNM 0 0 2 0 0 0 0 0 0 2 
Sugar Maple Estates 0 0 3 3 0 0 0 0 0 6 
Forefront Homes 0 0 0 2 0 0 0 0 0 2 
River Road Holdings  0 0 3 0 0 0 0 0 0 3 
Anticipated Applications 
Broadmoor Properties  
(approval under appeal) 0 3 0 0 0 0 0 0 0 3 

Victory Homes 0 0 0 7 0 0 0 0 0 7 
Kostuck (pending approval) 0 2 0 0 0 0 0 0 0 2 
Sinopoli 0 0 1 1 0 0 0 0 0 2 
Total Gross COs 2 9 17 13 0 0 0 0 0 41 
Demolitions  
Kostuck (pending approval) 0 1 0 0 0 0 0 0 0 1 
Petcon 1 0 0 0 0 0 0 0 0 1 
Prestige Realty 1 0 0 0 0 0 0 0 0 1 
Society Hill Builders 0 1 0 0 0 0 0 0 0 1 
JNM 0 0 2 0 0 0 0 0 0 2 
Shea 0 1 0 0 0 0 0 0 0 1 
Sugar Maple Estates 0 2 0 0 0 0 0 0 0 2 
Forefront Homes 0 0 1 0 0 0 0 0 0 1 
Quigly 0 1 0 0 0 0 0 0 0 1 
Victory Homes 0 0 0 7 0 0 0 0 0 7 
Net Development 0 3 14 6 0 0 0 0 0 23 
Source: Bonnie L. Heard, PE, CME and C. Bernard Blum, Jr., PE, PP  
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Table GS 4: Anticipated Non-residential Development (Sq. Ft.) 
 

 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Use Group B  
JNM (area of expansion) 2,922 0 0 0 0 0 0 0 0 2,922 
Two River Commons 3,542 0 0 0 0 0 0 0 0 3,542 
Net Use Group B 6,464 0 0 0 0 0 0 0 0 6,464 
Use Group M  
River Road Holdings (retail) 0 2,870 0 0 0 0 0 0 0 2,870 
DEMO: Gulf Station 0 1,200 0 0 0 0 0 0 0 1,200 
Net Use Group M 0 1,670 0 0 0 0 0 0 0 1,670 
Use Group A2 to A4  
DEMO: Luncheonette 1,300 0 0 0 0 0 0 0 0 1,300 
Net Use Group A2 to A4 -1,300 0 0 0 0 0 0 0 0 -1,300 
Source: Bonnie L. Heard, PE, CME and C. Bernard Blum, Jr., PE, PP 
 

To project the Borough’s growth share, the historical data from 2004 is paired with the 

information on anticipated development for the period from 2005 to 2013 shown above.  For 

residential development, the sum of all development is divided by nine to reach a Growth Share 

Obligation. For nonresidential development, the total net square footage is converted to jobs by 

means of multipliers developed by COAH (detailed in Appendix E of N.J.A.C. 5:94 and 

incorporated into the analysis herein) and then divided by 25 to reach a Growth Share 

Obligation. The following tables detail the calculation of the Growth Share Obligation generated 

by residential and nonresidential development. 
 

Table GS 5: Residential Growth Share Projection 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Anticipated Units 0 2 9 17 13 0 0 0 0 0 41 
2004 Units 35 0 0 0 0 0 0 0 0 0 35 
Demolished Units 24 2 6 3 7 0 0 0 0 0 42 
Exclusions2 0 0 0 3 2 0 0 0 0 0 5 
Final Net Units 11 0 3 11 4 0 0 0 0 0 29 
Affordable Units (Net/9) 1.2 0.0 0.3 1.2 0.4 0.0 0.0 0.0 0.0 0.0 3.2 
Note: Normal rounding errors may be present. Totals are most accurate. 

                                                 
2  According to N.J.A.C. 5:94-2.4(a)3, affordable units included in the third round Fair Share Plan shall be 

excluded from the projected residential growth for the purposes of projecting the growth share.  Accordingly, 3 
units have been excluded from the River Road Holdings Site, and an additional 2 units have been excluded from 
the Victory Homes Site. 
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Table GS 6: Non-residential Growth Share Projection 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total 
Net Anticipated Jobs            
Use Group: B 0 19 0 0 0 0 0 0 0 0 19 
Use Group: M 0 0 2 0 0 0 0 0 0 0 2 
Use Group: A2 to A4 0 -4 0 0 0 0 0 0 0 0 -4 
Use Group: E 7 0 0 0 0 0 0 0 0 0 7 
Total Net Jobs 7 15 2 0 0 0 0 0 0 0 24 
Affordable Units from Jobs 
(Total Net Jobs/25) 0.3 0.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 

Note: Normal rounding errors may be present. Totals are most accurate. 
 

Based upon the above, the total combined Growth Share Obligation is then four (4) units of 

affordable housing (3.2 + 1.0 = 4.2).  The residential component of this projection consists of 

three (3) units; the non-residential component consists of one (1) unit.  The table displayed 

below provides a summary of this growth share projection: 

 

Table GS 7: Summarized Growth Share Projection (Units Affordable) 
 

 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 Total
Components 
Residential 1.2 0.0 0.3 1.2 0.4 0.0 0.0 0.0 0.0 0.0 3.2 
Non-Residential 0.3 0.6 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 1.0 
Total 1.5 0.6 0.4 1.2 0.4 0.0 0.0 0.0 0.0 0.0 4.2 
Note: Normal rounding errors may be present. Totals are most accurate. 
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Growth Share Projection: Presumption of Validity 

In accordance with COAH regulations, T&M has calculated the Household and Employment 

Growth Projections with US Census data and projections from the North Jersey Transportation 

Planning Authority.  The following tables detail these projections. 

 

Table GS 8: NJTPA Household Growth Projection 

2015 NJTPA 
Households - 2005 NJTPA 

Households = Household Change 

2,480 - 2,470 = 10 
 

Table GS 9: NJTPA Employment Growth Projection 
2015 NJTPA 
Employment - 2005 NJTPA 

Employment = Employment Change 

1,390 - 1,420 = -30 
 

The total number of new households projected in the calculation of Rumson’s Growth Share 

obligation is 34, or 24 units more than the household growth projection derived from NJTPA 

data.  In addition, the total number of new jobs (employment) projected in the calculation of 

Rumson’s Growth Share obligation is 24, or 54 jobs more than the employment growth 

projection derived from NJTPA data. Consequently, both the residential and non-residential 

components of the growth share projection will, according to COAH standards, enjoy a 

presumption of validity.   

Growth Share Projection: Potential to Accommodate Projected Growth 

The Borough has limited capacity for growth, which is reflected in the Borough’s August 7, 

2003 Vacant Land Inventory and Analysis Report. Accordingly, the projected residential and 

non-residential growth for the Borough will be the result of limited infill development and small 

scale, private redevelopment initiatives. Given the limited growth potential, it is anticipated that 

the Borough’s current zone plan, including its affordable housing ordinances, will provide 

adequate capacity for projected growth. 
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FAIR SHARE PLAN 

Components of the Fair Share  

COAH’s Cycle III regulations call for the establishment of fair share responsibilities based upon 

three components: (1) the rehabilitation component; (2) the recalibrated Cycle I/Cycle II new 

construction component; and (3) the growth share component.  

 

In accordance with COAH’s methodology, the rehabilitation component represents the number 

of deteriorated units that are occupied by low or moderate households based upon the 2000 

Census.  In the case of Rumson, COAH has assigned the Borough a rehabilitation obligation or 

“indigenous need” of zero units. 

 

The Cycle I and II new construction component represents the new construction component that 

COAH assigned in 1994 pursuant to its Cycle II regulations, which COAH has recalculated 

based upon the 2000 Census. In the case of Rumson, COAH has assigned the Borough a Cycle I 

and II new construction obligation of 268 units. However, in the third housing cycle as in the 

second, COAH regulations authorize a municipality to follow proscribed procedures to secure a 

“vacant land adjustment.” For those municipalities that demonstrate entitlement to an 

adjustment, the municipality will have a “realistic development potential” (RDP), and an “unmet 

need.” COAH makes different requirements of a municipality with respect to its RDP than with 

respect to its unmet need. The Borough demonstrated that it has an RDP of zero and thus an 

unmet need of 268. Thus, the Borough must comply with N.J.A.C. 5:93-4.2(h) setting forth how 

the municipality proposes to address its unmet need.  

 

As to the growth share component, the new substantive rules state that for every eight market-

rate residential units projected to be constructed between January 1, 2004 and January 1, 2014, a 

municipality is obligated to provide one affordable unit.  In addition, a municipality is obligated 
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to provide one affordable unit for every 25 newly created jobs in this 10-year period, as 

measured by non-residential construction. In contrast to the new construction component of the 

Cycle I and II new construction obligation, municipalities may not secure an adjustment to their 

growth share responsibility. Thus, the Borough has a responsibility to create a realistic 

opportunity for four (4) units to address its Cycle III growth share responsibility.  

Cycle I/Cycle II Responsibilities 

As noted, COAH has recalculated the new construction component of each municipality’s Cycle 

I/Cycle II responsibility based upon the 2000 census. More specifically, in the case of the 

Borough, COAH has recalibrated the Cycle I and II new construction responsibility to 268 units. 

(See Appendix C of N.J.A.C. 5:94.) However, in accordance with Cycle III regulations, as with 

the case of Cycle II regulations, municipalities are still entitled to adjust the Cycle I and II new 

construction component based upon the lack of vacant developable land. The Borough recently 

conducted such an analysis (See Vacant Land Inventory and Analysis Report, prepared for the 

Borough by C. Bernard Blum, Jr., PE, P.P. and Stanley C. Slachetka, AICP, P.P., dated August 

7, 2003), which is incorporated into this plan by reference. (See Appendix A.) This report 

demonstrates that the Borough is entitled to adjust its 268 Cycle I and II responsibility to zero.  

 

Evaluation of the Unmet Need 

In order to address the unmet need, COAH regulations require an examination of a 

municipality’s existing land use map and an identification of areas that could potentially develop 

or redevelop during the period covered by its substantive certification. According to COAH’s 

rules: 

 

Examples of such areas include, but are not limited to: a private club owned by its 

members; publicly owned land; downtown mixed use areas; high density residential areas 

surrounding the downtown; areas with a large aging housing stock appropriate for 

accessory apartments; and properties that may be subdivided and support additional 

development [N.J.A.C. 5:93-4.2(h)]. 
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After the analysis described above, the Council may require any combination of the following in 

an effort to capture opportunities for affordable housing: 

 

• Zoning amendments that permit apartments or accessory apartments; 

• Overlay zoning requiring inclusionary development or the imposition of a development 

fee consistent with N.J.A.C. 5:93-8; In approving an overlay zone, the Council may allow 

the existing use to continue and expand as a conforming use, but provide that where the 

prior use on the site is changed, the site shall produce low and moderate income housing 

or a development fee; or 

• Zoning amendments that impose a development fee consistent with N.J.A.C. 5:93-8. 

 

The Borough has examined its existing land use map and undertaken the analysis suggested by 

COAH’s rules and has come to the following conclusions with respect to the options 

recommended by COAH: 

 

• Private Club Owned by its Members: The Borough has two private clubs currently owned 

by its members – the Rumson Country Club located on Rumson Road in the southwestern 

portion of the Borough and the Seabright Lawn Tennis and Cricket Club located on 

Rumson Road in the eastern portion of the Borough.  An overlay zone for multifamily 

housing over the Rumson Country Club would not create a realistic opportunity for the 

construction of affordable housing. The Rumson Country Club is member-owned, with 

recent improvements, and is highly unlikely to change use in the foreseeable future 

regardless of the zoning. A letter expressing the position of the Country Club with regard 

to its future development is attached as Appendix B. Further, the Borough is providing 

other, more realistic, options to capture opportunities for affordable housing as described 

below. The Lawn Tennis and Cricket Club is identified as a National Register Historic 

Landmark and, as such, is not appropriate for development or redevelopment. 

 



Housing Plan Element and Fair Share Plan   
Borough of Rumson Master Plan 
 

 

  

24

 

• Downtown Mixed Use Areas: The Borough has areas located in the northern portion of 

the Borough near the Navesink River that contains a number of small non-residential 

uses that could potentially be redeveloped to include accessory residential apartments. 

These uses are located primarily in its GB, NB, and POB Zones. Accordingly, the 

Borough has adopted an overlay on these districts, which permits, as a conditional use, 

residential units in a mixed-use development scenario so long as minimum of 50 percent 

of the new units are deed restricted for affordable housing purposes. This will go into 

effect when COAH approves the Borough’s plan. The Borough’s approach is described 

in further detail below. 

 

• High Density Residential Areas Surrounding the Downtown: There are no existing high-

density residential areas in the Borough or any such areas proximate to a commercial 

downtown core as contemplated by COAH’s regulations. 

 

• Areas with a Large Aging Housing Stock Appropriate for Accessory Apartments: An 

accessory apartment program would be realistic, given the range of housing types within 

the Borough.  In fact, many of the Borough’s larger estate homes have former maid 

and/or butler quarters, care-taker’s residences, and accessory units that were created prior 

to the current zoning standards. There also are a variety of carriage houses, cabanas, and 

similar outbuildings located throughout the Borough that could be converted to accessory 

apartment units. Consequently, there is a significant opportunity to capture affordable 

housing through an accessory apartment program in the Borough given appropriate 

financial incentives to encourage the creation of new units and the conversion of existing 

accessory units for affordable housing. The Borough’s has adopted an accessory 

apartment program, which is described below. The Borough has received a number of 

inquiries concerning the program and expressions of interest from property owners 

concerning the creation of accessory units. (See Appendix C.)  
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• Properties that may be Subdivided and Support Additional Development: Rumson does 

have areas where residential lots are larger than the minimum lot standard in the district. 

However, in almost all instances, these are developed with large estate homes that are in 

keeping with the character and lot pattern of the surrounding low-density residential 

neighborhoods that are developed with similar residential dwellings. In many instances, 

the existing residential dwellings and accessory structures are located in or proximate to 

the center of these sites. In analyzing the Borough’s existing land use characteristics as 

contemplated in COAH’s regulations, the Borough has concluded that there are no sites 

in Rumson where a large tract could reasonably be created by subdivision for the purpose 

of providing a high-density multi-family housing project that would be compatible with 

the Borough’s established community character, development patterns, and residential 

densities.  

 

Consideration of established community character, neighborhood development patterns, 

and existing densities have been well-established factors in analyzing the suitability of 

sites pursuant to Mount Laurel doctrine and COAH practice. In this regard, when a 

developer proposes to develop at densities substantially greater than the surrounding 

neighborhood, the following factors should be considered: 

 

(a) In Mount Laurel II, the Supreme Court stated “The Mount Laurel doctrine 

should ordinarily be able to be accommodated, for example, without placing 

lower income housing projects in the middle of long-settled middle or upper 

income sections of a town.” Mount Laurel II at 240. 

(b) Consistent with Mount Laurel II, the State Plan calls for the following policies 

in Planning Area 1: “Stabilize older suburbs” and “Protect the character of 

existing communities.”  (SDRP, p. 190).   

(c) In Planning Area 2, the State Plan cites the need for development and 

redevelopment activities “to be consistent with the traditional urban fabric” 
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and to take into consideration “the scale and character of the surrounding 

fabric.”  (SDRP, p. 179, 196) 

(d) COAH regulations call for sites to be suitable, which means “adjacent to 

compatible land uses” and “has access to appropriate streets.” (N.J.A.C. 5:93-

1.3.)   

(e) Similarly, COAH regulations require COAH to consider “the character of 

the area surrounding each site” in determining whether an “underutilized” 

site should be included in the calculation of the RDP (N.J.A.C. 5:93-4.2 (f)) 

 

COAH recently reinforced these principles in the following Comment and Response to its Cycle 

III regulations: 

 

Comment on N.J.A.C. 5:94-3.1(a): The proposal preserves the existing standards 

for municipalities concerning vacant land adjustments, which allows the Council 

to exercise its discretion regarding what to require of a municipality that is being 

granted a vacant land adjustment. The Council should be consistent with 

principles in Mt. Laurel II and the State Planning Act, which call for the 

preservation of existing neighborhoods. Lower income housing projects, for 

instance, should not be placed in the "middle of long-settled middle or upper 

income sections of a town." (Mt. Laurel II). The SDRP says planning should 

"consider the scale and character of the surrounding fabric." In determining 

vacant land adjustments, the Council's analysis should include the following: 1) a 

determination of site suitability in accordance with the Council's regulations, 2) a 

review of the site, including its size, configuration, topography, and 

environmental constraints, 3) a review of surrounding land uses, including type, 

density, and intensity of development surrounding the site, and 4) need for 

sufficient buffering and screening. This should be formally codified in the 

Council's regulations.  

 



Housing Plan Element and Fair Share Plan   
Borough of Rumson Master Plan 
 

 

  

27

Response: In determining vacant land adjustments, the Council's analysis 

includes: a determination of site suitability; a review of the site, including its size, 

configuration, topography, and environmental constraints; and a review of 

surrounding land uses (including type, density, and intensity of development 

surrounding the site). These provisions are codified in the Council's rules at 

N.J.A.C. 5:93-4.2 which will remain in force as a mechanism to address 1987-

1999 affordable housing obligations. (36 N.J.R. 5769) 

 

In light of the above, any consideration of “properties that may be subdivided and support 

additional development” (see N.J.A.C. 5:93-4.2(h)) needs to be undertaken in light of the 

character of the surrounding neighborhoods. 

 

The KTK Site 

 

The KTK site has the following characteristics:  

(a) The KTK site is located almost entirely within the 100 year flood hazard area. (See 

Figure 4.) 

(b) Flooding has been a consistent and major problem in the area and along the entire 

southern portion of the Borough proximate to the Shrewsbury River. 

(c) During the “storm of record” in this area, which occurred in 1992, the KTK property was 

under two to eight feet of water. Pictures exist which show the severity of the 

floodwaters.  (See Appendix D.) 

(d) During the “storm of record” in this area, flooding of more than two feet occurred north 

of the site, all the way to the intersection of Shrewsbury Drive and Avenue of Two 

Rivers South, or a distance of over 1,000 feet.      

(e) A storm coinciding with the Coastal Base Flood Elevation for Flood Insurance 

Regulations would be even more severe than the 1992 flood of record.   

(f) In this type of storm, Avenue of Two Rivers South would be under six feet or more of 

water throughout its entire length, up to its intersection with Shrewsbury Drive; and 



Housing Plan Element and Fair Share Plan   
Borough of Rumson Master Plan 
 

 

  

28

flooding depths of over two feet would extend inland more than 2,400 feet, or almost 

one-half mile past the site to the north. 

(g)  As Avenue of Two Rivers South would be the only means of egress for the residents of 

the proposed development, and ingress for any emergency vehicles, this would create a 

significant risk to public health and safety 

 

Given the flooding hazard in this area of Rumson, the Borough’s ongoing land use planning 

policy of low density residential development is consistent with sound land use planning. Indeed, 

the neighborhood within which the site is located is developed with large-lot single family 

residential development at relatively low densities – 0.23 units per acre. 

 

In view of these facts, clearly the KTK site is not a site where redevelopment should be 

encouraged. 

The HHK Site 

 

The HHK site has the following characteristics: 

 

(a) The site contains approximately four acres; 

(b) The site is an irregular-shaped parcel with 188 feet of frontage on River Road, 

with an average depth of approximately 900 feet; and 

(c) The site is in a low density, single-family residential area of .33 units per acre. 

 

HHK proposed to develop the HHK site as follows: 

 

The HHK site is "suitable for development for multi-family housing,   

 including townhouses, condominiums and apartments.  HHK "is ready, willing   

 and able to construct up to 50 units of housing on the properties, including a   

 substantial amount of low and moderate income housing."  (Amended Complaint   

 at paragraphs 28 and 29) 
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The HHK site is located in an area of the Borough that is developed with large lot, single-family, 

residential development at low densities of .33 units per acre. Through their builder's remedy 

suit, HHK sought the right to develop the site at densities of roughly 8-12 units per acre. Thus, 

HHK sought to develop their site at densities as high as 24-36 times the development density of 

the surrounding residential neighborhood. 

 

While the KTK and HHK sites do not represent appropriate sites for Mount Laurel development, 

the other measures the Borough proposed to take and in fact took represent an appropriate way to 

generate a significant amount of affordable housing. These measures are set forth below. Thus, 

in the context of COAH regulations, the Borough’s plan achieves the balance called for by 

COAH regulations between “the character of the area surrounding each site” and “the need to 

provide housing for low and moderate income households.” N.J.A.C. 5:93-4.2 (h). 

 

If at some point in time, COAH determines that Rumson has an RDP greater than zero, the Borough 

reserves the right to use any appropriate and applicable technique permitted under COAH’s 

regulations to address its RDP either through the measures specified in this plan and/or other 

measures. 

Mechanisms to Address the Cycle I and II Unmet Need 

 

Development Fee Ordinance 

Rumson has adopted a development fee ordinance designed in accordance with COAH’s model 

and COAH has, in fact approved that ordinance. The ordinance applies to all new non-residential 

and residential development.  The development fee for non-residential development is two (2%) 

percent of equalized assessed value. The development fee for eligible residential development is 

one (1%) percent of equalized assessed value. Improvements to existing dwellings resulting in a 

25 percent or greater increase in floor area of the building are required to pay a fee proportional 

to the increase in equalized assessed value due to the improvements.  
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If there is a zoning change or use variance that permits increased residential or non-residential 

development, the Borough’s ordinance imposes a development fee of six (6%) percent of the 

equalized assessed value resulting from the additional units or floor area realized as a result of 

the rezoning or use variance. This provision also follows COAH’s model. 

 

In accordance with COAH’s requirements, the proceeds from the development fee ordinance will 

be deposited in a housing trust fund and will be used for COAH approved activities to address 

the Borough’s low and moderate-income housing needs. The Borough will adopt a spending plan 

in accordance with COAH’s model governing the future use of development fee monies.  

 

Accessory Apartments  

The Borough has enacted an accessory apartment/carriage house ordinance that permits 

accessory apartments and carriage house apartments in the Borough’s R-1 and R-2 Zones. The 

Borough’s accessory apartment ordinance follows the provisions of COAH’s model accessory 

apartment ordinance for cycle I and II plans, and includes the following provisions: 

 

• The bulk requirements of the zone in which the accessory apartment is to be created shall 

be met. 

• The accessory apartment may only be rented to a low and moderate-income household at 

the time of the initial occupancy. 

• The Borough will alternate one low and one moderate unit to maintain the 50/50 split. 

• The units must be affirmatively marketed to the housing region. 

• Affordability controls shall be maintained for a minimum of 10 years. 

• An administrative entity will be designated to run the local program. 

• Rent increases shall be in accordance with COAH-approved percentages. 

 

The ordinance also has provisions, consistent with COAH’s standards, to encourage the 

conversion of any existing “illegal” accessory apartments to legal affordable apartments through 

a grandfather provision consistent with the standards listed at N.J.A.C. 5:93-5.9 of COAH’s 
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rules.  

 

The Borough’s adopted ordinance calls the provision of $10,000 per unit and the ordinance has 

attracted considerable interest. However, in order to make this response to the unmet need an 

even more effective means top produce affordable housing, the Borough will increase the 

subsidy for accessory apartments to $25,000 per unit.  

 

Mixed-use Overlay Zones 

The Borough has created a new mixed-use overlay option in the Borough’s GB General 

Business; NB Neighborhood Business, and POB, Professional Office Business Zones. All these 

districts currently permit single-family residential development. The overlay ordinance permits 

the development of new mixed-use buildings or the conversion of existing non-residential uses 

to a mixed-use building in each of these districts, so long as the following conditions are met: 

 

• A minimum of fifty (50) percent of the units must be affordable units. 

• At least fifty percent of the affordable units shall be low-income units. If only one 

affordable unit is created in a project, the unit shall be a low-income unit. 

• The apartment(s) designated as low- or moderate-income units may only be rented to a 

low- or moderate-income household at the time of the initial occupancy. 

• The bulk requirements for non-residential development in the respective zone shall be 

met, including relevant coverage standards. 

• Building height shall be limited to two and one-half stories. 

• The ground floor of the building shall contain only nonresidential uses. 

• On-site parking must be provided for all uses on site in accordance with RSIS and 

Borough standards. 

• The units must be affirmatively marketed to the housing region. 

• Affordability controls shall be maintained for a minimum of 30 years. 

• Rent increases shall be in accordance with COAH-approved percentages. 
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The Borough has reviewed existing development patterns in these zones and has determined that 

a number of existing nonresidential developments could potentially be redeveloped in such a 

mixed-use arrangement consistent with the existing character of these areas. It is important to 

note that these overlay areas address the unmet Cycle I and II new construction obligation of the 

Borough and are addition to the Borough’s Cycle III plan. The Borough has included other 

affirmative measures, including new inclusionary zoning district to address its Cycle III 

obligation. These are discussed in the section of the plan describing the Borough’s third-round 

Fair Share Plan.  

 

The Borough will annually review the status of the program to determine its progress in creating 

new affordable units. If, after the first year (or any year thereafter) the Borough determines that 

there has been a lack of adequate participation in the program, the Borough may consider one 

following strategies or combination of strategies to increase participation:  

 

• Providing a subsidy to property owners or developers to create the affordable units; 

• Seeking a waiver to reduce the length of the deed restriction.  

 

Cycle III Responsibilities and Plan 

As noted, the Borough has calculated a growth share responsibility of four (4) affordable units 

even though the MPO-based projection would yield only one (1) unit. Pursuant to applicable 

COAH regulations, one (1) of these units must be rental units in accordance with N.J.A.C. 5:94-

4.20, and at least 50 percent must be designated for low-income households as per N.J.A.C. 

5:94-4.18. Also, no more than 50 percent of the units provided in the Borough (two units) may 

be age-restricted units. 

 

The Borough strategy to meet the projected obligation includes the construction of affordable 

units on Block 45, Lot 4 (“the River Road Holdings site”) and Block 8, Lot 4 (“the Victory 

Homes site”). The River Holdings site was recently approved by variance granted by the 
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Borough Zoning Board and the Victory Homes site is a new inclusionary zoning site in the 

Borough. 
 

The developer of Block 45, Lot 4, commonly called the River Road Holdings site, has an 

approval to demolish an existing filling station and replace it with a mixed use development 

containing ground floor retail space and three (3) non-age-restricted affordable rental units on 

the second floor. Two of the units will be affordable to moderate-income households and one (1) 

of which will be affordable for low-income households. The 15,000 square foot parcel is owned 

by River Road Holdings, LLC and situated at the northwestern corner of North Street and River 

Road in the GB (General Business) Zone. (See Figure 1.) Surrounding land uses include a mix of 

commercial and residential uses. This project is included in the growth share projection 

presented herein. A copy of the approving resolution and site plan are annexed to this plan (See 

Appendix E.). The site is located in Planning Area 1 of the SDRP, has sewer and water, and is 

not constrained by any environmental factors. (See Figure 1.) The resolution of approval of the 

River Road Holdings site requires deed restriction for the units. 
 

Block 8, Lot 4 is known as Victory Homes site, which is located at the corner of Lafayette and 

Hunt Street. (See Figure 2.) The site is rectangular in shape and contains 0.59 acre (25,840 

square feet). The Borough proposes to rezone the site to permit seven (7) townhouse units, 

including five (5) market-rate units and two (2) low-income rental units. This corresponds to a 

proposed density of 12 units per acre and a 25 percent setaside. This project is included in the 

growth share projection presented herein. A draft ordinance regulating development activity on 

the site is included in Appendix F.  The site is located in Planning Area 1 of the SDRP, has 

sewer and water, and is not constrained by any environmental factors. 
 

Both sites are surrounded by compatible higher density development and a mix of residential and 

nonresidential uses. 
 

The inclusion of the River Road Holdings and Victory Homes sites within the Borough’s Fair 

Share Plan provides the Borough with credit for five (5) affordable rental units, which exceeds 
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the Borough’s rental obligation of one (1) unit by four (4) units.  As a result, the Borough may 

claim, according to N.J.A.C. 5:94-4.20, four units of bonus credit for those rental units in excess 

of the Borough’s rental obligation. The Borough, therefore, is eligible to receive nine (9) units of 

credit towards its Cycle III fair share obligation, which results in five (5) surplus credits. This is 

in addition to the mechanisms already established by the Borough to address its Cycle I and II 

unmet need (i.e., the Borough’s accessory apartment ordinance, overlay zones, and development 

fee ordinance).  
 

Combined, the affordable units resulting from the construction of Victory Homes and River 

Road Holdings sites fulfill both the Borough’s rental obligation of one (1) unit pursuant to 

N.J.A.C. 5:94-4.20, and address the required 50 percent low income/50 percent moderate income 

split of the growth share obligation required by N.J.A.C. 5:94-4.18.  
 

Summary of Cycle III Plan Components 

The following table summarizes the manner in which the Borough will address and, in fact, 

exceed its growth share responsibilities:  
 

Table FS 1: Summary of Cycle III Fair Share Plan  
Fair Share Components 

Rehabilitation Share 0 
Total Remaining Cycle I and II New Construction Obligation (RDP) 0 

Growth Share 4 
Compliance 

River Road Holdings (Affordable Rental Units; Non-Age-Restricted) 3 
Victory Homes (Affordable Rental Units; Non-Age Restricted) 2 

Rental Bonus Credits for Units in Excess of 2-Unit Rental Obligation 4 
Total Credits Provided 9 
Total Credits Required 4 
Surplus Resulting from Excess Credits 5 

 

As noted previously, if at some point in time, COAH determines that Rumson has a Cycle I and II 

RDP that is greater than zero, the Borough reserves the right to use any appropriate and applicable 

technique permitted under COAH’s regulations to address its RDP either through the measures 

specified in this plan and/or other measures. 
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INTRODUCTION 
 
A Stormwater Management Plan provides a strategy for municipalities to plan for and manage 
increased runoff associated with future development and land use changes.  This municipal 
Stormwater Management Plan is designed to provide a municipal-wide approach to stormwater 
management planning.  This Plan makes recommendations to better regulate stormwater 
management.  This Plan is not designed to resolve existing flooding or runoff problems, but to 
identify them for future correction.  This Plan addresses groundwater recharge, stormwater quantity, 
and stormwater quality impacts by including stormwater design and performance standards for new 
development and redevelopment.  This Plan also addresses the Borough’s suggested policy regarding 
the long-term operation and maintenance of existing and future stormwater management facilities. 
 
This Stormwater Management Plan complies with N.J.A.C. 7:14A-25 Municipal Stormwater 
Regulations, which requires each community in New Jersey to prepare and adopt a stormwater 
management plan.   
  
GOALS AND OBJECTIVES 
 
The goals of this Stormwater Management Plan are: 
 
1. Reduce flood damage, including damage to life, property and the environment; 
2. Minimize, to the extent practical, any increase in stormwater runoff from any new 

development; 
3. Reduce soil erosion from  development, redevelopment and construction projects; 
4. Assure the adequacy of existing and proposed culverts and bridges, and other in-stream 

structures; 
5. Maintain groundwater recharge; 
6. Prevent, to the greatest extent feasible, an increase in non-point pollution; 
7. Maintain the integrity of stream channels for their biological function, as well as for 

drainage; 
8. Minimize pollutants in stormwater runoff from new and existing development to restore, 

enhance, and maintain the chemical, physical, and biological integrity of the waters of the 
State, to protect the public health, to safeguard fish and aquatic life and scenic and 
ecological values, and to enhance the domestic, municipal, recreational, commercial , and 
other uses of water;  

9. Protect public safety through the proper design and operation of stormwater basins;  
10. Properly manage and maintain existing natural ponds and waterways on private property;  
11. Retain community character while addressing Council on Affordable Housing (COAH) 

housing issues; 
12. Regulate the stormwater impacts from properties within 300 feet of a C-1 waterway that 

are unregulated by the Municipal Land Use Law (MLUL) and the Residential Site 
Improvement Standards (RSIS); and 

13. To encourage the use of indigenous vegetation in landscape design.  
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Figure 1

HYDROLOGIC CYCLE 
 
The hydrologic cycle describes the continuous circulation of water between the oceans, 
atmosphere and land.  Water is supplied to the atmosphere by evapotranspiration.  This 
includes evaporation from water, vegetation, snow, and transpiration from plants.  Water is 
returned to the land through precipitation.  Within the hydrologic cycle, water may be stored 
by vegetation, snowpacks, land surfaces, water bodies, saturated subsurface zones, and 
unsaturated subsurface zones/soils.  Water may be transported between these storage areas 

via overland runoff, stream flow, infiltration, groundwater recharge, and groundwater flow, 
among other processes (Figure 1). 
 
Definitions: 
 

Overland runoff – water that travels over the ground surface to a channel 
Streamflow – movement of water via channels 
Groundwater flow – movement of water through the subsurface 
Infiltration – penetration of water through the ground surface 
Groundwater recharge – water that reaches saturated zone 

 
People interact with the hydrologic cycle by removing water for agricultural, domestic, and 
non-residential uses, and returning it as wastewater discharges.  Urban development may also 
interfere with the natural transfers of water between storage components of the hydrologic 
cycle. 
 
Within a watershed, a water balance may be used to describe the hydrological cycle.  A water 
balance provides for an accounting of water transfers across a watershed’s boundaries over a 
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period of time.  Any difference between inflows to the system and outflows from the system 
during this time period must be balanced by a change of storage within the system. 
 
Changes to the Hydrologic Cycle/Water Balance 

An increase in impervious area associated with urbanization increases runoff while it 
decreases infiltration of water into surrounding soils.  Urbanization also results in decreased 
evapotranspiration.  Conventional development practices in an urban watershed stream 
dramatically change the hydrologic condition of a stream. 
 
Impacts include: 

• An increase in the magnitude and frequency of runoff events; 
• An increase in the stream’s annual flow as surface storm runoff rather than base 

flow; and 
• Increases in velocity of flow during storms. 

 
The National Oceanographic and Atmospheric Administration (NOAA), the agency that 
develops statistical estimates of rainfall amounts has increased its estimates for the majority 
of storm events, particularly the larger events.  The following table indicates the old and new 
twenty-four hour rainfall amounts in inches for Monmouth County. 
 

NRCS 24 Hour Design Storm Rainfall Depth (inches) – September 2004 
Storm Period 1 yr. 2 yr. 5 yr. 10 yr. 25 yr. 50 yr. 100 yr. 
 Old New Old New Old New Old New Old New Old New Old New
Monmouth 
County 2.8 2.9 3.4 3.4 4.4 4.4 5.3 5.2 6.0 6.6 6.5 7.7 7.5 8.9 

Source: NOAA 
 
The decrease in infiltration that occurs with urbanization reduces soil moisture 
replenishment and groundwater recharge that is the source of stream baseflow, which is 
important for sustaining aquatic life. 
 
The preservation of the natural hydrologic cycle, to the greatest extent practicable, will 
maintain groundwater recharge and reduce baseflow impacts.  It will also reduce the 
potential for flooding and erosion, and possibly, the size and cost of stormwater 
infrastructure.  
 
Lack of proper stormwater management, reduced baseflow, degradation of water quality, 
and increased flooding and erosion can lead to reduced diversity of aquatic life, fewer 
opportunities for human uses of water resources, and loss of property and human life.  
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DEMOGRAPHICS 

Population Trends 

Table 1 shows the Borough’s historic population trend in comparison to Monmouth County 
and the State of New Jersey.  From 1910 through 2000, the population of Rumson increased 
every decade until 1970.  Since 1980, population has decreased slightly.  The largest increases 
in population occurred prior to 1970 when the Borough had enough remaining vacant land 
to sustain additional growth.  The Master Plan attributes the construction of the Garden 
State Parkway and other regional highway improvements as having a dramatic effect on the 
Borough’s growth between 1950 and 1960 resulting in a 60% increase in the population.  By 
the 1970’s, Rumson had all but reached its residential build-out potential.  
 

 

Housing 

Table 2 shows that while there are eleven (11) fewer housing units in the Borough in 2000 as 
compared to 1990, the number of occupied housing units increased by 58.  Thus, the 
vacancy rate has decreased over the last decade as new homeowners reinvested in existing 
vacant or abandoned properties.  Rental units have been changing ownership and are being 
purchased by those who intend to use them as owner-occupied units.  The number of 
owner-occupied housing units in 2000 increased by 89 units from 1990.  According to the 
2000 census, there are 69 fewer vacant units than in 1990.  The increase in occupied housing 
units has almost entirely been family households.  Both the number of single-person 
households and family households increased marginally from 1990. 

Year Population % Change Population % Change Population % Change

1910 1,449 64,734 2,537,167
1920 1,658 14.4 104,925 62.1 3,155,900 24.4
1930 2,073 25.0 147,209 40.3 4,041,334 28.1
1940 2,926 41.1 161,238 9.5 4,160,165 2.9
1950 4,004 36.8 225,327 39.7 4,835,329 16.2
1960 6,405 60.0 334,401 48.4 6,066,782 25.5
1970 7,421 15.9 461,849 38.1 7,168,164 18.2
1980 7,623 2.7 503,173 8.9 7,364,158 2.7
1990 6,701 -12.1 553,124 9.9 7,730,118 5.0
2000 7,137 6.5 615,305 11.2 8,414,350 8.9

TABLE 1 – HISTORIC POPULATION TRENDS

Rumson Monmouth New Jersey

Source:  U.S. Census 
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When compared to Monmouth County and the State, Rumson Borough has a slightly lower 
percentage of vacant housing.  However, where Rumson has a 90.1% owner-occupancy rate, 
the County has a rate of 74.6% and the State a rate of only 65.6%.  Rumson’s higher than 
average ownership rate can be attributed to the limited number of rental units and high 
majority of single-family housing stock.  
 
  
 

Change

Number Percent Number Percent

OCCUPANCY STATUS   
Total housing units 2621 100 2,610 100 -11

Occupied housing units 2394 91.3 2,452 93.9 58
Vacant housing units 227 8.7 158 6.1 -69

   
TENURE   

Occupied housing units 2394 100 2,452 100

Owner-occupied housing units 2120 88.6 2,209 90.1 89
Renter-occupied housing units 274 11.4 243 9.9 -31

   
VACANCY STATUS   

Vacant housing units 227 100 158 100 -69

POPULATION 6701 100 7137 100

HOUSEHOLDS 2394 100 2452 100 58
Family Households 1932 1989 57
1 Person Households 462 463 1

Persons/Household 2.80 2.91 0.11
Persons/Family Household 3.23 3.36 0.13
Persons/Housing Unit 2.56 2.73 0.17

2000

TABLE 2 – GENERAL HOUSING CHARACTERISTICS

1990

 436

    81
    19

     80
    20

58

 
Source:  US Census 
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BACKGROUND OF THE BOROUGH  
 
General Characteristics 
 
The Borough of Rumson has a land area of 5.2 square miles.  It is located between the Shrewsbury 
and Navesink Rivers in eastern Monmouth County.  In addition to the primary and secondary 
watercourses in the Borough, there are a number of unnamed tributaries and ponds that are 
identified in Figure 2.   
 
Rumson is a mature community that has established harmonious patterns of land use and 
satisfactory public facilities and services.  The challenge for Rumson is to manage further growth 
and changes within the Borough to assure that its quality of life is maintained.  Rumson is a fully 
developed community that has developed in a manner consistent with County and State Plans. 
 
The Borough has historically maintained low-density zoning in environmentally sensitive areas of 
the Borough, particularly along the Shrewsbury River and, in general, along the Navesink, both listed 
by NJDEP as Category-1 streams.  In accordance with the recently adopted NJDEP Stormwater 
Regulations, a 300-foot buffer is required from a Category-1 stream, as part of any Major 
Development (i.e., any site plan or subdivision resulting in more than 1 acre of disturbance or more 
than 1/4 acre of additional impervious coverage).  As a result of local market forces, revitalization of 
existing commercial and residential structures has occurred, and is occurring, in the Borough in a 
manner consistent with the master plan and existing development.  However, size and scale of the 
majority of this development does not meet the “Major Development” threshold and therefore, the 
Category -1 buffer requirement will not have a significant impact on future development. 
 
The Borough’s established development pattern, the preservation of which is the Borough’s primary 
goal, creates and supports a well designed mixed-use community.  In addition, the Borough has 
adopted a mixed-use overlay option in the General Business, Neighborhood Business and 
Professional Office districts. 
 
The Borough Council adopted a Tree Protection Ordinance and has designated a Tree Ordinance 
Officer to administer the newly enacted Tree Protection Program.  The purpose of the ordinance is 
to prevent the clear cutting of trees and to restrict the removal of other trees, thereby maintaining 
the beauty and character, preventing erosion, controlling actions that will substantially change 
drainage patterns and restricting any action that could create a hazard to persons or property. 

NJDEP – Integrated List of Water Bodies 
 
The Navesink River is identified on New Jersey’s 2004 Integrated List of Water Bodies as being 
impaired or threatened (Sublist 5).  Along the Navesink River, NJ Department of Environmental 
Protection (NJDEP) is monitoring fish tissue for fish-PCB and fish-dioxin. According to NJDEP, 
impairments for total coliform, dissolved oxygen and fecal coliform have been identified along the 
Shrewsbury River/Navesink River Estuary. 
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Both the Navesink River and the Shrewsbury River estuary exceed the state’s criteria for the above 
mentioned pollutants and are classified as impaired waterways upstream of Rumson.  NJDEP is 
required to develop a Total Maximum Daily Load (TMDL) for these pollutants for each waterway.  
A TMDL is the amount of a pollutant that can be accepted by a water body without causing an 
excedance of water quality standards or interfering with the ability for a water body to be used for 
one or more of its designated uses.  Where more than one pollutant is associated with the 
impairment of a single waterway, the waterway will remain on Sublist 5 until TMDLs for all 
pollutants have been completed and approved by USEPA.  However, while a TDML has not 
currently been established for the portions of the Shrewsbury and Navesink Rivers adjacent to 
Rumson’s political boundary, future testing may lead to the creation of a TDML, which would 
require a revision to this Plan. 
 
General Characteristics of the Navesink and Shrewsbury Rivers 
 
The Navesink River drains an area of 95 square miles and includes the following tributaries: 
Swimming River, Yellow Brook, Big Brook, Mine Brook, and Willow Brook.  The Swimming River 
Reservoir, a major potable water impoundment, is located in this watershed, as are many small 
ponds.  The Navesink estuary supports substantial hard clam (Mercenaria mercenaria), soft clam (Mya 
arenaria), and blue crab (Callinectes sapidus Rathbun) populations. 
 
The Shrewsbury River drains an area of 27 square miles.  Tributaries to the river include Manhassett 
Creek, Troutman’s Creek, Branchport Creek, Turtle Mill Brook, Parkers Creek, Oceanport Creek, 
Town Neck Creek, Wardell’s Creek and Little Silver Creek.  The Shrewsbury and Navesink Rivers 
produce the majority of soft clams in the state.  The Oceanic Bridge serves as the boundary line 
where shell-fishing beds are open/closed to shell fish harvesting. 
 
Impacts from agriculture, horse farms, development and urban runoff are believed to have 
contributed to non-point sources of pollution in the Shrewsbury and Navesink rivers.  These 
impacts include siltation of rivers, streams and ponds, increased nutrient levels in water bodies and 
increased bacterial levels.  Urban runoff and bacteria specific to wildlife have contaminated many 
shellfish-harvesting beds in the downstream reaches of the Shrewsbury and Navesink Rivers.  
 
Within the shellfish-harvesting portions of the Navesink River, the major pollution problem is high 
bacterial loadings from non-point sources, with the highest concentration occurring in the segment 
of the river near Red Bank.  According to NJDEP, water quality improves as one proceeds 
downstream along the Shrewsbury and Navesink rivers. Significant improvements in water quality in 
the Navesink River have occurred from reducing non-point source loading into the river that led to 
the reopening of shellfish harvesting in the late 1990’s, which was previously closed for over twenty-
five years.  
 
Monmouth County Health Department  
 
Monmouth County Health Department monitors the Navesink and Shrewsbury Rivers at four (4) 
locations within the Borough of Rumson on a quarterly basis.  These approximate locations are 
located near Lafayette Street, at the north end of Bingham Avenue, at the point of confluence of the 
two rivers near the Route 520 bridge pier, and near Avenue of Two Rivers South.  Each location is 
monitored for fecal coliform bacteria; total phosphorous, total suspended solids and pH.  The 
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County results show levels of fecal coliform bacteria, total phosphorous, total suspended solids and 
pH that are slightly above recommended standards. This Plan also recognizes the future need to 
develop specific strategies to improve water quality for each tributary that flows into the Shrewsbury 
and Navesink rivers. 
 
Groundwater Recharge 
 
Figure 3 indicates groundwater recharge rates for the Borough.  The groundwater recharge GIS layer 
created by NJDEP utilizes soil characteristics and existing land use information to determine the 
likely rate of groundwater recharge.  Areas with lower groundwater recharge, i.e., impervious areas 
and soils with poor infiltration, may require additional engineering measures to encourage 
groundwater recharge. 
 
Existing Stormwater Facilities  
 
Rumson contains seven municipally owned structural stormwater facilities, which are maintained by 
the Borough of Rumson Department of Public Works and/or the Board of Education staff.  Four 
of the facilities consist of grass swales within the Willowbrook subdivision.  They are located at 
Block 93, Lots 16.06, 16.09, 16.10 and 16.11.  All of the swales terminate into a collection system 
within Willowbrook Drive.  Existing ponds at the Deane-Porter and Forestdale School (Block 44, 
Lot 15) and across from Borough Hall (Block 39, Lot 13) serve as retention basins for the schools 
and Lakeview Avenue Neighborhoods respectively.  Outfall structures from the pond terminate into 
the stormwater system at Black Point Road and Narumson Street.  Lastly, a detention basin exists in 
Meadow Ridge Park, which accepts runoff from the park and a County maintained storm sewer 
system.  
 
In addition to these stormwater facilities, the Borough has approximately five (5) miles of 
municipally owned and maintained storm sewer pipe ranging in size from 8” to 30”, approximately 
600 storm drain inlets and approximately 200 outfall structures.  More than half of the existing 
roadways are curbed.  Additional information can be found in the Borough’s Stormwater Pollution 
Prevention Plan (SPPP). 
 
Public Well Heads 
 
There are no public well-heads in Rumson and, therefore, no wellhead protection areas.  Although 
there are no public-well heads there are several private wells, including a high yield well at the golf 
course. 
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Land Use Issues Addressed in this Stormwater Management Plan 
 
There are several land-use issues, which are identified in this Plan as follows: 
 
1. The long-term maintenance of ponds and waterways on private property; 
2. Investigate revising the Borough’s regulations to require major development unregulated by 

RSIS to comply with stormwater rules and regulations, i.e., building permit applications not 
typically regulated by site plan/subdivision approval; 

3. Investigate regulating expansions of residential structures and new development in commercial 
areas; 

4. Minimizing mitigation for commercial areas  on small lots less than 10,000 square feet in size by 
balancing policies within points 2 and 3 above; 

5. Mitigation techniques for areas of the Borough with a seasonal high water table; 
6. Encouraging the use of low phosphorus fertilizers on residential and non-residential properties; 

and 
7. The need for stream protection ordinances and other non-structural stormwater management 

best management practices (BMP’s). 
Several of these issues will be addressed in the Borough’s Stormwater Ordinance and several of 
these issues will be addressed long range.  
 
DESIGN AND PERFORMANCE STANDARDS 
 
The Borough should adopt applicable design and performance standards for stormwater 
management measures as presented in N.J.A.C. 7:8-5 to reduce the negative impact of stormwater 
runoff on water quality and water quantity and loss of groundwater recharge in receiving water 
bodies.  The following table indicates actions appropriate for various types of development in 
Rumson.  Ultimately, design and performance standards will be created that contain the necessary 
language to maintain stormwater management measures consistent with applicable stormwater 
management rules at N.J.A.C. 7:8-5.8 - Maintenance Requirements.  This includes language for 
safety standards consistent with N.J.A.C. 7:8-6 - Safety Standards for Stormwater Management 
Basins.  The ordinances will be submitted to the county for review and approval by April 2006.  
During construction, borough inspectors will observe the construction of the project to ensure that 
the stormwater management measures are constructed and function as designed. 
 
A number of structural and nonstructural strategies are complicated systems that may increase the 
promulgation of mosquito breeding habitats.  New development and redevelopment should be 
coordinated with the Monmouth County Mosquito Extermination Commission so these facilities 
can be designed, constructed and properly maintained to minimize mosquito breeding. 
 
This Plan recommends further study and evaluation of the maintenance of natural stormwater 
management structures, i.e., ponds, drainage ways, etc. on private property.  The current Borough 
policy of requiring private owners to maintain their portion of a system of interconnected ponds, 
with outlets discharging to streams and streams crossing numerous lots presents constant conflicts 
and an unworkable enforcement challenge.  This Plan recognizes the need to identify a workable 
plan with practical implementation for which maintenance can be financed on a long-term basis. 
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Proper maintenance is critical to the successful performance of a stormwater management system.  
The Borough has prepared a Stormwater Pollution Prevention Plan (SPPP) that establishes a 
maintenance schedule for all existing stormwater related maintenance requirements.  The Borough 
will also initiate a local education program to educate property owners on the control of household 
waste, fertilizers, solids, floatable controls, pesticides and other methods to reduce stormwater 
pollutants that may adversely affect the Borough’s waterways.   
 
For regulated new development and redevelopment projects meeting the NJDEP stormwater 
management threshold for a Major Development, the Borough will require an operation and 
maintenance plan in accordance with the DEP BMP manual.  Copies of each maintenance plan will 
be filed with the Borough.   
 
Borough personnel will perform inspections of all stormwater facilities on Borough property or 
within Borough drainage easement after significant storms to document the functioning of the 
system and to identify maintenance needs.  After this, annual checks should be done to identify 
maintenance needs.  As part of these inspections, blockages may need to be cleared from inlets and 
outlets.  Invasive vegetation may need to be tended or replaced.  The design of stormwater 
management practices for water quality improvement is based primarily on settling of sediment.  
Therefore, at some point, accumulated material will need to be removed.  Borough ordinances 
should indicate that the inspection of systems is permissible on private property provided the 
necessary easements are in place upon giving reasonable notice.  Ordinances should also indicate a 
time frame for maintenance procedures to occur upon receiving notice from the Borough that 
maintenance is required. 
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TABLE 3 - DESIGN AND PERFORMANCE STANDARDS – POLICY IMPLEMENTATION TABLE 

 

RESIDENTIAL DEVELOPMENT SUBJECT TO RSIS Residential Development Not Subject to RSIS Non-residential Development 

 

Major Development Other  

Above Residential Stormwater 
Management Threshold1 

Under Residential Stormwater 
Management Threshold1 

Above Non-residential 
Stormwater Management 

Threshold1 

Under Non-residential 
Stormwater Management 

Threshold1 

 Well Drained 
Soils2 

Poorly Drained 
Soils3 

Well Drained 
Soils2 

Poorly Drained 
Soils3 

Well Drained 
Soils2 

Poorly Drained 
Soils3 

Well Drained 
Soils2 

Poorly Drained 
Soils3 

Well Drained 
Soils2 

Poorly Drained 
Soils3 

Well Drained 
Soils2 

Poorly Drained 
Soils3 

Non-structural Strategies4 

Protect critical / sensitive areas � � ℡ ℡ � � ℡ ℡ � � ℡ ℡ 

Minimize Impervious surfaces � � ℡ ℡ � � ℡ ℡ ℡ ℡ ℡ ℡ 

Protect Natural Features � � ℡ ℡ � � ℡ ℡ ℡ ℡ ℡ ℡ 

Decrease “reduction in time of 
concentration” � � ℡ ℡ � � ℡ ℡ ℡ ℡ ℡ ℡ 

Minimize land disturbance � � ℡ ℡ � � ℡ ℡ ℡ ℡ ℡ ℡ 

Open channel conveyance systems ℡ ℡ ℡ � ℡ ℡ � � ℡ ℡ � � 

Structural Strategies 

Bioretention systems � � ℡ � ℡ � � � ℡ � � � 

Constructed wetlands � ℡ � � � ℡ � � � � � � 

Dry wells � � ℡ � � � � � ℡ � ℡ � 
Extended detention Basins ℡ � � � � � � � ℡ ℡ � � 

Infiltration basins � � ℡ � ℡ � ℡ � ℡ � ℡ � 

Manufactured treatment devices � � � � � � � � ℡ ℡ � � 

Pervious paving systems � ℡ � ℡ � ℡ � ℡ � ℡ � ℡ 

Sand filters ℡ � � � ℡ � ℡ � ℡ � ℡ � 

Vegetative filters � ℡ ℡ ℡ � ℡ ℡ ℡ � ℡ ℡ ℡ 

Wet ponds � ℡ � ℡ � ℡ � � � ℡ � � 

 
Key: Non-structural Strategies       Key: Structural Strategies 
� - Appropriate in most cases       � - Usually preferred 
℡ - May be appropriate, further study necessary     ℡ - Considered on-site specific basis 
� - Inappropriate in most cases       � - Not preferred 
 
 

                                                           
1 Residential Stormwater Management Threshold –  See Table 3A 
  Non-Residential Stormwater Management Threshold – See Table 3A 
2  Well-drained soils – The Borough’s stormwater implementation ordinances will define well-drained soils.  However, well-drained soils will generally have groundwater recharge rates of at least 12 inches per year in accordance with Figure 3. 
3 Poorly drained soils – The Borough’s stormwater implementation ordinances will define poorly drained soils.  However, poorly drained soils will generally have groundwater recharge rates less than 12 inches per year in accordance with Figure 3. 
4 Additional strategies will apply within 300 feet of a C-1 waterway. 
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TABLE 3A - STORMWATER MANAGEMENT THRESHOLDS 
 
A.  Residential Development   
 
1. Total lot disturbance, including new building and lot coverage, soil disturbance and/or re-

grading, exceeds 40,000 square feet in the R-1, R-2 or R-3 Zone District or 7,000 square feet 
in other zone districts; and/or  

2. New impervious surface exceeds 10,000 square feet; and/or 
3. A building permit is required and: 

a. Building coverage or lot coverage exceeds or will exceed 75% of the maximum permitted in  
the R-1, R-2 or R-3 Zone District or 85% of the maximum permitted in the other zone districts; 
and 

b. Building coverage added as a result of the development exceeds 1,200 square feet in the 
R-1, R-2, or R-3 Zone District or 400 square feet in other zone districts. 

B.  Non-residential Development 

 
1. The Development is a major development as defined by N.J.A.C. 7:8-1.2 et seq.; and/or 
2. Lot coverage exceeds or will exceed 85% of the maximum permitted; and 

 
a. Lot coverage added as a result of the development exceeds the greater of 4,000 square 

feet or 60% of the maximum lot coverage permitted; or 
 

b. Lot disturbance exceeds 10,000 square feet. 
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PLAN CONSISTENCY 
 

Currently there are no adopted Regional Stormwater Management Plans that include all or 
portions of Rumson and no TMDL’s have been developed for waters within the Borough to 
date.  If a Regional Stormwater Management Plan or a TMDL is developed in the future, 
this Plan will be updated to be consistent. 
 
According to the North Coast – Environmental Planning Region Ecological Resource 
Inventory (EPRERI) prepared by the Monmouth County Planning Board and the 
Monmouth County Environmental Council in 1999, coordinated watershed management 
planning is conducted throughout Monmouth County.  It is promoted and implemented by 
the County Planning Board, the County Environmental Council and the nine Regional 
Environmental Planning Councils that were established to focus on watershed planning and 
management. 
 
Past efforts included the collection of the water resource baseline on County property to 
access county water resources. Recent initiatives include the creation of watershed modeling 
and characterization studies that were designed to review potential future impacts of existing 
zoning.   A study by EPRERI approximately 10 to 15 years ago recommended that the 
North Coast REPC work with the Monmouth County Planning Board to develop a regional 
stormwater management plan to provide base information that municipalities can use 
regarding the scale and location of any Best Management Practices that might need to be 
installed in the Shrewsbury and Navesink River watersheds.  As indicated in Figure 4, two of 
these regions lie within Rumson Borough.  The EPRERI regional master plan was not 
completed nor has it been recognized by the NJDEP.  If necessary, this plan will be updated 
to be consistent with a future Regional Master Plan, which may result from the ongoing 
study. 
 
The Municipal Stormwater Management Plan is consistent with the Residential Site 
Improvement Standards (RSIS, N.J.A.C. 5:21).  Rumson will utilize the current update of the 
RSIS for stormwater management review of residential areas.  This Plan incorporates the 
statute of RSIS and acknowledges that RSIS is periodically updated. 
 
The Borough’s Stormwater Management Ordinance will require all new development and 
redevelopment plans to comply with New Jersey’s Soil Erosion and Sediment Control 
Standards. 
 
The Municipal Stormwater Management Plan is also consistent with the County Growth 
Management Guide and the State Development and Redevelopment Plan. The State 
Planning Commission adopted the State Development and Redevelopment Plan (SDRP) in 
June of 1992 and adopted a revised SDRP on March 1, 2001. A new SDRP was released for 
cross acceptance in 2004. The SDRP contains a number of goals and objectives regarding 
the future development and redevelopment of New Jersey. The primary objective of the 
SDRP is to guide development to areas where infrastructure is available or can be readily 
extended such as along existing transportation corridors, in developed or developing 
suburbs, and in urban areas. New growth and development should be located in “centers”, 
which are “compact” forms of development, rather than in ‘sprawl’ development. The 
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overall goal of the SDRP is to promote development and redevelopment that will consume 
less land, deplete fewer natural resources and use the State’s infrastructure more efficiently. 
Among these is the redevelopment and revitalization of New Jersey’s cities and urban areas. 
 
With the exception of environmentally constrained lands, i.e., wetlands, Rumson is located 
within Planning Area 1 (PA-1). As documented in the SDRP, the following intent has been 
documented for PA-1: 
 

• Provide for much of the state's future redevelopment;  
• Revitalize cities and towns;  
• Promote growth in compact forms;  
• Stabilize older suburbs;  
• Redesign areas of sprawl; and  
• Protect the character of existing stable communities.  

 
According to the SDRP in the Environmentally Sensitive Planning Area, PA 5, 
the intention is to: 
 

• Protect environmental resources through the protection of large contiguous areas of 
land; 

• Accommodate growth in Centers; 
• Protect the character of existing stable communities; 
• Confine programmed sewers and public water services to Centers; and 
• Revitalize cities and towns. 
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NONSTRUCTURAL STORMWATER MANAGEMENT STRATEGIES 
 

The Borough reviewed the 1988 Master Plan, the 1997 Master Plan Reexamination Report 
and the 2002 Master Plan Reexamination Report and Borough ordinances pertinent to 
stormwater management planning.  The following narrative indicates recommended 
revisions for the existing ordinance and new strategies that the Borough should consider if 
needed.  Since the Borough is a fully developed community, minimal new development is 
anticipated. 
 
Strategies 
 

This Plan specifically recommends the maximum practical use of the following nonstructural 
strategies for all major developments in accordance with Subchapter 5 of the DEP Best 
Management Practices manual: 
 

1. Protect areas that provide water quality benefits or areas particularly susceptible to 
erosion and sediment loss. 

2. Minimize impervious surfaces and break up or disconnect the flow of runoff over 
impervious surfaces. 

3. Maximize the protection of natural drainage features and vegetation. 
4. Minimize the decrease in the pre-construction “time of concentration.” 
5. Minimize land disturbance including clearing and grading. 
6. Minimize soil compaction. 
7. Provide vegetated open-channel conveyance systems discharge into and through 

stable vegetated areas. 
8. Provide preventative source controls.   

 
For certain development not subject to RSIS (i.e., commercial development or development 
not meeting the major development threshold, but meeting the stormwater management 
thresholds tailored to the Borough), this Plan also recommends the use of the above 
nonstructural strategies to the maximum extent feasible. In addition, Subchapter 5 further 
requires an applicant seeking approval for a major development5 to specifically identify 
which and how these nonstructural strategies have been incorporated into the development’s 
design.  Finally, for each of those nonstructural strategies that could not be incorporated into 
the development’s design due to engineering, environmental, or safety reasons, the applicant 
must provide an acceptable rationale for this contention.     
 
Recommended Measures 
 

Recommendations in the BMP manual may be implemented through the use of the 
following: 

                                                           
5 Major Development – means any ‘development’ that provides for ultimately disturbing one or more acres 
of land or increasing impervious surface by one-quarter acre or more.  Disturbance for the purpose of this 
rule is the placement of impervious surface or exposure and/or movement of soil or bedrock or clearing, 
cutting, or removing of vegetation.  Projects undertaken by any government agency which otherwise meet 
the definition of ‘major development’ but which do not require approval under the Municipal Land Use 
Law, N.J.S.A. 40:55D-1 et seq., are also considered “major development”. 
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Vegetated Filter Strips 

Vegetated filter strips are engineered stormwater conveyance systems that treat small 
drainage areas.  Generally, a vegetated filter strip consists of a level spreader and planted 
vegetation.  The level spreader ensures uniform flow over the vegetation that filters out 
pollutants, and promotes infiltration of the stormwater. 
 
Vegetated filter strips are best utilized adjacent to a buffer strip, watercourse or drainage 
swale since the discharge will be in the form of sheet flow, making it difficult to convey the 
stormwater downstream in a normal conveyance system (swale or pipe). 
 
Stream and Valley Corridor Buffer Strips 

Buffer strips are undisturbed areas between development and the receiving waters. There are 
two management objectives associated with stream and valley corridor buffer strips: 
 

 To provide buffer protection along a stream and valley corridor to protect 
existing ecological form and functions; and 

 To minimize the impact of development on the stream itself (filter pollutants, 
provide shade and bank stability, reduce the velocity of overland flow). 

 
Buffers only provide limited benefits in terms of stormwater management; however, they are 
an integral part of a system of best management practices.  
 
The Stabilization of Banks, Shoreline and Slopes 

The root systems of trees, shrubs and plants effectively bind soils to resist erosion.  
Increasing the amount of required plant material for new and redeveloped residential and 
non-residential sites should be encouraged throughout the Borough.  Planting schemes 
should be designed by a certified landscape architect to combine plant species that have 
complementary rooting characteristics to provide long-term stability. 
 

Pond Configuration 

In Rumson, many estate homes create ponds for aesthetic purposes.  In some cases, these 
ponds are part of interconnected systems.  Many of these ponds are shallow and suffer from 
eutrophic conditions.  This leads to a large amount of weed and algae growth that depletes 
the amount of dissolved oxygen in the water.  Through proper design, increases in water 
temperature during summer months can be minimized.   
 
The configuration of a pond will affect its temperature.  The length-to-width ratio should be 
maximized to prevent the occurrence of large open areas of water that cannot be shaded by 
vegetation.  The positioning of deciduous and coniferous trees along the edges of a pond, 
channel, or wetland can assist in mitigating undesirable increases in water temperature and 
contribute to the maintenance of dissolved oxygen levels by inhibiting the growth of algae.  
It is desirable that ponds should have at least one deep area over 4 to 6 feet in depth to keep 
the pond waters cool and to maintain an area to sustain a fish population. 
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Pond Maintenance 
 
In the Design and Performance Standards Section of this Plan, the narrative indicates that 
the maintenance of stormwater management systems, including ponds, with outfalls 
discharging to Borough streams and waterways, is the responsibility of private property 
owners.  To date, this has not been an effective way of maintaining ponds.  The Borough is 
exploring new options to determine whether there are viable alternatives to manage this 
resource.  The Borough anticipates including educational materials regarding the impacts of 
poor pond maintenance in a direct mailing to all residents.  The continuing exploration of 
this issue may change the Borough’s policy regarding pond maintenance in the future.  The 
requirement for any new or rehabilitated pond should be consistent with the Category -1 
stream requirements. 
 
Deterrence of Geese 

Maintaining or planting dense woody vegetation around the perimeter of a pond or wetland 
is the most effective means of deterring geese from taking over and contaminating local 
lakes and ponds.  Minimizing the amount of land that is mowed will limit the preferred 
habitat for geese.  However, if these actions are not sufficient, the Borough will investigate 
other actions. 
 

Fertilizers 

The use of fertilizers to create the “perfect lawn” is an increasingly common problem in 
many residential areas.  Fertilizer run-off increases the level of nutrients in water bodies and 
can accelerate eutrophication6 in the lakes and rivers and continue on to the coastal areas. 
The excessive use of fertilizer causes nitrate contamination of groundwater.  Good fertilizer 
maintenance practices can help in reducing the amount of nitrates in the soil and thereby 
lower its content in the water.  Initially, the Borough should work with the NJDEP to 
educate homeowners of the impacts of the overuse of fertilizers.  This discussion should 
include other techniques to create a “green lawn” without over fertilizing.  Almost as 
important as the use of fertilizer is the combination of over fertilizing and over watering 
lawns.  In many cases, this leads to nutrient rich runoff, which ultimately may discharge into 
a nearby stream, lake or other water body.  If fertilizer is applied correctly, the natural 
characteristics of the underlying soils will absorb or filter out the nutrients in the fertilizer. 
 
Unpaved Roads 

While there are no unpaved public roads in the Borough, there are a few privately 
maintained unpaved roads or lands serving more than one lot.  There is a need to manage 
the runoff from these roadways.  Poorly maintained unpaved roads may contribute to water 
quality problems and erosion from unpaved roads may increase nonpoint source pollution.  
This Plan recommends utilizing best management practices (BMP’s) to properly manage 
existing unpaved roads.  
 

                                                           
6 Eutrophication – The normally slow aging process by which a lake evolves into a bog or marsh and 
ultimately assumes a completely terrestrial state and disappears. 
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Other Ordinance Recommendations Include: 

 
1. To improve stormwater management and to improve water quality, investigate: 

a. Reducing the permitted amount of building and impervious coverage limits 
throughout the Borough; and 

b. Imposing greater reductions on development exceeding the stormwater 
management threshold in addition to or as an alternative to structural 
management strategies. 

2. Investigate the creation of a stream buffer ordinance which is consistent with the 
NJDEP Stormwater Regulations as related to protection of a Category -1 stream. 

3. Require conservation easements within environmentally constrained lands, i.e., wetlands 
and buffer areas. 

4. The stormwater implementation ordinance should incorporate requirements to promote 
groundwater recharge. 

5. Ordinances should be updated to indicate when stormwater outfall structures are 
permitted to cross a buffer area. 

6. Ordinances should indicate what types of maintenance activities are permitted within 
Category-1 stream corridor buffer areas and conservation easements, i.e., removal of 
fallen trees, lawn cutting, etc. 

7. The Borough should consider placing restrictions that limit the allowable disturbance of 
existing vegetated areas. 

8. The Borough should review its wildlife ordinance to include additional species other 
than geese. 

9. Ordinances should be prepared which allow impervious areas to be disconnected by: 
• Allowing the reduction of the runoff volume when runoff from impervious areas are 

re-infiltrated into vegetated areas; 
• Allowing flush curb and/or curb cuts to allow for runoff to discharge into adjacent 

vegetated areas as sheet flow; and 
• Permitting an open filter area adjoining a catch basin. 

 
The above ordinances will be based on the NJDEP Model Stormwater Ordinances.  The 
above ordinances will also include a reduced stormwater management threshold for the 
Borough, in accordance with Tables 3 and 3A, and will include requirements for 
developments not meeting the Major Development threshold but meeting the stormwater 
management threshold tailored to the Borough.  Upon completion of the ordinance 
revisions, the adopted ordinances will be submitted to the Monmouth County Planning 
Board through the Stormwater Technical Advisory Committee (STAC) for review and 
approval.  A copy will also be sent to the Department of Environmental Protection at the 
time of submission. 
 
INFILL DEVELOPMENT 
 
Applying stormwater management practices in developed areas of Rumson may be a 
challenge.  Limited available vacant land and its cost may limit stormwater management 
options in infill situations.  Stormwater controls are likely to be implemented on private 
property where owners are responsible for their maintenance.  Rumson can generally require 
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owners to maintain these controls; however, the proliferation of numerous small, scattered 
facilities may become an enforcement problem from a management and operations 
perspective. 
 
In Rumson, the most common form of infill development is the demolition of a home and 
replacement with a home containing a larger building footprint.  This Plan does not 
contemplate the replacement of single-family homes with higher density land uses, i.e., multi-
family housing, which would have greater stormwater management impact as a result of 
increased impervious coverage. 
 
In most instances, infill development creates a more intensive use than previous uses and has 
higher levels of impervious cover, runoff, and contaminant loading per unit of area.  In 
Rumson, the impacts of expanding large estates on properties greater than two acres in size 
are significant.  In accordance with the Municipal Land Use Law, typically only a building 
permit is required rather than minor site plan approval, which is granted by the Construction 
Official rather than the Planning Board. 
 
In many cases, areas surrounding the new infill development were built before the need for 
stormwater controls was recognized and may be experiencing stormwater management 
problems.  While the development of single, individual infill sites may not have significant 
stormwater impacts, the development of many individual sites can have cumulative effects 
and exacerbate existing problems or create new stormwater problems by increasing flooding, 
erosion, or water quality degradation. 
 
On residential properties, infill development is often limited by lot-level controls.  In most 
cases, having residential roof leaders that discharge to ponding areas is the prevalent practice, 
e.g., lawn.  However, there are additional opportunities to increase groundwater recharge and 
reducing runoff by using structural stormwater systems, such as a drywell or pervious 
pavement.  Other options to improve stormwater quality and to reduce stormwater quantity 
include: 
 

• Creating of shrubby rain gardens; 
• Promoting awareness of problems associated with soil compaction; and 
• Promoting resident awareness of stormwater impacts through public education. 

 
To properly regulate infill development, this Plan specifically recommends the creation of 
regulations that require stormwater improvements for construction that substantially 
increase the building footprint.  Revising the Borough’s grading and disturbance 
requirements can regulate this.  
 
Commercial Infill Development 

There are fewer opportunities to improve stormwater management on small-scale 
commercial infill development sites than on surrounding residential properties in the 
Borough.  Many commercial properties are located on smaller parcels than surrounding 
residential properties with greater percentages of permitted building coverage as well as 
increased ordinance requirements, e.g., number of parking spaces, etc.  This Plan recognizes 
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this and recommends increasing requirements on residential properties rather than 
commercial properties in the Borough.  This will help to encourage local businesses in a 
manner that will retain community character.  
 
Surface stormwater facilities, such as wet ponds, constructed wetlands and infiltration basins, 
are not viable options because of the relatively large amount of surface area required. 
However, the following low impact options should be encouraged: 

• Redirecting roof gutters to lawns or dry wells; 
• Requiring additional tree plantings; and 
• Disconnecting impervious surfaces. 
• Encouraging the use of pervious pavement surfaces. 

 

Marinas7 

Marinas and recreational boating are increasingly popular uses along the New Jersey shore. 
The growth of recreational boating, along with coastal development, has led to the need to 
protect waterways.  While Marinas are not permitted uses in the Borough, there are two 
active marinas located on Washington and First Streets.   
 
Of the two marinas, one could be better classified as a restaurant with accessory boat slips, 
while the other marina offers services typically associated with a marinas, i.e., fueling, repair, 
sales, etc.  Despite having a full-service marina in the Borough, this Plan does not anticipate 
substantial impacts associated with its use. 
 
State and federal regulations require permits for stormwater discharge for certain types of 
marinas.  Under the NJDEP Pollution Discharge Elimination System (NJDPES) Storm 
Water Program, discharge permits are required for point source discharges of storm water 
from certain types of marinas. A point source discharge of storm water is a flow of rainfall 
runoff in some kind of discrete conveyance (a pipe, ditch, channel, swale, etc.). 
 
According to the above referenced EPA web site, “if a marina is primarily in the business of 
renting boat slips, storing boats, cleaning boats, and repairing boats, and generally performs 
a range of other marine services, it is classified under the storm water program (using the 
Standard Industrial Classification (SIC) system developed by the Office of Management and 
Budget) as a SIC 4493.  Marinas classified as SIC 4493 are the type that may be regulated 
under the storm water program and may be required to obtain a storm water discharge 
permit. 
 
A marina that is classified as a SIC 4493 is required to obtain an NJDPES stormwater 
discharge permit if vehicle maintenance activities such as vehicle (boat) rehabilitation, 
mechanical repairs, painting, fueling, and lubrication or equipment cleaning operations are 
conducted at the marina.  The stormwater permit will apply only to the point source 
discharges of storm water from the maintenance areas at the marinas.  Operators of these 
types of marinas should consult the water pollution control agency of the State in which the 
marina is located to determine how to obtain a stormwater discharge permit.” 
                                                           
7  Information obtained from http://www.epa.gov/owow/nps/MMGI/Chapter5/ch5-1.html#Practices 
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The Borough should continue to monitor state and federal requirements for marinas and 
encourage marinas within the Borough to become a part of the New Jersey Clean Marina 
Program. 
The Clean Marina Program is a voluntary program, which encourages marina owners, yacht 
clubs, boatyards and boaters to voluntarily adopt practices that help prevent adverse impacts 
to water quality, sensitive habitats, and living resources in proximity to marinas and to 
protect the critical habitat areas that are home to a variety of species including algae, 
plankton, shellfish and finfish.  
The program helps to prevent harmful environmental practices through education and 
outreach to boaters and marina owners. It provides assistance and guidance to enable 
marinas and other recreational boating facilities to reduce the sources and impacts of non-
point source pollution. Some examples include sewage facility management, fueling 
operations, fish and solid waste management and boat cleaning 
 
STRUCTURAL STORMWATER MANAGEMENT8 
 
The Department of Environmental Protection in Chapter 9 of its Stormwater Management 
Best Management Practices (BMP) manual identifies several structural stormwater 
management options.  The Borough recommends utilizing the following structural devices in 
accordance with the Borough’s Design and Performance Standards – Policy Implementation 
Table located on Page 12 of this Plan.  Specifically, the Borough encourages the use of 
structural stormwater management systems in a manner that maximizes the preservation of 
community character. 
 
Bioretention Systems  

A bioretention system consists of a soil bed planted with native vegetation located above an 
underdrained sand layer.  It can be configured as either a bioretention basin or a bioretention 
swale.  Stormwater runoff entering the bioretention system is filtered first through the 
vegetation and then the sand/soil mixture before being conveyed downstream by the 
underdrain system.  Runoff storage depths above the planting bed surface are typically 
shallow.  The adopted Total Suspended Solid (TSS) removal rate for bioretention systems is 
90 percent. 
 
Constructed Stormwater Wetlands  

Constructed stormwater wetlands are wetland systems designed to maximize the removal of 
pollutants from stormwater runoff through settling and both uptake and filtering by 
vegetation.  Constructed stormwater wetlands temporarily store runoff in relatively shallow 
pools that support conditions suitable for the growth of wetland plants.  The adopted 
removal rate for constructed stormwater wetlands is 90 percent. 
 

                                                           
8 Definitions provided in the NJDEP – Stormwater Best Management Practices Manual at: 
http://www.njstormwater.org/tier_A/ bmp_manual.htm 



Stormwater Management Plan  
Borough of Rumson, County of Monmouth 
February 2005– Amended August 2006 
 

 
25 

Dry Wells  

A dry well is a subsurface storage facility that receives and temporarily stores stormwater 
runoff from roofs of structures.  Discharge of this stored runoff from a dry well occurs 
through infiltration into the surrounding soils.  A dry well may be either a structural chamber 
and/or an excavated pit filled with aggregate.  Due to the relatively low level of expected 
pollutants in roof runoff, a dry well cannot be used to directly comply with the suspended 
solids and nutrient removal requirements contained in the NJDEP Stormwater Management 
Rules at N.J.A.C. 7:8.  However, due to its storage capacity, a dry well may be used to reduce 
the total stormwater quality design storm runoff volume that a roof would ordinarily 
discharge to downstream stormwater management facilities. 
 

Extended Detention Basins  

An extended detention basin is a facility constructed through filling and/or excavation that 
provides temporary storage of stormwater runoff.  It has an outlet structure that detains and 
attenuates runoff inflows and promotes the settlement of pollutants.  An extended detention 
basin is normally designed as a multistage facility that provides runoff storage and 
attenuation for both stormwater quality and quantity management.  The adopted TSS 
removal rate for extended detention basins is 40 to 60 percent, depending on the duration of 
detention time provided in the basin. 
 

Infiltration Basins 

An infiltration basin is a facility constructed within highly permeable soils that provides 
temporary storage of stormwater runoff.  An infiltration basin does not normally have a 
structural outlet to discharge runoff from the stormwater quality design storm.  Instead, 
outflow from an infiltration basin is through the surrounding soil.  An infiltration basin may 
also be combined with an extended detention basin to provide additional runoff storage for 
both stormwater quality and quantity management.  The adopted TSS removal rate for 
infiltration basins is 80 percent.  It should be noted that a dry well is a specialized infiltration 
facility intended only for roof runoff.  
 
Manufactured Treatment Devices 

A manufactured treatment device is a pre-fabricated stormwater treatment structure utilizing 
settling, filtration, absorptive/adsorptive materials, vortex separation, vegetative 
components, and/or other appropriate technology to remove pollutants from stormwater 
runoff.  The TSS removal rate for manufactured treatment devices is based on the NJDEP 
certification of the pollutant removal rates on a case-by-case basis.  Other pollutants, such as 
nutrients, metals, hydrocarbons, and bacteria can be included in the verification/certification 
process if the data supports their removal efficiencies. 
 
Pervious Paving Systems  

Pervious paving systems are paved areas that produce less stormwater runoff than areas 
paved with conventional paving.  This reduction is achieved primarily through the 
infiltration of a greater portion of the rain falling on the area than would occur with 
conventional paving.  This increased infiltration occurs either through the paving material 
itself or through void spaces between individual paving blocks known as pavers.  Pervious 
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paving systems are divided into three general types.  Each type depends primarily upon the 
nature of the pervious paving surface course and the presence or absence of a runoff storage 
bed beneath the surface course.  Porous paving and permeable pavers with storage bed 
systems treat the stormwater quality design storm runoff through storage and infiltration. 
Therefore, these systems have adopted TSS removal rates similar to infiltration structures.  
The use of pervious paving systems should be required for any developments, which does 
not meet the Major Development threshold but meets the reduced Borough stormwater 
management threshold noted in Table 3A. 
 
Sand Filters 

A sand filter consists of a forebay and underdrained sand bed.  It can be configured as either 
a surface or subsurface facility.  Runoff entering the sand filter is conveyed first through the 
forebay, which removes trash, debris, and coarse sediment, and then through the sand bed to 
an outlet pipe.  Sand filters use solids settling, filtering, and adsorption processes to reduce 
pollutant concentrations in stormwater.  The adopted TSS removal rate for sand filters is 80 
percent. 
 

Vegetative Filters  

A vegetative filter is an area designed to remove suspended solids and other pollutants from 
stormwater runoff flowing through a length of vegetation called a vegetated filter strip.  The 
vegetation in a filter strip can range from turf and native grasses to herbaceous and woody 
vegetation, all of which can either be planted or indigenous.  It is important to note that all 
runoff to a vegetated filter strip must both enter and flow through the strip as sheet flow. 
Failure to do so can severely reduce and even eliminate the filter strip’s pollutant removal 
capabilities.  The TSS removal rate for vegetative filters will depend upon the vegetated 
cover in the filter strip.  
 
Wet Ponds  

A wet pond is a stormwater facility constructed through filling and/or excavation that 
provides both permanent and temporary storage of stormwater runoff.  It has an outlet 
structure that creates a permanent pool and detains and attenuates runoff inflows and 
promotes the settlement of pollutants.  A wet pond, also known as a retention basin, can 
also be designed as a multi-stage facility that also provides extended detention for enhanced 
stormwater quality design storm treatment and runoff storage and attenuation for 
stormwater quantity management.  The adopted TSS removal rate for wet ponds is 50 to 90 
percent, depending on the permanent pool storage volume in the pond and, where extended 
detention is also provided, the duration of detention time provided in the pond. 
 
Each of these structures has advantages and disadvantages to manage stormwater.  As 
previously noted Rumson is a fully developed community and anticipates the majority of 
new construction as residential infill development.  The Design and Performance Standards 
– Policy Implementation Table indicates the appropriateness of these structural stormwater 
management structures in Rumson. 
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LAND USE/BUILDOUT ANALYSIS 
 
In August 2003, the Borough prepared a Vacant Land Inventory and Analysis Report in 
accordance with the Council on Affordable Housing (COAH) Standards that indicated that 
the Borough contains virtually no privately owned vacant land.  A copy of the Vacant Land 
Analysis is located within Attachment A.  Figures 4, 5, 6 and 7 complement the Vacant Land 
Inventory by identifying existing land use, subwatersheds, zoning and environmental 
constraints in the Borough. 
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MITIGATION PLANS 
 
Mitigation is intended to provide potential solutions to offset stormwater related impacts on 
groundwater recharge, stormwater quantity control, and/or stormwater quality control for 
proposed development and establishes the criteria to grant a variance or exemption from the 
stormwater management design and performance standards.  
 
Mitigation for major development as defined by N.J.A.C. 7:8 – 1.2 et seq. must be 
implemented in the same drainage area as the proposed development and must provide 
additional groundwater recharge benefits, or protection from stormwater runoff quality and 
quantity from previously developed property.  Performance standards must ensure the long-
term maintenance of the project, which include the maintenance requirements under 
Chapters 8 and 9 of the NJDEP Stormwater BMP Manual.  The Borough does not 
anticipate granting variances or exemptions for “major development” until a detailed 
mitigation plan is developed and approved.  This Plan recommends a local stormwater 
management threshold substantially less than the “major development” threshold in the 
NJDEP Stormwater Regulations.  A greater number of small development projects will be 
subject to some degree of regulation.  When strict compliance cannot be achieved, the 
commensurate mitigation will consist of a large number of small contributions and will have 
to be aggregated to form a technically and economically practical mitigation project.  The 
Borough will investigate granting variances or exemptions for development subject to the 
local stormwater management threshold subject to: 
 

1. Demonstrating that alternate measures proposed by the developer achieve 
substantially similar benefits to  the required measures, or 

2. Showing that literal compliance is technically impractical or presents a substantial 
economic hardship; and 

3. Providing mitigation by implementing stormwater management improvements 
identified by the Borough elsewhere in the basin, which achieve substantially similar 
stormwater management benefits (i.e. quality for quality and quantity for quantity), or 

4. If no specific improvements are identified by the Borough or applicable in the basin 
and/or the equivalent mitigation obligation is too small to support a mitigation 
project, a fair-share contribution shall be required to a mitigation bank. 

 
The Borough is investigate using the mitigation bank concept in connection with developing 
a plan to improve stormwater quality in the sub-basins, which contain privately owned 
ponds and water courses (see pages 19 & 20). 
 
Due to the lack of vacant land and development potential in the Borough, it is anticipated 
that the majority of stormwater mitigation will result in retrofitting existing stormwater 
facilities and natural infrastructure or improving the layout and designing of nonstructural 
stormwater management techniques.  However, this Plan recognizes that other projects may 
be identified in the future that are subject to the approval of the Planning Board or Borough 
Engineer.   
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The following two strategies were identified by the Borough as possible structural mitigation 
strategies: 
 

1. Install new inlet castings and heads on existing Borough streets, in roadways not 
proposed for resurfacing, for solids and floatable control; 

2. Investigate improving of any of the seven (7) existing stormwater management 
facilities in the Borough  

 
According to NJDEP Best Management Practices Manual9, the following are structural and 
non-structural strategies that can be utilized to retrofit existing stormwater management 
deficiencies or structures. 
 

1. Roofs are a large source of concentrated runoff from development.  Clean roof 
runoff can be directed by downspouts to a dry well, disconnecting a portion of the 
runoff from the storm sewer system and both reducing runoff volume and restoring 
groundwater recharge.  

 
2. Vegetative filters can be incorporated into existing developments where runoff from 

paved or intensely managed turf areas can be discharged across the filters.  This may 
require the removal or slotting of existing curbs along the edge of parking lots or 
roads.  Parking lots with vegetated aisle dividers may be particularly amendable to 
this type of filter strip application.   

 
The Borough will continue to evaluate possible mitigation projects and will develop a more 
specific concept that will be submitted to Monmouth County and the NJDEP as part of 
future stormwater control ordinances as concepts are developed.  Additionally, as future 
concepts are developed, the Borough will update and finalize mitigation section of this plan. 
 
  
 

                                                           
9 New Jersey Stormwater Best Management Practices Manual, February 2004, Chapter 8 - Maintenance and 
Retrofit of Stormwater Management Measures 
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ATTACHMENT A 
 

VACANT LAND INVENTORY AND ANALYSIS 
REPORT 
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INTRODUCTION 

The Borough of Rumson has prepared this housing plan element and fair share plan in 

accordance with the requirements of the Mount Laurel Doctrine, the New Jersey Municipal Land 

Use Law (N.J.S.A. 40:55D-1 et. seq.), and the State Fair Housing Act (N.J.S.A. 52:27D-301 et. 

seq.). This plan updates and replaces the Borough’s previously adopted Housing Element and 

Fair Share Plan, which was adopted by the Borough Planning Board on December 5, 2005, and 

was endorsed by the Governing Body on December 15, 2005. The December 2005 plan was 

submitted to the New Jersey Council on Affordable Housing (COAH) as part of the Borough’s 

petition for substantive certification of its Cycle I, II and III Fair Share Plan under COAH’s 

previously adopted Cycle III rules. 

 

COAH adopted a revised set of substantive rules (N.J.A.C. 5:97-1 et seq.) that became effective in 

May 2008 and was further amended in October 2008.  In addition, in July 2008 the Governor signed 

into law Assembly Bill A-500 (P.L.2008, c.46) that made further changes to COAH’s regulations 

and requirements. Therefore, the Borough is required to revise its previously adopted Housing Plan 

Element and Fair Share Plan to conform to the new regulatory and statutory requirements. This plan 

represents the Borough’s response to COAH’s new Cycle III regulations.  

 

COAH’s current substantive rules presents a methodology for calculating a municipality’s 

affordable housing obligation, consisting of three components. These include the rehabilitation 

share, which is a measure of old, overcrowded, deficient housing that is occupied by low and 

moderate income households, any remaining Prior Round (Cycles I and II) obligation for the period 

from 1987-1999, and the “growth share”, which links the actual production of affordable housing 

with municipal development and growth. COAH calculates that the Borough of Rumson’s 

rehabilitation share is zero, and the remaining Prior Round obligation is 268 units.  The Borough’s 

growth share obligation is 22 units as described in the following sections of this plan.  
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The Mount Laurel Doctrine 
The New Jersey Supreme Court, in Mt. Laurel I (1975), held that a developing municipality must, 

through its land use regulations, create a realistic opportunity for an appropriate variety and choice 

of housing for all categories of people who may desire to live there, including those of low and 

moderate income (Southern Burlington County NAACP v. The Township of Mount Laurel, 675 N.J. 

151, 336 A. 2d 713 (1975)).   

 

As a result of Mount Laurel I, developing municipalities in the path of growth were obligated to 

provide for a mix of housing that addressed their fair share of the region's housing need.  However, 

Mount Laurel I generally resulted in few housing opportunities for low and moderate households 

because many municipalities failed to use their powers to zone and provide a realistic opportunity 

for the provision of affordable housing.  

 

The New Jersey Supreme Court, in Mount Laurel II (1983), held the following: 

 

 The existence of a municipal obligation to provide a realistic opportunity for a fair share of the 

region's present and prospective low and moderate income housing need, will no longer be 

determined by whether or not a municipality is 'developing'.  The obligation extends, instead, to 

every municipality, any portion of which is designated by the state, through the SDGP (State 

Development Guide Plan, currently called the State Development and Redevelopment Plan), as 

a growth area. 

 

 The lower income regional housing need is comprised of both low and moderate income 

housing.  Low income housing need consists of households whose incomes do not exceed 50 

percent of the median income of the area with adjustment for family size.  Moderate income 

housing need consists of households whose income does not exceed 80 percent of the median 

income of the area with adjustment for family size (Southern Burlington County NAACP v. the 

Township of Mount Laurel, 92 N.J. 158, 456 A. 2d 390 (1983)). 

 

Under the doctrine established by the Supreme Court, a municipality that continued to use its power 
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to zone without consideration of its impact on low and moderate income households faced the 

prospect of loss of that power.  Such municipalities faced the prospect of a court-ordered rezoning, 

or the so-called “builder’s remedy.”  The essence of the landmark decision, however, was that 

municipalities should use their zoning powers and other related powers to facilitate, rather than 

obstruct, the provision of affordable housing. 
 

The Fair Housing Act 

In 1985, two years after Mount Laurel II, the State adopted the Fair Housing Act and created an 

administrative alternative to court action in addressing municipal compliance with Mount Laurel II. 

The Fair Housing Act establishes the Council on Affordable Housing (COAH) as the state agency 

responsible for identifying housing regions, estimating low and moderate income housing need, and 

providing regulations that guide municipalities in addressing their obligations.  The stated intent of 

the act was to provide alternatives to the use of the builder's remedy as a method of achieving the 

provision of affordable housing.  

 

As the State agency responsible for administering the Fair Housing Act, COAH establishes 

affordable housing guidelines and criteria.  COAH estimates the total lower income housing need 

statewide, organizes the State into housing regions, and allocates a share of the regional housing 

need to each municipality in the region.  COAH also identifies those circumstances where an 

“adjustment” to a municipality’s fair share is appropriate. Finally, COAH identifies the types of 

housing activities and programs that will be readily recognized as credits or reductions to the 

municipal fair share.  

Municipal Planning Responsibility  

Each municipality is obligated to plan to meet its fair share of the regional affordable housing need.  

The New Jersey Municipal Land Use Law enables a municipality to adopt a zoning ordinance to 

regulate land use provided that the municipality has also adopted a master plan that includes a land 

use element and a housing element.  
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Mandatory Contents of the Housing Element  

Pursuant to the Fair Share Housing Act at N.J.S.A. 52:27D-310, the essential components of a local 

housing element are as follows: 

 

 An inventory of the municipality's housing stock by age, condition, purchase or rental value, 

occupancy characteristics, and type, including the number of units affordable to low and 

moderate income households and substandard housing capable of being rehabilitated. 
 

 A projection of the municipality's housing stock, including the probable future construction of 

low and moderate income housing, for the next six years, taking into account, but not necessarily 

limited to, construction permits issued, approvals of applications for development and probable 

residential development of lands. 
 

 An analysis of the municipality's demographic characteristics, including but not necessarily 

limited to, household size, income level, and age. 
 

 An analysis of the existing and probable future employment characteristics of the municipality. 
 

 A determination of the municipality's present and prospective fair share for low and moderate 

income housing and its capacity to accommodate its present and prospective housing needs, 

including its fair share for low and moderate income housing. 
 

 A consideration of the lands that are most appropriate for construction of low and moderate 

income housing and of the existing structures most appropriate for conversion to, or 

rehabilitation for, low and moderate income housing, including a consideration of lands of 

developers who have expressed a commitment to provide low and moderate income housing.   

 

In addition, COAH’s substantive rules (N.J.A.C. 5:97) for the period from January 1, 2004 through 

December 31, 2018 require the following: 
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 The household projection for the municipality as provided in Appendix F of N.J.A.C. 5:97; 

 The employment projection for the municipality as provided in Appendix F of N.J.A.C. 5:97; 

 The municipality’s prior round obligation as provided in Appendix C of N.J.A.C. 5:97; 

 The municipality’s rehabilitation share as provided in Appendix B of N.J.A.C. 5:97; and, 

 The projected growth share in accordance with the procedures in N.J.A.C. 5:97-2.4. 

Permitted Adjustments to Affordable Housing Obligation 

In adopting the housing element, the municipality may adjust the new construction component of its 

obligation for the first and second housing cycles through a detailed process known as a vacant land 

adjustment. If a municipality secures such an adjustment, the portion of its Cycle I and II new 

construction component that it lacks adequate vacant land to address is known as the “unmet need.” 

COAH sets forth various techniques that may be required of municipalities to address their unmet 

need. Specifically, COAH adopted N.J.A.C. 5:97-5.3(b). Among the mechanisms suggested by 

COAH include: 

 

1. Zoning amendments that permit apartments or accessory apartments in accordance with 

N.J.A.C. 5:97-6.8; 

2. A market to affordable program in accordance with N.J.A.C. 5:97-6.9; 

3. Overlay zoning requiring inclusionary development in accordance with N.J.A.C. 5:97-

6.4. In approving an overlay zone, the Council may allow the existing use to continue and 

expand as a conforming use, but provide that when the prior use on the site is changed, 

the site shall produce low and moderate income housing; 

4. A redevelopment area that includes affordable housing pursuant N.J.A.C. 5:97-6.6, 

utilizing the standards in N.J.A.C. 5:97-6.4(b); and/or 

5. The adoption of a development fee ordinance pursuant to N.J.A.C. 5:97-8.3 and a plan 

for the use of development fees pursuant to N.J.A.C. 5:97-8.10. 
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As described later in this plan, the Borough has chosen to use accessory apartments and mixed-use 

overlay zones to address its unmet need. In addition, the Borough has adopted a development fee 

ordinance and is collecting fees for the purposes of affordable housing in accordance with COAH’s 

regulations. 

 

To the extent that a municipality has any “RDP” or realistic development potential, COAH provides 

a menu of techniques a municipality could utilize to address that portion of its RDP. The Borough 

has conducted a vacant analysis; determined that it has an RDP of zero and an unmet need of 268 

and conducted a vacant land analysis. (See Vacant Land Inventory and Analysis Report, dated 

August 7, 2003, incorporated by reference. Appendix A.) If at some point in time, COAH 

determines that Rumson has an RDP greater than zero, the Borough reserves the right to use any 

appropriate and applicable technique permitted under COAH’s regulations to address its RDP either 

through the measures specified in this plan and/or other measures. 
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ANALYSIS OF DEMOGRAPHIC, HOUSING AND EMPLOYMENT CHARACTERISTICS  

As required by N.J.S.A.52:27D-310, all housing elements must contain a discussion of the 

community’s demographic, housing, and economic characteristics.  In fulfillment of this 

requirement, the following sections profile the Borough of Rumson with information obtained 

from the U.S. Census Bureau, the North Jersey Transportation Planning Authority, and the New 

Jersey Department of Labor and Workforce Development. 

Rumson’s Demographics 

At the time of the 2000 U.S. Census, the Borough of Rumson had a population of 7,137 residents 

(Table 1).  This figure represents a 6.5 percent increase from the population of 6,701 residents 

that was reported in 1990. By contrast, the population of Monmouth County grew by 11.2 

percent during the same time period.  As indicated by the North Jersey Transportation Planning 

Authority (NJTPA)’s population projections, the Borough and the County will continue to grow, 

reaching respective populations of 7,300 and 713,000, by the year 2030.  Based on these 

projections, the Borough can expect to increase its population by approximately 2.3 percent over 

the next quarter-century, slower than the County’s growth rate of 15.9 percent. 

Table 1: Population Trends, 1990-2005 
 

 1990 2000 2005 2030 
% 

Change 
1990-2000 

% 
Change 

2000-2005 

% 
Change 

2000-2030
Borough of Rumson 6,701 7,137 7,180 7,300 6.5 0.6 2.3
Monmouth County 553,124 615,301 639,500 713,000 11.2 3.9 15.9
Source: US Census Bureau, North Jersey Transportation Planning Authority 

 

According to the 2000 U.S. Census, the Borough’s population is composed of 2,452 households, 

with an average household size of 2.91 members (Table 2). The average household size is greater 

than both the State of New Jersey’s average of 2.68 and the County’s average of 2.70 persons per 

household.  The Borough’s percentage of population over 65 years of age, 12.8 percent, is higher 

than the County, but lower than the state.  The median household income in Rumson is higher 

than both County and State medians. 
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Table 2: Demographic Indicators, 2000 

 Number of 
Households 

Average 
Household 

Size 
Median Age 

% of 
Population  
≥ 65 years  

Median 
Household 

Income 
Borough of Rumson 2,452 2.91 39.2 12.8 $120,865 
Monmouth County 224,236 2.70 37.7 12.5 $64,271 
New Jersey 3,064,645 2.68 36.7 13.2 $55,146 
Source: US Census Bureau 
 

 

According to the 2000 U.S. Census, the Borough’s median age of 39.2 years is higher than both 

the statewide median age of 36.7 years and the County’s median age of 37.7 years (Table 2).  As 

shown in Table 3, there were 528 pre-school age residents in 2000, or 7.4 percent of the 

Borough’s population.  School age children accounted for 1,850 residents, or 26 percent of the 

total population.  Working age persons accounted for 53.9 percent of the Borough’s population, 

with 3,845 individuals.  Seniors aged 65 years and older accounted for 12.8 percent of Rumson’s 

population.  

Table 3: Population by Age, 2000 
 

 Number % of Total 
Pre-School Age 
Under 5 Years 528 7.4 
School Age 
5 to 9 Years 713 10.0 
10 to 14 Years 703 9.9 
15 to 19 Years 434 6.1 
Working Age 
20 to 24 Years 149 2.1 
25 to 34 Years 579 8.1 
35 to 44 Years 1,319 18.5 
45 to 54 Years 1,132 15.9 
55 to 59 Years 427 6.0 
60 to 64 Years 239 3.3 
Senior Age 
65 Years and Older 914 12.8 
Source: US Census Bureau 
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Rumson’s Housing Stock 

According to the 2000 U.S. Census, Rumson had a total of 2,610 housing units (Table 4).  This was 

a decrease of 11 units since the 1990 U.S. Census.  Of this total, 2,452 units (93.9 percent) were 

listed as occupied in 2000; owners occupied 90 percent of these units and renters occupied 10 

percent.  This is less than half the rate of renter-occupied units in Monmouth County, which reported 

that 25.4 percent of all occupied housing units were occupied by renters. 

 

Of the total 2,452 households, the average household size was 2.91 persons and the average family 

size was 3.29 persons.  These figures are larger than the County and State figures.  Of the total 

number of households, family households accounted for 1,989 (81.1 percent) and non-family 

households1 for 463 (18.9 percent).  Householders 65 years of age or older were present in 194 (7.9 

percent) of households.   

 

A total of 68.5 percent of the Borough’s housing stock was constructed before 1960.  The median 

year of construction, 1952, is older than the County’s median year of 1967 and the State’s median 

year of 1962.  The Borough’s housing stock decreased by approximately 0.4 percent from 1990 to 

2000. 

 

The housing stock in Rumson had no substandard units (units lacking complete plumbing and/or 

kitchen facilities) at the time of the 2000 U.S. Census.  In addition, none of the Borough’s housing 

units exhibited overcrowded conditions (1.01 persons or more per room). 

 

The 2000 median value of the owner-occupied housing units in Rumson was $455,300.  This is 

substantially higher than both the County and State median home values of $203,100 and $170,800, 

 
1 A non-family household consists of a householder living alone or where the householder shares the home 
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respectively.  Rumson’s median gross rent of $1,187 per month is also higher than the County and 

State median gross rents of $759 and $751, respectively.   

 
exclusively with people to whom he or she is not related. 
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Table 4: Housing Characteristics, 2000 

 Number % of Total 
I. Housing Units 
Number of units 2,610 100.0 
Occupied Housing Units 2,452 94.0 
Number of units (1990) 2,621 100.0 
Vacant Housing Units 158 6.0 
II. Occupancy/Household Characteristics 
Number of Households 2,452 100.0 
Persons Per Household 2.91 N/A 
Family Households 1,989 81.1 
Non-Family Households 463 18.9 
Householders 65 and over 194 7.9 
III. Year Structure Built 
1999 to March 2000 9 0.3 
1995 to 1998 71 2.7 
1990 to 1994 57 2.2 
1980 to 1989 134 5.1 
1970 to 1979 271 10.4 
1960 to 1969 279 10.7 
1940 to 1959 893 34.2 
1939 or earlier 896 34.3 
IV. Condition of Units 
Lacking complete plumbing facilities 0 0.0 
Lacking complete kitchen facilities 0 0.0 
V. Home Value (Owner Occupied Units) 
$500,000 and up 985 46.6 
$300,000 - $499,000 497 23.5 
$200,000 - $299,999 350 16.6 
$150,000 - $199,000 180 8.5 
$100,000 - $149,000 87 4.1 
$50,000 - $99,999 13 0.6 
$0 - $50,000 0 0.0 
Median Value $455,300 N/A 
VI. Gross Rental Value (Renter Occupied Units) 
$1,500 and up 42 18.6 
$1,000 - $1,499 112 49.6 
$750 - $999 14 6.2 
$500 - $749 29 12.8 
$200 - $499 8 3.5 
Less than $200 0 0.0 
No cash rent 21 9.3 
Median Rent $1,187 N/A 
Source: US Census Bureau 
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Housing units that have a monthly cost of less than 30 percent of gross household income are 

considered affordable. In Rumson, 1,591 specified2 owner-occupied units (75.3 percent of all 

owner-occupied units) and 95 renter-occupied units (42.1 percent of all rental units) are considered 

affordable (Table 5). 

 

Table 5: Housing Affordability as a Percentage of 1999 Household Income 

 Number % of Total 
Selected Monthly Owner Costs 

< 15% 839 39.7 
15% to 19% 334 15.8 
20% to 24% 212 10.0 
25% to 29% 206 9.8 

30% or more 521 24.7 
Gross Rent 

< 15% 56 24.8 
15% to 19% 19 8.4 
20% to 24% 14 6.2 
25% to 29% 6 2.7 

30% or more 110 48.6 
Not Computed 21 9.3 

Source: US Census Bureau 
 

Rumson’s Employment Characteristics 

At the time of the 2000 US Census, 3,047 of Rumson’s residents (59.8 percent) aged 16 years 

and over were employed in the civilian labor force (Table 6).  Almost 60 percent of the civilian 

labor force was involved in management, professional, and related occupations, while 

approximately 28.4 percent of those employed in the civilian labor force were employed in sales 

and office-related occupations.  Service occupations employed 5.2 percent of Rumson residents 

that were employed in the civilian labor force.  Construction, extraction, and maintenance-

related occupations employed 4.5 percent of the Borough’s residents, where as production, 

transportation and material-moving occupations employed 2.5 percent of the Borough’s residents 

that were employed in the civilian labor force.   

 

                                                 
2 Specified owner-occupied units do not include residences where a business activity (i.e., professional offices as an 
accessory use) takes place. 
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Table 6: Occupation of Employed Civilian Population Aged 16 and Over, 2000 

 Number % of Total 
Management, Professional, and Related 1,763 59.4% 

Service 154 5.2% 
Sales and Office 844 28.4% 

Farming, Fishing, and Forestry 0 0.0% 
Construction, Extraction, and Maintenance 134 4.5% 

Production, Transportation, and Material 
Moving 74 2.5% 

Source: US Census Bureau 
 

In 1999, the median household income in Rumson was $120,865, up $56,892 from the 1989 

household income of $63,973 (Table 7).  After adjusting for inflation, however, this represents 

an increase in household income of just 28.9 percent.  In 2000, per capita income was $73,692, 

which places the Borough at 7 out of 566 municipalities (New Jersey Department of Labor and 

Workforce Development).   

 

Table 7: Household Income, 1999 

 Number % of Total 
Less than $10,000 41 1.7% 

$10,000 to $14,999 68 2.8% 
$15,000 to $24,999 113 4.6% 
$25,000 to $34,999 107 4.4% 
$35,000 to $49,999 197 8.0% 
$50,000 to $74,999 286 11.7% 
$75,000 to $99,999 238 9.7% 

$100,000 to $149,999 407 16.6% 
$150,000 to $199,999 271 11.0% 

$200,000 or More 726 29.6% 
Median Household Income (Dollars) $120,865 N/A 

Source: US Census Bureau 
 

With regard to the number of jobs that are located within the Borough, the New Jersey Department 

of Labor indicates that there was an average of 1,516 jobs located within the municipality in 2006, 

which is the latest available data.  This is down 36 jobs (2.3 percent) from the 2004 average of 1,552 

jobs.  The Department of Labor’s basis for this information is the number of jobs that are covered by 

public unemployment and disability insurance. 
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MUNICIPAL AFFORDABLE HOUSING OBLIGATION  

COAH’s substantive rules indicate that a municipality’s affordable housing obligation consists of 

three components. These include: the rehabilitation share, which is a measure of overcrowded and 

deficient housing that is occupied by low and moderate income households; the prior round 

obligation for the period from 1987 to 1999; and, the municipal “growth share” need for the period 

from 2004 through 2018. The growth share links the actual production of affordable housing to 

municipal development and growth. 

Rehabilitation Obligation 

Appendix B of N.J.A.C. 5:97 indicates that Rumson’s rehabilitation obligation is zero (0) units.  

Therefore, the Borough does not have to include a rehabilitation component in its Fair Share Plan. 

Total Remaining Prior-Round Obligation 

Appendix C of N.J.A.C. 5:97 indicates that the Borough’s total remaining prior-round obligation is 

268 units, however the Borough is entitled to, and has conducted, a vacant land adjustment pursuant 

to N.J.A.C. 5:97-5.1 and 5.2. in order to reduce this obligation to a realistic development potential of 

0 units.  The Borough’s vacant land adjustment report is included in this plan as Appendix A. 

 

The difference between a Borough’s total remaining obligation and its realistic development 

potential is known as its “unmet need.”  In the case of Rumson, the unmet need is 268 units (Total 

Remaining Obligation of 268 Units – Realistic Development Potential of 0 Units = Unmet Need of 

268 Units).  Pursuant to the provisions of N.J.A.C. 5:97-5.6, COAH may require a municipality to 

make provisions for meeting its unmet need.  Such provisions include, but may not be limited to: 

zoning amendments that permit apartments or accessory apartments; overlay zoning requiring 

inclusionary development or a payment in lieu of construction; and zoning amendments that impose 

a development fee. 

 

The Borough’s mechanisms to address its unmet need of 268 units will be addressed in its Fair Share 

Plan. 
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Growth Share 

COAH calculates a municipality’s growth share based upon the household and employment 

projections of Appendix F of N.J.A.C. 5:97. This is a measure of both actual growth that has 

occurred in the Borough since 2004 and estimated growth that is anticipated to occur between 

2008 and 2018. COAH’s projections for housing and employment growth in the Borough and 

corresponding affordable housing obligations are set forth in Table 8. 

 

Table 8: COAH Household and Employment Projections 
 COAH 

Projection (2004 to 2018) 
Household Growth Projection 72 
Employment Growth Projection 115 

 

It continues to be the Borough’s opinion that COAH’s projections of household and employment 

growth for Rumson drastically overstate the Borough’s development potential given the lack of 

vacant developable land in Rumson. Indeed, Census indicators have actually shown a decrease 

the amount of residential units in Borough. Additionally, NJ Department of Labor statistics show 

a decline in actual employment in the Borough.  

 

Much of the disparity on the residential growth projections lies in the fact that COAH currently 

does not allow for the subtraction of residential demolition permits from the residential 

certificate of occupancy (CO) data collected at the state level. Thus, the demolition and 

replacement of an existing house is considered a new residential unit that is added to the growth 

projection. In addition, many of the residential COs issued in the Borough are for additions or 

other modifications to existing residential structures rather than new demolition permits. These 

also are considered new units. Consequently, the Borough’s residential growth is significantly 

overstated.  

 

COAH has proposed new regulations that would address, in part, this issue. Accordingly, the 

Borough reserves the right to revisit its Cycle III affordable housing obligation in the future if 

COAH adopts different procedures for evaluating residential COs and demolitions and their 
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relationship to actual growth. However, for the purposes of this Fair Share Plan, the Borough is 

initially accepting COAH’s growth share projections and is presenting a plan that addresses the 

22 units of affordable housing that COAH has established for the Borough. 

 

COAH’s substantive rules specify that municipalities shall have a growth share obligation of one 

affordable housing unit for every five market-rate residential units created in a municipality from 

January 1, 2004 through December 31, 2018.  Additionally, COAH specifies that one affordable 

housing unit shall be provided for every sixteen jobs created in the same period. Thus, the 

residential growth share obligation is calculated by applying the relationship of one affordable 

housing unit for every five market rate housing units to the housing growth projection of 72 

units. Similarly, the non-residential growth share obligation is calculated by applying the 

relationship of one affordable housing unit for every 16 new jobs created to the adjusted 

employment growth projection of 115 new jobs.  The resulting growth share obligation is shown 

in Table 9. 

 

 

Table 9: Growth Share Obligation 
 

 COAH  
Projection  Growth Share 

Obligation 
Household Growth Share Obligation 72 ÷  5  = 14.4 
Employment Growth Share Obligation 115 ÷  16  = 7.2 

Total Growth Share Obligation: 21.6  22 units 
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MUNICIPAL ABILITY TO ACCOMMODATE AFFORDABLE HOUSING OBLIGATION  

The plan includes a determination of the municipality’s present and prospective fair share for 

low and moderate income housing and an analysis of how existing or proposed zoning will 

provide adequate capacity to accommodate residential and non-residential growth projections.   

Anticipated Land Use Patterns 

The Borough of Rumson is a fully developed community, which has limited capacity for growth 

potential. As reflected in the Borough’s 2003 Vacant Land Inventory and Analysis Report, 

although the Borough has 84.87 acres of vacant land in private ownership, the majority of this 

property is environmentally constrained. Given the developed nature of the Borough, the 

anticipated land use pattern in Rumson is projected to be the same as is currently in place. 

Anticipated Demand for Types of Uses Permitted by Zoning Based on Present and Anticipated 
Future Demographic Characteristics  
Rumson had a population of 7,137 at the time of the 2000 U.S. Census.  According to the North 

Jersey Transportation Planning Authority (NJTPA), Rumson’s population is expected to slowly 

increase, reaching 7,300 in 2030. The projected residential and non-residential growth for the 

Borough is the result of limited infill development and small scale, private redevelopment 

initiatives. Given the Borough’s limited growth potential it is anticipated that the Borough’s 

future development characteristics will be similar to the existing demographic characteristics. 

This is reflected in the Borough’s current zone plan, which recognizes and supports the 

community’s existing neighborhood character. 

Availability of Existing and Planned Infrastructure  

The Borough has an existing developed infrastructure and as a result no infrastructure 

expansions are currently planned.  The entire Borough has existing water service and sewer 

service and the existing infrastructure has adequate capacity to handle the limited projected 

growth, including proposed affordable housing sites.  
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Economic Development Policies 
Less than two percent or 39 acres of the Borough is currently zoned or developed commercially. 

 Given the limited area of commercial development, the Borough’s four commercial districts 

have been developed at moderate or neighborhood-scale intensity with a minimum lot size in the 

range of 6,000 square feet to 12,000 square feet.  As a result the Borough does not have any 

large-scale commercial areas. Given the small scale nature of the existing commercial uses, the 

Borough does not have any existing or proposed comprehensive economic development policies. 

 

In addition, we note that most of the jobs in Rumson are in the four existing public and private 

schools, which is the major source of employment in the Borough. Growth in educational jobs is 

not anticipated because the population of the Borough (and student enrollments in the two public 

schools) is stable and the student population in the two private schools is capped by their 

approvals. Therefore, any economic development policies would not be relevant for these 

segments of the Borough’s economic and employment base. 

Constraints on Development 
The limited land that may have potential for affordable housing development in the Borough can 

essentially be broken down into two distinct categories. The first category is property in or 

adjacent to the Rumson’s limited commercial areas, which are currently zoned for small-scale 

commercial and/or residential development. The privately-owned properties in these areas are 

not significantly encumbered by environmentally constraints. These sites also are located 

adjacent to county roadways, have adequate access, and are near a range of services. Therefore, 

these areas can provide potential affordable housing opportunities. Such sites are recognized in 

the Borough’s mixed-use overlay district and will be the likely location of the Borough’s 

proposed municipally-sponsored affordable housing development. In fact the Rumson Zoning 

Board of Adjustment has already approved two projects in this area.  Both of these projects are 

identified in the Borough’s Fair Share Plan and are consistent with adopted amendments to the 

Borough’s Development Regulations that will go into effect upon COAH’s approval of the 

Borough’s Plan. After such approval, the Planning Board will have jurisdiction over similar 
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applications since variances would not be necessary. 

 

The second category is vacant land located in the larger lot residential areas. As noted in the 

Borough’s vacant land inventory and analysis, these properties are primarily environmentally 

constrained as they are located within the 100-year floodplains and/or contain tributaries to a 

Category 1 waterway or wetlands. Most of these properties also are in very-low density areas or 

are adjacent to primarily large lot residential neighborhoods. As described in the vacant land 

analysis, these properties have been eliminated from the calculation of the Borough’s realistic 

development potential.   

Implementation Schedule 

River Road Holdings: This project, which provided two (2) moderate and one (1) low-income 

affordable unit, was conditionally approved by the Rumson Zoning Board of Adjustment on 

October 18, 2005.  Pursuant to the provisions of the Permit Extension Act (P.L.2008, c.78), this 

approval has been extended to July 2010. Further extensions may be available pursuant to the the 

Municipal Land Use Law, which includes provisions to allow for up to three (3) one year 

extensions of the approval.     

 

Lafayette Mews (formally known as Victory Homes): This project is an inclusionary project 

with one (1) low and one (1) moderate income affordable unit.  This application was 

conditionally approved by the Rumson Zoning Board of Adjustment at their November 18, 2008 

meeting, subject to the submission of revised plans to address comments raised by the Board. 

Memoralization of a resolution of approval is anticipated at the December 2008 Zoning Board 

meeting. We anticipate that construction of these units may commence within 2 years of the date 

of approval by the Zoning Board. 

 

100% Affordable Housing Site(s): The Borough will seek to identify a site or sites in or adjacent 

to the downtown commercial area within the next two years and will, alone or in partnership 

with a housing provider, implement or provide subsidies to its partner to implement affordable 

units. 



2008 Housing Plan Element and Fair Share Plan Adopted 12/17/08  
Borough of Rumson Master Plan 
 

 

  

20

 

Accessory Apartment Program: The Borough has entered into an agreement with Middletown 

Township to administer the Borough’s accessory apartment program. The Borough is ready t 

begin implementing the program immediately upon the COAH’s grant of substantive 

certification or as soon as possible thereafter. 

Identification of Potential Affordable Housing Sites 

The Fair Share Plan includes a consideration of lands that are most appropriate for construction 

of low and moderate income housing and of the existing structures most appropriate for 

conversion to, or rehabilitation for, low and moderate income housing, including a consideration 

of lands of developers who have expressed a commitment to provide low and moderate income 

housing.  
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FAIR SHARE PLAN 

Components of the Fair Share 

Pursuant to COAH’s third round regulations, a municipality’s fair share responsibility is based 

upon three components: (1) rehabilitation obligation; (2) total remaining obligation from prior 

rounds; and, (3) growth share obligation. 

 

COAH’s methodology defines the rehabilitation share of a municipality’s affordable housing 

obligation as the number of substandard or deteriorated units that are occupied by low or 

moderate households based on 2000 Census data. As previously noted, COAH has assigned 

Rumson a rehabilitation obligation of zero (0) units. 

 

The total remaining prior-round obligation assigned to the Borough by COAH’s regulations is 

268 units, however, as noted above, the Borough of Rumson is entitled to a vacant land 

adjustment, which reduces this obligation to a realistic development potential of zero units. 

 

The Borough’s growth share component accounts for new residential and nonresidential growth 

projected to be constructed in Rumson from January 1, 2004 through December 31, 2018. As 

described in the Growth Share Projection section of the Housing Element, Rumson has a growth 

share obligation of 22 affordable housing units. Rumson has conditionally accepted COAH’s 

growth share projection of 22 units for the purposes of this plan. 

Prior-round Obligation 

COAH has established a prior-round obligation (Cycles I and II) for the Borough of 268 

affordable units. However, municipalities are entitled to adjust the prior-round obligation based 

upon the lack of vacant developable land. The Borough recently conducted such an analysis (See 

Vacant Land Inventory and Analysis Report, prepared for the Borough by C. Bernard Blum, Jr., 

PE, P.P. and Stanley C. Slachetka, AICP, P.P., dated August 7, 2003), which is incorporated into 

this plan by reference. (See Appendix A) This report demonstrates that the Borough is entitled to 
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adjust its 268 prior-round responsibility to zero.  

 

Evaluation of the Unmet Need 

In order to address the unmet need, COAH regulations require an examination of a 

municipality’s existing land use map and an identification of areas that could potentially develop 

or redevelop during the period covered by its substantive certification. According to COAH’s 

rules: 

 

Examples of such areas include, but are not limited to: a private club owned by its 

members; publicly owned land; downtown mixed use areas; high density residential areas 

surrounding the downtown; areas with a large aging housing stock appropriate for 

accessory apartments; properties that may be subdivided and support additional 

development; and any parcel(s) that has the potential to be redeveloped. [N.J.A.C. 5:97-

5.2(c)(6)]. 

 

After the analysis described above, the Council may require any combination of the following in 

an effort to capture opportunities for affordable housing: 

 

1. Zoning amendments that permit apartments or accessory apartments in accordance with 

N.J.A.C. 5:97-6.8; 

2. A market to affordable program in accordance with N.J.A.C. 5:97-6.9; 

3. Overlay zoning requiring inclusionary development in accordance with N.J.A.C. 5:97-

6.4. In approving an overlay zone, the Council may allow the existing use to continue and 

expand as a conforming use, but provide that when the prior use on the site is changed, 

the site shall produce low and moderate income housing; 

4. A redevelopment area that includes affordable housing pursuant N.J.A.C. 5:97-6.6, 

utilizing the standards in N.J.A.C. 5:97-6.4(b); and/or 

5. The adoption of a development fee ordinance pursuant to N.J.A.C. 5:97-8.3 and a plan 

for the use of development fees pursuant to N.J.A.C. 5:97-8.10. 
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The Borough has examined its existing land use map and undertaken the analysis suggested by 

COAH’s rules and has come to the following conclusions with respect to the options 

recommended by COAH: 

 

• Private Club Owned by its Members: The Borough has two private clubs currently owned 

by its members – the Rumson Country Club located on Rumson Road in the southwestern 

portion of the Borough and the Seabright Lawn Tennis and Cricket Club located on 

Rumson Road in the eastern portion of the Borough.  An overlay zone for multifamily 

housing over the Rumson Country Club would not create a realistic opportunity for the 

construction of affordable housing. The Rumson Country Club is member-owned, with 

recent improvements, and is highly unlikely to change use in the foreseeable future 

regardless of the zoning. A letter expressing the position of the Country Club with regard 

to its future development is attached as Appendix B. Further, the Borough is providing 

other, more realistic, options to capture opportunities for affordable housing as described 

below. The Lawn Tennis and Cricket Club is identified as a National Register Historic 

Landmark and, as such, is not appropriate for development or redevelopment. 

 

• Downtown Mixed Use Areas: The Borough has areas located in the northern portion of 

the Borough near the Navesink River that contains a number of small non-residential 

uses that could potentially be redeveloped to include accessory residential apartments. 

These uses are located primarily in its GB, NB, and POB Zones. Accordingly, the 

Borough has adopted an overlay on these districts, which permits, as a conditional use, 

residential units in a mixed-use development scenario so long as minimum of 50 percent 

of the new units are deed restricted for affordable housing purposes. (See Appendix C.)  

This will go into effect when COAH approves the Borough’s plan. The Borough’s 

approach is described in further detail below. 
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• High Density Residential Areas Surrounding the Downtown: There are no existing high-

density residential areas in the Borough or any such areas proximate to a commercial 

downtown core as contemplated by COAH’s regulations. 

 

• Areas with a Large Aging Housing Stock Appropriate for Accessory Apartments: An 

accessory apartment program would be realistic, given the range of housing types within 

the Borough.  In fact, many of the Borough’s larger estate homes have former maid 

and/or butler quarters, care-taker’s residences, and accessory units that were created prior 

to the current zoning standards. There also are a variety of carriage houses, cabanas, and 

similar outbuildings located throughout the Borough that could be converted to accessory 

apartment units. Consequently, there is a significant opportunity to capture affordable 

housing through an accessory apartment program in the Borough given appropriate 

financial incentives to encourage the creation of new units and the conversion of existing 

accessory units for affordable housing. The Borough’s has adopted an accessory 

apartment program, which is described below. (See Appendix C.) The Borough has 

received a number of inquiries concerning the program and expressions of interest from 

property owners concerning the creation of accessory units. (See Appendix D and E.)  

However, in accordance with N.J.A.C. 5:97-5.1(b), a municipality may apply all 

creditworthy units created after June 6, 1999 to its growth share after it satisfies its RDP. 

In the case of Rumson, the RDP is zero. Therefore, the Borough may apply units created 

as part of its accessory apartment program to satisfy its growth share obligation. 

Accordingly, Rumson has identified its accessory apartment program as a compliance 

mechanism addressing its growth share obligation as further detailed below. 

 

• Properties that may be Subdivided and Support Additional Development: Rumson does 

have areas where residential lots are larger than the minimum lot standard in the district. 

However, in almost all instances, these are developed with large estate homes that are in 

keeping with the character and lot pattern of the surrounding low-density residential 

neighborhoods that are developed with similar residential dwellings. In many instances, 
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the existing residential dwellings and accessory structures are located in or proximate to 

the center of these sites. In analyzing the Borough’s existing land use characteristics as 

contemplated in COAH’s regulations, the Borough has concluded that there are no sites 

in Rumson where a large tract could reasonably be created by subdivision for the purpose 

of providing a high-density multi-family housing project that would be compatible with 

the Borough’s established community character, development patterns, and residential 

densities. 

 

• Parcels that have the Potential to be Redeveloped: The Borough does not have any areas 

that have been designated in need of redevelopment pursuant to the Local 

Redevelopment and Housing Law (LRHL), nor does it anticipate that any areas meet the 

statutory criteria necessary to be designated in need of redevelopment.  

 

If at some point in time, COAH determines that Rumson has an RDP greater than zero, the Borough 

reserves the right to use any appropriate and applicable technique permitted under COAH’s 

regulations to address its RDP either through the measures specified in this plan and/or other 

measures. 

Mechanisms to Address the Cycle I and II Unmet Need 

Development Fee Ordinance 

Rumson has adopted a development fee ordinance designed in accordance with COAH’s model 

and COAH has, in fact approved that ordinance. The ordinance applies to all new non-residential 

and residential development. The previously adopted development fee for non-residential 

development is two (2%) percent of equalized assessed value (EAV). In accordance with the 

requirements of P.L.2008, c.46, the Borough will amend its development fee ordinance to assign 

a fee of 2.5 percent of EAV. The development fee for eligible residential development is one 

(1%) percent of equalized assessed value. Improvements to existing dwellings resulting in a 25 

percent or greater increase in floor area of the building are required to pay a fee proportional to 

the increase in equalized assessed value due to the improvements.  

If there is a zoning change or use variance that permits increased residential or non-residential 
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development, the Borough’s ordinance imposes a development fee of six (6%) percent of the 

equalized assessed value resulting from the additional units or floor area realized as a result of 

the rezoning or use variance. This provision also follows COAH’s model. 

 

In accordance with COAH’s requirements, the proceeds from the development fee ordinance are 

deposited in a housing trust fund and will be used for COAH approved activities to address the 

Borough’s low and moderate-income housing needs. The Borough has prepared a spending plan 

in accordance with COAH’s model governing the future use of development fee monies.  

 

Mixed-use Overlay Zones 

The Borough has created a new mixed-use overlay option in the Borough’s GB General 

Business; NB Neighborhood Business, and POB, Professional Office Business Zones. (See 

Figure 1) All these districts currently permit single-family residential development. The overlay 

ordinance permits the development of new mixed-use buildings or the conversion of existing 

non-residential uses to a mixed-use building in each of these districts, so long as the following 

conditions are met: 

 

• A minimum of fifty (50) percent of the units must be affordable units. 

• At least fifty percent of the affordable units shall be low-income units. If only one 

affordable unit is created in a project, the unit shall be a low-income unit. 

• The apartment(s) designated as low- or moderate-income units may only be rented to a 

low- or moderate-income household at the time of the initial occupancy. 

• The bulk requirements for non-residential development in the respective zone shall be 

met, including relevant coverage standards. 

• Building height shall be limited to two and one-half stories. 

• The ground floor of the building shall contain only nonresidential uses. 

• On-site parking must be provided for all uses on site in accordance with RSIS and 

Borough standards. 

• The units must be affirmatively marketed to the housing region. 
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• Affordability controls shall be maintained for a minimum of 30 years. 

• Rent increases shall be in accordance with COAH-approved percentages. 

 

The Borough has reviewed existing development patterns in these zones and has determined that 

a number of existing nonresidential developments could potentially be redeveloped in such a 

mixed-use arrangement consistent with the existing character of these areas. In general, the areas 

currently zoned GB, NB, and POB are fully developed with one or two-story structures, as 

shown in Figures 2 and 3. Most of these structures have limited building footprints and are 

located on relatively small lots.  Given the relative size of the existing buildings and lots in the 

Districts, it is anticipated that unit yields per site will relatively small—possible two to four units 

per building. Accordingly, the intent of the overlay ordinance is to provide a reasonable 

incentive and opportunity for those that may be interested to add a second story or convert the 

existing second story of a two-story nonresidential building into residential units, where a 

portion of the units created are affordable. Given the small scale of these buildings and 

anticipated unit yield, the one per one allocation of affordable to market rate units is both 

practical and realistic. 

 

It is important to note that these overlay areas address the unmet Cycle I and II new construction 

obligation of the Borough and are in addition to the Borough’s Cycle III plan. The Borough has 

included other affirmative measures to address its Cycle III obligation. These are discussed in 

the section of the plan describing the Borough’s third-round Fair Share Plan.  

 

The Borough will annually review the status of the program to determine its progress in creating 

new affordable units. If, after the first year (or any year thereafter) the Borough determines that 

there has been a lack of adequate participation in the program, the Borough may consider one 

following strategies or combination of strategies to increase participation:  

 

• Providing a subsidy to property owners or developers to create the affordable units; 

• Seeking a waiver to reduce the length of the deed restriction.  
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Cycle III Obligation and Plan 

As noted, the Borough has a COAH calculated growth share responsibility of 22 affordable 

units. Pursuant to applicable COAH regulations, the following additional requirements or 

limitations apply to the Borough’s growth share obligation: 

 

• Minimum Rental Obligation: At least 25 percent or six (6) units must be rental units in 

accordance with N.J.A.C. 5:97-3.4, of which at least three (3) units must be non-age 

restricted rental units; 

• Low and Moderate Income Split: At least 50 percent or 11 units must be designated for 

low-income households as per N.J.A.C. 5:97-3.3 

• Minimum Very Low Income Units: 13 percent or three (3) units must be designated for 

very-low income households as per P.L.2008, c.46; and; 

• Maximum Bonus Credits: No more than 25 percent or six (6) units of the Borough’s 

obligation may be satisfied by eligible bonus credits; and 

• Maximum Age-restricted Units: No more than 25 percent or six (6) units may be age-

restricted units. 

 

The Borough strategy to meet the projected obligation includes the construction of affordable 

units on Block 45, Lot 4 (“the River Road Holdings site”) and Block 8, Lot 4 (“the Lafayette 

Mews [formerly known as Victory Homes] site”). Both sites are surrounded by compatible 

higher density development and a mix of residential and nonresidential uses. The remaining 

obligation will be satisfied by the Borough’s accessory apartment program (10 units), and a new 

municipally sponsored construction project providing four (4) non-age restricted family rentals, 

of which three units shall be available for very-low income households. This is in addition to the 

mechanisms already established by the Borough to address its Cycle I and II unmet need (i.e., 

the Borough’s overlay zones and development fee ordinance).  
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River Road Holdings Site 

The developer of Block 45, Lot 4, commonly called the River Road Holdings site, has an 

approval to demolish an existing filling station and replace it with a mixed use development 

containing ground floor retail space and three (3) non-age-restricted affordable rental units on 

the second floor. Two of the units will be affordable to moderate-income households and one (1) 

of which will be affordable for low-income households. The 15,000 square foot parcel is owned 

by River Road Holdings, LLC and situated at the northwestern corner of North Street and River 

Road in the GB (General Business) Zone. (See Figure 4) Surrounding land uses include a mix of 

commercial and residential uses. This project is included in the growth share projection 

presented herein. A copy of the approving resolution and site plan are annexed to this plan (See 

Appendix F.). The site is located in Planning Area 1 of the SDRP, has sewer and water, and is 

not constrained by any environmental factors. (See Figure 6) This project was originally 

approved by the Rumson Zoning Board of Adjustment on October 18, 2005. In accordance with 

the recently enacted Permit Extension Act (P.L.2008, c.78) this approval is extended to July 

2010. Further extensions may be available in accordance with the Municipal Land Use Law. The 

resolution of approval of the River Road Holdings site requires deed restriction for the units. 
 

Lafayette Mews Site 

Block 8, Lot 4 is known as Lafayette Mews site, which is located at the corner of Lafayette and 

Hunt Street. (See Figure 5) The site is rectangular in shape and contains 0.59 acre (25,840 square 

feet). The Borough proposes to rezone the site to permit seven (7) townhouse units, including 

five (5) market-rate units and two (2) low-income rental units. This corresponds to a proposed 

density of 12 units per acre and a 25 percent setaside. This project is included in the growth 

share projection presented herein. A draft ordinance regulating development activity on the site 

is included in Appendix G.  The site is located in Planning Area 1 of the SDRP, has sewer and 

water, and is not constrained by any environmental factors (See Figure 6). 
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As noted above, the Lafayette Mews application was conditionally approved by the Rumson 

Zoning Board of Adjustment at the November 18, 2008 meeting, subject to the memoralization 

of a resolution at the next Zoning Board meeting.  It is anticipated that construction of these units 

will commence within 2 years. 

 

Accessory Apartments  

The Borough has enacted an accessory apartment/carriage house ordinance that permits 

accessory apartments and carriage house apartments in the Borough’s R-1 and R-2 Zones. As the 

accessory apartment program will apply to the Borough’s growth share obligation, the ordinance 

will be amended to be in conformance with COAH’s regulations at N.J.A.C. 5:97-6.8.  In 

accordance with N.J.A.C. 5:97-6.89(b): 

 

1. At the present time, no more than 10 units will be applied to the Borough’s growth share 

obligation. However, if the Borough demonstrates the success of its accessory apartment 

program and creates additional units, the Borough will request additional credits as 

eligible. 

 

2. The Borough will provide a minimum of $20,000 per unit to subsidize the creation of 

each moderate-income accessory apartment or $25,000 to subsidize the creation of each 

low-income accessory apartment. The subsidies may be used to fund actual construction 

costs and/or to provide compensation for reduced rental rates. 

 

3. All accessory units shall be supplied with public water and sewer infrastructure with 

sufficient capacity to serve the proposed accessory apartments. 

 

In addition, the accessory apartment ordinance will include the following provisions: 

 

• The bulk requirements of the zone in which the accessory apartment is to be created shall 

be met. 



2008 Housing Plan Element and Fair Share Plan Adopted 12/17/08  
Borough of Rumson Master Plan 
 

 

  

31

• The accessory apartment may only be rented to a low and moderate-income household at 

the time of the initial occupancy. 

• The Borough will alternate one low and one moderate unit to maintain the 50/50 split. 

• The units must be affirmatively marketed to the housing region. 

• Affordability controls shall be maintained for a minimum of 10 years. 

• An administrative entity will be designated to run the local program. 

• Rent increases shall be in accordance with COAH-approved percentages. 

• The ordinance does not restrict the number of bedrooms in each accessory unit. 

• In accordance with N.J.A.C. 5:80-26.3(d) and (e) of the Uniform Housing Affordability 

Controls (UHAC), the maximum rent for a moderate-income unit shall be affordable to 

households earning no more than 60 percent of median income and the maximum rent for 

a low-income unit shall be affordable to households earning no more than 44 percent of 

median income. 

 

Municipally-sponsored Construction 

The third component of the Borough’s plan is a proposed municipally sponsored construction 

project in which the Borough will either acquire through purchase a privately-owned parcel or 

combination of parcels in the Borough’s downtown area or partner with a property owner or a 

non-profit or other affordable housing provider to provide either a 100-percent affordable project 

or a mixed-use development with residential and non-residential components. The intent would 

be to provide four (4) non-age restricted family rental units with one unit available to a low or 

moderate-income household and three units available to very-low income households (less than 

30 percent of the median income in the region) satisfying the requirement that at least 13 percent 

of the Borough’s affordable units be available for very low income households as per P.L.2008, 

c.46. This also will result in the Borough’s overall plan having at least one more low income unit 

than moderate income units, balancing out the two moderate and one low-income unit at River 

Road Holdings and ensuring that the Borough’s overall housing plan will achieve the minimum 

50 percent low and moderate income unit split required pursuant to N.J.A.C. 5:97-3.3. 

Alternatively, the Borough may consider a “supportive and special needs housing project,” such 
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as a group home that provides affordable housing to the blind or other special needs populations 

and also addresses the Borough’s very-low income requirement. 

 

The Borough anticipates identifying an appropriate site or sites and entering into appropriate 

agreements with existing property owners and housing providers within two years of the grant of 

substantive certification. The Borough will address all relevant requirements for municipally-

sponsored construction as per N.J.A.C. 5:97-6.7. 

 

Rental Bonus Credits 

The inclusion of the River Road Holdings, Lafayette Mews, and the four-unit municipally-

sponsored construction project within the Borough’s Fair Share Plan provides the Borough with 

nine (9) non-age restricted affordable rental units, or three (3) more than the Borough’s six-unit 

rental obligation. As a result, the Borough may claim, according to N.J.A.C. 5:97-3.6, up to three 

(3) units of bonus credit for those rental units in excess of the Borough’s rental obligation.3  
 

Combined, the affordable units resulting from the construction of Lafayette Mews, River Road 

Holdings, and the municipally-sponsored development sites fulfill the Borough’s growth share 

obligation of 22 units, rental obligation of six (6) units pursuant to N.J.A.C. 5:97-3.4, the 

minimum very-low income requirement as per P.L.2008, c.46, and the required 50 percent low 

income/50 percent moderate income split of the growth share obligation required by N.J.A.C. 

5:97-3.3.  

Summary of Cycle III Plan Components 

The following table summarizes the manner in which the Borough will address its Cycle III 

growth share obligation:  
 

 

 

 
3 The maximum number of bonus credits permitted is 25 percent of the Borough’s growth share obligation or 6 

units. 
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Table 10: Summary of Cycle III Fair Share Plan  
Growth Share Obligation 22 
Compliance Mechanisms 

River Road Holdings (Affordable Rental Units; Non-Age-Restricted) 3 
Lafayette Mews (Affordable Rental Units; Non-Age Restricted) 2 

Accessory apartment program 10 
Municipally-sponsored non-age restricted family rental project 4 

Rental Bonus Credits for Units in Excess of 6-Unit Rental Obligation 3 
Total Affordable Units Provided 19 
Bonus Credits  3 
Total Units Credited to Growth Share 22 

 

 

As noted previously, if at some point in time, COAH determines that Rumson has a Cycle I and II 

RDP that is greater than zero, the Borough reserves the right to use any appropriate and applicable 

technique permitted under COAH’s regulations to address its RDP either through the measures 

specified in this plan and/or other measures. In addition, if COAH revises its current regulations 

relating to residential demolitions and certificates of occupancy, the Borough reserves its right to 

adjust its residential growth projections and corresponding growth share obligation. 
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Vacant Land Inventory & Analysis 
Borough of Rumson 
 
 

INTRODUCTION 

 
COAH regulations permit municipalities to request an adjustment from their housing need due to a lack of 
available vacant and developable land. Pursuant to N.J.A.C. 5:93-4.2, municipalities requesting an 
adjustment of their fair share obligation due to lack of available land must submit an inventory of vacant and 
undeveloped parcels by lot and block, with property ownership and acreage. All privately-owned parcels 
identified as vacant in the Borough’s tax assessment records are listed in the accompanying Vacant Land 
Inventory Table in Appendix A. Where two or more contiguous vacant lots are in common ownership, the 
parcels have been combined into a single tract on the inventory. Property owned by the Borough is listed in 
the Municipal Lands Table in Appendix B. Vacant and municipally owned sites have been mapped in the 
accompanying Vacant Land Inventory Map in Appendix C. 
 
 

PERMITTED EXCLUSIONS 

 
COAH regulations also establish the criteria by which sites or portions of sites in a municipal vacant land 
inventory may be excluded from the calculation of the municipality’s RDP. Environmentally sensitive areas 
may be excluded from consideration, including flood hazard areas, wetlands, and areas characterized by 
steep slopes (defined in COAH’s regulations as slopes with a grade of greater than fifteen percent) that 
render a site or portion of a site unsuitable for low and moderate income housing. In addition, small isolated 
lots having an insufficient acreage to generate an affordable housing setaside as part of an inclusionary 
development may be excluded. Vacant lots under development as part of an approved subdivision or that 
received site plan approval for development may also be excluded. Landlocked parcels or sites with limited 
or no access may also be excluded from the calculation of the RDP. 
 
The Vacant Land Inventory Table in Appendix A provides a parcel by parcel description of the exclusions 
that have been made pursuant to COAH’s guidelines. The general categories of exclusions are summarized 
as follows: 
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1. Small and Isolated Sites. Several sites listed in the vacant land inventory consist of small and 
isolated vacant lots that are too small to be realistically developed with an inclusionary development 
and have been eliminated pursuant to N.J.A.C. 5:93-4.2(c)2. In a number of cases, these lots are 
associated with an adjacent residential use and are in common ownership. They are used as yards for 
these dwellings. 

 
COAH’s minimum presumptive density in calculating the RDP is six units per acre with a twenty 
percent setaside. At six units per acre, at least 0.8 acres must be present to yield one affordable unit 
at a 20 percent setaside. Consequently, properties with less than 0.8 acres have been excluded. A 
field investigation was undertaken to confirm that the larger of these small isolated lots (0.5 to 0.8 
acres) are not in areas where the application of a higher presumptive density would be appropriate. As 
a result of this investigation, these lots also were eliminated. 

 
2. Environmental Constraints. Environmentally constrained lands may be eliminated pursuant to 

N.J.A.C. 5:93-4.2(e)2. Environmental constraints fall into the following three categories: 
 

a) Wetlands. A number of lots have been eliminated in part due to the presence of wetlands. 
Wetlands areas and their relationship to the vacant land inventory sites are mapped in the 
accompanying Environmental Constraints Map, which also includes floodplain data. In many cases 
these wetland areas are located within or are coterminous with the flood hazard areas on the site. 

 
b) Flood Hazard Areas. COAH regulations permit flood hazard areas as defined in N.J.A.C. 7:13 
and mapped by the NJDEP to be eliminated from the developable land acreage of properties 
included in the vacant land inventory. If there is no state study of the flood hazard area and the 
flood drainage is fully developed, then the municipality may use the most recent flood insurance 
maps to determine the flood hazard area. Consequently, Rumson has used FEMA Flood Insurance 
Rate Map data to map the flood hazard areas within the Borough. These areas are shown in the 
accompanying Environmental Constraints Map. Where more detailed data is available, this 
information is shown. Many sites within the southern portion of the Borough near the Shrewsbury 
River are impacted by flood hazard areas and have been eliminated in whole or in part due to this 
constraint. In addition, several “sedge” islands have been eliminated from the inventory. 
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c) Steep Slopes. COAH regulations allow slopes of greater than 15 percent to be excluded from 
the calculation of the RDP. However, if a municipality has a steep slope ordinance that allows 
development within steep slopes, these areas can only be excluded to the extent that they are 
regulated in the steep slope ordinance. The Borough has taken no exclusions for steep slopes but 
will consider steep slopes in analyzing particular sites.  

 
3. Access.  Sites with inadequate access have been eliminated. Typically, these are land-locked lots or 

lots where access is constrained due to limited lot frontage or other constraints, including 
environmental constraints.  

 
4. Association Owned Properties and Dedicated Open Space. Parcels owned by property 

associations as common areas, dedicated open space, or used for drainage basins and similar 
drainage facilities have been eliminated. 

 
5. Approved Site Plans. Consistent with COAH practice, properties that have an approved subdivision 

or site plan have been eliminated. 
 
6. Incompatible Land Uses. Sites that are adjacent to or located in areas with incompatible land uses 

have been determined to be not suitable for low and moderate income housing in accordance with the 
provisions of N.J.A.C. 5:93-4.2(e)6 and the definition of suitable site as set forth in N.J.A.C. 5:93-1.3, 
and may be eliminated. No sites on the vacant land inventory were eliminated due to incompatible land 
uses. 

 
7. Municipal Sites. Municipally owned sites are listed in the Municipal Sites Table in Appendix B and 

shown in the Municipal Sites Map in Appendix C. No municipally owned sites are included in the 
calculation of the Borough’s RDP. Existing municipally owned parcels include Borough offices, public 
safety facilities, as well as public parks, playgrounds recreation and conservation areas listed in the 
Borough’s Green Acres Recreation and Open Space Inventory (ROSI). Lands on the ROSI account for 
approximately 90 acres of parks and open space areas.  (Parcel information shown in the vacant land 
inventory tables was provided by the Borough Tax Assessor.) 
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a)   Active Recreation Sites. Municipalities may reserve up to three (3) percent of their total 
“developed and developable acreage” for active municipal recreation and exclude this acreage 
from consideration as potential sites for low and moderate income housing and the calculation of 
the RDP. Developable acreage is the total vacant and undeveloped lands in the municipality 
minus historic and architecturally important sites, agricultural lands, and environmentally 
sensitive lands excluded from the vacant land inventory by COAH’s rules. Also excluded from the 
calculation of total vacant and undeveloped lands are those owned by nonprofit organizations, 
counties and the State or Federal government that are precluded from development. Existing 
active municipal recreation areas are then subtracted from the three percent calculation of total 
developed and developable acreage to determine additional land that may be reserved for active 
municipal recreation. 
 
Rumson has a total of 3,029.2 acres of developed and developable lands in the Borough. Based 
on the calculation of developed and developable acreage, the Borough may reserve up to 90.9 
acres of active recreation lands. Currently, the Borough has approximately 44.2 acres of property 
used for active recreation. (See Municipal Lands Inventory Table in Appendix B.) The Borough 
may reserve up to 46.7 additional acres for active recreation. 
 

b)  Future Conservation/Passive Recreation/Open Space. A municipality may reserve up to three 
(3) percent of its total land area for conservation, parklands, or open space. Based on a total 
land area of 3,252.2 acres, Rumson may reserve up to 97.6 acres for conservation, parklands or 
open space. Currently, the Borough has 45.79 acres of municipally owned land reserved for 
“conservation, parklands and open space.” (See Appendix B.) The Borough may reserve up to 
51.8 additional acres for open space purposes. 
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RDP CALCULATION 

 
Based on analysis of the Borough’s vacant land inventory, all of the sites listed in the inventory may be 
excluded from the calculation of the Borough’s RDP. The reasons for the exclusions are listed in the table in 
Appendix A. Consequently, the Borough of Rumson’s RDP is zero. In the event that it is determined that the 
Borough has an RDP, the Borough shall—consistent with N.J.A.C. 5:93-4.2(g)—select a method that it 
deems appropriate to address this RDP. 
 
 

SUMMARY AND CONCLUSION 

 
The vacant land analysis reveals that the Borough of Rumson does not have sufficient acreage to 
accommodate its 268-unit new construction obligation. After following the procedures for undertaking a 
vacant land adjustment analysis described in COAH’s regulations, it has been determined that, the Borough 
of Rumson has an RDP of zero units.  
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Wetlands Floodplain Steep 
Slopes

1 93 16.06 1 Willowbrook Road Crested Butte, LLC 2.39 0.22 0.00 0.00 2.17 Developed with single-family dwelling 0.00

2 93 16.10 5 Willowbrook Road Dimisa, Doris 3.46 0.46 0.00 0.00 3.00
Part of previously approved residential subdivision. Pond in rear of 

property. Undersized parcel. 0.00
3 113 11 Conover Lane Somerset Capital, LLC 4.66 1.86 2.80 0.00 0.00 In flood plain. Wetlands. Subdivision [?] 0.00

4 121 2 End of Broadmoor Broadmoor Properties, Inc. 7.59 0.00 7.59 0.00 0.00 In flood plain. Subdivision application under review by Planning Board. 0.00

5 121 1 End of Broadmoor Broadmoor Properties, Inc. 8.02 4.49 3.54 0.00 0.00
In flood plain. Wetlands. Subdivision application under review by 

Planning Board. 0.00
6 123 2.02 105 Rumson Road Duff, Thomas & Susan 1.58 0.41 0.21 0.00 0.95 Pond. Wetlands. Part of adjacent residential property. 0.00
7 124 18 172 Bingham Avenue Gehlhaus, Henry F. II & Allison 1.98 1.44 0.54 0.00 0.00 Flood plain & wetlands. 0.00
8 126 14 87 Rumson Road Greenleaf, Wayne & Jamie 3.02 1.96 0.58 0.00 0.48 Part of adjacent residential property. Wetlands in rear of site. 0.00
9 128 10.1 Oyster Bay Drive Bloom, Henry c/o GB Ltd. 0.45 0.00 0.45 0.00 0.00 In flood plain. Undersized parcel. 0.00
10 135 7 S. Shrewsbury Drive Sorensen, Arthur 0.53 0.35 0.18 0.00 0.00 In flood plain. Wetlands. Undersized parcel. 0.00

11 138 3 Warren Street Desmond, Francis J. & Joan H. 0.10 0.00 0.10 0.00 0.00 In flood plain. Part of adjacent residential property. Undersized parcel. 0.00
12 142 4 15 Rumson Road/ CR WA Borneman, Steven W. & Linda S. 0.17 0.00 0.12 0.00 0.05 Undersized parcel. Part of adjacent residential property. 0.00

13 144 13 Waterman Avenue Perkins, Audrey W. 0.26 0.00 0.26 0.00 0.00 In flood plain. Undersized parcel. Part of adjacent residential property. 0.00

14 144 27.01 River Place Johnson, Edward & Leona 0.26 0.00 0.26 0.00 0.00 In flood plain. Undersized parcel. Part of adjacent residential property. 0.00
15 150 1 Gunning Island Bloom Island Inc. c/o GB Ltd. Oper. Co. 15.37 1.83 13.55 0.00 0.00 Sedge island 0.00
16 163 1 Island W. of Barley Point Dubouchet Holding Co. c/o D. Dorn 3.24 0.00 3.24 0.00 0.00 Sedge island 0.00
17 164 1 Islands W. of Barley Point Dubouchet Holding Co. c/o D. Dorn 11.32 0.00 11.32 0.00 0.00 Sedge island 0.00
18 164 2 Island Unknown Owner 5.32 0.00 5.32 0.00 0.00 Sedge island 0.00
19 168 1 Island Unknown Owner 1.01 0.00 1.01 0.00 0.00 Sedge island 0.00

20 11 21 East River Road Gallagher, Marie O. 0.79 0.13 0.65 0.00 0.02
Wetlands. Part of adjacent residential property. Narrow, irregularly 

shaped lot. 0.00
21 33 35.01 31 Allen Street Kondrup, Adolph 0.11 0.00 0.00 0.00 0.11 Undersized parcel. Part of adjacent residential property. 0.00
22 38 10 16 Forrest Avenue Caruso, Janet 0.20 0.00 0.00 0.00 0.20 Undersized parcel. Part of adjacent residential property. 0.00
23 55 9 76 Blackpoint Road Haywood, Robert & Lisa 0.12 0.00 0.00 0.00 0.12 Undersized parcel. Part of adjacent residential property. 0.00
24 61 25 166 E. River Road Hurdtown Builders, Inc. 0.19 0.00 0.00 0.00 0.19 Developed with single-family dwelling 0.00
25 69 6 28 Holly Street Josselyn, Barbara R. 0.12 0.00 0.00 0.00 0.12 Undersized parcel. Part of adjacent residential property. 0.00
26 70 5.01 Ridge Road Parent, Arthur F. & Leslie H. 2.03 0.93 0.15 0.00 0.95 Part of adjacent residential property. Wetlands. 0.00
27 76 6 6 North Ward Avenue Moretti, Albert V. & Christina M. 1.93 0.00 1.93 0.00 0.00 Flood plain. 0.00
28 85 13 162 Rumson Road Moros, Zack J. & Roula 1.84 0.00 0.00 0.00 1.84 Single family dwelling under construction 0.00
29 45 15.01 49 Forrest Avenue Rumson Builders, LLC 0.11 0.00 0.00 0.00 0.11 Developed with single-family dwelling 0.00
30 45 15.02 51 Forrest Avenue Rumson Builders, LLC 0.16 0.00 0.00 0.00 0.16 Developed with single-family dwelling 0.00
31 100 9.01 15 Ridge Road Dougherty, Robert & Kathleen 2.53 0.00 0.14 0.00 2.40 Residential subdivision. 0.00
32 100 9.03 129 Avenue of Two Rivers Turso, Peter & Kathleen 1.22 0.00 0.00 0.00 1.22 Residential subdivision. 0.00
33 100 9.02 127 Avenue of Two Rivers McCarthy, Peter J. & Pia 1.50 0.00 0.00 0.00 1.50 Residential subdivision. 0.00
34 88 7 Ridge Rd. & Bellevue Ave. Fareholm c/o Chapman, Bird, & Grey 1.29 0.00 0.00 0.00 1.29 Part of adjacent residential property. 0.00

TOTAL ACREAGE 84.87 14.07 53.93 0.00 16.87 0.00

BOROUGH OF RUMSON, NEW JERSEY
APPENDIX A:  VACANT LAND INVENTORY 2003: PRIVATE LANDS

Area Exclusions as per N.J.A.C. 5:93-4.2(e)Site Identification

Developable 
AcresExclusion Codes & RemarksSite ID 

No. Block Lot Location Owner

Environmentally Sensitive
Net Area 

Remaining
Site Area 
(acres)
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Wetlands Floodprone

P-1 99 13 Ridge Road Parking Lot 0.17 0.00 0.00 0.17 Other
P-2 100 13 Ave. of Two Rivers & Ridge Oceanic Public Library Trust 0.13 0.00 0.00 0.13 Other
P-3 105 28 Riverside Drive Riverside Park 7.09 0.00 7.09 0.00 Active
P-4 115 23.01 Buena Vista Avenue Disposal Area 3.00 1.41 1.59 0.00 Other
P-5 115 23.02 Buena Vista Avenue Pumping Station 0.05 0.00 0.05 0.00 Other
P-6 122 1 Rumson Road Open Space 14.47 2.33 8.50 3.64 Passive
P-7 128 2 Shrewsbury Drive Sewage Pumping Station 0.05 0.03 0.02 0.00 Other
P-8 143 1 Rumson Road & Ward Ave. Pocket Park 2.26 0.00 0.84 1.42 Active
P-9 144 30 Grant Avenue Main Pumping Station 0.48 0.00 0.48 0.00 Other
P-10 150 2 Gunning Island Sedge Island 12.15 2.54 9.61 0.00 Passive
P-11 151 1 Island-Ward Avenue Sedge Island 7.71 0.00 7.71 0.00 Passive
P-12 155 1 Island E of Barley Point Sedge Island 2.54 0.00 2.54 0.00 Passive
P-13 156 1 Island E of Barley Point Sedge Island 0.27 0.00 0.27 0.00 Passive
P-14 157 1 Island Sedge Island 0.99 0.00 0.99 0.00 Passive
P-15 158 1 Islands E of Barley Point Sedge Island 0.55 0.00 0.55 0.00 Passive
P-16 162 1 West of Barley Point Sedge Island 2.73 0.00 2.73 0.00 Passive
P-17 9 5 4 West River Road Victory Park 4.17 0.00 0.97 3.20 Active
P-18 11 25 East River Road Pocket Park 0.18 0.09 0.08 0.01 Active
P-19 18 15 Bellevue Avenue Bird Sanctuary 3.26 0.00 0.00 3.26 Passive
P-20 18 18 Bellevue Avenue Pocket Park 0.68 0.00 0.00 0.68 Active
P-21 27 5 Allen Street Borough of Rumson 0.23 0.00 0.00 0.23 Active
P-22 28 11 Church & Lafayette Rogers Park 1.18 0.00 0.00 1.18 Active
P-23 28 1 25 W. River Road & Allen St. Oceanic Hook & Ladder 0.26 0.00 0.00 0.26 Other
P-24 29 6 Washington Street Parking Lot 0.16 0.00 0.00 0.16 Other
P-25 30 5 40 Bingham Avenue Community Center & Parking Lot 0.62 0.00 0.00 0.62 Other
P-26 36 1 River Road Parking Lot 0.56 0.00 0.00 0.56 Other
P-27 39 13 East River Road Pond 1.12 0.40 0.00 0.72 Passive
P-28 49 9 East River Road Borough Hall shed & First Aid 4.49 0.31 4.10 0.09 Other
P-29 60 5 East River Road Piping Rock Park 3.84 0.00 0.00 3.84 Active
P-30 60 2 Carton Street Garage 0.35 0.00 0.00 0.35 Other
P-31 61 1 East River Road Rumson Fire Co. 0.89 0.00 0.00 0.89 Other
P-32 62 30 Center Street Police Headquarters 0.37 0.00 0.00 0.37 Other
P-33 73 17 Navesink Avenue Sewage Pumping Station 0.40 0.00 0.40 0.00 Other
P-34 80 1 Rumson Road Pocket Park 2.26 0.00 0.22 2.04 Active
P-35 81 7.00 Ridge Road Park 22.34 2.21 0.00 20.13 Active

TOTAL ACREAGE 101.99 9.32 48.73 43.95

Net Area 
Remaining

Block Site ID No.

APPENDIX B: MUNICIPAL LANDS TABLE
BOROUGH OF RUMSON, NEW JERSEY

Site Identification

Area Name (if known)Location Site Area 
(acres)Lot 

Area Exclusions as per N.J.A.C. 5:93-4.2(e)

CommentsEnvironmentally Sensitive
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Executive Summary 

This plan is intended to identify and assess flood hazards within the Borough of 

Rumson, establish goals and objectives for floodplain management and resiliency, and 

to present a series of actions designed to minimize flooding and mitigate the impacts 

from flooding in the future.  This Floodplain Management Plan was funded using Phase 

II- Post Sandy Planning Assistance Grant Funding from the New Jersey Department of 

Community Affairs and will be incorporated as an element of the Borough’s Master 

Plan.   

This plan has been organized according to the guidelines of the 2013 National Flood 

Insurance Program Community Rating System Coordinator’s Manual to maximize the 

amount of points available for credit in the Community Rating System Program and 

follows the 10-step planning process outlined in the manual.  The planning process was 

conducted through a committee consisting of public members as well as Borough 

employees and officials.  The committee met frequently throughout the planning 

process to discuss each step of the plan and provide input on suggested activities and 

actions.   

To assess the problems and flood hazards impacting the Borough of Rumson, a review 

was done of all relevant planning studies, documents, and relevant zoning ordinances.  

Outside stakeholder agencies were contacted for input on the planning process.  

Historical flooding events, repetitive loss properties and known flood hazards were 

reviewed to determine problem areas within the Borough.  Much of this work was 

completed utilizing the Borough’s newly created Geographic Information Systems (GIS) 

program.   

Possible activities to mitigate the impacts of flooding in the community were discussed.  

The committee determined a list of goals for the Rumson Floodplain Management Plan 

and determined a prioritized list of action items from the list of possible activities, using 

the goals as guidance.  The Borough’s recently updated Hazard Mitigation Plan was 

also used as a reference when determining proposed activities.   
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I.  INTRODUCTION 

PURPOSE AND SCOPE 

This plan has been prepared as the Borough of Rumson’s Floodplain Management Plan 

(FMP) and will be incorporated as an element of the Borough’s Master Plan.  The FMP 

identifies and assesses flood hazards within the Borough, establishes the goals and 

objectives for floodplain management in Rumson, and presents a series of actions 

designed to minimize flooding and mitigate the impacts from flooding in the future.  

The Plan evaluates the need and potential options for wetland restoration and 

maintenance and/or other engineering control measures to mitigate potential storm 

surge in those areas of the Borough that may be vulnerable.  The FMP also includes 

recommendations for the Borough’s current Floodplain Development Protection 

Ordinance. 

The Floodplain Management Plan is designed to maximize points available under the 

Community Rating System Program. 

FLOODPLAIN MANAGEMENT PLANNING 

Floodplain management is defined by FEMA as the operation of a community program 

of preventive and corrective measures to reduce the risk of current and future flooding, 

resulting in a more resilient community.  While FEMA has minimum floodplain 

management standards for communities participating in the National Flood Insurance 

Program (NFIP), adopting higher standards will lead to safer, stronger, more resilient 

communities.   

COMMUNITY RATING SYSTEM 

The Community Rating System (CRS) is a voluntary incentive program of the National 

Flood Insurance Program (NFIP) that provides participating communities with 

discounted flood insurance premium rates for undertaking community floodplain 

management activities that exceed the minimum NFIP requirements.  Flood insurance 

premium rates are discounted in increments of 5%, reflecting the reduced flood risk 

resulting from community actions in four categories: public information, mapping and 

regulations, flood damage reduction, and flood preparedness.   The three goals of the 

Community Rating System Program are: 

1. Reduce flood damage to insurable property; 

2. Strengthen and support the insurance aspects of the NFIP; and 

3. Encourage a comprehensive approach to floodplain management.   
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ORGANIZATION OF THE PLAN 

This plan has been organized according to the guidelines of the 2013 National Flood 

Insurance Program Community Rating System Coordinator’s Manual to maximize the 

amount of points available for credit in the Community Rating System Program.  This 

Floodplain Management Plan follows the 10- step planning process outlined in the 

manual: 

 Step 1: Organize 

 Step 2: Involve the public 

 Step 3: Coordinate 

 Step 4: Assess the hazard 

 Step 5: Assess the problem 

 Step 6: Set goals 

 Step 7: Review possible activities 

 Step 8: Draft an action plan 

 Step 9: Adopt the plan 

 Step 10: Implement, evaluate, revise 
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II.  BOROUGH OF RUMSON PROFILE 

The Borough of Rumson is a 

compact residential 

community settled in 1665 

that is located in the coastal 

area of northeastern 

Monmouth County, New 

Jersey, and is bounded by 

the Navesink River to the 

north and the Shrewsbury 

River to the east and south.  

The Boroughs of Fair Haven 

and Little Silver border 

Rumson to the west.   Both 

the Shrewsbury and 

Navesink Rivers are listed 

by NJDEP as Category-1 

streams. Additionally, there 

are a number of unnamed 

tributaries and ponds 

throughout the Borough.    

Rumson is a mature 

community of about 5.2 

square miles.  The Borough 

has an established 

development pattern 

consisting of compact, 

pedestrian-scale business 

areas surrounded by residential streets.  According to the 2013 U.S. Census Borough 

estimate, the Borough has a population of approximately 7,006, and the median age was 

41.6 in the 2010 U.S. Census.  Rumson has been significantly influenced by its proximity 

to the New York Metropolitan Region.  New York City is located approximately 40 

miles north of Rumson and is easily accessible by ferry from Highlands, Atlantic 

Highlands or Belford and the New Jersey Transit North Jersey Coast Line, which has 

stops locally in Red Bank and Little Silver.  Additionally, the Garden State Parkway is 

located approximately 4 miles west of Rumson and is accessible by exit 109.  County 

 Figure 1. Borough Map 
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Route 520 provides access from the Borough to the Parkway.  Other major roads in close 

proximity to Rumson include State Highway Routes 35 and 36.  The Oceanic Bridge 

crosses the Navesink River and provides connections from Rumson to Middletown and 

the greater Bayshore region via Navesink River Road.  The Shrewsbury River Bridge 

provides access from Rumson Road (County Route 520) to State Highway 36 in Sea 

Bright over the Shrewsbury River.   

The Borough of Rumson has a moderate climate with hot, humid summers and cold 

winters.  The Borough is located in the Coastal Climate zone, one of New Jersey’s five 

zones (Office of the New Jersey State Climatologist, Rutgers University).  In the coastal 

zone, seasonal temperature fluctuations are less prone to extremes due to the high heat 

capacity of the Atlantic Ocean.  During the fall months, temperatures in Rumson will 

remain slightly warmer than inland due to the warm ocean water nearby.  Similarly, 

during the spring and early summer months, temperatures will often be cooler than 

further inland.  In the Borough of Rumson, the largest amount of precipitation generally 

falls in the month of July, averaging close to 5 inches, with average yearly precipitation 

amounts totaling almost 47 inches.  On average, the warmest month in Rumson is July 

and the coldest is February (The Weather Channel, LLC).     

POPULATION TRENDS 

The 2015 Master Plan Reexamination Report states that the overall density and 

population distribution have not changed significantly from the 2012 Master Plan 

Reexamination Report.  The total population of the Borough as of the US Census in 2010 

was 7,122 and decreased to 7,006 in 2013 (according to the 2013 American Community 

Survey estimates).  The Borough’s future population is not expected to change 

significantly from its current level due to the fact that the Borough is mostly built out.  

The predominate form of housing within the Borough of Rumson are single family 

homes.     
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III.  PROJECT ORGANIZATION & PUBLIC MEETINGS 

As the Borough’s designated Planner and Office Responsible for Community Planning, 

T & M Associates assisted the Borough of Rumson in preparing this Floodplain 

Management Plan. The planning process was conducted under the supervision of a 

New Jersey licensed professional planner.   

The planning process was conducted through a Floodplain Management Plan Steering 

Committee consisting of both Borough staff and representatives of the public.  The 

Committee met on a monthly basis from November 2014 to February 2015 to discuss the 

existing hazards and problems related to flooding in the Borough, review potential 

goals and hazard mitigation activities, prepare an action plan, and make 

recommendations to revise existing Borough Ordinances.  The meeting outlines can be 

found in Appendix A.  The following are the members of the Committee: 

 Borough Staff: 

Thomas Neff, PE, PP, CME – T&M Associates  

Martin Truscott, AICP, PP – T&M Associates  

Thomas Rogers – Administrator & Clerk 

Fred Andre – Zoning Officer 

Dennis Peras – Construction Official & Floodplain Manager 

Sabine O’Connor – Construction Office Technical Assistant 

 Public Representatives: 

Mark Rubin – Councilman and Planning Board Member 

John Conklin – Zoning Board Chairman 

Alex Shanley – Planning Board Member 

Gary Casazza – Planning Board Member and Local Home Builder 

James Anderson, AIA – Local Architect 

Matt Cronin, AIA – Local Architect 

James Kennedy, PE, PP – Local Engineer 

In addition to the Steering Committee meetings, a separate public information meeting 

was held during the initial stages of planning on November 3, 2014.  This meeting was 

publicly advertised on the Borough website and open to all members of the public.  The 

public was informed of the proposed Floodplain Management Plan and was given the 

opportunity to provide input and recommendations.     

A second open public meeting was held on April 13, 2015 during the Planning Board 

Meeting.  The proposed Floodplain Management Plan was presented to the Board and 

the public was encouraged to provide input on the recommended plan. 

Additional information on these meetings can be found in Appendix B.      



Floodplain Management Plan  Borough of Rumson 

6 

 

IV.  FLOOD HAZARD ASSESSMENT 

EXISTING DOCUMENTS 

It is important to coordinate floodplain management goals with other planning and 

community development goals in the Borough of Rumson.  As part of the planning 

process, the following documents were reviewed: 

 1988 Master Plan 

 2006 Stormwater Management Plan 

 2008 Housing Element Plan  

 2012 Master Plan Reexamination Report 

 1982 Monmouth County Growth Management Plan 

 2013 Monmouth County Master Plan 

 2014 Monmouth County Multi-Jurisdictional Natural Hazard Mitigation Draft 

Plan 

 Borough of Rumson Emergency Management Guide 

 2014 Borough of Rumson Strategic Recovery Planning Report 

 Borough Zoning Ordinances 

Information from the following documents was identified as important to the 

floodplain management planning process: 

1988 Master Plan 

The following objectives of the 1988 Master Plan, as endorsed by the 2012, November 

2002, June 2002, and 1997 Reexamination Reports, support floodplain management 

planning within the Borough of Rumson: 

 Encourage the most appropriate use of land consistent with neighborhood 

character and its suitability for development 

 Establish appropriate population densities and limit the intensity of 

development to both preserve the natural environment and to ensure 

neighborhood, community, and regional well-being. 

 Secure the public’s safety from fire, flood, panic, and other natural and man-

made disasters. 

 Ensure that Rumson’s development does not conflict with the development and 

general welfare of neighboring municipalities, the County, and the State as a 

whole. 

 Coordinate development with land use policies to encourage the appropriate and 

efficient expenditure of public funds. 
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 Protect the natural resources and qualities of the Borough including freshwater 

and saltwater wetlands, floodplains, stream corridors, open space, steep slopes, 

and areas with scenic, cultural, and recreational values.   

Stormwater Management Plan 2006 

The following objectives of the Stormwater Management Plan are relevant to this 

floodplain management plan: 

 

 Reduce flood damage, including damage to life, property and the environment; 

 Minimize, to the extent practical, any increase in stormwater runoff from any 

new development;  

 Reduce soil erosion from development, redevelopment, and construction 

projects; 

 Assure the adequacy of existing and proposed culverts and bridges, as well as 

for drainage; 

 Maintain groundwater recharge; 

 Maintain the integrity of stream channels for their biological function, as well as 

for drainage; 

 Minimize pollutants in stormwater runoff from new and existing development to 

restore, enhance, and maintain the chemical, physical, and biological integrity of 

the waters of the State, to protect the public health, to safeguard fish and aquatic 

life and scenic and ecological values, and to enhance the domestic, municipal, 

recreational, commercial, and other uses of water; 

 Protect public safety through the proper design and operation of stormwater 

basins; 

 Properly manage and maintain existing natural ponds and waterways on private 

property; and 

 Encourage the use of indigenous vegetation in landscape design 

2010 Emergency Operations Procedures Manual 

This manual, approved in 2010, sets forth the general policies and procedures to be 

carried out by municipal and volunteer entities (such as the Fire Department and EMS) 

in order to provide the citizens of the Borough with an effective integrated emergency 

response plan designed to minimize the loss of life and property during an emergency. 

The manual is comprised of the Basic Plan and the following accompanying annexes: 

Alerting, Warning, and Communications; Damage Assessment; Emergency Medical; 

Emergency Operations Center; Emergency Public Information; Evacuation; Fire and 

Rescue; Hazardous Materials; Law Enforcement; Public Health; Public Works; 
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Radiological Protection; Resource Management; Shelter, Reception, and Care; Social 

Services; Weapons of Mass Destruction; and Public Demonstrations and Civil 

Disorders. 

The purpose of the Emergency Operations Procedures Manual is to protect life and 

property in emergencies by coordinating response activities of municipal and volunteer 

entities to ensure their optimum use. It provides for actions to be taken to mitigate, 

prepare for, respond to, and recover from the effects of an emergency. The plan is an 

“all-hazards” approach to emergency management and covers natural disasters, 

technological disasters, and national security crises. 

2014 Strategic Recovery Planning Report 

The Strategic Recovery Planning Report was adopted in 2014 to serve as a blueprint to 

guide the recovery of the Borough of Rumson from the effects of Superstorm Sandy and 

to reduce vulnerabilities to future storms.  It highlighted community vulnerabilities 

exacerbated by the storm, including:  

 The vulnerability of homeowners located in low-lying areas to the flooded 

waterways that surround Rumson Borough and their homes; 

 The loss of power exposed residents to the dangers of cold fall nights; and 

 The eight sewage pump stations that went offline threatened the health of 

residents by failing to prevent the backflow of raw sewage into flooded Borough 

streets. 

The impacts of Superstorm Sandy on the Borough of Rumson also shed light on areas in 

which the Borough can improve its resiliency.  They are as follows: 

 Improving community outreach during emergency situations through 

emergency siren system, social media outlets, and other communication 

methods; 

 Promoting public awareness of hazard mitigation and resiliency issues; 

 Focusing public agencies on community vulnerabilities to hazards such as 

flooding; 

 Encouraging regional solutions.  

2014 Monmouth County Multi-Jurisdictional Natural Hazard Mitigation Plan 

The Monmouth County Multi-Jurisdictional Natural Hazard Mitigation Plan was 

adopted in 2009 to meet the requirements of the Disaster Mitigation Act (DMA) of 2000. 

Its development was led by the County under a FEMA planning grant that covered the 

costs of its preparation. Monmouth County adopted a multi-jurisdictional approach, 
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and every municipality in the County was invited to participate as an equal partner 

with the County.  

The successful implementation of the Plan will result in an increasingly resilient 

Monmouth County. In addition, the Plan ensures that Monmouth County and its 

jurisdictions are compliant with the Disaster Mitigation Act of 2000, which makes the 

County and its jurisdictions eligible to apply for Federal aid for technical assistance and 

post-disaster hazard mitigation project funding.  

Rumson’s participation in the 2014 Plan Update has identified numerous hazard 

mitigation actions that are included in the proposed floodplain management activities 

and action plan of this FMP.   

Borough Zoning Ordinances 

The Borough of Rumson adopted zoning amendments 13-002G and 13-003D in January 

2013 to reflect FEMA’s Advisory Base Flood Elevations and map dated December 12, 

2012. This required new residential construction and substantially damaged homes to 

comply with municipal flood hazard rules in which the lowest habitable floor must be 

above the advisory base flood elevation. 

COORDINATION WITH OUTSIDE AGENCIES 

Notices were sent to the following groups, commissions, municipalities, and agencies to 

solicit data and information related to flooding, as well as any specific actions the 

agency or organization has undertaken that may affect flooding.  Agencies and 

organizations who were contacted are as follows: 

 The Borough of Little Silver 

 The Borough of Fair Haven 

 The Borough of Sea Bright 

 The Borough of Monmouth Beach 

 The Township of Middletown 

 Monmouth County Planning Department, CRS User Group 

 Monmouth County Office of Emergency Management 

 Borough of Rumson Police Department 

 Rumson Fire Company 

 Oceanic Hook and Ladder 

 Rumson First Aid Squad 

 Rumson Historic Preservation Commission 

 Rumson Environmental Commission 
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 Rumson Recreation Commission 

 Freehold Soil Conservation District 

 North Jersey Transportation Planning Authority 

 Natural Resources Conservation Service 

 NJ Coastal Management Program 

 FEMA Region II 

 US Army Corp of Engineers 

 American Red Cross 

 Clean Ocean Action 

 American Littoral Society 

 Jacques Cousteau National Estuarine Research Reserve 

 Shore Builders Association of Central Jersey 

 Comcast Cable 

 New Jersey American Water 

 JCP&L 

 New Jersey Department of Environmental Protection, State Floodplain Manager 

A sample letter that was sent out to each agency can be found in Appendix C.  A 

summary of the contacted agencies can also be found in the appendix.  Many agencies 

responded and discussed information that could be beneficial to the Borough’s Plan.  

An example of this work is the various mapping provided by the Jacques Cousteau 

Reserve and the Rutgers University Center for Remote Sensing and Spatial Analysis.     

FLOODING HISTORY 

Description of Known Flood Hazards 

The Flood Insurance Rate Map (FIRM) for the Borough of Rumson is currently in the 

process of being updated.  The Effective FIRM maps dated September 25, 2009 can be 

found in Appendix D.  The Advisory Base Flood Maps, which were adopted shortly 

after Superstorm Sandy, can be found in Appendix E.  The new Preliminary FIRM maps 

issued on January 31, 2014 indicate that the portions of the Borough located along the 

Shrewsbury and Navesink Rivers are located within the 100-year floodplain, also 

known as the Special Flood Hazard Area (SFHA), with the floodplain extending further 

inland along the northern banks of the Shrewsbury River.  All of the Borough’s 

boundaries with water bodies are located within the floodplain.  Rumson’s Borough 

Hall and Police Department are located within the 500 year floodplain on the 

Preliminary FIRM.  Additionally, a number of pump stations are located within the 

SFHA, many of which were damaged during Superstorm Sandy.  The Preliminary 

FIRM map for the Borough is identified in Figure 2 below and in Appendix F.     
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Figure 2. Preliminary FIRM 
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In addition to the flood hazard areas identified on the Preliminary FIRM, there is a 

portion of the south end of Wardell Avenue that is known to flood, but is not located 

within a flood hazard zone.  Additionally, some lots in this area are located only 

partially within the SFHA, whereas the entire lot is known to flood.  It is recommended 

that these areas be treated as though they are located within the adjacent flood zone.     

Flooding generally occurs in low-lying areas of the Borough along the banks of the 

Navesink and Shrewsbury Rivers.  In particular, the northeastern portion of the 

Borough near Barley Point Island, the southwestern portion of the Borough along the 

Shrewsbury River, and southeast corner of the Borough, just south of the Sea Bright 

Bridge in the West Park neighborhood are highly susceptible to flood events during 

large storms.  Portions of the Borough are also susceptible to flooding on a regular basis 

from higher than normal high tides.  These areas include Shrewsbury Drive near 

Avenue of the Two Rivers, the intersection of Holly Tree Lane and Navesink Avenue, 

the southern end of Club Way, and the entire West Park neighborhood, including South 

Ward Avenue, Waterman Avenue, Warren Street, Washington Avenue, Grant Avenue, 

and River Place.  Flooding also occurs from a small stream to the west of Brookside 

Drive.  This stream backs up during heavy rainfalls, causing flooding to the 

neighboring residential properties and occasionally Rumson Road.  Residents typically 

have a 24 hour warning of severe coastal flooding events.  There are no levees or dams 

located in the Borough that would result in a flood if they failed or were damaged.       

Superstorm Sandy made landfall along the coast of New Jersey on October 29, 2012, 

causing major flooding and destruction.  This event has become the storm of record (the 

highest flood recorded) for much of New Jersey and New York. Sandy surge elevations 

were recorded by FEMA and also the Borough of Rumson DPW.  Where available, 

Superstorm Sandy Surge Elevations were mapped throughout the Borough of Rumson 

and surrounding communities.  These maps can be found in Appendix G.  In many 

parts of the Borough, Sandy surge elevations are higher than the Preliminary FIRM 

flood elevation.  Residents should therefore be required to build to above this elevation 

and provide additional protection from flooding.   

Historical Flooding Events 

Rumson is susceptible to flooding from both the Navesink and Shrewsbury Rivers and 

has flooded repeatedly throughout time.  Some of the major storm events that have 

affected the Borough and the greater Monmouth County area with flooding and 

damage are as follows: 
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 September 14 – 15, 1944: A Category 2 hurricane passed within 47 miles of the 

coast of New Jersey in September 1944, producing wind velocities over 100 mph 

and a maximum tidal elevation of 7.4 feet at the gage in Sandy Hook.   

 Hurricane Donna: On September 12, 1960 Hurricane Donna was classified as a 

Category 2 hurricane when it reached Monmouth County.  Wind speeds of up to 

110 mph were recorded, as was a maximum tidal elevation of 8.6 feet at Sandy 

Hook. 

 The Ash Wednesday Storm: A nor’easter struck the coast of New Jersey lasting 3 

days and 5 tidal cycles from March 6- 8, 1962, causing massive amounts of 

destruction and 10 deaths in the state of New Jersey. 

 Hurricane Belle:  On August 9, 1976, Hurricane Belle impacted New Jersey as a 

Category 1 hurricane with wind speeds of up to 90 mph.  In Asbury Park, 2.56 

inches of rain was recorded as having fallen in a 24-hour period. 

 March 1984: This nor’easter coincided with astronomically high tides and caused 

flooding, erosion, and damage to roads and boardwalks.   

 Hurricane Gloria: On September 27, 1985, Hurricane Gloria came onshore in 

Long Island, NY as a Category 2 hurricane.  The storm caused extensive power 

outages through New Jersey and forced people to be evacuated from their 

homes.  However, coastal flooding was minimized as the peak storm surge 

arrived during low tide.  

 The Perfect Storm:  The Perfect Storm, also known as the Halloween Storm, was 

a nor’easter that caused coastal flooding on October 31, 1991.   

 The Storm that Stole Christmas:  A nor’easter struck the coast of New Jersey on 

December 11, 1992 and continued to impact the area through eleven (11) tidal 

cycles, causing extensive beach erosion and a 3 to 5 foot storm surge.   

 Tropical Storm Floyd: Tropical Storm Floyd impacted New Jersey on July 16, 

1999.  Heavy rains coincided with high tide to exacerbate flooding.  However, the 

greatest impacts were felt away from coastal areas in Bergen and Somerset 

Counties. 

 Tropical Storm Irene: Tropical Storm Irene produced heavy rains from August 

27-28, 2011, causing tidal flooding and beach erosion, making it the costliest 

storm in New Jersey after Hurricane Floyd prior to Superstorm Sandy.  
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Figure 3. Displaced Ships from Superstorm Sandy 

Source: Rumson-Fair Haven Patch 

 Superstorm Sandy: Superstorm Sandy made landfall in Brigantine on October 29, 

2012, becoming the costliest natural disaster in the State of New Jersey and 

second only to Hurricane Katrina nationwide. The coastal areas of Monmouth 

and Ocean Counties were among the hardest hit with record breaking high tides 

and wave action.  Many homes throughout the coastal communities were 

destroyed or impacted by severe flooding.   All communities within Monmouth 

County faced power outages, some lasting up to two (2) weeks.      

Storms with Repetitive Loss 

Using repetitive loss data provided by FEMA, six areas in the Borough of Rumson were 

identified as being particularly prone to flood events.  A repetitive loss property is 

classified as one which has experienced two or more claims of more than $1,000 that 

have been paid by the National Flood Insurance Program (NFIP) within any 10 year 

period since 1978.  To protect the privacy of homeowners, individual repetitive loss 

properties were not mapped, but rather a 500 foot buffer was created around each 

repetitive loss property and any parcel falling in that buffer was categorized as in an 

area generally affected by flooding.   The Repetitive Loss Areas map can be found in 

Appendix H.  The general areas are as follows: 
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1) From the Shrewsbury River northwest approximately halfway to Rumson Road, 

from the Borough boundary in the southwest to Widgeon Road in the northeast; 

2) From the Shrewsbury River north toward Rumson Road, from Osprey Lane to 

the west to the Navesink River to the east; 

3) From Ridge Road and Hartshorne Lane, north and east to the Navesink River 

4) From Forest Ave to the west to Ave of Two Rivers to the East, from Blackpoint 

Road to the south to the Navesink River to the north 

5) Third St to Lafayette Street on either side of West River Road 

6) Bellevue to Sheraton Lane north of River Road  

The highest concentration of repetitive loss properties are located in the West Park 

neighborhood of the Borough, which is surrounded by the waters of Oyster Bay and the 

Shrewsbury River on three sides.  Numerous homes in this area were substantially 

damaged during Superstorm Sandy.      

The average number of losses per repetitive loss property in the Borough of Rumson is 

three (3).  The average pay-out per loss for a repetitive loss property in the Borough is 

$60,719, with an average total pay-out per property of $183,672 for all loses.  Storm 

events that have resulted in repetitive losses since 1978 include: 

 January 25, 1978: One (1) repetitive loss property in the Borough of Rumson filed 

a claim for this flood event.   

 Blizzard of ’78: The Blizzard of 1978 was a nor’easter that impacted the 

northeastern portion of the United States from February 5- 7, 1978.  Heavy snow 

and winds contributed to the flooding in Rumson.  Two (2) repetitive loss 

properties in Rumson filed claims for this event on February 6, 1978. 

 August 18, 1983 : One (1) repetitive loss property in the Borough of Rumson filed 

a claim for this flood event.   

 Nor’easter: A nor’easter on March 29, 1984 caused over $3 million in damage 

throughout the state.  In the Borough of Rumson, thirty-four (34) repetitive loss 

properties filed claims for this event.   

 Hurricane Gloria: Hurricane Gloria was a Category 2 storm when it made 

landfall in Long Island, NY.  Hurricane Gloria caused extensive power outages 

throughout New Jersey due to a large amount of downed trees.  Although the 

storm surge averaged about 6.5 feet above predicted tide levels, the peak surge 

arrived during low tide, minimizing coastal flooding.  In the Borough of 

Rumson, three (3) flood insurance claims on repetitive loss properties were made 

on September 27, 1985 for this event.   
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 The Perfect Storm (The Halloween Storm): The Perfect Storm, also known as the 

Halloween Nor’easter, was a nor’easter that caused extensive damage along the 

east coast from North Carolina to Maine.  It began on October 28th and lasted 

until November 1, 1991. On October 30, 1991, seven (7) flood claims for repetitive 

loss properties were made in Rumson and eight (8) were made on October 31, 

1991; totaling fifteen (15) claims for this event.  

 “The Storm that Stole Christmas”: The nor’easter of December 1992 caused 

massive coastal flooding and erosion.  Hurricane force winds, a lunar eclipse, a 

full moon, and four inches of rain in 24 hours all contributed to the flooding.  The 

strongest portion of the storm remained over New Jersey for several days, 

resulting in elevated surge levels through a number of tidal cycles.   In Rumson, 

57 flood insurance claims were made on repetitive loss properties, second only in 

number to Superstorm Sandy in 2012.  One (1) claim was made on December 10, 

1992 and the remaining fifty-six (56) were made on December 11, 1992. 

 Severe Storm/ Flooding: One (1) repetitive loss property in the Borough of 

Rumson filed a claim for this flood event on November 15, 1995. 

 Severe Storm/ Flooding: Three (3) repetitive loss properties in the Borough of 

Rumson filed claims for this flood event on October 19, 1996. 

 February 3, 1997: One (1) repetitive loss property in the Borough of Rumson filed 

a claim for this flood event.   

 February 2, 1998: One (1) repetitive loss property in the Borough of Rumson filed 

a claim for this flood event.   

 December 15, 2003: One (1) repetitive loss property in the Borough of Rumson 

filed a claim for this flood event.   

 October 12- 15, 2005: A total of four (4) flood insurance claims from repetitive 

loss properties were made over the course of these three (3) days in the Borough 

of Rumson.  One (1) claim was filed on October 12th, one (1) claim on October 

13th, and two (2) claims on October 14, 2005. 

 Nor’easter: A nor’easter in mid- March caused severe storms and flooding in 

New Jersey.  On March 12, 2010, one (1) flood insurance claim for a repetitive 

loss property was filed in the Borough of Rumson, followed by eight (8) on 

March 13th and two (2) on March 14, 2010; for a total of eleven (11) claims over 

three days in the Borough.   

 Tropical Storm Irene: Tropical Storm Irene caused flooding throughout the state 

of New Jersey.  In the Borough of Rumson, a total of forty-four (44) flood 

insurance claims were submitted for repetitive loss properties; six (6) of these on 
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August 27, 2011, thirty-six (36) on August 28th, one (1) on August 29th, and one (1) 

on August 31, 2011. 

 Tropical Storm Lee: Tropical Storm Lee caused heavy rain throughout the state of 

New Jersey and led to one (1) flood insurance claim from a repetitive loss 

property in Rumson on September 6, 2011. 

 Superstorm Sandy: Superstorm Sandy is the costliest storm to hit the state of 

New Jersey.  It caused extensive damage and severe flooding throughout the 

state.  Coastal Monmouth County was one of the areas hardest hit by the storm 

with power outages in some areas lasting up to two weeks.  A total of seventy-

four (74) flood insurance claims were filed on repetitive loss properties during 

Superstorm Sandy.  On October 28, 2012 one (1) claim was filed, followed by 

sixty-five (65) on October 29th, six (6) on October 30th, one (1) on October 31st, and 

one (1) on November 1, 2012. 

 Nor’easter: One week after Superstorm Sandy a nor’easter hit the area, bringing 

significant amounts of snow and causing additional power outages.  The 

Weather Channel named the storm Winter Storm Athena, although the National 

Weather Service does not recognize the naming of winter storms.  One (1) 

repetitive loss property in Rumson filed a claim for this flood event on 

November 6, 2012. 

 December 26, 2012: Two (2) repetitive loss properties in the Borough of Rumson 

filed a claim for this flood event.   

DESCRIPTION OF FUTURE EVENTS FOR OTHER HAZARDS 

In addition to flooding, Rumson is susceptible to a number of other hazards.  While the 

intent of this plan is to focus on flood hazards, it is important to identify and recognize 

other hazards that impact the Borough. Information on other hazards was incorporated 

from the 2014 Draft Monmouth County Multi-Jurisdictional All-Hazards Mitigation 

Plan. 

Coastal Erosion 

Coastal erosion occurs when more sediment is lost than is gained at a particular 

location. Coastal erosion can result from natural or man-made causes, including sea 

level rise, flooding, strong wave action or large storms, certain types of shore protection 

structures, particular land uses, and other alterations to the natural environment.  

Coastal erosion can occur gradually as shorelines recede over a period of time, or can be 

caused by a rapid recession of shoreline due to a hazard event.  Erosion increases the 

vulnerability of near-shore structures to damage from storms and flooding events. 
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Rumson is susceptible to erosion along the banks of the Navesink and Shrewsbury 

Rivers.  The impacts of coastal erosion can be lessened by implementing living shoreline 

techniques and undertaking a variety of shoreline protection measures.  Measures to 

prevent coastal erosion may also reduce flooding impacts.   

Climate Change  

The Borough of Rumson will be affected by increasing sea levels along the banks of the 

Navesink and Shrewsbury River.  The New Jersey Geological Survey indicates a sea 

level rise of 3.8mm/year in New Jersey.  The effects of sea level rise will be more 

pronounced in low-lying areas of the Borough, such as the West Park neighborhood, 

and will exacerbate problems with flooding.  Additionally, severe storm events are 

predicted to become more frequent as the climate warms.  The impacts of climate 

change in the future will depend on the rate at which sea level rises and human actions 

and response to the threats caused by climate change.   Impacts from climate change 

will lead to an increase in flooding events.   

Drought 

A drought is a period of low or no precipitation in a given area.  The severity of the 

drought depends on the length of time, geographic reach, regional water supply 

demands, and the impact of other hazards, such as extreme heat.  There is a low 

probability of severe drought conditions occurring in Rumson, due to Borough’s 

relatively low elevation and abundant groundwater supply;  although short term, less 

severe droughts may be more likely.  If extended drought conditions do occur in 

Rumson, the Borough may be subject to restricted water usage and other regulations.  

Recent periods of drought in New Jersey include:  

 October 1997 

 1998- 1999 

 October 2001- 2002 

 August- September 2008 

 August- October 2010 

Earthquake 

The probability of a significant, damaging earthquake in Rumson is low.  While low 

magnitude earthquakes do occur throughout New Jersey on a fairly regular basis, most 

earthquakes impacting Rumson will have only minor effects.  The greatest probability 

of an earthquake occurrence in New Jersey exists in the northern portion of the State 

near the Ramapo Fault.   
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Extreme Temperature  

Rumson is highly susceptible to both extreme heat and extreme cold events.  Long 

periods of extreme temperatures can overstress power supply systems, resulting in 

brownouts or blackouts and leaving residents without heat or air conditioning.  

Generally, the impact on humans of extreme temperature events is minimal, with the 

exception of the very young and elderly populations, who are more susceptible to the 

health impacts of extreme temperatures.  If the population of Rumson ages over time, 

the vulnerability to extreme temperature events will increase.  Improved weather 

forecasting, community warnings, and community preparedness can help to reduce the 

risks of extreme temperature events, as well as other hazard events such as flooding, to 

vulnerable populations.   

Extreme Cold 

Extreme cold events often accompany a winter storm or occur soon after.  Prolonged 

exposure to the cold can cause frostbite or hypothermia.  Recent periods of extreme cold 

in Rumson include:  

 Jan 14- 29, 2003 

 Jan 9- 11, 2004 

 Jan 16- 18, 2009 

 Jan 23, 2014 

 Jan 4, 7, &  22, 2014 

Extreme Heat 

Rumson is more likely to experience extreme heat than extreme cold events.  Extreme 

heat events occur during the summertime when the weather in Rumson is substantially 

hotter and/or more humid than the Borough average for that time of year.   Recent 

periods of extreme heat include: 

 July 4- 11, 1999 

 August 1- 3, 2006 

 June 7- 10, 2008 

 July 5- 7, 2010 

 July 21- 24, 2011 

 July 17- 18, 2012 

 July 18- 19, 2013 



Floodplain Management Plan  Borough of Rumson 

20 

 

 

 Figure 4. NOAA National Weather Service Heat Index 

Extreme Wind 

Extreme wind can occur alone or with other natural hazards, often occurring during 

thunderstorms.  The impacts of extreme winds can be critical and can include flying 

debris and downed trees and power lines.  The probability of future extreme wind 

events is high, with an average of 5 to 10 extreme wind events occurring each year in 

the Central New Jersey region.  Extreme wind events can accompany hurricanes, winter 

storms, and other events which generally produce flooding.  Extreme wind can also 

exacerbate flooding by causing an increase in storm surge.  The Borough of Rumson has 

seen damage in recent years due to wind, mainly on trees, telephone poles and power 

lines.  Recent extreme wind events in Monmouth County, New Jersey include: 

 Thunderstorm on September 9, 1998 

 Thunderstorm on August 7, 2000 

 Thunderstorm on August 2, 2002 

 Thunderstorm on July 22, 2003 

 January 18, 2006 

 Thunderstorm on August 17, 2007 

 February 13, 2008 
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 March 5, 2008 

 March 13, 2010 

 Hurricane Irene, August 27- 28, 2011 

 Superstorm Sandy, October 29, 2012 

Hurricanes, Tropical Storms, & Nor’easters 

Hurricanes, tropical storms, and nor’easters are storm events which consist of a number 

of damaging hazards including heavy precipitation, high winds, wave action, storm 

surge, coastal flooding, and coastal erosion.  All of New Jersey, including the Borough 

of Rumson, falls within the Hurricane Susceptible Region, and there is an 18% to 24% 

chance of experiencing a tropical storm or hurricane event between June and November 

of any given year in Monmouth County.  Since 1850, thirty-six (36) Hurricane or 

Tropical Storm tracks have passed within 75 miles of Monmouth County.  Nor’easters 

generally occur during the 

winter months and are 

named after the wind 

direction of the storm.  

They tend to last for more 

than one tidal cycle, often 

generating flooding events.  

Severe storms that have 

impacted the Borough of 

Rumson with flood 

damages were discussed in 

the Historical Flooding 

Events section of this 

document.   

Landslide  

There is a high probability of landslide events in Northeastern Monmouth County, 

including the Borough of Rumson.  Landslides are most likely to occur in the northern 

portion of the Borough along the southern banks of the Navesink River.    

Lightning 

Rumson is susceptible to lightning events, but not as much as other areas of the United 

States, particularly the Southeast.  The probability of future lightning events in Rumson 

is certain; however, lightning often occurs with other natural hazards such as 

thunderstorms.   

Figure 5. Wind Damage from Superstorm Sandy 

Source: Rumson-Fair Haven Patch 
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Storm Surge 

All coastal areas are at high risk for storm surge.  The severity of storm surge is 

generally related to the severity of the storm making landfall, as well as the tidal and 

lunar cycles.  The highest storm surge to date in Rumson was recorded during 

Superstorm Sandy on October 29, 2012. The highest recorded storm surge elevation 

during Superstorm Sandy was 12.06 feet on Bellevue Avenue.  

Tornado 

The probability of a tornado in Rumson is low.  If a tornado is to occur, it is mostly 

likely to do so between March and August, forming in the late afternoon or early 

evening at the trailing edge of a thunderstorm. 

Wave Action 

All immediate coastal and shoreline areas along the Atlantic Ocean and inland bays are 

at risk from wave action.  Waves are generally caused by wind and storm events, even 

those which remain offshore, and generally the more severe the storm, the more 

destructive waves become.  Rumson may be impacted by small, wind generated waves 

in the Shrewsbury and Navesink Rivers, but the probability of severe impacts due to 

wave action in the Borough of Rumson is relatively low since the Borough is not 

directly adjacent to the Atlantic Ocean; and the Navesink and Shrewsbury Rivers are 

not wide enough to generate large waves.   

Wildfire 

Wildfires typically occur in unoccupied, rural, or forested areas and happen during the 

fall and spring when it is hot and dry.  In New Jersey, 99% of wildfires are caused by 

human activity.  Due to the developed nature of the Borough of Rumson, the 

probability of wildfires occurring is low.   

Winter Storms 

Although the Borough of Rumson is located south of the typical boundary between 

freezing and non-freezing precipitation during the wintertime, there is still a high 

probability of the occurrence of winter storms in the Borough, with Monmouth County 

averaging approximately 25 to 26 inches of snowfall annually.  Winter storms generally 

occur from November through mid-April, with the peak season being December 

through March.  Winter storms can consist of blizzards, heavy snow, sleet, and/or ice 

storms. 
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Winter storms can result in downed trees, damaged vegetation, transportation 

accidents, road closings, stranded travelers, power outages, and a depletion of heating 

supplies.  They can cause major disruptions to transportation, commerce, and electrical 

power.  Recent winter storm events that have impacted the Borough of Rumson 

include: 

 January 6- 8, 1996 

 February 16- 17, 2003 

 January 22, 2005 

 February 17, 2007 

 December 26, 2010 

 November 7-8, 2012 

Ice Jams 

Ice jams, also known as ice dams, typically occur in late winter or early spring when a 

frozen river begins to thaw.  Blocks of ice break free and can accumulate at bends in the 

river, mouths of tributaries, or near structures such as bridge piers.  The ice can restrict 

the flow of a river and cause flooding upstream.  A flash flood type event can also occur 

downstream if the ice jam suddenly breaks free.  Although the Navesink and 

Shrewsbury Rivers have been known to freeze in winter months, the threat of flooding 

from ice jams in the Borough of Rumson is low due to the width, depth and tidal nature 

of the rivers.  However, there is a high likelihood of damage to structures such as 

bulkheads, docks and piles from floating ice.         

Land Subsidence 

Along the East Coast, land is sinking towards sea-level in a process known as 

subsidence.  This will accelerate the impacts of sea level rise, causing actual water levels 

to be much higher than some predicted estimates.   
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V.  PROBLEM ASSESSMENT 

FEMA is currently in the process of updating the Flood Insurance Rate Map (FIRM) for 

the Borough of Rumson.  The updated Preliminary FIRM indicates that the perimeter of 

the Borough located along the Shrewsbury and Navesink Rivers is located within the 

100-year floodplain, also known as the Special Flood Hazard Area (SFHA), with the 

floodplain extending further inland along the northern banks of the Shrewsbury River.  

A total of 503 residential homes and 14 commercial buildings are located within the 

SFHA.  Table 1 below indicates the total structures, properties and land area located 

within both the 100-year and 500-year floodplains.  The table also shows the percentage 

of each category that is located within the 100-year floodplain to get a better 

understanding of how much of the Borough is vulnerable to flooding.       

Table 1. Floodplain Property Data 

Item 
Borough 

Total 
100-Year 

Floodplain 
500-Year 

Floodplain1 

100-Year + 500-Year 
Floodplain 

Percent Located 
within the 100-
Year Floodplain 

Structures 3,196 595 191 786 18.6% 

Properties 2,677 756 115 871 28.2% 

Land Area (acres)2 2,975 731 166 897 24.6% 

 1. This does not include the area within the 100-year floodplain. 
 2. Land area only includes land parcel areas.  Waterways and roads are not included in this area. 

Numerous critical facilities are also located within either the 100-year or 500-year 

floodplain.  The Department of Public Works buildings are located within 550 feet of 

the Navesink River, and a significant portion of the facilities are within the 100-year 

floodplain.  It is critical that these facilities be protected from flooding so valuable 

equipment is not destroyed and emergency services can be provided during and after 

storm events.  A number of sanitary sewer pump stations are also located within the 

SFHA, many of which were damaged during Superstorm Sandy.  The pump stations 

located at Club Way, Thornton Way, Navesink Avenue, Grant Avenue, Avenue of Two 

Rivers South, Buena Vista Avenue and Avenue of Two Rivers are all located within the 

100-year floodplain.  It should also be noted that the pump station on Riverside Drive is 

located within the 0.2% Annual Flood Hazard Area.  In addition, Rumson’s Borough 

Hall and Police Department are located within the 500-year floodplain.  FEMA 

recommends that any critical facility be properly floodproofed or elevated to withstand 

the 500-year storm event.  A map showing the Borough’s critical facilities and the 

Special Flood Hazard Areas can be found in Appendix I.  The map also indicates which 

roads have the potential for flooding during the 100-year flood.   
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At the time of this Plan, the Borough was in the process of obtaining flood insurance for 

the Department of Public Works building that contains the employees’ offices.  

Although the sanitary sewer pump stations are not covered under a specific flood 

insurance policy, they are insured for flood damage through an addendum to the 

Borough’s standard property insurance.  The Borough may also wish to consider 

obtaining flood insurance for Borough Hall and the Police Station as they are located 

within the 500-year floodplain.   

HAZARD IMPACT  

Borough residents and first responders are particularly vulnerable to the impacts of 

flooding in Rumson.  Residents who live within the SFHA should be encouraged to take 

all necessary precautions to ensure their homes are safe from flood hazards.  

Additionally, those residents who do not live within the SFHA, but live in areas which 

are known to flood should take similar precautions as their neighbors living within the 

SFHA.  In addition to the possible damage to buildings and other infrastructure, there is 

the possibility of injury or even death to residents or responders who could get trapped 

in a flooded building or swept away in fast moving floodwaters.  The Borough and its 

residents must also be aware of the potential impacts to public health from flooding.  

Mold will quickly develop in many structures and cause respiratory issues for those 

attempting to rebuild.  Debris from damaged and demolished structures could also 

contain hazardous materials such as mold, lead or asbestos.  Early warning and 

evacuation, as well as making the necessary preparations to protect facilities from 

flooding, can protect the health and safety of residents and emergency workers and 

facilitate a rapid response and recovery from future flood events.  The Borough is in the 

process of preparing Emergency Operation and Debris Management Plans that should 

address these issues and minimize their impacts to the maximum extent practical.       

Many of the hazards to which Rumson is vulnerable generally occur concurrently with 

flooding.  Areas that are susceptible to flooding will only increase in their vulnerability 

as impacts due to sea level rise become greater in the future.  Homes which are not 

raised above the base flood elevation are particularly vulnerable to flood related 

hazards, as are areas prone to flooding but not located within the SFHA.  The Borough 

of Rumson should work with FEMA to ensure that all flood maps illustrate an accurate 

portrayal of flood risk within the community.  

Repetitive Loss Areas were mapped throughout Rumson, as illustrated in Appendix H, 

with repetitive loss properties averaging three (3) losses per property.  The highest 

concentration of repetitive loss properties are located in the West Park neighborhood of 

the Borough, which is surrounded by Oyster Bay and the Shrewsbury River on three 
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sides.  A number of homes in this area were substantially damaged during Superstorm 

Sandy.      

Category 1, 2, & 3 SLOSH models for the Borough of Rumson were run by the Jacques 

Cousteau National Estuarine Research Reserve (JCNERR) to estimate storm surge 

heights and wind resulting from historical, hypothetical, or predicted hurricanes.  

SLOSH is a computer model developed by the National Weather Service (NWS) and 

stands for Sea, Lake, and Overland Surge from Hurricanes.  It is important to note that 

the SLOSH model does not include rainfall amounts, river flow, or wind-driven waves 

and accuracy is generally within 20% (NOAA).   

 

Figure 6. Category 3 SLOSH Model Map 

As depicted in the maps found in Appendix J, during a Category 1 storm event storm 

surge would be above ground level along the banks of the Shrewsbury and on all of the 

islands in the in Navesink River. During a Category 2 storm event, storm surge would 

further inundate the Borough along the banks of the Shrewsbury River.  Storm surge 

would also inundate the northeastern portion of the Borough along the Navesink River. 

The entire width of the Borough along Navesink Avenue would become flooded.  As 

shown above in Figure 6, a Category 3 storm event would produce storm surge along 
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all of the Borough’s shoreline, within inundation reaching further inland along the 

Shrewsbury River.   Additionally, the eastern portion of the Borough would be 

inundated with storm surge, except for a small portion of land just north of the Sea 

Bright Bridge.   

The impacts of Sea Level Rise on the Borough of Rumson were also analyzed by 

JCNERR. With a one foot increase in sea level rise, some of the small islands in the 

eastern portion of the Navesink River and low-lying regions of the Borough along the 

Shrewsbury River would be underwater.  Much of the tidal marsh will remain, however 

in these areas there would be slight uninhibited marsh retreat, as well as the loss of 

some land area from the island portions of the Borough.  With two feet of sea level rise, 

water will encroach on the land area of Rumson along all of the water boundaries.  A 

portion of the Rumson Country Club property and portions of the West Park 

neighborhood will be underwater.  Many islands within the boundaries of Rumson will 

be completely underwater.  Much of the tidal marsh will remain; however, there will be 

some areas of uninhibited marsh retreat in the more upland areas of the Shrewsbury 

River.  Additionally, in small areas along the Navesink River and the offshore islands, 

marsh will convert to open water.  Three feet of sea level rise will encroach on all 

shorelines within the Borough.  Many of the properties along the Shrewsbury River will 

be underwater, as will most of the offshore islands.  Much of the tidal marsh will 

continue to remain; however areas of uninhibited marsh retreat in the more upland 

areas of the Shrewsbury River and along the present day land boundaries will convert 

to unconsolidated shoreline.  Additionally, in small areas along the Navesink River and 

the offshore islands, marsh will convert to open water.  Sea level rise maps and marsh 

retreat maps can be found in Appendices K and L, respectively.    

Rumson is a predominately residential community, and as such, much of the areas that 

will be affected by storm surge and/or sea level rise are residential areas.  The West Park 

neighborhood in the southeast corner of the Borough contains some of the highest 

densities of single family homes throughout the community.  This is also the area that is 

and will continue to be most impacted by storm and flooding events.   

Due to the high build-out of the Borough, there are not many viable options for major 

changes to zoning and development regulations.  However, the Borough should 

consider adopting stricter regulations to limit the impacts of flooding and protect those 

residents building in flood zones.       



Floodplain Management Plan  Borough of Rumson 

28 

 

HISTORICAL DAMAGE 

All NFIP claims from 1978 to the present in the Borough of Rumson were mapped with 

a 200 foot buffer to protect the privacy of the property owners.  Almost all properties 

along the Shrewsbury River fall within this claim area, as well as about three-quarters 

of the properties along the Navesink River, as illustrated in Appendix M.  A total of 533 

flood insurance claims have been filed in the Borough since 1978.   

Superstorm Sandy caused the most damage of any storm in recent history.  During 

Superstorm Sandy, Rumson experienced major impacts from wind, storm surge, and 

flooding.  Significant portions of the town were cut off from emergency services and 

residents were stranded in their homes due to flooding.  Debris from the neighboring 

Boroughs of Sea Bright and Monmouth Beach washed onto the eastern shoreline of 

Rumson, causing physical damage to waterfront structures and costing the Borough 

approximately $4 million in debris collection and removal.  Heavy winds caused many 

trees and power lines to fall throughout the Borough. 

Two census tracts in Rumson contained homes which sustained severe or major 

damage as a result of Superstorm Sandy.  A total of 284 properties within the Borough 

sustained substantial damage during the storm. A structure is considered substantially 

damaged when the total costs of restoring the structure to its before damaged condition 

would equal or exceed 50% of the structure market value.  Most of these properties 

were located in one of two clusters, close to Barley Point Island or near the Shrewsbury 

River Bridge.   

Superstorm Sandy also affected the Borough’s sewage pump stations, causing eight (8) 

of Rumson’s eleven (11) to go offline due to power failure as a result of tidal flooding.  

The Rumson Borough Department of Public Works also sustained damage during 

Superstorm Sandy to the office, locker room, mechanic’s shop, and garage bays; as did 

equipment and materials stored inside the building.   

As part of Rumson’s Hazard Mitigation Plan, flood-prone structures throughout the 

Borough were mapped along with their damage percentage from Sandy and mitigation 

status, if available.  The majority of the flood-prone structures within the Borough are 

located within the 100 year floodplain.  These maps can be found in Appendix N. 

ECONOMIC IMPACTS 

Due to the residential character of the Borough, the majority of flood damage within 

Rumson has been, and will continue to be, to single family homes.  The cost of flood 

damage to residential property is generally covered by insurance pay-outs and owner 



Floodplain Management Plan  Borough of Rumson 

29 

 

out of pocket expenses.  The average flood insurance pay-out for a repetitive loss 

property within the Borough of Rumson is $60,719.  If property owners can no longer 

pay their taxes or decide to abandon their property prior to making necessary repairs, 

there could be a potential impact on the tax base of the Borough due to flooding events.   

Impacts of flooding on businesses within the Borough of Rumson would be realized 

mostly in the form of lost profits for times when they are not able to operate.  Most of 

the businesses within the Borough are not located within a flood zone, however some 

restaurants like the Salt Creek Grill or Barnacle Bills may experience flood damage in 

addition to lost revenue.   

The largest economic impact of flooding to the Borough is the cost of debris removal, 

municipal facility repair, and personnel costs during the event.  The impact of costs to 

the community would depend on the severity and longevity of the event as well as 

reductions in the tax base due to property loss or migration.    

NATURAL FEATURES 

Rumson is a predominately built-out community.  However, there are a number of 

parks scattered throughout the Borough that provide recreational opportunities and aid 

in the natural recharge of stormwater.  Victory Park is 3.55 acres located along the 

Navesink River and contains a small beach, playgrounds and grassed open space.  

Additionally, there is a 0.52 acre crew facility adjacent to Victory Park along the 

waterfront.   West Park consists of 2.87 acres, located on either side of the Sea Bright 

Bridge along the Shrewsbury River and contains a playground, as well as grassed open 

space.  The Borough also has 9 acres of multi-use fields at Riverside Park, located at the 

end of Riverside Drive, along the Little Silver Creek tributary of the Shrewsbury River. 

The Meadow Ridge Park, located on Ridge Road near the border with Fair Haven, 

consists of 23.4 acres of multi-use fields, playgrounds, and natural open space.  Rodgers 

Park and Piping Rock Park in the Borough also contain playgrounds and fields.   

The Borough of Rumson has a total of 71.55 acres of open space, including a number of 

small islands in the Navesink and Shrewsbury River, as well as small areas on East 

River Road, Ward Ave, and Allen Street.  Mercer Field on Rumson Road is the largest 

parcel of open space, consisting of over 15 acres.  There is also a 4.5 acre disposal area 

on Buena Vista Avenue.  Additionally, the Borough owns two bird sanctuaries along 

the banks of the Shrewsbury River, one on Rumson Road near Widgeon Road, and the 

other off of Buena Vista Avenue.  Both of these areas contain wetlands.  The parks and 

bird sanctuaries along the riverfronts can act as natural buffers and absorb storm surge 

without any harm to buildings.  The small islands in the Navesink and Shrewsbury 
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Rivers, along with the Boroughs of Sea Bright and Monmouth Beach across the rivers, 

create a natural buffer around Rumson.  It is important that the Borough maintain such 

areas as open space.     

The private Rumson County Club, along the Shrewsbury River, is not considered open 

space; however, it consists of a golf course along Rumson Road and lands in a natural 

state closer to the river.  This also acts as a natural buffer and sponge, protecting the 

more developed properties around it.  However, since the Country Club is privately 

owned and is not deed restricted, there is no guarantee this property will remain in its 

natural state in perpetuity.   

There are many areas of wetlands throughout Rumson, most located on the southern 

side of the Borough 

and including the 

islands in the 

Navesink and 

Shrewsbury Rivers.  

Additionally, there 

are some areas of 

wetlands in the 

northeastern 

portion of the 

Borough, 

particularly near 

Barley Point Island.  

There is a small 

area of steep slopes 

in the northwestern 

portion of the 

Borough.  This area 

has the potential for 

increased rates of erosion, especially during storm events.  However, steep slopes also 

provide a layer of flood protection for anything located on top of the slope.   

There are two designated Coastal Barrier Resources System areas within the boundaries 

of Rumson; one in the Navesink River to the northeast of the Borough and the other in 

the Shrewsbury River to the southeast of the Borough.  Both are secondary barriers, 

maintained primarily by internally generated wind waves and formed on 

unconsolidated sediments. A Coastal Barrier Resources System (CBRS) is a unique 

Figure 7. Coastal Area of Rumson 
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landform that provides protection for aquatic habitats and serves as the mainland’s first 

line of defense again erosion and severe coastal storms.    Development is restricted on 

CBRS’s by the Coastal Barrier Resources Act (CBRA) of 1982 to protect the barrier 

system and prevent future flood damage.  A map of these areas and other natural 

features can be found in Appendix O.   

FUTURE FLOODING IMPACTS 

As previously indicated, the Borough of Rumson is predominantly built-out.  Due to 

existing development and current regulations, there is little vacant land available for 

new development.  The Borough should continue to enforce the existing development 

standards and maintain its open spaces and natural features.  This is critical to 

maintaining permeable surfaces and limiting stormwater runoff.     

However, as sea levels rise and marshes retreat, Rumson could become more vulnerable 

to impacts from flooding.  The overall impacts of flooding on the community will be 

contingent on how effectively the Borough mitigates current vulnerabilities and plans 

for future conditions.  It is imperative that the Borough utilize this Floodplain 

Management Plan as a valuable tool to plan for the future.   
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VI.  GOALS 

Over the course of the various Floodplain Management Plan Steering Committee 

meetings, the Committee discussed the goals that the Borough would like to achieve 

with the Floodplain Management Plan to increase resiliency and mitigate future storm 

events.  The following is a list of the goals agreed upon by the Committee: 

1. Secure the public’s safety from floods and other natural hazards.  Adapt efforts 

accordingly to reflect updated flood levels and data from FEMA and NOAA.   

2. Utilize various planning tools and programs to better prepare for and respond to 

floods and other natural disasters.   

3. Reduce flood damage, including damage to life, property and the environment. 

4. Protect the natural resources and qualities of the Borough, including freshwater 

and saltwater wetlands, floodplains, stream corridors, open space, steep slopes, 

and areas with scenic, cultural, and recreational values.   

5. Ensure that Borough infrastructure and critical facilities are able to withstand 

future flood events and remain operational during and after such events.   

6. Provide adequate resources to Borough residents and business owners so they 

are properly informed of the natural hazards they face and the precautions they 

can take to protect their properties.   
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VII.  POSSIBLE FLOODPLAIN MANAGEMENT ACTIVITIES 

As part of the planning process, all existing and potential floodplain management 

activities and measures to mitigate property damage and impacts to community 

infrastructure were reviewed.  The benefits, costs and general feasibility of each action 

were considered prior to making a recommendation to proceed with the action.  Many 

of the proposed activities coincide with actions recommended in the 2014 Draft 

Monmouth County Multi-Jurisdictional All Hazards Mitigation Plan and 2015 Master 

Plan Reexamination Report.  All activities and measures have been grouped into the 

following six mitigation strategies: Preventative Measures, Property Protection, Natural 

Resource Protection, Emergency Services, Structural Projects and Public Information.  

The findings are as follows.     

PREVENTATIVE MEASURES 

Capital Improvement Plan 

The Borough should prepare a 5-year Capital Improvement Plan.  An existing inventory 

of Borough property, equipment and infrastructure should be prepared.  The 

recommended improvements and capital investments should focus on community 

recovery, resiliency and hazard mitigation.  This project is currently underway and is 

being funded by Phase 2 of a Post-Sandy Planning Assistance Grant.   

Hazard Mitigation Plan 

The Borough should prepare an update to the Hazard Mitigation Plan and coordinate 

with the County on updates to the Monmouth County Multi-Jurisdictional All Hazards 

Mitigation Plan.  The plan should identify and assess the various flooding hazards 

within the Borough, as well as the associated vulnerabilities to those hazards.  

Alternative mitigation actions that can be implemented to reduce the Borough’s risk 

from flooding and other hazards shall be identified.  This project is currently underway 

and is being funded by Phase 2 of a Post-Sandy Planning Assistance Grant.   

Zoning and Construction Permit Process Automation and Updates 

The Borough should create an automated and expedited system for zoning and 

construction permit administration. There was a significant lag time after Superstorm 

Sandy for issuing zoning and construction permits in the Borough due to the high 

volume of permit applications.  The addition of this system would reduce this lag time 

and allow residents and business owners to start repair efforts as soon as possible. 

Residents will be able to move back into their houses sooner and avoid costly 
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temporary relocation expenses.  The new system will also track substantially damaged 

buildings and mitigated properties, increasing the Borough’s ability to enforce 

compliance with its mitigation standards.  This project is currently underway and is 

being funded by Phase 2 of a Post-Sandy Planning Assistance Grant.   

Floodplain Mapping and Geographic Information System (GIS) 

The Borough of Rumson is in the process of developing a Geographic Information 

System (GIS) program and mapping to increase the community’s resiliency and enable 

them to better prepare for, respond to and recover from disasters.  The components of 

the GIS will support critical facilities and public works infrastructure, land information, 

and floodplain management- related data layers and applications.  By preparing a GIS 

database the Borough can effectively plan for future infrastructure improvements and 

repairs by having an intelligent basemap which includes data from various existing 

infrastructure and utilities.  The ability to plan improvement programs around the data 

which is obtained and mapped on GIS can prevent hundreds of thousands to millions 

of dollars in potential future damages from weather events.  This project is currently 

being undertaken as part of the Phase 2 Post Sandy Planning Assistance Grants.  The 

Borough should continue to maintain and update the GIS maps in the future as 

additional data becomes available.     

Zoning Ordinance Updates 

In the aftermath of Superstorm Sandy, the Borough of Rumson adopted the Advisory 

Base Flood Elevations established by FEMA.  The Borough also made zoning 

adjustments to building height requirements within the floodplain, as indicated in the 

existing documents section of the plan.  As part of this Floodplain Management Plan the 

Borough will be updating various ordinances related to construction in flood zones, 

grading and stormwater management.  The Borough should continue to monitor and 

update their ordinances as necessary.  The Flood Damage Prevention Ordinance should 

be updated again once the Preliminary FIRM maps become effective.   

CRS Program 

The Borough should utilize planning services to enter the Borough of Rumson into the 

FEMA Community Rating System for reduced flood insurance rates.  Besides the 

benefit of reduced insurance rates, CRS floodplain management activities enhance 

public safety, reduce damages to property and public infrastructure, avoid economic 

disruption and losses, reduce human suffering, and protect the environment.  This 

floodplain management plan is being written with the intention of gaining points for 

that program.   
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Stormwater Management 

The Borough Stormwater Management Plan and Stormwater Management Ordinance 

were amended in 2006 to be consistent with the New Jersey Stormwater Best 

Management Practices Manual prepared by the New Jersey Department of 

Environmental Protection.  The ordinance sets specific standards for flood control, 

groundwater recharge and pollutant reduction.  The Borough should continue to 

enforce these requirements for all applicable development to reduce the impacts of 

stormwater runoff to neighboring properties and Borough infrastructure.  The Borough 

should also consider amending the Stormwater Management Plan to address green 

infrastructure techniques to promote resiliency in the Borough, while keeping in mind 

hazard mitigation, community resiliency, and sea level rise.   

Open Space Preservation 

The opportunity for additional open space preservation in Rumson is small, due to the 

fact that it is largely built-out and the high value of land within the community.  

However, there are numerous existing parks and areas of preserved open space 

scattered throughout the community.  Many of the islands located in the Shrewsbury 

and Navesink Rivers are also owned by the State or Borough for conservation.  While 

the opportunity for future open space preservation within the Borough is low, if the 

opportunity arises it should be further explored to aid in storm resiliency.  

Erosion Setbacks 

The Borough of Rumson should consider adopting an erosion setback ordinance based 

on erosion rates along the Navesink and Shrewsbury Rivers.  An erosion setback 

ordinance would reduce the need for erosion control structures along the shoreline, 

minimize property damage due to erosion, and maintain the natural shoreline 

dynamics.  In order to maintain effective setback requirements, reliable scientific data 

must be used.  Additionally, erosion rates change over time and would require a 

periodic reevaluation of the setback lines along the riverfronts. 

Drainage System Maintenance 

The Borough Department of Public Works checks for blocked storm drains routinely.  

They also regularly inspect and report debris in streams and ditches.  The 2014 Draft 

Monmouth County Multi-Jurisdictional All Hazards Mitigation plan recommends the 

removal of flow impeding debris and sediment accumulation in receiving waterways 

and creeks.  The maintenance of these waterways is important to ensure proper 
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drainage and protect the health and safety of the Borough residents.  The Borough 

should continue to support this maintenance program.   

Building Codes 

Building codes are a vital tool used to ensure that new construction is built to withstand 

various hazards.  The Borough of Rumson has adopted and enforces the 2009 

International Residential and Building Codes, New Jersey Editions, as well as the 

Uniform Construction Code.  It is imperative that the Borough continue to enforce these 

standards.  The Borough should also consider participating in the Building Code 

Effectiveness Grading Schedule (BCEGS).  The BCEGS is a national program, similar to 

the CRS program, that assesses a community’s building codes and how well they are 

enforced, with a particular emphasis on mitigation of losses from natural hazards.  The 

lower the BCEGS grade, the greater the insurance savings are for residents.  CRS points 

are also available for certain grades.   

Tree Trimming 

The 2014 Draft Monmouth County Multi-Jurisdictional All Hazards Mitigation plan 

recommends that the Borough of Rumson conduct periodic tree trimming and pruning 

to prevent downed power lines.  Downed power lines can contribute to power outages 

during severe storms.  The loss of power can be devastating to the community, as was 

observed during Superstorm Sandy.  The Borough should continue to support this 

maintenance program with the Department of Public Works.   

PROPERTY PROTECTION 

Acquisition & Relocation  

The wholesale acquisition of properties located within flood prone areas is not practical 

in the Borough of Rumson.  Due to the high value of real estate within the Borough, the 

relocation of existing buildings or the acquisition of individual properties at market 

value may not be feasible either.   

Building Elevation 

The Borough’s Flood Damage Prevention Ordinance currently requires that new, 

substantially damaged or substantially improved buildings located in a special flood 

hazard area be elevated to or above the Advisory Base Flood Elevation (ABFE).  The 

Ordinance should be revised to indicate that buildings shall be elevated to or above the 

Effective FIRM, ABFE or Preliminary FIRM elevation, whichever is greater.  The 

Borough should also require and maintain elevation certificates for all elevated 
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buildings in a special flood hazard area.  Additional information on these 

recommended ordinance revisions can be found in Appendix N.  

 

Figure 8. Rumson Home Elevation on Warren Street 

Source: RedBankGreen.com 

Retrofitting  

The Borough should encourage the floodproofing of non-residential buildings within 

the flood zone that do not meet the base flood elevation requirements.  Information 

regarding the different floodproofing techniques should be made available to the 

public.       

Barriers 

As part of the Shrewsbury Drive road improvements in 2010, the road was elevated and 

a series of low flood walls were constructed adjacent to low-lying properties to prevent 

flood waters from entering the properties.  This practice has proven successful and 

should be further evaluated for future road improvements.      
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Insurance 

The Borough of Rumson currently participates in the National Flood Insurance 

Program.  Homeowners are encouraged to maintain flood insurance to protect against 

loss of structure and contents in case of flooding. The Borough of Rumson can reduce 

the flood insurance rates for property owners by participating in the Community Rating 

System program. This plan is intended to gain points towards that program.  The 

Borough should continue to pursue the CRS program.   

NATURAL RESOURCE PROTECTION 

Wetlands Protection 

There are many areas throughout the Borough that contain wetlands.  The wetlands are 

classified as deciduous wetlands, disturbed wetlands, herbaceous wetlands, managed 

wetlands, phragmites dominant wetlands and salt marshes.  These wetlands, especially 

those adjacent to the Navesink and Shrewsbury Rivers, provide the Borough a vital 

asset during storms and floods.  Not only do wetlands provide a natural buffer between 

buildings and the rivers, but they also slow the speed of surging floodwaters and 

provide an area for retention and recharge.  State regulations through the NJDEP 

freshwater and coastal wetland permit programs are currently in place to limit 

development in these areas.  The Borough should continue to support and enforce these 

programs.  The Borough should also consider further investigation of living shorelines 

to augment these areas and provide additional shoreline stabilization.   

Erosion and Sediment Control 

The Standards for Soil Erosion and Sediment Control in New Jersey are regulated by 

the New Jersey Department of Agriculture and locally enforced through the Freehold 

Soil Conservation District.  The Borough should continue to support and enforce these 

standards for all applicable development.   

Water Quality Improvement 

The Borough of Rumson currently enforces the NJDEP Best Management Practices for 

stormwater runoff quality and reduction of total suspended solids.  Green 

infrastructure techniques should also be used to promote resiliency in the Borough and 

improve the water quality entering the Navesink and Shrewsbury Rivers.  Green 

infrastructure uses permeable surfaces, landscape formations, and plant material to 

intercept stormwater runoff before it enters storm drains by promoting infiltration and 

filtration. Their use can promote resiliency by mitigating flooding and helping the 
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Borough to quickly recover from storms. Additionally, green infrastructure captures 

runoff pollution and prevents it front entering waterways. 

Coastal Barrier Protection 

Rumson is protected from the Atlantic Ocean by the Borough of Sea Bright.  

Additionally, there are a number of uninhabited islands located throughout the rivers 

that act as natural buffers.  A number of these islands are identified on the Preliminary 

FIRM map as Coastal Barrier Resource System Areas.  The Borough should continue to 

maintain these islands as undeveloped open space.   

Stream Dumping 

The Borough Ordinance currently prohibits the disposal of waste and refuse upon any 

parking place, street, road, avenue, park or other public place or upon any lot or other 

premises, except in receptacles or containers provided for such purposes.  The 

ordinance should be revised to clearly prohibit the dumping of any waste or refuse in 

any stream or waterway.   

EMERGENCY SERVICES 

Emergency Operations Plan 

The Borough should prepare an update to the Emergency Operations Plan (EOP). The 

updates and revisions should identify flood hazard specific risk areas and evacuation 

routes, specify provisions and protocols for warning the public and disseminating 

emergency public information, and specify the necessary types of protective equipment 

and detection devices for responders. This project is currently underway and is being 

funded by Phase 2 of a Post-Sandy Planning Assistance Grant.     

Debris Management Plan 

The Borough should create a Debris Management Plan that would identify an 

emergency staging facility and designated Temporary Debris Storage and Reduction 

(TDSR) sites to handle storm related debris.  Components of the Debris Management 

Plan shall include identifying and prioritizing TDSR sites, establishing collection 

strategies, and developing debris reduction methods.  This project is currently 

underway and is being funded by Phase 2 of a Post-Sandy Planning Assistance Grant.             
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Hazard Threat Recognition 

The Borough Department of Public Works checks for fallen trees and blocked storm 

drains as part of routine daily work.  The Borough should continue these practices in an 

effort to decrease blockages and backups during storms.    

Hazards Warning 

The Borough of Rumson alerts its residents to floods, storms, and other hazards 

through a Reverse 911 calling system, the Borough website, AM radio, and an 

emergency siren alerting system.  The 2014 Draft Monmouth County Multi-

Jurisdictional All Hazards Mitigation plan recommends that the Borough of Rumson 

continue to maintain these current warning systems.  Early warnings give residents 

time to prepare for the hazard and evacuate if necessary, resulting in reductions to the 

loss of life and property from an event.  It is recommended that the Borough provide 

additional information to the public, perhaps through the Borough website, on the 

emergency sirens to ensure that all members of the public are aware of the various 

sirens and their meanings.  For a relatively low cost, maintaining current warning 

systems will help protect the health and safety of the Borough residents and ensure they 

are properly notified of incoming threats.   

It is recommended that the Borough also consider implementing early flood warning 

systems for the Shrewsbury and Navesink Rivers.  To lower the initial cost of this 

project, the Borough should reach out to neighboring communities to complete the 

project as a shared service with other towns along the rivers.     

Critical Facilities Protection 

Rumson’s Borough Hall and the Police Station are located along the edge of the 500 year 

floodplain.  Additionally, a fuel storage station is located within the 500 year floodplain.  

Efforts should be taken to ensure these critical facilities are floodproofed in case of an 

extreme flooding event.  Additionally, many of the Borough’s sanitary sewer pump 

stations are located within the 100 year floodplain and are prone to flooding. The 

following actions are recommended to protect critical facilities in the Borough: 

 Install reinforced steel, rubber gasket-lined storm doors at the DPW building’s 

service bays to provide greater protection from wave action and flooding to the 

building’s structure and contents.  This will reduce the vulnerability of the 

Department of Public Works garage to flood damage and will protect the 

equipment within the building from being damaged or destroyed.  The storm 

door installation could result in significant cost savings to the Borough and will 
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protect crucial equipment and vehicles needed for emergency repairs, assisting 

Borough emergency personnel and clearing debris.  The Borough is already in 

the process of receiving FEMA funds to complete this work.   

 Install a quick connection system for a portable generator with a manual switch 

at Borough Hall.  This will ensure backup power in the event of primary and 

secondary power 

loss.  This action 

is necessary in 

order to protect 

the health and 

safety of 

employees of the 

Borough of 

Rumson and to 

continue 

coordinating 

relief efforts and 

maintaining 

critical system 

functionality.   

 Upgrade the 

Borough-wide 

Supervisory 

Control and Data Acquisition (SCADA) system to more efficiently and effectively 

control and monitor critical facilities such as pump stations, buildings, and other 

critical facilities.  The upgrades would aid in the proper functionality of the 

equipment and quickly identify potential risks or problems.  SCADA monitoring 

systems are extremely effective in remotely monitoring and collecting data from 

critical infrastructure and facilities.  The upgrades to this system will allow for 

reduced response times for repair efforts, increased efficiency, and data 

gathering for future planning efforts.  Losses avoided could be in the hundreds 

of thousands of dollars per year in damages from storm events.   

 Install an emergency generator at the Oceanic Hook and Ladder Fire House. The 

proposed improvements will ensure backup power in the event of primary 

power loss.  This action is necessary to ensure that the Oceanic Hook & Ladder 

Fire House stays operational in the event of a major disaster like Superstorm 

Figure 9. Emergency Generator at the DPW Yard 
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Sandy.  Loss of power can delay first responders and in term lead to loss of life or 

additional damages. 

 Upgrade the Borough shelter facility located at Rumson Fair Haven Regional 

High School, including an emergency power facility to ensure backup power in 

the event of primary power loss.  This action is necessary to protect health and 

safety of individuals in RFH Regional High School and those seeking shelter 

during natural disasters.   

 Remove and replace two existing underground fuel storage tanks with a new 

aboveground fuel storage tank at the Borough’s Department of Public Works 

Yard.  Flood events cause the existing underground storage tanks to be rendered 

inaccessible and have contaminated the fuel stored in these tanks with flood 

waters, rendering the fuel unusable.  After past storm events, the Borough has 

had to find alternative sources of fuel, which is very costly.  This project will 

prevent the unnecessary costs for finding alternative fuel sources and will 

prevent possible environmental contamination.  

 The 2014 Draft Monmouth County Multi-Jurisdictional All Hazards Mitigation 

plan recommends improvements to eight sanitary sewer pump stations within 

the Borough.  These improvements consist of installing emergency backup 

generators; raising access lids, covers, and vault chambers above the 500-year 

flood elevation; and installing reinforced steel and rubber gasket lined storm 

doors.  These improvements will protect against pump station failure in the 

event of power loss and/or flooding and will ensure continued operation of the 

Borough’s sanitary sewer system.  The proposed pump station improvements 

and backup generator installations will protect public health and safety and 

result in a significant cost savings to the Borough and homeowners.  A $220,000 

HMGP Grant was awarded to the Borough in December 2014 for the installation 

of four emergency backup generators at the Riverside Drive, Club Way, 

Thornton Way, and Navesink Avenue pump stations.  FEMA Hazard Mitigation 

funds were also obtained in 2014 to complete the raising of the access lids, covers 

and vault chambers and the installation of the storm doors.   

Bingham Hall Comfort Station 

The Borough would like to develop Bingham Hall as a comfort station for emergencies. 

Any efforts to develop Bingham Hall as a comfort station should include the installation 

of an emergency standby generator, installation of a high-speed wireless network, 

acquisition of comfort supplies (emergency cots, food and water supplies, etc.), 
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installation of electronic device charging stations, preparation of computer terminals, 

and installation of a television with a cable feed for news updates. 

Health and Safety Maintenance 

After flooding and other severe storms, the Police Department is responsible for 

patrolling evacuated areas to prevent break-ins and looting.  Clearing streets and 

removing debris is performed through the Borough Department of Public Works and 

outside contractors when necessary.  The Borough should continue to make the health 

and safety of its residents and business owners a priority after storms.   

Building Inspections 

Many buildings were severely damaged during Superstorm Sandy.  The process of 

inspecting each house for structural damage and possible condemnation can be lengthy 

and result in homeowners being kept out of their houses for extended periods of time.  

As part of the Emergency Operations Plan, the Borough should prepare a written 

procedure for inspecting damaged properties before they can be reoccupied.  The 

Borough should consider hiring outside consultants to aid in the process if necessary.   

Mitigation Funding 

After severe storm events, Borough officials are in regular contact with County and 

State OEM offices, as well as FEMA representatives, to identify various mitigation 

opportunities and funding sources.  The Borough should continue this process to 

ensure both the Borough and its residents have access to all appropriate grants and that 

proper procedures are followed prior to repairs.   

Bridge Improvements 

The Borough should continue coordination with Monmouth County to expedite the 

maintenance and/or replacement of the two drawbridges between the Borough and 

Middletown and Sea Bright in order to allow for more successful improvements and 

evacuation during emergencies.   

STRUCTURAL PROJECTS 

Shrewsbury Drive & Avenue of Two Rivers Intersection 

This area experiences regular nuisance flooding due to high tides and full moon tides.  

During these periods the intersection becomes impassable, requiring detours to access 

areas east and west of the intersection.  It is recommended that the Borough install 
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approximately 150 linear feet of new elevated bulkhead, rehabilitate and replace 

existing drainage pipes, and install a new tide valve on the stormwater outfall.   

Rumson Boat Launch Bulkhead 

There is currently no bulkhead along the Borough’s property to the northwest of the 

municipal boat ramp.  It is recommended that the Borough install approximately 225 

linear feet of new bulkhead in this area.  The existing timber bulkhead on the northwest 

side of the ramp should also be replaced due to severe rot and inadequate length.  The 

installation of these bulkheads will reduce flooding in the area, prevent further erosion 

of the shoreline soils and prevent future roadway deterioration.  Due to the close 

proximity of critical facilities such as the DPW yard, Borough Hall and Police Station, it 

is imperative that these facilities are protected and stay operational during a storm 

event.  

West Park Tide Valves 

There are numerous stormwater outfall pipes located throughout the West Park 

neighborhood.  If these outfalls do not have functioning tide valves, the river water can 

enter the outfalls and surcharge through the catch basins into the streets.  This is a 

regular occurrence during full moon high tide events and results in flooded, impassable 

roads.  A recommendation of the 2014 Draft Monmouth County Multi-Jurisdictional All 

Hazards Mitigation Plan was to install tide valves on all outfalls in this area where none 

exist.  The Borough has since funded this project through Borough funds, and the 

project is underway to install seven new tide valves.    

 

Figure 10. Waterman Avenue Stormwater Outfall 
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West Park Bulkheads 

In addition to the surcharging mentioned above, the West Park neighborhood also 

floods when the surrounding waters overtop the bulkheads.  The existing bulkhead at 

the western terminus of Washington Avenue is in very poor condition.  It is therefore 

recommended that a new elevated bulkhead be installed.  Although it is desirable to 

install new elevated bulkheads at all other locations in this area, the cost is not feasible 

at this time since the bulkheads are not in poor condition.  As a cost saving measure, it 

is recommended to install earthern berms at these locations to provide temporary 

protection.  The locations are the western and eastern terminus of Grant Avenue and 

the southwestern terminus of Waterman Avenue.   

Storm Drain & Channel Maintenance 

The Borough of Rumson Department of Public Works checks for blocked storm drains 

routinely.  They also inspect and report debris in streams and ditches. The 2014 Draft 

Monmouth County Multi-Jurisdictional All Hazards Mitigation plan recommends the 

removal of debris and sediment accumulation in waterways and creeks which impede 

flood flows because the maintenance of these waterways is crucial to ensure proper 

drainage and protect the health and safety of the Borough residents.  Of particular 

concern is a stream parallel to the west side of Brookside Drive.  During heavy rains the 

stream backs up onto residential properties and occasionally floods Rumson Road.  The 

stream should be cleared and the downstream drainage system should be further 

investigated for potential rehabilitation.   

Drainage and Road Improvements 

The intersection of Holly Tree Lane and Navesink Avenue and the south end of Club 

Way experience regular nuisance flooding due to heavy rainfall and high tides.  This 

often causes the areas to become impassable and can delay emergency response times.  

It is recommended that the Borough rehabilitate and upgrade the existing drainage 

systems to increase capacity and decrease flooding.  The roads shall also be 

reconstructed, possibly to a higher elevation, to provide proper slope and drainage.     

PUBLIC INFORMATION 

Map Information 

The Borough is in the process of developing a GIS program that will contain flood 

zones, flood elevations, evacuation routes, building footprints, critical facilities, shelters, 

etc.  These portions of the GIS program should be made available to the public through 
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the Borough website or by visiting Borough Hall where staff members can help explain 

the various maps and hazards.     

Outreach Projects 

The Floodplain Management Plan Committee can set up a booth at local events.  

Additionally, information on flood hazards and mitigation activities can be mailed out 

annually as newsletters or with tax bills.  The Borough website could contain a section 

devoted to floodplain management and hazard mitigation.   

Library 

The Monmouth County Library System contains current FEMA publications on 

flooding. The Borough should encourage the Oceanic Library to do the same so 

Borough residents have a readily available source of information. 

Technical Assistance 

The Borough building and construction department can make available pamphlets and 

booklets concerning flood preparation, NFIP, elevation requirements, flood venting, etc. 

Environmental Education 

To increase environmental awareness and knowledge of flood risks, the Borough 

should coordinate with the Rumson Fair Haven Environmental Awareness Club and 

other local organizations to raise awareness within the community. 

Senior Citizen Database 

The Borough has many senior citizens who may need additional assistance during 

natural disasters.  The Borough should maintain a database of all senior citizens so that 

those in need of assistance can be contacted prior to or during a storm.  The Borough 

should reach out to the Senior Citizen Club and also create a registration portal on the 

Borough website.    
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VIII.  ACTION PLAN 

The previous chapter presented a wide range of possible floodplain management 

activities to address the goals established by the Floodplain Management Plan Steering 

Committee.  This chapter presents an Action Plan that describes which activities should 

be implemented, who is responsible for implementing the activity, the deadline for 

completing the activity, the proposed budget and the funding source.  The Committee 

realizes that there are many proposed activities, and that not all activities can be 

completed immediately based on available funds.  The Borough should initially focus 

on those projects that are economically feasible and will aid in the recovery and 

resiliency of the Borough.  The following priority levels were therefore established: 

 High Priority – Activities in this category are critical to protecting the Borough’s 

critical facilities and creating a more resilient community.  The benefits of these 

activities far outweigh the costs.  Funding for these projects is currently in place 

or there is the high likelihood for grant funds to be secured in the near future.  It 

is recommended that the majority of these projects be completed prior to the next 

hurricane season. 

 Medium Priority – Activities in this category are necessary to increase the 

Borough’s resiliency and provide flood protection.  Benefits outweigh the costs; 

however, funding has not yet been secured for those activities with physical 

improvements.  The Borough should continue to seek grants and other funding 

sources for these activities.  It is recommended that these projects be completed 

in the next three years as funding becomes available.   

 Low Priority – Activities in this category will mitigate hazard risks for the 

Borough and are cost-effective.  However, it is understood that these projects are 

not as critical as those identified as high or medium priority and that funding 

may be difficult to obtain for some of the larger construction projects.    

 Ongoing – Activities in this category are required on a continuous or regular 

basis to be effective.  These activities do not require special funds outside of the 

Borough’s standard budget.   

The following is the recommended Action Plan for the Borough of Rumson:   
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PREVENTATIVE MEASURES 
     

      
Action Item Priority 

Responsible 
Party 

Deadline Budget Funding Source 

Prepare a 5-year Capital 
Improvement Plan 

High 
Borough Staff and 
T&M Associates 

July 2015 $30,000  
NJDCA Grant 
(secured) 

Prepare a Hazard Mitigation Plan High 
Borough Staff and 
T&M Associates 

July 2015 $24,000  
NJDCA Grant 
(secured) 

Create an automated and 
expedited system for zoning and 
construction permit 
administration 

High 
Borough Staff and 
T&M Associates 

July 2015 $25,000  
NJDCA Grant 
(secured) 

Develop a Geographic 
Information System (GIS) 
Program 

High 
Borough Staff and 
T&M Associates 

July 2015 $50,000  
NJDCA Grant 
(secured) 

Update Zoning Ordinances 
related to flooding, grading and 
stormwater management 

High 
Borough Staff and 
T&M Associates 

August 2015 
Borough 
Staff 
Time 

Borough General 
Funds 

Join the Community Rating 
System (CRS) Program 

Medium Borough Staff 
October 
2015 

Borough 
Staff 
Time 

Borough General 
Funds 

Join the Building Code 
Effectiveness Grading Schedule 
(BCEGS) Program 

Low Borough Staff 
October 
2016 

Borough 
Staff 
Time 

Borough General 
Funds 

Enforce the Borough Stormwater 
Management Plan & Ordinance 

Ongoing 

Planning, Zoning, 
Code 
Enforcement & 
Construction 
Departments 

Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

Maintain and clean the Borough 
drainage system, streams and 
ditches 

Ongoing 
Department of 
Public Works 

Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

Tree Trimming Program Ongoing 
Department of 
Public Works 

Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 
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PROPERTY PROTECTION 

      
Action Item Priority 

Responsible 
Party 

Deadline Budget Funding Source 

Update the Borough's Flood 
Damage Prevention Ordinance 

High Borough Staff August 2015 
Borough 
Staff 
Time 

Borough General 
Funds 

      
NATURAL RESOURCE PROTECTION     
      
Action Item Priority 

Responsible 
Party 

Deadline Budget Funding Source 

Update the Borough Ordinance to 
prohibit the dumping of waste in 
streams and waterways 

Low 
Zoning 
Department 

December 
2015 

Borough 
Staff 
Time 

Borough General 
Funds 

Continue to enforce NJDEP and 
soil erosion and sediment control 
standards for all development 

Ongoing 

Planning, Zoning, 
Code 
Enforcement & 
Construction 
Departments 

Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

      
EMERGENCY SERVICES      
      
Action Item Priority 

Responsible 
Party 

Deadline Budget Funding Source 

Prepare an updated Emergency 
Operations Plan 

High 
Borough Staff and 
T&M Associates 

July 2015 $26,000  
NJDCA Grant 
(secured) 

Prepare a Debris Management 
Plan 

High 
Borough Staff and 
T&M Associates 

July 2015 $20,000  
NJDCA Grant 
(secured) 

Install reinforced steel, rubber 
gasket-lined storm doors at the 
DPW garage and the Main and 
Grant Avenue sanitary sewer 
pump stations 

High 
Department of 
Public 
Works/Contractor 

August 2015 $300,000  
FEMA 406 Funds 
(secured) 

Install emergency backup 
generators at the Riverside Drive, 
Club Way, Thornton Way and 
Navesink Avenue sanitary sewer 
pump stations 

High 
Borough 
Staff/Contractor 

August 2015 $220,000  
HMGP Grant 
(secured) 

Install a SCADA system High 
Borough 
Staff/Contractor 

August 2015 $130,000  Possible HMGP Grant 
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Install an emergency generator at 
the Oceanic Hook and Ladder Fire 
House 

High 
Borough 
Staff/Contractor 

August 2016 $55,000  

Possible HMGP 
Grant, Fire 
Department Funds, 
Borough Funds 

Install a quick connection system 
for a portable generator with a 
manual switch gear at Borough 
Hall 

Medium 
Borough 
Staff/Contractor 

August 2016 $10,000  
Possible HMGP 
Grant, Borough 
Funds 

Remove and replace two  
underground fuel storage tanks 
with a new aboveground fuel 
storage tank at the DPW Yard 

Medium 
Borough 
Staff/Contractor 

August 2017 $220,000  
Possible HMGP 
Grant, Borough 
Funds 

Develop Bingham Hall Comfort 
Station 

Medium 
Borough 
Staff/Contractor 

August 2017 $95,000  
Possible HMGP 
Grant, Borough 
Funds 

Install an emergency generator at 
Rumson Fair Haven Regional High 
School 

Low 
Borough 
Staff/Contractor 

August 2017 $55,000  Possible HMGP Grant 

Check for fallen trees and blocked 
storm drains 

Ongoing 
Department of 
Public Works 

Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

Maintain the Borough's various 
hazard warning systems and 
educate the public on these 
systems 

Ongoing Borough Staff    Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

      
STRUCTURAL PROJECTS      
      
Action Item Priority 

Responsible 
Party 

Deadline Budget Funding Source 

Install a new elevated bulkhead 
at the western terminus of 
Washington Avenue 

Medium 
Borough 
Staff/Contractor 

August 2016 $75,000  
Possible HMGP 
Grant, Borough 
Funds 

Shrewsbury Drive & Avenue of 
Two Rivers intersection roadway, 
drainage and bulkhead 
improvements 

Medium 
Borough 
Staff/Contractor 

August 2017 $462,000  
Possible HMGP & 
NJDOT Grants, 
Borough Funds 
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Install 225 feet of new bulkhead 
adjacent to the municipal boat 
ramp and replace the existing 
bulkhead on the northwest side 
of the ramp 

Low 
Borough 
Staff/Contractor 

August 2018 $734,000  
Possible HMGP 
Grant, Borough 
Funds 

Roadway and drainage 
improvements at the intersection 
of Holly Tree Lane and Navesink 
Avenue 

Low 
Borough 
Staff/Contractor 

August 2020 $100,000  
Possible HMGP 
Grant, Borough 
Funds 

Roadway and drainage 
improvements at the southern 
end of Club Way 

Low 
Borough 
Staff/Contractor 

August 2020 $100,000  
Possible HMGP 
Grant, Borough 
Funds 

Storm drain and channel 
maintenance 

Ongoing Borough Staff    Ongoing 
Borough 
Staff 
Time 

Borough General 
Funds 

      
PUBLIC INFORMATION      

      

Action Item Priority 
Responsible 
Party 

Deadline Budget Funding Source 

Implement the GIS program and 
make available to the public 

High 
Borough Staff and 
T&M Associates 

July 2015 
Borough 
Staff 
Time 

Borough General 
Funds 

Conduct outreach projects such 
as mailing newsletters and 
creating a section on the Borough 
website devoted to floodplain 
management and hazard 
mitigation 

Low Borough Staff   
December 
2015 & 
Ongoing 

Borough 
Staff 
Time 

Borough General 
Funds 

Gather and maintain documents 
at Borough Hall for public 
distribution regarding flood 
preparation, NFIP, elevation 
requirements, etc. 

Low 
Borough Staff and 
T&M Associates 

December 
2015 & 
Ongoing 

Borough 
Staff 
Time 

Borough General 
Funds 

Create a Senior Citizen Database 
for use prior to and during storms 

Low Borough Staff August 2016 
Borough 
Staff 
Time 

Borough General 
Funds 
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ORDINANCE RECOMMENDATIONS 

As indicated in the Action Plan, revising the Borough’s current ordinances is critical to 

ensuring recovery and resiliency and mitigating the effects and impacts of future 

hazards. 

Chapter XVII of the Borough Ordinance contains the Flood Damage Prevention 

Ordinance.  The purpose of this ordinance is to promote the public health, safety, and 

general welfare, and to minimize public and private losses due to flood conditions in 

specific areas.  It is recommended that this ordinance be revised to incorporate the 

newly created Preliminary FIRM flood maps, which are considered to be the best 

available data at this time.  The Borough is taking a conservative approach to building 

elevation requirements by requiring that the lowest finished floor be at least one foot 

above the Preliminary FIRM flood elevation.  Instead of adopting solely the new 

Preliminary FIRM flood elevations, the base flood elevation shall be the greater of the 

2009 Effective FIRM, the 2012 ABFE or the 2014 Preliminary FIRM.  This will require 

many areas to rebuild to higher elevations that are closer to the flood levels experienced 

during Superstorm Sandy.  Although this is a more restrictive method, many local 

residents, builders, architects and engineers support building homes to these higher 

elevations.  Other minor recommendations, such as requiring elevation certificates, are 

also proposed.      

In an effort to encourage residents to rebuild to higher elevations and avoid costly and 

time consuming variance applications, it is recommended that the Schedule of Zoning 

District Regulations be revised to allow unroofed porches, landings, stoops and stairs to 

extend up to five feet beyond the side and rear setback lines in a residential zone.   

A major concern of the Steering Committee members was the grading and stormwater 

runoff associated with new development, especially for those properties being raised 

above the base flood elevation.  Various changes are therefore proposed to Section 22-

7.27, Soil Removal and Fill, of the Development Regulations.  Additional oversight and 

approvals will be required to ensure that there will be no negative impacts to 

neighboring properties as a result of new construction.  Additional regulations are also 

proposed for Section 22-7.25, Fences and Walls, to limit the impacts of large retaining 

walls that are sometimes constructed when a house is elevated.      

Recommended ordinance revisions can be found in Appendix P. 
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IX.  PLAN IMPLEMENTATION & MAINTENANCE 

This Plan was introduced to the Borough Planning Board on April 13, 2015 and then 

adopted on May 5, 2015.  The Plan will also be adopted by the Borough Council by a 

formal Resolution on May 12, 2015.   

This floodplain management plan is intended to be a dynamic document, adapting to 

changes in flood hazards and the needs of the Borough of Rumson.  The 

recommendations and actions identified in this plan should be implemented by the 

designated lead for each action item as funding and resources become available.  

Changes in future conditions and funding availability may determine the timeline for 

when some actions get implemented.  As the plan is evaluated each year and updated 

every five years, the goals and objectives of this plan should also be evaluated and 

revised as necessary.  

The Borough’s CRS Coordinator will be responsible for monitoring the plan and 

ensuring that the Floodplain Management Plan Steering Committee will meet at least 

once per year to aid with the yearly plan evaluation.  The original members of the 

committee will remain, unless they wish to be replaced.  Then a like representative will 

replace them.  The committee will review the plan on an annual basis to evaluate 

changes to hazard conditions, goals and objectives, and progress made towards 

objectives.  The committee will identify any necessary changes or revision to the plan.  

The annual review will include: 

 A review of the original plan; 

 Identification of any flood, hurricane, or other disaster that has impacted 

Rumson since the last review; 

 Review of action items from the original plan, including what has been 

accomplished; 

 Discussion on why actions have not been completed; 

 Where vulnerabilities have increased, identify why and what additional 

measures can be taken to decrease the vulnerability of that area to flood hazards; 

 Recommendations for new projects or revised action items; and 

 Survey of available resources to address action items. 

This Floodplain Management Plan will be updated every five years and reviewed for 

CRS credit according to the CRS Coordinator’s Manual in effect at the time.  The 5-year 

update must include the following steps to retain CRS credit: 

 The update must be conducted by a committee; 
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 A public meeting must be conducted to review and receive comments on the 

draft update; 

 Review of new studies, reports, and technical information of the community’s 

needs, goals, and plans for the area; 

 New floodplain or hazard mapping; 

 Identification of additional repetitive loss properties or completed mitigation 

projects; 

 Discussion of any major flood or other disasters that have occurred since the plan 

was adopted; 

 Review of any other changes in flooding conditions or development exposed to 

flooding or other hazards; 

 Goals must be evaluated to determine if they are still appropriate; 

 The action plan will be revised to account for projects that have been completed, 

dropped, or changed, and for changes in the hazard and problem assessments; 

and 

 The update shall be adopted by the community’s governing body. 
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Floodplain Management Plan 

Steering Committee Meeting Outline & Notes 
November 13, 2014 

 
1. Overview of the Post Sandy Planning Assistance Grant and the proposed Floodplain 

Management Plan  
 

2. T&M Associates and the Borough recently prepared Action Worksheets for the Borough as part 
of the Monmouth County Hazard Mitigation Plan.  The actions include various activities to 
increase the Borough’s storm resiliency.  They include preventative and protective measures, as 
well as planning activities.  All 21 worksheets were reviewed as possible activities for the 
Floodplain Management Plan, and the Committee was asked for input on additional activities.  It 
was recommended to maintain a database of all senior citizens within the Borough so Police 
could be notified of their locations during emergencies.  A portal could be created on the 
Borough website for seniors to register.  The Senior Citizen Club could also be utilized.   
 

3. There was a discussion on the Borough potentially raising bulkheads to the 100-year storm.  It 
was asked what the bulkhead elevation requirements are for private development.  This issue 
must be further researched.         
 

4. The Borough’s existing Flood Damage Prevention Ordinance was reviewed.   
a) The Ordinance currently references the Advisory Base Flood Elevation (ABFE) maps 

dated December 12, 2012.  The lowest floor of any new or substantially improved 
construction must be at or above the ABFE elevation.  Mr. Neff recommended that the 
ordinance be updated to reflect the current Preliminary FIRM maps and the Effective 
FIRM maps in the future.  The Borough is opposed to this and wants to keep the more 
conservative ABFE maps.  T&M will prepare a map showing the difference between the 
two maps (elevations and zone boundaries) for the next meeting. 

b) The timeframe for Substantial Damage and Substantial Improvement must be further 
researched and clarified.  Is the 50% damage/improvement all at once or over a certain 
time period?   

c) The Ordinance shall specify in Section 17-4.3.c that Elevation Certificates are required 
for all new construction or substantial improvement. 

d) Section 17-6.1.d.4 shall be revised to require flood elevation data for all subdivisions 
and proposed development, not only those over 50 lots or 5 acres.    

 
 
 
 
 
 
 
 



 
 

 

 
Floodplain Management Plan 

Steering Committee Meeting Outline & Notes 
December 18, 2014 

 
1. Discussion on building to ABFE Maps or Preliminary FIRM Maps 

a) NJ FHA Control Act requires lowest floor to be one foot above design flood elevation 
b) Recommend 2 foot freeboard requirement 
c) Borough would like to use most conservative data 

 
2. Flood Damage Prevention Ordinance revisions 

a) Possibly update map reference and add freeboard requirement 
b) Minor revisions discussed at last meeting 
c) Impacts to grading and drainage from lifting a house.  
d) Need to make revisions to Grading Plan, retaining wall and porch/stair requirements.   

 
3. Discussion of Known Flood Hazards 

a) Source of water 
b) Depth of flooding  
c) Velocities 
d) Warning time 

 
4. Areas of Localized Minor Flooding 

a) Ditches, depressions, drainage system backups, etc. 
 

5. Areas Outside of Mapped Flood Zones with Historical Flooding 
a) Southern portion of Wardell Avenue 

 
6. Impact of Flooding on the Community’s Economy 

a) Commercial, Residential & Borough 
 

7. Impact to Public Health Following Floods 
a) Mold, demolition debris, asbestos removal, etc. 

 
 
 
 
 
 
 
 
 
 
 



 
 

 

 

Floodplain Management Plan 
Steering Committee Meeting Outline & Notes 

January 22, 2015 
 

1. Flood Zones and Elevations 
a) The ABFE maps locate 344 properties in a V Zone, compared to 106 properties in the 

current Preliminary FIRM maps.  Construction in a V Zone requires a pile or column 
foundation with breakaway walls and that the bottom of the lowest horizontal 
structural member be at least one foot above the base flood elevation (specifics depend 
on building category as defined in ASCE 24 – Flood Resistant Design and Construction).  
The Borough would like to establish their Base Flood Elevation as the higher, more 
conservation elevation of the ABFE elevation or the Preliminary FIRM elevation.  One 
foot of freeboard shall be required where the two elevations are equal.  The flood zones 
will be based on the Preliminary FIRM maps, not the ABFE maps.   

b) Garages may be constructed below the flood elevation in accordance with the 
requirements contained in NJAC 7:13-11.5(n) (see attached).  There is no difference 
between the requirements for attached and detached garages.   

  
2.  Grading Plan Requirements & Retaining Walls 

a) The Committee discussed more restrictive requirements for Grading Plans in an effort to 
limit drainage issues.   

b) The Committee discussed the many retaining walls being constructed as a result of 
elevating homes.  They would like to establish a height limit of 4 feet along property 
lines.   
   

3. Front Porch Requirements 
a) It was discussed that many residents are required to get variance approval for porches 

when lifting a house and this is the only reason they need to come before the Zoning 
Board.  The Borough would like to encourage front porches and landings instead of just 
a straight set of stairs up to the first floor of a house that has been lifted.  The ordinance 
should be revised accordingly.   
   

4. Set Goals 
a) The Committee discussed the goals they would like to achieve with the new Plan. 

   
5. Possible Activities 

a) Further discussion of the proposed activities and any new activities.   
     

 
 
 
 
 



 
 

 

 
Floodplain Management Plan 

Steering Committee Meeting Outline & Notes 
February 19, 2015 

 
 
1. Review the drafted Flood Hazard Assessment and Problem Assessment sections of the Plan for 

accuracy. 
 

2. Review of the Goals and all projects listed as Possible Floodplain Management Activities.  
Committee was asked for any additional projects they would like included.   
 

3. Establish High, Medium and Low priority levels for the proposed activities. 
 

4. Develop a proposed Action Plan.  Determine which activities to include, priority, responsible 
party, proposed deadlines and budgets, and possible funding sources.     
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AGENDA 
REGULAR MEETING 
BOROUGH COUNCIL 

BOROUGH OF RUMSON 
November 3, 2014 

4:00 p.m. 
 
Pledge of Allegiance. 
 
Roll call. 
 
Statement of Mayor regarding compliance with the notice requirements of the Open 
Public Meetings Act. 
 
Approval of the minutes of the Previous Meeting. 
 
COMMUNICATIONS: 

None. 
 
COMMITTEE REPORTS: 
 
UNFINISHED BUSINESS: 

None. 
 
NEW BUSINESS: 

1.  Resolution 2014-1103-145 Authorizing the Insertion of a Special Item of 
Revenue in the 2014 Borough Budget for the Post Sandy Planning Assistant Phase II 
Grant. 
 
 2.  Resolution 2014-1103-146 Authorizing the Appointment of Grace P. Maggiulli, 
Jr. as a Full-time Dispatcher/Class II Special Officer Effective January 1, 2015. 
 
CONSENT AGENDA: 
 1.  Resolution 2014-1103-147 Authorizing the Refund of Unused Fees for Police 
Traffic Control Services to Visiting Nurse Association of Central Jersey.  
 
 2.  Resolution 2014-1103-148 Authorizing the Refund of Unused Fees for Police 
Security Services to Campership of Monmouth County. 
 
 3.  Resolution 2014-1103-149 Authorizing the Refund of Unused Fees for Police 
Traffic Control Services to Delaware Valley Utility Contractors, Inc. 
 
 4.  Resolution 2014-1103-150 Authorizing the Refund of Unused Fees for Police 
Traffic Control Services to Monmouth County Historical Association. 
 
 5.  Resolution 2014-1103-151 Authorizing the Refund of Unused Fees for Police 
Security Services to David Long and Krista Valentino. 
 
 6.  Resolution 2014-1103-152 Authorizing the Refund of Unused Fees for Police 
Security Services to Kristine Sheftel. 
 
ANNOUNCEMENTS BY THE MAYOR. 
CONSIDERATION OF BILLS & CLAIMS (RESOLUTION). 
COMMENTS FROM THE COUNCIL. 
COMMENTS FROM THE PUBLIC. 
The Mayor and Council are soliciting comments on the following: 
 1.  Monmouth County Hazard Mitigation Plan 

2.  NJ DCA Post Sandy Planning Assistance Grant Phase 2 and specifically the  
     Flood Plain Management Plan and Borough Flood Plain Ordinance  

ADJOURNMENT. 
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REGULAR MEETING 
BOROUGH COUNCIL 

BOROUGH OF RUMSON 
November 3, 2014 

 
 A regular meeting of the Borough Council of the Borough of Rumson was held in the 
Charles S. Callman Courtroom of Borough Hall on November 3, 2014 and was called to order by 
Mayor John E. Ekdahl at 4:00 p.m. 
 
 Pledge of Allegiance. 
 

Present:  Mayor Ekdahl, Councilwoman Atwell, Councilmen Broderick, Day, Hemphill, 
Rubin and Shanley. 
 
 Absent:  None. 
 
 Thomas S. Rogers, Municipal Clerk/Administrator, was present. 
 
 Martin M. Barger, Borough Attorney, was present. 
 
 Thomas Neff of T & M Associates was present.  
 
 The Mayor declared a quorum present and announced that the notice requirements of the 
Open Public Meetings Act had been met by the posting and mailing of a schedule of all regular and 
work meetings of the Borough Council for the year 2014 to the Asbury Park Press and the Two 
River Times. 
 
 On motion by Councilman Rubin, seconded by Councilman Day, the minutes of the previous 
meeting were approved as written, copies having been forwarded to all Council members.  All in 
favor. 
 
COMMUNICATIONS:           
 

None. 
 
COMMITTEE REPORTS:           
 
 None.   
 
UNFINISHED BUSINESS:           
 
 None. 
 
NEW BUSINESS:            
 
RESOLUTION 2014-1103-145 AUTHORIZING THE INSERTION OF A SPECIAL ITEM 
OF REVENUE IN THE 2014 BOROUGH BUDGET FOR THE POST SANDY PLANNING 
ASSISTANT PHASE II GRANT:          
 
2014-1103-145 
 
 Councilman Hemphill offered the following resolution and moved its adoption: 
 

RESOLUTION PROVIDING FOR THE INSERTION OF A SPECIAL 
ITEM OF REVENUE IN THE BUDGET OF THE BOROUGH OF 

RUMSON PURSUANT TO N.J.S.A. 40A:4-87 
(CHAPTER 159, P.L. 1948) 

 
 WHEREAS, N.J.S.A. 40A:4-87 provides that the Director of the Division of Local Finance may 
approve the insertion of any special item of revenue in the budget of any county or municipality 
when such item shall have been made available by law and the amount thereof was not determined at 
the time of adoption of the budget; and 
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 WHEREAS, said Director may also approve the insertion of any item of appropriation for an 
equal amount; 
 
 NOW, THEREFORE, BE IT RESOLVED that the Borough of Rumson hereby requests the 
Director of the Division of Local Finance approve the insertion of an item of revenue in the budget 
of the year 2014 in the sum of $255,000.00, which item is now available as a revenue from the State 
of New Jersey, Department of Community Affairs, Local Planning Services, Post Sandy Planning 
Assistance Grant Phase II pursuant to the provisions of statute; and 
 
 BE IT FURTHER RESOLVED that a like sum of $255,000.00 be and same is hereby 
appropriated under the caption of Post Sandy Planning Assistance Grant Phase II. 
 
 Resolution seconded by Councilman Broderick and carried on the following roll call vote: 
 
 In the affirmative:  Atwell, Broderick, Day, Hemphill, Rubin and Shanley. 
 
 In the negative:  None. 
 
 Absent:  None. 
 
RESOLUTION 2014-1103-146 AUTHORIZING THE APPOINTMENT OF GRACE P. 
MAGGIULLI AS A FULL-TIME DISPATCHER/CLASS II SPECIAL OFFICER 
EFFECTIVE JANUARY 1, 2015:          
 
2014-1103-146 
 
 Councilman Rubin offered the following resolution and moved its adoption: 
 

RESOLUTION  
 
 WHEREAS, the Borough of Rumson through its Police Department has the need for a full-time 
Police Dispatcher/Class II Special Police Officer; and 
 
 WHEREAS, Grace P. Maggiulli has experience as a part-time Dispatcher with the Boroughs of 
Rumson and Little Silver; and 
 
 WHEREAS, Police Chief Scott Paterson and the Police Committee have recommended that Ms. 
Maggiulli be appointed as a full-time Police Dispatcher/Class II Special Police Officer; and 
 
 WHEREAS, the Police Chief and Police Committee have recommended that Ms. Maggiulli 
attend the Special Law Enforcement Officer Class II Course in January; 
 
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Grace P. Maggiulli be appointed as a full-time Police Dispatcher/Class II Special 
Police Officer at an annual salary of $26,000.00 effective January 1, 2015; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer and the Payroll Clerk. 
 
 Resolution seconded by Councilwoman Atwell and carried on the following roll call vote: 
 
 In the affirmative:  Atwell, Broderick, Day, Hemphill, Rubin and Shanley. 
 
 In the negative:  None. 
 
 Absent:  None. 
 
CONSENT AGENDA:           
 
RESOLUTION 2014-1103-147 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE TRAFFIC CONTROL SERVICES TO VISITING NURSE ASSOCIATION OF 
CENTRAL JERSEY:           
 
2014-1103-147 
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RESOLUTION TO AUTHORIZE REFUND TO 

VISITING NURSE ASSOCIATION OF CENTRAL JERSEY 
 

 WHEREAS, Visiting Nurse Association of Central Jersey, 176 Riverside Avenue, Red 
Bank, NJ 07701, posted $1,044.00 for eighteen (18) hours of Police Traffic Control Services 
on October 12 and 18, 2014; and 
 
 WHEREAS, Rumson Police Officers provided only five (5) of the requested eighteen 
(18) hours; and  
 
 WHEREAS, Police Chief Scott Paterson has confirmed that only five (5) hours were 
provided by Rumson Officers; and  
 
 WHEREAS, Karen M. Rafiqi, of the Visiting Nurse Association, has requested a refund 
of $754.00; and 

 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of 
$1,044.00 from Visiting Nurse Association of Central Jersey and recommends a refund be 
made to Visiting Nurse Association of Central Jersey in the amount of $754.00; 

  
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Visiting Nurse Association of Central Jersey be refunded $754.00; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer. 
 
RESOLUTION 2014-1103-148 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE SECURITY SERVICES TO CAMPERSHIP OF MONMOUTH COUNTY:  
 
2014-1103-148 
 

RESOLUTION TO AUTHORIZE REFUND TO 
CAMPERSHIP OF MONMOUTH COUNTY 

 
 WHEREAS, Campership of Monmouth County, PO Box 341, Rumson, NJ 07760, 
posted $200.00 for Police Security Services; and 
 
 WHEREAS, Police Sergeant Robert Boyer has confirmed that no Rumson Officers 
provided the requested services; and  
 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of $200.00 
from Campership of Monmouth County and recommends a refund be made to Campership 
of Monmouth County in the amount of $200.00; 
 
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Campership of Monmouth County, PO Box 341, Rumson, NJ 07760 be 
refunded $200.00; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer.  
 
RESOLUTION 2014-1103-149 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE TRAFFIC CONTROL SERVICES TO DELAWARE VALLEY UTILITY 
CONTRACTORS, INC.:           
 
2014-1103-149 
 

RESOLUTION TO AUTHORIZE REFUND TO 
DELAWARE VALLEY UTILITY CONTRACTORS, INC. 

 
 WHEREAS, Delaware Valley Utility Contractors, Inc., 225 Warren Street, Reading, PA 
19601 posted $1,044.00 for 18 hours Police Traffic Control Services; and 
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 WHEREAS, only 13 hours were provided by Rumson Police Officers; and 
 

 WHEREAS, Police Sergeant Robert Boyer has confirmed that only 13 hours were 
provided by Rumson Officers; and  

 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of 
$1,044.00 from Delaware Valley Utility Contractors, Inc., and recommends a refund be 
made to Delaware Valley Utility Contractors, Inc. in the amount of $290.00; 

  
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Delaware Valley Utility Contractors, Inc., 225 Warren Street, Reading, PA 
19601 be refunded $290.00; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer.  
 
RESOLUTION 2014-1103-150 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE TRAFFIC CONTROL SERVICES TO MONMOUTH COUNTY HISTORICAL 
ASSOCIATION:            
 
2014-1103-150 
 

RESOLUTION TO AUTHORIZE REFUND TO 
MONMOUTH COUNTY HISTORICAL ASSOCIATION  

 
 WHEREAS, Monmouth County Historical Association, 70 Court Street, Freehold, NJ 
07728, posted $464.00 for eight (8) hours of Police Traffic Control Services; and 
 
 WHEREAS, Rumson Police Officers only provided four (4) of the requested eight (8) 
hours; and  
 
 WHEREAS, Police Sergeant Robert Boyer has confirmed that only four (4) hours were 
provided by Rumson Officers; and  
 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of $464.00 
from Monmouth County Historical Association and recommends a refund be made to 
Monmouth County Historical Association in the amount of $232.00; 
  
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Monmouth County Historical Association, 70 Court Street, Freehold, NJ 07728 
be refunded $232.00; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer.  
 
RESOLUTION 2014-1103-151 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE SECURITY SERVICES TO DAVID LONG AND KRISTA VALENTINO:  
 
2014-1103-151 
 

RESOLUTION TO AUTHORIZE REFUND TO 
DAVID LONG AND KRISTA VALENTINO 

 
 WHEREAS, David Long and Krista Valentino, 49 Buena Vista Ave, Rumson, NJ 
07760, posted $250.00 for Police Security Services; and 
 
 WHEREAS, Police Sergeant Robert Boyer has confirmed that no Rumson Officers 
provided the requested services; and  
 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of $250.00 
from David Long and Krista Valentino and recommends a refund be made to David Long 
and Krista Valentino in the amount of $250.00; 
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 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that David Long and Krista Valentino, 49 Buena Vista Ave, Rumson, NJ 07760 be 
refunded $250.00; and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer.  
 
RESOLUTION 2014-1103-152 AUTHORIZING THE REFUND OF UNUSED FEES FOR 
POLICE SECURITY SERVICES TO KRISTINE SHEFTEL:      
 
2014-1103-152 
 

RESOLUTION TO AUTHORIZE REFUND TO 
KRISTINE SHEFTEL 

 
 WHEREAS, Kristine Sheftel, 34 Navesink Ave, Rumson, NJ 07760, posted $250.00 for 
Police Security Services; and 
 
 WHEREAS, Police Sergeant Robert Boyer has confirmed that no Rumson Officers 
provided the requested services; and  
 
 WHEREAS, Helen L. Graves, Chief Financial Officer, has confirmed receipt of $250.00 
from Kristine Sheftel and recommends a refund be made to Kristine Sheftel in the amount of 
$250.00; 
 
 NOW, THEREFORE, BE IT RESOLVED by the Mayor and Council of the Borough of 
Rumson that Kristine Sheftel, 34 Navesink Ave, Rumson, NJ 07760 be refunded $250.00; 
and 
 
 BE IT FURTHER RESOLVED that a certified copy of this Resolution be forwarded to 
the Chief Financial Officer.  
 
 The above six (6) Resolutions on the Consent Agenda were moved for adoption by Councilman 
Rubin.  Motion seconded by Councilman Hemphill and carried on the following roll call vote: 
 
 In the affirmative:  Atwell, Broderick, Day, Hemphill, Rubin and Shanley. 
 
 In the negative:  None. 
 
 Absent:  None. 
 
ANNOUNCEMENTS BY THE MAYOR:         
 

Mayor Ekdahl made the following Announcements: 
 

1. There will be a Veterans’ Day Ceremony held in Victory Park on Tuesday,  
November 11th at 11:00 a.m.  At that time, the names of the Veterans that  
have been added to the Veterans Monument will be announced.  We hope that  
you will join us. 

 
2. Borough Hall will be open on Veterans’ Day, Tuesday, November 11th this year.  There 

will be garbage pickup and the Recycling Center will be open on November 11th.  
 

 Thank you for your cooperation. 
 
CONSIDERATION OF BILLS AND CLAIMS (RESOLUTION):     
 
 Councilman Hemphill offered the following resolution and moved its adoption: 
 

$ 10.80  NJ Dept Health/Sr Services 
$ 89.00  Red Bank Veterinary Hospital 

______________________________________________________________________________________________________________________________________________________________________________________ 

$ 99.80  Animal Control Account 
    

$ 21,000.00  Fiore Paving Company 
______________________________________________________________________________________________________________________________________________________________________________________ 
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$ 21,000.00  Capital Account 
    

$ 110.25  Jeffrey R Surenian & Assoc LLC 
______________________________________________________________________________________________________________________________________________________________________________________ 

$ 110.25  COAH Trust Fund 
    

$ 330.70  Stephen Barrett 
$ 200.00  Campership of Monmouth Cty Inc 
$ 139.00  Career Development Institute 
$ 15,597.00  Conner Strong & Buckelew 
$ 2,382,793.34  Monmouth County Treasurer 
$ 150,878.71  Monmouth County Treasurer (LIB) 
$ 127,694.76  Monmouth County Treasurer (OS) 
$ 290.00  Delaware Valley Utility 
$ 68.50  Direct Energy Business 
$ 1,525.20  Edwards Tire Co Inc 
$ 9,458.50  First Priority Emergency 
$ 53.64  Robert E Halligan 
$ 236.11  Industrial Chem Lab & Services 
$ 250.00  Jean’s Canvas Products 
$ 775.00  Kerrigan Electric Inc 
$ 250.00  David Long & Krista Valentino 
$ 20.00  Mazza & Sons Inc 
$ 767.43  Mid-Atlantic Truck Centre Inc 
$ 829.44  Monmouth County Tax Admin 
$ 30.00  Monmouth County Police Academy 
$ 550.00  Monmouth Fabricating LLC 
$ 232.00  Monmouth County 
$ 105.05  Naylor’s Auto Parts 
$ 9,068.80  New Jersey American Water 
$ 377.97  NJ Natural Gas Co 
$ 220.00  NJ State League of Municipalities 
$ 83,131.15  State of NJ Pensions/Active 
$ 40,930.37  State of NJ Pensions/Retiree 
$ 10,836.00  Realty Data Systems LLC 
$ 1,145.56  Republic Services of NJ LLC 
$ 1,845.41  Reussille Law Firm LLC 
$ 108.05  Thomas S Rogers 
$ 2,814,327.83  Rumson Elementary School Dist 
$ 2,276,174.41  RFH Regional High School 
$ 2,102.26  Seaboard Welding Supply Inc 
$ 250.00  Kristine Sheftel 
$ 250.00  State Shorthand Reporting Serv 
$ 811.57  Staples Advantage 
$ 2,002.22  Trico Equipment Services LLC 
$ 372.17  Trius Inc 
$ 31.50  Up-Tite Fasteners Inc 
$ 754.00  VNA of Central Jersey 
$ 198.90  George Wall Lincoln 

______________________________________________________________________________________________________________________________________________________________________________________ 

$ 7,938,012.55  Current Fund 
    

$ 494.90  John Deere Landscaping 
$ 200.00  Garrett Littman 
$ 160.00  William O’Brien 
$ 88.82  Sarah Orsay 

 
$ 30.00  Edward Osmulski 
$ 220.00  Bennett Todd Pelino 
$ 120.00  Ethan Peters 
$ 375.00  Courtney Setteducate 
$ 290.00  Sickles Market 

______________________________________________________________________________________________________________________________________________________________________________________ 

$ 1,978.72  Recreation Account 
    

$ 1,000.00  Vision Landscape & Design 
______________________________________________________________________________________________________________________________________________________________________________________ 
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$ 1,000.00  Trust Account 
    

$ 7,938,012.55  Current Fund Appropriations 
$ 99.80  Animal Control Fund Expenses 
$ 21,000.00  Capital Fund Disbursements 
$ 1,978.72  Recreation Disbursements 
$ 1,110.25  Trust Fund – Other Expenses 

______________________________________________________________________________________________________________________________________________________________________________________ 

$ 7,962,201.32  Total Of All Funds 
  
 Resolution seconded by Councilman Broderick l and carried on the following roll call vote: 
 

In the affirmative:  Atwell, Broderick, Day, Hemphill, Rubin and Shanley. 
 

In the negative:  None. 
 

Absent:  None. 
 
COMMENTS FROM THE COUNCIL:         
 
 The Mayor afforded the members of the Council an opportunity to be heard at this time and 
no one responded. 
 
COMMENTS FROM THE PUBLIC:         
 
 The Mayor afforded the members of the public an opportunity to be heard at this time on any 
matters regarding the meeting or general Borough matters and no one responded. 
 
Monmouth County Hazard Mitigation Plan:        
 

The Municipal Clerk/Administrator explained that as part of the Monmouth County Hazard 
Mitigation Plan the Borough was required to make a meeting available to the public to comment on 
the Monmouth County countywide Plan that was developed over the past two years.  He reported 
that the prior plan had expired and, as part of FEMA’s program, the County municipalities were 
required to hold public hearings at which time residents of Monmouth County and, more specifically 
the residents of the Borough of Rumson for this meeting, could attend to comment on the County’s 
Draft Plan. 
 
NJ DCA Post Sandy Planning Assistance Grant Phase 2 and specifically the Flood Plain 
Management Plan and Borough Flood Plain Ordinance:       
 
 The Municipal Clerk/Administrator explained that the New Jersey Department of 
Community Affairs (NJ DCA) had awarded the Borough of Rumson a very large grant to review 
different planning segments within the Borough.  He reported that part of that Plan was to analyze 
the Borough’s Flood Plain Ordinances and Flood Plain Management Plan as part of the grant 
process.  The Municipal Clerk/Administrator advised that the committee that was formed from 
members of the Planning and Zoning Boards and Borough Council would meet to review those 
items, but prior to meeting the Borough was required to solicit information and concerns regarding 
our current plans—specifically how the Borough allows the residents to build, required home 
elevations and heights, different areas in which we allow residents to build homes—so that when the 
committee does meet they will have the necessary feedback to discuss the ideas that have come out 
of the public comments. 
 
 The public was afforded an opportunity to be heard at this time on the two above matters and 
the following resident responded: 
 
 Richard Jones of 37 Navesink Avenue asked if this meeting would be the only chance that 
the public would have to comment. 
 
 Thomas Neff of T & M Associates stated that there would be another public hearing prior to 
the Plan being adopted and that it would take the Borough a few months to complete the whole 
process.  He added that the County has given the Borough a thirty-day window for the Hazard 
Mitigation Plan that ends on November 17, 2014. 
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 Mr. Jones asked how the Borough was going to spend the NJ DCA grant money on a longer 
term project. 
 
 The Municipal Clerk/Administrator reported that the grant was specifically for planning and 
was very descriptive on how the money was to be spent; it did not include any road improvements, 
bulkheads, berms, concrete, soil or the like, but its purpose was specifically for the planning process.  
He added that the total grant amount for this segment was $50,000 and was to analyze what the 
Borough currently had and if our Borough Ordinances were up-to-date and met the latest FEMA and 
DEP requirements. 
 
 Mr. Jones stated that he thanked the Municipal Clerk/Administrator for his diligence in 
securing the grant money.  He stated that he hadn’t had much time to review the Hazard Mitigation 
Plan, but after reading Section 126 regarding the Natural Hazards Survey he wanted to ask if any of 
the grant money would be dedicated for mapping areas in the Borough that have had chronic 
problems with flooding, especially areas that have been beyond the stormwater capacity or no longer 
have an outlet because of grade changes and whatnot. 
 
 The Municipal Clerk/Administrator stated for those who were not familiar, that part of the 
plan was for the County to interview Monmouth County residents, and 14% of the surveyed 
residents in the completed survey highlighted stormwater as being a concern.  He asked Mr. Jones if 
his point was that this should be part of the Borough’s process as we move forward. 
 
 Mr. Jones stated that he wanted to know if some of the money could be directed at 
identifying and possibly correcting drainage problems in other areas of the Borough. 
 
 The Municipal Clerk/Administrator reported that the total of the overall grant was about 
$275,000 divided up for a wide variety of different areas including:  Emergency Planning, Master 
Planning, GIS Mapping, CRS Program (Community Rating System) for a Resilience Program for 
flood insurance, as well as other areas.  He added that every category had to do with flooding in 
some respect—it may not always be stormwater, it may be storm related events rather than just a 
drainage issue.  The Municipal Clerk/Administrator stated that with part of the grant money that was 
awarded as part of the GIS Program we would begin mapping all of the Borough’s storm drains, 
keeping track of where they were located and where the outfall pipes were to enable us to develop a 
better maintenance plan to be able to address some of those issues.  He added that every category 
had something to do with stormwater and we would be looking at those different areas to try to 
figure out a way to better address stormwater in the Borough on a whole. 
 
 Mr. Jones stated that the main change that he would recommend was to somehow get wider 
mapping area information to the engineers so that they could make better decisions about site 
planning for new construction—how the lot gets developed in areas with poor drainage or no outlet 
for drainage and how the lot development would impact the neighboring properties and drainage in 
the area.  He added that presently engineers were required to do mapping only 50 feet beyond the 
property boundary. 
 
 Mr. Neff asked Mr. Jones if he was referring to actually surveying the stormwater system 
borough-wide so we could analyze the Borough system as a whole anytime there was development 
done. 
 
 Mr. Jones stated that the money wouldn’t go far enough to do the whole Borough, but 
perhaps the areas that have a chronic problem could be identified as needing more care and control. 
 
 Mr. Neff stated that it was not something we would be able to do with this grant now, but it 
was something that could be put in the County’s plan as one of our ideas for the future. 
 
 The Municipal Clerk/Administrator stated that it was a good idea and that we would make 
note and pass it on to the County; that was the purpose of this hearing to get just such input. 
 
 Mr. Jones thanked the Mayor and Council and Municipal Clerk/Administrator. 
 
 Mayor Ekdahl thanked Mr. Jones for his comments. 
 
ADJOURNMENT:            
 



 9 

 On motion by Councilman Broderick, seconded by Councilman Rubin, the meeting 
adjourned at 4:14 p.m.  All in favor. 
 
        Respectfully submitted, 
 
 
 
        ________________________ 
        Thomas S. Rogers, R.M.C.  
        Municipal Clerk/Administrator 



PUBLIC NOTICE 

PUBLIC HEARING TO BE HELD ON THE ADOPTION OF THE 2015 

REEXAMINATION REPORT OF THE MASTER PLAN AND FLOODPLAIN 

MANAGEMENT PLAN 
 

BOROUGH OF RUMSON PLANNING BOARD  
 

 

 

TAKE NOTICE that on April 13, 2015 at 7:30 p.m., the Planning Board of the Borough of 

Rumson will conduct a public hearing in the Borough of Rumson Borough Hall building located 

at 80 East River Road in Rumson Borough on the adoption of the 2015 Reexamination Report of 

the Master Plan with adoption of Amendments to the Master Plan, and adoption of a Floodplain 

Management Plan as an element of the Borough of Rumson’s Master Plan. The 2015 

Reexamination Report of the Master Plan includes amendments to the goals and objectives of the 

Master Plan that are designed to mitigate, reduce or prevent impacts to the community from 

natural disasters.  The Floodplain Management Plan identifies and assesses flood hazards within 

the Borough and provides a set of actions designed to minimize flooding and mitigate the 

impacts of future flooding.  The Floodplain Management Plan also evaluates options for wetland 

restoration and maintenance to mitigate potential storm surge. The recommendations from the 

Floodplain Management Plan include proposed amendments to the Borough’s current Floodplain 

Development Protection Ordinance. 

 

The documents amending the Master Plan that are the subject of the public hearing will be on 

file and available for public review and inspection in the Planning Board office during regular 

business hours, Monday through Friday, except holidays, 8:00 am to 4:00 pm, beginning on 

April 1, 2015.  

 

The Planning Board may take official action at this meeting. Any interested party may appear at 

the public hearing to participate and offer comments on the proposed amendments.  

 

 

Fred Andre 

Planning Board Secretary 

Borough of Rumson 

 
 

H:\RMSN\01693\CORRESPONDENCE\PUBLIC NOTICE.DOCX 

 

 



Page 1of 1 
        AGENDA 

                                                        PLANNING BOARD 
                                                    BOROUGH OF RUMSON 
                                                              April 13, 2015 

        7:30 P.M. 
 
 
 

Pledge of Allegiance 
 
Roll Call 
 
Statement of compliance with the notice requirements of the Open Public Meetings Act.  
 
Approval of the minutes for the January 5, 2015 and March 2, 2015 meetings.  
 
1. Introduction  
    Community Resiliency Plan/Master Plan Amendments 
    Floodplain Management Plan   
 
2. Executive Session (if necessary).   
 
3. Adjournment. 
 
cc to:  
Mrs. Patricia Murphy 
State Shorthand Reporting Service 
 
 
 

 
 

 



 Page 1of 1 
        AGENDA 

                                                        PLANNING BOARD 
                                                    BOROUGH OF RUMSON 
                                                              May 4, 2015 

       7:30 P.M. 
 
 
 

Pledge of Allegiance 
 
Roll Call 
 
Statement of compliance with the notice requirements of the Open Public Meetings Act.  
 
Approval of the minutes for the April 13, 2015 meeting.  
 
1. Resolution  
Adoption of the 2015 Master Plan Reexamination Report and Master Plan Amendments and 2015   
 Flood Plain Management Plan Element.  
 
2. Executive Session (if necessary).   
 
3. Adjournment. 
 
cc to:  
Mrs. Patricia Murphy 
State Shorthand Reporting Service 
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Agency/Organization Contact Letter Sent On Agency/Organization Response & Notes

Borough of Little Silver Robert C. Neff, Jr. 11/26/2014

Borough of Fair Haven Benjamin Lucarelli 11/26/2014 Responded by email on 11/26/14 - will forward to Administrator for follow-up

Borough of Sea Bright Dina Long 11/26/2014

Monmouth County Planning Deparment - CRS User Group Joe Barris 11/26/2014 Responded by email on 11/26/14 - sent us County draft HMP

Monmouth County Office of Emergency Management Margaret Murnane Brooks 11/26/2014 Responded by email on 12/3 - will assist in any way possible

Borough of Rumson Police Department Scott A. Paterson 11/26/2014

Rumson Fire Company Kevin McCarthy 11/26/2014 Responded by email 2/1/14 - will be chief in 2016

Oceanic Hook and Ladder Fire Company 11/26/2014

Rumson First Aid Squad Mary Nichols 11/26/2014

Historic Preservation Commission Charles Shay 11/26/2014

Environmental Commission Stephen Barrett 11/26/2014

Recreation Commission Sarah Orsay 11/26/2014

Freehold Soil Conservation District Ines Zimmerman 11/26/2014

North Jersey Transportation Planning Authority Zenobia Fields 11/26/2014

Natural Resources Conservation Service David Lamm 11/26/2014 Responded by email on 12/1/14 - may be able to provide review and comment on the 

study as it progresses

NJ Coastal Management Program 11/26/2014

FEMA Region II Howard Wolf 11/26/2014 Responded with a phone call on 12/4/14 - needed to further explain purpose of 

proposed Plan

US Army Corps of Engineers - New York District 11/26/2014

American Red Cross - Jersey Coast Chapter 11/26/2014

Clean Ocean Action Cindy Zipf 11/26/2014

American Littoral Society Helen Henderson 11/26/2014 Responded with a phone call on 2/12/15 - 30 min phone conversation, followed with 

email information on stormwater regulations

Jacques Cousteau Reserve Christopher Huch 11/26/2014 Responded by email on 12/1/15 - provided GIS maps and information. Met in person 

on 1/22/15 at CRS user group to discuss plan.  

Shore Builders Association of Central Jersey Gina Woolley 11/26/2014

Comcast Cable Lawrence Fary 11/26/2014

New Jersey American Water Paul Richards 11/26/2014

JCP&L William Uellner 11/26/2014

New Jersey Department of Environmental Protection John H. Moyle 11/26/2014

New Jersey Department of Environmental Protection Joseph Ruggeri 11/26/2014

Middletown Township Stephanie Murray 1/28/2015

Borough of Monmouth Beach Susan Howard 1/28/2015

Coordination with Outside Agencies
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Sources: Esri, HERE, DeLorme, USGS, Intermap, increment P
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by NOAA. The depths are ranged from 0-9 or greater 

feet of inundation above ground level and are 
categorized in the legend above.

Year 2010 Population:
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This map depicts the SLOSH model extents provided
by NOAA. The depths are ranged from 0-9 or greater 
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U.S. Mid-Atlantic Coast" a probable threat

 is the 1ft sea level rise condition that could be 
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CHAPTER XVII FLOOD DAMAGE PREVENTION ORDINANCE 
   

17-1       STATUTORY AUTHORIZATION, FINDINGS OF FACT, PURPOSE AND 

OBJECTIVES. 

  

17-1.1      Statutory Authorization. 

       The Legislature of the State of New Jersey has in N.J.S.A. 40:48-1et seq., delegated the 

responsibility to local governmental units to adopt regulations designed to promote public health, 

safety, and general welfare of its citizenry. Therefore, the Borough Council of the Borough of 

Rumson, in the County of Monmouth, State of New Jersey does ordain as follows. (Ord. No. 09-

012G, §1) 

  

17-1.2      Findings of Fact. 

a.     The flood hazard areas of the Borough of Rumson are subject to periodic inundation which 

results in loss of life and property, health and safety hazards, disruption of commerce and 

governmental services, extraordinary public expenditures for flood protection and relief, and 

impairment of the tax base, all of which adversely affect the public health, safety, and general 

welfare. 

b.     These flood losses are caused by the cumulative effect of obstructions in areas of special 

flood hazards which increase flood heights and velocities, and when inadequately anchored, damage 

uses in other areas.  Uses that are inadequately floodproofed, elevated or otherwise protected from 

flood damage also contribute to the flood loss. 

(Ord. No. 09-012G, §1) 

  

17-1.3      Statement of Purpose. 

       It is the purpose of this chapter to promote the public health, safety, and general welfare, and to 

minimize public and private losses due to flood conditions in specific areas by provisions designed: 

a.     To protect human life and health; 

b.     To minimize expenditure of public money for costly flood control projects; 

c.     To minimize the need for rescue and relief efforts associated with flooding and generally 

undertaken at the expense of the general public; 

d.    To minimize prolonged business interruptions; 

e.     To minimize damage to public facilities and utilities such as water and gas mains, electric, 

telephone and sewer lines, streets, and bridges located in areas of special flood hazard; 

f.     To help maintain a stable tax base by providing for the sound use and development of areas 

of special flood hazard so as to minimize future flood blight areas; 

g.     To ensure that potential buyers are notified that property is in an area of special flood 

hazard; and 



h.     To ensure that those who occupy the areas of special flood hazard assume responsibility for 

their actions. 

(Ord. No. 09-012G, §1) 

  

17-1.4      Methods of Reducing Flood Losses. 

       In order to accomplish its purposes, this chapter includes methods and provisions for: 

a.     Restricting or prohibiting uses which are dangerous to health, safety, and property due to 

water or erosion hazards, or which result in damaging increases in erosion or in flood heights or 

velocities; 

b.     Requiring that uses vulnerable to floods including facilities which serve such uses, be 

protected against flood damage at the time of initial construction; 

c.     Controlling the alteration of natural flood plains, stream channels, and natural protective 

barriers, which help accommodate or channel flood waters; 

d.    Controlling filling, grading, dredging, and other development which may increase flood 

damage; and, 

e.     Preventing or regulating the construction of flood barriers which will unnaturally divert 

flood waters or which may increase flood hazards in other areas. 

(Ord. No. 09-012G, §1) 

  

  

17-2       DEFINITIONS. 

       Unless specifically defined below, words or phases used in this chapter shall be interpreted so as 

to give them the meaning they have in common usage and to give this chapter its most reasonable 

application. 

Advisory base flood elevation (ABFE) shall mean those elevations promulgated by the Federal Office 

of Emergency Management on December 12, 2012 which more accurately reflect the true one 

(1%) percent annual change of flood hazard elevations as a result of a large storm event. 

Appeal shall mean a request for a review of the Borough Construction Official’s interpretation of any 

provision of this chapter or a request for a variance. 

Area of shallow flooding shall mean a designated AO, AH, or VO zone on a community's Digital 

Flood Insurance Rate Map (DFIRM) with a one (1%) percent annual or greater chance of 

flooding to an average depth of from one (1) to three (3) feet where a clearly defined channel 

does not exist, where the path of flooding is unpredictable, and where velocity flow may be 

evident. Such flooding is characterized by ponding or sheet flow. 

Area of special flood hazard shall mean the land in the flood plain within a community subject to a 

one (1%) percent or greater chance of flooding in any given year. 

Areas of special flood related erosion hazard shall mean the land within a community which is most 

likely to be subject to severe flood related erosion losses.  After a detailed evaluation of the 



special flood related erosion hazard area will be designated a Zone E on the Digital Flood 

Insurance Rate Map. 

Base flood shall mean the flood having a one (1%) percent chance of being equaled or exceeded in 

any given year as identified within the documents referenced in subsection 17-3.2.  The Base 

Flood Elevation used to determine lowest floor elevations shall be the greater of the base flood 

elevation indicated in the Flood Insurance Study prepared by FEMA; DFIRM prepared by 

FEMA; or the Advisory Base Flood Elevation Map prepared by FEMA, dated December 12, 

2012; or the Preliminary DFIRM prepared by FEMA, dated January 31, 2014. 

Basement shall mean any area of the building having its floor subgrade (below ground level) on all 

sides. 

Breakaway wall shall mean a wall that is not part of the structural support of the building and is 

intended through its design and construction to collapse under specific lateral loading forces 

without causing damage to the elevated portion of the building or supporting foundation system. 

Coastal high hazard area shall mean an area of special flood hazard extending from offshore to the 

inland limit of a primary frontal dune along an open coast and any other area subject to high 

velocity wave action from storms or seismic sources including V, VE and Coastal A Zones. 

Development shall mean any manmade change to improved or unimproved real estate, including but 

not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation 

or drilling operations, or storage of equipment or materials located within the area of special 

flood hazard. 

Digital Flood Insurance Rate Map (DFIRM) shall mean the official map on which the Federal 

Insurance Administration has delineated both the areas of special flood hazards and the risk 

premium zones applicable to the community. 

Elevated building shall mean a nonbasement building (i) Built in the case of a building in a coastal 

high hazard area to have the bottom of the lowest horizontal structural member of the elevated 

floor, elevated above the ground level by means of piling, columns (posts and piers), or shear 

walls parallel to the flow of the water, and (ii) Adequately anchored so as not to impair the 

structural integrity of the building during a flood of up to the magnitude of the base flood.  In an 

area of special flood hazard “elevated building” shall also include a building elevated by means 

of fill or solid foundation perimeter walls with openings sufficient to facilitate the unimpeded 

movement of flood waters. In areas of coastal high hazard “elevated building” shall also include 

a building otherwise meeting the definition of “elevated building” even though the lower area is 

enclosed by means of breakaway walls. 

Erosion shall mean the process of the gradual wearing away of landmasses. 

Flood or flooding shall mean a general and temporary condition of partial or complete inundation of 

normally dry land areas from: 

a.      The overflow of inland or tidal waters and/or 

b.      The unusual and rapid accumulation or runoff of surface waters from any source. 



Flood Insurance Study (FIS) shall mean the official report in which the Federal Insurance 

Administration has provided flood profiles, as well as the Digital Flood Insurance Rate Map(s) 

and the water surface elevation of the base flood. 

Flood plain management regulations shall mean zoning ordinances, subdivision regulations, building 

codes, health regulations, special purpose ordinances (such as a flood plain ordinance, grading 

ordinance and erosion control ordinance) and other applications of police power.  The term 

describes such State or local regulations, in any combination thereof, which provide standards 

for the purpose of flood damage prevention and reduction. 

Highest adjacent grade shall mean the highest natural elevation of the ground surface prior to 

construction next to the proposed walls of a structure. 

Historic Structure shall mean any structure that is: 

a.      Listed individually in the National Register of Historic Places (a listing maintained by 

the Department of Interior) or preliminarily determined by the Secretary of the Interior as 

meeting the requirements for individual listing on the National Register; 

b.      Certified or preliminarily determined by the Secretary of the Interior as contributing 

to the historical significance of a registered historic district or a district preliminarily determined 

by the Secretary to qualify as a registered historic district; 

c.      Individually listed on a State inventory of historic places in states with historic 

preservation programs which have been approved by the Secretary of the Interior; or 

d.      Individually listed on a local inventory of historic places in communities with historic 

preservation programs that have been certified either: 

1.     By an approved State program as determined by the Secretary of the Interior; or 

2.     Directly by the Secretary of the Interior in states without approved programs. 

Lowest floor shall mean the lowest floor of the lowest enclosed area (including basement). An 

unfinished or flood resistant enclosure, usable solely for the parking of vehicles, building access 

or storage in an area other than a basement is not considered a building's lowest floor provided 

that such enclosure is not built so to render the structure in violation of other applicable non-

elevation design requirements. 

Manufactured home shall mean a structure, transportable in one (1) or more sections, which is built 

on a permanent chassis and is designed for use with or without a permanent foundation when 

attached to the required utilities.  The term “manufactured home” shall not include a 

“recreational vehicle." 

Manufactured home park or manufactured home subdivision shall mean a parcel (or contiguous 

parcels) of land divided into two (2) or more manufactured home lots for rent or sale. 

New construction shall mean structures for which the “start of construction” commenced on or after 

the effective date of a floodplain regulation adopted by a community and includes any 

subsequent improvements to such structures. 



New manufactured home park or subdivision shall mean a manufactured home park or subdivision 

for which the construction of facilities for servicing the lots on which the manufactured homes 

are to be affixed (including at a minimum, the installation of utilities, the construction of streets, 

and either final site grading or the pouring of concrete pads) is completed on or after the 

effective date of the flood plain management regulations adopted by the municipality. 

Primary frontal dune shall mean a continuous or nearly continuous mound or ridge of sand with 

relatively steep seaward and landward slopes immediately landward and adjacent to the beach 

and subject to erosion and overtopping from high tides and waves from coastal storms.  The 

inland limit of the primary frontal dune occurs at the point where there is a distinct change from 

the relatively steep slope to a relatively mild slope. 

Recreational vehicle shall mean a vehicle which is (a) built on a single chassis; (b) four hundred 

(400) square feet or less when measured at the longest horizontal projections; (c) designed to be 

self-propelled or permanently towable by a light duty truck; and (d) designed primarily not for 

use as a permanent dwelling but as temporary living quarters for recreational, camping, travel, or 

seasonal use. 

Sand dunes shall mean naturally occurring accumulations of sand in ridges or mounds landward of 

the beach. 

Start of construction shall mean for other than new construction or substantial improvements under 

the Coastal Barrier Resources Act (P.L. No. 97-348) includes substantial improvements and 

means the date the building permit was issued, provided the actual start of construction, repair, 

reconstruction, rehabilitation, addition, placement, or other improvement was within one 

hundred eighty (180) days of the permit date. The actual start shall mean either the first 

placement of permanent construction of a structure on a site, such as the pouring of slabs or 

footings, the installation of piles, the construction of columns, or any work beyond the stage of 

excavation, or the placement of a manufactured home on a foundation. 

Permanent construction does not include land preparation, such as clearing, grading and filling, nor 

does it include the installation of streets and/or walkways; nor does it include excavation for a 

basement, footings, piers or foundations or the erection of temporary forms; nor does it include 

the installation on the property of accessory buildings, such as garages or sheds not occupied as 

dwelling units or not as part of the main structure. For a substantial improvement, the actual start 

of construction shall mean the first alteration of any wall, ceiling, floor, or other structural part 

of a building, whether or not that alteration affects the external dimensions of the building. 

Structure shall mean a walled and roofed building, a manufactured home, or a gas or liquid 

storage tank that is principally above ground. 

Substantial damage shall mean damage of any origin sustained by a structure whereby the cost of 

restoring the structure to its before damaged condition would equal or exceed fifty (50%) 

percent of the market value of the structure before the damage occurred. 

Substantial improvement shall mean any reconstruction, rehabilitation, addition, or other 

improvement of a structure, the cost of which equals or exceeds fifty (50%) percent of the 

market value of the structure before the “start of construction” of the improvement.  This term 



includes structures which have incurred “substantial damage,” regardless of the actual repair 

work performed.  The term does not, however, include either: 

a.      Any project for improvement of a structure to correct existing violations of State or 

local health, sanitary or safety code specifications which have been identified by the local code 

enforcement officer and which are the minimum necessary to assure safe living conditions; or 

b.      Any alteration of “an historic structure,” provided that the alteration will not preclude 

the structure's continued designation as “an historic structure.” 

Variance shall mean a grant of relief from the requirements of this chapter which permits 

construction in a manner that would otherwise be prohibited by this chapter. 

(Ord. No. 09-012G, §1; Ord. No. 12-015G; Ord. No. 13-002G) 

  

  

17-3       GENERAL PROVISIONS. 

  

17-3.1      Lands to Which This Chapter Applies. 

       This chapter shall apply to all areas of special flood hazards within the jurisdiction of the 

Borough of Rumson, Monmouth County, New Jersey. (Ord. No. 09-012G, §1) 

  

17-3.2      Basis for Establishing the Areas of Special Flood Hazard. 

       The areas of special flood hazard for the Borough of Rumson, Community No. 345316, are 

identified and defined on the following documents prepared by the Federal Emergency Management 

Agency: 

a.     A scientific and engineering report “Flood Insurance Study, Monmouth County, New 

Jersey (All Jurisdictions)” dated September 25, 2009. 

1.      A scientific and engineering report “Flood Insurance Study, Monmouth County, New 

Jersey (All Jurisdictions)” dated September 25, 2009. 

b.    2.      Digital Flood Insurance Rate Map for Monmouth County, New Jersey (All 

Jurisdictions) as shown on Index and panel numbers 34025C0068F, 34025C0069F, 

34025C0088F, 34025C0181F, 34025C0182F, 34025C0184F, 34025C0201F, 34025C0203F; 

whose effective date is September 25, 2009. 

c.  b.    Advisory Base Flood Elevation Map, prepared by FEMA, dated December 12, 2012. 

d.    A scientific and engineering report Preliminary “Flood Insurance Study, Monmouth 

County, New Jersey (All Jurisdictions)” dated January 14, 2014. 

e. Preliminary Digital Flood Insurance Rate Map for Monmouth County, New Jersey (All 

Jurisdictions) as shown on Index and panel numbers 34025C0068G, 34025C0069G, 

34025C0088G, 34025C0181G, 34025C0182G, 34025C0184G, 34025C0201G, 34025C0203G; 

whose date is January 31, 2014. 



For purposes of this Chapter, flood hazard boundaries, including coastal high hazard areas, shall 

be as identified and defined on the Preliminary Digital Flood Insurance Rate Maps dated January 31, 

2014.   

The above documents and designations are hereby adopted and declared to be a part of this 

chapter.  The Flood Insurance Study Studies and maps are on file at Borough Hall, 80 East River 

Road, Rumson, New Jersey, 07760-1526. 

(Ord. No. 09-012G, §1; Ord. No. 12-015G; Ord. No. 13-002G) 

  

17-3.3      Penalties for Noncompliance. 

       No structure or land shall hereafter be constructed, located, extended, converted, or altered 

without full compliance with the terms of this chapter and other applicable regulations. Violation of 

the provisions of this chapter by failure to comply with any of its requirements (including violations 

of conditions and safeguards established in connection with conditions) shall constitute a 

misdemeanor.  Any person(s), firm(s) or corporation(s) who violates or neglects to comply with any 

provisions of this section or any rule or regulation promulgated pursuant thereto, shall be subject to 

the penalty as stated in Chapter III, Section 3-1. Nothing herein contained shall prevent the Borough 

of Rumson from taking such other lawful action as is necessary to prevent or remedy any violation. 

(Ord. No. 09-012G, §1) 

  

17-3.4      Abrogation and Greater Restrictions. 

       This chapter is not intended to repeal, abrogate, or impair any existing easements, covenants, or 

deed restrictions.  However, where this chapter and other ordinance, easement, covenant, or deed 

restriction conflict or overlap, whichever imposes the more stringent restrictions shall prevail. (Ord. 

No. 09-012G, §1) 

  

17-3.5      Interpretation. 

       In the interpretation and application of this chapter, all provisions shall be: 

a.     Considered as minimum requirements; 

b.     Liberally construed in favor of the Governing Body; and, 

c.     Deemed neither to limit nor repeal any other powers granted under State statutes. 

(Ord. No. 09-012G, §1) 

  

17-3.6      Warning and Disclaimer of Liability. 

       The degree of flood protection required by this chapter is considered reasonable for regulatory 

purposes and is based on scientific and engineering considerations.  Larger floods can and will occur 

on rare occasions.  Flood heights may be increased by manmade or natural causes.  This chapter does 

not imply that land outside the area of special flood hazards or uses permitted within such areas will 

be free from flooding or flood damages.  This chapter shall not create liability on the part of the 

Borough of Rumson, any officer or employee thereof or the Federal Insurance Administration, for 

any flood damages that result from reliance on this chapter or any administrative decision lawfully 

made thereunder. (Ord. No. 09-012G, §1) 



  

  

17-4       ADMINISTRATION. 

  

17-4.1      Establishment of Development Permit. 

       A development permit shall be obtained before construction or development begins within any 

area of special flood hazard established in subsection 17-3.2.  Application for a development permit 

shall be made on forms furnished by the Construction Official and may include, but not be limited 

to:  plans in duplicate drawn to scale showing the nature, location, dimensions, and elevations of the 

area in question; existing or proposed structures, fill, storage of materials, drainage facilities; and the 

location of the foregoing. 

       Specifically, the following information is required: 

a.     Elevation in relation to mean sea level, of the lowest floor (including basement) of all 

structures; 

b.     The advisory base flood elevation made applicable to the subject property by this chapter, 

with homeowners affidavit. 

c.     Elevation in relation to mean sea level to which any structure has been floodproofed. 

d     Certification by a registered professional engineer or architect that 

the floodproofing methods for any nonresidential structure meet the floodproofing criteria in 

subsection 17-6.2.b; and, 

e.     Description of the extent to which any watercourse will be altered or relocated as a result of 

proposed development. 

(Ord. No. 09-012G § 1; Ord. No. 13-002G) 

  

17-4.2      Designation of the Local Administrator. 

       The Construction Official is hereby appointed to administer and implement this chapter by 

granting or denying development permit applications in accordance with its provisions. (Ord. No. 09-

012G, §1) 

  

17-4.3      Duties and Responsibilities of the Local Administrator.  

       Duties of the Construction Official shall include, but not be limited to: 

a.     Permit Review. 

1.      Review all development permits to determine that the permit requirements of this 

chapter have been satisfied. 

2.      Review all development permits to determine that all necessary permits have been 

obtained from those Federal, State or local governmental agencies from which prior approval is 

required. 



3.      Review all development permits to determine if the proposed development is located 

in the floodway. 

4.      Review all development permits in the coastal high hazard area of the area of special 

flood hazard to determine if the proposed development alters sand dunes so as to increase 

potential flood damage. 

5.      Review plans for walls to be used to enclose space below the greater of the advisory 

base flood elevation or the base flood level in accordance with subsection 17-6.3b.4. 

b.     Use of Other Base Flood and Floodway Data. When base flood elevation, advisory base 

floor elevation and/or and floodway data has not been provided in accordance with subsection 

17-3.2, Basis for Establishing the Areas of Special Flood Hazard, the Construction Official shall 

obtain, review, and reasonably utilize any advisory base flood elevation, base flood elevation 

and floodway data available from a Federal, State or other source, in order to administer 

subsection 17-6.2.Specific Standards, paragraph a., Residential Construction, and paragraph b., 

Nonresidential Construction. 

c.     Information to Be Obtained and Maintained. 

1.      Obtain and record an Elevation Certificate indicating the actual elevation (in relation 

to mean sea level) of the lowest floor (including basement) of all new or substantially improved 

structures, and whether or not the structure contains a basement. 

2.      For all new or substantially improved floodproofed structures: 

(a)      Verify and record an Elevation Certificate indicating the actual elevation (in 

relation to mean sea level); and 

(b)      Maintain the floodproofing certifications required in subsection 17-4.1d. 

3.      In coastal high hazard areas, certification shall be obtained from a registered 

professional engineer or architect that the provisions of subsection 17-6.3 paragraph 

b.1. and b.2. are met. 

4.      Maintain for public inspection all records pertaining to the provisions of this chapter. 

d.    Alteration of Watercourses. 

1.      Notify adjacent communities and the New Jersey Department of Environmental 

Protection, Flood Control Section and the Land Use Regulation Program prior to any alteration 

or relocation of a watercourse, and submit evidence of such notification to the Federal Insurance 

Administration. 

2.      Require that maintenance is provided within the altered or relocated portion of said 

watercourse so the flood carrying capacity is not diminished. 

e.     Interpretation of FIRM Boundaries. Make interpretations where needed, as to the exact 

location of the boundaries of the areas of special flood hazards (for example, where there 

appears to be a conflict between a mapped boundary and actual field conditions).  The person 

contesting the location of the boundary shall be given a reasonable opportunity to appeal the 

interpretation as provided in Section 17-5. 



(Ord. No. 09-012G § 1; Ord. No. 13-002G) 

  

  

17-5       VARIANCE PROCEDURE. 

  

17-5.1      Appeal Board. 

a.     The Construction Board of Appeals Zoning Board of Adjustments as established by the 

Borough of Rumson shall hear and decide appeals and requests for variances from the requirements 

of this chapter. 

b.     The Construction Board of Appeals Zoning Board of Adjustments shall hear and decide 

appeals when it is alleged there is an error in any requirement, decision, or determination made by 

the Construction Official in the enforcement or administration of this chapter.  

c.     Those aggrieved by the decision of the Construction Board of Appeals Zoning Board of 

Adjustments, or any taxpayer, may appeal such decision to the Superior Court of New Jersey, as 

provided in N.J. Court Rules, 1982, R4:69.  

d.    In passing upon such applications, the Construction Board of Appeals Zoning Board of 

Adjustments, shall consider all technical evaluations, all relevant factors, standards specified in other 

sections of this chapter, and:  

1.      The danger that materials may be swept onto other lands to the injury of others; 

2.      The danger to life and property due to flooding or erosion damage; 

3.      The susceptibility of the proposed facility and its contents to flood damage and 

the effect  of such damage on the individual owner; 

4.      The importance of the services provided by the proposed facility to the community; 

5.      The necessity to the facility of a waterfront location, where applicable; 

6.      The availability of alternative locations for the proposed use which are not subject to 

flooding or erosion damage; 

7.      The compatibility of the proposed use with existing and anticipated development; 

8.      The relationship of the proposed use to the comprehensive plan and flood plain 

management program of that area; 

9.      The safety of access to the property in times of flood for ordinary and emergency 

vehicles; 

10.    The expected heights, velocity, duration, rate of rise, and sediment transport of the 

flood waters and the effects of wave action, if applicable, expected at the site; and, 

11.    The costs of providing governmental services during and after flood conditions, 

including maintenance and repair of public utilities and facilities such as sewer, gas, electrical, 

and water systems, and streets and bridges. 



e.     Upon consideration of the factors of subsection 17-5.1d. and the purposes of this chapter, 

the Construction Board of Appeals Zoning Board of Adjustments may attach such conditions to the 

granting of variances as it deems necessary to further the purposes of this chapter.  

f.     The Construction Official shall maintain the records of all appeal actions, including 

technical information, and report any variances to the Federal Insurance Administration upon 

request. 

(Ord. No. 09-012G, §1) 

  

17-5.2      Conditions for Variances. 

a.     Generally, variances may be issued for new construction and substantial improvements to 

be erected on a lot of one-half (1/2) acre or less in size contiguous to and surrounded by lots with 

existing structures constructed below the base flood elevation level, or advisory base flood level, 

providing items  (1.-11.) in subsection 17-5.1d. have been fully considered.  As the lot size increases 

beyond the one-half (1/2) acre, the technical justification required for issuing the variance increases. 

b.     Variances may be issued for the repair or rehabilitation of  historic  structures  upon 

a  determination that the proposed repair  or  rehabilitation  will  not  preclude  the  structure's 

continued designation as a historic structure and the variance is the minimum necessary to preserve 

the historic character and design of the structure. 

c.     Variances shall not be issued within any designated floodway if any increase in flood levels 

during the base flood discharge would result. 

d.    Variances shall only be issued upon a determination that the variance is the minimum 

necessary, considering the flood hazard, to afford relief. 

e.     Variances shall only be issued upon: 

1.      A showing of good and sufficient cause; 

2.      A determination that failure to grant the variance would result in exceptional hardship 

to the applicant; and, 

3.      A determination that the granting of a variance will not result in increased flood 

heights, additional threats to public safety, extraordinary public expense, create nuisances, cause 

fraud on or victimization of the public as identified in subsection 17-5.1d., or conflict with 

existing local laws or ordinances. 

f.     Any applicant to whom a variance is granted shall be given written notice that the structure 

will be permitted to be built with a lowest floor elevation below the base flood elevation or advisory 

base flood elevation and that the cost of flood insurance will be commensurate with the increased 

risk resulting from the reduced lowest floor elevation. 

(Ord. No. 09-012G § 1; Ord. No. 13-002G) 

  

  

17-6       PROVISIONS FOR FLOOD HAZARD REDUCTION. 

  



17-6.1      General Standards. 

       In all areas of special flood hazards the following standards are required: 

a.     Anchoring. 

1.      All new construction and substantial improvements shall be anchored to prevent 

flotation, collapse, or lateral movement of the structure. 

2.      All manufactured homes shall be anchored to resist flotation, collapse or lateral 

movement.  Methods of anchoring may include, but are not to be limited to, use of over-the-top 

or frame ties to ground anchors. This requirement is in addition to applicable State and local 

anchoring requirements for resisting wind forces. 

b.     Construction Material and Methods. 

1.      All new construction and substantial improvements shall be constructed with 

materials and utility equipment resistant to flood damage. 

2.      All new construction and substantial improvements shall be constructed using 

methods and practices that minimize flood damage. 

c.     Utilities. 

1.      All new and replacement water supply systems shall be designed to minimize or 

eliminate infiltration of flood waters into the system; 

2.      New and replacement sanitary sewage systems shall be designed to minimize or 

eliminate infiltration of flood waters into the systems and discharge from the systems into flood 

waters; 

3.      On-site waste disposal systems shall be located to avoid impairment to them or 

contamination from them during flooding; and 

4.      Electrical, heating, ventilation, plumbing and air conditioning equipment and other 

service facilities shall be designed and/or located so as to prevent water from entering or 

accumulating within the components during conditions of flooding. 

d.    Subdivision Proposals. 

1.      All subdivision proposals shall be consistent with the need to minimize flood damage; 

2.      All subdivision proposals shall have public utilities and facilities such as sewer, gas, 

electrical, and water systems located and constructed to minimize flood damage; 

3.      All subdivision proposals shall have adequate drainage provided to reduce exposure 

to flood damage; and, 

4.      Advisory base flood elevation and base Base flood elevation data shall be provided 

for all subdivision proposals and other proposed development located in a special flood hazard 

area. which contain at least fifty (50) lots or five (5) acres (whichever is less). 

e.     Enclosure Openings. For all new construction and substantial improvements, having fully 

enclosed areas below the lowest floor that are usable solely for parking of vehicles, building access 



or storage in an area other than a basement and which are subject to flooding shall be designed to 

automatically equalize hydrostatic flood forces on exterior walls by allowing for the entry and exit of 

floodwaters.  Designs for meeting this requirement must either be certified by a registered 

professional engineer or architect or must meet or exceed the following minimum criteria: A 

minimum of two (2) openings having a total net area of not less than one (1) square inch for every 

square foot of enclosed area subject to flooding shall be provided. The bottom of all openings shall 

be no higher than one (1) foot above grade.  Openings may be equipped with screens, louvers, or 

other coverings or devices provided that they permit the automatic entry and exit of floodwaters. 

(Ord. No. 09-012G, §1; Ord. No. 13-002G) 

  

17-6.2      Specific Standards. 

       In all areas of special flood hazards where base flood elevation data or advisory base flood 

elevation data has been provided as set forth in subsection 17-3.2, Basis for Establishing the Areas of 

Special Flood Hazard, or in subsection 17-4.3b., Use of Other Base Flood and Floodway Data, the 

following standards are required: 

a.     The Base Flood Elevation used to determine the lowest floor elevation of a structure shall 

be the greater of the base flood elevation indicated in: 

1.      A scientific and engineering report "Flood Insurance Study, Monmouth County, New 

Jersey (All Jurisdictions)" dated September 25, 2009. 

2.      Digital Flood Insurance Rate Map for Monmouth County, New Jersey (All 

Jurisdictions) as shown on Index and panel numbers 34025C0068F, 340250069F, 

34025C0088F, 34025C0181F, 34025C0182F, 34025C0184F, 34025C0201F, 34025C0203F; 

whose effective date is September 25, 2009. 

3.      Advisory Base Flood Elevation Map, prepared by FEMA, dated December 12, 2012. 

4.   A scientific and engineering report Preliminary “Flood Insurance Study, Monmouth 

County, New Jersey (All Jurisdictions)” dated January 14, 2014. 

5.    Preliminary Digital Flood Insurance Rate Map for Monmouth County, New Jersey 

(All Jurisdictions) as shown on Index and panel numbers 34025C0068G, 34025C0069G, 

34025C0088G, 34025C0181G, 34025C0182G, 34025C0184G, 34025C0201G, 34025C0203G; 

whose date is January 31, 2014. 

b.     Residential Construction.  New construction and substantial improvement of any 

residential structure shall have the lowest floor, including basement together with the attendant 

utilities and sanitary facilities elevated to or above the greater of the base flood elevation or the 

advisory base flood elevation;.  In those areas where the base flood elevation of the Advisory Base 

Flood Elevation Map dated December 12, 2012 is equal to the Preliminary DFIRM Map dated 

January 31, 2014, the lowest floor, including basement together with the attendant utilities and 

sanitary facilities, shall be elevated at least one foot above the base flood elevation; and 

Within any AO zone on the Borough of Rumson’s FIRM or Preliminary DFIRM the Advisory 

Base Flood Elevation Map that all new construction and substantial improvement of any residential 

structure shall have the lowest floor, including basement, elevated above the highest adjacent grade 

at least as high as the depth number specified in feet (at least two (2) feet if no depth number is 



specified). And, require adequate drainage paths around structures on slopes to guide floodwaters 

around and away from proposed structures. 

c.     Nonresidential Construction. In an area of special flood hazard, all new construction and 

substantial improvement of any commercial, industrial or other nonresidential structure shall: 

1.      Either Have the lowest floor, including basement, together with the attendant utilities 

and sanitary facilities, elevated to or above the level of the greater of the base flood elevation or 

the advisory base flood elevation; and.  In those areas where the base flood elevation of the 

Advisory Base Flood Elevation Map dated December 12, 2012 is equal to the Preliminary 

DFIRM Map dated January 31, 2014, the lowest floor, including basement together with the 

attendant utilities and sanitary facilities, shall be elevated at least one foot above the base flood 

elevation; and 

2.      Within any AO zone on the municipality's FIRM or Preliminary DFIRM Map the 

Advisory Base Flood Elevation Data that all new construction and substantial improvement of 

any commercial, industrial or other nonresidential structure shall either have the lowest floor, 

including basement, elevated above the highest adjacent grade at least as high as the depth 

number specified in feet (at least two (2) feet if no depth number is specified). And, require 

adequate drainage paths around structures on slopes to guide floodwaters around and away from 

proposed structures;   

or 

1.      Be floodproofed so that below the greater of the base flood elevation level or the 

ABFE level, the structure is watertight with walls substantially impermeable to the passage of 

water; 

2.      Have structural components capable of resisting hydrostatic and hydrodynamic loads 

and effects of buoyancy; and, 

3.      Be certified by a registered professional engineer or architect that the design and 

methods of construction are in accordance with accepted standards of practice for meeting the 

applicable provisions of this subsection.  Such certification shall be provided to the official as 

set forth in subsection 17-4.3c.2. 

d.    Manufactured Homes. 

1.      Manufactured homes shall be anchored in accordance with subsection 17-4.3.a.2. 

2.      All manufactured homes to be placed or substantially improved within an area of 

special flood hazard shall be elevated on a permanent foundation such that the top of the lowest 

floor is at or above the greater of the base flood elevation or the advisory base flood elevation. 

(Ord. No. 09-012G § 1; Ord. No. 12-015G; Ord. No. 13-002G) 

  

17-6.3      Coastal High Hazard Area. 

       Coastal high hazard areas (V or VE and Coastal A Zones) are located within the areas of special 

flood hazard established in subsection 17-3.2.  These areas have special flood hazards associated 

with high velocity waters from tidal surges and hurricane wave wash; therefore, the following 

provisions shall apply: 



a.     Location of Structures. 

1.      All buildings or structures shall be located landward of the reach of the mean high 

tide. 

2.      The placement of manufactured homes shall be prohibited, except in an existing 

manufactured home park or manufactured home subdivision. 

b.     Construction Methods. 

1.      Elevation. All new construction and substantial improvements shall be elevated on 

piling or columns so that the bottom of the lowest horizontal structural member of the lowest 

floor (excluding the piling or columns) is elevated to or above the greater of the base flood 

elevation or the ABFE base flood level, with all space below the lowest floor's supporting 

member open so as not to impede the flow of water, except for breakaway walls as provided for 

in paragraph b.4 of this subsection.  In those areas where the base flood elevation of the 

Advisory Base Flood Elevation Map dated December 12, 2012 is equal to the Preliminary 

DFIRM Map dated January 31, 2014, the bottom of the lowest horizontal structural member of 

the lowest floor shall be elevated at least one foot above the base flood elevation. 

2.      Structural Support. 

(a)      All new construction and substantial improvements shall be securely anchored 

on piling or columns. 

(b)      The pile or column foundation and structure attached thereto shall be anchored 

to resist flotation, collapse or lateral movement due to the effects of wind and water 

loading values each of which shall have a one (1%) percent chance of being equaled or 

exceeded in any given year (one hundred- (100) year mean recurrence interval). 

(c)      There shall be no fill used for structural support. 

3.      Certification.  A registered professional engineer or architect shall develop or review 

the structural design specifications and plans for the construction and shall certify that the design 

and methods of construction to be used are in accordance with accepted standards of practice for 

compliance with the provisions of paragraphs b.1 and b.2 (a) and (b) of this subsection. 

4.      Space Below the Lowest Floor. 

(a)      Any alteration, repair, reconstruction or improvement to a structure started 

after the enactment of this chapter shall not enclose the space below the lowest floor unless 

breakaway walls, open wood lattice-work or insect screening are used as provided for in 

this section. 

(b)      Breakaway walls, open wood lattice-work or insect screening shall be allowed 

below the base flood elevation provided that they are intended to collapse under wind and 

water loads without causing collapse, displacement or other structural damage to the 

elevated portion of the building or supporting foundation system.  Breakaway walls shall 

be designed for a safe loading resistance of not less than ten (10) and no more than twenty 

(20) pounds per square foot.  Use of breakaway walls which exceed a design safe loading 

of twenty (20) pounds per square foot (either by design or when so required by local or 



State codes) may be permitted only if a registered professional engineer or architect 

certifies that the designs proposed meet the following conditions: 

(1)     Breakaway wall collapse shall result from a water load less than that 

which would occur during the base flood: and 

(2)     The elevated portion of the building and supporting foundation system 

shall not be subject to collapse, displacement or other structural damage due to the 

effects of wind and water load acting simultaneously on all building components 

(structural and nonstructural).  Water loading values used shall be those associated 

with the base flood.  Wind loading values used shall be those required by applicable 

State or local building standards. 

(c)      If breakaway walls are utilized, such enclosed space shall be used solely for 

parking of vehicles, building access, or storage and not for human habitation. 

(d)     Prior to construction, plans for any breakaway wall must be submitted to the 

construction official for approval. 

c.     Sand Dunes. There shall be no alteration of sand dunes which would increase potential 

flood damage. 

(Ord. No. 09-012G § 1; Ord. No. 13-002G) 

  

  

17-7       PENALTY CLAUSE. 

       Any person(s), firm(s) or corporation(s) who violates or neglects to comply with any provisions 

of this chapter or any rule or regulation promulgated pursuant thereto, shall be subject to the penalty 

as stated in Chapter III, Section 3-1. (Ord. No. 09-012G, §1) 

  

  

17-8       EFFECT. 

       This chapter is a revision of Chapter XVII of the “Revised General Ordinances of the Borough 

of Rumson, New Jersey,” as the same were in effect in October, 1987  and shall supersede said 

Chapter XVII as the same was in effect in October 1987, to the extent that they are inconsistent 

herewith is hereby repealed.  

 



22-7.8      Accessory Buildings and Structures. 

       Accessory buildings and structures shall conform to this subsection and, when not in conflict 

with specific provisions of this subsection, to the general requirements set forth in Schedule 5-1, 

Schedule of Zoning District Regulations. 

 

a.     Accessory structures which are not subject to general yard requirements include: 

1.      Any accessory structure subject to specific requirements set forth in Section 22-7. 

2.      Bulkheads, piers and docks. 

3.      Retaining walls less than four (4') feet high. 

34.      Walls other than retaining walls, including decorative, screening, and 

landscaping walls, less than four (4') feet high. 

45.      Residential accessory lighting, conforming to performance standards in 

subsections 22-7.22d, 12 and 13. 

56.      Fountains, sculpture, and decorative ponds, less than four (4') feet high. 

b.     Location of Accessory Buildings. 

1.      An accessory building attached to a principal building shall comply in all respects 

with the zoning requirements for the principal building. 

2.      Detached accessory buildings shall not be located in a front yard. 

3.      Detached accessory buildings shall comply with Schedule 5-1, Zoning District 

Regulations, except that storage sheds less than ten (10') feet high with a floor area of less 

than one hundred (100) square feet may be located not less than five (5') feet from any side 

rear lot line. 

c.     No detached accessory building, in any residential zone, shall be less than five (5') feet 

from a principal building. 

d.    No accessory building shall be constructed before the principal building. 

e.     Accessory buildings must be located on the same lot as the principal use to which they 

are accessory. 

f.     Residential accessory pools and any associated accessory building shall not be located 

in any front yard nor between any principal dwelling and a street and shall maintain a minimum 

setback to any property line as follows: 

1.      To the pool and any associated accessory building: ten (10') feet in the R4, R5, 

R6, GB, NB and POB Zones and twenty-five (25') feet in all other zones; or 

2.      To aprons, decks, walks, fences and other accessory structures associated with the 

pool, the same setback required for other accessory structures by Schedule 5-1, Schedule of 

Zoning District Regulations; or 



3.      For lots bordering on a river or other navigable waterway, also see subsection 22-

7.32. 

g.     Limitation on Accessory Buildings. 

1.      The aggregate ground floor area of all accessory buildings on a lot may not 

exceed the following percentage of the ground floor area of the principal dwelling (or, for 

nonresidential uses, of the total of all principal buildings); 

Zone Percent 

R1, R2, R3 30% 

R4, R5, R6 and Residential 

Uses in POB, NB, and GB 

Zones 

  

  

40% 

POB, NB, GB 50% 

2.      Any single accessory building with ground-floor area equal to or greater than the 

following maximums must, not withstanding any other provision of this chapter, conform to 

the minimum yard requirements for principal buildings: 

Zone Maximum 

R1, R2, R3 1400 s.f. 

R4, R5, R6 and Residential 

Uses in POB, NB, and GB 

Zones 

  

  

500 s.f. 

POB, NB, GB 200 s.f. 

3.      In the R1 and R2 Zones, the second floor of an accessory building may not have 

usable floor area greater than one-half (1/2) of the ground floor area. In all other zones, no 

useable floor area may exist above the ground floor. 

4.      Accessory buildings may not have cellars or basements. 

5.      Accessory buildings may not have heat. 

h.     No accessory building shall be used for residential purposes by any person or persons, 

including members of the family or the occupants of the principal building or domestic servants 

or others employed on the premises. No portion of any accessory building attached to a principal 

building by a connecting link may be used as living space. Any building element which connects 

portions of a building containing principal and accessory uses and is less than fifteen (15') feet 

wide or has a length to width ratio greater than 4:1 or has a height to width ratio greater than 3:2 

will be considered a connecting link. 

The terms "residential purposes" and "living space" used in this subsection are to be broadly 

construed as including all normal residential use, excluding only accessory uses such as storage, 

utilities, mechanical equipment, parking, workshops, property maintenance activities, garden 



support facilities, animal facilities, weather shelters, and minimal sanitary facilities supporting 

outdoor activities. 

i.      Within a residential zone district, an entry driveway or a walkway may cross any yard 

area except that within the R-1, R-2, and R-3 Zone Districts, no driveway shall be within five (5') 

feet of a side yard line or within fifteen (15') feet of a rear yard line. Within a nonresidential zone 

district, entry driveways and walkways may cross any yard area; however, other than crossing 

yards, driveways shall adhere to the yard requirements for accessory structures. Walkways in a 

nonresidential zone may be located in a yard area but they shall not encroach into any required 

buffer. 

j.      A roofed, open sided or unroofed porch, deck, patio or similar structure attached to, or 

within five (5') feet of the principal building shall conform to the yard requirements as 

established in subsection 22-7.7f, otherwise, it shall adhere to the yard requirements for an 

accessory structure. 

k.     Maximum height of light fixtures accessory to single-family or two-family residential 

uses, shall not exceed nine (9') feet, in the R-1 and R-2 Zone Districts, nor six (6') feet in any 

other Zone District. Residential light fixtures shall conform to all standards established in this 

chapter including but not limited to, subsections 22-9.2 and 22-9.3. 

 

(Ord. 5/19/05, § 8; Ord. 10/19/06, § 2; Ord. No. 08-015D, §1; Ord. No. 12-013D) 
 



22-7.25    Fences and Walls. 

a.     Fences and walls hereafter erected, replaced, or substantially reconstructed and 

hedgerows in any zone district shall be regulated as follows: 

1.      Fences, hedgerows and walls shall adhere to the height standards found in 

Schedule 7.2 entitled, "Height Restrictions; Hedgerows, Fences and Walls." 

2.      Height of fences shall be measured from the ground at the fence line to the highest 

element of the fence excluding any decorative post cap. Except in minimum clear sight 

areas, decorative post caps may exceed the permitted height of the highest element of the 

fence by one-sixth (1/6th) of the permitted height. 

3.      Height of walls shall be measured to the top of the wall from the ground elevation 

at the face of the wall, except if the face of the wall is within two (2') feet of a property line, 

the height shall be measured from the lower of the ground elevation at the face of the wall or 

the ground elevation on the adjoining property. Except in clear sight areas, measurements 

for walls shall exclude decorative wall elements similar to post caps on fences, which may 

exceed the permitted height of the highest element of the wall by up to one-sixth (1/6th) the 

permitted height. 

4.      In any business zone, open wire fences not exceeding eight (8') feet in height may 

be erected in the rear or side yard areas and behind the building setback line in accordance 

with a site plan approved by the Municipal Agency. 

5.      On park, recreation or school properties, open wire fences not exceeding eight (8') 

feet in height may be erected in the rear or side yard areas and behind the building setback 

line. 

6.      Fences or walls exceeding the maximum height allowed are permitted if they are 

specifically required or approved by the Municipal Agency or required by another provision 

of this chapter or other municipal and State regulations. 

b.     All fences, walls and hedgerows must be erected or installed within the property lines, 

and no fences, walls and hedgerows shall be erected so as to encroach upon a public right-of-

way. The centerline of fences or the face of retaining walls may be located within two (2') feet of 

a property line or must be at least fifteen (15') feet from property lines shall be located in 

compliance with the accessory structure setback requirements found in Schedule 5-1, except: 

when approved by the Municipal Agency, or within buffers, around refuse areas or when used 

for dog runs, garden enclosures or similar normal residential accessory uses. Back-to-back fences 

are permitted at the property line. Hedgerows shall be located so that foliage, at full maturity, 

shall not extend into the public right-of-way. 

c.     Barbed wire, razor wire, canvas or cloth fence and fencing construction are prohibited 

in all zones. Metal fences greater than four (4') feet in height shall have a flat top; use of pointed 

posts or pickets is prohibited. 

d.    All supporting members of a fence shall be located on the inside of the fence, and if 

erected along or adjacent to a property line, the supporting members of the fence shall face the 

principal portion of the tract of land of the property upon which the fence is erected. 



e.     The width of supporting members, columns or pillars for an open fence cannot exceed 

either two (2') feet or one-tenth (1/10) of the length of open fencing between support members, 

whichever is less. 

f.     Entrances to Private Driveways. 

1.      Remotely controlled security gates are allowed on private drives and driveways, 

but such gates shall not impede fire or emergency access. Security gate systems shall be set 

back to provide a queuing area of at least thirty (30') feet clear of the curbline or sidewalk. 

Security gates systems must be "power loss fail-safe." In the event of power loss, the gate 

must open or be easily opened manually. In the event that the Borough adopts by ordinance 

a standard for remote operation of security gates by public safety personnel, all security gate 

systems must be brought into compliance with such standard within one (1) year of adoption 

and thereafter maintained and operated only in compliance with such standard. 

2.      Height of decorative driveway entrance structures may exceed the maximum 

permitted fence height by one-sixth (1/6th) of the permitted height. Columns or pillars as a 

component of any ornamental entrance structure may have a width and depth up to of thirty-

six (36") inches. Non-open fence and walls may be utilized as an element of a decorative 

driveway entrance structure for a maximum on each side of the driveway equal to the 

permitted maximum fence height. No decorative driveway entrance shall impede fire or 

emergency access. 

g.     Tennis court fences, baseball and softball backstops and spectator protective fencing 

are exempt from the requirements of this section provided they are not located within any 

required yard area. Located outside of any required yard area, they are subject to the height 

limitations of the particular zone district. 

h.     Fences which are painted shall be painted in only one (1) color, harmonious with the 

surrounding area. Multicolored fences are prohibited. 

i.      Fences shall be erected in a manner so as to permit the flow of natural drainage and 

shall not cause surface water to be blocked or dammed to create ponding. 

j.      No hedges or screen plantings over three (3') feet in height shall be permitted in the 

water setback in an area equal to fifty (50%) percent of the building setback to the bulkhead or 

high-water line, or fifty (50') feet, whichever is the lesser distance.  This section shall not be 

construed to prohibit the planting of shade or ornamental trees either individually or in small 

groupings.  The height of fences within the required river setback shall be in accordance with 

subsection 22-7.25, Schedule 7-2. 
 

 

 

 

 



Schedule 7-2 

Maximum Height Restrictions 

Hedgerows, Fences, and Walls and Retaining Walls 

(Subsection 22-7.25) 

  

  Within 

Clear Sight 

Area 

R-1, R-2, R-3  Zone 

Districts Outside of Clear Sight 

Area 

All Other  Zone Districts  Outside of 

Clear Sight Area 

Hedgerows 30" Not regulated if in compliance 

with subsection 22-7.25 

Not regulated if in compliance with 

subsection 22-7.25 

Open and 

Picket Fences 

30" 6' (72") anywhere except 48" in 

"required river setback" per 

subsection 22-7.32b,2 

48" in required front yard or between 

principal structure and street 

48" in required river setback per 

subsection 22-7.32b,2 

48" in required secondary front yard 

or between principal structure and 

secondary front yard street frontage 

(see subsection 22-7.4) 

6' (72") elsewhere 

Walls and 

Other fences 

(not open or 

picket) 

30" 36" in required front yard or between principal structure and street 

36" in required river setback per subsection 22-7.32b,2 

48" in required secondary front yard or between principal structure and 

secondary front yard street frontage (see subsection 22-7.4) 

6' (72") elsewhere 

 

Retaining 

Walls 

 

30" 

 

36" in required front yard or between principal structure and street 

36" in required river setback per subsection 22-7.32b,2 

36” between the side accessory structure setback line and the side 

principal structure setback line 

36” between the rear accessory structure setback line and the rear 

principal structure setback line 

6' (72") within the principal structure setback lines 

 

 

 

 



22-7.27    Soil Removal and Fill. 

a.     Borough approval shall be required for any grading or regrading of a property in 

accordance with the following schedule: 

Criteria to Require Borough Approval 

  R1 and R2 

Zone Districts 

All Other Zone 

Districts 

Removing soil from a 

property 

Any removal Any removal 

Fill with soil from outside a 

property 

50 100 cubic yards 

or more 

25 50 cubic yards 

or more 

Soil disturbance 5,000 10,000 

square feet or more 

2,000 3,000 square 

feet or more 

Height (maximum 

change in elevation, 

including retaining walls) 

2' or more 1' or more 

b.     Approval of a site plan or subdivision by the Municipal Agency which shows soil 

removal, importation or grading or approval of a grading plan by the Construction Official, who 

may seek the advice of the Borough Engineer, shall constitute Borough approval.  Borough 

approval is for the purpose of minimizing impacts not anticipated by this chapter to adjacent 

property or Borough infrastructure.  It is not for the purpose of confirming that the proposed 

grading is appropriate for meeting the property owner’s objectives. 

c.     Unless otherwise permitted by the Municipal Agency, the Construction Official or his 

designee, a grading plan and/or accompanying information must conform to the following 

minimum standards: 

1.      Existing and proposed grading information for the entire site, not just the limits of 

disturbance, must be shown. 

2.      Show grading information on adjacent lots which clearly identifies drainage 

patterns.  A minimum of fifty (50') feet on adjacent lots is required for properties located in 

the R-1, R-2, and R-3 Zones.  A minimum of twenty (20') feet is required in all other zones. 

If the property is flat or if the drainage patterns are poorly defined, additional information 

may be required. 

3.      Provide gutter and centerline elevations on all abutting roads at fifty (50') foot 

intervals.  If the lot frontage is one hundred (100') feet or less, a minimum of three (3) 

elevations must be provided along the frontage; one (1) at each property line and one (1) in 

the center. 

4.      Existing grading information must be taken from field surveys or identifiable 

aerial mapping of appropriate resolution (0.5 feet; 6 inches).  Existing grading information 

taken from Borough or County aerials is not acceptable. 

5.      The source of the existing grading information must be identified. 



6.      Show the location of all streams, bodies of water, regulated wetlands, or similar 

environmental features. 

7.      If the project is subject to the Tree Protection Ordinance, the grading plan must 

show the locations of all existing trees and street trees referred to in subsections 16-1.4a of 

the Tree Protection Ordinance.  If street trees are not present, the plan shall reflect locations 

of proposed street trees at a fifty (50′) foot interval to be located within ten (10′) feet of the 

road edge and not between the curb and sidewalk, or in a location approved by the Tree 

Conservation Officer or the Rumson Shade Tree Commission. 

8.      Show the locations of all existing and proposed principal and accessory structures. 

9.      Show all existing and proposed subsurface drainage related elements, including, 

but not limited to, pipes, inlets, blind drains, wet wells, sump pump discharges, down 

spout/leader drains, dry well, etc. 

10.    Show all existing and proposed improvements (principal and accessory) and 

grading changes with sufficient horizontal and vertical information to identify the limits of 

grading. 

11.    Show all proposed soil erosion and sediment control measures, as well as a 

proposed sequence of construction. 

12.    Include the name and address of the property owner, and, if known, provide the 

name and address of the contractor, the name and address of the person responsible for the 

site grading, and a twenty-four (24) hour emergency contact telephone number. 

13.    Include the name and the qualifications of the person preparing the plan.  The plan 

shall be prepared by a Professional Engineer, Land Surveyor, Landscape Architect or 

Architect licensed in the State of New Jersey.   

14.    Soil boring logs or soil pit profiles showing the seasonal high water table based on 

mottling data must be provided for any application involving the construction of a new 

home, construction of a substantial addition (resulting in a twenty-five (25%) percent or 

greater increase in floor area) and/or the construction of a stormwater management facility 

or recharge system.  A minimum of one soil boring log or soil pit profile shall be provided 

within the building footprint.  A minimum of one soil boring log or soil pit profile shall also 

be provided at the location of all proposed infiltration or recharge systems located greater 

than 50 feet from the building footprint.     

15. The grading plan, along with necessary supporting documentation, shall 

demonstrate compliance with the Borough’s Stormwater Management and Control 

Ordinance where applicable.    

d.    Wherever grading is to occur, necessary soil erosion prevention and protection 

measures in accordance with the Standards for Soil Erosion and Sediment Control in New Jersey 

and consistent with industry best practices should be implemented to ensure work is undertaken 

with minimum impacts to the existing infrastructure and surrounding properties. As a minimum, 

a silt fence or barrier of equivalent or better protection must be installed around the limit of 

disturbance whenever there is a potential to impact an adjacent property or public infrastructure. 



e.     Grading or other disturbance of property shall be accomplished in accord with 

approved plans, good industry practice and in a manner to avoid damage to any property 

including public infrastructure and to protect the health and safety of the public.  The applicant 

shall be responsible for addressing negative impacts to neighboring properties as related to 

grading or other property disturbance to the satisfaction of the Construction Official.   

f.     The Construction Official may seek advice from other Borough Officials to determine 

how best to address an erosion problem. 

g.     At the completion of all construction activity when a grading plan was required or 

when requested by the Construction Official and prior to the issuance of a certificate of 

occupancy, an as-built grading plan shall be submitted for review by the Construction Official or 

other Borough Officials as necessary. The as-built grading plan shall include, but not be limited 

to show the full extent of the subject improvements, building corners elevations, finished floor 

elevations, garage floor elevations, ground spot elements, one (1') foot interval contours, curbs, 

sidewalks, patios, decks, driveways, and any other relevant information. 

 h.     Any property that is elevated above existing grades shall not impede the free flow of 

stormwater runoff from adjacent properties.      
 



22-7.39    Basements/Cellars. 

       The bottom of the floor slab of a basement or cellar shall be a minimum of two (2') feet 

above the seasonal high water table based on mottling data prior to the construction of a new 

basement and/or cellar.  The bottom of any proposed sump pit shall also be located a minimum 

of two (2’) feet above the seasonal high water table.  Soil boring logs and/or soil pit profiles shall 

be provided to document the seasonal high water elevation to the satisfaction of the Zoning 

Officer, Construction Official and/or Borough Engineer.  The soil borings and/or soil pits shall 

be located within the footprint of the principal structure. 



BOROUGH OF RUMSON—SCHEDULE 5-1 

SCHEDULE OF ZONING DISTRICT REGULATIONS 
  

ZONE DISTRICT INTERIOR LOTS CORNER LOTS MINIMUM YARD REQUIREMENTS (FEET) (4)       Minimum Gross Minimum Maximum Maximum 
          Interior Corner Maxi- Residential Gross Lot Floor 
    

Minimum 
  

Minimum 
  

Minimum 
  

Minimum 
  

Principal 
Accessory 

Building 
Accessory 

(4) Structure 
Lot 

Shape 
Lot 

Shape 
mum 

Building 
Ground Floor 

Area 
Non- 

Residential 
and 

Building 
Area 
Ratio 

  Lot Area Lot Width 

and 
Lot Area Lot Width 

and 
  One 

Side 
Total of 

Two 

Side 

          Rqmnts Rqmnts Height 
(10) 

Square Feet (1) (2) Floor 
Area 

Coverage 

(5) (9) (19) 
(9) 

    Frontage 

(Feet) (12) 
  Frontage 

(Feet) (12) 
Front 
(18), 
(20) 

Yard 

(7), 

(16) 

(20) 

Yards 
(16) 

Rear 

Yard 

(20) 

 

Side 

Yard 
(17) 

Rear 

Yard 
(17) 

Side 

Yard 

(6) 

Rear 

Yard 

(6) 

Minimum 

Diameter 

Feet (8) 

Minimum 

Diameter 

Feet (8) 

* 
* 
  

1 
Story 

1 1/2 
Story 

2 
Story 

Square 
Feet 

  
** 
** 
  

  
*** 
*** 

  

RESIDENTIAL 
R-1 SINGLE 

FAMILY 

  
1.5 AC. 

  
200 

  
1.5 AC 

  
250 

  
100 

  
40 

  
80 (7) 

  
50 

  
15 

  
15 

  
15 

  
15 

  
115 

  
115 

    
2400 

  
1800 

  
1400 

  
N/A 

    

R-2 SINGLE 

FAMILY 
1.0 AC. 150 1.0 AC 200 75 25 50 (7) 40 15 15 15 15 100 100   2000 1400 1200 N/A     

R-3 SINGLE 

FAMILY 
.75 AC. 125 35000 S.F. 165 60 20 40 (7) 40 15 15 15 15 85 85   1500 1200 1000 N/A     

R-4 SINGLE 

FAMILY 
10000 S.F. 75 12500 S.F. 100 35 7 

(11) 
18 (7) 40 

(13) 
5 5 5 5 50 50   900 800 600 N/A     

R-5 SINGLE 

FAMILY 
6000 S.F. 50 8000 S.F. 75 35 6 

(11) 
16 (7) 35 

(14) 
5 5 5 5 34 33   800 700 600 N/A     

R-6 SINGLE 

FAMILY 
5000 S.F. 50 7000 S.F. 70 30 6 

(11) 
16 (7) 35 

(15) 
5 5 5 5 34 33   800 700 600 N/A     

BUSINESS 
POB 

PROFESSIONAL 

OFFICE BUILDING 

  
12000 S.F. 

(3) 

  
100 

  

  
12000 S.F. 

(3) 

  
100 

  

  
25 

  

  
10 
  

  
20 
  

  
35 
  

  
5 
  

  
5 
  

  
5 
  

  
5 
  

  
55 

  

  
55 

  

    
800 

  

  
700 

  

  
600 
(3) 

  
600 
(3) 

    

NB 

NEIGHBORHOOD 

BUSINESS 

12000 S.F.  

(3) 
100 

 

 

 

12000 S.F. 

(3) 
100 

 

 

 

25 

 

 

 

10 

 

 

 

20 

 

 

 

30 

 

 

 

5 

 

 

 

5 

 

 

 

5 

 

 

 

5 

 

 

 

65 

 

 

 

65 

 

 

 

  800 

 

 

 

700 

 

 

 

600 

(3) 
600 

(3) 
    

GB GENERAL 

BUSINESS 
12000 S.F. 

(3) 
100 12000 S.F. 

(3) 
100 20 10 20 30 5 5 5 5 60 60   800 700 600 

(3) 
600 

(3) 
    

POS PUBLIC 

FACILITIES AND 

OPEN SPACE 

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -   - - - - - - - - - - - -     

  

NOTES: 
(1)   Ten percent of any habitable area over an attached garage in an R-1, R-2, or R-3 zone shall be considered as ground floor area for the purpose of computing minimum area. Where compliance with 

the required minimum gross residential ground floor area would violate the maximum coverage limits established by Tables 5-4 and 5-5, then the maximum permitted coverage limits shall be 

controlling and the required minimum gross residential ground floor area shall be the same as the maximum permitted coverage. 



(2)   For that type of residence known as a split level, the required square footage shall be computed by including the ground floor area enclosed by the outside faces of all exterior walls, excluding 

porches not fully enclosed, but including the area of an attached garage and the rooms over the garage.  The required square footage for split level residences shall be equal to the minimum gross 
floor area required for one story houses in the respective zones in which they are situated. 

(3)   The minimum lot area and the minimum gross floor area of the ground floor of any principal building used for residential purposes in POB, or GB zones shall be the same as in the R-5 zone. The 

minimum lot area and the minimum gross floor area of the ground floor of any principal building used for residential purposes in the NB zone shall be the same as the R-4 zone. The minimum 
gross floor area of the ground floor of any other principal building in the POB, NB, or GB zones shall be 600 square feet. 

(4)   Any specific minimum yard requirements for particular accessory structures or accessory buildings contained in Section 22-7 shall apply if in conflict with the general minimum yard requirements 

in this schedule. 
(5)   Exclusions from lot coverage for permitted single-family dwellings: 
        a.     Walkways constructed on grade. 

        b.     That portion of unroofed patios and terraces which does not exceed 30% of the principal building ground floor area. 
        c.     In the R-1, R-2 and R-3 zones, that portion of unroofed porches and decks which does not exceed 30% of the principal building ground floor area. 
        d.     In the R-4, R-5 and R-6 zones, and for permitted single-family dwellings in the POB, GB, NB zones, that portion of unroofed porches and decks which does not exceed 20% of the principal 

building ground floor area. 
        e.     Entry steps, and unroofed stoops and landings, in areas of special flood hazards as set forth in subsection 17-3.2, Basis for Establishing Areas of Special Flood Hazard, or in subsection 17-

4.3b., Use of Other Base Flood Data. 
(6)   The required side and rear yard setbacks and other requirements for residential recreation facilities and residential sports facilities (which includes tennis and paddle tennis courts) are set forth in 

subsections 22-7.28 and 22-7.33 and Schedule 7-1. 

(7)   Where the lot width exceeds the minimum prescribed for the zone district, the combined total side yard setback shall be increased 1.5 feet for each full 5 feet by which lot width exceeds the 

minimum.  One side yard shall be increased by at least 1/3 of the additional setback distance required. In the case of a corner lot or a lot with frontage on more than one street, the lot width along 
the yard line located at the front of the lot shall be used to calculate the required side yard setback. The front of the lot shall be determined in accordance with subsection 22-7.7c. Thereafter any 

subsequent construction shall be arranged to orient the front of the principal building to the designated front of the lot. 
(8)   Each lot shall be able to contain within it the shape of a circle tangent to the front yard setback line and located within the required minimum side and rear yard lines.  The diameter of the circle 

shall be as prescribed for the zone district. 
(9)   That portion of a roofed, open-sided porch facing a front yard, which does not exceed 10% of the principal building ground floor area, may be excluded from the calculation of the maximum lot and 

building coverage for a single-family residential dwelling. The porch may be screened and include porch railing and/or balustrade and, below the floor level, porch lattice or other enclosure around 
the foundation, but it shall not otherwise be enclosed. Any subsequent enclosing of the porch, which results in exceeding the maximum lot and/or building coverage permitted, shall require 

approval of a variance  pursuant to N.J.S.A. 40:55D-70c. Any subsequent enclosing of the porch, which results in exceeding the maximum floor area permitted, shall require approval of a variance 

pursuant to N.J.S.A. 40:55D-70d. 
(10)    No building shall exceed two stories plus a habitable attic or basement. 
(11)    In the R-4, R-5 and R-6 districts, the minimum side yards shall not be placed adjacent to one another, or, alternatively the distance between principal structures on the adjacent lots must be equal 

to the minimum required combined side yard. 
(12)    Lots bordering a river or navigable waterway are subject to the provisions of subsection 22-7.32. 
(13)    In the R-4 zone, the minimum rear yard required shall be at least 30% of the lot depth, rounded up to the full foot, or 40 feet, whichever is greater, but not to exceed 50 feet. 
(14)    In the R-5 zone, the minimum rear yard required shall be at least 30% of the lot depth, rounded up to the full foot, or 35 feet, whichever is greater, but not to exceed 50 feet. 
(15)    In the R-6 zone, the minimum rear yard required shall be at least 35% of the lot depth, rounded up to the full foot, or 35 feet, whichever is greater, but not to exceed 50 feet. 
           * See Schedule 5-2 
           **See Schedule 5-4 & 5-5 
           ***See Schedule 5-3A and 5-3B 
(16)    If floor area exceeds eighty-five (85%) percent of the maximum permitted, the minimum side yard shall be the greater of: 1) The minimum yard requirement shown in Schedule 5-1 plus two (2') 

feet or 2) The minimum yard requirement determined from Note 7, where applicable. 
(17)    The minimum rear yard and side yard setback in the R-4, R-5 and R-6 Zone Districts for accessory buildings and structures should be increased one (1) additional foot for each foot of accessory 

building height in excess of fifteen (15') feet. 
(18)    Roofed, open sided, one-story porches may be permitted to extend up to five (5') feet beyond the front yard setback in the R-4, R-5 and R-6 Zone Districts. 
(19)    One-half (1/2) of the area of the eaves, for eaves less than 24 inches in width, may be excluded from lot coverage and building coverage for single-family dwellings. For eaves larger than twenty-

four (24") inches in width, half (1/2) of the first twenty-four (24") inches of the eaves may be excluded from both lot coverage and building coverage. 
(20)    Within all areas of special flood hazards as set forth in subsection 17-3.2, Basis for Establishing Areas of Special Flood Hazard, or in subsection 17-4.3b., Use of Other Base Flood Data, unroofed 

porches, landings, stoops and stairs may be permitted to extend up to ten (10′) feet beyond the front set back line and up to five (5’) feet beyond the side and rear setback lines of a Residential 

Zone, but in no event shall be located closer than five (5’) feet to a side or rear property line. 
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Introduction 
The New Jersey Municipal Land Use Law (MLUL) requires that each municipality in 
New Jersey undertake a periodic review and reexamination of its local Master Plan. The 
purpose of this Reexamination Report is to review and evaluate the Master Plan and 
municipal development regulations on a regular basis in order to determine the need for 
updates and revisions in lieu of Hurricane Sandy. This Reexamination Report also 
reviews the progress of the Borough in achieving its planning objectives, and to consider 
the need for changes in order to ensure that the municipal plan is current and meets the 
needs of the Borough. The Planning Board of the Borough of Rumson is responsible for 
completing the reexamination, and preparing and adopting by resolution a report on the 
findings of the reexamination. 

The Borough of Rumson adopted its last comprehensive Master Plan in 1988. The 
Borough has subsequently adopted Reexamination Reports in 1994, 1997, 2002, and 2012. 
The current document (hereinafter referred to as the 2015 Master Plan Reexamination 
Report) serves as a reexamination of the 1988 Master Plan, as supplemented by the 2012 
Master Plan Reexamination Report. The document also offers new opportunities for 
examining community resiliency and ensuring that recovery efforts address the 
Borough’s needs for the future. 

The 2015 Master Plan Reexamination Report is the Borough’s response to Hurricane 
Sandy’s impacts. It therefore places special emphasis on facilitating recovery from 
Hurricane Sandy, as well as promoting resiliency to future storm impacts and other 
potential natural hazards. To achieve this, the 2015 Master Plan Reexamination Report 
recommends a number of updates and revisions to the 1988 Master Plan. These changes 
have been compiled and incorporated into the Master Plan amendment. Additionally, 
the Master Plan amendment updates and adds to the Master Plan objectives, problems, 
and assumptions. The amendment also updates the Land Use Plan Element, Community 
Facilities and Resiliency Plan Element, Stormwater Management Plan Element, and 
Housing Plan Element by incorporating discussion of promoting resiliency in the 
Borough. 

Impacts of Hurricane Sandy 
Hurricane Sandy struck the coast of New Jersey on October 29, 2012, and caused 
extensive damage to the Borough of Rumson from both storm surge and wind damage. 
284 properties within the Borough’s jurisdiction experienced substantial damage. All of 
the Borough’s sewage pump stations were severely damaged due to floodwater 
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inundation and/or power 
system failure. Trees and 
power lines throughout the 
Borough fell, in many cases 
damaging buildings and 
homes, and causing power 
outages for 14 days. 

Despite the extent of damages 
the Borough of Rumson 
sustained from Hurricane 
Sandy, existing land use 
patterns and prevailing land 
uses are not anticipated to 
substantially change. The long-
term impacts of Hurricane 
Sandy will be affected by a 
variety of factors including 
insurance payouts, flood 
insurance regulations, as well 
as the ability for residents, 
businesses, and the Borough to 
rebuild. 

With the impacts of Hurricane 
Sandy so great, the Borough of Rumson has significant concern and reason for promoting 
not only recovery from Sandy, but also building resiliency to future storm impacts and 
other potential natural hazards. While the current 2015 Master Plan Reexamination 
Report is broad in scope, the experience of Hurricane Sandy and the need to build 
resiliency has influenced and informed its preparation. 

The Local and Regional Reaction to Hurricane Sandy 
Strategic Recovery Planning Report 
As a response to Hurricane Sandy, the Borough of Rumson adopted a Strategic Recovery 
Planning Report in 2014. The purpose of the Strategic Recovery Planning Report is to 
outline a recommended set of actions to guide the Borough in promoting recovery from 
the impacts of Hurricane Sandy and resiliency to future storms. The actions 

Displaced Boats from Hurricane Sandy 
Source: Rumson-Fair Haven Patch 

Wind Damage from Hurricane Sandy 
Source: Rumson-Fair Haven Patch 
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recommended by the Strategic Recovery Planning Report have been incorporated and 
described in detail in the Master Plan Reexamination Report. 

Review of Building Height and Base Flood Elevations 
Also as a response to Hurricane Sandy, the Borough of Rumson adopted zoning 
amendments to reflect FEMA’s Advisory Base Flood Elevations and map dated 
December 12, 2012. This required new residential construction and substantially 
damaged homes to comply with municipal flood hazard rules in which the lowest 
habitable floor must be above the base flood elevation. In addition, the new Preliminary 
Flood Insurance Maps issued by FEMA on January 31, 2014 are being incorporated into 
the Borough’s Flood Damage Prevention Ordinance. The Borough is taking a 
conservative approach to building elevation requirements by requiring that the lowest 
finished floor be at least one foot above the Preliminary FIRM flood elevation. Instead of 
adopting solely the new Preliminary FIRM flood elevations, the base flood elevation will 
be the greater of the 2009 Effective FIRM, the 2012 ABFE, or the 2014 Preliminary FIRM. 
Property owners will need to take preventative measures to ensure they are in 
compliance with the new regulations.  

Monmouth County Multi-Jurisdictional Natural Hazard Mitigation Plan 
Monmouth County adopted its Multi-Jurisdictional Natural Hazard Mitigation Plan 
(HMP) in 2009. The Plan identifies natural hazards that could affect the county’s 
jurisdictions, evaluates the risks associated with these hazards, and identifies the 
mitigation actions to lessen the impacts of a disaster on Monmouth County communities. 
Monmouth County employed a multi-jurisdictional approach to develop the plan, and 
every municipality in the county was invited to participate as an equal partner with the 
county. The county is in the process of updating the HMP to incorporate elements of 
mitigation planning post Hurricane Sandy. As part of its participation in the HMP 
outreach process, the Borough of Rumson has updated and supplemented its list of 
recovery actions, which have been incorporated as recommendations in the Master Plan 
Reexamination Report. 

Specific Changes Recommended for the Master Plan and 
Development Regulations 
To promote recovery from Hurricane Sandy and resiliency to future storms and other 
hazards over the long-term, the 2015 Master Plan Reexamination Report recommends a 
number of changes to the Borough’s municipal master plan and development 
regulations. These are outlined in the following subsections. 
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Changes to the Master Plan 

The 2015 Master Plan Reexamination Report recommends that the objectives be updated 
where necessary. The Master Plan Amendment incorporates these revised objectives with 
new resiliency objectives that are intended to promote recovery and resiliency. The new 
resiliency objectives are also outlined below: 

Resiliency Objectives 
1. Plan for new development to minimize risk from natural hazards. 
2. Promote public awareness of hazard mitigation and resiliency issues. 
3. Focus public agencies on community vulnerabilities to hazards such as flooding. 
4. Encourage future capital projects to be located outside flood hazard areas. 
5. Encourage renovations and modifications that are resilient to flood- and storm-

related impacts. 
6. Encourage municipal efforts and initiatives in FEMA’s Community Rating 

System (CRS). 

In addition, the 2015 Master Plan Reexamination Report recommends the following 
actions to aid the Borough in promoting local recovery and in building resiliency:  

• Exploring opportunities for open space preservation to aid in storm resiliency 
and to mitigate possible storm impacts;  

• Preparing a Community Facilities and 
Resiliency Plan Element to provide 
current mapping and promote 
resiliency at public facilities and other 
critical infrastructure within the 
Borough;  

• Preparing a Circulation Plan Element 
to address evacuation routes and 
bicycle circulation; 

• Amending the Stormwater 
Management Plan to address green 
infrastructure techniques to promote resiliency in the Borough;  and 

• Amending the Housing Element and Fair Share Plan to encourage elevating 
single-family homes and locating future affordable housing outside of flood 
hazard areas. 

Rain Gardens (Source: EPA) 



2015 Master Plan Reexamination Report & Amendment- Executive Summary 
Borough of Rumson, Monmouth County, New Jersey 

  5 

To reflect the recommendations of the 2015 Master Plan Reexamination Report, the 
amended Master Plan contains the following components:  

• A Community Facilities and Resiliency Plan Element incorporating current 
mapping of public facilities and other critical infrastructure within the Borough, 
as well as promoting resiliency at these facilities and infrastructure. 

• A Circulation Plan Element addressing evacuation routes and bicycle circulation; 
• A Land Use Plan Amendment and an amended Stormwater Management Plan 

incorporating green building and infrastructure techniques to aid the Borough to 
build resiliency through development regulations; and 

• An amended Housing Plan Element addressing the need to encourage the 
elevation of single-family homes and the need to locate affordable housing outside 
of flood hazard areas. 

The amendments do not recommend any land use changes, as the Borough is nearly fully 
developed and there are limited, if any, areas to be modified that would reflect lessons 
learned by Hurricane Sandy. 

Furthermore, the 1988 Master Plan and all subsequent master plan element, amendments, 
and reexamination reports have been compiled into one user-friendly document. 

Changes to Development Regulations 
In addition to the numerous changes to the Borough’s Master Plan, the 2015 Master Plan 
Reexamination Report recommends a number of changes to the Borough’s development 
regulations which seek to promote recovery and resiliency to future storms, such as: 

• Revising the Borough’s Flood 
Damage Prevention Ordinance to 
comply with the most restrictive 
flood hazard data available; 
monitor lot and building 
coverages; 

• Revising development regulations 
and requiring as-built surveys for 
new construction and additions in 
order to mitigate the grading and 
stormwater runoff problems;  

• Prohibiting the dumping of any 
waste or refuse in any stream or 
waterway.  

Rumson Home Elevation on Warren Street 
Source: RedBankGreen.com 
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In addition to these changes, the Borough will continue to evaluate its ordinances in order 
to ensure continuing efforts in facilitating resiliency to storm events. 

Capital Recommendations/Public Facilities and Other Critical 
Infrastructure 
The 2015 Master Plan Reexamination Report also recommends various capital 
improvements and improvements to public facilities and other critical infrastructure, 
many of which have been developed in accordance with the preparation of the Borough’s 
2015 Floodplain Management Plan, 2014 Strategic Recovery Planning Report, the 
Borough’s Hazard Mitigation Plan, and the Capital Improvement Plan. These 
recommendations include the following Borough-wide projects:  

• Automating and updating Borough’s system for processing zoning and 
construction permits;  

• Revising and updating the Borough’s Emergency Operations Procedure Manual; 
• Developing a Geographic Information System (GIS) to increase resiliency;  
• Participation in FEMA’s Community Rating System (CRS);  
• Preparing a Debris Management Plan; and  
• Installing a Borough-wide Supervisory Control and Data Acquisition (SCADA) 

system. 

Other examples of site-specific capital recommendations include:  

• Installing emergency and portable generators at key facilities;  
• Installing more resilient waterfront 

bulkheading;  
• Improvements to sanitary sewer 

pump stations;  
• Performing tree maintenance;  
• Implementing various flood hazard 

mitigation projects in the West Park 
section of the Borough;  

• Developing Bingham Hall as a 
comfort station;  

• Upgrading the existing shelter; and 
• Continuing the Borough’s drainage 

system maintenance. Emergency Generator at the DPW Yard 
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As mentioned above, the Community Facilities and Resiliency Plan Element is prepared 
consisting of community facilities and critical infrastructure, which also includes these 
recommended projects. 

Summary 
Hurricane Sandy caused extensive damage in the Borough of Rumson and exposed many 
vulnerabilities. While much has been done to promote recovery, additional work is 
needed. Furthermore, it is important to ensure that the Borough’s Master Plan helps the 
Borough to build resiliency to future storms and other potential natural disasters. The 
2015 Master Plan Reexamination Report and Amendments will help the Borough to meet 
these needs. 
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I. Introduction 
The New Jersey Municipal Land Use Law (MLUL) requires that each municipality in 
New Jersey undertake a periodic review and reexamination of its local Master Plan. The 
purpose of the Reexamination Report is to review and evaluate the master plan and 
municipal development regulations on a regular basis in order to determine the need for 
updates and revisions. In addition, the preparation of a statutorily compliant 
Reexamination Report provides a presumption of validity of the municipal zoning 
ordinance under the law. This report constitutes the Master Plan Reexamination Report 
for the Borough of Rumson as required by the Municipal Land Use Law at N.J.S.A. 
(40:55D-89). 

The Borough of Rumson adopted its last comprehensive Master Plan in 1988. The 
Borough has subsequently adopted Reexamination Reports in 1994, 1997, 2002, and 2012. 
The current document (hereinafter referred to as the 2015 Master Plan Reexamination 
Report) serves as a reexamination of the 1988 Master Plan, as supplemented by the 2012 
Master Plan Reexamination Report.  

While the 2015 Master Plan Reexamination Report is broad in scope, it has been prepared 
in light of the experience of Hurricane Sandy. It, therefore, places special emphasis on 
facilitating recovery from Hurricane Sandy’s impacts, as well as promoting resiliency to 
future storm impacts and other potential natural hazards. To achieve this, the 2015 Master 
Plan Reexamination Report recommends a number of updates and revisions to the 1988 
Master Plan. These changes have been compiled into a master plan amendment, which is 
appended to this document. 
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II. Requirements of the Periodic Reexamination Report 
The Municipal Land Use Law requires that the Borough of Rumson provide for the 
reexamination of the municipal master plan and development regulations at least once 
every ten years. The purpose of the reexamination is to review the progress of the 
Borough in achieving its planning objectives, and to consider the need for changes in 
order to ensure that the municipal plan is current and meets the needs of the Borough. 
The Planning Board of the Borough of Rumson is responsible for completing the 
reexamination, and preparing and adopting by resolution a report on the findings of the 
reexamination. 

The Municipal Land Use Law requires that the reexamination report describe the 
following: 

• The major problems and objectives relating to land development in the municipality 
at the time of the adoption of the last reexamination report. 

• The extent to which such problems and objectives have been reduced or have 
increased subsequent to such date. 

• The extent to which there have been significant changes in assumptions, policies, and 
objectives forming the basis for the master plan or development regulations as last 
revised, with particular regard to the density and distribution of population and land 
uses, housing conditions, circulation, conservation of natural resources, energy 
conservation, collection, disposition, and recycling of designated recyclable materials, 
and changes in state, county and municipal policies and objectives. 

• The specific changes recommended for the master plan or development regulations, 
if any, including underlying objectives, policies and standards, or whether a new plan 
or regulation should be prepared. 

• The recommendations of the planning board concerning the incorporation of 
redevelopment plans adopted pursuant to the “Local Redevelopment and Housing 
Law,” P.L.1992, c. 79 (C.40A:12A-1 et seq.) into the land use plan element of the 
municipal master plan, and recommended changes, if any, in the local development 
regulations necessary to effectuate the redevelopment plans of the municipality. 

The 2015 Master Plan Reexamination Report addresses each of these statutory 
requirements. 
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III. The Major Problems and Objectives Relating to Land 
Development in the Borough of Rumson at the Time of 
the Adoption of the Last Reexamination Report 

Master Plan Objectives 

The 1988 Master Plan included the following general objectives: 

1. Maintain Rumson’s character as a residential community and the quality of life that it 
offers. 

2. Encourage the most appropriate use of land consistent with neighborhood character 
and its suitability for development. 

3. Establish appropriate population densities and limit the intensity of development to 
both preserve the natural environment and to ensure neighborhood, community, and 
regional well-being. 

4. Maintain a satisfactory level of public facilities and services. 
5. Secure the public’s safety from fire, flood, panic, and other natural and man-made 

disasters. 
6. Maintain fiscal stability. 
7. Ensure that Rumson’s development does not conflict with the development and 

general welfare of neighboring municipalities, the county, and the state as a whole. 
8. Coordinate development with land use policies to encourage the appropriate and 

efficient expenditure of public funds. 
9. Provide sufficient space in appropriate locations for residential, recreational, 

commercial, and open space use. 
10. Locate and design transportation routes to promote the free flow of traffic while 

discouraging congestion or blight. 
11. Promote a desirable visual environment. 
12. Conserve historic sites and districts. 
13. Prevent urban sprawl and degradation of the environment through improper land 

use. 
14. Expand housing opportunities within the Borough compatible with neighborhood 

character and the needs of present and future residents. 
15. Promote the recovery of recyclable materials from municipal solid waste and 

encourage the conservation of energy. 
16. Protect the natural resources and qualities of the Borough including freshwater and 

saltwater wetlands, floodplains, stream corridors, open space, steep slopes, and areas 
with scenic, cultural, and recreational values. 
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The last Reexamination Report (adopted in 2012) indicated that the November 2002, June 
2002, and 1997 Reexamination Reports supported the goals and objectives of the 1988 
Master Plan. The 2012 Reexamination Report did not modify the prior endorsements. 

Problems Articulated in the 1988 Master Plan 

1. The disposal of solid waste and implementation of recycling to meet state recycling 
goals. 

2. Addressing the Borough need for low and moderate income housing. 
3. Controlling the intensity of development within the existing residential 

neighborhoods in order to ensure that infill development, redevelopment, or 
expansions are compatible with neighborhood character. 

4. Conserving scenic waterfront views along the Navesink River and the Shrewsbury 
River. 

5. Managing further development within the business and commercial districts to be 
compatible in scale and intensity with surrounding residential areas and with the 
character of the business area. 

6. Discouraging piecemeal conversions of residential uses in commercial areas into 
substandard commercial properties. 

7. Improving pedestrian and vehicular circulation in the business districts. 
8. Protecting Borough landmarks. 
9. Protecting sensitive natural features including wetlands and flood hazard areas. 

Assumptions that Underpin Borough Planning 

The 1994 and 2002 Reexamination Reports both outline three assumptions that underpin 
planning issues in Rumson. They are listed below: 

1. The continued economic viability of Rumson as a single family residential community 
with supporting public, commercial, and institutional facilities and services. 

2. No natural or man-made disasters will require redevelopment of the Borough. 
3. Given a stable population level, there will be minimal need to expand municipal 

facilities and services. 

Issues in 2012 

Section 3 of the 2012 Master Plan Reexamination Report summarized the status of the 
primary planning concerns at that time as follows: 

“The Planning Board continues to have a concern that changes in the R-1 and  
R-2 zone districts are required to address potential adverse impacts of infill 
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development. In the Board’s opinion, recent new construction, during the economic 
downturn of the past several years, has not been as oversized as that in the past, 
however, modifications to the municipal regulation[s] are necessary to address 
potential detrimental effects and are still appropriate. The Planning Board believes 
that the Borough officials should implement the Board’s recommendations prior to 
an increase in development activity. 

While new housing construction has dropped substantially on a county-wide basis, 
the pace of new residential construction in Rumson Borough has only slowed 
moderately.” 
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IV. Extent to Which Such Problems and Objectives Have 
Been Reduced or Increased 

Status of Existing Objectives, Problems, and Assumptions 

This section reiterates the objectives, problems, and assumptions of the 1988 Master Plan, 
with the following exceptions and commentary concerning the extent that the objective, 
problem, or assumption has been reduced or increased. The commentary is in italic text: 

• General Objective #5: Secure the public’s safety from fire, flood, panic, and other 
natural and man-made disasters. 
Revised as follows: Secure the public’s safety from fire, flood, panic, and other natural and 
man-made disasters. Adapt efforts accordingly to reflect updated flood levels and data from 
FEMA and NOAA. 

• Assumption #2 that underpins Borough planning: No natural or man-made disasters 
will require redevelopment of the Borough. 
This assumption has been removed. 

• Assumption #3 that underpins Borough planning: Given a stable population level, 
there will be minimal need to expand municipal facilities and services. 
Revised as follows: Given a stable population level, there will be minimal need to expand 
municipal facilities and services. However, an expansion of recreational facilities will be 
required to address resident and Borough needs. 

In addition, the primary planning concerns of the 2012 Master Plan Reexamination 
Report are also reiterated, with commentary concerning the extent that the planning 
concern has been reduced or increased. The commentary is in italic text. 

• “The Planning Board continues to have a concern that changes in the R-1 and R-2 zone 
districts are required to address potential adverse impacts of infill development. In 
the Board’s opinion, recent new construction, during the economic downturn of the 
past several years, has not been as oversized as that in the past, however, 
modifications to the municipal regulation[s] are necessary to address potential 
detrimental effects and are still appropriate. The Planning Board believes that the 
Borough officials should implement the Board’s recommendations prior to an 
increase in development activity.” 
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This recommendation still has not been implemented in the development ordinance, and has 
been deleted. 

• “While new housing construction has dropped substantially on a county-wide basis, 
the pace of new residential construction in Rumson Borough has only slowed 
moderately.” 
Table #1 in the 2012 Reexamination Report depicted Housing Units Authorized by Building 
Permits For New Construction in the Borough of Rumson from 2004 to 2011. The updated 
data has been supplemented below. The Board finds that new construction permits in 2012 and 
2013 have not dropped in Rumson. 

Table 1: Housing Units Authorized by Building Permits for New Construction 

Rumson Borough, 2004-2013 
Year 1 & 2 

Family 
Mixed 

Use 
Total 

2004 38 2 40 
2005 34 0 34 
2006 41 0 41 
2007 36 0 36 
2008 27 0 27 
2009 17 0 17 
2010 23 0 23 
2011 27 0 27 
2012 30 0 30 
2013 44 2 46 
Total 317 4 321 

Average 31.7 0.4 32.1 

Source: NJ Department of Community Affairs, Construction Reporter 
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Recommendations of the 2012 Reexamination Report 

The 2012 Reexamination Report recommended a number of changes to the Zoning Map 
and the Land Development Ordinance Provisions. An updated Summary of 
Recommendations of the 2012 Reexamination Report with the 2015 Planning Board’s 
recommendations to bring those recommendations up to date is provided below: 

1. Increase the minimum lot requirements for portions of the R-1 and R-2 zones. 
This is no longer relevant. 

2. Specific properties were recommended to be rezoned from R-5 to General Business. 
Completed. This was amended via Ordinance 14-007 D. 

3. Building Height: New residential construction must comply with municipal flood 
hazard rules that require the lowest habitable floor to be above the base flood 
elevation. 
This has been completed. The Borough adopted zoning amendments 13-002 G and 13-003 D 
in January 2013 to reflect FEMA’s Advisory Base Flood Elevations and map dated December 
2012. 

4. Circulation Plan/Bicycle Circulation: The Borough should revise the Master Plan to 
update the circulation element to include a sub-plan element for bicycle circulation to 
specify locations for bicycle lanes on roadways within the Borough, as well as to 
address pedestrian improvements and needed sidewalks. 
This is on-going, as it has not yet been completed. 

5. Solar and Small Wind Energy Facilities in Residential Zones: The Borough Council 
should consider zoning requirements for solar and wind energy facilities in future 
amendments to the Zoning Ordinance to promote a desireable visual environment. 
Completed. This has been amended via Ordinance 12-013 D. 

6. Regulations of House Size: The Borough should monitor the building sizes of new or 
expanded homes and develop a database of pertinent information to better evaluate 
this issue. Annual reports to the Planning Board may be one mechanism to monitor 
this issue. 
This is on-going. 

7. Economic Development: Borough officials should monitor the demand of the use of 
satellite offices in the downtown business district, which lies in close proximity to the 
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houses of CEOs. The Borough should subsequently determine if the General Business 
zone should be expanded or modified for additional office use. 
No changes have been made yet to the General Business zone. This recommendation requires 
additional review and research. 

8. Master Plan Documents: The Borough should compile the 1988 Master Plan and all 
subsequent master plan element amendments and reexamination reports into one 
reference document easily made available by Borough staff to the general public. 
This is an on-going recommendation and part of the update.  
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V. Extent to Which There Have Been Significant Changes in 
the Assumptions, Policies, and Objectives 

The Planning Board continues to find that, with the exceptions that have been outlined 
in the previous section of this reexamination report, the overall assumptions, policies, 
and objectives of the 1988 Master Plan are consistent with and reflect the current 
assumptions, policies, and objectives of the Planning Board in terms of future 
development to the Borough.  

The following significant changes in the assumptions, policies, and objectives relating to 
land development in the Borough of Rumson have taken place since 2012: 

Changes at the Local Level 

As indicated in the following subsections, there have been considerable changes at the 
local level since the adoption of the 2012 Master Plan Reexamination Report. 

Impacts of Hurricane Sandy 

Hurricane Sandy struck the coast of New Jersey on October 29, 2012, and caused 
extensive damage to the Borough of Rumson from both storm surge and wind damage. 
284 properties within the Borough’s jurisdiction experienced substantial damage. All of 
the Borough’s sewage pump stations went offline due to floodwater inundation and/or 
power system failure. Trees and power lines throughout the Borough fell, in many cases 
damaging buildings and 
homes. The Borough also faced 
power outages for 14 days. 

Despite the extent of damages 
the Borough of Rumson 
sustained from Hurricane 
Sandy, existing land use 
patterns and prevailing land 
uses are not anticipated to 
substantially change. The long-
term impacts of Hurricane 
Sandy have yet to be seen, but 
will be affected by a variety of 

Figure 1: Displaced Boats from Hurricane Sandy 
Source: Rumson-Fair Haven Patch 
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factors including insurance payouts, flood insurance regulations, as well as the ability of 
residents, businesses, and the Borough to rebuild. 

With the impacts of Hurricane 
Sandy so great, the Borough of 
Rumson has significant 
concern and reason for 
promoting not only recovery 
from Sandy, but also building 
resiliency to future storm 
impacts and other potential 
natural hazards. This offers 
new opportunities for 
redevelopment, but care must 
be taken to ensure all new 
development keeps with the 
character of the community. 
Additionally, many residents 
require assistance in rebuilding and returning to their homes. The impact of the storm 
also offers an opportunity to increase the resiliency of the Borough’s infrastructure. 

In addition, new FEMA Flood insurance maps are in the process of being adopted. These 
maps increase the flood zone and base flood elevations for some coastal areas of the 
Borough. Property owners will need to take preventative measures to ensure they are in 
compliance with the new regulations.  

While the current 2015 Master Plan Reexamination Report is broad in scope, the 
experience of Hurricane Sandy and the need to build resiliency has influenced and 
informed its development. 

  

Figure 2: Wind Damage from Hurricane Sandy 
Source: Rumson-Fair Haven Patch 
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Strategic Recovery Planning Report 

As a response to Hurricane Sandy, the Borough of Rumson adopted a Strategic Recovery 
Planning Report in 2014. The purpose of the Strategic Recovery Planning Report is to 
outline a recommended set of actions to guide the Borough in promoting recovery from 
the impacts of Hurricane Sandy and resiliency to future storms. 

The actions recommended by the Strategic Recovery Planning Report are as follows: 

• Installing a town-wide SCADA system; 
• Automating and upgrading the zoning and construction permit program; 
• Updating the Borough’s hazards mitigation plan; 
• Revising and updating Rumson’s Emergency Operations Procedure Manual; 
• Developing a GIS database/inventory of Borough-owned infrastructure; 
• Compiling low-elevation aerial mapping of identified special flood hazard areas; 
• Entering FEMA’s CRS program; 
• Preparing a more comprehensive Borough Master Plan, and updating its goals and 

objectives to address post-Sandy strategies; 
• Adding a floodplain management plan to the Master Plan; 
• Installing an emergency standby generator at Oceanic Hook and Ladder fire house; 
• Replacing under-sized drainage piping at Club Way, and at Holly Tree Lane and 

Navesink Avenue; 
• Removing of silt along minor waterway parallel to Brookside Drive; 
• Developing Bingham Hall as a comfort station during emergencies; and 
• Installing waterfront bulkheading at Rumson Boat Launch facility. 

Implementation of the recommendations that have been listed above will promote 
recovery from Hurricane Sandy and increased resiliency to future storms. Where 
relevant, individual actions are discussed elsewhere in this report. 

Building Height and Base Flood Elevations 

Also as a response to Hurricane Sandy, the Borough of Rumson adopted zoning 
amendments 13-002 G and 13-003 D in January 2013 to reflect FEMA’s Advisory Base 
Flood Elevations and map dated December 2012. This required new residential 
construction and substantially damaged homes to comply with municipal flood hazard 
rules in which the lowest habitable floor must be above the base flood elevation. 



2015 Master Plan Reexamination Report & Amendment 
Borough of Rumson, Monmouth County, New Jersey 

  13 

Demographic Changes 

The Borough of Rumson adopted its last Master Plan Reexamination Report in 2012, 
which already incorporated the latest US Census Bureau population estimates. The 
overall density and distribution of population and the land use pattern within the 
Borough has not changed substantially since the last reexamination in 2012. Nonetheless, 
the total population of the Borough as of the US Census in 2010 was 7,122 and decreased 
to 7,098 in 2012 (according to the 2012 American Community Survey estimates). 

Zoning Board of Adjustment Annual Report 
The Borough of Rumson Zoning Board of Adjustment releases an annual report that 
covers the Board’s actions in each calendar year. The Board works with applicants to 
develop improved designs and reduce the intensity and quantity of variances, often 
reducing the number requested. A summary of the Board’s actions for 2013 is included 
in this section. 

In 2013, the Board of Adjustment held 12 regular Board meetings and heard a total of 46 
applications, of which 26 were for Hurricane Sandy damage. Of the 46 applications: 

• 21 were for the construction of new single-family residences; 
• 16 were for expansion and renovation to existing single-family residences; 
• One was for driveway relocation; 
• Four were for in-ground pools; 
• One was for the renovation of an existing secondary residential cottage; 
• One was for relocation of an existing carriage house; and 
• Two were site plans (a school security entrance and a multi-family residence). 

In 2013, 43 applications were approved, three were withdrawn, and none were denied. 
In addition, 11 of the applications that would have been denied were allowed to continue 
to a subsequent meeting to incorporate Board recommended modifications. The 
following table shows a breakdown of the type of variances granted in 2013. 
  



2015 Master Plan Reexamination Report & Amendment 
Borough of Rumson, Monmouth County, New Jersey 

  14 

Table 2: Zoning Board of Adjustment Variance Approvals, 2013 

Variance Number of Approvals 
Lot Area 4 
Lot Width & Frontage 15 
Front Setback Building 12 
Building Coverage 9 
Rear Setback 7 
Accessory Setback 4 
Accessory Structure without Principal 2 
Lot Shape 17 
Side Setback 12 
Front Setback Porch 2 
Building Height 0 
Lot Coverage 0 
Floor Area 4 
Accessory Front Yard 5 
Accessory Building Ground Floor 0 

 

Variances were also granted for one garage door visible from street or river, four for 
driveway width within front yard setback, one for renovation of an existing secondary 
residential cottage, one reconstruction of a multi-family residence and number of garage 
spaces to the Ordinance maximum of five spaces. 

Changes at the County/Regional Level 

Since the adoption of the 2012 Master Plan Reexamination Report, there have been several 
changes at the county and regional level, including the adoption of the Monmouth 
County Water Quality Management Plan. In addition, the county is undergoing the 
process of updating both its Master Plan and the Monmouth County Multi-Jurisdictional 
Natural Hazards Mitigation Plan.  

Monmouth County Water Quality Management Plan 

In accordance with the Statewide Water Quality Management Planning rules (N.J.A.C. 
7:15-3.4), a public notice for a Proposed Amendment to the Monmouth County Water 
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Quality Management (WQM) Plan was published on January 7, 2013 in the New Jersey 
Register and the Asbury Park Press. This amendment proposal would provide for a 
Future Wastewater Service Area (FWSA) for Monmouth County.  

Almost all of the Borough of Rumson is located in the proposed sewer service area, so the 
adoption of the WQM Plan will have no impact on the development of the Borough. 
Borough officials participated alongside the Monmouth County Planning Board with 
regard to the sewer service area proposed for Rumson, and the Monmouth County 
accepted input provided by the Borough. 

Monmouth County Multi-Jurisdictional Natural Hazard Mitigation Plan 

Monmouth County adopted its Multi-Jurisdictional Natural Hazard Mitigation Plan 
(HMP) in 2009 to meet the requirements of the Disaster Mitigation Act of 2000. 
Monmouth County employed a multi-jurisdictional approach to develop the plan, and 
every municipality in the county was invited to participate as an equal partner with the 
county. The Plan identifies natural hazards that could affect the county’s jurisdictions, 
evaluates the risks associated with these hazards, identifies the mitigation actions to 
lessen the impacts of a disaster on Monmouth County communities, and prioritizes them 
based on the municipal master plans and other planning documents. The county is in the 
process of updating the HMP to incorporate elements of mitigation planning post 
Hurricane Sandy. A draft plan was released for review in October 2014.  

As part of its participation in the HMP outreach process, the Borough of Rumson has 
updated and supplemented its list of recovery actions to include the following: 

1. Elevating 32 homes to reflect new FEMA FIRM maps. 
2. Installing a new elevated bulkhead and a new tide valve at the western terminus 

of Washington Avenue; replacing an existing tide valve at the western terminus 
of Grant Avenue and Waterman Avenue; and constructing an earthen berm and 
associated grading above the existing bulkhead at the western and eastern 
terminus of Grant Avenue, and western terminus of Waterman Avenue. 

3. Installing emergency backup generators and/or flood proofing measures at 
pump stations at the following locations: Riverside Drive, Club Way, Thorton 
Way, Navesink Avenue, Buena Vista Avenue, and Shrewsbury Drive. Also 
recommended is reinforced steel, rubber gasket lined storm doors at the pump 
stations located at Marina and at Grant Avenue. 

4. Installing reinforced steel and rubber gasket-lined storm doors at the Borough’s 
Department of Public Works garage. 
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5. Installing 150 linear feet of new elevated bulkhead, rehabilitation and 
replacement of existing drainage pipes, and installing a new tide valve at the 
intersection of Shrewsbury Drive and Avenue of Two Rivers. 

6. Removing two existing underground fuel storage tanks (one diesel and one 
regular unleaded) and installing two new above-ground tanks at the Borough’s 
Department of Public Works yard. 

7. Upgrading the shelter facility located at Rumson–Fair Haven Regional High 
School, including emergency power facility. 

8. Implementing stream and pond clearing to speed draining of flood prone areas 
and following up with regular maintenance. 

9. Tree maintenance of shade trees along streets in the community; increasing the 
effectiveness of Public Works to clear trees in the event of a storm. 

10. Continuing to maintain current warning systems that are already operational 
including the Borough website, AM radio, the Reverse 911 calling system, and 
the emergency siren alerting system. 

11. Enacting new FEMA flood maps as part of planning and zoning regulations. 
12. Installing a quick connection for a portable generator at Borough Hall. 
13. Developing Bingham Hall as a comfort station during emergencies. 
14. Installing a Borough-wide SCADA system. 
15. Installing an emergency standby generator at Oceanic Hook & Ladder Fire 

House. 
16. Replacing under-sized drainage piping at the south end of Club Way, and at the 

intersection of Holly Tree lane and Navesink Avenue. 
17. Installing 225 linear feet of new bulkheading at the Rumson Boat Launch facility. 
18. Automating and upgrading the zoning and construction permit program. 
19. Revising and updating the Borough’s Emergency Operations Procedure Manual. 
20. Entering FEMA’s Community Rating System (CRS) program. 
21. Developing a GIS database/inventory of Borough-owned infrastructure.  

Changes at the State Level 

As indicated in the following subsections, there have been considerable changes at the 
state level since the adoption of the 2012 Master Plan Reexamination Report. 

Green Buildings and Environmental Sustainability Element 

Many New Jersey municipalities have made efforts to reduce their carbon footprint, 
decrease greenhouse gas emissions, encourage the use of renewable energy sources, 
conserve energy, and minimize the use of natural resources. Federal and state programs 
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have been established to assist municipalities to address these goals. In the private sector, 
the US Green Building Council, a private organization, has established the Leadership 
for Energy and Environmental Design (LEED) certification programs to encourage and 
standardize the certification of buildings which are energy efficient and incorporate 
sustainable environmental design concepts. 

Recognizing the importance of green building and sustainability, the Legislature 
amended the Municipal Land Use Law (MLUL) in 2008 to add the “Green Building and 
Environmental Sustainability Plan Element” to the list of optional elements of municipal 
master plans. The scope of the new element is as follows: “A green buildings and 
environmental sustainability plan element, which shall provide for, encourage and 
promote the efficient use of natural resources and the installation and usage of renewable 
energy systems, consider the impact of buildings on the local, regional, and global 
environment; allow ecosystems to function naturally; conserve and reuse water; treat 
storm water on site; and optimize climatic conditions through site orientation and 
design.” 

State Strategic Plan 

The NJ State Planning Commission is now staffed by the Office of Planning Advocacy 
(OPA) which is within the Department of State. The OPA has released a draft State 
Strategic Plan to supersede the current State Development and Redevelopment Plan. 
Public Hearings were held in February, March, and September of 2012. The draft State 
Strategic Plan is based upon a criteria-based system rather than a geographic planning 
area. The draft State Strategic Plan has not been adopted by the State Planning 
Commission at this time and was put on hold following Hurricane Sandy. 

The Borough of Rumson should continue to monitor the progress of the new plan and its 
implication for future planning in the Borough. 

Redevelopment Case Law 

There have been a number of recent court decisions concerning the use of criteria for 
determining an area “in need of redevelopment” pursuant to the Local Redevelopment 
and Housing Law (LRHL). The most significant of these decisions is the NJ Supreme 
Court’s decision in Gallenthin vs. Paulsboro, which reevaluated and set guidelines for 
the use of the statutory criteria for determining an area in need of redevelopment. The 
New Jersey Legislature also held hearings in 2010 on legislation to update the NJ 
Redevelopment and Housing Law. In 2013 Assembly Bill 3615 became law and is 
intended to protect property owners by limiting the redevelopment powers of 
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municipalities under the LRHL. This amendment raises the standard for a blight finding 
to one in which the property must be unproductive.  

New Jersey Council on Affordable Housing (COAH) 
COAH originally adopted affordable housing rules for the third round period in 2004. 
However, an Appellate Division decision in 2007 stayed COAH from reviewing any 
plans as part of a petition for substantive certification, and resulted in a remand of the 
2004 rules back to COAH to revise them consistent with the Appellate Division decision. 
COAH subsequently adopted revised third round rules in 2008. 

In 2010, the Appellate Division invalidated COAH’s 2008 third round rules, and the 
“growth share” methodology upon which they were based. In 2013, the New Jersey 
Supreme Court upheld and modified the Appellate Division’s 2010 decision that 
invalidated COAH’s third round rules. As a result, COAH was then charged with the 
task of adopting new affordable housing rules.  

COAH has since failed twice to adopt new affordable housing rules for the third round 
period. Due to COAH’s failure to adopt such rules, the New Jersey Supreme Court 
concluded on March 10, 2015 that there no longer exists a legitimate basis to block access 
to the courts, which was the original intent of the COAH process. The New Jersey 
Supreme Court’s March 10 decision notes that: “parties concerned about municipal 
compliance with constitutional affordable housing obligations are [now] entitled to such 
access, and municipalities that believe they are constitutionally compliant[,] or that are 
ready and willing to demonstrate … compliance [with such obligations,] should be able 
to secure declarations that their housing plans and implementing ordinances are 
presumptively valid in the event they … must defend [themselves] against exclusionary 
zoning litigation.” 

In its March 10 decision, the New Jersey Supreme Court established a transitional process 
to not immediately allow exclusionary zoning actions to proceed in court. The decision 
notes that: “[d]uring the first thirty days following [June 8, 2015] …, the only actions that 
will be entertained by the courts will be declaratory judgment actions filed by any 
[municipality] … that either (1) had achieved substantive certification from COAH under 
prior iterations of Third Round Rules before they were invalidated, or (2) had 
“participating” status before COAH. Assuming [that] any such [municipality] … waits 
and does not file a declaratory judgment action during [the] … thirty-day period, an 
action may thereafter be brought by a party against [the municipality] …, provided the 
action’s sole focus is on whether the [municipality’s] … housing plan meets its Mount 
Laurel obligations (a constitutional compliance challenge). The court’s evaluation of a 
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[municipality’s] … plan that had received substantive certification, or that will be 
submitted to the court as proof of constitutional compliance, may result in the 
[municipality’s] … receipt of the judicial equivalent of substantive certification and 
accompanying protection as provided under the [Fair Housing Act] ….” 

The Borough of Rumson has filed a plan with COAH, but the plan has not been certified. 
Therefore, the Borough fulfills Criterion 2 as outlined in the transitional process that has 
been described above. The Borough will, as a result, be able to file a declaratory judgment 
action immediately upon the March 10 decision becoming effective on June 8, 2015. 

Changes at the Federal Level 

Executive Order Establishing a Federal Flood Risk Management Standard 
In 2013, the President’s Hurricane Sandy Rebuilding Task Force adopted a higher flood 
standard for the Sandy-affected region to ensure that federally funded buildings, roads 
and other projects were rebuilt stronger to withstand future storms. The Sandy Task 
Force also recommended that the Federal Government create a national flood risk 
standard for federally funded projects beyond the Sandy-affected region. The new 
standard gives agencies the flexibility to select one of three approaches for establishing 
the flood elevation and hazard area they use in siting, design, and construction. They can: 

• Use data and methods informed by best-available, actionable climate science; 
• Build two-feet above the 100-year (1%-annual-chance) flood elevation for standard 

projects, and three feet above for critical buildings like hospitals and evacuation 
centers; or 

• Build to the 500-year (0.2%-annual-chance) flood elevation. 

On January 30, 2015, the President released proposed guidelines for these standards that 
are available for 60 days of public comment. Once public input has been considered, 
including from a series of public listening sessions that will be held across the country, 
and the guidelines are finalized, agencies will implement the Standard through their own 
rulemaking or other procedures, which also will incorporate input from the public and 
stakeholders. 

The new flood standard will apply when Federal funds are used to build, or significantly 
retrofit or repair, structures and facilities in and around floodplains to ensure that those 
structures are resilient, safer, and long-lasting. It will not affect the standards or rates of 
the National Flood Insurance Program. Each agency will carefully consider how to 
appropriately apply this standard, and consider robust public input before deciding how 
to implement it.  
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VI. Specific Changes Recommended for the Master Plan 
and Development Regulations 

Given the extent to which there have been significant changes in assumptions, policies, 
and objectives at the local, county, and state levels, the 2015 Master Plan Reexamination 
Report recommends a number of changes to the Borough’s municipal master plan and 
development regulations. These are discussed in the following subsections. 

Changes to the Master Plan 

• Master Plan Elements 
The Borough should compile the 1988 Master Plan and all subsequent master plan 
element amendments and reexamination reports into one reference document to 
facilitate easy access by Borough staff and the general public. 

• Green Buildings and Environmental Sustainability Element 
The Borough should prepare a green buildings and environmental sustainability 
element, which, concurrent with Municipal Land Use Law, can provide for, 
encourage, and promote the efficient use of natural resources and the installation and 
usage of renewable energy systems, consider the impact of buildings on the local, 
regional, and global environment; allow ecosystems to function naturally; conserve 
and reuse water; treat storm water on site; and optimize climatic conditions through 
site orientation and design. 

• Circulation Plan/Bicycle Circulation 
The Borough should revise the Master Plan to update the circulation element to 
include a sub-plan element for bicycle circulation to specify locations for bicycle lanes 
on roadways within the Borough, as well as to improve pedestrian access. 

• Capital Improvement Plan 
The Borough should prepare a Capital Improvement Plan that identifies needed 
capital improvements to improve local resiliency. 

• Floodplain Management Plan Element 
The Borough should prepare a Floodplain Management Plan (FMP). This will identify 
and assess flood hazards within the Borough, establish the goals and objectives for 
floodplain management in Rumson, and present a series of actions designed to 
minimize flooding and mitigate the impacts from flooding in the future. The FMP will 
also evaluate the need and potential options for wetland restoration and maintenance 
and/or other engineering control measures to mitigate potential storm surge in those 
areas of the Borough that may be vulnerable. The FMP will include recommendations 
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to the Borough’s current Floodplain Development Protection Ordinance. This project 
is being prepared concurrent to this Master Plan Reexamination Report, and funding 
is provided through the Post Sandy Planning Assistant Grant Program (PSPAGP). 

• Stormwater Management Plan 
The Borough Stormwater Management Plan and Stormwater Management Ordinance 
were amended in 2006 to be consistent with the New Jersey Stormwater Best 
Management Practices Manual prepared by the New Jersey Department of 
Environmental Protection. The ordinance sets specific standards for flood control, 
groundwater recharge and pollutant reduction. The Borough should continue to 
enforce these requirements for all applicable development, including the elevation of 
single family dwellings, to reduce the impacts of stormwater runoff to neighboring 
properties and Borough infrastructure. The Borough should also consider amending 
the Stormwater Management Plan to address green infrastructure techniques to 
promote resiliency in the Borough, while keeping in mind hazard mitigation, 
community resiliency, and sea level rise. 

• Open Space Inventory 
The opportunity for additional open space preservation in Rumson is small, due to 
the fact that it is largely built-out and the high value of land within the community. 
However, there are numerous existing parks and areas of preserved open space 
scattered throughout the community. Many of the islands located in the Shrewsbury 
and Navesink Rivers are also owned by the State or Borough for conservation. While 
the opportunity for future open space preservation within the Borough is low, if the 
opportunity arises it should be further explored to aid in storm resiliency and to 
mitigate possible storm impacts. 

• Housing Element and Fair Share Plan 
The Borough of Rumson already filed a plan with the Council on Affordable Housing 
(COAH), but the plan has not been certified, therefore the Borough of Rumson is 
classified as having a “participating” status before COAH. A decision by the New 
Jersey Supreme Court on March 10, 2015 established a transitional process in which 
the Borough will be able to file a declaratory judgment action immediately upon the 
March 10 decision becoming effective on June 8, 2015. The Borough should undertake 
a review of the implications of the Supreme Court decision and make a determination 
of the appropriate course of action to address compliance with the affordable housing 
obligation. 

Regardless of the transitional status of COAH rules, this Master Plan Reexamination 
Report recommends amending the Housing Plan Element to address the following: 
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o The Borough encourages homeowners of single-family structures to elevate 
their homes to make them more resilient to future Sandy-type storms. 

o It is the Borough’s policy that affordable housing should not be located within 
the flood hazard areas. 

Development Regulations 

• Flood Zones 
Some areas in Rumson Borough along the Navesink and Shrewsbury Rivers lie within 
a flood zone. Zoning regulations should be evaluated to make sure that losses due to 
flooding are minimized through appropriate area and use requirements and proper 
flood hazard regulations.  

• Building Elevation 
The Borough’s Flood 
Damage Prevention 
Ordinance currently 
requires that new, 
substantially damaged 
or substantially 
improved buildings 
located in a special flood 
hazard area be elevated 
to or above the Advisory 
Base Flood Elevation 
(ABFE). The Ordinance 
should be revised to 
indicate that buildings 
shall be elevated at least 
one foot above the 2009 
Effective FIRM, the 2012 
ABFE, or the 2014 Preliminary FIRM elevation, whichever is greatest. The Borough 
should also require and maintain elevation certificates for all elevated buildings in a 
special flood hazard area. 

• Maximum Permissible Lot and Building Coverages 
The Borough should continue to monitor the maximum permissible lot and building 
coverages for residential uses as they relate to parking issues, schools, and school 
children. 

Figure 3: Rumson Home Elevation on Warren Street 
Source: RedBankGreen.com 
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• Regulations of House Size 
The Borough should continue to monitor the building sizes of new or expanded 
homes and develop a database of pertinent information to better evaluate this issue. 
Annual reports to the Planning Board may be one mechanism to monitor this issue. 
Another mechanism may be the automation and updating of the zoning and 
construction permit process that is currently underway as part of the PSPAGP. 

• Economic Development 
Borough officials should monitor the demand for the use of satellite offices for 
Borough residents in the downtown business district. The Borough should 
subsequently determine if the General Business zone should be expanded or modified 
for additional office use. 

• Permitted and Conditional Uses 
The Borough should monitor and maintain the list of permitted and conditional uses 
in the non-residential zones. 

• Erosion Setbacks 
The Borough of Rumson should consider adopting an erosion setback ordinance 
based on erosion rates along the Navesink and Shrewsbury Rivers. An erosion setback 
ordinance would reduce the need for erosion control structures along the shoreline, 
minimize property damage due to erosion, and maintain the natural shoreline 
dynamics. In order to maintain effective setback requirements, reliable scientific data 
must be used. Additionally, erosion rates change over time and would require a 
periodic reevaluation of the setback lines along the riverfronts. 

• Stream Dumping 
The Borough Ordinance currently prohibits the disposal of waste and refuse upon any 
parking place, street, road, avenue, park, or other public place upon any lot or other 
premises, except in receptacles or containers provided for such purposes. The 
ordinance should be revised to clearly prohibit the dumping of any waste or refuse in 
any stream or waterway. 

• Side and Rear Setbacks 
It is recommended that the Schedule of Zoning District Regulations be revised to 
allow unroofed porches, landings, stoops, and stairs to extend up to five feet beyond 
the side and rear setback lines in a residential zone. 

• Grading and Stormwater Runoff 
In order to minimize the effect of grading and stormwater runoff associated with new 
development, changes are recommended to Section 22-7.27, Soil Removal and Fill, 
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and Section 22-7.25, Fences and Walls of the Development Regulations. Additional 
oversight and approvals will be required to ensure that there will be no negative 
impacts to neighboring properties as a result of new construction. Additional 
regulations are proposed for Section 22-7.25 to limit the impacts of large retaining 
walls that are sometimes constructed when a house is elevated. 

Other Recommendations/Capital Recommendations 

• Zoning and Construction Permit Process Automation and Updates 
The Borough should automate and update its system for processing zoning and 
construction permits. In 2013 Rumson processed double the amount of permits seen 
in the years preceding Hurricane Sandy. An upgraded permit program in which 
inspectors receive and manage permits on laptops and electronic tablets using state 
of the art technology will significantly increase the Borough’s efficiency in this task 
and in recovering from future storm events. This project is being prepared concurrent 
to this Master Plan Reexamination Report, and funding is provided through the 
PSPAGP. 

• Update the Borough’s Hazard Mitigation Plan (HMP) 
The Hazard Mitigation Plan should identify and assess the various flooding hazards 
within the Borough as well as the associated vulnerabilities to those hazards. The 
HMP should also identify alternative mitigation actions that can be implemented to 
reduce the Borough’s risk resulting from hazard exposure. This project is being 
prepared concurrent to this Master Plan Reexamination Report, and funding is 
provided through the PSPAGP. 

• Revise and update the Borough’s Emergency Operations Procedure Manual 
The Borough should prepare an update to its Emergency Operations Procedure 
Manual, which includes creating a flood hazard-specific annex to accompany the 
existing Plan. This new annex should focus on any special planning needs generated 
by a hurricane or severe flooding scenario and will contain unique and regulatory 
response associated with extreme flooding. This project is being prepared concurrent 
to this Master Plan Reexamination Report, and funding is provided through the 
PSPAGP. 

• Develop a Geographic Information System (GIS) to Increase Resiliency 
The Borough should develop a GIS database and inventory of Borough-owned 
infrastructure to support future planning efforts. The components of the GIS would 
support facilities and public works infrastructure, land information, and floodplain 
management-related data layers and applications. This project is being prepared 
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concurrent to this Master Plan Reexamination Report, and funding is provided 
through the PSPAGP. 

In addition, these aspects of the GIS program should be made available to the public 
through the Borough website or by visiting Borough Hall where staff members can 
help explain the various maps and hazards. 

• Participation in FEMA’s Community Rating System (CRS) 
The Borough should consider participating in the CRS. The CRS is a voluntary 
incentive program that recognizes and encourages community floodplain 
management activities that exceed the minimum National Flood Insurance Program 
(NFIP) requirements. The NFIP administers the CRS which scores towns on their 
effectiveness in dealing with the mitigation of flood hazard events. As a result of 
earning CRS points, flood insurance premium rates are discounted to reflect the 
reduced flood risk resulting from the community actions meeting the three goals of 
the CRS: 

o Reduce flood damage to insurable property; 
o Strengthen and support the insurance aspects of the NFIP; and 
o Encourage a comprehensive approach to floodplain management. 

• Install a Borough-wide Supervisory Control and Data Acquisition (SCADA)  
The Borough should install a SCADA system. The SCADA system would 
communicate critical alarms to a centralized location or operational personnel within 
the Borough. This would be in conjunction with the Borough’s owned and operated 
facilities (including at pump stations, Borough Hall, the Police Department, 
firehouses, etc.). Use of a SCADA system can provide the Borough with accurate 
information on water and wastewater collection, pump control, pump station 
performance, as well as provide alarm notifications of system failure, emergency 
levels, and any other events as they occur. This would help protect the environmental 
quality of the Borough by preventing sewer spills into local waterways. The SCADA 
also would monitor fire, security, power failures, and generator operations for the 
Borough. 

• Drainage System Maintenance 
The Borough Department of Public Works checks for fallen trees and blocked storm 
drains routinely. It also regularly inspects and reports debris in streams and ditches. 
The Borough should remove debris and sediment accumulation in streams and ponds 
to speed draining of flood prone areas. The maintenance of these waterways is 
important to ensure proper drainage and to protect the health and safety of Borough 
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residents. The Borough should continue to support this maintenance program in an 
effort to decrease blockages and backups during storms.  

• Cleanup Minor Waterway 
The Borough plans to remove silt along the minor waterway parallel to Brookside 
Drive, just north of Rumson Road. During heavy rains, the stream backs up onto 
residential properties and occasionally floods Rumson Road. Any efforts to clean up 
the minor waterway should also include the installation of more drainage south and 
south east of Rumson Road. The downstream drainage system should also be further 
investigated for potential rehabilitation. 

• Comfort Station at Bingham Hall 
The Borough would like to develop Bingham Hall as a comfort station during 
emergencies. Any efforts to develop Bingham Hall as a comfort station should include 
the installation of an emergency standby generator, installation of a high-speed 
wireless network, acquisition of comfort supplies (emergency cots, food and water 
supplies), installation of electronic device charging stations, preparation of computer 
terminals, and installation of a television with a cable feed for news updates. 

• Rumson Boat Launch Bulkhead 
There is currently no bulkhead along the Borough’s property to the northwest of the 
municipal boat ramp. The Borough should install approximately 225 linear feet of 
waterfront bulkheading at this site. The existing timber bulkhead on the northwest 
side of the ramp should also be replaced due to severe rot and inadequate length. 
Over the years, upland area has been lost due to storm surges and erosion. The 
installation of bulkheading will reclaim that property, prevent further erosion of the 
shoreline soils, and reduce flooding and impacts associated with small storm surges 
and nuisance tidal flooding. Due to the close proximity of critical facilities such as the 
DPW yard, Borough Hall, and Police Station, it is imperative that these facilities are 
protected and stay operation during a storm event. 

• Debris Management Plan 
The Borough should prepare a municipal Debris Management Plan including such 
components as allocating debris removal sites, collection strategies, and debris 
reduction methods. 

• Flood Warning Systems 
The Borough should consider implementing early flood warning systems for the 
Shrewsbury and Navesink Rivers as a shared service with other towns along the 
rivers. 
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• Install Emergency Power 
The Borough should upgrade 
the shelter facility located at 
Rumson Fair Haven Regional 
High School, including the 
emergency power facility. The 
Borough should also install an 
emergency standby generator 
at the Oceanic Hook and 
Ladder Firehouse. 

• Portable Generator 
The Borough should install a 
quick connection system for a 
portable generator with a 
manual switch gear at 
Borough Hall. 

• Maintain Warning Systems 
The Borough alerts its residents to floods, storms, and other hazards through a 
Reverse 911 calling system, the Borough website, AM radio, and an emergency siren 
alerting system. The Borough should continue to maintain these current warning 
systems. Early warnings give residents time to prepare for the hazard and evacuate if 
necessary, resulting in reductions to the loss of life and property from an event. It is 
also recommended that the Borough provide additional information to the public, 
perhaps through the Borough website, on emergency sirens to ensure that all 
members of the public are aware of the various sirens and their meanings. For a 
relatively low cost, maintaining current warning systems will help protect the health 
and safety of the Borough’s residents and ensure they are properly notified of 
incoming threats.  

• Upgrade Drainage System 
The south end of Club Way and the intersection of Holly Tree Lane and Navesink 
Avenue both experience regular nuisance flooding due to heavy rainfall and high 
tides. This often causes the areas to become impassable and can delay emergency 
response times. It is recommended that the Borough rehabilitate and upgrade the 
existing drainage system to increase capacity and decrease flooding at the south end 
of Club Way and at the intersection of Holly Tree Lane and Navesink Avenue. The 

Figure 4: Emergency Generator at the DPW Yard 
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roads should also be reconstructed, possibly to a higher elevation, to provide proper 
slope and drainage. 

• Tree Maintenance 
It is recommended that the Borough perform tree maintenance. This recommendation 
involves tree trimming and pruning of shade trees along the streets in the community 
to prevent downed power lines. This should also involve increasing effectiveness of 
the Public Works Department to clear trees in the aftermath of a storm event, as well 
as coordination with utility companies. 

• Construct or Install Improvements to Eight Sanitary Sewer Pump Stations within 
the Borough 
The Borough should install emergency backup generators and/or flood proofing 
measures at pump stations at the following locations: Riverside Drive, Club Way, 
Thorton Way, Navesink Avenue, Buena Vista Avenue, and Shrewsbury Drive. Also 
recommended is reinforced steel, rubber gasket lined storm doors at the pump 
stations located at Marina and at Grant Avenue. 

• Department of Public Works Garage 
The Borough should install reinforced steel, rubber gasket-lined storm doors to the 
building’s service bays to provide greater protection from wave action and flooding 
to the building’s structure and contents. 

• Construct New Elevated Bulkhead 
The Borough should complete the installation of 150 linear feet of new, elevated 
bulkhead, the rehabilitation and replacement of existing drainage pipes, and the 
installation of a new tide valve at the intersection of Shrewsbury Drive and Avenue 
of Two Rivers. 

• Remove and Replace Existing Underground Fuel Storage Tanks 
The Borough should remove two existing underground fuel storage tanks (one diesel 
and one regular unleaded) and install two new above-ground tanks at the Department 
of Public Works Yard. 

• Oceanic Village, Waterfront Lands, and Commercial District 
The Borough is concerned with the future development of the area north of River 
Road, south of the Navesink River, west of Bingham Avenue, and east of Third Street. 
This area includes portions of the historic Oceanic Village, waterfront lands, and the 
commercial district. Additional study of this area and production of a more detailed 
plan for its future use and improvement is recommended. 

• Bridge Improvements 



2015 Master Plan Reexamination Report & Amendment 
Borough of Rumson, Monmouth County, New Jersey 

  29 

The Borough Planning Board encourages the Borough to coordinate with Monmouth 
County to expedite the maintenance of the two drawbridges into Middletown and Sea 
Bright in order to allow more successful improvements and evacuation during 
emergencies. 

• Flood Hazard Mitigation in the West Park Section of the Borough, South of 
Rumson Road 
This area is subject to periodic flooding associated with fluctuations in the tidal cycle. 
To address this problem, the Borough is reviewing the possibility of reconstructing 
and raising the streets in this neighborhood prone to periodic inundation. The 
Borough should review the development regulations applicable to this area to 
determine if minimum elevations for finished lot grade or buildings should be 
required. For existing lots and improvements, additions or changes which would 
trigger a requirement to elevate a lot and existing improvements should also be 
reviewed. A requirement should also be considered that non-habitable floor space 
and lot grading be elevated to be compatible with the increased elevation of the street. 

In addition, there are numerous stormwater outfall pipes located throughout the West 
Park neighborhood. If these outfalls do not have functioning tide valves, the river 
water can enter the outfalls and surcharge through the catch basins into the streets. 
This is a regular occurrence during full moon high tide events and results in flooded, 
impassable roads. The 
Borough should install 
tide valves on all 
outfalls in this area 
where none exist. This 
project is currently 
underway to install 
seven new tide valves, 
funded through 
Borough funds. 

The Borough should 
also complete the 
installation of new 
elevated bulkheads at the western terminus of Washington Avenue; the replacement 
of an existing tide valve at the western terminus of Grant Avenue and Waterman 
Avenue; and construction of an earthen berm and associated grading above the 

Figure 5: Waterman Avenue Stormwater Outfall 
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existing bulkhead at the western and eastern terminus of Grant Avenue and the 
southwestern terminus of Waterman Avenue. 

• Living Shorelines 
The Borough should consider living shorelines as an approach to shoreline 
stabilization. 

• Community Vulnerability Analysis 
The Borough should undertake a Community Vulnerability Analysis to evaluate the 
number of structures that may be exposed to potential flood and storm surge risks. 

Floodplain Management Plan Action Items 
The following are a list of action items recommended in the Floodplain Management 
Plan, which is being prepared concurrent with this Master Plan Reexamination Report. 

• Floodproofing Non-Residential Buildings 
The Borough should encourage the floodproofing of non-residential buildings within 
the flood zone that do not meet the base flood elevation requirements. Information 
regarding the different floodproofing techniques should be made available to the 
public. 

• Road Elevation and Improvements 
As part of the Shrewsbury Drive road improvements in 2010, the road was elevated 
and a series of low flood walls were constructed adjacent to low-lying properties to 
prevent flood waters from entering the properties. This practice has proven successful 
and should be further evaluated for other future road improvements. 

• Wetlands Protection 
State regulations through the NJDEP freshwater and coastal wetland permit 
programs are currently in place to limit development in the Borough’s wetland areas. 
The Borough should continue to support and enforce these programs. Additionally, 
the Borough should consider further investigation of living shorelines to augment 
these areas and provide additional shoreline stabilization. 

• Erosion and Sediment Control 
The Standards for Soil Erosion and Sediment Control in New Jersey are regulated by 
the New Jersey Department of Agriculture and locally enforced through the Freehold 
Soil Conservation District. The Borough should continue to support and enforce these 
standards for all applicable development. 

• Water Quality Improvement 
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The Borough of Rumson currently enforces the NJDEP Best Management Practices for 
stormwater runoff quality and reduction of total suspended solids.  Green 
infrastructure techniques should also be used to promote resiliency in the Borough 
and improve the water quality entering the Navesink and Shrewsbury Rivers.  Green 
infrastructure uses permeable surfaces, landscape formations, and plant material to 
intercept stormwater runoff before it enters storm drains by promoting infiltration 
and filtration. Their use can promote resiliency by mitigating flooding and helping 
the Borough to quickly recover from storms. Additionally, green infrastructure 
captures runoff pollution and prevents it front entering waterways. 

• Coastal Barrier Protection 
Rumson is protected from the Atlantic Ocean by the Borough of Sea Bright.  
Additionally, there are a number of uninhabited islands located throughout the rivers 
that act as natural buffers. A number of these islands are identified on the Preliminary 
FIRM map as Coastal Barrier Resource System Areas. The Borough should continue 
to maintain these islands as undeveloped open space.   

• Health and Safety Maintenance 
After flooding and other severe storms, the Police Department is responsible for 
patrolling evacuated areas to prevent break-ins and looting. Clearing streets and 
removing debris is performed through the Borough Department of Public Works and 
outside contractors when necessary. The Borough should continue to make the health 
and safety of its residents and business owners a priority after storms.   

• Building Inspections 
Many buildings were severely damaged during Hurricane Sandy.  The process of 
inspecting each house for structural damage and possible condemnation can be 
lengthy and result in homeowners being kept out of their houses for extended periods 
of time. As part of the Emergency Operations Plan, the Borough should prepare a 
written procedure for inspecting damaged properties before they can be reoccupied. 
The Borough should consider hiring outside consultants to aid in the process if 
necessary.   

• Mitigation Funding 
After severe storm events, Borough officials are in regular contact with County and 
State OEM offices, as well as FEMA representatives, to identify various mitigation 
opportunities and funding sources. The Borough should continue this process to 
ensure both the Borough and its residents have access to all appropriate grants and 
that proper procedures are followed prior to repairs.   
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• Outreach Projects 
The Floodplain Management Plan Committee should consider participation at local 
events through setting up a booth at local events. Additionally, information on flood 
hazards and mitigation activities can be mailed out annually as newsletters or with 
tax bills. The Borough could also consider including a section on its website devoted 
to floodplain management and hazard mitigation. 

• Library 
The Monmouth County Library System contains current FEMA publications on 
flooding. The Borough should encourage the Oceanic Library to do the same so that 
Borough residents have access to this information. 

• Technical Assistance 
The Borough building and construction department can make available pamphlets 
and booklets concerning flood preparation, NFIP, elevation requirements, flood 
venting, etc. 

• Environmental Education 
To increase environmental awareness and knowledge of flood risks within the 
community, the Borough should coordinate with the Rumson Fair Haven 
Environmental Awareness Club and other local organizations. 
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VII. Recommendations Concerning the Incorporation of 
Redevelopment Plans 

The Planning Board finds that there are no areas within the Borough of Rumson that 
require investigation as possible “areas in need of redevelopment” in accordance with 
N.J.S.A. 40A:12A et seq., the Local Redevelopment and Housing Law. Therefore, changes 
in the local development regulations are not necessary at this time. 
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Master Plan Amendment 
Introduction 
The purpose of this Master Plan amendment is to incorporate the recommendations and 
changes that have been outlined in the 2015 Reexamination Report into the Borough’s 
Master Plan, or to establish the basis for future actions through the definition of new goals 
and objectives. This Master Plan amendment: updates and adds to the Master Plan 
objectives, problems, and assumptions; updates the Land Use Plan Element with updated 
existing land use mapping and a discussion on building resiliency; and includes an 
update to the community facilities plan element to promote resiliency and include 
updated mapping of community facilities and critical infrastructure.  

Hurricane Sandy struck the coast of New Jersey on October 29, 2012, and its storm surge 
and winds caused extensive damage to the Borough of Rumson’s roadways, critical 
infrastructure, utility services, and to buildings and homes. This document is the 
Borough’s response to Hurricane Sandy’s impacts, and offers new opportunities for 
examining community resiliency and ensuring that recovery efforts address the 
Borough’s needs for the future.  
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Master Plan Objectives, Problems, and Assumptions 
Given the experience of Hurricane Sandy, it is important that the Master Plan objectives 
promote sustainability and resiliency, as well as the local-level implementation of the 
Monmouth County Multi-Jurisdictional Hazard Mitigation Plan Draft Update and the 
recommendations of the 2014 Strategic Recovery Planning Report. The Master Plan is, 
therefore, amended to include new resiliency objectives, provided below. In addition, the 
existing objectives, problems, and assumptions that underpin Borough planning are: 
reproduced to promote clarity and centrality of information; and, updated to the extent 
necessary in order to adequately reflect conditions as of 2015. 

Planning Objectives 
1. Maintain Rumson’s character as a residential community and the quality of life 

that it offers. 
2. Encourage the most appropriate use of land consistent with neighborhood 

character and its suitability for development. 
3. Establish appropriate population densities and limit the intensity of development 

to both preserve the natural environment and to ensure neighborhood, 
community, and regional well-being. 

4. Maintain a satisfactory level of public facilities and services. 
5. Secure the public’s safety from fire, flood, panic, and other natural and man-made 

disasters. Adapt efforts accordingly to reflect updated flood levels and data from 
the Federal Emergency Management Agency (FEMA) and the National Oceanic 
and Atmospheric Administration (NOAA). 

6. Maintain fiscal stability. 
7. Ensure that Rumson’s development does not conflict with the development and 

general welfare of neighboring municipalities, the county, and the state as a whole. 
8. Coordinate development with land use policies to encourage the appropriate and 

efficient expenditure of public funds. 
9. Provide sufficient space in appropriate locations for residential, recreational, 

commercial, and open space use. 
10. Locate and design transportation routes to promote the free flow of traffic while 

discouraging congestion or blight. 
11. Promote a desirable visual environment. 
12. Conserve historic sites and districts. 
13. Prevent urban sprawl and degradation of the environment through improper land 

use. 



2015 Master Plan Reexamination Report & Amendment 
Borough of Rumson, Monmouth County, New Jersey 

  36 

14. Expand housing opportunities within the Borough compatible with neighborhood 
character and the needs of present and future residents. 

15. Promote the recovery of recyclable materials from municipal solid waste and 
encourage the conservation of energy. 

16. Protect the natural resources and qualities of the Borough including freshwater 
and saltwater wetlands, floodplains, stream corridors, open space, steep slopes, 
and areas with scenic, cultural, and recreational values. 

Resiliency Objectives 
1. Plan for new development to minimize risk from natural hazards. 
2. Promote public awareness of hazard mitigation and resiliency issues. 
3. Focus public agencies on community vulnerabilities to hazards such as flooding. 
4. Encourage future capital projects to be located outside flood hazard areas. 
5. Encourage renovations and modifications that are resilient to flood- and storm-

related impacts. 
6. Encourage municipal efforts and initiatives in FEMA’s Community Rating System 

(CRS). 

Problems Articulated in the 1988 Master Plan 
1. The disposal of solid waste and implementation of recycling to meet state 

recycling goals. 
2. Addressing the Borough need for low and moderate income housing. 
3. Controlling the intensity of development within the existing residential 

neighborhoods in order to ensure that infill development, redevelopment, or 
expansions are compatible with neighborhood character. 

4. Conserving scenic waterfront views along the Navesink River and the Shrewsbury 
River. 

5. Managing further development within the business and commercial districts to be 
compatible in scale and intensity with surrounding residential areas and with the 
character of the business area. 

6. Discouraging piecemeal conversions of residential uses in commercial areas into 
substandard commercial properties. 

7. Improving pedestrian and vehicular circulation in the business districts. 
8. Protecting Borough landmarks. 
9. Protecting sensitive natural features including wetlands and flood hazard areas. 
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Figure 6: Coastal Area of Rumson 

Assumptions that Underpin Borough Planning 
1. The continued economic viability of Rumson as a single family residential 

community with supporting public, commercial, and institutional facilities and 
services. 

2. Given a stable population level, there will be minimal need to expand municipal 
facilities and services. However, an expansion of recreational facilities will be 
required to address resident and Borough needs. 
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Land Use Plan Element 
As has been previously noted, the 2015 Master Plan Reexamination Report recommends 
that the Land Use Plan Element be amended to facilitate increased sustainability and 
promote resiliency through the use of green building and infrastructure techniques. The 
2015 Master Plan Reexamination Report also recommends that the Land Use Element be 
amended to include current existing land use mapping. This is achieved below. 

Current Land Use Mapping 
The Land Use Plan Element is updated to incorporate the following mapping presented 
in Appendices A through C of this document: 

• Current land use mapping that is presented in Appendix A; 
• Critical environmental areas that are presented in Appendix B; and 
• The Existing Zoning and Flood Hazard Areas Overlay that is presented in 

Appendix C. No zoning changes are warranted in this Amendment, as the 
Borough is nearly fully developed and there are limited, if any, areas to be 
modified that would reflect lessons learned by Hurricane Sandy. 

R-5 Zone, West Park Neighborhood 
The West Park area is a densely developed neighborhood of the Borough and is wholly 
located in a flood hazard area. A significant number of the single family residences in 
West Park were substantially damaged by Hurricane Sandy. 

The Planning Board is concerned about the potential for additional intensification of this 
residential area and the resultant potential increase in the number of homes which would 
be subject to the impact of future storm events. Approximately one-fifth of the residential 
lots in West Park are double the required minimum lot area (6,000 square feet) for the R-
5 zone. Therefore, the Planning Board encourages the Borough to monitor development 
activity in West Park and evaluate appropriate zoning requirements to limit possible infill 
development through re-subdivision of existing residential properties and thereby 
minimize potential future damages. 

Building Resiliency through Development Regulations 
Given the experience of Hurricane Sandy and the potential for future storms, there is a 
compelling need to build resiliency in the Borough of Rumson. The Land Use Plan 
Element, therefore, recommends that the Borough’s development regulations be 
designed to build resiliency throughout the Borough. This should be done through the 
promotion of green building and infrastructure techniques. This section of the Land Use 
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Plan Element overviews green building and infrastructure techniques, and is meant to 
inform the future development of municipal development regulations. 

Green Building and Infrastructure Techniques 
Green building and infrastructure techniques are an important tool for promoting 
resiliency in the Borough of Rumson. They use permeable surfaces (e.g., porous concrete, 
gravel, mulch, etc.), landscape formations (e.g., channels, depressions), plant material, or 
other technologies to reduce stormwater runoff by promoting natural infiltration. Their 
use can promote resiliency by mitigating flooding (i.e., reducing the risk and impacts of 
flooding) and helping the Borough to quickly recover from storms. In addition, they 
provide numerous co-benefits, not the least of which are: reducing long-term 
maintenance and operation costs of stormwater infrastructure; and, capturing runoff 
pollution (e.g., particular matter, heavy metals) and preventing their entry into sensitive 
terrestrial waterways. 

The Land Use Plan Element recommends the incorporation of green building and 
infrastructure techniques in the Borough’s development regulations. Recommended 
green building and infrastructure techniques are described in the following subsections. 

Downspout Disconnection 
Downspout disconnection refers to the rerouting of rooftop 
drainage pipes to specialized containment devices (e.g., rain 
barrels, cisterns) and permeable areas, instead of traditional 
stormwater drainage systems. This allows stormwater runoff 
from building roofs not only to infiltrate soil, but also to be 
collected for later use (e.g., watering lawns and gardens), 
which reduces demand on public water supplies. 

Figure 7: Downspout 
Disconnection (Source: EPA) 
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Rain Gardens 
Rain gardens are shallow, vegetated basins that 
absorb stormwater runoff from impervious 
surfaces (e.g., rooftops, sidewalks, and streets). 
Runoff is channeled into rain gardens, and is then 
used by plants, infiltrated into the ground, and 
evaporated. They may be installed in a variety of 
locations, and can be an attractive element of site 
design. In addition, it is important to note that 
rain gardens can be installed in a variety of 
locations. Indeed, they may be installed in any 
properly graded unpaved space, and in parking 
lots and paved areas through the construction of 
specialized planter boxes that collect and absorb 
runoff. 

Bioswales 
Bioswales are open, linear channels with 
vegetation, mulching, or xeriscaping that slow 
stormwater runoff and attenuate flooding 
potential while conveying stormwater runoff 
away from critical infrastructure. While they 
convey stormwater runoff away from critical 
infrastructure, their permeable surface permits 
the natural infiltration of stormwater. They are 
often used as an alternative to, or enhancement of, 
traditional stormwater drainage systems. 

Figure 8: Rain Gardens (Source: EPA) 

Figure 9: Bioswales (Source: EPA) 
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Permeable Pavements 
Permeable pavements help to reduce stormwater 
runoff, which helps to improve the quality of 
terrestrial waters and mitigate flooding. With 
traditional (i.e., impervious) pavement, stormwater 
runs into drains and inlets, which places a burden on 
such infrastructure, and may result in the discharge 
of pollutants (e.g., sediment, oil residue, etc.) into 
terrestrial waters. Permeable pavements, however, 
infiltrate, treat, or store rainwater where it falls. Key 
examples of permeable pavements include pervious 
concrete, porous asphalt, and permeable interlocking 
pavers. 

Green Roofs 
Green roofs are roofs that are covered with substrate and 
vegetation that enable the infiltration of rainwater. This not 
only minimizes stormwater runoff, but leads to reduced 
building operating costs and energy consumption by providing 
improved insulation of the roof surface, and absorbing less heat 
on the roof surface (i.e., increasing the roof surface albedo over 
traditional roof surfaces). Flat and low-pitched roofs are most 
suited to green roof development and retrofitting therewith.  

Tree Cover 
Increased tree cover in developed areas is an 
important example of green infrastructure. Trees 
reduce and slow stormwater by intercepting 
precipitation in their leaves and branches. In 
addition, their root systems help to aerate soil, which 
facilitates natural infiltration of stormwater and 
reduces runoff. Trees also purify the air, and can help 
to cool developed areas by providing shade, and 
through evaporative cooling and increased latent 
heat flux (i.e., the dissipation of sensible heat). 

Figure 10: Permeable Pavements (Source: EPA) 

Figure 11: Green Roofs (Source: EPA) 

Figure 12: Tree Cover (Source: EPA) 
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Living Shorelines 
Living shorelines are an approach to shoreline stabilization that uses wetland plants, 
submerged aquatic plants, oyster reefs, coir fiber logs, sand fill, and stone to provide 
shoreline protection and maintain important habitat areas. They offer numerous benefits 
over hardened structures (e.g., bulkheads and concrete walls), including protection of the 
riparian and intertidal environments, improvement of water quality via filtration of 
upland runoff; and creation of habitat for aquatic and terrestrial species. 

Open Space Preservation 
Preservation of open space areas within and 
adjacent to developed areas can help to 
mitigate the water quality and flooding 
impacts of stormwater. Indeed, natural open 
space areas promote increased groundwater 
recharge, lower stormwater runoff, and 
reduced levels of nutrients and sediment in 
terrestrial waters. They also help to cool 
developed areas through evaporative 
cooling and increased latent heat flux. The 
use of building coverage and impervious 
surface limits, tree-save requirements, and 
noncontiguous clustering are key ways to 
promote open space preservation through 
development regulation. 

Changes to Development Regulations 
The zoning ordinance should be amended to require as-built surveys for new 
construction and additions to mitigate the problems resulting from the increase in new 
impervious coverage and changes in grading. Construction and reconstruction as part of 
the recovery from Hurricane Sandy has increased residential building activity. The 
construction has increased concerns regarding stormwater runoff on to adjoining 
properties.  

Figure 13: Open Space Preservation (Source: EPA) 
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Community Facilities and Resiliency Plan Element 
The 2015 Master Plan Reexamination Report recommends that the Community Facilities 
Plan Element be updated to include updated mapping of community facilities and critical 
infrastructure, and to promote resiliency at community facility and critical infrastructure 
sites. This is achieved in the following subsections. 

Promoting Resiliency 
The following section on promoting resiliency should be added to the Community 
Facilities and Resiliency Plan Element: 

Hurricane Sandy caused extensive damage to community facilities and other critical 
infrastructure in the Borough of Rumson. All of the Borough’s sewage pump stations 
went offline due to floodwater inundation and/or power system failure. Trees and power 
lines throughout the Borough fell, in many cases damaging buildings and homes. The 
Borough also faced power outages for 14 days. 

Given the experience of Hurricane Sandy and the potential for similar storms in the 
future, it is important that the Borough promote the resiliency of its community facilities 
and critical infrastructure. This can be done through the application of green building 
and infrastructure techniques, which are discussed in the Land Use Element of this 
Master Plan. It can also be achieved through physical flood control and related devices, 
elevation of facilities above the advisory base flood elevation, careful site selection for 
new facilities, or other means. In addition, resiliency can be promoted by providing new 
and upgraded emergency power generation facilities at important sites, such as 
municipal buildings, police station, schools, and pump stations, which will help the 
Borough to function in times of crisis. By promoting the resiliency of community facilities 
and critical infrastructure, the Borough is not only protecting its investment, but may also 
set an important example for others to follow and thereby increase the overall 
sustainability and resiliency of the Borough. 

Historic Properties 
The Borough of Rumson’s Historic Preservation Commission has prepared a preliminary 
list of the Borough’s historic properties inventory. This list includes 416 homes that were 
built in or before 1918, remain standing, and have not undergone significant renovations 
to facades. These properties are part of the community’s assets, and may be threatened 
by flood hazard areas. The mapping presented in Appendix D depicts the Borough’s 
historic preservation properties in relation to flood hazard areas. Of the 416 properties 
included in the inventory, 99 are located in the AE zone (with a one percent chance of 
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annual flooding), and 17 are located within the VE velocity flood zone (also with a one 
percent chance of annual flooding). The Community Facilities and Resiliency Plan 
Element should be updated to include the mapping presented in Appendix D: Historic 
Properties. This inventory and relevant mapping also serve as an amendment to the 
Historic Preservation Element which was prepared as a part of the 1988 Master Plan. This 
is also in accordance with the Borough’s general planning objective to “conserve historic 
sites and districts.” 

Public Facilities and Other Critical Infrastructure Mapping 
The Community Facilities and Resiliency Plan Element should be updated to include the 
following list of resiliency improvements to public facilities and critical infrastructure. 
This list of improvements is included and described in the “Other 
Recommendations/Capital Recommendations” section of the 2015 Master Plan 
Reexamination Report. 

• Zoning and Construction Permit Process Automation and Updates 
• Update the Borough’s Hazard Mitigation Plan (HMP) 
• Revise and update the Borough’s Emergency Operations Procedure Manual 
• Develop a Geographic Information System (GIS) to Increase Resiliency 
• Participation in FEMA’s Community Rating System (CRS) 
• Install a Borough-wide Supervisory Control and Data Acquisition (SCADA)  
• Drainage System Maintenance 
• Cleanup Minor Waterway 
• Comfort Station at Bingham Hall 
• Rumson Boat Launch Bulkhead 
• Debris Management Plan 
• Flood Warning Systems 
• Install Emergency Power 
• Portable Generator 
• Maintain Warning Systems 
• Upgrade Drainage System 
• Tree Maintenance 
• Construct or Install Improvements to Eight Sanitary Sewer Pump Stations within 

the Borough 
• Department of Public Works Garage 
• Construct New Elevated Bulkhead 
• Remove and Replace Existing Underground Fuel Storage Tanks 
• Oceanic Village, Waterfront Lands, and Commercial District 
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• Coordinate with Monmouth County on Bridge Improvements and Maintenance 
• Flood Hazard Mitigation in the West Park Section of the Borough, South of 

Rumson Road 
• Living Shorelines 
• Community Vulnerability Analysis 

Additionally, the Community Facilities and Resiliency Plan Element should also be 
updated to include the following list of action items identified in the 2015 Floodplain 
Management Plan, which is being prepared concurrent with this document: 

• Floodproofing Non-Residential Buildings 
• Road Elevation and Improvements 
• Wetlands Protection 
• Erosion and Sediment Control 
• Water Quality Improvement 
• Coastal Barrier Protection 
• Health and Safety Maintenance 
• Building Inspections 
• Mitigation Funding 
• Outreach Projects 
• Library 
• Technical Assistance 
• Environmental Education 

Furthermore, this Community Facilities and Resiliency Plan Element is updated to 
include public facilities and critical infrastructure mapping that is presented in Appendix 
E of this document. Note that this mapping shows the relation of these features to 
mapped flood hazard areas. 
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Circulation Plan Element 
As has been previously mentioned in the 2015 Master Plan Reexamination Report, the 
Circulation Plan Element should be prepared in order to: include recommendations for 
the development of emergency evacuation routes; and promote the development of 
bicycle and pedestrian connections. This is achieved in the following subsections. 

Emergency Evacuation Routes 
Rumson Borough’s location on waterways and the potential for additional hurricanes 
and storms in the future make it necessary to plan for emergency evacuation routes to 
move people and equipment in times of emergency, and provide safe, efficient routes to 
emergency shelters and similar facilities within the region. This is particularly important 
for flood-prone areas of the Borough. 

Key aspects of emergency evacuation route planning include identification of potential 
routes, completing necessary modernization and upgrading, ensuring that routes are 
properly maintained and marked through signage, and informing the public about the 
presence of such routes. To elaborate, it is noted that potential routes should provide 
regional connections. Modernizing and upgrading roadways to be used as emergency 
evacuation routes will improve mobility and facilitate the evacuation of the Borough in 
times of crisis. 

In addition to the above, it is noted that the planning of emergency evacuation routes 
should be coordinated with the New Jersey Department of Transportation, Monmouth 
County, and neighboring municipalities. This is important not only because evacuation 
routes would provide connections to the broader region, but also because roadways used 
as potential evacuation routes may fall under state, county, or municipal jurisdictions. 

Bicycle and Pedestrian Connections 
Bicycle and pedestrian connections are encouraged and should be provided to the 
maximum extent possible in all areas of the Borough, and particularly between parks, 
recreation, and open space areas, and important population centers. Providing such 
connections will not only help to make the Borough of Rumson more sustainable by 
promoting non-motorized transportation, but also greatly improve the quality of life for 
Borough residents. While sidewalks are an important pedestrian facility, the focus of this 
Circulation Plan Element is on dedicated and shared bicycle lanes, greenways, and 
multipurpose trails. 

To maximize the provision of bicycle and pedestrian linkages, this Circulation Plan 
Element does not specify the exact locations where they should be provided, but rather 
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establishes a vision, discusses key principles of the design and maintenance of bicycle 
and pedestrian facilities, and outlines important goals and objectives for their provision. 

Vision for Bicycle and Pedestrian Linkages 
The Circulation Plan Element’s vision is to develop the Borough’s network of bicycle and 
pedestrian linkages and secure the recreation and transportation benefits of bicycling and 
walking for Borough residents. The Circulation Plan Element envisions a network of 
bicycle and pedestrian linkages that connects the Borough’s population centers with: 
open space and recreation areas; schools; commercial nodes; and other key destinations 
in the Borough of Rumson and neighboring municipalities. 

The Circulation Plan Element also envisions that linkages will be provided in the form 
of: on-road bicycle lanes, lanes shared between bicycles and vehicles, where appropriate; 
greenways; and protected multipurpose trails. In all variations, bicyclists and pedestrians 
will be able to travel in a safe and efficient manner throughout the network, which will 
boost bicycling and walking for recreation, and increase their use as a means of transport. 

Additionally, in July 2014 the Borough of Rumson adopted Resolution 2014-0722-106 in 
support of the Monmouth County Complete Streets Policy. In this resolution the Borough 
requested that Monmouth County act as the lead agency in support of a bicycle lane 
initiative that would increase the connectivity of Monmouth County municipalities using 
both local and county roads. 

Facility Design and Maintenance 
When planning bicycle and pedestrian linkages, it is important to pay attention to the 
needs and expectations of users, the facility’s visual appeal and design, and its upkeep. 
The following subsections provide an overview of basic concepts to guide the planning 
and development of bicycle and pedestrian facilities within the Borough of Rumson. 

High Quality Experience 
As a starting point, it is important to consider the elements that lead to a high quality 
experience. Examples of such elements include: visual appeal; pleasantness and 
convenience of location; presence of interconnections, residential areas, and community 
facilities; sufficient length, accessibility for users with limited mobility; and the 
availability of special features, such as educational opportunities, benches, shelters, and 
similar amenities. When planning bicycle and pedestrian facilities, it is important to 
maximize the availability of these elements in order to provide a high quality experience. 
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User Needs 
It is also important to consider the needs and physical ability of the user. For example, 
the elderly and disabled will typically have different levels of ability than the remainder 
of the population. By giving consideration to the needs and physical ability of all users, 
use and success of the network will be maximized. Accommodating a broad cross section 
of users of all ages and abilities will help to maximize the use and success of the network. 

Connectivity 
Connectivity refers to the linkages a network provides from a given point to another. 
When planning bicycle and pedestrian facilities, it is important to consider possible 
connections between neighborhoods, business districts, parks, community facilities, and 
natural environments. By providing such connections, bicycle and pedestrian facilities 
can provide a viable route to a destination. 

Facility Type 
Facility type will affect its design. The basic types of bicycle and pedestrian facilities are: 
on-road bicycle lanes; shared lanes; greenways; and multipurpose trails. 

• Dedicated, On-Road Bicycle Lanes: On-road bicycle lanes provide dedicated 
space for cyclists where motorists are not allowed to park, stand, or drive. They 
are designated with striping, signage, and pavement markings, and make the 
movements of motorists and cyclists more predictable, thereby increasing safety. 
They are generally unidirectional, and travel in the same direction as the adjacent 
vehicle travel lanes. They are located on the right side of the roadway (i.e., along 
the curb), and when on-street parking is available they are generally situated 
between vehicle travel and parking lanes. According to guidelines of the American 
Association of State Highway and Transportation Officials, the minimum 
recommended width of an on-road bicycle lane is four feet. However, six feet is 
the preferred width recommended by this Circulation Plan Element. The 
additional width provides a greater degree of separation between bicycles and 
motor vehicles. Standards of the American Association of State Highway and 
Transportation Officials indicate that striping to separate on-road bicycle lanes 
from vehicle travel lanes should be six inches in width. Striping to separate on-
road bicycle lanes from parking lanes should be four inches. 

• Shared Lanes: Bicycle facilities may be provided in lanes shared between bicycles 
and motor vehicles. Shared lanes may be suitable on roadways with low traffic 
volumes or wide roadway shoulders, and are generally a low-cost solution 
because they can be provided without the requirement for physical changes to the 
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roadway. Indeed, shared lanes only require bikeway network signage; they can, 
however, be supplemented with pavement markings. The width of a shared lane 
should ideally be 15 feet to allow for enough clearance between bicycles and large 
vehicles. 

• Greenways: Greenways are long, linear open spaces that provide a setting for 
nature conservation and recreation. They often contain trails and link parks. The 
corridors of streams and rivers, and utility easements lend themselves to 
greenway development. Greenways are often the location of bicycle and 
pedestrian facilities. 

• Multipurpose Trails: Multipurpose trails facilitate connections within the 
community. They provide for safe, non-motorized passage between residential 
and commercial areas, parks and open space areas, and other community features. 
A width of eight to ten feet is appropriate for multipurpose trails. In certain high-
traffic areas, however, a width of ten to twelve feet may be appropriate. In all cases, 
the width should be enough to accommodate bidirectional passage. Multipurpose 
trails may be provided in roadway rights-of-way, but when they are provide in 
such areas, they are physically separated from motor vehicle traffic by open space 
or some other type of physical barrier (e.g., guard rail, curbing, etc.). 

• Signage: Signage serves a number of important functions. Most importantly, it 
helps a user to identify his or her location and conveys information about facility 
characteristics. As such, proper signage is an important part of bicycle and 
pedestrian facility design. 

Signage at the trailhead should include: the name of the facility; a large-format 
map; length; permitted activities; and information on connections. Signage should 
contain a minimal amount of text by making extensive use of icons and 
pictograms. Locational markers placed at regular intervals along the route should 
supplement this information. Additionally, interpretative signage should be 
provided where significant natural or cultural features are present. All signage 
should be made of durable materials that resist fading, water damage, and 
vandalism. 

With regard to traffic signage, it is noted that the Federal Highway 
Administration’s Manual on Uniform Traffic Control Devices (MUTCD) provides 
standards for all traffic control devices nationwide, including signs for bicycle 
facilities. All traffic control devices nationwide must conform to its standards. It 
is, therefore, the recommendation of the Circulation Plan Element that the current 
MUTCD be consulted when planning traffic control signage. 
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• Amenities: When planning bicycle and pedestrian facilities, it is important to 
provide appropriate amenities. The appropriateness of a particular amenity will 
be determined by the function, type, and anticipated users of the facility. 
Amenities have a significant impact on a user’s overall experience, and may 
include: bicycle racks; resting areas; benches; picnic areas; drinking fountains; 
animal-proof refuse containers; observation areas; and shelters, among others. 

• Maintenance: The proper maintenance and upkeep of the Borough of Rumson’s 
bicycle and pedestrian facilities will ensure the public’s continued use, safety, and 
enjoyment. As such, maintenance is an integral part of the bicycle and pedestrian 
facility planning process. 

The maintenance required for a specific facility will be determined by type, 
surface, and amenities. Consequently, it is the recommendation of this Circulation 
Plan Element that a maintenance plan be written for the bicycle and pedestrian 
network in the Borough of Rumson. 

A facility’s future maintenance needs must also be considered during the design 
process. For instance, off-road facilities should be designed to be accessible to 
maintenance vehicles. Additionally, benches and other amenities should be 
designed to be low maintenance. By giving forethought to maintenance in the 
design process, a facility’s future maintenance requirements can be simplified. 

Goals for Bicycle and Pedestrian Linkages 
The Borough’s goals for bicycle and pedestrian linkages are as follows: 

• Provide bicycle and pedestrian linkages between neighborhoods and key 
destinations within the Borough, and to neighboring municipalities. 

• Establish a permanent advisory committee for bicycle and pedestrian facilities. 
• To the greatest extent possible, develop bicycle and pedestrian linkages between 

dead-end streets and cul-de-sacs. 
• Provide identification and guide signs for bicyclists and pedestrians. 
• Provide safe and adequate bicycle parking options at key destinations, and in all 

public parks. 
• Work with Monmouth County to provide signage that alerts motorists of the 

presence of bicyclists along county roadways. 
• Provide only bicycle-safe sewer grates in all areas of the Borough. 
• Provide adequate lighting to ensure safety for bicyclists and pedestrians. 
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• Ensure that all bicycle projects comply with recognized design standards, such as 
the Guide for the Development of Bicycling Facilities prepared by the American 
Association of State Highway and Transportation Officials. 

• Investigate potential funding mechanisms for bicycle and pedestrian facilities, 
including grants and open space trust funds. 

• Coordinate bicycle planning with adjoining municipalities, Monmouth County, 
and the State of New Jersey. 

• Develop a borough-wide bicycle and pedestrian facility map that is displayed at 
parks and other major destinations. 

• Provide traffic calming at key locations to improve bicycle and pedestrian safety 
and encourage use of facilities.  

Furthermore, this Circulation Plan Element is updated to include the public facilities and 
critical infrastructure mapping that is discussed in the Community Facilities and 
Resiliency Plan Element, as shown in Appendix E of this document. Note that this 
mapping shows the relation of these features to mapped flood hazard areas. 

  



2015 Master Plan Reexamination Report & Amendment 
Borough of Rumson, Monmouth County, New Jersey 

  52 

Stormwater Management Plan Element 
As recommended in the 2015 Master Plan Reexamination Report, the Stormwater 
Management Plan Element is hereby amended to incorporate both the Borough’s Hazard 
Mitigation Plan action items identified in the 2015 Master Plan Reexamination Report and 
also the green building and infrastructure techniques outlined in the 2015 Land Use Plan 
Amendment. 
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Housing Plan Element 
The Borough of Rumson already filed a plan with the Council on Affordable Housing 
(COAH), but the plan has not been certified, therefore the Borough of Rumson is 
classified as having a “participating” status before COAH. A decision by the New Jersey 
Supreme Court on March 10, 2015 established a transitional process in which the Borough 
will be able to file a declaratory judgment action immediately upon the March 10 decision 
becoming effective on June 8, 2015. The Borough should undertake a review of the 
implications of the Supreme Court decision and make a determination of the appropriate 
course of action to address compliance with the affordable housing obligation. 

While it is not the intent for this Housing Plan Element to make any changes to the 
Borough’s Housing Element and Fair Share Plan at this time, the Housing Plan Element 
is hereby amended to address the following: 

• The Borough encourages homeowners of single-family structures to elevate their 
homes to make them more resilient to future Sandy-type storms. 

• It is the Borough’s policy that affordable housing should not be located within the 
flood hazard areas. 
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Appendix A: Existing Land Use Map 
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INSERT: Rumson Existing Land Use 02_18_2015  
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Appendix B: Critical Environmental Areas  
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INSERT: Rumson Critical Environmental Areas   
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Appendix C: Existing Zoning & Flood Hazard Areas Overlay 
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INSERT: Rumson Zoning & Flood Hazard Areas Overlay 
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Appendix D: Historic Properties 
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Appendix E: Community Facilities and Flood Hazard Areas 
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