
Borough of Rumsou

BOROUGH HALL

80 East River Road

Rumson, New Jersey 07760-1689

rumsonnj.gov

APPLICATION TO THE ZONING BOARD OF ADJUSTMENT

732-915-3618pquigley5@gmail.comLSP, LUC t/a Barnacle Bill's

Phone NumberEmailName of Applicant

251 First Street

Block LotProperty Address

LSP, LLC

Name of Owner (IF NOT APPLICANT)

A corporation, S-Corp, LLC or LLP MUST be represented by a licensed aUorney in the State ofNew Jersey.
Rick Brodsky, Esq., Anseli Grimm & Aaron, PC
1500 Lawrence Avenue. CN 7807, Ocean. NJ 07712 732-922-1000 rbrodsky@anseil.law

Applicant's Attorney and contact information (if any)
Anthony M. Condouris, Anthony M. Condouris Architect, Inc.
20 Bingham Avenue, 2nd Floor, Rumson. NJ 07760 732-842-3800 tony@amcarchitect.com

Applicant's Architect and contact information.(if any)
Andrew R. Comi, P.E., LEED A.P., Kennedy Cojj^ting ^gineers, LLi
211 Maple Avenue, Red Bank. NJ 07701 / / A32-21%939j acomi@iGC-e.com

Apnlicant's Engineer and contact inf
ANSELL GRIMM

atilon (#any)
AARON, PC, Attorney^ for Appli^nt

By:

Signature of Applicant or Agent RKZK BRODSKY, ES'

Approval for tli©^

Proposed plan construction of outdoor dining improvemerlKTgn^sti ng of temporary floor decking, stabilized lawn areas

Preliminary and Final Major Site Plan

and landscaping.

The benefits of granting the variances substantially outweigh any detriment, especially where, as here,

PEP approval has been received for all proposed improvements, and outdoor dining has been functioning
at the site, without incident, for an extended period of time, without any detriment to neighbors, the zone plan
or zoning ordinance.

(i) Restaurants are conditionally permitted in the General Business (GB) Zone. Since these requirements are not
met, a "d{3)" varianceis required.

Variances Requested

(ii) A bulk "c" variance is required for an exacerbation of the pre-existing parking space deficiency, where

133 or 144 spaces are required, and 61 spaces are existing and proposed.
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211 Maple Avenue
Kennedy Consulting Engineers, LLC

KCE
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PRELIMINARY/FINAL MAJOR SITE PLAN

LOT 2 IN BLOCK 5

PROJECT ATTORNEY:
RICK BRODSKY, ESQ.
ANSELL, GRIMM & AARON, PC
1500 LAWRENCE AVENUE
OCEAN, NJ 07712

MONMOUTH COUNTY, NEW JERSEY
BOROUGH OF RUMSON

TAX MAP SHEET 2

BARNACLE BILL'S RESTAURANT

LOCATION MAP
APPROX. SCALE: 1" = 200'

2 OFLAYOUT  PLAN  LP-1

PROJECT SURVEYOR:
JOHN T. LUTS, PLS

YORKANIS & WHITE, INC.
23 VILLAGE COURT
HAZLET, NJ 07730

2
CLASSIFIED AND APPROVED AS A PRELIMINARY/FINAL MAJOR SITE PLAN 

BY THE BOROUGH OF RUMSON ZONING BOARD ON _________.

CERTIFICATION:

CHAIRMAN:  _______________________________     DATE:  ___________

SECRETARY:  ______________________________     DATE:  ___________

BOARD ENGINEER:  ______________________     DATE:  ___________DATE

I/WE ARE THE OWNER (S) OF THE SUBJECT PROPERTY

OWNER'S CERTIFICATION:

AND HEREBY GIVE CONSENT TO THE DEVELOPMENT AS

DEPICTED ON THESE PLANS.
DATE

GENERAL NOTES:

PROPERTY OWNER / APPLICANT:

UTILITIES:  
     WATER SERVICE:           
     SEWER SERVICE:             
     TELEPHONE SERVICE:
    ELECTRIC SERVICE:        
     CABLE TELEVISION:        
    GAS SERVICE:                  

1.

4.

2.

3.

5.

6.

7.

L.S.P., L.L.C.

RUMSON, NJ 07760

N.J. AMERICAN WATER COMPANY
TWO RIVERS WATER RECLAMATION AUTHORITY
VERIZON 
JERSEY CENTRAL POWER & LIGHT CO.
COMCAST CABLEVISION OF MONMOUTH COUNTY, INC.
NEW JERSEY NATURAL GAS COMPANY

THE SUBJECT PROPERTY IS LOCATED WITHIN THE GENERAL BUSINESS ZONE DISTRICT (GB).
RESTAURANTS ARE CONDITIONALLY PERMITTED IN THIS ZONE.  SINCE THESE REQUIREMENTS
ARE NOT MET, A D(3) VARIANCE IS REQUIRED.

PRELIMINARY/FINAL MAJOR SITE PLAN APPROVAL IS HEREBY REQUESTED  FOR CONSTRUCTION OF
OUTDOOR DINING IMPROVEMENTS CONSISTING OF TEMPORARY DECKING, STABILIZED LAWN AREAS AND
LANDSCAPING.

THE SUBJECT PROPERTY IS LOCATED IN FLOOD ZONE AE AND ZONE X AS SHOWN ON THE
INSURANCE RATE MAP COMMUNITY- PANEL NUMBER 34025C0069F, DATED SEPTEMBER 25, 2009,  AS
PREPARED BY THE FEDERAL EMERGENCY MANAGEMENT AGENCY.

SURVEY INFORMATION TAKEN FROM "BOUNDARY & TOPOGRAPHICAL SURVEY MAP FOR PROPERTY
KNOWN AS LOT 2 IN BLOCK 5 BOROUGH OF RUMSON MONMOUTH COUNTY, NEW JERSEY"  PREPARED BY
JOHN T. LUTS, PLS GS43220 OF YORKANIS & WHITE, INC. ON SEPTEMBER 21, 2020, REVISED 3/7/22 AND
SIGNED 3/9/22 AND CERTIFIED TO LSP, LLC, & SING SONG INC. T/A BARNACLE BILLS RESTAURANT.

2
07/21/25

PROPERTY BEING KNOWN AS LOT 2 IN BLOCK 5 AS SHOWN ON SHEET 2 OF THE CURRENT OFFICIAL
TAX MAP OF THE BOROUGH OF RUMSON, DATED JANUARY 1, 1973, AND LAST REVISED ON
NOVEMBER 30, 1991.

07/21/25

1 FIRST STREET

BLOCK LOT ADDRESS
4 1 JNM HOLDINGS, INC.

95 AVE OF TWO RIVERS
RUMSON, NJ 07760

4 2 CAREY, TIMOTHY J & KIM M
54 WEST RIVER ROAD
RUMSON, NJ 07760

4 3 ERWIN, ANNE MARIE & DONALD E
15 SECOND STREET
RUMSON, NJ 07760

4 4.01 NELSON, RYAN P & LAUREN E
9 SECOND STREET
RUMSON, NJ 07760

4 5 PIERINI, GEOFFREY & KATHRYN
1 SECOND ST.
RUMSON, NJ 07760

4 6 L.S.P., LLC
1 FIRST STREET
RUMSON, NJ 07760

4 7 8 FIRST STREET, LLC
1 FIRST STREET
RUMSON, NJ 07760

5 1 SIX BLACK SWANS, LLC
9 RIVERVIEW TERRACE
HILLSBOROUGH, NJ 08844

5 4 BORO OF RUMSON
VICTORY PARK
RUMSON, NJ 07760

27 2 FIORE, THOMAS & MALICK, JAMES
951 WOODLAND AVE
ORADELL, NJ 07649

27 3 RGR ENTERPRISES LLC
27 WEST RIVER ROAD
RUMSON, NJ 07760

27 4 STROUSE, CLAIRE S
TULIP TREE LANE
RUMSON, NJ 07760

4 4.02 TURN KEY RESOURCE, LLC
1160 AMBOY AVENUE
PERTH AMBOY, NJ 08861

BLOCK LOT ADDRESS
5 2.01 L.S.P., L.L.C.

1 FIRST STREET
RUMSON, NJ 07760

5 2.02 L.S.P., L.L.C.
1 FIRST STREET
RUMSON, NJ 07760

5 2.03 L.S.P., L.L.C.
1 FIRST STREET
RUMSON, NJ 07760

4 8.01 HECK, DIANE ELAINE
10 FIRST STREET
RUMSON, NJ 07760

5 3.02 BOROUGH OF RUMSON
80 EAST RIVER ROAD
RUMSON, NJ 07760

27 1 45 WEST RIVER ROAD, LLC
180 AVENUE AT THE COMMONS
SHREWSBURY, NJ 07702

27 26 B&J DEVELOPMENT LLC
15 FIRST ST.
RUMSON, NJ 07760

28 1 OCEANIC HOOK & LADDER CO.
25 W. RIVER RD/FIRE HOUSE
RUMSON, NJ 07760

4 9.01 KOSH, MEREDITH
14 FIRST STREET
RUMSON, NJ 07760

5 3.01 2300 NEPTUNE REALTY, LLC
70 FAIR HAVEN ROAD
FAIR HAVEN, NJ 07704

26 1 JNM HOLDINGS, INC
95 AVENUE OF TWO RIVERS
RUMSON, NJ 07760

200' PROPERTY OWNERS

SHEET

PRELIMINARY/FINAL MAJOR SITE PLAN
KS/ARC05/14/25 REVISED PER ZONING OFFICER COMMENTS

ARC07/21/25 CLARIFIED PROPOSED DECKING

jlynch
JAK 2022 Signature
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PROPOSED OUTDOOR DECKS

BARNACLE BILLS RESTAURANT
1 FIRST STREET

RUMSON, NEW JERSEY
BLOCK 5 ~ LOT 2
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RMZB-R9190 November 5, 2025
 

Marie DeSoucey, Board Secretary  Via Email (mdesoucey@rumsonnj.gov) 
Borough of Rumson Zoning Board  
80 East River Road 
Rumson, NJ 07760 

 
Re: Barnacle Bills 

1 First Street; Block 5, Lot 2, GB Zone 
Preliminary & Final Major Site Plan 
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 2 of Block 5, is a 1.35-acre tract of land containing an existing restaurant and 
marina, also known as Barnacle Bill’s. The applicant is seeking preliminary and final site plan approval for 
the construction of an outdoor café seating area over permanent decking, temporary/removable decking, a 
stabilized lawn area, and landscaping areas. The outdoor café seating area will include 40 seats for dining 
and additional casual seating along the water. No other site improvements are currently proposed. It is noted 
that this property has been operating with outdoor dining for an extended period of time.  

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

1. Preliminary/Final Major Site Plan prepared by James A. Kennedy, P.E.,  of KCE Consulting 
Engineers, LLC, dated March 10, 2025, last revised July 21, 2025, consisting of two (2) sheets. 

2. Proposed Outdoor Decks plan, prepared by Anthony M. Condouris, AIA, Architect Inc, dated June 
29, 2005, last revised January 30, 2024, consisting of one (1) sheet. 

3. Topographic Survey Map of Property prepared by John T. Luts, PLS, of Yorkanis & White Inc 
dated September 11, 2020, last revised March 7, 2022, consisting of one (1) sheet. 

4. Resolution of Findings and Conclusions, Board of Adjustment, Borough of Rumson #5440, 
adopted on November 18, 2003. 

5. Zoning Board of Adjustment Application form received September 22, 2025. 
6. Land Use & Development Permit Approval, approved May 14, 2025. 
7. Draft Notice of Hearing, prepared by Rick Brodsky, Esq. 

 
 



RMZB-R9190 
  November 5, 2025 
  Page 2 
 
Re: Barnacle Bills 

1 First Street; Block 5, Lot 2, GB Zone 
Preliminary & Final Major Site Plan 
Completeness Review, Engineering Review, and Fee Determination 
 

A. 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 B9 – Proof that taxes are current. (I recommend this item be provided to the administrative 

office prior to the application being deemed complete.)
 

 Item B12 – Date of current property survey. (It is noted that the property survey, dated 2022, does 
not depict the existing outdoor dining area which currently exists on site. I have no objection to the 
Board granting a completeness waiver  for this item.) 

 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 a completeness waiver for this item) 
 

 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 a completeness 
waiver for this item.) 
 

 Item No. C6 – Lighting Plan (I have no objection to the Board granting completeness waivers for 
this item provided that testimony is given regarding lighting within the outdoor dining area.)   
 

 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 to the 
administrative office 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 Items B9 & D7 be provided prior to the public hearing.  

 
B. Fee Determination  

We have prepared a fee determination for the application in accordance with Borough Ordinance §22-
3.14. We have calculated the application fee to be $7,950.00 and the escrow fee to be $4,000.00. Please 
see Schedule “A” attached. Any remaining fee balances should be posted as separate checks. 
 

 



RMZB-R9190 
  November 5, 2025 
  Page 3 
 
Re: Barnacle Bills 

1 First Street; Block 5, Lot 2, GB Zone 
Preliminary & Final Major Site Plan 
Completeness Review, Engineering Review, and Fee Determination 
 

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’ Variance: 

1.1 Per Borough Ordinance §22-5.11d., a restaurant is a conditionally permitted use in the GB 
Zoning District, provided that the use and building adhere to the minimum standards of the 
zoning district and to the requirements of Ordinance §22-6.10. The existing property and 
building exhibit several deficiencies of §22-6.10. Therefore, a conditional use variance is 
required. The applicant shall provide testimony regarding relief requested from this section.  

 
a. Ordinance §22-6.10.a requires a minimum lot frontage of 125 feet.  The existing lot has 

67.4 feet of frontage on West River Road. 
 

b. Ordinance §22-6.10.c requires the building to be located a minimum of 25 feet from any 
lot line, whereas the existing building is 12.2 feet from the rear lot line. 
 

c. Ordinance §22-6.10.d requires driveways to be 25 feet from any side lot line.  The existing 
east driveway has a setback of 10.1 feet from the east property line and the existing west 
driveway has a setback of 23.7 feet from the west property line. 
 

d. Ordinance §22-6.10.h requires a 25-foot planted landscape buffer abutting a residential 
zone; where none is provided.  
 

e. Ordinance §22-6.10.i requires outdoor cafes to conform to the standards set forth in 
Ordinance §22-7.37, whereas the proposed outdoor cafe does not comply as noted below. 

 
i. Ordinance §22-7.37.a.2.(1) notes that outdoor cafes not result in any changes from the 

existing site improvements.  The applicant proposes to construct an outdoor seating 
area and decking.   

 
ii. Ordinance §22-7.37.a.2.(2) notes that outdoor cafes be located between the restaurant 

use and the front property/street line on an existing improved surface.  The applicant 
proposes the improvements in the side yard over an existing gravel area.   
 

iii. Ordinance §22-7.37.a.2.(3) requires that outdoor cafes not result in any additional 
seating.  The applicant proposes forty (40) additional seats within the outdoor café area 
and does not appear to propose to remove interior seating. 

 
iv. Ordinance §22-7.37.a.2.(4) requires that outdoor cafes not result in additional lot 

coverage.  The proposed improvements increase the lot coverage by 3,886 square feet.   
 

v. Ordinance §22-7.37.b requires outdoor cafés to be setback from a lot line by 50% of 
the required setback as noted in §22-6.10c. Therefore, the outdoor café requires a 
side/rear setback 17.5 feet. The applicant proposes a setback of 6.1 feet from the rear 
property line to the outdoor area. 

 



RMZB-R9190 
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  Page 4 
 
Re: Barnacle Bills 

1 First Street; Block 5, Lot 2, GB Zone 
Preliminary & Final Major Site Plan 
Completeness Review, Engineering Review, and Fee Determination 
 

vi. The applicant should confirm during testimony that the proposed outdoor café will 
conform with Ordinance §22-7.37.c.1 and  §22-7.37.c.4 through §22-7.37.c.10. Unless 
variance relief is obtained for these provisions, these requirements should be listed as 
conditions of approval. 
 

This application requires the following Bulk ‘C’ Variances:
 
1.2 Per Schedule 9-2 of the Borough Ordinance, the site plans indicate that the proposed outside 

dining seating expansion as well as the existing restaurant use and marina use requires one 
hundred and forty-four (144) on-site parking spaces, whereas sixty-one (61) spaces are 
provided. Therefore, a variance will be required.  The site plan should be revised to clarify this 
as a new variance which is required. 

 
The following existing non-conformities are present on site: 

 
1.3 Ordinance §22-5.11.e  requires minimum lot width and lot frontage of 100 feet in the GB Zone. 

Additionally, the conditional use requirements of Ordinance §22-6.10 requires restaurants to 
be situated in a lot with a minimum lot width 125 FT. The lot has an existing lot width and lot 
frontage of 67 feet along the West River Road frontage.   
 

1.4 Ordinance §22-5.11.e  requires a minimum rear yard setback of 30 feet. Additionally, the 
conditional use requirements of Ordinance §22-6.10 requires restaurants to be setback a 
minimum of 25 FT. The existing building is located 12.2 FT from the rear property line. 

 
1.5 Ordinance §22-9.2.b.5.(c) does not permit parking within the required front yard area, whereas 

existing parking extends into the front yard. 
 

1.6 Ordinance §22-9.2.b.4. requires a minimum of 3 accessible parking spaces for the 61 existing 
parking spaces within the lot, whereas 2 accessible parking spaces are present.  

 
As part of the 2003 minor site plan approval, the following use and bulk variances were granted by 
the Board: (Note: At the time of this application, the property was zoned under both the GB and R-5 
Zones, whereas the property is located only within the GB Zone) 

 
1.7 The R-5 Zone does not permit restaurants uses; therefore, a use "d" variance was granted for 

an expansion of use.  (R-5 Zone regulations – no longer applicable) 
 

1.8 Ordinance §22-5.8.e requires a minimum 35-foot rear yard setback.  The existing restaurant is 
located approximately 15 feet from the rear property line. A bulk “c” variance was granted. (R-
5 Zone regulations – no longer applicable) 

 
1.9 Ordinance §22-5.11.e requires minimum lot width and lot frontage of 100 feet in the GB Zone.  

The lot has an existing lot width and lot frontage of 67 feet along the West River Road frontage. 
A bulk “c” variance was granted.    

 
1.10 The site had an existing lot coverage of 25,977 square feet. Ordinance §22-5.8 permits a 

maximum lot coverage of 13,164 square feet. A bulk “c” variance was granted. (R-5 Zone 
regulations – no longer applicable) 
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Re: Barnacle Bills 

1 First Street; Block 5, Lot 2, GB Zone 
Preliminary & Final Major Site Plan 
Completeness Review, Engineering Review, and Fee Determination 
 

1.11 The Ordinance required 300 parking spaces. The site contained 58 existing parking spaces.  A 
bulk “c” variance was granted. (It appears the parking requirement have been amended since 
the 2003 approval). 

2. Site Requirements & Layout 

2.1 The Site Plan indicates a maximum of 144 parking spaces are required. 61 existing parking 
spaces are provided which will not satisfy the Borough’s parking requirements of Ordinance 
§22-9.2b.1.(c), Exhibit 9-2. A variance is required. A parking calculation shall be provided to 
confirm how the parking requirement was determined.  
 
Testimony shall be provided regarding total amount of additional seating proposed, parking 
demands for employees & customers, and the parking lot on the corner of W River Road and 
First Street if to be used as overflow parking. It is noted that this property has been operating 
with an outdoor dining area since around 2020. 

 
2.2 The applicant shall confirm that an ADA accessible route will be provided from the parking lot 

to the outdoor dining area. 
 

2.3 The applicant should clarify if any lighting is proposed or if existing lighting will be sufficient 
for the outdoor areas.  
 

2.4 The site plan references a separate landscaping plan prepared by Celtic Concepts. However, 
this was not provided. This should be provided prior to the hearing. 

 
3. Grading/Drainage 

3.1 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 less than 4,000 SF of additional lot coverage is proposed. 

 
3.2 The applicant should ensure any landscaping proposed within the existing drainage easement 

area doesn’t include larger trees to avoid conflicts with the existing 48” RCP drainage pipe. 

4. General 
 

4.1 The applicant shall provide testimony regarding New Jersey’s Legislation S3608/A4866 which 
has since been signed into law and allows holders of temporary expansion permits issued by 
the Division of Alcoholic Beverage Control to be converted into permanent permits.  
 

4.2 The applicant has indicated that NJDEP approval was previously received for all proposed site 
improvements. A copy of said approval shall be provided. 
 

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



RMZB-R9190
November 5, 2025 

Page 6 

Re:  Barnacle Bills
1 First Street; Block 5, Lot 2, GB Zone
Preliminary & Final Major Site Plan
Completeness Review, Engineering Review, and Fee Determination

4.4 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. NJDEP
b. Borough Construction Official
c. Borough Fire Official/Fire Sub-Code HHS

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

Very truly yours, 

T&M ASSOCIATES

         
EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 
RUMSON ZONING BOARD ENGINEER

EWH:GMM

cc: Thomas S. Rogers, Borough Administrator (trogers@rumsonnj.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)
LSP, LLC t/a Barnacle Bills, Applicant (pquigley5@gmail.com) 
Rick Brodsky, Esq., Applicant’s Attorney (rbrodsky@ansell.law) 
Andrew R. Comi, PE, LEED AP., Applicant’s Engineer (acomi@k-c-e.com) 
Anthony Condouris, AIA, Applicant’s Architect (tony@amcarchitect.com) 

G:\Projects\Rmzb\R9190\Correspondence\Barnacle Bills_1 First St_Major Site_1st Completeness-Fee-Engineering_RMZB-R9190.docx
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