RMPB-R1830

April 19, 2021
Via Email

Fred Andre, Secretary
Borough of Rumson Planning Board
80 East River Road
Rumson, NJ 07760
Re:

Guarino Minor Subdivision
38 Ridge Road; Block 62, Lot 27
Completeness Review, Engineering Review and Fee Determination

Dear Board Members:
As requested, I have reviewed the above-referenced minor subdivision application, plans and
supplemental information submitted for the above-referenced project. The plans were prepared
by Charles Surmonte, P.L.S., P.E., dated February 20, 2021, last revised April 14, 2021,
consisting of one (1) sheet. Additionally, the applicant has submitted a Planning Board
application in support of this application.
The applicant is proposing a minor subdivision to create two new lots out of one existing lot. A
2½ story single family dwelling, wood deck, covered porch, concrete walkway, various storage
sheds, in-ground pool, concrete patio, and paved driveway are currently located on existing Lot
27. With this application, the applicant proposes to remove all existing improvements on
proposed Lot 27 and subdivide the lot into two non-conforming lots (proposed Lots 27.01 and
27.02).
Proposed Lot 27.01 is a corner lot that would consist of 9,687 square feet (0.222 acres) and have
approximately 108.68 feet of lot frontage along Ridge Road and 75.00 feet of frontage along
Center Street. Proposed Lot 27.02 is an interior lot that would consist of 6,700 square feet (0.154
acres) and 67.00 feet of frontage along Center Street. It is our understanding that the existing
dwelling, detached garage and associated site features are to be removed and no construction is
proposed as part of this application, but it is anticipated that each lot will eventually be improved
with single family dwellings and all associated improvements.
The properties are located at the northeast corner of Ridge Road and Center Street. The property
is located in the R-5 Single Family Residential Zone District which permits single-family
dwellings on 6,000 square foot interior lots and 8,000 square foot corner lots. Completeness
waivers and variances, as noted below, are required in conjunction with this subdivision
application.
A. Completeness Review
Based on my review of the application checklist for a minor subdivision, the application is
incomplete. The following deficiencies are present:
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•

Item No. B9 – Proof that taxes are current. (I recommend this item be provided prior to
the public hearing.)

•

Item No. B11 – Monumentation as specified by Map Filing Law. (I have no objection to
the Board granting a completeness waiver, provided that the plans are revised to include
the required monumentation as listed below as a condition of any approval.)

•

Item No. B18 – Size and location of all existing and proposed structures with all
associated setback information. (I have no objection to the Board granting a
completeness waiver for this item as all structures are proposed to be removed.)

•

Item No. B23 – Property owners within 200 feet of subject property. (I have no
objections to the Board granting a completeness waiver for this item provided that the
plans are revised to include same and that proper notice is confirmed prior to the
meeting.)

•

Item No. B25 – List of Variances required or requested. (I have no objection to the
Board granting a completeness waiver for this item provided the plans are revised to
include a list of variances required or requested.)

•

Item No. B26 – List of requested design waivers or exceptions. (I have no objection to
the Board granting a completeness waiver for this item provided the plans are revised to
include a list of requested design waivers or a note stating there are no existing or
proposed design waivers as part of this application.)

•

Item No. B28 – Preliminary architectural plans and elevations. (I have no objection to the
Board granting a completeness waiver for this item provided the applicant confirm that
construction improvements are not proposed at this time.)

•

Item No. B30 – Sight Triangles. (I have no objection to the Board granting a
completeness waiver for this item provided that the applicant provides a sight triangle as
a condition of any approval.)

•

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

The application will remain incomplete until the applicant makes additional submissions
and/or requests and obtains Board approval of completeness waivers. I have no objection to
the Board granting completeness waivers for Items B11, B18, B23, B25, B26, B28 and B30.
I recommend that the applicant be required to submit Items B9 and D7 (fees), prior to the
start of the public hearing as noted above.
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Fee Determination
I have prepared a fee determination for the application as a minor subdivision in accordance
with Section 22-3.14 of the Borough Ordinance. I have calculated the application fee to be
$650.00 and the escrow fee to be $4,000.00. Please see Schedule “A” attached. Any
remaining fee balances should be posted as separate checks.
B. Engineering Review
Based on my review of the minor subdivision plan, I offer the following comments for the
Board’s consideration:
1. Planning and Zoning
1.1.

Schedule 5-1 of the Borough Ordinance requires a minimum front yard setback of
35 feet, whereas the existing dwelling has a front yard setback of 18.2 feet along
Center Street. We note that this is a pre-existing non-conformity that will be
removed when the building is demolished.

1.2.

Schedule 5-1 of the Borough Ordinance requires a minimum rear yard setback of
5 feet for all accessory structures, whereas the existing shed in the northern corner
of Lot 29 has a rear yard setback of 4.0 feet. We note that this is a pre-existing
non-conformity that will be removed when the structure is demolished.

1.3.

Schedule 5-1 of the Borough Ordinance requires a minimum lot shape circle
diameter of 33 feet for corner lots, whereas only 30.0 feet is proposed for Lot
27.01. A minimum diameter of 34 feet is required for interior lots, whereas only
30.0 feet is proposed for Lot 27.02. A bulk “c” variance is therefore required for
each lot.

1.4.

Although no new construction is proposed at this time, the applicant has shown
potential building layouts on the subdivision plan. The applicant shall confirm
they do not anticipate that any further variances would be required when houses
are built in the future.

2. General
2.1

The applicant must revise the plans to include a sight triangle at the corner of
Ridge Road and Center Street in accordance with Ordinance Section 22-7.5 and
Exhibit 9-9B Case C1. Prior to recording in the Monmouth County Clerk’s
Office, a copy of the draft deed of easement with associated metes and bounds
description must be submitted to the Board Attorney and our office for review and
approval.
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2.2

The Zoning Schedule should be revised to include Minimum Gross Residential
Ground Floor Area requirements for the existing/proposed conditions.

2.3

The applicant has not submitted a Landscape Plan or proposed any street trees as
required by Section 22-8.4 of the Ordinance. Upon investigation, it was noted
there are existing trees along both Ridge Road and Center Street. The applicant
shall indicate if these trees are to remain or if they will be removed as part of the
house demolition. A design waiver will be required if a Landscape Plan is not
provided.

2.4

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

2.5

A new monument is required at the intersection of the proposed lot line with the
Center Street right-of-way. This monument shall be indicated on the plan. Prior
to the perfection of the subdivision, the proposed monument must be set or a bond
in the amount of $250 must be posted to guarantee the setting of this monument.
I recommend the monument be set prior to filing the map so that a bond is not
required.

2.6

An aerial map of the subject property shall be provided as an exhibit during the
public hearing.

2.7

The applicant shall submit certification from the Borough Tax Assessor for the
proposed lot numbers.

2.8

Since the applicant is not currently proposing any improvements, a detailed
grading and drainage plan is not required at this time. However, a grading and
drainage plan in accordance with Sections 16-2 and 22-7.27 of the Ordinance will
be required by the Borough Engineer for review and approval prior to the
issuance of any building permits for future construction.

2.9

The applicant should be aware that Center Street was recently paved. Any
necessary utility trenches must be limited to a single pavement repair area, which
must be infrared repaired upon completion. We defer further review and approval
to the Borough Engineer and DPW regarding the necessary Road Opening Permit.

2.10

As a condition of any approval, the applicant will be required to comply with the
Development Fee Ordinance of Chapter XXII of the Code of the Borough of
Rumson prior to the issuance of any building permits for future construction.

2.11

General Note No. 16 on the plan indicates that all existing improvements shall be
removed. I recommend that this be a condition that must be addressed prior to
any potential subdivision approval. Additional variances would be necessary if
the improvements are not removed before the new lots are created.
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2.12

Although no new construction is proposed at this time, the applicant and Board
should be aware that per Section 22-7.7.d.2, the future dwelling on proposed Lot
27.01 must be oriented to face Center Street and not Ridge Road as Center Street
has the lesser lot frontage. It appears that the subdivision plan correctly indicates
the required two front yards, one rear yard, and one side yard.

2.13

The plan indicates that the subdivision will be perfected by deed. As such, deeds
must be prepared for each new lot. The proposed deeds should be submitted to the
Planning Board Attorney and Board Engineer for review and approval prior to
filing. Signatures of the Chairperson and Secretary of the Planning Board are
required on the prepared deeds.

2.14

Two (2) copies of the final plans or deeds must be submitted to our office for tax
map revisions. As a condition of approval, the applicant must post the tax map
revision fee of $200 per lot.

2.15

In accordance with Section 22-4.5.f of the Ordinance, prior to the signing of the
final plans, the issuance of any construction permits or the start of any
construction, the applicant shall submit one (1) standard AutoCAD .DWG or
.DXF file copy (on a CD, DVD or other recordable media) of the final layout plan
and/or final plat. The AutoCAD file shall be used for municipal purposes only.
The file shall include the following minimum information:
(a) Location and distances of all existing and proposed property lines.
(b) Location of all existing and proposed easements.
(c) Existing and proposed roadways (edge of pavement and/or curb).
(d) Location of all existing and proposed sanitary and storm sewers.
(e) All existing and proposed block and lot numbers.
All line and text elements shall be on separate layers, and all the above items shall
be on separate layers. Each CD, DVD or other recordable media shall be labeled
with the name of the subdivision and/or site plan, the name of the applicant, and
the tax map block and lot numbers for future identification.

3. Permits and Approvals
7.1

The applicant must obtain Monmouth County Planning Board approval or a
“Letter of No Interest”.

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

RMPB-R1830
April 19, 2021
Page 6
Re:

Guarino Minor Subdivision
38 Ridge Road; Block 62, Lot 27
Completeness Review, Engineering Review and Fee Determination

Very truly yours,
T&M ASSOCIATES

THOMAS P. NEFF, P.E., P.P., C.M.E., C.F.M.
RUMSON PLANNING BOARD ENGINEER
TPN:TJL:
Enclosure
cc:
Thomas S. Rogers, Borough Administrator
David M. Marks, PE, CME, CFM, Borough Engineer
Helen Graves, Chief Financial Officer
Michael B. Steib, Esq., Planning Board Attorney
Michael Guarino, Applicant
Charles Surmonte, P.E., P.L.S., Applicant’s Engineer & Surveyor
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SCHEDULE “A”
GUARINO MINOR SUBDIVISION
38 RIDGE ROAD; BLOCK 62, LOT 27
DETERMINATION OF REQUIRED FEES
(REFERENCED IS MADE TO SECTION 22-3.14)
b.

Minor Subdivision Approval Fees
1. Application Fee
2. Plat Review Fee (2 Lots x $150.00 Per Lot)

f.

$200.00
$300.00

Variances
3. Hardship or Bulk Variances
New Bulk Variance ($50 per variance or $100 minimum)

h.

Public Hearing

$50.00
SUBTOTAL

l.

Refundable Application Escrow Fee (Minor Subdivision)

$100.00

$650.00
$4,000.00

TOTAL FEES $4,650.00
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Fred Andre, Secretary
Borough of Rumson Planning Board
80 East River Road
Rumson, NJ 07760
Re:

Guarino Minor Subdivision
38 Ridge Road; Block 62, Lot 27
Completeness Review, Second Engineering Review and Fee Determination

Dear Board Members:
As requested, I have reviewed the above-referenced minor subdivision application, plans and
supplemental information submitted for the above-referenced project. The plans were prepared
by Charles Surmonte, P.L.S., P.E., dated February 20, 2021, last revised April 22, 2021,
consisting of one (1) sheet. Additionally, the applicant has submitted a Planning Board
application in support of this application.
The applicant is proposing a minor subdivision to create two new lots out of one existing lot. A
2½ story single family dwelling, wood deck, covered porch, concrete walkway, various storage
sheds, in-ground pool, concrete patio, and paved driveway are currently located on existing Lot
27. With this application, the applicant proposes to remove all existing improvements on
proposed Lot 27 and subdivide the lot into two non-conforming lots (proposed Lots 27.01 and
27.02).
Proposed Lot 27.01 is a corner lot that would consist of 9,687 square feet (0.222 acres) and have
approximately 108.68 feet of lot frontage along Ridge Road and 75.00 feet of frontage along
Center Street. Proposed Lot 27.02 is an interior lot that would consist of 6,700 square feet (0.154
acres) and 67.00 feet of frontage along Center Street. It is our understanding that the existing
dwelling, detached garage and associated site features are to be removed and no construction is
proposed as part of this application, but it is anticipated that each lot will eventually be improved
with single family dwellings and all associated improvements.
The properties are located at the northeast corner of Ridge Road and Center Street. The property
is located in the R-5 Single Family Residential Zone District which permits single-family
dwellings on 6,000 square foot interior lots and 8,000 square foot corner lots. Completeness
waivers and variances, as noted below, are required in conjunction with this subdivision
application.
A. Completeness Review
Based on my review of the application checklist for a minor subdivision, the application is
incomplete. The following deficiencies are present:
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•

Item No. B9 – Proof that taxes are current. (I recommend this item be provided prior to
the public hearing.)

•

Item No. B11 – Monumentation as specified by Map Filing Law. (I have no objection to
the Board granting a completeness waiver, provided that the plans are revised to include
the required monumentation as listed below as a condition of any approval.) Addressed.
The plans have been revised to indicate the required monument.

•

Item No. B18 – Size and location of all existing and proposed structures with all
associated setback information. (I have no objection to the Board granting a
completeness waiver for this item as all structures are proposed to be removed.)

•

Item No. B23 – Property owners within 200 feet of subject property. (I have no
objections to the Board granting a completeness waiver for this item provided that the
plans are revised to include same and that proper notice is confirmed prior to the
meeting.) Addressed. The plans have been revised to include the required property
owners list.

•

Item No. B25 – List of Variances required or requested. (I have no objection to the
Board granting a completeness waiver for this item provided the plans are revised to
include a list of variances required or requested.) Addressed. The plans have been
revised to include the required list of variances.

•

Item No. B26 – List of requested design waivers or exceptions. (I have no objection to
the Board granting a completeness waiver for this item provided the plans are revised to
include a list of requested design waivers or a note stating there are no existing or
proposed design waivers as part of this application.) Addressed. The plans have been
revised to include the required list of waivers.

•

Item No. B28 – Preliminary architectural plans and elevations. (I have no objection to the
Board granting a completeness waiver for this item provided the applicant confirm that
construction improvements are not proposed at this time.)

•

Item No. B30 – Sight Triangles. (I have no objection to the Board granting a
completeness waiver for this item provided that the applicant provides a sight triangle as
a condition of any approval.) Addressed. The plans have been revised to include the
required sight triangle.

•

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

The application will remain incomplete until the applicant makes additional submissions
and/or requests and obtains Board approval of completeness waivers. I have no objection to
the Board granting completeness waivers for Items B11, B18, B23, B25, B26, B28 and B30.
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I recommend that the applicant be required to submit Items B9 and D7 (fees), prior to the
start of the public hearing as noted above.
Fee Determination
I have prepared a fee determination for the application as a minor subdivision in accordance
with Section 22-3.14 of the Borough Ordinance. I have calculated the application fee to be
$650.00 and the escrow fee to be $4,000.00. Please see Schedule “A” attached. Any
remaining fee balances should be posted as separate checks.
B. Engineering Review
Based on my review of the minor subdivision plan, I offer the following comments for the
Board’s consideration:
1. Planning and Zoning
1.1.

Schedule 5-1 of the Borough Ordinance requires a minimum front yard setback of
35 feet, whereas the existing dwelling has a front yard setback of 18.2 feet along
Center Street. We note that this is a pre-existing non-conformity that will be
removed when the building is demolished.

1.2.

Schedule 5-1 of the Borough Ordinance requires a minimum rear yard setback of
5 feet for all accessory structures, whereas the existing shed in the northern corner
of Lot 29 has a rear yard setback of 4.0 feet. We note that this is a pre-existing
non-conformity that will be removed when the structure is demolished.

1.3.

Schedule 5-1 of the Borough Ordinance requires a minimum lot shape circle
diameter of 33 feet for corner lots, whereas only 30.0 feet is proposed for Lot
27.01. A minimum diameter of 34 feet is required for interior lots, whereas only
30.0 feet is proposed for Lot 27.02. A bulk “c” variance is therefore required for
each lot.

1.4.

Although no new construction is proposed at this time, the applicant has shown
potential building layouts on the subdivision plan. The applicant shall confirm
they do not anticipate that any further variances would be required when houses
are built in the future.

2. General
2.1

The applicant must revise the plans to include a sight triangle at the corner of
Ridge Road and Center Street in accordance with Ordinance Section 22-7.5 and
Exhibit 9-9B Case C1. Prior to recording in the Monmouth County Clerk’s
Office, a copy of the draft deed of easement with associated metes and bounds
description must be submitted to the Board Attorney and our office for review and
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approval. Partially Addressed. A sight triangle has been added to the plans;
however, metes and bounds information must also be added to the plans. A
copy of the legal easement, along with metes and bounds description, shall be
submitted to the Board Attorney and our office for review and approval.
2.2

The Zoning Schedule should be revised to include Minimum Gross Residential
Ground Floor Area requirements for the existing/proposed conditions.
Addressed. The requested information has been added to the plan.

2.3

The applicant has not submitted a Landscape Plan or proposed any street trees as
required by Section 22-8.4 of the Ordinance. Upon investigation, it was noted
there are existing trees along both Ridge Road and Center Street. The applicant
shall indicate if these trees are to remain or if they will be removed as part of the
house demolition. A design waiver will be required if a Landscape Plan is not
provided. The applicant has requested a design waiver to not provide a
Landscape Plan at this time

2.4

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

2.5

A new monument is required at the intersection of the proposed lot line with the
Center Street right-of-way. This monument shall be indicated on the plan. Prior
to the perfection of the subdivision, the proposed monument must be set or a bond
in the amount of $250 must be posted to guarantee the setting of this monument.
I recommend the monument be set prior to filing the map so that a bond is not
required. Partially Addressed. The plans have been revised to indicate a
proposed monument at the new property line.

2.6

An aerial map of the subject property shall be provided as an exhibit during the
public hearing.

2.7

The applicant shall submit certification from the Borough Tax Assessor for the
proposed lot numbers.

2.8

Since the applicant is not currently proposing any improvements, a detailed
grading and drainage plan is not required at this time. However, a grading and
drainage plan in accordance with Sections 16-2 and 22-7.27 of the Ordinance will
be required by the Borough Engineer for review and approval prior to the
issuance of any building permits for future construction.

2.9

The applicant should be aware that Center Street was recently paved. Any
necessary utility trenches must be limited to a single pavement repair area, which
must be infrared repaired upon completion. We defer further review and approval
to the Borough Engineer and DPW regarding the necessary Road Opening Permit.

RMPB-R1830
April 26, 2021
Page 5
Re:

Guarino Minor Subdivision
38 Ridge Road; Block 62, Lot 27
Completeness Review, Second Engineering Review and Fee Determination

2.10

As a condition of any approval, the applicant will be required to comply with the
Development Fee Ordinance of Chapter XXII of the Code of the Borough of
Rumson prior to the issuance of any building permits for future construction.

2.11

General Note No. 16 on the plan indicates that all existing improvements shall be
removed. I recommend that this be a condition that must be addressed prior to
any potential subdivision approval. Additional variances would be necessary if
the improvements are not removed before the new lots are created.

2.12

Although no new construction is proposed at this time, the applicant and Board
should be aware that per Section 22-7.7.d.2, the future dwelling on proposed Lot
27.01 must be oriented to face Center Street and not Ridge Road as Center Street
has the lesser lot frontage. It appears that the subdivision plan correctly indicates
the required two front yards, one rear yard, and one side yard.

2.13

The plan indicates that the subdivision will be perfected by deed. As such, deeds
must be prepared for each new lot. The proposed deeds should be submitted to the
Planning Board Attorney and Board Engineer for review and approval prior to
filing. Signatures of the Chairperson and Secretary of the Planning Board are
required on the prepared deeds.

2.14

Two (2) copies of the final plans or deeds must be submitted to our office for tax
map revisions. As a condition of approval, the applicant must post the tax map
revision fee of $200 per lot.

2.15

In accordance with Section 22-4.5.f of the Ordinance, prior to the signing of the
final plans, the issuance of any construction permits or the start of any
construction, the applicant shall submit one (1) standard AutoCAD .DWG or
.DXF file copy (on a CD, DVD or other recordable media) of the final layout plan
and/or final plat. The AutoCAD file shall be used for municipal purposes only.
The file shall include the following minimum information:
(a) Location and distances of all existing and proposed property lines.
(b) Location of all existing and proposed easements.
(c) Existing and proposed roadways (edge of pavement and/or curb).
(d) Location of all existing and proposed sanitary and storm sewers.
(e) All existing and proposed block and lot numbers.
All line and text elements shall be on separate layers, and all the above items shall
be on separate layers. Each CD, DVD or other recordable media shall be labeled
with the name of the subdivision and/or site plan, the name of the applicant, and
the tax map block and lot numbers for future identification.
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3. Permits and Approvals
3.1

The applicant must obtain Monmouth County Planning Board approval or a
“Letter of No Interest”.

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

THOMAS P. NEFF, P.E., P.P., C.M.E., C.F.M.
RUMSON PLANNING BOARD ENGINEER
TPN:TJL:
Enclosure
cc:

Thomas S. Rogers, Borough Administrator
David M. Marks, PE, CME, CFM, Borough Engineer
Helen Graves, Chief Financial Officer
Michael B. Steib, Esq., Planning Board Attorney
Michael Guarino, Applicant
Charles Surmonte, P.E., P.L.S., Applicant’s Engineer & Surveyor
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SCHEDULE “A”
GUARINO MINOR SUBDIVISION
38 RIDGE ROAD; BLOCK 62, LOT 27
DETERMINATION OF REQUIRED FEES
(REFERENCED IS MADE TO SECTION 22-3.14)
b.

Minor Subdivision Approval Fees
1. Application Fee
2. Plat Review Fee (2 Lots x $150.00 Per Lot)

f.

$200.00
$300.00

Variances
3. Hardship or Bulk Variances
New Bulk Variance ($50 per variance or $100 minimum)

h.

Public Hearing

$50.00
SUBTOTAL

l.

Refundable Application Escrow Fee (Minor Subdivision)

$100.00

$650.00
$4,000.00

TOTAL FEES $4,650.00

