
 

 

RUMSON PLANNING BOARD  

February 7, 2022 

MINUTES 

 

The regularly scheduled virtual meeting was called to order at 

7:30 pm with a salute to the flag, followed by roll call: Mr. 

Clark, Councilman Casazza, Councilman Kingsbery, Mrs. Baret, Mr. 

Shanley, Mr. Barham, Mr. Ciambrone, Mrs. Ford, Mrs. Condon, 

Chairman Lospinuso  

Absent: None 

 

Also present, Michael B. Steib, Esq., Fred Andre', David Marks, 

Borough Engineer, Robert Keady representing T&M Associates, 

Kendra Lelie, planning consultant and Eric Paone Hurd, 

Moderator.  

  

The notice requirements of the Open Public Meetings Act were 

stated as being met. 

 

Chairman Lospinuso asked for any comments on the January 10, 

2022 Meeting Minutes.  Councilman Casazza made a Motion to 

approve the Minutes as submitted; Seconded by Mr. Clark. 

Roll call vote:  

Ayes: Mr. Clark, Councilman Casazza, Councilman Kingsbery, Mrs.  

      Baret, Mr. Shanley, Mr. Barham, Mr. Ciambrone, Mrs. Ford, 

      Mrs. Condon, Chairman Lospinuso      

Nays:  None 

 

Mr. Steib announced that the continued application of Rumson 

Country Club for property located at 163 Rumson Road be 

presented for the Board’s consideration.   

 

Chairman Lospinuso recused himself from hearing the application.  

Mr. Clark steps in as Chairman for the application. 

 

Councilman Kingsbery, Mrs. Baret recuse themselves from hearing 

the application.  

 

John Anderson, Esquire representing the applicant addressed the 

Board. The application is for preliminary and final site plan 

approval for renovations to both the interior and exterior of 

the main clubhouse.  Renovations will consist of expansion of 

the existing men’s and women’s locker rooms, enclosure of the 

existing rear patio, fireside seating, new covered front and 

rear porches, an 18th hole viewing area and roof-top decking, 

and a covered outdoor bar atop the women’s locker room.  The 

applicant also proposes site improvements to the parking lot 



 

 

expansion, cart path, paver patio, concrete sidewalk and cub, 

lighting, landscaping and drainage improvements.  

 

Mr. Steib advised that the Board is in receipt of the following 

exhibits:   

A-1 Application packet dated 6/20/21 

A-2 Preliminary and Final Major Site Plan prepared by InSite 

Engineering, dated 7/12/21 revised through 12/15/2021 

A-3 Architectural Elevation and Floor Plans prepared by 

Monteforte Architectural Studio, LLC, dated 7/23/2021 revised 

through 9/17/2021 

A-4 Landscape Plan prepared by Steven R. Krog, dated 7/15/2021 

A-5 Environmental Impact Report prepared by InSite Engineering, 

dated 7/12/2021 

A-6 Stormwater Management Report prepared by InSite Engineering, 

dated 7/12/2021 revised through 12/15/2021 

A-7 T&M Associates engineering review revised through 10/1/2021 

A-8 Aerial Photograph dated 1/1/2021 (1/1/2022) released 

1/12/2021 (1/12/2022) 

A-9 T&M Associates engineering revised through 2/7/2022  

 

Mr. Anderson submitted the following exhibits:  

A-10 Parking Exhibit prepared by InSite Engineering, dated 

1/2/2021 (1/2/2022) 

A-11 Site Exhibit prepared by InSite Engineering, dated 

1/12/2021 (1/12/2022) 

 

Mr. Anderson introduced Benjamin Stover. Mr. Stover is employed 

by the Country Club as Director of Grounds and Facilities. Mr. 

Stover was sworn in and explained the driving force behind the 

proposal as the existing structure no longer meets the needs of 

the existing membership of the Country Club. The goal of the 

proposal is to keep the historic look and appearance of the 

clubhouse with much needed repairs and upgrades. There are no 

plans to increase the membership of the Country Club and there 

will be no change to the day to day hours of operation. The 

proposed parking is adequate to service the membership need. The 

proposed project is planned to be done in three phases to 

minimize any impact.   

 

Mr. Anderson introduced James J. Monteforte, a licensed New 

Jersey Architect.  Mr. Monteforte was sworn in and the Board 

accepted his credentials.   

 

Mr. Monteforte described the existing conditions at the property 

and the detailed architectural elements of the overall 

renovations and expansion being proposed. Mr. Monteforte 



 

 

submitted A-12, a 3D rendering of the rear of the proposed 

clubhouse.  All the renovations and upgrades will match the 

Colonial style. 

 

Mr. Anderson introduced Steven Krog, a New Jersey licensed 

landscape architect.  Mr. Krog was sworn in and the Board 

accepted his credentials.  Mr. Krog submitted A-13, a color 

rendering of A-4 the Landscape Plan.  Mr. Krog described the 

tree removal, preservation and replacement plan.     

 

Mr. Anderson introduced Jason Fichter, a New Jersey licensed 

planner and engineer.  Mr. Fichter was sworn in and the Board 

accepted his credentials.  Mr. Fichter described the existing 

conditions at the property. 

 

Mr. Fichter stated that the property is 210 acres in size.  The 

project is considered a major development and has a CAFRA permit 

pending with the DEP.  The proposed overall stormwater 

management design is to maintain the existing drainage patterns 

and will comply with all the Borough and DEP requirements.  

 

Mr. Fichter testified that parking lot will be reorganized and 

expanded to accommodate the existing membership.  There will be 

no increase in traffic.  The existing front parking lot has 61 

spaces and 98 spaces are being proposed including ADA spaces. A 

series of lights will be added for the parking area and will 

comply with the Borough ordinance. A loading, service and refuse 

area will be added and properly screened.  

  

A modest, compliant sign at the entrance to the parking lot is proposed 

and is internal to the site. Design waivers are being requested for 

curbing along the perimeter of the parking lot, the 10-foot wide by 35-

foot long loading zone.   

 

There are two variances being requested.  One is for the removal of the 

two significant specimen trees located in the necessary footprint of the 

proposed addition.  The other is for the parking requirement of 87 

additional parking spaces and the proposal is for an additional 37 

parking spaces for a total of 165 spaces in the immediate vicinity of the 

clubhouse and is adequate for the needs of the Country Club.  

 

This application promotes the general welfare, provides sufficient space 

for recreational use, promotes the free flow of traffic, provides a 

desirable visual environment.  This proposal will not cause substantial 

detriment to the public good or impairment to the zone plan. The benefits 

of this application outweigh any detriments. 

   

Chairman Clark announced that the application will be carried to the 

March 7, 2022 Planning Board meeting at 7:30 pm without further notice 

being required.    



 

 

 

Dr. Lospinuso resumes his place as Chairman.   

 

Councilman Kingsbery and Mrs. Baret resume their seats on the dais.  

 

Mr. Steib announced that the continued application of Yellow Brook 

Property Co. for property located at 91 Rumson Road will be heard at this 

commencing with the summations of the applicant and objector’s Counsels. 

 

Ronald S. Gasiorowski, Esquire representing Jon Blatt, summarized his 

client’s objection to the application.  Mr. Gasiorowski cited the Mount 

Laurel case decision. Mr. Gasiorowski stated as a result the completed 

October 2020 LOI determined that the layout incorporated into the January 

2020 Settlement Agreement was not feasible.  The original layout 

consisted of two ingress/egress driveways located on northerly and 

southerly sides of the property onto Osprey Lane, which appeared to be a 

logical, thought out way to service the units. Due to environmental 

constraints one of the Osprey Lane’s accesses had to be eliminated 

resulting internal roadway reconfiguration and providing an inadequate 

emergency access driveway on Rumson Road. There was no evidence presented 

that the applicant explored alternative means of ingress/egress for this 

project.  

 

In Mr. Gasiorowski’s opinion the Borough ordinance requires a cul de sac 

roadway incorporated into the project. The proposed grading plans bring 

the heights of the building(s) into question. The zoning ordinances in 

this new RR Zone must be adhered to.    

 

Craig Gianetti, Esquire representing the applicant objected to the 

summation by Mr. Gasiorowski, in that the focus was related to matters 

not part of the record and takes exception to the characterization made 

of the applicant.   

 

Mr. Gianetti gave a summation of the application for the Board’s 

consideration.  The applicant is making payment in lieu of construction 

for four affordable units on the Carton Street site. The Settlement 

Agreement and Zoning ordinance contained concept plans and our site plan 

is consistent with those plans. All the testimony supplied corroborates 

our compliance.  Three design waivers are being requested and no variance 

relief being sought for this application.      

 

Mr. Gianetti summarized the witnesses’ testimony during the application.  

Mr. Gianetti thanked the Board for its patience and time and asked that 

they vote in favor of the application.  

 

A brief recess is taken.   

 

Chairman Lospinuso open the Board deliberations.  Councilman Casazza 

feels the application is good planning, however, has two issues of 

concern.  The applicant might consider enhancing the buffering to avoid 

light spillage onto neighboring property and investigate the grading of 

the property to lower any potential building height issues.  

 



 

 

Mrs. Baret echoed Councilman Casazza’s concerns and suggested that the 

height of the landscape buffering be reviewed and approved by the Borough 

professionals. The stormwater management system needs to be closely 

monitored and reviewed.   

 

Councilman Kingsbery stated he feels a diversified housing inventory is a 

needed commodity in the Borough and hopes that the applicant will exhibit 

a neighborly approach in dealing with criticism and concerns of 

neighboring property owners.  Councilman Kingsbery voiced concern with 

the height and grading of the project, the runoff from the property and 

enhancing the landscape buffer.  

 

Mrs. Condon stated that she’s new to the Board and wondered if all 

Borough agencies, i.e., Police, Fire, Emergency Services have reviewed 

the proposal.   

 

Mrs. Ford felt that the design waivers being requested should be granted 

and agreed with other Board Members regarding the buffering. 

 

Mr. Clark stated that the applicant should coordinate with the Borough 

Engineer to ensure the stormwater management system does not adversely 

impact ponds in the area.  

 

Mr. Caimbrone hopes that the applicant works closely with the Borough 

professionals to ensure there is no adverse impact to the neighboring 

properties or environmental elements.    

 

Mr. Shanley feels that the application is an appropriate plan, in the 

short term it has some problems but in the long term it will have great 

results.   

 

Mr. Barham had no comments to add at this time.  

 

Chairman Lospinuso stated that issues such as stormwater management and 

landscaping can be mitigated.  The diversity of this application for the 

Borough could be a needed commodity for the Borough.   

 

Chairman Lospinuso and Board Members expressed appreciation to everyone 

for their participation in the application.  

 

Mr. Gianetti stated that the applicant is amenable to working with the 

Borough professionals to ensure proper buffering will be provided. 

 

Mr. Steib recommended the consider approving or disapprove the 

application at this time and appropriate conditions can be put into the 

Resolution to address the stated Board Members’ concerns.   

 

Chairman Lospinuso asked the pleasure of the Board. Mrs. Baret made a 

Motion to approve the application conditioned upon improved landscaping; 

review and approval stormwater management plan; possible reduction in 

height; Borough Emergency Services review and approval; County Planning 

Board review; Seconded by Councilman Casazza. 

Roll call vote:   

Ayes:  Mr. Clark, Councilman Casazza, Councilman Kingsbery, Mrs. Baret, 



 

 

       Mr. Shanley, Mr. Barham, Mr. Ciambrone, Mrs. Ford, Mrs. Condon,  

       Chairman Lospinuso  

Nays:  None 

 

Mr. Steib advised that an Executive Session was not necessary. 

 

There being no further business before the Board, the meeting was 

adjourned at approximately 10:30 pm. 

 

The next schedule meeting will be held virtually on March 7, 2022 at 7:30 

pm. 

 

Respectfully submitted,  

 

Michele A. MacPherson  


