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THE PURPOSE ORIGINALLY INTENDED, WITHOUT THE WRITTEN PERMISSION OF E.M.WATERBURY AND ASSOCIATES, IS PROHIBITED.

THE COPYING OR REUSE OF THIS DOCUMENT, OR PORTIONS THEREOF, FOR OTHER THAN THE ORIGINAL PROJECT OR

COPYRIGHT 2025, E.M.WATERBURY AND ASSOCIATES — ALL RIGHTS RESERVED

ZONING SCHEDULE — GB ZONE— MUMFO OVERLAY 200’ LIST OF PROPERTY OWNERS
DESCRIPTION REQUIRED EXISTING PROPOSED P 5,
MIN. LOT AREA (SF) 12,000 15,307 15,307 N B\ BasLs
MIN. LOT WIDTH (FT) FIRST ST 100’ 176.50’ 176.50 2 o — % i
W. RUMSON ROAD 100 86.67'* 86.67'* S L LN
LOT SHAPE CIRCLE 60 56.74'* 56.74'* ~ q e B804 *B'L
MIN. PRINCIPAL SETBACK (FT) 8 8 ST
FRONT — FIRST ST 20 S S
RESIDENCE 20.4 20.4
COMMERCIAL 0.6'* 0.6'* ‘
FRONT — W. RIVER RD |
COMMERCIAL 20 0.5'% 0.5
| S 69°00°00” W 86.82’ /
SIDE 10 / 20 23.8’/ N/A 23.8" / N/A ‘ o ewe RV LOT 2
REAR 30 21.2'* 21.2'* : / 2.9° ——CL FENCE TYP. e 2.7 B2/ L B:28 ) L
2 -_— e ———— e o — Ll c— B:28/L:3
MAX. BUILDING COVERAGE (SF) 4826.75 4689 4689 % CAP FND 5 AN
MAX. LOT COVERAGE (SF) 10684.2 8157 8157 : | Nl . Ak 2 2N oo il
MAX BUILDING HEIGHT (FT) : S S S W oo g b N e
RESIDENTIAL 29' 21/2 STORIES  24.1 24.1" SEE NOTE 2 . g | S N g P N N s e P
COMMERCIAL 29 21/2 STORIEES  22.31 22.31" SEE NOTE 2 f —— s \\BCJ,.%,_M:_,, e
° , _ 2 K _ Ba2gLie GE
REQ_PARKING 47.0 6 SPACES ** 6 SPACES (V) SEE NOTE 1 : s 8 _ ' — MR R 15 6 o
SIDE SETBACK (FT) 10.0 4 D*x 4, D%x x, R , /| N EJV—SETBACK, TYP. Ba67)e B:27/1:23 o /B8R
Ay 20§\ TWO STORY ol | & /| BigP Bi27/1:22
W I k3 z Bi2s /L N B27 /L
* DENOTES EXISTING NON—CONFORMITY — S RAME 8 b o BRI N g 0
** PRIOR VARIANCE GRANTED : 2 &3 No. 1 e B 2™
(\/) VARIANCE REQUESTED :i /g § ; FIRSTO STREET 10’ B:24.01 /1:1.01 N \B:zlﬁfL:s H__m“:wBIz“‘J Biz:;i.ﬁ
NOTE 1: VARIANCE FOR PROVIDING 0 COMMERCIAL SPACES WHEN WERE REQUIRED . st - or L 238 : b foniiis 3 e
FOR COMMERCIAL PORTION OF SITE PRIOR APPROVED A o \ o BRI T2 N i s “Q niory Ly B2
8 < B:25 L2/ 125/ L: -
NOTE 1: HEIGHT AS SHOWN ON PLAN PREPARED BY THOMAS SANTRY PLS DATED 1/31,/2001 — N ol 2ot J © o
AR ¢ B -
s > LOCATION MAP
PARK'NG CALCULATION ) ": '§ - SCALE 1”=200’
= )
1. RESTAURANT — v o E 3
a. REQUIRED — O . 8
1 PER 3 SEATS = 28 SEATS/3=9.33 OR 9 SPACES R ' . g LOCATION MAP TAKEN FROM MONMOUTH COUNTY PREOPERTY VIEWER WEBSITE
or ¢ O: It'\'i “F PARK” oo FeNcE Yvp. £ L - R " po 2 <
20 PER 1,000 SQ. FT. PER GFA* =g | HC#-—M - ST 45 GENERAL NOTES.
2100SF*/ 1000 X 20=2200/1000X20=42.0 SPACES 8w ey T 1, UTILITY INFORMATION SHOWN HAS BEEN COLLECTED FROM VARIOUS SOURCES AND IS NOT
CONTROLLING REQUIREMENT WHICHEVER IS GREATER= 42.0 SPACES T — GUARANTEED AS TO ACCURACY OR COMPLETENESS. THE CONTRACTOR WILL REQUEST
~ S UTILITY MARK OUTS FROM THE RESPECTIVE COMPANIES AND VERIFY ALL INFORMATION
* MEASURED TO INSIDE OF EXTERIOR WALLS . . 5 A D TO HIS SATISFACTION PRIOR TO EXCAVATION. WHERE EXISTING UTILITIES ARE TO BE
o e O CROSSED BY PROPOSED CONSTRUCTION, TEST PITS WILL BE DUG BY THE CONTRACTOR
2. RESIDENTIAL — £ | oncrre | renen SRR \_ SHAPE CIRCLE PRIOR TO CONSTRUCTION TO ASCERTAIN EXISTING INVERTS, MATERIALS AND SIZES. TEST

a. SINGLE FAMILY REQUIRED — L B DR CONCRETE AR D56 74" PIT INFORMATION WILL BE GIVEN TO THE ENGINEER PRIOR TO CONSTRUCTION TO PERMIT

" 3 BEDROOM DWELLING PER RSIS=2 SPACES B Ny e e .N e ADJUSTMENTS AS REQUIRED TO AVOID CONFLICTS,

b. APARTMENTS=2= 1.5 (PER 10R2 BEDROOM UNIT) X 2=3.0 : B T — I=SAua 2. THIS SET OF —PLANS HAS BEEN—PREPARED FOR PURPOSES [OF MUNICIPAL AND AGENCY

TOTAL 5.0 SPACES 5% o] | REVIEW AND APPROVAL OF THIS SET OF PLANS WILL NOT BE UTILIZED AS CONSTRUCTION
,, DOCUMENTS UNTIL ALL CONDITIONS OF APPROVAL HAVE BEEN SATISFIED ON THE DRAWINGS
§ E APPROVAL VIA IMPORTATION' OF MATCHING GRAVEL AS MAY Bt REQUIRED AND EACH DRAWING HAS BEEN REVISED T0 INDICATE ‘ISSUED FOR CONSTRUCTION’
3. TOTAL PARKING REQUIREMENT NEn TWP STORY FRAME [ SEE DRIVEWAY DETAIL.
a. RESTAURANT 42.0 SPACES . i BRICKEACE_BUILDING — . 3.ALL WORK WILL BE DONE IN COMPLIANCE WITH THE CURRENT CONSTRUCTION STANDARDS
RESIDENTIAL 5.0 SPACES 3 : | < OF THE FOLLOWING WHERE APPLICABLE:
TOTAL 47.0 SPACES =) T NI | A,
) 3 Sk , o o [Q 3 < LATEST EDITION.
[ . . - 5.4 - ' S ol o
b. PROVIDED Soes L POB— L0 ww o G5 me D] 2 v _ B. CURRENT, PREVAILING MUNICIPAL & COUNTY SPECIFICATIONS, STANDARDS
GARAGE AND DRIVE = 2 SPACES [t on i pass © NG ¢ i T e e N o ipS AND REQUIREMENTS,
WADAS WARNING PADS. | .~ <vq(‘30NvCRET[;Z < SIQElN:&LKT L e TSPIPERNDC
STONE DRIVE — 4 SPACES PER 2001 SITE PLAN APPROVAL % - *L"Pf"f‘j" SN S | B e R C CURRENT PREVAILING UTILITY COMPANY/AUTHORITY SPECIFICATIONS,
TOTAL 6 SPACES INGET N 69°00°00" E 86.67 STANDARDS OR REQUIREMENTS,
NO PARKING AREA
D. NEW JERSEY ADMINISTRATIVE CODE TITLE 5 CHAPTER 21,
(23+6) WERE REQUIRED SoUBLE YeLLOW LIS 4,ONLY ORIGINALPAPER COPIES FOR EACH PROJECT SHEETMARKED WITH AN ORIGINAL
NANHOLE EMBOSSED SEAL OF THE SIGNING ENGINEER’S SEAL SHALL BE CONSIDERED TO BE VALID AND/
OR ONLY PDF COPIES OF THE PROJECT CONTAINING A VAERIFIED AND CERTIFIED DIGITAL
gl SEAL OF THE SIGNING ENGINEER’S SEAL SHALL BE CONSIDERED TO BE VALID COPIES
G e STHIS PLAN WAS PREPARED FOR SUBMISSION TO THE BOROUGH OF RUMSON FOR THE
PURPOSES OF A ZONING AND BUILDING PERMIT. THE COPYING OR REUSE OF THIS
DOCUMENT, OR PORTIONS THEREOF, FOR OTHER THAN THE ORIGINAL PROJECT OR FOR THE
ORIGINAL ‘INTENTION, WITHOUT THE WRITTEN PERMISSION OF EMWATERBURY & ASSOCIATES,
IS PROHIBITED.
20 0 20 40
| | | |
F-__ NO. | DATE REVISIONS BY CHECKED
SCALE= 1» = 20» PROJECT NO: DRAWING:
b
TINO'S ARTISAN PIZZA
VARIANCE AND MINOR SITE PLAN
LOT 1, BLOCK 5, TAX 2
LEGEND MAXIMUM PERMITTED COVERAGE LOT COVERAGE CALCULATION PROJECT DESCRIPTION BOROUGH OF RUMSON, MONMOUTH COUNTY, NJ
CALCULATIONS PER ORDINAINCE | BUILDING COVERAGE e e e OWNER AND APPLICANT
YALLULATIMIED T L = = LOCATION: BLOCK 5, LOT 1, ZONE GB (MUMFO OVERLAY) VARIAN CE PLAN
. RUMSON, NJ 07760 ,
%N EXISTING BUILDINGS 1. BUILDING— GARAGE 551 SF APPLICANT— TINO’S ARTISAN PIZZA
. MIN. FOR RANGE 10,000—70000= 3500 SF 4428 ROUTE 27 N., — :
_____ BUILDING SET BACK LNE| ° ; COMMERCIAL BLDG 2196 SE EXISTING USE : SINGLE FAMILY, APARTMENTS 08 E.M. Waterburvy & Associates, P.A.
- EXISTING CURB LINE b. 5307x0.25= 1526.75 Sb TOTAL 4689 SF /15307=30.6% COMMERGIAL— DELICATESSEN KINGSTON, NJ 085 5
T c. TOTAL =4826.75 e -

Z gg:ﬂi vcv;/:TSETINUENE PROPOSED USE: SINGLE FAMILY, APARTMENTS 5E30NPGINtE/:xERI§? 2; LﬁlL?lNNNJH(fW% . PI;;;%DG%IOJE 7E32 7(367 658EE‘r;aliEI sm(\;sls)olc:é;oi;n
— E— [ ) . . . . . . . .
& ExsTNG sewer LN |2 LOT COVERAGE LOT_COVERAGE COMMERCIAL — PIZZA RESTAURANT OWNER—  SIX BLACK SWANS LLC rospect Avenue, Suite 2C, Litte Siver,

a. MIN. FOR RANGE 10,000—70000= 7500 SF| BUILDING COVERAGE 4689 SF 9 RIVERVIEW TERRACE, CERTIFICATION
TBR O BE REMOVED b. _5307x0.6= 3184.2 SF WALKS, CONC PADS, CURB, STAIRS, OUTBOUND AND TOPOGRAPHIC AND ELEVATION INFORMATION HILLSBOROUGH 08844
c. TOTAL =10684.2 SF WALLS =1041 SF BASED ON SURVEY PREPARED BY ROBERT M. HORVATH PLS. 5/19/2025
X AR ICBJEEIEER%N?'EANCES '8 S DATED LAST REVISED FEBRUARY 6, 2025. TR RELEASE DATE
- ;%8300); O‘f;924?°§FSF STONE DRIVE /PARKING 2367 SF —
. XU. 9= . > —
c. TOTAL =5592.1/ 15307= 0.365 TOTAL 8157 SF/ 15307 SF=53.3%
OF 1
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RMPB-R1950 July 15, 2025
Via Email (mdesoucey@rumsonnj.gov)

Marie DeSoucey, Board Secretary

Borough of Rumson Zoning Board

80 East River Road

Rumson, NJ 07760

Re: Preliminary & Final Major Site Plan
Tino’s Artisan Pizza of Rumson LLC
13 First Street; Block 5, Lot 1, GB Zone
Completeness Review, Engineering Review, and Fee Determination

Dear Board Members:

As requested, I have reviewed the above-referenced Preliminary & Final Major Site Plan application, plans
and supplemental information submitted for the above-referenced project.

The subject property, Lot 1 of Block 5, is a corner lot parcel fronting on First Street to the west and West
River Road (County Route 10) to the south. The property contains an existing two-story building known as
Tino’s Artisan Pizza, which also includes two residential apartment units on the second floor, and a two-
story single family dwelling with accessory garage. This property previously received minor site plan
approval with variance relief from the Zoning Board in 2001 to reconstruct the existing mixed-use building
after damage from a fire. With this application, the applicant is requesting approval to reconfigure the
existing first floor space within the mix-used building to increase the total seating from six (6) to twenty-
eight (28) seats. No exterior building renovations or building expansion is proposed. Four (4) parking spaces
designated for tenants exist on-site in a gravel parking area and the applicant proposed to expand the gravel
parking area to its originally approved limits. The applicant intends to utilize an off-site parking lot adjacent
to the property on 1% Street to meet Tino’s Artisan Pizza parking demands. The proposed seating expansion
will change the use of Tino’s Artisan Pizza to be categorized as a restaurant, which is permitted as a
conditional use in the GB Zone, however, the provisions of this conditional use are not fully met, requiring
variance relief.

We have reviewed the following documents submitted by the applicant in support of this application:

1. Variance Plan prepared by Elizabeth M. Waterbury, P.E., P.P., of E.M. Waterbury & Associates,
P.A., dated May 19, 2025, consisting of one (1) sheet.

2. Proposed Floor Plan & Furniture Plan, prepared by Alec P. Shissias, R.A., R.L.A., of Shissias
Design + Development, dated May 23, 2023, last revised June 9, 2023, consisting of one (1) sheet.

3. Survey of Property prepared by Robert M. Horvath, P.L.S., of Brunswick Surveying Incorporated,
dated February 6, 2025, consisting of one (1) sheet.

4. Resolution of Findings and Conclusions, Board of Adjustment, Borough of Rumson #5217,
adopted on March 20, 2001.

5. Zoning Board Submission Letter, prepared by Foss San Fillipo & Milne, LLC, dated June 5, 2025.

6. Zoning Board of Adjustment Application form & Narrative, received June 9, 2025.

7. Land Use & Development Permit Denial, dated October 15, 2024.

8. Land Use & Development Permit Approval, approved May 11, 2023.

9. Zoning Board of Adjustment Consent Form.

10. Disclosures of Ownership

11. 200-foot list of property owners.

12. Certification of Taxes paid.

13. Escrow Agreement & W-9 Form.

14. Draft Notice of Hearing, prepared by Foss San Fillipo & Milne, LLC.
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Preliminary & Final Major Site Plan

Tino’s Artisan Pizza of Rumson LLC

13 First Street; Block 5, Lot 1, GB Zone

Completeness Review, Engineering Review, and Fee Determination

Completeness Review

Based on our review of the Preliminary & Final Major Site Plan application, the applicant has submitted
all applicable checklist items with the exception of the following:

Item No. B8 — Signature blocks for Chairman, Secretary, and Municipal Engineer. (I have no
objection to the Board granting completeness waivers for this item provided that revised plans
include same as a condition of approval.)

Item No. B19 — Size and location of all existing structures within 200 feet of the site boundaries.
(I have no objection to the Board granting completeness waivers for this item, provided an aerial
photo exhibit is submitted at the public hearing.)

Item No. B24 — Location of streams, floodplains, wetlands or other environmentally sensitive areas
on or within 200 feet of the project site. (I have no objection to the Board granting completeness
waivers for this item.)

Item No. B29 — Preliminary architectural plans and elevations. (Architectural floor plans are
provided, but not elevations. | have no objection to the Board granting completeness waivers for
this item provided a street view photo exhibit of the building is submitted at the public hearing.)

Item No. B30 — Site Triangles. (I have no objection to the Board granting completeness waivers
for this item.)

Item No. B33 — Solid waste management and recycling plan showing holding location and
provisions for waste and recyclables. (I have no objection to the Board granting a completeness
waiver, provided testimony is provided on as to the applicant’s proposal for trash and recycling.)

Items No. C1 thru No. C4 — Construction Plans (I have no objection to the Board granting
completeness waivers for these items.)

Item No. D1 — List of all federal, state, regional, and/or municipal approvals or permits required.
(I have no objection to the Board granting completeness waivers for these items provided that same
is submitted as a condition of approval.)

Item No. D7 — Payment of all applicable fees. (I recommend this item be provided prior to the
application being deemed complete.)

We find that the application is adequately complete for the purpose of performing a first engineering
review and have no objection to the board granting the above completeness waivers. The Board should
consider memorializing the above completeness waivers prior to commencing the hearing. As noted
above, we recommend that Item D7 be provided prior to the public hearing.
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Re: Preliminary & Final Major Site Plan
Tino’s Artisan Pizza of Rumson LLC
13 First Street; Block 5, Lot 1, GB Zone
Completeness Review, Engineering Review, and Fee Determination

B. Fee Determination

We have prepared a fee determination for the application in accordance with Section 22-3.14 of
the Borough Ordinance. We have calculated the application fee to be $3,775.00 and the escrow
fee to be $2,000.00. Please see Schedule “A” attached. Any remaining fee balances should be
posted as separate checks.

C. Engineering Review

Based on our review of the application, we offer the following comments for the Board’s consideration:

1. Planning and Zoning

This application requires the following Use ‘D’ Variances:

1.1

1.2

Per §22-5.11d. of the Borough Ordinance, a restaurant is a permitted as a conditional use in the
GB Zoning District, provided that the use and buildings adhere to the minimum standards of
the zoning district and to the requirements of Ordinance §22-6.10, whereas the existing
property and buildings exhibit several deficiencies of §22-6.10. Therefore, a ‘D3’ Use Variance
(conditional use) is required.

The application submission indicated the potential need for a ‘D2’ Use Variance (expansion of
nonconforming uses), due to intensification of the existing mixture of uses on site (permitted
single family dwelling, permitted delicatessen/prepared food take-out store, two non-permitted
apartments on second floor). It is our opinion that the as the mixed used building contains a
non-permitted multifamily use (although previously approved) and the applicant proposes a
change in use from a “Delicatessen/Prepared food take-out store” to a ”Restaurant”, within this
mixed use building, this would constitute an expansion of non-conforming uses, and a ‘D2’
Use Variance is required. However, we will defer final determination of whether ‘D2’ variance
relief is required to the Board & Board Planner, based upon testimony provided at the hearing.

This application requires the following Bulk ‘C” Variances:

1.3

Per Schedule 9-2 of the Borough Ordinance, the proposed restaurant seating expansion and
existing residential uses require forty-eight (48) on-site parking spaces, whereas six (6) spaces
are provided. Therefore, a variance will be required.

As part of the prior approval, the following use and bulk variances were granted by the Board:

1.4

1.5

1.6

Per Ordinance §20-5.11.a.1(d), multi-family dwelling are not a permitted use in the GB Zone,
whereas residential apartments exist above the existing nonresidential building.

Per Ordinance §22-5.2.d, every principal building is to be located on a lot and that except for
multi-family and non-residential uses, no more than 1 principal building may be erected per
lot, whereas two principal buildings exist on the lot.

Per Schedule 5-1 of the Ordinance, a minimum lot width and frontage of 100 feet is required
for corner lots, whereas the existing property contains a lot frontage of 86.67 feet along West
River Road.
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1.7

1.8

1.9

1.10

1.12

1.13

Per Schedule 5-1 of the Ordinance, a minimum lot shape diameter of 60 feet is required for
corner lots, whereas the property contains a shape diameter of 56.74 feet.

Per Schedule 5-1 of the Ordinance, a minimum front yard setback of 20 feet is required for
corner lots, whereas the existing non-residential building has a front yard setback of 0.6 feet
from First Street and 0.5 feet from West River Road.

Per Schedule 5-1 of the Ordinance, a minimum rear yard setback of 30 feet is required for
corner lots, whereas the existing residential dwelling has a setback of 21.2 feet from the rear
property line.

Per Schedule 5-1 of the Ordinance, a minimum side yard setback of 10 feet is required for
accessory structures corner lots, whereas the existing frame garage associated with the
residential dwelling has a side yard setback of 4.2 feet from the east property line.

Per Schedule 5-1 of the Ordinance, a maximum floor area of 5,592 square feet is permitted,
whereas 8,317.18 square feet of floor area exists.

Per Schedule 5-5 of the Ordinance, a maximum building coverage of 4,827 square feet is
permitted, whereas 4,940.5 square feet of building coverage was proposed. It is noted that the
Variance Plan for the current application indicates a conforming building coverage of 4,689
exists today, which should be confirmed.

Per Schedule 9-2 of the Borough Ordinance, the twenty-nine (29) on-site parking spaces,
whereas six (6) spaces were provided.

2. Site Requirements & Layout

2.1

2.2

23

2.4

2.5

The applicant should clarify if any new signage is proposed.
The applicant should clarify if any lighting and/or landscaping is proposed.
The plans shall be revised to include a detail for the proposed parking space bumper blocks.

The plans indicate to ‘see driveway detail’ for the proposed gravel area. The plans shall be
revised to include this detail.

Per a site visit the existing trash enclosure’s gate and facade material was in need of minor
repairs. It is recommended that the plans are revised to include same.

3. Traffic, Parking, & Site Access

3.1

Per Ordinance §22-9.2b.1., the on-site parking requirement is as follows:

Garden Apartment (RSIS Section 5:21-4.14.(c), Table 4.4):
2 Spaces per 2-Bedroom Unit @ 2 Units = 4 spaces

Single Family Dwelling Detached (RSIS Section 5:21-4.14.(c), Table 4.4):
2 Spaces per 3-Bedroom Dwelling @ 1 Unit = 2 Spaces
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3.2

33

34

3.5

3.6

Restaurant (Ordinance §22-9.2b.1.(c), Exhibit 9-2),
The greater of

20 Spaces per 1,000 SF GFA @ 2,100 SF GFA =42 Spaces
Or 1 Spaces per 3 seats @ 28 seats =10 Spaces

Total Required Spaces = 48
Total Provided Spaces =6

Based upon the proposal, the Borough’s parking requirements will not be met. A variance is
required. It is noted that the applicant was granted a variance in 2001 for the six (6) parking
spaces on site, whereas twenty-nine (29) spaces were required. These parking spaces were
noted to be reserved for the residential tenants’ use. The increase in seating from six (6) seats
to twenty-eight (28) seats will likely require additional parking spaces. Testimony shall be
provided on parking demands for the proposed use, including needs of employees & customers,
and customer turnover times.

The applicant shall provide testimony on proposed operations and if the applicant proposes
changes to how the use operates, i.c., if the take-out style operations will be continued or if a
sit-down style restaurant is being sought.

The applicant indicated that the parking lot west of First Street is intended to be utilized for
off-street parking. It is our understanding that this parking lot, although privately owned, is
under an agreement with the Borough to be utilized as public parking for the various uses in
the area. The applicant shall provide testimony clarifying anticipated parking demands of the
proposed use, how many parking spaces are anticipated to be utilized in this parking lot, and
potential impacts to parking availability for other uses which utilize this parking lot.

Testimony shall be provided to the on-site parking spaces indicated as reserved for the
residential tenants and if employees utilize this parking area. It is recommended that signage is
provided which clarifies the on-site parking as being reserved for the residential tenants.

Testimony shall be provided to loading/delivery operations on site, including where these
operations occur today and if any changes are proposed.

The applicant shall confirm that an ADA accessible route is provided from the adjacent parking
lot to the restaurant entrance.

4. Grading/Drainage

4.1

4.2

Pursuant to Borough Ordinance §16-2.2.c.2.A, the project is not subject to the Borough’s
Stormwater Management & Control Ordinance §16-2.11 ‘Stormwater Management
Requirements for Other Than Major Development’s as lot coverage is below 85% and
approximately 1,500 SF of disturbance is proposed to restore the gravel parking area.

The applicant does not propose modifications to the existing drainage patterns as part of this
application and no additional lot coverage is proposed except for restoring the gravel parking
area to its original limits. Therefore, the application it not anticipated to have an impact on the
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existing grading and drainage. The applicant should provide testimony clarifying if any
drainage issues exist on site.

5. General

5.1 Testimony shall be provided regarding the use, including changes in operations as a result of
this application. The applicant shall be prepared to discuss:
a. Compliance with the provisions of §22-6.10 — Restaurants and relief requested
from this section.
If any changes to the existing residential uses and features on site are proposed.
Primary operations.
Hours of operation.
Employees (total and maximum per shift).
Frequency and type of trucks that will access the site.

o a0 o

5.2 If approved, the building department should review the final architectural seating floor plans
for ADA compliance.

5.3  The final plan submitted for signatures must be signed by the owner and notarized.

5.4 Approvals or letters of no interest should be obtained from any agencies having jurisdiction.
These may include, but shall not be limited to, the following:
a. Borough Construction Official
b. Borough Fire Official/Fire Sub-Code HHS
¢. Monmouth County Planning Board

If you have any questions or require additional information, please call.
Very truly yours,

T&M ASSOCIATES

EDWARD W. HERRMAN, P.E., P.P., CM.E., C.F.M.
RUMSON ZONING BOARD ENGINEER
EWH:GMM

cc: Thomas S. Rogers, Borough Administrator (trogers@rumsonn;j.gov)
David M. Marks, PE, CME, CFM, Borough Engineer (dmarks@rumsonnj.gov)
Matthew J. Palmer, Chief Financial Officer (mpalmer@rumsonnj.gov)
Michael B. Steib, Esq., Zoning Board Attorney (msteib@mbslaw.net)
Kendra Lelie, Zoning Board Planner (klelie@kylemcmanus.com)
Tino’s Artisan Pizza of Rumson LLC, Applicant (tino@nojunkpizza.com)
John B. Anderson, 111, Esq., Applicant’s Attorney (janderson@fsfm-law.com)
Elizabeth M. Waterbury, P.E., P.P., Applicant’s Engineer (emwssoc@aol.com)
Alec P. Shissias, R.A., R.L.A., Applicant’s Architect (ashissias@gmail.com)

G:\Projects\RMPB\R9150\Correspondence\Tino's Artisan Pizza 13 First St Major Site 1st Completess-Fee-Engineering RMPB-R1950.docx
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SCHEDULE “A”
TINO’S ARTISAN PI1ZZA PRELIMINARY & FINAL MAJOR VARIANCE PLAN
13 FIRST STREET; BLOCK 5, LOT 1
DETERMINATION OF REQUIRED FEES

(REFERENCED IS MADE TO SECTION 22-3.14)

e. Major Site Plan Approval Fees
2. Preliminary Application Fee $500.00
3.(b) Preliminary Approval Fee $300.00
3.(b)(1) Preliminary Approval Fee ($50 per 1,000 SF Lot Area) $750.00
3.(b)(5) Preliminary Approval Fee ($25 per paved parking space) $100.00
4. Final Approval (50% Of Preliminary Approval Fee) $575.00
f. Variances

3. Hardship or Bulk Variances
(c)Other — Minimum Parking Requirement

($200.00/minimum) $200.00
4. Use Variances
(b)GFA 5,000 square feet or less $1,000.00
g. Conditional Uses $250.00
h. Public Hearing $100.00

SUBTOTAL _ $3.775.00

m. Refundable Application Escrow Fee
6. Refundable Application Escrow Fees.

(b) Commercial Development
(1,001—1,000 S.F., GFA / 0-5 Parking Spaces) $2,000.00

TOTAL FEES $5.775.00
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It is proposed to maintain the existing parking arrangements which include an on-site parking
supply of six (6) spaces and a reliance on public and on-street parking to accommodate the Tino's
Artisan Pizza demand. Therefore, a variance for the number of parking spaces is required. It
should be noted that a variance was previously granted for the site in 2001 to allow six (B) spaces
whereas twenty-nine (29) were required. When considering the prior variance, the new variance
is for eighteen (18) spaces.

As previously indicated, Tino’s Artisan Pizza is an existing establishment and the GFA is proposed
to be maintained. As such, the parking requirement for restaurant uses of 1 space per 3 seafs
provides a more appropriate assessment of the anticipated increase in parking demand. It is
proposed to increase the number of seats from six (8) to twenty-eight (28), or an increase of 22
seats. This equates to an increase in parking demand of eight (8) spaces when considering the
additional seats. It should be noted that a portion of the existing Tino's Artisan Pizza customer
base is expected to shift from takeaway to dine-in, and conservatively no credit was taken for the
existing parking demand associated with Tino’'s Artisan Pizza. In addition, Rumson is a walkable
community and it is anticipated that a portion of the customers will walk or bike to the restaurant,
but again no credit was taken for the pedestrian trips.

Parking Accumulation Counts

Parking accumulation counts were conducted within walking distance of the site to determine the
availability of additional on-street and municipal parking lot spaces that could accommaodate the
anticipated increase in demand associated with the additional seats. Parking demand counts were
conducted on Friday, August 22, 2025, from 6:00 PM to 8:00 PM and on Saturday, September
13, 2025 from 5:00 to 8:00 PM. These specific count times were selected to coincide with the
typical peak parking hours of the pizza restaurant. The counts were conducted at municipal lots
within walking distance of the restaurant, as well as on-street in the commercial areas surrounding
the site and West River Read.

The parking counts, along with a map which graphically illustrates the area that was considered,
as appended. Based upon the parking accumuiation counts, it was determined that a minimum of
twenty-seven (27) parking spaces were available at any given time during the peak parking hours.
Therefore, there is ample parking available within a reasonable walking distance from the site to
accommeodate the anticipated increase in demand of eight (8) parking spaces when considering
the difference in seats.

Additionally, it should be noted that the National Parking Association (NPA) sets forth Level of
Service (LOS) standards for walking trips between parking facilities and destinations ranging on
a scale from “A” to “F". A walking distance of less than 400’ is considered LOS "A". A minimum
of nine {9) spaces were available at any given time within 400’ of the site, which exceeds the
anticipated increase in parking demand. As such, the Board can feel comfortable granting the
requisite variance.
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Conclusion

Based upon our Parking Assessment as detailed in the body of this report, it is the professional
opinion of Dynamic Traffic that there is adequate parking available in the vicinity of the site to
accommodate the anticipated increase in parking demand associated with the additional seats,
and the required parking variance can be granted with no determinantal impact to the subject lot
or adjacent properties. Should you have any questions on the above, please do not hesitate to
contact our office.

Sincerely,

Dynamic Traffic, LLC

ustin Taylor, PE, PTOE Nicole Dahi, PE
Senior Principal Project Manager
NJ PE License 45988 NJ PE License 60909
NED:msa
Enclosures
c: Tino Procaccini / Dominick Natoli / Andrea Dimeglio (via email)

John Anderson (via email)

Christine Nazzaro-Cofone (via email)
Elizabeth M. Waterbury (via email)
Al Shissias (via email)













1904 Main Street
Lake Como, NJ 07719
T: 732-681-0760

September 9, 2025

Revised: December 17, 2025
Borough of Rumson Zoning Board
80 East River Road
Rumson, NJ 07760

Attn: Marie DeSoucey, Zoning Board Secretary

RE: Parking Assessment
Tino’s Artisan Pizza of Rumson LLC
44 West River Road (CR 10) / 13 First Street
Block 5 — Lot 1
Rumson Borough, Monmouth County, NJ
DT # 5921 25-03287
Dear Zoning Board Members,

Dynamic Traffic has prepared the following parking assessment to evaluate whether the current
parking supply is adequate to accommodate the proposed increase in seating capacity within the
existing Tino’s Artisan Pizza. The site is located in the northeast corner of the intersection of West
River Road (CR 10) and First Street in the Borough of Rumson, Monmouth County, New Jersey.
The site is designated as Block 5 — Lot 1 on the Borough of Rumson Tax Maps. The site is
currently developed with a two-story building consisting of Tino’s Artisan Pizza on the first floor
and two residential apartment units on the second floor, in addition to a single-family dwelling in
the rear. It should be noted that Tino’s Artisan Pizza is the former home of Brennan’s
Delicatessen, a deli use. It is proposed to maintain the existing residential uses and construct
interior renovations to Tino’s Artisan Pizza that will shift the use from the former/current
deli/takeaway type use to more of a restaurant, and increase the seating capacity from a total of
six (6) seats to twenty (20) seats.

The mixed-use development is presently supported by six (6) parking spaces on-site that are
reserved for residents. Customers and staff of Tino’s Artisan Pizza rely on public and on-street
parking facilities, and the proposed interior enhancements will preserve the existing parking
arrangements. This assessment presents an evaluation of the existing and proposed parking
conditions to determine if the existing parking supply is sufficient to continue to support the
anticipated parking demand.

Local Ordinance Parking Requirements

The Rumson Borough parking schedule was obtained from the Local Ordinance, Section § 22-
9.2. For restaurant uses, the Ordinance requires one (1) space per three (3) seats or twenty (20)
spaces per 1,000 SF Gross Floor Area (GFA), whichever greater. Additionally, the Residential
Site Improvements Standards (RSIS) set forth a parking requirement of two (2) spaces per 3-
bedroom home and two (2) spaces per 2-bedroom apartment unit. This equates to a parking
requirement of two (2) spaces for the single-family home, four (4) spaces for the 2 apartment
units, and forty-two (42) spaces for Tino’s Artisan Pizza (2,200 SF), or a total of forty-eight (48)
spaces.

Lake Como, NJ | Chester, NJ | Toms River, NJ | Newark, NJ | Marlton, NJ | Newtown, PA | Philadelphia, PA | Bethlehem, PA
King of Prussia, PA | Allen, TX | Houston, TX | Austin, TX | Delray Beach, FL | Tampa, FL | Annapolis, MD | Newark, DE
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It is proposed to maintain the existing parking arrangements which include an on-site parking
supply of six (6) spaces and a reliance on public and on-street parking to accommodate the Tino’s
Artisan Pizza demand. Therefore, a variance for the number of parking spaces is required. It
should be noted that a variance was previously granted for the site in 2001 to allow six (6) spaces
whereas twenty-nine (29) were required. When considering the prior variance, the new variance
is for eighteen (18) spaces.

As previously indicated, Tino’s Artisan Pizza is an existing establishment and the GFA is proposed
to be maintained. As such, the parking requirement for restaurant uses of 1 space per 3 seats
provides a more appropriate assessment of the anticipated increase in parking demand. It is
proposed to increase the number of seats from six (6) to twenty (20), or an increase of fourteen
(14) seats. This equates to an increase in parking demand of five (5) spaces when considering
the additional seats. It should be noted that a portion of the existing Tino’s Artisan Pizza customer
base is expected to shift from takeaway to dine-in, and conservatively no credit was taken for the
existing parking demand associated with Tino’s Artisan Pizza. In addition, Rumson is a walkable
community, and it is anticipated that a portion of the customers will walk or bike to the restaurant,
but again no credit was taken for the pedestrian trips.

Parking Accumulation Counts

Parking accumulation counts were conducted within walking distance of the site to determine the
availability of additional on-street and municipal parking lot spaces that could accommodate the
anticipated increase in demand associated with the additional seats. Parking demand counts were
conducted on the following dates:

» Friday, August 22, 2025, from 6:00 PM to 8:00 PM

» Saturday, September 13, 2025, from 5:00 PM to 8:00 PM

* Thursday, December 4, 2025, from 10:30 AM to 1:30 PM

* Wednesday, December 10, 2025, from 10:30 AM to 1:30 PM

These specific count times were selected to coincide with the typical peak parking hours of the
pizza restaurant. The counts were conducted at municipal lots within walking distance of the
restaurant, as well as on-street in the commercial areas surrounding the site and West River
Road.

The parking counts, along with a map which graphically illustrates the area that was considered,
as appended. Based upon the parking accumulation counts, it was determined that a minimum of
twenty-seven (27) parking spaces were available at any given time during the evening peak
parking hours and a minimum of eighty-five (85) parking spaces were available at any given time
during the midday peak parking hours. Therefore, there is ample parking available within a
reasonable walking distance from the site to accommodate the anticipated increase in demand of
five (5) parking spaces when considering the difference in seats.

Additionally, it should be noted that the National Parking Association (NPA) sets forth Level of
Service (LOS) standards for walking trips between parking facilities and destinations ranging on
a scale from “A” to “F”. A walking distance of less than 400’ is considered LOS “A”. A minimum
of nine (9) spaces were available at any given time within 400’ of the site, which exceeds the
anticipated increase in parking demand. As such, the Board can feel comfortable granting the
requisite variance.
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Conclusion

Based upon our Parking Assessment as detailed in the body of this report, it is the professional
opinion of Dynamic Traffic that there is adequate parking available in the vicinity of the site to
accommodate the anticipated increase in parking demand associated with the additional seats,
and the required parking variance can be granted with no determinantal impact to the subject lot
or adjacent properties. Should you have any questions on the above, please do not hesitate to
contact our office.

Sincerely,

Dynamic Traffic, LLC

Justin Taylor, PE, PTOE Nicole Dahl, PE
Senior Principal Project Manager

NJ PE License 45988 NJ PE License 60909
NED:;jIn

Enclosures

C: Tino Procaccini / Dominick Natoli / Andrea Dimeglio (via email)

John Anderson (via email)

Christine Nazzaro-Cofone (via email)
Elizabeth M. Waterbury (via email)
Al Shissias (via email)
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Parking Assessment

Tino’s Artisan Pizza of Rumson LLC

44 West River Road (CR 10)

Rumson Boroug_;h, Monmouth County, NJ

DT #: 5921 25-03287




Location: Tino's Artisan Pizza & Mercato - 44 W River Rd Date: Friday 8/22/2025

Municipality: Rumson Enumerator: Justin Taylor

State: NJ Job #: 5921 25-03287

Parking Count - # of parked vehicles
D - WRi Road On-street E-WRi Road On-street H - W Ri Road Onstreet
B - W River Road On-street L. . fver Road Gn-stree ) fver Road On-stree G - Lafayette Street Parking . fver Roa 'ns ree | - Washington Street Parking )
Zone: A - 2nd Street . C - Municipal Lot (N side btwn 1st St. & Allen (N side btwn Allen St & F - Lafayette Street (N side btwn Washington St J - Bingham Ave Lot Total Demand
(N side btwn 1st St. & 2nd St.) Lot Lot
St.) Lafayette St) & Lafayette St) Spaces Available
Supply: 5 5 32 7 4 4 24 8 18 25 132
6:00 PM 1 0 34 5 2 4 22 5 10 11 94 38
6:30 PM 1 0 33 5 2 4 24 5 12 12 98 34
7:00 PM 2 0 33 5 4 4 23 7 14 12 104 28
7:30 PM 3 0 31 5 4 4 23 8 14 13 105 27
8:00 PM 1 0 31 5 2 4 23 6 17 12 101 31




Location: Tino's Artisan Pizza & Mercato - 44 W River Rd Date: Saturday 9/13/25

Municipality: Rumson Enumerator: Dennis Haley Jr.

State: NJ Job #: 5921 25-03287

Parking Count - # of parked vehicles
D - WRi Road On-street E-WRi Road On-street H - W Ri Road Onstreet
B - W River Road On-street L. . fver Road Gn-stree ) fver Road On-stree G - Lafayette Street Parking . fver Roa 'ns ree | - Washington Street Parking )
Zone: A - 2nd Street . C - Municipal Lot (N side btwn 1st St. & Allen (N side btwn Allen St & F - Lafayette Street (N side btwn Washington St J - Bingham Ave Lot Total Demand
(N side btwn 1st St. & 2nd St.) Lot Lot
St.) Lafayette St) & Lafayette St) Spaces Available
Supply: 5 5 32 7 4 4 24 8 18 25 132

5:00 PM 1 0 29 2 0 4 24 8 16 15 99 33
5:30 PM 1 0 32 3 0 4 20 6 15 14 95 37
6:00 PM 1 0 32 1 0 4 24 8 15 14 99 33
6:30 PM 1 0 33 1 1 4 21 6 17 14 98 34
7:00 PM 1 0 31 1 3 4 20 8 16 15 99 33
7:30 PM 1 0 24 0 3 4 23 8 19 12 94 38
8:00 PM 1 0 22 0 3 3 21 7 17 11 85 47




Location: Tino's Artisan Pizza & Mercato - 44 W River Rd Date: Thursday 12/04/2025
Municipality: Rumson Enumerator: Dennis Haley Sr.
State: NJ Job #: 5921 25-03287
Parking Count - # of parked vehicles
B - W River Road On-street D - W River Road On-street | E- W River Road On-street G - Lafayette Street Parkin; H- W River Road Onstreet | - Washington Street Parkin
Zone: A - 2nd Street . C - Municipal Lot (N side btwn 1st St. & Allen (N side btwn Allen St & F - Lafayette Street Y 8 (N side btwn Washington St 8 i J - Bingham Ave Lot Total Demand
(N side btwn 1st St. & 2nd St.) Lot Lot
St.) Lafayette St) & Lafayette St) Spaces Available
Supply: 5 5 32 7 4 4 24 8 18 25 136

10:30 AM 0 0 14 3 0 1 4 0 5 12 14 122
11:00 AM 0 0 19 2 0 1 5 5 6 10 19 117
11:30 AM 1 0 24 5 0 0 3 3 6 5 47 89
12:00 PM 0 0 21 7 0 0 3 3 9 6 49 87
12:30 PM 0 0 20 5 0 0 5 4 7 7 48 88
1:00 PM 0 0 19 5 0 0 8 2 8 9 51 85
1:30 PM 0 0 19 3 0 0 7 2 8 10 49 87




Location

Municipality: Rumson

: Tino's Artisan Pizza & Mercato - 44 W River Rd

Date: Wednesday 12/10/2025

Enumerator: Dennis Haley Sr.

State: NJ Job #: 5921 25-03287
Parking Count - # of parked vehicles
B - W River Road On-street D - W River Road On-street | E- W River Road On-street G - Lafayette Street Parkin; H- W River Road Onstreet | - Washington Street Parkin
Zone: A - 2nd Street . C - Municipal Lot (N side btwn 1st St. & Allen (N side btwn Allen St & F - Lafayette Street Y 8 (N side btwn Washington St 8 i J - Bingham Ave Lot Total Demand
(N side btwn 1st St. & 2nd St.) Lot Lot
St.) Lafayette St) & Lafayette St) Spaces Available
Supply: 5 5 32 7 4 4 24 8 18 25 136

10:30 AM 1 0 16 1 0 1 5 1 6 1 17 119
11:00 AM 1 0 12 4 0 1 2 1 6 3 13 123
11:30 AM 0 0 14 2 0 1 3 1 7 3 31 105
12:00 PM 0 0 13 2 0 1 6 1 10 2 35 101
12:30 PM 1 0 19 3 0 1 4 2 9 4 43 93
1:00 PM 1 0 17 3 0 1 6 3 6 5 42 94
1:30 PM 0 0 15 2 0 1 6 4 6 6 40 96
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OF COUNSEL

Priue E. Sax Fuaero
(RETTRED)

Joux W. Canisrir
(RETIREDD

December 30, 2025

Via Hand-Delivery and via email to: mdesoucey@rumsonnj.gov
Borough of Rumson

Borough Hall

80 East River Road ,

Rumson, NJ 07760-1689

Attn: Marie DeSoucey, Land Use & Development Official

Re: Tino’s Artisan Pizza of Rumson LLC
13 First Street
Block 5, Lot 1
Zone District: GB
Rumson, New Jersey 07760
FSM File No. 9716.00001

Dear Ms. DeSoucey:
We represent Tino’s Artisan Pizza of Rumson LLC.
In advance of the (second) hearing on this matter scheduled for January 22, 2026

enclosed please find fifteen (15) signed/sealed Floor Plans prepared by Shiassias Design +
Development and last revised to December 22, 2025.

For informational purposes, the Floor Plans were revised to reduce the number of
proposed seats from 28 seats to 20 seats.

These Floor Plans supplement the amended Parking Assessment revised to December
17, 2025 which was previously submitted to your office under separate cover by Dynamic
Traffic.

We will submit di‘git‘al copies of both the Floor Plans and the amended Parking
Assessment simultaneously herewith.

PLEASE RESPONTCTO1 225 BROAD $TREET, 1O, BOX 806, RED BANK, NEW JERsEy O7701-0896 Teie 732.741.2525 rpaxs ¥32.741.2192

WWWLFSEM-LAW.LCOM

MarTin A, McGAaNK, Jr.



JBA: -

Encl.
ce:

Thank you for your attention to this matter.

Client (Via Email)

December 30, 2025
Page - 2 -

Very truly yours,
Foss, San Filippo & Milne, LLC

Bl

J . Anderson, 111, Esq.’
For the Firm ' »
janderson@fsfm-law.com




856.448.0865
www.shissias.com
ashissias@gmail.com

27 1st St. Rumson, NJ 07760

DESIGN + DEVELOPMENT

NJ Landscape Architect # 21AS00117900

NJ Architect #21A101925500

+
d Alec P. Shissias, RA, RLA
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Tino's Artisan Pizza Co.

Proj. No: 2023.30
Issued For: Zoning
Date: 06/03 /2025

FLOOR PLAN &
PROPOSED
FURNITURE PLAN
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