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September 17, 2021 

Ms. Michelle Hack, RMC, CMR, Board Secretary 
Planning Board 
Borough of Riverton 
505A Howard Street 
Riverton, New Jersey 08077 

Re: Application Number:  V-06-2021 
Applicant:  Jamie Centeno & Virginette Centeno 
Owner: Joseph Rainer, Jr. 
Block 903, Lot 26 
531 Main Street 
Borough of Riverton, Burlington County, New Jersey 
Minor Site Plan Waiver Request 
Planning Letter #1 
TDG Project No. 2020-110.04P.01 

Dear Mr. Chairman and Board Members, 

Our office has received and reviewed the following submission items: 
• Land Development Application, submitted by Thomas H. Ehrhardt, Esq., dated August 

26, 2021. 
• 531 Main Street, Interior first floor plan and views, by JRP Architects, consisting of one 

(1) sheet, dated August 25, 2021. 
• Photographs exterior of 531 Main Street, no author, consisting of one (1) sheet, not 

dated. 
• Survey Block 903, Lot 26, Robins Associates, consisting of one (1) sheet, dated March 

11, 2019. 

Currently, we offer the following comments: 

A. Site 

1. The subject property is an irregular 6,473 SF (0.149 acre) lot, almost completely 
covered with an existing multi-tenanted, two-story, mixed use, commercial first floor 
and four apartment residential structure; and located on the northern corner of the 
intersection of Broad, Main, and Howard Streets.  It does not appear that off-street 
parking is provided on the site.  The site is within the Neighborhood Business NB 
District and the Historic Overlay Zone.   

B. Proposal 

1. The application characterizes that the first floor of the building to be occupied will be 
improved with a commercial kitchen and coffee bar with interior seating.  The layout 
plan proposes approximately 14 seats within the building.  No off-street parking spaces 
are currently provided or proposed. 
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TDG 2. The ordinance at §109-3A requires a site plan review for any change of use.  A site 
plan waiver is requested, and no physical improvements are proposed at the site. 

C. Surrounding Area 

1. Main Street and Howard Street have on-street parking located due west of the site, 
away from the intersection.  No-on-street parking is available on Broad Street.  The 
train station public parking area is located across Broad Street to the south and east. 

2. The site and the surrounding area contain retail, professional, and service commercial 
uses located north, west, and south.  Residential uses are located due east, northeast, 
and across Broad Street to the east.  The rail line is located beyond Broad Street to the 
east.  Please see an aerial image of the site and surrounding area below courtesy of 
Google 2021 ©. 

 

D. Master Plan 

1. The 2009 Revitalizing Riverton – Improving the Downtown Business District study 
indicated that public parking both on-street and off-street is generally available within 
walking distance to the center of town.  Though the study is over ten (10) years old, 
the 2018 Master Plan Reexamination and prior Master Plans characterize that 
promoting pedestrianism and strengthening economic vitality are plan objectives.   

2. The 1998 Master Plan identifies the following intentions: 
a. Support community businesses through ordinances that recognize commercial 

variety, compatible with the character of the community. 
b. Encourage creativity, compromising some ordinance requirements. 

E. Zoning 

1. The permitted uses in the NB District include retail sales and service commercial; and 
eating and catering establishments.  As defined restaurants are establishments where 
food is consumed while seated within a building on the premises, except take-out 
service may be permitted.   

2. The interior area of the first floor, excluding employee and service areas should be 
provided. 
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TDG 3. Based upon the interior layout, approximately 14 seats are proposed.  Parking for the 
first floor is required at a rate of one parking space per every three seats, resulting in 
the need for 5 off-street parking spaces.  For comparison, it appears that if the space 
were utilized for retail 3 to 5 off-street parking spaces may be required.  This is an 
existing condition. 

F. Comments 

1. Testimony should be provided regarding the uses and number of tenants within the 
existing building.  The existing parking arrangements should also be provided. 

2. Given the physical development of the site and surrounding area; and based upon the 
Master Plan characterizations that the walkable, business friendly downtown is 
desirable and highly rated by residents, permitting deviations from the parking 
requirements are warranted in this location.  The applicant should provide testimony 
regarding the coffee shop and bakery’s anticipated customer base. 

3. We offer that buildings and not off-street parking lots, provide a vibrant streetscape, 
and encourage pedestrian activity.  Shop windows and street activity draw customers.   

4. Based upon the on-street parking supply and proximity to the train station, commercial 
district, and residential dwellings, the site appears to be a prime location for the 
proposed use, despite the lack of off-street parking. 

5. Testimony should be provided regarding the following: 

a. The location and interior area of the existing building available to the public, as it 
relates to the existing lot lines. 

b. The number and designation of any existing off-street parking spaces. 

c. The hours of operation. 

d. Number of anticipated employees. 

e. If lighting is proposed, then details and photometrics should be provided. 

f. The proposed storage and anticipated schedule for pick-up of refuse, including 
recycling, food waste, and trash. 

6. If necessary, the Board could grant a partial site plan waiver approval upon submission 
of a minor site plan addressing specific and identified site issues, which can be 
remedied. 

If you have any questions or require additional information regarding this application, 
please do not hesitate to contact our office. 

Respectfully submitted, 
Taylor Design Group, Inc. 
 
 
 
Michelle Taylor, AICP, PP 
Board Planner 
 
Ec:   Charles D. Petrone, Esq., Board Attorney 

G. Jeffrey Hanson, PE, CME Board Engineer 
Thomas H. Ehrhardt, Esq., Applicant’s Attorney 
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G. Addendum Sidewalk Seating 

1. If successful, the applicant might consider utilizing at least a portion of the public 
rights-of-way for table service.  Outdoor seating is highly desirable, but due to the 
changes in the weather, the use of outdoor seating can be limited year-round.   

2. If the applicant contemplates outdoor seating, then a license to permit same will be 
required from the governing body.  The addendum to this report, addresses outdoor 
seating considerations. 

3. There may be sufficient space to provide exterior tables and chairs or benches, along 
the public sidewalk.  Any seating outdoors may conflict with the requirement to provide 
a four (4) feet clear walkable area for accessibility; and the entry stairs located along 
Broad Street.  Where any seating conflicts, it should not be provided.  Any 
encroachment or use of the public right-of-way requires a license agreement with the 
Borough and any licensing agreement should consider or mandate the following: 

a. The proposed furniture, including but not limited to, tables, chairs, trash and 
recycling containers, planters, and/ or bussing stations, to be located outside the 
building. 

b. Any temporary structures or furnishings within the right-of-way should be removed 
or secured outside business hours. 

c. Outdoor lighting such as table lighting or as determined necessary, may be 
provided.  Lighting should be sufficient, however should not produce off-site glare 
through visibility of the light source. 

d. If any awnings, canopies, umbrellas, and tents are used, then same must 
adequately secured, as determined by the appropriate official. 

e. The food service methods, including if any outdoor food preparation and/ or 
cooking should be provided.  Food service should generally be provided from inside 
the dining establishment. 

f. If exterior dining areas are reserved for table or self-service, a litter control plan, 
including the number and location of trash and recycling receptacles; and the 
frequency of pick-up to control accumulation should be provided. 

g. If the use of outdoor speakers for ordering or music is contemplated, then sound 
levels and permitted times should be controlled. 

h. At least four (4) feet clear must always be maintained on public sidewalk areas for 
accessibility. 
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