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PROPOSED 3RD FLOOR ADDITION 
OVER EXISTING 2-STORY PORTION 
OF BUILDING

EXISTING 3-STORY  BUILDING 
TO BE INTERIOR-RENOVATED

1ST FLOOR STOREFRONT TO BE 
RECONFIGURED

PLOT PLAN BASED ON SURVEY BY GEORGE J. 
ANDERSON, PLS LIC. NO. 36706 OF GEORGE J. 
ANDERSON, LLC, PROFESSIONAL LAND 
SURVEYORS, DATED 08/18/2023.
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21 BROAD RB LLC
&

21 BROAD RB TWO LLC

C O M M E R C I A L A D D I T I O N
&  R E N O VAT I O N S

BLOCK 28, LOT 8
21-23 BROAD ST., RED BANK, NJ 07701
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and is not State-authorized.
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BR-1 BUSINESS/RESIDENTIAL-1
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These drawings and specifications are issued as Instruments 
of Service.  The specific designs are the property of  
S.O.M.E. Architects, P.C. and are issued for this project 
only.  All other use of these designs, drawings and 
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of S.O.M.E. Architects, P.C. which shall be obtained prior 
to their use.  All other use is strictly prohibited.  Liability 
for usage is limited to this specific project at this specific 
location.
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PLOT PLAN

Edward W. O'Neill, Jr., R.A.
NJ # AI 10704

2 07.24.24 ZONING RESOLUTION COMMENTS

A 02.08.24 DPA

Zone:  CENTRAL COMMERCIAL DISTRICT 2 (CCD-2): 
Block 28, Lot 8:  21-23 BROAD ST.

Required  / Permitted Existing Proposed Variance

Minimum Lot Area (SF) None 4,108 No Change

Minimum Lot Frontage (FT.) 35' Except before April 23, 
1979, no requirement

39.0' No Change

Setbacks (FT.)

Front None, except:  ≥ 40'  from 
street center line adjacent street

44.2' No Change

Rear 
10', except 25' abutting a 
Residential Zone or Use

0' to East 
Property line No Change ENC

 Side None, except:  10' abutting a 
Residential Zone or Use

0' to South 
Property line

No Change

Maximum Bldg. Height 40' / 4 stories 39' / 3 Stories No Change

Min. Gross Habitable Ground Floor Area None NA No Change

Max. Lot Coverage of Principal and 
Accessory Structures

65% 100% No Change ENC

Min. Unoccupied Open Space 10% 0.0% No Change ENC
Maximum FAR 1.7 3.3 3.4 Variance

GFA 13,423 14,067

Off-Street Parking Calculations Existing* Proposed
Area Use Mixed Use Primary Food

Business (5/ 1,000 sf) 28
Primary Food (10/ 1,000 sf) 60

Total* 88

10,224 Primary Food (14/ 1,000 sf) 143 Variance                             
(64 SPACES)

Off-Street Loading
1 per Building Over

10,000 SF GFA 0 No Change ENC

* Based on Prior Zoning Approval
ENC = Existing Nonconformance

TAX MAP3

ZONING SCHEDULE4

Jill Reit <jreit@somearchitects.com>

Re: 21 Broad Street - Detailed FAR and Parking Calculations
1 message

Jill Reit <jreit@somearchitects.com> Mon, Apr 29, 2024 at 2:38 PM
To: "John B. Anderson, III" <janderson@fsfm-law.com>
Cc: Ed O'Neill <edoneill@somearchitects.com>, Marco Savo <mos6616@aol.com>, "gsavo@savoyhome.com" <gsavo@savoyhome.com>, Lena Silva <LSilva@fsfm-law.com>

Zone:  CENTRAL COMMERCIAL DISTRICT 2 (CCD-2):    
Block 28, Lot 8:  21-23 BROAD
ST.      

  Required  / Permitted Existing Proposed Variance

Minimum Lot Area (SF)  None 4,108 No Change  

Minimum Lot Frontage (FT.)  35' Except before April 23,
1979, no requirement 39.0' No Change  

Setbacks (FT.)     

Front  
None, except:  ≥ 40'  from
street center line adjacent

street
44.2' No Change  

Rear  10', except 25' abutting a
Residential Zone or Use

0' to East Property
line No Change ENC

 Side  None, except:  10' abutting a
Residential Zone or Use

0' to South
Property line No Change  

Maximum Bldg. Height  40' / 4 stories 39' / 3 Stories No Change  

Min. Gross Habitable Ground Floor Area  None NA No Change  

Max. Lot Coverage of Principal and
Accessory Structures  65% 100% No Change ENC

Min. Unoccupied Open Space  10% 0.0% No Change ENC

Maximum FAR  1.7 3.3 3.4 Variance
 GFA  13,423 14,067  

Off-Street Parking Calculations  Existing* Proposed  

 Area Use Mixed Use Primary Food  

  Business (5/ 1,000 sf) 0  

  Primary Food (10/ 1,000 sf) 0  

  Total* 0   

 88 Primary Food (14/ 1,000 sf)  1
Variance            

                (64
SPACES)

Off-Street Loading  1 per Building Over
10,000 SF GFA 0 No Change ENC

* Based on Prior Zoning Approval
ENC = Existing Nonconformance

 PARKING CALCULATIONS*

Floor GFA ADDITION PARKING REQ. (Food
Service >5000 sf)

BSMT                  1,571                        22
1ST FLOOR                  3,393                        48
2ND FLOOR                  3,238                        45
3RD FLOOR                  1,567               455                        28

GFA            9,769     10,224                      143
14/1000

*Based on Ordinance Definitions of Floor Area

 FAR CALCULATIONS**
Floor GFA ADDITION  

BSMT                  3,943  
1ST FLOOR                  3,882  
2ND FLOOR                  3,804  
3RD FLOOR                  1,794               644    

FAR          13,423     14,067  
**Based on Ordinance Definitions of Floor Area Ratio

Jill Reit, LEED AP, PM

5/3/24, 12:15 PM S.O.M.E. Architects Mail - Re: 21 Broad Street - Detailed FAR and Parking Calculations

https://mail.google.com/mail/u/2/?ik=d434eec12d&view=pt&search=all&permthid=thread-f:1797674660833736066%7Cmsg-a:r3927536772467472660&simpl=ms… 1/2

PREVIOUS 
USE

GFA* PARKING 
REQ.

OFFICE 1,799             9 5/1000

OFFICE 3,804           19 5/1000

MARKET 4,108           21 5/1000

BAR 3,948           39 10/1000

13,659                   88 

*Previous application did not take into account the 
Boro definition of Floor Area

Jill Reit <jreit@somearchitects.com>

Re: 21 Broad Street - Detailed FAR and Parking Calculations
1 message

Jill Reit <jreit@somearchitects.com> Mon, Apr 29, 2024 at 2:38 PM
To: "John B. Anderson, III" <janderson@fsfm-law.com>
Cc: Ed O'Neill <edoneill@somearchitects.com>, Marco Savo <mos6616@aol.com>, "gsavo@savoyhome.com" <gsavo@savoyhome.com>, Lena Silva <LSilva@fsfm-law.com>

Zone:  CENTRAL COMMERCIAL DISTRICT 2 (CCD-2):    
Block 28, Lot 8:  21-23 BROAD
ST.      

  Required  / Permitted Existing Proposed Variance

Minimum Lot Area (SF)  None 4,108 No Change  

Minimum Lot Frontage (FT.)  35' Except before April 23,
1979, no requirement 39.0' No Change  

Setbacks (FT.)     

Front  
None, except:  ≥ 40'  from
street center line adjacent

street
44.2' No Change  

Rear  10', except 25' abutting a
Residential Zone or Use

0' to East Property
line No Change ENC

 Side  None, except:  10' abutting a
Residential Zone or Use

0' to South
Property line No Change  

Maximum Bldg. Height  40' / 4 stories 39' / 3 Stories No Change  

Min. Gross Habitable Ground Floor Area  None NA No Change  

Max. Lot Coverage of Principal and
Accessory Structures  65% 100% No Change ENC

Min. Unoccupied Open Space  10% 0.0% No Change ENC

Maximum FAR  1.7 3.3 3.4 Variance
 GFA  13,423 14,067  

Off-Street Parking Calculations  Existing* Proposed  

 Area Use Mixed Use Primary Food  

  Business (5/ 1,000 sf) 0  

  Primary Food (10/ 1,000 sf) 0  

  Total* 0   

 88 Primary Food (14/ 1,000 sf)  1
Variance            

                (64
SPACES)

Off-Street Loading  1 per Building Over
10,000 SF GFA 0 No Change ENC

* Based on Prior Zoning Approval
ENC = Existing Nonconformance

 PARKING CALCULATIONS*

Floor GFA ADDITION PARKING REQ. (Food
Service >5000 sf)

BSMT                  1,571                        22
1ST FLOOR                  3,393                        48
2ND FLOOR                  3,238                        45
3RD FLOOR                  1,567               455                        28

GFA            9,769     10,224                      143
14/1000

*Based on Ordinance Definitions of Floor Area

 FAR CALCULATIONS**
Floor GFA ADDITION  

BSMT                  3,943  
1ST FLOOR                  3,882  
2ND FLOOR                  3,804  
3RD FLOOR                  1,794               644    

FAR          13,423     14,067  
**Based on Ordinance Definitions of Floor Area Ratio

Jill Reit, LEED AP, PM

5/3/24, 12:15 PM S.O.M.E. Architects Mail - Re: 21 Broad Street - Detailed FAR and Parking Calculations

https://mail.google.com/mail/u/2/?ik=d434eec12d&view=pt&search=all&permthid=thread-f:1797674660833736066%7Cmsg-a:r3927536772467472660&simpl=ms… 1/2
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LINCROFT, NJ 07738

21 BROAD RB LLC &
21 BROAD RB TWO LLC

ADDITION AND RENOVATIONS
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These drawings and specifications are issued as Instruments 
of Service.  The specific designs are the property of  
S.O.M.E. Architects, P.C. and are issued for this project 
only.  All other use of these designs, drawings and 
specifications shall be limited to express written approval 
of S.O.M.E. Architects, P.C. which shall be obtained prior 
to their use.  All other use is strictly prohibited.  Liability 
for usage is limited to this specific project at this specific 
location.

Sheet

Checked By:

Drawn By:

Scale:

File Name:

Drawing Index:

Revisions:

No. Date Description

Project:

Client:

Block:

Lot:

RED BANK, NJ   07701
 

Issued:

No. Date Issued For:

Project Number: 2326

EXISTING FLOOR PLANS

Edward W. O'Neill, Jr., R.A.
NJ # AI 10704

A 02.08.24 DPA
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TRASH & RECYCLING
AREA CALCULATIONS TO

BE DETERMINED ONCE
TENANT ARE ABLE TO BE

IDENTIFIED.

NOTE: INTERIOR HISTORIC PLAQUE TO BE
MOUNTED IN A PUBLIC AREA OF THE

BUILDING LOCATION AS DETERMINED BY
THE ARCHITECT.

NOTE: ALL EXISTING UTILITY LINES
TO BE RE-USED.
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A 02.08.24 DPA
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ELEVATIONS
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EXISTING BROAD STREET ELEVATION1 (OCT. 2019)

EXIST. RAMP UP

NEW METAL CANOPY W/
CABLE HANGERS, TYP. FOR

SHIELDING INTERIOR FROM
LOW WESTERN SUN

NEW "RIBBON" WINDOWS IN
ENLARGED OPENING TO

MATCH 2ND FLOOR

EXISTING WINDOWS

RECONFIGURED GLASS 
STOREFRONT SYSTEM

EXISTING TERRACOTTA
FACADE TO BE REFURBISHED
AND PAINTED. COLOR TO BE

SELECTED FROM HISTORIC
COLOR PALETTE BY

BENJAMIN MOORE PAINT OR
SHERWIN WILLIAMS PAINT.

NEW METAL ENTRY CANOPY W/
CABLE HANGERS, PROJECTING

3 FT. FROM FACADE

EXISTING LETTERS TO BE 
PAINTED

ENTRY FLOOR TILE SAMPLE3SUNSHADE SAMPLE4 (EXACT CONFIGURATION MAY VARY) (EXACT CONFIGURATION MAY VARY)
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