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FROM Jay B. Cornell, P.E., Borough Engineer's

DATE: April 5,2023

SUBJECT Borough of Sayreville
Sayreville Seaport Associates Urban Renewal LP
Riverton Village - Phase I

Amended Preliminary and Final Major Site Plan
Block 257, Lots 3.04 & 3.052
Block 257.01, Lots 1, 1.01, 1.10, 4, 5, 6,20 and 30.12
Block 257.02, Lots 1, 1.01 and22
Our File No. PS4P0257.08

ln accordance with your authorization, our office has reviewed the major site plan submitted for the
above referenced project as prepared by Colliers Engineering and Design and dated February 7,2023 and
offer the following comments:

,qSSOCIATES

MEMO TO: Borough of Sayreville Planning Board

2.

1 The subject application was recently determined to be complete by the Board's Technical
Review Committee. We would refer to the report of the Board Planner for his review of the
variances, conformance schedule, and zoning ordinance associated with this project.

The subject site is located in the Waterfront Redevelopment Area on the site of the former
National Lead lndustries (NL) property which is currently owned by the Sayreville Economic
and Redevelopment Agency (SERA). The Waterfront Redevelopment Area is composed of
three (3) parcels (4, B and C) which total approximately 446 acres.

For the information of the Planning Board, the Waterfront Redevelopment Plan was originally
adopted in 1998 but has been amended on numerous occasions, most recently in 2019, in
order to accommodate the proposed development.

Since the subject application is located within a Redevelopment Area, Borough Ordinance
requires the execution of a Redevelopment Agreement between the Applicant and SERA. This
RedevelopmentAgreement has been executed by both parties. A copy of this Redevelopment
Agreement is on file in the Planning Board Office.

The former Redeveloper of the SERA Property, Sayreville Seaport Associates, LP, appeared
before the Planning Board beginning in 2010 in order to review the conceptual development
plans forthe property. ln addition the progress of the site remediation was also discussed with
the Board at these meetings.

ln February 2014 the Planning Board granted major subdivision / site plan approval for the
construction of a 205,243 sf Bass Pro Shops retail outlet and restaurant on a 20.577 acre
parcel. The proposed facility would specialize in the sale of hunting, fishing, camping, and
outdoor recreation merchandise.

CONSULÎNG AND flI,lNlcIPAL ENGINEERS
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The Bass Pro Shops project represented the firstformal application submission to the Planning
Board for the redevelopment of the NL property. A copy of the Resolution of Approval for this
application is attached for the information of the Board. Although the project was approved,
the conditions of this Resolution were never satisfied by Applicant.

ln April 2013 the Mayor and Council adopted Ordinance 213-13, which modified the General
Development Plan Ordinance. This Ordinance, which was drafted and supported by the
Planning Board, was intended to allow a General Development Plan project within a
Redevelopment Area.

ln March 2O15, the Planning Board granted General Development Plan approvalforthe project
which consisted of the following uses:

a. 576 Townhouse Units,
b. 1,250 HotelRooms,
c. 1,424 Apartrnents,
d. 59,300 SF of Regal Cinemas,
e. 205,243 SF of Bass-Pro,
f . 4,135 SF of Wawa,
g. 12,900 SF of Pharmacy,
h. 72,000 SF of Marketplace Supermarket,
i. 2,516J09 SF Retail (1,586,609 SF Regional Mall/North Retail and 929,500 SF of other

Retail),
j. 45,000 SF of Community Center,
k. 200 Slips of Marina,
l. 41,700 SF of Office,
m. 9,700 SF of Firehouse/EMS;
n. 10,000 SF of Performing Arts Center

A copy of the Resolution of Approval for this application is attached for the information of the
Board.

Unfortunately, financial issues did not allow the project to move fon¡rard and resulted in the
replacement of the original Redeveloper with the current Redeveloper.

ln April 2018 the new Redeveloper, Sayreville Seaport Associates Urban Renewal LP, made
their initial appearance before the Planning Board to discuss their vision for the project and
proposed changes to the original Redevelopment Plan. An update was also provided to the
Board in April 2019 on their progress and proposed schedule.

ln July 2019 the Mayor and Council adopted Ordinance 458-19 which modified the Waterfront
Redevelopment Plan. This Ordinance, which was supported by the Planning Board, modified
the original plan to accommodate the new development plan.
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ln December 2019 the Planning Board granted preliminary and final major subdivision/site
plan approval for the Riverton Village - Phase I project which proposed the construction of a
total of fifteen ('15) buildings and the creation of seven (7) new parcels containing the following
USES

a. 5,600 SF Convenience Store with Fueling Station;
b. 13,500 SF Pharmacy;
c. 5,300 SF Restaurant with Drive-Thru;
d. 2,075 SF Restaurant with Drive-Thru;
e. 3,500 SF Bank;
f. 6,000 SF Retail Store;
g. 95,717 SF Movie Theater and Restaurant;
h. 205,000 SF Bass Pro Retail Outlet and Restaurant;
i. 53,158 SF Retail/Restaurant;
j. 300 Room Hotelwith 48,667 SF Conference Center;
k. 207,360 SF Office / 53,158 SF Retail/Restaurant;
l. 6,000 SF M¡d Rise Vehicle Sales Building
m. 65,324 SF Retail Building with 285 Residential Units;
n. Two (2) Parking Decks;
o. 1.25 Acre Boat Storage Area

That approval also required the construction of the necessary water, sanitary, storm sewer,
and roadway infrastructure to support this development.

A copy of the Planning Board Resolution of Approval for the project is attached for the
information of the Board.

Although the Riverton Village - Phase I project was approved in 2019, it was not until recently
that all of the conditions of the Resolution of Approval were satisfied and the final plat for the
project was filed.

The current application before the Planning Board seeks amended preliminary and final major
site plan approval for modifications to the footprint of the Bass Pro Shops building. The
proposed building modifications consist of the following:

'1. Relocate the loading area from the east side of the building to the west side of the building.
2. The relocation of the main building entrance.
3. The reduction in size of the building from 205,000 sf to 198,500 sf.

Since this project is located within a Redevelopment Area before being able to be deemed
complete, approval must be received from the Sayreville Economic and Redevelopment
Agency (SERA). Attached for the information of the Board is a copy of a Resolution from
SERA which supports the project amendments as currenfly proposed.
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4 The submitted site plan does not comply with a number of the Ordinance requirements for site
plan submission. However it is our understanding thatthe Applicant is looking to obtain footing
and foundation permits from the Borough while the engineering site plans are being prepared
to revise the site to correspond with the revised building layout. Based upon the understanding
that amended preliminary and final site plan approval will be required to be obtained in the
future for the site related modifications associated with the new building footprint, our office
does not have any objection to the Board taking action based upon the plans as submitted.

5 Our office has prepared the attached "Technical Engineering Revieu/' based on the revised
plans submitted. The comments contained in this review should be addressed in further detail
by the Applicant's Engineer.

At this time, it would be the recommendation of our office that any action taken by the Board on the
subject application be contingent upon the resolution of the aforementioned items.

Should you have any questions concerning this matter, please do not hesitate to contact this office.

JBC/blr
cc: All Board Members

Colliers Engineering & Design
Jennifer Phillips-Smith, Esq.



ASSOC'{TES

BOROUGH OF SAYREVILLE
RIVERTON VILLAGE _ PHASE I

AMENDED PRELIMINARY / FINAL SITE PLAN

_ TECHNICAL ENGINEERING REVIEW -

Our File No.: PS4P0257.08/600.01

A. GENERAL MENTS

The Applicant should review with the Board the reasons for the proposed changes to the
building footprint for the Bass Pro Shops.

The aesthetics of the proposed building should be further reviewed by the Board.

The 2019 approval for the Bass Pro Shops contained the below listed details for the
proposed 205,000 sf building:

a. 134,000 sf of retail service
b. Archery range within building
c. 26,000 sf area with 20 lane bowling alley, bar and restaurant
d. 10,500 sf office area
e. Boat sales area
f . Various storage

The Applicant should advise the Board if any changes to the store features noted above
are being proposed in construction with the current application and as a result of the
proposed reduction in size of the building.

The manner in which the relocated loading area will be screened from the adjacent
roadways should be further reviewed.

The Applicant's Engineer should discuss any site related modifications from the
previously approved plan, such as parking lot layout changes, etc. that will be necessary
as a result of the proposed building dimension revisions.

1

2

3

4.

5.



19o-2922
March 20,2014

Ms, Theresa Farbaniec
Borough Clerk
167 Main St.

Sayreville, NJ û8872

RE: Bass pro Shops Major Subdivision/Site plån
Sayreville Seaport Assoclates, Llp
Chevalier Ave., Block 62.02 Lots ZO &22
Elock ZS7 Lots 3.04 & 3.052
Block 257.01 Lots l, 1.01, 1.10, 4,5,6, & 30.02
Block 257.O2 Lot 1, Block 2tS.O2,Lott

Dear Mrs. Farbaniec;

Enclosed please find a certified copy of a Resolution on the above-subject matter

which was approved and memorialized by the Sayrevitie Planning Board at its meet¡ng

held on Wednesda6 March Lg,ZO!4.

you c

nctã Ga

Planning Bo Secretary

PG: Attorney
Construction
Zoning
Applicant
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THE BOROUGH OF SAYREVILLE
MrDÐï"ns:ix couNTY, NË\V J ERSEY

PLANN} I..TG B OARD RES OLUTï CIN

sÂ yjlrivu¿lå ÊËapQR:r' 4ssocu$Hg. r,.p
lMUMllgåß_Y a-r-r¡l [IN,A,], M,4J.Olr gITß pr,/, 

1-.t r n çt

WFiliI{EÂ,S, .Savreville Scaport: Âssociates, I.P, hereinaff.er ¡eferred to as the
r¡:piicant, has a¡:plicd to rh¿..Plannrrrg Boar:<l of the Boroqgh of Sa¡,¡svills for prelimina t"¡ anà
lir:al major site plan anci prelìminar-y an,l luml major subdiîision approval for þropetq,krx¡wn as foijc'ws: Blsck 62.02, r,crs 2{J atrd zz;Btock 25?, Lors 3.04, and p/ô ¡.bs; i¡toct<
25i.01,Lots 1, 1-01, 1.10j 4,5 and 30.02; Block zs7.02,Lot 1; Block 275.02,Lor 1; and

WHEREAS, said applicant has complied with ¿il jurisdicrional regu.i.remenrs
necessary to prosecuie.the within apolicarion; aad

WI{EREAS, a public hearing was heid by the pJanoing Boarcl on February 19,
2014; anð

Iüø}{E'REAS, the Board corisidered. testimony of the applicanr asd. iLs v.itnesses,
heard public con}rnenq and teceived aad examined. várious pl"ni 

"na 
exhibits offered uy ti..

ap.pücant anrl tcPorts ftom the Board's Engineer a¡rd Plannå¡, and frorn which has made the
f<;llowing findings of fact: - 

,

AIMIN$g O-F FACT

1' The subiect.proPerty is ioraiccl in the l7aterfront Redevelopment Zone.
The appÌication cou:.plies u¡rth the Master prrn's intent and purpose.

?' The submission has l¡een classifìed. as ¿n application for preliminary and fi.nalrnaior site plaa and preliminzry an| final major subdivisioÅ ,ppro.ral.

3. The applicant submitted:

a') 
_ ] Plofosed prelininaty and ñnzl subdivision and sire plan prepared

by Maser Consulting,'p.Â. datccl Septcmi:ø. g, Zg71,l"*t ,.lrir.à on Nov.robå g, áOf å; **¿

b') a tcpog:aphic sur.'.ey prepa'ed by Maser consurring, p.A. dared
September g,z}ll,last reyised on March ti, ZOi:; an¿'

c) a proposecr vehicrc circurati.on plan prepared by Maser consurting,
P.-Â. dated November 8,2011; and

^ dl 
. 
o-ptoposed ter:rparary traiTic contror pran prepared 

'y 
N{aser

Consulting, P.A. dated Nåvcmber 5, 2ij13; ¿td



e.) a ProPoseC frnal plan for the majot subdivision Þrepared by }u{aser
Consulri.rrg, P.-4.. dated November 7,2013; and

f.) an e;:virotl¡nenial in:pact staten:ent prepzred by Maset Consultiag,
P.,4. dared May 2A13,1ast revisccl Septemb*r 2013; ¿nci

_ g') 
^ 

tralfic impact srudy prepared by Maser consurrìng, p.,1. dared
September 77,2A13.

4' The app!ìcant sought ptehmìnary and ûnal approval for the consr¡ucrion of a
neu' 205,243 sf Bass Pto Shop tetail outlet and restaurant or, å 20.577 acr.e patceL that wrll be
crea¡ecl by the approval of the major subdivisicn component of this appücJtion. Maior
roadway and inf¡astruchre uriprovements wìll be r"qüit a to be conskucted in o¡de¡ io
serwice this proposed building.

- 5' The property in gucstiog is ìocafed on the sire of rhe forme¡ N¡tjonal Le¿d
Industries, which is northd¡st of Chevalier Avenue and clirectty r¡¡est of the Ga¡dcn State
Parkway'{he-!-r'trpc-rty fu:"y orvnecl by the Sayreville E o.romi" aud Rede.vclopmenr
Agency- The ll¿terfront Reclevclopm..rt 

"r"" 
Ls composed oí tfuee parccls o*rr*d ".Â,,, .,g,,

and "C", *'hich tc¡tals approxìrnafely 44(r acres. The Bass Pro Shop -ill ¡* const¡ncted on a
portion of parcel "c", *hich is cornprised of approxinratery 311 aåes.

6' 'Fhe Board Enginccr and Plannet have submitted rcports deted lì'ebruary 5,
2014 andJanuzr¡ 29,20.74,1ast rcwiscclJ*nu,ary 31, 2014, respectircþ, ard ¡ave m¿dc.;*j,'
recommeadations tåei:ein. The applicant has had th" opportuoity to tevieq¡ said
recommendations aad.dT::gh irs' e*orney, h¿s indicJted * *irLgoo, ro iü.co{porate said
recornmendaËions into its, plan, exceflt as hereinaftu modified.

- 7 ' Except as otåerwise set forth hetein, any factual deterr¡rinations set forth int}e reports of the Board Engineet ¿nd Plannemr" h*r.å incorporated by reference.

BÁ.38D ON THE FOREGOING, THE PLANNING BOARD HASFOUND:

1" t hat thepre.lirninary and final mr.jor site plan, rvit!: tle con¿itioas set forrhhcrei0*fter, corr¡rlies with dcvelapmenr regulãrioás of *å rut""tir of sayteville ancl
principles of s.:rrnd planuing;

2' Tìrat the-¡rr.oposccl prclirrunary arrd final maior site plan and prcliininary anrliulal maior subdivision ailcws fo¡ tlle construction of 
" 

,r.* 205,24! sf Bass pro shop retaiJantie t and resrâuraût o* a za.s77 acre parcer c¡eated by the applovar of the raajor
subclivision;

3. That the applicant is granted Desþ Waivers as more íuìly descdbed onScheduie "4", attached.

4 That the benefi.ts of g:anting the afo¡ementio*ed b,;1k va¡iances and <iesign



v¡âivers sub s t2ntiàlly o u tweigh any oegligibie deriments.

5. Tlrar dre ìnaenr â¡:d pu¡pose of the zoning plan and ocdin¿nce will ncr be
substantialiy impaircd by the granúng olthe desþ -"i"ür.

6. That the¡e u¡ill not be substantial det¡irnent to the public gooci.

7 ' That this proposal is aa approBriate use under lvfrmiciFal Land Use Law, the
Maste¡ Pian, and the. obicctír'es of the Rcdivelclpment plan,

'whcreas, 
the soard har apptoved the prelimin ary ?{td 6nar major site pian aed

Pr(ürûinâry and fural nraior subdivision on FeËroary lg,ioV by the follo.,ring oote,

ROIL CA,I_LVOTË

Tl¡ose in Favo¡: lr{r, Bello, Mr.Chodkiev¡icz, Ms. Iæe, Councilman McGill,
Mt. Macagnone, Mr. Tþhe, Mr. Volosin, Ms. O,Leary, Dr. Misie*ricz

Those Opposeú None

Those Abstainéd: None

' 
Now, rfirypF{}Re, IJE IT RESÖî-1IED b¡ the ptânniog Board of the Botoughof Saylcville on this 19* ctay of March 2014 on the b¿sís of rhc eviderice ptesented before it,

3: "1"*-î1 findings. of faãl.od ultimeæ"ûndinæ ("nd .""J*i"*;, as reflectecì in rtrerr¡lnutes ot rÍrs Boa¡d's nrecting of Febrtraty, 19,2014 that this Resolutioa of
Memo¡ializ¿tion of råe Rcscirutioa adopted by *r. p¡"eaiqg Bo*ã or,h" Barough .fSayreville *, ¡r. nlggring yr Àdi*cb f l, áAt+ g;"d"g Br.ti-:;; *o¿ Ao* major sire ptan andpreliminary and fiüal arajor iubdivisión appioval sr$*ct to *rã'r"uowing cond.iri*nsr

1' That rhe applicant slult inco¡poratc the recommendations sct forrh in therepott of the Boa¡d lingirieet ¿nd plarurer daied Febru*ry s,zlr4andJanua:y 2g,2014,",sttevised Janu ary 37,20 1 { respectively;

2' That the applicant shall ptovide all docurnentation required by the Sayrev.illeRecycling 
!-ogldinator to ñ,!ly..orrrpty *ita t}e Borough'" Àõ"ü"g c)rdinr¡ce ancl achi*ve.an acceptablc "recycllrgl' PIâs io 

""åord¿n." 
with the åg"r"a"å, 

"Jd 
guidelines of theCounty of Middlescx anel rhe S¡ate of New Jcrsey;

3' 'l'hat tÀe applicant shall ptovid.e a fwo-yeâr landscaÞing plant material *arranty;



4' flh¿t the Borough u'ill he desigaing a wasteq¡ate¡ pump staúor an,d fo:ce
main to sclice dre Bass Pro Shops. That the p*rrrp station and force m¿in reccivc the
tequired o,utside ageÐclt approvals and be cc,nitn¡.t"d by ihe Develooer prior to tbe issuance
of a Ceruftcare of Occul:ancy (CO) ior the B¿ss pro Shåp projecq

That prior to the issuan ce of. z cettific¿te of occupancy for thc Bass Fro
Shop, chc "Proposed Imptovements", as detaileC i¡ thc September li, zAß Tyzf¡tc Impact
Study prepareci by Maser Cousulting, wilt be requied to be completed.

BE I1'FURTHER RESOLVED, drar alr representarions, commirmeûts and
âgrcclncflts made by dre apPjicant.or its' rcprcs".,t tir'", at aay hearing(s) or contaìned in an¡,
documesq plat,.sketch o¡ sub¡nission deliverEd to rhe plaani:íg Bo"rjìi.rry tirne prior to
zpprovaf including, those cont¡ined in any original or r*vis.¿ äbnrissiorr, *h*il b.'
considered ãs cûñ'fitions cf apgtoval of tnt afpücation ¿nd arc hereþ iricorporated ln rhis
Rcsalution of Ápproval

Faili¡¡e of thb,applic*nr tg ccrnpþ,l¡¡lth the ptovisions hercn{ rirry applicablc

}::fl,:yy"ï,pT9ryT of anyxquþêd bonãs or ro s€cr¡rc, roy r"q,,;*a brrilding
Pc*lìrt wrrhin the ti¡oe limitrtions of thc Smtr¡tc a¡rd Ordina¡¡ce i¡ such d¡c rnade and"
provided, as calculated ftore tbe date of approva! shall rendet this zpproval null and voìd.

ROLL Ciq.LL VOTE

Those in Favoc lvft. Bello, Mr. Chodkiev¡icz, Ms. Leq ìvft. Macagaone,
lvfr. Tighe, Ms, O,Leary, Dr. Misiewicz

Those Opposed: None

Those Abstained: None

oî. a

Y

Patricía Gargiulo,
Borough of Sayreville

Memodalization adopted by the Planaing

Board

Resolution of
on March 19,

Ðated:3/20/14



.SCTIEDULE "Á"

Desigr: Waivers

i. a waiver fo: the use of ,tW\Xlr{, C900 and Cg05 PVC piastic pressure pipe for ali
water system mains;

2. a rvaive¡ f¡om the requirement thar ajl Craínage conveyance systems shail be sized for
the 2\-vear stortn and per:nit the temporary outflow pipes from the rereniion pond to be
sized for a"7}-yeat storm;

3. a waiver irom the requi:emeut that the maximum height of ali freestanding lights
should not exceed the heighiof the pdrciple building or tweûiy-ñve (25) feet, *hilhJve¡ ls
less and pernit the proposed parking lot Ìighting ro be rwenry-seven QZ) feet;

4. a waiver ftorn the requirernents r-he lülaterf¡ont Redeveloprnent PI¿a that ali
sidervalks shall be set back a nrinimum offrce (5') f¡om ell buildings v¡here the proposed plzn
depicts that a majority of the sidevalk areas around the proposed building do oot compiy
with this rcquiremeng

5. a waive¡ ftom the requireraents of Ordinance of the Borough of Sayreville section
26-98.1b.1. requiring h¿r+in striping fot all pa:king stâlls where the applicant proposes
straight parking li¡es with ao haþins;

6. a ç'aivet ftom the requirements that chain link fencing without screening anð./ot
iandscaping.is not petmitted where the applicant proposas to coristruct 

^ 
t"mponty secr¡¡itv

fence t<r be removed upon cleveþmect of the adjacent ptoperties;

7- awzíver. ftom the requitements tlat a ¡r¡inirnun of one-h¿lf (0.5) foot-candle lighting
íntensiry shall be maistained throughout the cartway area, with 

^ 
mrximum to -irri**illumi¡ation raiio ¿oi ro exceed 4:1 q¡here rhe applicant proposes lighting along both

chev¿lier Avea.ue and Loop Road E¿st which does not *..t thi, rãquirementf

8. a w¿ivet from the \'!íate¡front Redevelopthent ?lan of the on-site ci¡culaúon
requiremenfs ç'here the applicant Broposes thât tractot-ttailer delivery vehicles and garbage
tecycling vehicles utilize the rruin eqtrance ddveway and rhe main driveuray,long th1 froät
of the building to access the ptoposed loading area a.nd dumpster locatioas at the southeast
corner of the proposed building;

9. a waiver from the requitements of the Wate¡front Redevelopment PIan requidng
that.landscaping shrubs should be a minìmurn of (3) in height for <lecidu<¡u, plrrrtiog, 

"rri "ntrrimum of {€) in height fot evetgreen pìarrtings.
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TEL. r FcÍ.(732) 390-2922

May 7, 2t15

Ms. Theresa Farbaniec
Borough Clerk

157 Main St.

Sayreville, NJ 08872

RE: LUXURY POINT OF SAYREVILIE

ParcelA: Block 259, Lot 1.01; Block 27Q tot 1"O2;

Block 27O, Lots 1.11, 1.12 & 1.01; Block 271,
Lot 2.O1; Block 28O, Lot 1.11

Parcel B: Block 257.A3, tot 2; Block 258. lots 1.01 & 2;

Block 264, lot 1.01
Parcel C: Block 257, Lots 3.û4 & 3.052; Block 257.O!

Lots 1, 1.O1,4,5,6,7, 1.10 & ?¡AJZi Block 257.o2,
Lots 1, 1.01 & 23; Block 275.ù7,Lott

Dear Mrs- Farbaniec:

Enclosed please find a certified copy of a Resolution on the above-subject rnatter

whlch was approved by the Sayreville Planning Board at its meeting

held on Wednesciay. March 18, ZO15 and memorlalized at its May 6, 2015 meeting.

S; ely yours,

Patricia Gargiulo
Planning Eoard Secretary

CC Attorney
Construci¡on
Zoning
Applicant

I
*.J
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RESOLUTION

PIANNING BOAßÞ

g-r

THF Bf}R H OF SAYREVTL LË

Re: Luxury Point of Sayreville - General Development plan
Parcel A: Block 2'59r Lot 1.O1; Block 27o, Lot 1.O2;

Block 27At Lclts t.tl, t.t2 & 1.Ot; Block ZTL,
Lot 2.O1; Block 2SO, Lot 1.11

Parcel B: Block 257.O3t Lot 2; Block Z5B. Lots 1.O1 & 2;
Block 26'4r Lot 1.O1

Parcel C: Block 257, Lots 3.O4 & 3.O52; Block ZST.ALI
Lots 1,L.Ol,4t5,6r7tL.lO & 3O.12; Block ZST.A2,
Lots 1, 1.O1 & 23; Block 27S.OZ, Lr¡t 1

WHEREAS, Applicant, Luxury Point at sayreville, owner of the praperty

known as Parcel A: Block 259, Lot 1.01; Block z7o, Lat 1-02;BtockzTa,

Lots 1,1-1, 1.12 & 1.01; Block 27L, LotZ.Ot; Block 280, Lot 1.11

Parcel B: Block 257.o3, Lot2; Block 258, Lots 1.01 &2; Block264, Lot 1.01

Parcel C: Block 257, Lots 3.04 & 3.052; Block 257.01, Lots

L,L.tI,4,5,6,7,1.10 & 3A.L2; Block 257.A2,Lats 1, L"01 & 23; Block ZTS.AZ,

Lot 1 in the Borough of Sayreville, County of Midcllesex, State of New Jersey,

requests General Development Plan approval for the above captioned

property iocatec in the waterfront Redevelopment plan area.

wHËREAs, a Hearing was conducted on March 18, z01s in council

chambers, in Borough Hall, Ín the Borough of sayreville, county of

Micldlesex, Stale of New Jersey; and



wHEREAS, the following members of the Board heard the testimony

and read the documents submitted

Dr. J. Misiewicz (Chairman)
Mr. T. Tighe (Vice-Chairman)
Ms. A O'Leary
Councilman D. McGilf
Mr- A. Chodkiewicz
Mr. D. Bello
Frr. K. Kelly, Sr"
Ms. D. Lee
Mr. M. Macagncne
Mr. R. Davis

lrvHEREAS, at said meeting all those who desired to be heard were

heard, and the testimony was recorded by the planning Board; and

WHEREAS, at said meeting the Ptanning Board carefully considered

the testimony offered and the documents submitted by the applicant; and

WHEREAS, as a result, said followíng findings of facts and conclusions

were made:

FTNDTNGS:

1. The Applicant is the owner of the property known as;

Parcel A: Block 2s9, Lot I-.01; Brock 27o, Lot 1.02;Block27a,

Lots 1.11, t.12 & 1.CI1; Block zrL, Lot2.tt; Block 28û, Lot 1.11

Parcet B: Block ?sz.a3, Lot z; Btock 25g, Lots 1,0r & 2; Block

264, Lot l.t\
Parcel c: Block 257, Lots 3.04 & 3.0s2; Brock 257.01, Lots

L,1"OL,4,5,6,7,1.10 & 30.12; Block ZST.OZ,Lots 1, i".01 & 23;
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Block 2-75-az, Lot 1 in the Borough of sayrevifre, county of

MidC[esex and State of New jersey-

ïhe Applicant is seekîng Generar Deveropment pran (GDp)

approval fcr a mixed use project that will consTst of the following

components

2,810387 square feet of retail, which includes;
- 4,L35 square feet Wawa
- 72,ûAA square feet Supermarket
- 59,300 square feet Regal Cinemas
- 295,243 square feet Bass pro Shops
- 12.900 square feet pharmacy
- 7,293,600 square feet Regionar Mail Gross Leasabre Area)* 247 '529 square feet within waterfront area & under

aparfments
- 540,000 square feet retail on parcel B- 375,680 square feet of additional retail in the

Marketplace & within hotel
576 Townhomes
1.25û Hotel Rooms
7,424 Apartmenis
45,00û square feet Community/Fitness Center
32,000 square feet Office
9,700 square feet Fire/EMS building
9,7AA square feet Municipal Office
10.000 square feet performing Arts Center

Adgl-_tl_qrs!_u_se j j.

i- (9) Digitar Media Towers-(S) on parcer c &" (4) on parcel Bj. Solar Farm on the landfilt an¿ on r-ooftopu-'k" 2ûû slip marlna
L Community Facifities

- Parcer A preserved as county Green Acres park
- Amphitheater
- Clubhouse
- Plazas
- WaterfrÕnt walkway r,vith seating areas

a

b.
b.

,d.
e.
t.
g.
h.
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The sutrjcct site is focated ín the waterfront Redeveropment Area

on the site of the former National Lead Industries (NL) prcperty

which is cui-rentíy ownecl by the sayreville Economic and

Redevelopment Agency (sERA)" The waterfront Redeveroprnent

Area is conrposed of three {3) parcers (A,B & c) whích totar

approximately 446 acres. In Febru ary, 20L4, the planning Board

granted major subdivision/site plan approval for the construction

af a 705,243 square foot Bass pro shops retail ouflet and

restaurant on a 20.577 acre parcel. In April. 2013. the Mayor

and Council adopted ordinance 2i.3-13, which modîfied the

General Developnrent plan ordinance. îhe ordinance, which was

drafted and supported by the pranning Board, was intended to
allow a General Development pfan project within a

Redevelopment Area.

Mr. Brian o'Neiil, project manager for the Appricant testified on

behalf of the Appricant. Mr. o'Neiil indicated that construction on

the Bass pro site has arready commenced and the Appricant is in

the pi-ocess of finarizing negotíations with rhe NJ îurnpîke

AuthorÍty for the Garden State parkway interchange

Ímprovement. According to Mr. o'Neiil, $25,000,000.00 of site

work lras arready been undertaken and three anchor tenanfs,

Bass pi-o, century 2l Deparrment store and Regar cine¡nas have
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been secured- Mr. o'Neill further testified that of the 576

proposed townhouses, 490 will be 3 bedroom uníts with the

balance being 2 bedroom units anrJ will range in prÌce fronr

$238,000.û0 to 9500,000.00. Of the apartments to be

constructed, approxinrately sixty {6to/c) percent will be 1

bedroom units which will rent from 91,500.00 to g1,600.û0 per

month and forty (4ao/o) percent will be z bedroorn units which

lvill rent for approximately 92,000.00 per rnonth. Fínally, Mr.

o'frleill indicated that based upon the recent F¿ir share Housing

decision from the New Jersey supreme court, the App!¡cant wiil

work with the Borough to achieve an acceptable rnix of affordable

housing throughout the site.

Mr. Daniel Busch, pE provided professional engineering testimony

on behalf of the ApplÍcant. Mr. Busch noted that the proposed

General Deveropment pran (GDp) has been conceptuaily

approved by sERA on Aprir 25, 2013. The site contains 446 acres

Iocated in the waterfront Redevelopment Area on the former

National Lead site. Mr. Busch prCIvided the fortowing overview of

the GDP as follows: The site wíll contain z,Bro,B37 square feet of
retail space, 576 townhouses, I,424 apartments, 1,250 hotel

rooms/ a 45,00û square foot community/fitness center, 32,000

squõre feet of office space¡ g,7to square feet for Fire/ËMs



services, 9,700 square feet of n:unicipal offices, 10,000 square

feet 1o;- a communìly performing arts center, a solar farm located

on ðn existing landfill and solar panels cn rooftops and a 200 slip

marina. Mr. Busch noted that 9 digital media towers are

proposed, 5 on Parcel c and 4 on parcel B. Mr. Busch indicated

that the GDP is proposed to be constructed in 10 development

phases as follows: Bass pro síte,.wAWA and Loop Road west,

îownhouses and balance of Loop road west, Regat cinema and

retail pads to rear of wAWA, apartments with.-r:etail on ground

floor, supermarket with additional pad sites and mall access road,

apartments and retail in the waterfront area, regionat mall with

1,300,000 square feet of retair space and 540,oû0 square feet of

retail and the hotel síte. Mr. Busch stated that all roadways wÍtl

have medians, sidewalks and landscaping and wiil meet or

exceed the size within the waterfront Redevelopment plan. All

lighting will have LED fixtures. As to utilities, Mr. Busch noted

that 4 stormwater basins are proposed, municipal water is

available and sanitary sewer wiil be serviced by pumping

stations. From an environmental standpoint, the project will

result in the removal and capping of contaminated soil and water

quality will be improved and a viable habitat for wíldlife will

result.'Mr- Busch testifÌed that the ournership and mainterance of
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the proposed on site access roads are part of the pllor
negotiaticns with the Borough council as is the maintenance

responsibitity of the stormwater outfall. In terrns of the Technical

Engineering Review by Jay cornelr, pE, the Applîcant agreed to

comply with all of the recommendatîons contained therein.

Moreover, with regard to the report dated March 13, 201s from

lohn Leoncavallo, pp, the ApplicanL agreed to comply with all of

the recomrnendatíons contained therein. Mr. Busch agreed that
atl architectura!, screening, randscaping, signage and digítal

billboard iÉsues will be separately addressed with each specific

site plan application. As wefi, the Appricant wirt provide an

updated fiscal impact statement with each site plan submissíon

including addressing school ímpact wíth current data. In
summary, Mr. Busch opined that the proposed GDp complíes with

the requírements for GDP approval under section 2.6-7L.3 of the

Ordinance-

Mr. Nichr:las Aiello, pE, provided traffic engineering testimony on

behalf of the Applicant. Mr. Aíeilo stated that ihe site will be

accessed from chevarie¡- Avenue, Maín Street extension, Route

35 and the Garden state parkway. In addition, there are severar

interior roads proposed. to wit; Loop Road west, Loop Road

North, Loop Road Fast and t1ail Ríng Road. Mr. Aieilo noted that
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1û traffic signars on site are proposed and the traffic prans wilr be
deveroped ín 5 phases commencíng with the Bass pro síte, *AWA
site, Regar cinemas site, marketpfacelwaterfront district, regionar
mari and parcer D' The Appricant agreed to provrde an updated
traftic study with data with each site plan submission. r"1r. Aieilo
also stated that Loop Road west wíri contain 4 ranes , z ineach
direction and Loop Road East wiil contain 6 tanes with 3 in each
direction. Moreover, Mr- Aie[o testified that 14,000 parking stalrs
are proposed on site which are more than adequate for the neecis
of the site and at technicat traffic recCImmendations proposed by
Jay corneil, pE in the technicat engineering review Memorandum
will be complied with.

As to the Technícar Engineering Review from fr'r. Jay corner,
P'E', at of the concerns raised in said Memorandum were
satisfactorily addressed by the Applicants. As to the
Memorandum dated March 13, 2015 from Mr. John Leoncavaro,
P'P', a' of the concerns raised in said 

'vlemorandum 
were

satisfactorily addressed by the Applícants.

The Board considered the following exhibits in connection wíth
the General Development plan

Technical Engineering Revíew prepared by CI"IE
a

Associates.
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B

b. Memorandr_,¡m dated March 18, Z015 prepared by

CME Associates.

c. Memorandum dated t'rarch 13, 2015 prepared by

lohn Leoncavallo, pp.

d- Aeriar Exhibit, phasing Exhibit, Traffic, Deveropment

and Amenities phasing pran prepared by Maser consuÍting. pA.

e. Traffìc Report study dated May, 2tL4 prepared by

Maser Consuíting, pA.

f. Fiscal Impact Report dated January 16, Z015

prepared by Maser Consutting, pA.

g- Environmentar Inventory dated May, 2at4 prepared

by Maser Consulting, pA.

h. parking Study dated May 30, 20t4, prepared by

Maser Consulting, pA.

¡. General Development plan dated May 30, ZAL4,

prepared by Maser Consulting, pA.

The followíng individuals testified during the public portion of the

hearing, to wit: Mr. Thomas Biesíada and rvrs. phyriss Backo.

The Applicant was represented by David Hlmerman Esq. at the

hearing and pi-oper legal notice was provided.



CONCLU.STONS:

The proposed aopiication for General Development plan

aÞproval satisfies all of the concerns of the professional staff

and promotes sound planning, wiil pose no advei-se impact to

the health, safety and general welfare of the public and

surrounding area and complies with the requirements of GDp

approval uncjer Section 26-7L.3 of the Ordlnance.

THEREFORE BE rr RES()LVEI' THAT, the Appricant.s request

for General Development plan approval be granted on the following

conditions:

2"

All other representations offered by the Apprícant and

its professionals are hereby incorporated by

reference as a condition of approval.

All agreed upon recommendations in the reports of

any Borough professional are hereby incorporated by

reference as a condltíon of approval.

The Applicant is to comply w¡th all requirements,

statutes and ordinances of the Borough of Sayrevi*e,

County of Middlesex, State of New Jersey.

I
l-

1

'"!J



4" The Applicant is to pay all requlred fees, escrow,

bonds and inspection fees pursuant to Borough

ordinances.

5. The Applicant is to receive all permits and approvals

prior to commencing ðny cCInstruction.

6. The Applîcant is to comply wíth all requirements of

the Construction Code Official Engineer (if

applicable).

7. The Applicant shall be requÍred to obtain approvals

andr/or letters of no interest from any outside

agencies having jurisdiction over the proposed

devefopment, and to provide copies of such

approvals

B. The Applicant agreed to execute a Developers

Agreement with each approved site plan submission

consístent with the Redevelopment Ordinance.

9. The Applicant âgreed to submit a site plan application

for review and approval by the Board for each

development phase of the project.

10. The Applicant agreed to submit a revísed fiscal

impact statement with each site plan application



referenced in paragraph 9 hereín íncluding updated

and current school enrollment data.

l-1. The Applicant agreed to submit an updated traffic

study with current data with each site plan

application referenced in paragraph g herein.

72- The General Development plan approval herein shall

be valid for a period oi twenty(Z0 years from May 6,

20L5.

Date: May 6, 2015

Motion was made to approve by Mr. T, Tighe, seconded by Mr, A
Chodkiewicz.

In faysr*ars: Aqê¡rsL.

Dr. l. Misiewicz (Chaírman)
Mr. T. Tighe (Vice-Chairman)
Ms. A O'Leary
Councilman D. McGill
Mr. A. Chodkiewicz
Mr. D. Bello
Mr. K. Kelly, Sr.
Ms. D. Lee
Mr. M. Macagnone
Mr. R. Davis

(



Memoria!ized at the Mav 6, ?.a15 meeting by Mction by t"Îr. K. Ketfy,seconded by Mr. T. Tighe"

la-ra_vÕr are.

Dr. l. Misiewicz
Mr. T. Tighe
Ms. A O'Leary
Mr. A. Chodkiewicz
Mr. D. Bello
Mr. K. Kelly, Sr.
Ms. D. Lee
Mr. M. Macagnone

(Chairman)
(Vice-Chairman)

AgatnsL
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tct NJmlz
TEL: 13Lsw7wl. ['Ax Zs?-3q&¡zy'fz

January 8,2O2O

Mrl Jessica Morclos
Borougfi Clerk
167 Main Street
Sayrevllþ Nmr Jersey 08872

RE: PlannlngEoädResoft¡don:

S.yltwlüe Seaport Assodedoft R¡ucrtor¡
tftt¡n Ren*d LP ere*Xnaryerùd il.¡orsr¡bd¡vt$orúSltc plan
gfrãîr, Lots 3.04 & 3.OSz
Èk?57.0r, klts l, t 0''t 10, 4,5,6,ãr&:ilt ür
B& 25t 0A, Lots 1, l.ft1&zt

Dear Mrs. Morelos:

Enclosed please find a certified copyof the above referenced Resotutbn rrù¡ch uøs memorialized bythesayreville Planning Board at ¡ts meet¡ng held on wednesda¿ January g,2o2o.

Regards,

Secreary

CCw/Enc
Attorney
Construction
Zonlng

, ::-

¿,, ,
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)

'/****/r,*
sa]EevtUc rs rfr Equal qpofû¡nity Enploycr

wwwsay¡wilb.com
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THE BOROUGH OF' SAYREVILLE
MIDDLESEX COUNTY, NEW JERSEY

PLANNING BOARD RESOLUTION

PREI=,IMINARY & FINAI/ MAJQR SITE PLAN APPROYAL

AND PRELIMINARY !'INAL MAJOR SUBDIVISION APPROVAL FQR

SAYREVILLE SEAP ASSOCIÀTES URBA.N RENITTSÄL. LP

WITEREÄS, SAYREVILLE SEAPORT ASSOCIATES URBAN RENEWAL, LP,

hereinafter refened to as the applicang has made application to the Planning Board of the Borough of
Sayreville for Preliminary & Final Major Site Plan and Preliminary and Final Major Subdivision

approval to construct Riverton Village - Phase One, locating within Parcel C of the site, located in the

Waterfront Redevelopment Zone, more particularly known and proposed as Block 257,Lots3.O4 &.

3.052; Block 257 .01, Lots 1, 1.10,4, 5,6,20 and 30.12; Block 257 .A2, Lots 1.01 and 22 øtÅBlock

257.02, Lot 1 on the tax map of Borough of Sayreville, Middlesex County, New Jersey; and

WHEREAS, the subject property is situate within the Waterfront Redevelopment Area; and

WIIEREAS, the Planning Boa¡d of the Borough of Sayreville has received reports from John

Leoncavallo, P.P., LA. Community Planning Consultant & Landscape Architect dated November 22,

2AI9 and revised as of December 3, 2019 (attached hereto and made apñthereof as Exhibit A) and

report of Jay B. Comell, P.E. of CME Associates dated December 10, 2019 with attachments; and

WHEREAS, said development project is more specifically shown on:

Site plans prepared by Daniel W. Busch, P.8., Maser consulting, p.4., dated May 1 5,2019
and revised through November 14,2019,labeled as "the PreliminaryiFinal Major Site and
Subdivision Plan for Riverton Village - Phase 1,- and consisting of eighty-five (85) sheets.

Subdivision plat prepared by Eric V. V/ilde, P.L.S., Maser Consulting, P.4., dared May 15,
2019 and revised through November 8,2019,labeled as "Final Plat, Major Subdivision for
Riverton Village - Phase 1," and consisting of three (3) sheets.

Vehicle Circulation Pians prepared by Daniel'W. Busch, P.8., Maser Consulting, p.4., dated
November 14,2019, and consisting of nine (9) sheets.

Staging Plans prepared by Daniel 'W. Busch, P.E., Maser Consulting, P.4., dated November
14,2019, and consisting of one (1) sheet.



Topographic Survey for Sayreville Seaport Associates, L.P., prepared by Leonardo E.
Ponzio, P.L.S., Maser Consulting, P.4., dated February 9, 2A09, revised through July 24,
2019, and consisting of six (6) sheets.

Sariitary Collection System Engineer's Reporl prepared by Susan S. Brasefîeld, P.ll., Mase¡
Consulting, P.À., revised tlirough November 20191.

Water Distribution System Engineer's Report, prepared by Susan S. Brasefieid, P.E., lvfaser
Consuiting, P.4., revised through November 2019;

Environmental Impact Statement, prepared by Maser Consulting, P.4., revised through
November 2Al9;

Traffic Impact Study, prepared by Susan S. Brasefield, P.8., Maser Consulting, P.A., revised
through November 2019, to which an appendix is annexed;

Stormwater Management Report and Maintenance Manual, prepared by Daniel W. Busch,
P.8., Maser Consulting, P.4., dated November 2019:

Report entitled "Report of Subsurface Exploration Foundation Evaluation" Bass Pro Shops,
prepared by James J. serpico, Jr., P.E. of Maser consulting, P.4., dated July 25,2ar9;

Report entitled "Report of Subsurface Exploration and Site Recommendations" Midrise
Retail, prepared by James J. Serpico, Jr., P.E. of Maser Consulting, P.4., dated July 25, zaß;

Report entitied "Report of Subsurface Exploration and Site Recommendalions" I{ighway
Cornmercial at Riverton, prepared by James J. Serpico, Jr., P.E. of Maser Consulting, P.4.,
dated July 25,2019; and

Report entitled "Report of Subsurface Exploration and Site Recommendations" Townhouse
Residential Section, prepared by James J. Serpico, Jr., P.E. of Maser Consulting, P.4., dated
July 25, 2019.

Architectural plans prepared by Meyer Design,Inc., dated July 2, 2Al9 andrevised through
November 75,2019,labeled as "Bass Pro Shops Outdoor World Store, Restaurant and
Bowling" and consisting of eight (8) sheets;

Architectural plans prepared by Cooper Robertson, dated luly 2,2019 and revised through
November 15, 2019, consisting of eight (8) sheets;

Architectural plans prepared by Wakefield Beasley & Associates, dated November 13,
2019 and revised through November ls,2alg, consisting of eighteen (1g) sheets;

Architectural plans prepared by Dwell Design Studio, dated May 15, 20i9 and reyised
through November 15,2A19, consisting of four (4) sheets;

Tree Preservation a¡rd Landscape Plan, prepared by Site Solutions, dated May 15, 201 9 ald
revised thlough November 15,2a79, consisting of eighteen (18) sheets;



ALTAIACSM Survey prepared by Michael McGurl, P.L,S., CME Associates for Sayreville
Economic Redeveloprnent Agency, dated March 29,2018, and revised through July 8,
2019, consisting of six (6) sheets; and

WHERBAS, the applicant has complied with all public notice and jurisdictional requirements

necessary to prosecute the within application; and

\ryHEREAS, the applicant, Sayreville Seaporl Associates Urban Renewal, L.P. ("SSA"), seeks

preliminary and final major subdivision and site plan approvals from the Planning Board of the Borough

of Sayreville (the "Board") for construction of the first phase of the project knourn as Riverton Village.

SSA is the designated redeveloper for the Property, and the Property's zoning is controlled by the

Waterfront Redevelopment Plan, as amended and supplemented to date (the "Plan").

The Property consists of more than 288 acres on the Raritan River in Salneville. The Property is

identified as Parcel "C" and is part of the former site of Sayre & Fisher and, more recently, Naiional

Lead Industries ("NL")" The induslrial operations that took place at the Property, related. to paint

manufacturing, resulted in the need fo¡ significant remediation, which has been ongoing for the better

part of the last eleven years. As remediation efforts begin to come to a close on the Property, SSA is

now prepared to develop the Property in a manner consistent with the Plan.

Specifically, SSA proposes the construction of fifteen (15) commercial buildings, creating

approximately 314,000 sf of retail and commercial space, approxirnately 205,000 sf of office space, a:l

approximately 205,000 sf Bass Pro, a 300 key hotel and conference center, 285 units of residential

housing, and structured parking on the Property, along with the associated surface parking, landscaping,

lighting, roadways, and necessary site infrastructure, including the development of a stormwater basin

and sanitary sewer lift station on the Property. SSA additionally proposes trvo (2) stand-alone parking

decks.

What follows in the remainder of this Project Description is a summary of the proposed Riverton
Village development presented in this application, which broken into four components: subd,ivision of
Parcel "C", the Bass Pro site, the site for a mid-rise vehicle sales use, the highway services site, and the

mixed-use Village East.

The Sayreville Economic & Redevelopment Agency has deterrnined that this application is
consistent with the 'Waterfront Redevelopment Plan, and resolutions of approval authorizing this
application u'ere adopted on July 1l,2Al9 and September 19, 2019.



WHEREAS, the applicant is the lessee of certain property having addresses of Chevalier

Avenue, Chevalier Avenue &}dain Street, Off Main Street" Along Raritan River or Near Raritan

River, and otherwise known on the officiai tax duplicates of the Borough as Block 257,Lot3.04;
Block 257.Lot3.052; Block 257.01, Lot l; Block 257.01, Lot 1.01; Block 257.AI,Lot 1.10; Block
257.01,Lot4; Block 257.01, Lot5; Block 257.A7,Lot6;Block 257.01,Lot2};Block 257.0I.Lot
30.12; Block 257.02, Lot 1; Block 257.02, Lot 1.01; and Block 257.02,Lot22 (collectively, the
"Propefiy").

The Property, which is approximately 288 acres, is part of the former National Lead site and

has been designated as an area in need of redevelopment. The Property is currently owned by the
Sayreville Economic & Redevelopment Agency (the "Agency") and is designated as parcel ..C,,under

the Waterfront Redevelopment Plan, as same has been amended and supplemented to date (the ..plan 
).

This Application concerns the first Phase of a proposed multi-phase, mixed-use project known as

"Rivetton-" The Agency determined that this Application is consistent with the pla4 by way of
resolutions dated July lI,2}lg and September 19, ZAß.

Applicant seeks preliminary and final major subdivision approva-l to subdivide the property into
seven (7) lots of the following approximate size: 2a306 acres þroposed Block 257.02,Lot7),21g.3
acres (proposed Block 257 .A2, Lot I .05), 4.919 acres (proposed Block 257 , Lot49), 7.596 acres
(proposed Block 257.11,Lot 1), 19.363 acres (proposed Block zsT.r2,Lat249),7.630acres (proposed
Block 25 6.01, Lot 24), and 1 .3 47 acres (proposed Block zs7 .0z, Lot 7 .a2).

The proposed lots are identified on the submitted subdivision plat as proposed lots A- H. Each
lot is conforming with N.J.s.A. 40:55D-34, and will have access to either a public or private roadway
with appropriate rights secured to the lot and its occupants. Below is a brief summary of each of the lots
created, as well as the corresponding uses as part of the application for development.

A lock257 Lot -l- 20.306 ac Bass Pro & associated I
B Iock 25 7 02 Lot 1 05 +/-219.3 ac Remainder Lot
C omiued
D 257 Lot +l- 4.919 ac Future D
E 257.lt Lot 1 +/- 7.596 ac Future
F 2s7.12 I-at24 +l- 79.363 ac East
G ock 256.01 Lot24 +/- 7.620 ac Services Area
H ek257 LotT +/- 7.347 ac

LotArea



Applicant seeks preliminary and final major site plan approval for the following proposed

components:

l. Ilass Prc/I{ejail. Applicant proposes the construction of a 205,000-sf experiential retail building to

conrain a Bass Pro Shops Outdoor World, a bowling alley and a restaurant. The building is proposed

to be approximately 53' high from the ground floor to the ridge of the highest roof' Applicant also

proposes an outdoor boat storage area of approxim ately 1.25 acres for the purposes of dry storage and

display of watercraft for sale.

Appiicant also proposes the development of a building with a footprint of approximately 6,000

sf for mid-rise vehicle sales on a pad site to the north of the proposed location of the Bass Pro Shops

Outdoor World building. The building is proposed to be approximately eighty-four (84') feet high for

a storage tower for vehicle rnerchandise.

2. UlehWAT_$gy¡SçS. Applicant proposes the development of six (6) proposed buildings along the

southern part of the Property south of the intersection of Peter Fisher Boulevard and the Main Street

Extension, generally described as follows:

a. Building 1110 - An approximately 5,600 sf convenience store with associated fuel services

under an adjacent canopy to ssrvice eight (8) pumps-

b. Building fiz} -An approximately 13,500 sf pharmacy u,ith adrive-thru lane.

c. Building 1130 -An approximately 5,300 sf single-story restaurant with drive-thru lane.

d. Buitding 1140 - An approximately 6,000 sf retail building, which as proposed could be up to

eighty-four (84') feet high.

e. Building 1150-An approximalely 2,A75 sf drive-t]:ru restaurant.

f. Building 1160-An approximately 3,500 sf bank with drive-thru lanes.

Each of these buildings, except as noted for Building 1i40, is proposed to be between nineteen

(19') and twenty (20') feet in height.

3. Village lia¡t. Applicant proposes a mixed-use hub with the following components:

a. I:lctel ând egntfe&nçs]Çg!æI- A 300-key hotel, totaling approximately 764,250 sf with a

Ireight of approximately 142'feet, and an attached conference center of approximately 49,000 sf with

approximately 26,000 sf of retail space.

b. Movie fheatel - An approximately 158,480 sf movie theater in a building t'ith a proposed

height of sixty (60') feet.



c. Resjauên1g - Two areas for restaurants: one of approximately 46,000 sf and another of 7,237

sf. The heights of these buildings would be between forty (40') and forty-five (45') feet.

d. Retailql]d Oflige Buddi¡g-*A nine-story, approximately 258,000 sf building for retail and

office space. A rooftop sign of approximately 1,542 sf is proposed to identifu the Riverton

development.

e. Mixod-llse Resielcntial Builcling.**'¡\. five (5) story residential and retail building with an

included parking structure. The building is proposed to be approximately sevenfy (70') feet tall, and

will include approximately 285 residential units, along with approximately 65,324 sf of retail space,

and 4,800 sf for residential amenities on the ground floor.

f. Parking Structurçs, Applicant proposes two (2) parking structures. Building Pl is a proposed

structured parking deck measuring 5 stories with an overall height af 57'4". 'Ihe building will measì¡re

approximate|y 72,758 sf and house approximately 1,140 parking spaces. Building P2 is a proposed

structured parking deck measuring 5 stories with an overall height of 57'4"- The building will me¿ßure

approximately 100,917 sf and house approximately 1,636 parking spaces.

g. S.anjJafv Sewer Lift Station. Applicant fi¡rther proposes a sanitary sewer lift station to

connect into the existing sewer lines on the Property. In addition, as part of the Application, Applicant

proposes installation of a roadway network, utility infrastmcture, lighting, landscaping, drainage and

stormwater management, grading, parking (surface and structured), signage, public gathering spaces,

and other associated project amenities and facilities.

Applicant seeks relief (i) to allow for sidewalks that are closer to the buildings than permitted;

and (ii) for proposed light poles of 27', where the municipal code (if deemed applicable) imposes a

maximum height of 25'.

The subdivision proposes the creation of three major arterials, and a number of the associated

minor roadway infrastructure as well. Specifically, it creates the extension of Chevalier Avenue into the

\¡illage (labeled as Street C); Peter Fisher Avenue, which rvill connect the existing Main Street

Extension into Riverton Village; and the roadway currently referred to as "Drive 4". Each of these

roadways are described below, and described more fully in the Traffic Impact Study prepared by Maser

Consulting, P.A. and submifted herewith:

- Chevalier Avenue/Street C: This is the extension of existing Chevalier Avenue, and accesses

the Property just south of Bass Pro, extending to the intersection w-ith Peter Fisher Boulevard.
The roadway is t,vpically two lanes in each direction, with additional tuming lanes at

intersections with Peter Fisher Boulevard, Drive A, and Main Street. Chevalier Avenue also



serves as the point of direct access from the Garden State Parkway into Riverton, with a slip

rarnp from thr: southbaund off-ranrp'

Peßr Fisher Boulcvarcl: Peter F'isher Boulevard is the main bouleva¡d thoroughfare in

Riverton Village. This roadway has two lanes of traffic in both directions, and extends from

thc intersection with the Main Street Extension at the southeast' at the boundary of the

recicvelopment träcl and the adjaccnt Epic church, along the southern border of the Epic

church, and then turns north to establish the eastern edge of the Village East area' Future

development will extend Peter Fisher Boulevard firrther north into the remainder lot as part

of a fulure ¡rhase n1 clevelopmcnt.

Drive .¡tr: 'l'his roa<iway ,*ru*, as the principal north-south connection betrveen Peter Fisher

Avcn*e t' the soutir and Chevalier. It is a boulevard-s1yie roadway, with twa la¡res in both

clirecticns and a nrcdian. fJr-ivc A extends fiom the highway seruices arca north along the

western edge of the Bass Pro Shops area'

street B: Street B establishes the rvestern edge of the village East, and connects streets D

and H, running north-south. It also exænds down to the estabiish the western edge of a

proposed parking area for the cinena in the vitlage [ìast, afld may bc extr:nded in the futrtrc'

Street C: Street C is the principal east-west roadway through the Village East' extcnding

from the intersection of Peter Fisher Boulevard and Chevalier Avenue to Street B'

Street D: Street D is the northem boundary of the village East, extending from Peter Fisher

Boulevard to Sreet B.

Street E &FjZ: Street E is the north-soulh connection within the Village East betrveen Streets

c and D. street E2 is the east-west connection from street E to Peter Fisher Boulevard'

dividing Building ?000 and the parkirrg dcck to its norJh'

Strect G &, Ç2: Slreet G is a twÕ-way: singlc lane r6adu'ay without any n:redian running

north-south from the eastern edge of the proposed parking areâ for the cinelna' and

terminating at Building 6000. Stre¿t G2 is an associated east west roadway comecting St¡eet

G and Pete¡ Fisher Bãulevard, rurming between Building 6000 and the parking area to its

south.
Street I{: l"his is a two-way, single lane roadu'ay witir a median connecting Peter Fisher

Boulevard with the prnpoo"å p.r,rrpho,r=", areating arcugh sout¡ern boundary fort¡e village

East.

At this stage of the development, no traffic signals are anticipated for the internal roadway

network,

Water, electric, gas, and phone/intemet service will be either beneath the roadlvay network or in

easements adjacent to the roadrvay network, as shor¡,n on the civil engineering Plans. SSA is in the

process of securing will serve letters from PSE&G for Natural Gas Service, JCPL for Electric Service,

MCUA for Sanitary Sewer Service, and the Sayreville Water Department'

Sanitary sewer service within Riverton Village will be provided by way of a gravity sanitary

sewef system running throughout the proposed development. The gravity system lines are directed to



an on-site lift station which connects directly to the neighboring Middiesex County Utilities Authoritv
("MCUA") treatment facility via force main.

As set foflh in the associated Stonnwater Management Report prepared by Maser Consulting,

P.4., submitted by the applicant, SSA has designed a r¡.'et pond for purposes of assuring the appropriate

water quality and removal of 80% of total suspended solids. Tliis basin is located adjacent to the Raritan

River, and is designed in accordance with all applicable NJDEP standards for water quality and

stormwater management.

The proposed utility main trunk line either beior,r' or adjacent to the primary roadways will be

designed and instalied during this Development phase with sufficient capacity to accommodate all future
Riverton Development Phases.

WHEREAS, the applicant requires waivers or variances from the Waterfront Redevelopment
Plan as follows:

Sidewalks and Circulation:

"Sidewalks shall be a minimurn of four (4)
feet in widtlL exclusive of car overhang areas,
and shall be set back a minimum of five (5)
feet from all buildings."

Redevelopment Plan, p.2l (1999):

St¿ndard

proposes less than five (5') feet in
distance between the buildings and the
sidewalk area for portions of the Highway
Services and Village area in the proposed
development.

Applicant
Justification for Waiver

To the extent applicable, two Borough Code
standards:
- Borough Code, sect. 26-96.g(d): ,,The

maximum height of freestanding lights
should not exceed the height of the
Frineipal building or twenty_fïve (25)
feet, whichcver is less.,'

- Barough Code, sect 26-96.5(k)(2):,.The
maximum allowable pole height shall
be thirty-five (35,) feet measured from
the highest point of pole and fixture to
finished grade.',
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Utilities

Redevelopment Plan does not expressly
address utility standards and construction
slandards.

Boroagh Code, sect. 26-99: Establishes
Borough Standards for Utility Construction.

Standard
Applicant proposes the use of alternative
materials and standards in construction, as
detailed on the plan set. Specifically, this
includes appropriate materials and processes
for working in remediated soils on the
Property.

Justificatíon for Waiver Requested

\ryHEREAS, the project proposes the following improvements

1. Bass Pro - 1A
a. Bass Pro Shops Outdoor World

The building is proposed on Lot A as a single story *'ith a limiæd mezzanine and an overall
height of 53' fiom the ground to the ridge peak of the highest roof. Architectural renderings of this
proposed building have been prepared by Meyer Design and a¡e submitted herewith. An excerpt of such
plans shows the following:

Bass Pro Shops Outdoor World, totaling 205,000 sf, is an experiential retail space, making the
building itself a destination. Bass Pro is a leading retailer for fishing, hunting, boating, and outãoor
sporting goods. 'Within the proposed building, approximately 134,000 sf will be dedicated to retail
service, including the sales of boats, clothing, camping equipmen! hunting equipment, toys, outdoor
sports equipment and water sports equipment (including boats, kayaks, canoes. etc.). There is also a
proposed archery range within the building" which will be segregated from the retail space, but will be
accessible through the Bass Pro portion of the building. As noted on the plans, a portion of the proposed
building is for sales of boats.

Additionally, to broaden the retail experience within the building, SSA proposes developing the
Bass Pro portion of the Property with an attached restaurant and bowlin g alley ot the eastern w-irig of
the building. Specifically, this area is approximately 26,0A0 s{ and includes twenty (20) laneJ of
bowling and an associated bar and restauranl. This portion of the building will be ptrysicatty'separated
from the Bass Pro retail sales portion of the building.

Approximately 10,500 sf are proposed to accommodate the necessarv business ancl back office
ñmctions associated with the two operations on-site. This includes office ,puð", training, restrooms, and
other flex space.

Parking and Loading Area
Parking on-site is provided consistent with the obligations of the 'Waterfront 

Redevelopment
Plan' Specifically, SSA is proposingl,l29 parking spaces, which includes the required parking for
disabled persons, in the adjacent surface parking areas, which is greater than required un¿ei the



Waterfiont Redevelopment PIan (81 1 parking spaces). Ad<iitionally, Ioading spaces are provided in tire

southcast corner of the proposed development to accomrnodate the deliveries for the Bass Pro Shop. 'l.he

boats will be moved in and out through loading doors on thc eastern side of the building as n'ell. A
refuse and recycling area have been identifìed adjacent 1o the bou4ing alley and kitchen area on the

castern side of the iruilding.
Associated with the Bass Pro site ivill be a proposed boat storage arcaat a location east of the

stonnwater n'ìanagement basin. The lloat Storage Area u'ill be zrpproximately 1.25 acres paved for the

dry storage and cìisplay of u,atercraft. Bass Pro will operate and maintain this fucility.
Signage
Signage is controlled by the Watelfi'ont Redevelopment Plan- The proposed development

pl'oposes the following by way ol' signage, r.vhich is detailed on page A7 of thc architectural plans
prepalcC by Meyer l)esign and sutxnilted herewith:

+l- 16.97 sf
t i- 48.67 sf
i'l- 14?.21 sf
+l- 194-7Ct sf
Sisn Area
Rear Elev¿tion :

+l- 563.01 sf
Sien Area
Side2Elevätion' ""
+/- 137.49 sf
+/- 194"70 sf
+/- 563.01 sf
Sign Area
Side '1;.EleVatioä,; ' '':""' ' ,

+/- 1 17.54 sf
r-/- 173.16 sf
+/- 131.20 sf
+/- 173.66 sf
t l- 144.74 sf
+/- 147.21 sf
r./- 194.70 sf
.'l- 134.74 s{

Arca

Customer Pick Up Sign
Bass Pro Shop Logo (smail)
Outdoor World Loeo
Bass Pro Shop Logo
Sign Description

Roof N{ur¿rl /Loco
Sign Description

Boat Service Signage
Bass Pro Shop l-ogo
Roof Mural / Logo
Sien Description

Fishbowl Loeo
Uncle Bucks Fishbowl & Cirill Logo
\\¡hite Iüver Logo
Red llead Logo

'fracker Boats Logo
Outdoor World Logo

American Þ'l

Bass Pro Shop l-ogo

Sign Description

. .. :, l,r.r t- .... l_-t i, .. : " : ì.:.

All of the proposed signage is in keeping with the design standards set fortir in the Plan. Design
of the proposed signage is eonsistent with the aesthetic of a llass Pro Shop Outdoor World architectural
thernes and will be used as tenant identification signs. Ail signage is mounted on the building and is
oriented toward the surrounding roadways and palking areas to aid u'ith tenant identification and
wayfinding on site.



b. Mid-Rise Vehicle Sales

SSA additionally proposes thc construction and development of a 6.000-sf building for mid-rise
vehicle sales on a pad site to the norlh of tlie proposed Ba-ss Pro Shop Outdoor 'World. The building
itself is proposed q,ith a height of approximately eighty-four (84') feet for the storage tower. The buitding
is proposed to bc accessed fiom Drive A and thlough the parking lot of the Bass Pro buiiding; this
proposed building is more in the styl" ota "pad site," relying on access through the otherwise existing
roadw'ay net*'ork within and acljaccnt to proposed Lot A. A proposed view of the southern façade of the
proposed building is below:
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The proposed development stacks vehicles vertically, to avoid the need fbr additional ground
level storage or parking on site. Loading is dedicated to two parking spaces on the southern enõof the
proposed parking area, totaling approximately 558 sf. The developmãni propou*, fifty-five (55) parking
spaces, ç'here approximately 24 are required far ihe proposed ret;il use.

Refuse and recycling services are provided aã3aCent to the site in a l0' x 20' pad.

- Siguagc is proposed *n the base of the proposed builcling with a lìfty-six qsO¡ sf sign over thernain retail cloor- The to¡:r oÍ the proposcd towei *ill huu* signags on all four sirtes, with area af 269.5sfon each side.

3. fligl¡rvav Services - Phasc lfì
The area of the Property in proposed Lot G provicles amenity establishments and convenience

services for use by the Riverton community, olher 
-sayrcville 

residents as well as passing 
"o-rrr*",traff,rc ol otherwise serve the adjaoent highways. Each of these proposed uses are described below. A

lg_

l



key map showing each of the six (6) proposed buildings from the civil site plan set prepared by Maser
Consul ting is below:

,
L
Itë
i5I

Traffic access to each of the proposed uses will enter the Riverton Development tluough either
Peter Fisher Boulevard or the Main Street Extension directly. Each of the proposed buildings
incorporates its own parking, but the concept is to create a nexus or hub of activity among these uses
that typically have a shorler engagement time with a visitors and consumers in comparison with the
Viilage East Retail core.

I



Building lf 10 - Convenience Store with Fuel

On the portion of Lot G nearest the intersection of Main Street Extension and Peter Fisher

Boulevard, SSA proposes a convenience store of approximately 5.600 sf with an associated fueling use

that will have acanopy of approximately 8,100 sf to accommodate eight (8) pumps. The building height
is proposed to be approximately nineteen (19') feet, where the canopy would stand slightly taller at2L2
feet. The canopy is greater than 35 feet from the Main Street Extension and is therefore compliant with
the Plan. A concept excerpt prepared by Cooper Robertson is below, showing the eastern elevation of
both the canopy and the convenience store behind:

The design proposes three (3) signs on the building or canopy. A 176-sf sign is proposed on the
canopy to identiS the tenant on the eastern façade. Two wall signs (one of 88 sf on the northem façade,
one of 86 sf on the eastern façade) each are proposed to identify the tenant on the building itself.

On-site parking for this combined use proposes seventy-one (71) spaces, where twenf-t}ree (23)
wou-ld be required

Refuse and recycling are located in a trash enclosure located to the southwest of the proposed

building. Due to the short-term nature of any loading/unloading for the convenience store, there is a
designated loading area of approximately 750 sf on the northwestem side of the building.



a. Building lnA -Pharmacy

Immediately south of Building I 110 isproposed a 13,500-sfpharmacy. The single-story building
is proposed to have a height of approximately 19.5 fee! and will have sixty-seven (67) parking spaces,
where fifty-four (54) would be required by the curent Plan. A sketch of the proposed building's eastern
elevation is shown below:

-r.?f,la --,
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The proposed design also includes a drive-thru lane for the pharmacy are4 and proposed signage
as well. Here, the proposal includes two large mural areas on the east and south walls compãsing
proposed signs of 210 sf and 280 sf respectively. In addition, four smaller tenant identification siþs are
proposed, with two above the entrance (70 sf each) and two above the drive thru canopy (54 sf eãch).

A trash enclosure is proposed to the southwest of the proposed building. A loading area is
designated on the west side of the building in the area near the drive,thru for thã -Loading

would be timed to avoid any interference with the business operations of the pharmacy. For any smaller
deliveries that w-ould come via a box truck or a similar smaller carrier, there is ample addition¿ parking
on site to accommodate same.



b. Building 1130 - Rest¿urant with Drive Thru

SSA proposes the development of a 5,300 sf; single story restaurant with drive-thu. The building
itself is proposed to be approximately nineteen (19') feet tall. The building is proposed to be accessed
from the internal parking areas off of Peter Fisher Boulevard, and will not have a dedicated driveway of
its own; this proposed building is more in the sfyle of a'opad site," relying on access through the roadway
network within proposed Lot G. A proposed view of the northem elevation is below:
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SSA proposes 30 parking spaces associated with this use, where the Plan vl,ould otherwise require
22- A drive-thru lane is proposed to run along the northern and western faces of the proposed buiiáing.
No dedicated loading area is proposed, but loading will be arranged to not interfere with the business
operations on the site, likely at times outside of normal business hãurs for the proposed user.

Signage on the building is proposed to include three wall mounted signs of approximai ely 24A
sf,24A sf, and 72 sf respectively.

Reftrse services are proposed to be accessed tlrrough the parking area to the northwest ofthe site.



c. Building 1140 - Retail

SSA proposes the development of a building with a footprint of approximately 6,000 sf for retail
space and associated parking and improvements. The building is proposed to be accessed from the other
internal roadway networks within Lot G; this proposed building is more in the style of a "pad site,"
relying on access through the otherwise existing roadway net'uvork within and adjacent to proposed Lot
G. A concept plan for the proposed building is shor¡.n below:
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The development proposes forty-three (43) parking spaces, where approximately 24 arerequired
for the proposed retail use. Loading areas are proposed along the northern elevation, totaling
approximately 2,020 sf.

Refuse and recycling sen'ices are provided adjacent to the site in a 10' x 20' pad.

Tõiãì



d. Building 1150 * Restaurant with Drive-Thru

SSA proposes a drive-thru reslaurant of appraximately 2,075 sf with associated parking area's'

The buildi'g is propJs"¿io h""- a height of appr,i*imately nineteen (tr9') fueî' with associated signagc'

Tlie pr*perry is designed to have a drive-thru 1ä along the northcrn and rvestern porlions of the site' '4

propou*,t elãr,ation from the eastern side af the building is below:
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Parking for the development is proposed to provide forty-nine (49) spaces' where the Plan

requires nine (9) spaces. A üu"h 
"rr"tor,räiJpropo."d 

t-" 9: northeast portion of the proposed parking

areawhichwouldbesharedbetweenBuildingsll30andll50.

signage for the building is proposed as follows: two signs of 88 sf each on the north and east

facades-



e. Building 11ó0 - Bank

SSA praposes a bank *f approximately 3,50û sf witlr an associated drjve-thru and canopy' The

building is piopåsed to have a ireight cf apprnximately nineteen (19') fbst" witlr associated signage. The

propcn; is aesignø to have a d¡ive-thru å*opy along the weslern edge of the building, and access to

the site will come from the internal roadway nét'ùrortìn proposed Lot G. A proposed elevation from

the northern side ofthe building is below:

...--, --- *. i$\!r¡G.
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The signage for *re proposed building includes an 88-sf sign on the northern façade, and two

signs of 176 sf and 86 sf on the eastem facade'

proposed parking of the building is approximately thirty-eight (38) spaces, where sixteen (16)

spâces are'required unðer fte plan. ¡iu ¿*¿i*ted loading area is provided, although to the extent

****rury, 1gaai¡}g ü¡nes and loc¿tiors will bc determined with the tenant to avoid any concerns or

conflicts with operations on the property" A trash enclosure is proposed to the north west ofthe proposed

building.



Ti_þge East* llhase iC:

-- Ar pr,1 .f this proposed development, SSA also proposes the construction of R-E within 'üì, atea

clesignatedãs the.'village East." The Developer is currently preparing Civil Engineering, I-andscaping

and Árchitectural plans lor the "West Village," which will be submitted as part of a future application.

Together, the East and West Village will serve as the main mixed-use hub in the downtown of the

proposed Riverton develoPment.
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z. Building 6000 - Multi-Family Residential and Retail

SSA proposes a five (5) story residential and retail building with an included parking structwe.

A total of 370,740 sf of residential space is proposed (approx. 285 units), along with 65,324 sf for retail

and 4,800 for ground floor level residential amenities. An additional 128,500 sf is proposed for parking,

rcfuse, and recycling areas on site.
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The overall height of the proposed building is seventy (70') feet. A perspective view of the
proposed development is below, as shown on the plans prepared by dwell design studio:

The Plan requires 425 pa,rking spaces, and SSA proposes 428 on site in a parking deck.

Tenant identification signage will be proposed when eventual tenants are identified for rhe retail
spaces. A building mounted blade sign is proposed with an area of approximately 168 sf. Additional
signage will be required for any retail tenants, and the size and location of such signage will be
determined as those tenants are identified.

Trvo loading areas are proposed as part of this building. The residential building has a proposed
loading area of approximately 1,860 sf, which is shared with the refuse and recycling collection area,
with the parking garage on-site. The retail space has approximately 13,309 sf of loading area" also shared
with the refirse and recycling collectiotT aÍea on site.



b. Iluilding 6240 - Restaurant

Building 6200 is a proposed 7,737 sf restaurant, which is attached to the proposed cinema in

Buitding 6300. The building would be approximately 45' leet high. lt would share loading and refuse

facilities with the attached 
"in"**. 

Signage is proposed for a 28-sf wall-mounted sign'

c. Building 6300 - Proposed Movie Theater

SSA proposes the construction of approximately 158,480 sf for the development of a movie

theater. The overall building is proposed toïe about 88,480 sf on the first floor and a mezzanine style

second floor of up to ?0,0001f. Th; overall proposed building height is sixty (60') feet'

Approximately 624 parking spaces would be requircd by thg.ptoryt:d:ovie theater, which i*

u""o**ódated by the parking *t*u to-th* south and the proposed parking deek (Pl ) to thc east. Loading

is accommodateá by trre shared loading and refuse facilities with the att¿ched restaurant in Building

62AA, and consist, óf t*o areas on the eastern face of the building of 480 sf and 72A sî as reflected on

the architectural and engineering plans.

Signage is shown as illustrative on the proposed architectural plans and wouid be finalized once

thc tenaniopJruto, is identilied for the movie theater. I{owever, the proposed square footages for such

signage are currently proposed to include a 440 sf sign at the cinema €utra;rce to be r¡'all-mountcd, an 88

,irign mounted on th" canopy at the building entra¡rce. a 32 sf sign also mounted an llr* cãrlopy, and a

96 siwall-mounted sign on the side wall of the proposed mot'ie theater.



d. Builciing 6400 - Resraurant
Building 6400 is proposcd fbr one or more restauÍants and wiil consist of approxim ately 46,00A

sf on two stories. The height of the building u'ill be approxinrarely 40 feet, 4 ûrches.

Parking for this building will be located in the adjacent parking decks. Loadi¡g and refuse areas
are on the ground floor of the building along the wester¡rfac.e oithe UuitOing. Signage as necessary will
be determineci by the tenants.



e. Building 7000 - Retail/Office Building

Buitcling 2000 is a proposed offrce tower u'ith ground floor space reservcd for retail c,r raståur¿ìnt

use. The overall height of ttrå building is proposed to be 141' 5" and nine storics. 'l'hc olficc space is

proposed to measure approximately 207 )6A st with an addition al 49,288 sf for ground floor retail or

restaurant users.
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A roofiop sign of approximately 1,542 sf is proposed to identi$ the Riverton development and

this building.
earking for this building will be located in the adjacent parking decks. Loading and refuse

areas are on thã ground floor of the building along the northem face of the building, in a shared spâc€

with other surrounding buildings.



f. Ruildings 7100 &.7200- ilotel and Confèrence Center

Buildings 7100 and 72A0 are the proposed hotel arrd conference center. The hotel is proposed to
be 1.64,52A sf. q,ith 10 stolies rneasuling just over 142'. 'Ihe attached restaurant or retail space is
proposed to be25.627 s{. and the proposed conÍèrence center is proposed to be 48.667 sf.

A proposed rendering is includcd with the plans prepared by Wakefield Beasley & Associates,
and excerpted below:

'fhe hotel will feature two (2) 484-sf wall mounted signs and a 420-sf r¿all mounÍed sign facing
the rear of the hotel, as well as proposed signage over the entry canopY, as reficcted on the belorv
perspective of the sc,uthern elevation. These en1ry signs will total approximately 132 sf on the canopy.
The conference center proposes a224-sf siglr to bc wall-mounted over its entrance.
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Forfy-one (41) parking spaces are dedicated to the conference center space, in addition to rhc
surrounding parking decks.



g. Pl- Parking Deck: BuildingPl is aproposed structuredparkingdeckmeasuring 5 stories with

an ovcrall height of 57,40'. '¡"trc ¡uitd;ilg wiil measure 72,758 sf and house approrimately 1,140

¡:arking spac€s. There q'ill bc twa identi{i¿atir¡n sigrrs.

h. P2- parking Deck: Buiiding P2 is a proposed structurecl parking deck nreasuring 5 stories

with an overall height of 57'4". The building will measufe 100,9i7 sl'and house

approximately 1,636 parking spaces. There will be four identificalion signs'

WHEREAS, the new construction activities and proposed facilities are consistent with

and will provide significant local and regional benefits to New Jersey residents; and

ryHEREAS, the application is consistent with the goals and objectives of the Waterfi.ont

Redeveropment plan that, among other things, advances the Borough's affordable housing obligation,

functionality of the site, provides recreational opportunities, improves the physical appearance of the

area, provides economic opportunity and improves residentiai quality; and

WI{EREAS, a public hearing was held on said site plan application before the Planning Board

of the Borough of sayreville on December 10,2019 in accordance with local ordinance and the laws of

the State of New JerseY; and

WIIEREAS, the planning Board of the Borough of Sayreville reviewed the application, site

plan, subdi'ision plan, documentation and exhibits submitted and having listened to the applicant's

u,itnesses, and after receiving reports and input from its professional staff' and any testimony by

members of the public in favor or opposition thereto, does make the following findings of fact and

conclusions of law:

1. The plans conform to the requirernents of the Sayreville Land Use and Development

Ordinance relative to Site Plans'

z. Notice as required under the Municipal Land Use Law has been given and the Planning

Board has jurisdiction to hea¡ and decide the application.

3. Jennifer phillips Smirh, Esq. of the law firm of Gibbons, P.C., registered her appearance

as attomey for the applicant. Ms. Smith stipulated to the admission of the Borough's professional

reports into evidence. Ms. Smith represented that the applicant will comply with the terms and

conditions contained in the reports of the Borough's professional staff, and w'illprovide revised plans

to the Borough consistent with this resolution and as directed by the Borough' Ms' Smith indicated

that the application before the Board was prepared following review by SERA as well as conceptual

plans previously reviewed by the Planning lloard several months ago. Ms' Smith indicated that

Exhibit A-2 sets forth the three (3) design waivers being requested by the applicant'



4. Kevin polston was swom to tcstis. Mr. Polston testified that he is the project executive

for the Riverton site. Mr. polston testified that he is responsible for the oversight of the day-to-day

activities of the redeveropment pran. The site consisrs of three (3) parcels. Parcel A is to the east of

the Route 35 bridge that has been deeded to the state and county as open space' subject to the

reservation of a small portion for future roadway improvements' Parcel B is the subject of future

development that is not parl of the application before the Board' Parcel C, west of the Ðriscoll Bridge

is the primary development parcel in the near future with the Riverton site plan components being

considered before the Board in this application. Sayreville seaport Associates f'ssA'l was designated

as the redeveroper for the project. The site was the subject of remediation since 2009 and after a

development plan was approved in20l4,the market evolved and North American Properties became

associated with the development of the site and redesigned the plans. The current plan before the

Board is a subset of the concept plan dated February 28,2019. Mr' Polston testified that Parcel A of

the site that has been remediated and capped. Financing the improvements will come from a state

economic development growth grant that is pending as well as a local pilot program'

5. John Kirk of Cooper Robertson was sworn and qualified to testify as an architect

licensed in the state of New Jersey. Mr. Kirk testiñed that phase l incrudes 15 projects. They are

seeking tenants for the six (6) proposed buildings and working out the architectural details required to

maintain the Riverton look. The Riverton Proposed Buildings are described on page 74 of the

Riverton Exhibit marked as A-1. The buildings incrude a variety of uses, incruding, convenience store

and fueling station, pharmacy, restaurant (2) with drive-thru, banlq retail stores' movie theater' Bass

pro outlet, hotel and conference center, vehicle sales, ofñce space, residential units, parking becks and

boat storage area.

6. George'Wilson was sworn and qualified to testify as a licensed architect in the State of

New Jersey. Mr. s/ilson,s testimony addressed the Bass Pro outlet. Mr. wilson testified that the Bass

pro is 205,000 square feet with various amenities, including retail, bowling alley, restaurant and bar

area that will provide a unique experience for patrons'

7. Brian Tolman was swom and qualified to testify as a licensed architect in the State of

New Jersey. Mr. Tolman's restimony addressed the architecture rvithin the village. Mr' 'lolman

testified as to the colfiguration of the proposed buildings clepicted on the plans and contained in



Exhibit A-1, pages 16-21, Mr. Toiman testified about the two (2) proposed parking decks for the

village a¡ea with 1140 spaces and 1636 respectively'

8. Stephen Moriak was sworn and qualified to testify as a licensed architect in the State of

New Jersey. Mr. Moriak's testimony addressed the design of the residential and retail building located

in the village. Mr. Moriak testified that there will be fîve (5) levels consisting of one (1) retail ievel

with 65,000 square feet of retail space and four (4) residential apafment levels with 285 units and a

S-level parking deck for the residential uses. The exterior is a mixture of masonry, veneer,

cementitious siding and panel, store fiont and windou's. Mr. Moriak testified that the design of the

building with landscaping and streetscape look presents a vibrant commrnity feel. lvfr. Moriak

testihed that the residential use contains affordable housing units th¿t are spread out in the va¡ious

buildings and supply a portion of the Borough's housing obligation under the Borough's settlement

with the Fair Share Housing Center.

9. David Floyd was sworn and qualified to testi$' as a registered landscape architect in the

State of New Jersey. Mr. Floyd's testimony addressed the . Mr. Floyd testified that his firm designed

the landscape and hardscape of the site to combine the experience of lighting, music, experiential

elements that bring magic to the project. The design provides for interactive sidewalks and outdoor

dining, pedestrian traffic with seamless activities that provide a village type experience that creates a

sense of community.

10. Daniel W. Busch, P.8., P.P., CME, of Maser Consulting, P.4., was sworn and qualified

to testify as a licensed professional engineer and planner in the State of New Jersey. It¡lr. Busch

provided testimony about the site plan and subdivision plan before the Board. The plan proposes the

creation of seven (7) lots on Parcel C with the various amenities previously testified to by the

architects. The proposed buildings are interconnec-ted with roadways and sidewalks that provide a

village type look and feel. Mr. Busch testifîed that phase 2 will be a subsequent application before the

Board. The site will all tie in with the new Garden State Parkway Interchange 125. The site plan

provides for pedestrian access and bike compatibility with dedicated bike lanes along Peter Fisher

Boulevard. The shared roads extend all the \Ã/ay to the waterfront lvalkway. All streets with the

exception of a portion of Chevalier Avenue w'hen you first enter the site. Mr. Busch opined that the

design waiver for a maximum sidewalk distance of 5 feet from buildings where 4 feet is proposed in a

number of locations. 'fhe design waiver for height of the lighting where a maximum of 25 feet is

permitted and27 feet is proposed so as to provide uniform lighting of the Bass Pro parking lot area.



The applicant also seeks a design waiver for the type of rnaterials to be used for the utilities to bc

suitable for types of soil conditions. Mr. Busch addressed utility and stormwater issues raised by the

CME report. Mr. Busch testified he agreed the applicant will comply with the terms and conditions

contained in the Borough's CME report and planner's report made a part of the record. Mr. Busch

opined that the application submitted meets all of the goals of the waterfront redevelopment plan and

specifically goal #8 to create a new mixed-use area and goal #15 to improve the public elements of the

streetscape through landscaping, stueet fumiture, paving, Iighting and pedestrian walkways. The

design waivers for the maximum height of the free-standing light poles, sidewalks adjacent to

buildings and utility materials can be granted since they were previously granted lvhen Bass pro was

previously approved by resolution dated march 19,2014 and conditions have not changed. The relief

is necessary to proceed with the development.

11. Michelle Brieho{ P.E., of Maser Consulting, P.A-, was qualifîed to testify as a

professional trafÍlc engineer, licensed by the State of New Jersey. Ms. Briehof opined that her opinion

is based upon full development even though this application is directed at Phase 1 only. Thç off-site

traffic and roadway improvements have already been constructed. The construction of the 125

southbound off ramp and the 125 southbound on ramp infrastructure is in place and operational. Ms.

Briehofitestif,red she forecasted traffic based upon current industry shndards with peak hours on the

roadway and the intersections that will operate at satisfactory levels. A dedicated right tum slip ramp

is proposed at the Chevalier inlersection. The roadway improvements will be more than sufficient to

support Phase 1 of any future development phase. Ms. Briehof opined thatS0Yo of the traffic will be

destined towards the regional roadway networks with about l2o/o traveling along Main Street that

would mainly be Sayreville traffic.

12- Ma¡k Fetah was swom and testified that he is part of the project team for this

application. I{e is responsible for overseeing the construction schedule and to coordinate the

permitting, safety and quality for the project. Upon approval they will move quickly to the bidding

and award process lvith New Jersey based labor.

13. The hearing was opened for public comment and a member of the public came forwald.

Carolyn Pravlik began questioning the applicant's professionals about a proposed marina and a scour

hole offthe wet pond. She was questioning the remediation of river sediments. It r¡',as then determined

that Ms. Pravlik is from'Washington, DC and claimed she represents local organizations r,r'ho are

trying to get eh river sediments cleaned up. Ms. Pravlik also admitted that there is pending litigation



over this issue and she is representing plaintiffs in the litigarion seeking to have NL remediate the river

sediments. Upon inquiry by the Board attomey, Ms. Pravlik admitted that she does not o\l]1 or have an

interest in property in the Borough of Sayreville. As such, Ms. Pravlik was not an "interested person"

as that term is dcfined in the Munioipal Land Use Law and therefore is and was not entitled to proffer

comment during the public portion of the meeting. AccordinglY, her comments and further

participation was not permitted.

The public portion of the meeting was closed-

Mr. Macagnone made a motion to approve the application rvith ali conditions agreed to during

the hearing and with all the conditions set forth in the Borough's professional reports. Mr. Davis made

the second to the motion.

WHEREAS THE BOARD FURTHER FINDS:

14. The Board considered the testimony of the applicant's witnesses and professionals and

determined that the applicant demonstrated that the application substantially complies with the bulk

and design standards of the Waterfront Redevelopment Plan adopted by the Borough for this property.

The board fourid as a fact that the tlrree design waivers requested and made part of the application can

be granled wifhout adverse impact to the redevelopment plan or the master plan of the Borough of

Sayreville. In all other respects, the applicant meets the development standards set foth in the

Waterfront Redevelopm entZone. Further, the Board finds that this application represents the

Borough's effort to meet its affordable housing obligation and resolution of recent litigation in that

regard. The Board accepted the testimony of the applicant's professional witnesses and was satisfied

that the applicant met the burden of proof under the Municipal Land l-ise Law and granted preliminary

and final major site plan and final subdivision approval of the application, subject to conditions

imposed in this resolution. Further, Mr. Busch testified that the proposed relief can be granted without

impairing the intent and purpose of the zone plan, the master plan or the Waterfront Redevelopment

Plan and without substantial detriment to the public good. 'fhe Board finds that based upon the

testimony and exhibits provided, the three (3) waivers and relief requested by the applicant can be

granted without substantial detriment to the zone plan and redevelopment plan adopted for this site.

The Board finds that the project substantialiy complies with the Redevelopment Plan and advances the

pulposes of the redevelopment plan and zoning. The site plan also promotes a desirable visual

environment through creative development techniques and specific design arrangement.



NOW, THEREFORE, LET IT tsE IìESOLVED, that the Planning Board of the Borough of

Sayreville does hereby grant Preliminary & Final Major Site Plan and Final Major Subdivision

approval ¿rnd relief indicated herein to SAYREVILLE SEAPORT ASSOCIATES URBAN

RENEWAL, LP, hereinafter refen^ed to as the applicant, to construct Riverton Village * Phase One,

locating within Parcel C of the site, located in the Waterfront Redevelopment Zone. more particularly

knorvn and proposed as Block 257,LoLs 3.A4 &.3.A52; Block 257 .01, Lots 1, 1.10, 4, 5, 6, 20 and

30.12 Block 257 .02, Lots 1.01 and 22 onthe tax map of Borough of Sayreville, Middlesex County,

New Jersey, subject to the following conditions:

1. The applicant shall comply u'ith the terms and conditions set forth in the report from John

Leoncavallo, P.P., LA. Community Planning Consultant & Landscape Architect dated November 27,

2019 and December 3,2019 and submit revised plans as required.

2. The applicant shall comply with the terms and conditions set forth in the report fiom Jay

Comell, P.E., of CME Associates dated December 10, 2019 and submit revised plans as required. The

applicant will obtain approval from CME with respec.t to the materials used for the water main

systems.

3. Approval herein is subject to further review and submission of revised plans as required by

the terms of this resolution and the record at tle public hearing on December 10, 2A19.

4. Preliminary &. Final Major Site Plan and Final Major Subdivision approval is based upon

the facls and evidence presented to the Board at the time of the hearing. In the event that it is

determined that the applicant presented facts or evidence that rnay have erroneous or incorrect, the

Board reserves the right to rescind this approval under the provisions of the Municipat Land Use Law

and cases interpreting same and/or require the applicant to retum to the Board for further hearing.

5. Approval of a major subdivision shall expire ninety-five (95) days from the date of signing

of the plat unless within such period the plat shall have been duly filed by the developer rvith the

county recording oflicer in accordance with N.J.S.A. 40:55D-54(a). No subdivision such plat shan be

accepted for such filing by the counfy recording officer until it has been approved by the Planning

Board as indicated on the instrument by the signature of the chairperson and secretary of the planning

board or a certificate has been issued pursuant to sections 35, 38, 44,48,54 or 63 pf P.L. 1975, e.291.

6. The general terms and conditions. whether conditional or otherw-ise, upon which approval is

granted, shall not be changed for a period of two (2) years after the date of approval.



7. In accordance r¡"ith Section 1-7.8.2 of the llules and Regulations of the Sayreville Planning

Board, the relief granted herein is conditioned upon payment all delinquent taxes and/or water/sewer

assessments prior to the issuance of a building permit by the appropriate official. This provision is a

condition oflfinal approval granted by the Board.

8. The approval of the Board herein is subject to other necessary'and applicable govemmental

approvals required for this usage and the construction of improvements on the property. The applicant

to submit to the Secretary of the Board and the building department of the Borough of Sayreville such

additional governmental permits and./or approvals as received by the applicant in t¡is case.

9' Prior to any work at the property the applieant is to obtain all required municipal permits

and/or county approvals for the work to be undertaken on the property, including demolition and

construction permits.

10- Prior to the commencement of any work at the property the applicant is to present for
reasonable review, requirements and approval of the Board Engineer and the Borough Engineer a pla'
for any and all demolition andlor construction work to be undertaken at the property pursuant to the

approvals now granted to the applicant herein. Further, all construction u'ork at the property shall at

all times be subject to the reasonable revie$', requirements and approval of the Building Department

and the Borough Engineer for the Borough of Sayreville.

1 1. All construction work and activities at the property shall be strictly in accordance with the

plans, evidence and testimony in this case - the applicant agrees to apply to the Board for any further
change in any of the construction and site plan detaiis and work now allorved and the usage of the
properly overall prior to undertaking same and if such usage and/or work be contrary to the terms of
this resolution, increase any non-conformity at the property, or which would otherwise not be in
compliance with the Land Development Ordinance for the Borough of Sayreville.

12. The applicant shall post a performance bond andlar maintenance bond to assure

installation and maintenance of improvements that have been approved as part of the application
consistent with the ordinances of the Borough of Sayreville adopted pursuant to N.J.S.A. 40:55D-53.

13. The action taken by the Planning Board and the decisions made by it shall be effective
pursuant to appropriate ordinance and statutory provisions; and r¡'hether statutorily required, it sha¡ be

lhe applicant's duty to make the filings with the Middlesex County Recording Of.ficer.

14. The applicant shall publish a brief notice of this determination in an official newspaper of
the municipality within twenty (20) days of the date of mailing of a copy of this Resolution to the



applicant. Prelirninary & Final Major Site Plan and Final major Subdivision and variancelwaiver

approval is hereby granted effective December 10, 2019 pursuant to a motion adopted by the Planrring

Board of the Borough of Sayreville.

I hereby certify that the foregoing is an exact and true copy of the Resolution adopted by

the Planning Board ofthe Borough of Sayreville at apublic meeting held on January 81 2020.

ADOPTED: January 8,2020

, Planning Boa¡d
of

Rql¡tg¡l: [Yes For Approval]

YES: Robert Davis, Kevin Kelly, Michael Macagnone, Anna o'I_eary, Thomas Tighe,
NO: None
Abstain: None
Application: GRANTED



A RESOLUTION OF TTIE SAYREVILLE ECONOMIC AND REDEVELOPMENT
AGENCY CONSENTING TO REDEVELOPER'S PROPOSED APPLICATION TO

SAYREYILLE PLANNING BOARD FOR AMENDED SITE PLAN APPROVAL
REGARDING PROPOSED BASSPRO BUILDING FOOTPRINT IN

CONNECTION \ryITH WATERFRONT REDEVELOPMENT PROJECT

WHEREAS, Sayreville Seaport Associates, L,P. is the designated redeveloper
("ßgdeLelgpçfJ for certain property owned by the Sayreville Economic and Redevelopment

Agency ("Agggry") including an area formerly known as a portion of Biock 257.A2, Lot I and

proposed to be known as Block 257.02, Lot 7 (collectively, the "Propertv"); and

WI[EREAS, the Redeveloper is seeking approval from the Agency to realign the

foundation of the proposed Bass Pro Shop building prior to proceeding with an application to the
Sayreville Planning Board for amended preliminary and final major site plan approval; and

WHEREAS, the Redeveloper previousiy secured approvals from the Agency and the

Sayreville Planning Board for the Bass Pro Shop, however, Bass Pro desires to implement
certain refinements to the buildings previous design; and

WHEREAS, the Redeveloper submitted the following plans, attached hereto as Erhibit
A, with the Agency:

(1) Amended Site Plan, Riverton Village, Phase iC for North American Properties

consisting of three (3) sheets, prepared by Colliers Engineering & Design, Inc., d¿ted February 7,

2023; and

(2) Conceptual Architectural Plans for Bass Pro Shops Outdoor World Rctail Store and

Restaurant Set consisting of six (6) sheets, prepared by Insight Design Architects, LLC, dated

February 6,7023;

\ilHEREAS, pursuant to a report from CME Associates dated February 14, 2023,
attached hereto as Exhibit B, the Agency Engineer has reviewed the aforementioned Plans and

has determined that the proposed building adjustment is consistent with the V/aterfront
Redeveiopment Plan and the Master Redevelopment Agreement between the Redeveloper and

the Agency; and

NOW, TIIEREFORE, BE IT RESOLVED, by the Sayreville Economic and

Redevelopment Agency that it hereby approves the aforementioned Plans and consents to the
Redeveloper's applieation to the Sayreville Planning Board for amended preliminary and final
major site plan approval.

IT IS F'URTHER RESOLVED that the Chairperson and Agency Professionals are

hereby authorized and directed to take any action and to execute any documents as may be

necessary to effectuate this Resolution.



OFX'ERED BY: þ.cu, n á,¿4

SECOIIIDEDBY: LL1/87
y¿e î

L

I, Joseph P. Ambrosio, Esq., Secretary and certiffing agent of the Sayreville Economic
and Redevelopment Agency, hereby certi* that the foregoing Resolution was adopted at a
regularmeeting of tlre Agenoy held on February 23,2;023,

P. Ambrosio, Esq., Secretary
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