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MEMO TO:

FROM:

DATE:

SUBJECT:

Borough of Sayreville Planning Board

Jay B. Cornell, P.E., Borough Enginee/s Offt\B?C
June 21 ,2023

Sayreville Seaport Associates Urban Renewal LP
Riverton Village - Phase I (Bass Pro Building)
Amended Preliminary and Final Major Site Plan
Block 257.02,Lot7
Our File No. PS4P0257.08

ln accordance with your authorization, our office has reviewed the revised major site plan submitted
for the above referenced project as prepared by Colliers Engineering and Design and dated April 13,2023
and last revised April 28, 2023 and offer the following comments:

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
Redevelopment Agreement has been executed by both parties. ln addition a Resolution was
recently adopted by SERA approving the submission of this application.

ln February 2014 fhe 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.

The Bass Pro Shops project represented the first formal application submission to the Planning
Board for the redevelopment of the NL property. Although the project was approved, the
conditions of this Resolution were never satisfied by Applicant.

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. This approval included
the construction of a 205,000 sf Bass Pro Retail Outlet and Restaurant.
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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.

ln April 2023the Applicant appeared before the Planning Board seeking amended preliminary
and final major site plan approval for modifications to the footprint of the Bass Pro Shops
building. The proposed building modifications consisted 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.

This application was approved by the Board subject to the Applicant returning to the Board to
obtain amended site plan approval for the parking lot revisions required to accommodate to
building footprint revisions. A copy of the Resolution of Approvalforthis application is attached
forthe information of the Board.

4. The current application before the Board proposes revisions to the parking lot layout based
upon the recently approved building footprint modifications. ln general the main parking lot
access aisle has been shifted approximately 60' to the east in order to align with the revised
building access doors. The layout of the parking stalls have also been modified to
accommodate the shift in the center drive aisle. ln addition, modifications to the parking layout
in the loading and boat service areas are also proposed as a result of the modifications to the
layout of these areas.

Our office has prepared the attached "Technical Engineering Review" 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.
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BOROUGH OF SAYREVILLE
RTVERTON VTLLAGE - PHASE r (BASS PRO BUTLDTNG)

AMENDED PRELIMINARY / FINAL SITE PLAN

- TECHNICAL ENGINEERING REVIEW -

Our File No.: PS4P0257.08/600.01

A. GENERAL GOMMENTS

The amended application for development is not expected to substantially change traffic
volume, stormwater drainage, utility requirements, or other impacts of the proposed
development.

Compliance with the design standards set forth in the Redevelopment Plan are noted
below:

a. Off-Street Parkinq and Circulation:

Minimum Off-Street Parking Standards for retail/commercial
recreationientedainment: 4 spaces per 1,000 square feet of building area

o Bass Pro Shop (198,433 s.f.): 794 spaces required, 1,116
proposed (Complies)

A minimum of ten (10) percent of any surface parking facility shall be
landscaped - 17o/o Provided (Complies)
All ninety (90) degree parking spaces that are long-term in usage shall be
a minimum of nine (9) feet in width by eighteen (18) feet in depth. Aisles
shall be a minimum of twenty-four (24) feet in width. (Complies)
Parking areas and structures shall be subject to no minimum setback
requirement. (Complies)

The Plan appears to satlsfy the above requirements.

b. Storage, Service, and Loadinq Areas:

A minimum of one (1) loading space for each ten thousand (10,000)
square feet of gross floor area is required.

o Bass Pro Shop (198,433 s.f.): 19 spaces required, 3 proposed

I
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The Plan does not satisfy this requirement, however the previously
approved site plan also proposed three (3) loading docks. As per the
Applicant, the proposed use does not require additional loading docks.
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Technical Engineering Review
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c. Other:

a Pursuant to 5-3223, the Department of Community Affairs (DCA) published
the "Model Ordinance", an ordinance authorizing and encouraging electric
vehicle (EV) supply/service equipment & Make-Ready Parking Spaces, on
the DCA website on September 1, 2021. The model ordinance has become
effective in every municipality since its publication. Per the ordinance, each
application involving a parking lot requires:

o Minimum 4o/o of the total parking spaces shall be electric vehicle
make ready spaces for more than 150 parking spaces. Of the total
make ready spaces provided minimum 5% shall be accessible for
people with disabilities.

. Bass Pro Shop (1,116 parking spaces): 45 EV spaces
required, 45 EV make ready with 3 accessible proposed.
(Complies)
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The Plan appears to satisfy this requirement

The originally approved plan called for 126 parking spaces to the rear of the building with
an additional l3located nearthe loading area for a total of 139. The amended plan only
proposed 120 spaces in this area. The Applicant's Engineer should further review the
impact, if any, on the reduction of parking spaces in this area.



SAYRIIVILLE SEAPORT ASSOCI,4,TES IJRIIAN RENEIW¡|I, L.P.

IIIVEIìTON VII.LA.GE _ PTTA.SE I
SAYREVILLË, NIW JEIISEY

BOROUGH OF' SAYREVILLE PLANNING BOARD
RESOLUTION

AMENDI,D PRELIMINARY,A.ND tsINAL MAJOR SITE PLAN

\ryHEREAS, Sayreville Seaport Associates Urban Renewal f,.P., (the

"Âpplicant") of 1000 Chevalier Avenue, Sayreville, New Jersey A8872, has requested

the Borough of Sayreville Planning Board (thc "Iloard") approve its application for

Amended Preliminary and Final Major Site Pla¡r for modifications to the footprint of
the Bass Pr:o Shops building only, at the premises known on the T'ax Map of the

ISorongh of Sayreville (the "Borough") as Block 257.A2, Lat 7 (flkla Block 257,Lats

3.04 and 3.t52, Block 257.A1, Lots l, 1.01, i.10,4, 5,6,20 and 30.12, and Block

257 .02, Lot 1, 1.01 and22), ærd located at the Waterfront Reclevelopment Area on the

site of the former National Lead Industries (o'NI.") Property, rvhich is cunently owned

by the Sayreville Economic and Redevelopment Agency (SERA).

IN ¡ICCORD.A.NCE WITII TnE FOLLO\ryING MAPS AND REPOITTS¡

1,. Amended Preliminary and fiinal Site Pl¿rn. consisting of 3 pages, prepar:ed

by Cotliers Engineering & Design, clated Febluary 7,2A23, with a last

revision date of March 6, zrJn.

2, Laudscape Pennanerrt lllan, prepared by Site Sohrtions datecl March 15,

2019,last revised July 24,2420.

3. Architectural Flan, consisting of (t pages, prepârecl by [rtsight Ðesign

.,trchitscts, LL(:., d¿riccl h,larch {r,2$23

WIIERIIAS, a hearing \4/as he]d before the Board on April 5,2A23, aÎ rvhich

tirne testinloÍìy was teceivecl and exhibits were irrtroducecl; and

\ilHEREÂfi, tlie [ìoard has ct;ncir.rc{ed, after caref ull-v considering the eviclencc

¡:resented al ihe i¡lrcve-ulentionetl public lreal'in¡1, tlre fcllorvitrg faotual fìurìings:



l. The subject properly is on Parcel C, within the Waterfiont ltedevelopnrent
Area. 'i'he T/aterf¡ont Redevelopment Area on lhe site of thrl former NL property which
is c¡-truently owned by the Sayreville Econo¡nic anci Reclevelopmeut Agency {SERA)"
Since the subject application is located within a Itedeveloprnent Area, Borough

Ordinance requires the execution of a Redevelopment Àgreernent between the
z\pplicant ancl SERA" The lìedevelopment .r-\greellent has been executed by both
parties.

2, In lrebruary 2Al4 the Planning Board granted major subdivision/site plan
approval for the construction of a 2A5,243 sf Bass Pro Shops retail outlet and restaurant
an a 2A.577 açe parcel. Sucir approvals were last amended by way of approvals
memorialized by a Resolution adopted irr January 2A2A.

3. The Applicarrt seeks only to adjust the footprint of the Bass Pro Shops

building, which last received Planning Board approval in December of 2A19. The
proposed building modifications consist of the following:

i. Relocate the loading area from the east side of the building to the west of
the building.

ii. The Relocation of the main building enfi'ance.

iii. The reduction in size of the building fiom 205,û00 sf to 198,500 sf.

4. Since this project is located within a Redeveloprnent Area before it was

able to be cleemed complete, approval has to be received fi"orn SERA. On lÌebruary 23,
2023, SERA passed a Resolution supporting the project amendrnents as currently
proposed"

5. The Applicant indicated that the application does not change the massing
of the proposed building but only makes slight modifications te¡ the building footprint
along with a minirnal reduc.tion in the buildirrg's squale footage. 1"he Applicant noted

that the cun'ent application was lirnited solely to changes in the retail store footprint and

anticipated having to retum to the Planning Board ancl SERA to aclclress changes to the

parking lot to facilitate the building's nrodifications. The Applicant zigreecl that this
would be a c<lndition of approval by the Boarcl.



6. Jlre lblk:wirrg ÏJoard professionals levierved the application and

ccnrrnentecl, CME Associate.ç datecl Apr:il 5,2023, ancl Michael F. Fowler Associates,

Ll.C." March 30"?A23.

7. The following exhibits rvere i¡rtrodlrcecl into eviclence

A-1
A-2
A-3
A-4
A-5
A-6
A-7

A-8
A-9
A-10
A-11
A-12
A-i3
A-r4
A-15
A-16
A-17
A-18
A-19
A-24
A-21
A-21

Riverton Parcel Map
Approved Concept Plan dated February 28,2019
Phase-I Overall Plan

Village East Photograph

Governmental Conditions of the 2AI9 Site Plan Approval
Existing Condition Bulkhead
Permitted Remedial Conditions
Existing Conditions 2019, Lagoon System

Permifted Basin
Remeclial Capping Along the Raritan River
(Not Produced)

Phase-I Rendering

Bass Pro Shops Site PIan

Bass Pro Shops Overlay
Sile Plan of the Proposed For:tprint
Landscape Rendering

Section A & B Landscaping

Main Street Extension Landscaping

Proposed Changes from 2019 ta 2t23 Rendering

Building Hlevations

Colorized Rendering of the Main Entrzurce

Colorized Rendering of the Boat Sales Area

8. Mark .Fetah, Senior Vice Presiclent of l)evelopment for Riverton was

sworn in as a fact wiüress of behalf of the Applicant.

9. M. Fetah went over the history of the site and the proposed development.
He outlined the numerous steps the Applicant h¿rd taken to prepare the site for
development.



10" Anthc'rny Calvano. P.H., a licensed prol'essional engineer, of Colliers
Hngineeriug and Desigr, lnc., whose ofïice is located at 1ü1 Crar.vfc¡rcls Conrer Road,

Suite 3400, Hohndel, New Jersey û7733, w¿ìs swotn in on behalf of the Applicant. llis
credentials as a prof'essional engineer were recognized by the Board.

11. Mr. Calvano testified utilizing the exhibits ancl went over the proposed

Bass Pro Shop and the changes frorn last tirne the Board had grarrted site plan approval.

12. Mr. Calvano outlined the moving of the loading dock from the southeast

corner of the property to the southwest corïer of the properfy. In addition, the boat

service area would be moved from the west side of the properfy to the south side of the
property. Finally, the main entrance woulcl be shifted in front of the building. Mr.
Calvano testifred that the circulation plan would remain unchanged.

13. Mr". Calvano on behalf of the Applicarrt testified that the Applicant agreed

to corne back before the lloard for issues related to electric vehicle chargirrg sites, and

site plan development involving the parkirrg iot to the north of the building.

14. Mr. Busch, also a licensed professional engineer of Coiliers Engineering
and Ðesign,Inc., who was swom in and whose credentials were accepted by the Board,
went over the proposed landscapirrg screening for the loading clocks, based on the

exhibits submitted. He indicated that the builcli¡rg screening woulcl remain the same.

t5. Eric Albers, AIA, a licensed proÈssional architect, of Insight Design
Arclritects., whose office is located at 112 S. Main Street, Nixa, Missonri, was swolrr
in on behalf of the Applicant as a fact rvitness.

I6. Mr. AlLrers rvetrt over his long history of'developing rnd clesigning llass
Pro Shops on behalf of the orvnel of Bass Pro Shops,

17. Mr" Albers, based on his extensive fruniliarity with lJass Pro Shops, went
over the proposcd changes fi'om the 2tl9.Iloard approval to lvhat was being requested

in this application.

18. lv{r. ¡\lber.s indic¿rted that the changes rvoulci c¡ihance the look of the

builcling anrT süreon the property in a more appro¡:riate lnaruter.



f 9. The Applicant agreed that the sr-rbmittecl site plan clid not cornpiy with a

nulnbcr cl' the ordinance's requirements f'or site plan submission. Ilowever, the

Applicant indicatecl they are only looking to obtain footirrg and lbundation pennits from
thc llorough while the engineering and site plans are being prepared to revise the site

to correspond with thc revised building iayout. flased on the Applicrurt's agreemerrt

and stipulation that further ¡\rnended Preliminary and Final Major Site Flan Apprnval
will be required to be obtained in the future fcrr site rel¿rted modifications associated

witìr nerv building fbotprint, thc lloarcl agreed to grant the requested submission waiver
and take action based upon the plans submitted.

2A. Members of the public were invited to cornment, pose questions and

testi{y. None did so.

CONCLUSIONS

1. The Board concluded that the proposed Amended Preliminary and Final
Major Site Plan, specifically as to the lJass Pro Shops, rvould be beneficial to the

Property, as rvell as to the sunnunding properties and to the Borough in general.

Furthermore, the Board concluded that the Application was in confonnity wi.th the

noted changes, with the prior Board Approvals and the Redevelopment Agreement

entered into between the parlies.

2, 'Ihe Applicant clernonstrated that the requestecl approval and 'àny

associated relief could be approveci without substantial cletriment to the intent and

pulposes of the Zoning Plan, the Redeveloprnent Plan, the Zorring Ordinance an<J the

public good.

3. The Board concluded that the recluestecl Amended llrelirninary arrd F'inal

Merjor Site Plarr and any associated relief the Applicant sought was appropriate lbr the

Propedy and, in deternlining sâme the lloard acceptecl th<: testinlony of the Applic.ant,
its experts and the reconrrlenclations of. the l3orough's prolessional stafï. as r.vell that
same could be grantecl without substantial detriment to the Redevelopment Plan, the

surrouncling prriperties and Borough.

Il'ot' i¡ther such reasons as statecl in the rninutes and rcc<lrdecl at the hearino



NO\ry' "IHERËFORE, be it resolved by tlre llorough of Sayreville Planning
Board pursuattt to its statutory pûwers ¿md cn Apr:il 5,2û?3, on a motion by Chainnan
Barry Muller, ancl seconded by Mr. Herve Blemur, that the Amencled Prelirninary and
þinal Ma.ior Site PI.an Approval requestcd by Sayreville Seaport Associates llrban
Renewal [,.P., forBlock 257.a2, Lot 7 {tñda Block 257. Lots 3"04 and 3.052, Block
257.0l,Lots 1, 1.01, 1.10,4,5,6,2$ and3û.12, anclBk:ck257.tz,Lot l, 1.CIl arÅ22¡,
is approved subject to the following conditions:

1. Payment of all fees, costs, esçrows due and to become due. Any monies
ale to be paid within fwenfy (20) days of request therefbre by the Board Secretary.

2. The ,A.pplicant must clocument approvals or exernption from the
Middlesex County Planning Board, NJDEP ancl ail other outside agencies having
jurisdiction"

3. If not already submitted, the Applicant will submit all appropriate
documentation, if required, to address all wetland transition areas, waterfront
development ancl riparian zone developrnent issues witir the NJDEP before proceeding
with any construction associated r,vith this application.

4. Except where specifically modified by the tenns of this Resolution, the
Applicant shall comply with all reasonable and appropriate recommendations corfainecl
in the reports of the Board's professionals.

5. Compliance with the representations set forth in the findings of facts set

fofih above and agreed to at the hearing on April 5,2023.

6. Within twenty (20) ctays ol'the nrernorialization of this Resolution. the
Applicant shall publish notice of the Planning Boarcl's decision in the Star Ledger or
I{ome News Tribune at the Applicant's expense and shall sencl ¿r certifiecl copy of this
Resolntion to the Planning lloard ancl to the Borough Clerk, Engineer. r\ttorney and
'fax Accessor, and sh¿ll make same available to all other interested pzirties.

Tlte above is a tnemodalization of a motion whir:]r was cluly rnade. seconded, ancl

passed on April 5,2t23, on the fbllorving vote :



THOSE IN FAVOR: Herve Blemur, Sean Bolton, Alexis Pawlowski, Anthony
Sposato and Chairman Barry Muller.

OPPOSED: None.

ABSTAINING: None.

The undersigned, Secretary to the Borough of Sayreville PlanningBoard, hereby

certifies that the above is a true copy of a Resolution memorialized by said Board on

the LVh, day of Møy 2023, on the following vote:

THOSE IN FAVOR: Mr. Blemur, Mr. Bolton, Ms. Pawlowski, Mr. Sposato

and Chairman Muller

OPPOSED: nla

ABSTAINING: n/a

Magnani, ry
Borough of Planning Board


