
Jennifer Phillips Smith 
Director 

Gibbons P.C. 
One Gateway Center 
Newark, NJ 07102-5310 
Direct: 973-596-4477 Fax: 973-639-6398 
jsmith@gibbonslaw.com

New Jersey   New York   Pennsylvania   Delaware   Washington, DC   Florida gibbonslaw.com

October 27, 2025 

VIA HAND DELIVERY 
Planning Board, Borough of Sayreville 
ATTN: Beth Magnani, Board Secretary 
167 Main Street 
Sayreville, New Jersey 08872 

Re: Sayreville Seaport Associates Urban Renewal L.P.  
Application for Amended Final Major Site Plan Approval 
Bass Pro Shops Signage 
Block 257.02, Lots 7 & 7.02 
Borough of Sayreville, New Jersey 

Dear Ms. Magnani: 

This office represents Sayreville Seaport Associates Urban Renewal L.P. (“SSA”), the 
designated redeveloper for Block 257.02, Lots 7, & 7.02 (collectively, the “Property”).  On January 
6, 2020, the Planning Board of the Borough of Sayreville (the “Board”) granted SSA preliminary 
and final major site plan approval for the first phase of the Riverton redevelopment on the Property, 
including the siting of the Bass Pro Shops experiential retail store.  

Subsequently, on May 17, 2023, the Board approved SSA’s amended preliminary and final 
major site plan application, which modified the approved Bass Pro Shops building footprint. On 
August 2, 2023, the Board approved SSA’s second amended preliminary and final major site plan 
application for revisions to the site plan’s parking lot layout and landscaping resulting from the 
previously approved building footprint changes. 

SSA presently seeks amended final major site plan approval related to the signage elements 
of he approved Bass Pro experiential retail store on the Property (the “Application”).  The 
Application includes the installation of a freestanding pylon sign located near Riverton Boulevard 
designed to complement the architectural style of the main building, with a total height of 
approximately 75 feet. In addition to the proposed free-standing pylon sign, the Application 
includes a package of building-mounted signage designed for visibility, branding, and wayfinding.  

Bass Pro Shops has requested these changes to implement certain refinements to the 
building’s previous design that correspond with their most recent customer and guest experience 
enhancement program. All of the signage proposed is consistent with the Waterfront 
Redevelopment Plan and is oriented toward surrounding roadways and parking areas to support 
tenant identification and site navigation. 



Planning Board, Borough of Sayreville 
October 27, 2025 
Page 2 

In support of this application for development, please find enclosed, four (4) sets of the 
following: 

- Borough of Sayreville Standard Development Application, to which the following 
Exhibits are attached: 

o Exhibit 1: Project Description;  
o Exhibit 2: Proof of No Outstanding Fines of Penalties Owed;  
o Exhibit 3: Corporate Ownership Disclosure; 
o Exhibit 4: 200’ Lists for the Property;  
o Exhibit 5: Prior Planning Board Resolutions; 
o Exhibit 6: Summary & Copies of Covenants and Restrictions; 
o Exhibit 7: Proof of Taxes and Assessments Paid; 
o Exhibit 8: Fee and Escrow Calculations; 
o Exhibit 9: Development Team and Professionals; and 
o Exhibit 10: Completed Submission Checklist for Amended Final Major Site 

Plan, with Justifications for Waivers Requested.  

-  “Bass Pro Shops Pylon Sign Location Plan” prepared by Colliers Engineering & 
Design, dated October 17, 2025, consisting of one (1) sheet; 

- Signage plans prepared by Insight Design Architects, LLC, dated October 23, 2025, 
consisting of three (3) sheets; and 

- Topographic survey prepared by Colliers Engineering & Design, last revised April 17, 
2024. 

The application fee in the amount of $1,000.00, as well as the escrow deposit fee in the 
amount of $2,977.40 are enclosed.  Pursuant to the terms of the Master Redevelopment Agreement, 
as a supplement to this filing, SSA will provide the Board with copies of the required resolution 
and authorization of the Sayreville Economic and Redevelopment Agency (SERA). 

Copies of each of the above-referenced plans and documents are also provided in PDF 
format enclosed as part of the electronic mail version of this submission.  Consistent with past 
practice, copies of these materials are being delivered simultaneously to the Board’s professionals 
for their review and consideration.   
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Please advise if anything further is required for this Application to be deemed complete.  
Kindly schedule the Application for a public hearing before the Board at its earliest convenience.  
We look forward to presenting this Application to the Board.   

Sincerely, 

Jennifer Phillips Smith 
Director 

Enclosures 



X

**Amended Approval**

X

Sayreville Seaport Associates
Urban Renewal, L.P.

1000 Chevalier Avenue

Sayreville NJ 08872 609-874-7250

Sayreville Economic & Redevelopment Agency
(SERA) 167 Main Street

Sayreville NJ 08872
- 732-390-7010

Gibbons P.C. (Jennifer Phillips Smith, Esq.) 141 West Front Street, Suite 240

Red Bank NJ 07701 732-865-7248 732-704-5818

-



1000 Chevalier Avenue

Waterfront Redevelopment
91

under construction: Bass Pro Shops- Experiential Retail

Bass Pro Shops- Experiential Retail : Proposal for new signage 

no change no change no change
no change

no change no change no change

TBD nono change
n/a

no new removals

No Please see attached 
Project Description

No
No

Summary of existing deed restrictions is enclosed herewith.

approx. 21.6 acres

Block 257.02, Lots 7 and 7.02

See Attached History of Past Approvals





EXHIBIT 1
  



 

 

Project Description  

Sayreville Seaport Associates Urban Renewal L.P.  

Block 257.02, Lots 7 and 7.02  (collectively, the “Property”) 

 

Amended Final Major Site Plan  

Signage – Bass Pro Shops--Riverton 

 

On January 6, 2020, the Planning Board of the Borough of Sayreville (the “Board”) granted 

SSA preliminary and final major site plan approval for the first phase of the Riverton 

redevelopment, including the siting of the Bass Pro Shops experiential retail store at the Property. 

Subsequently, on May 17, 2023, the Board approved SSA’s amended preliminary and final major 

site plan application, which modified the approved Bass Pro Shops building footprint. Changes 

within that first amended preliminary and final major site plan approval also included relocating 

the loading area, shifting the main entrance, and reducing the building size from 205,000 to 

198,500 square feet. On August 2, 2023, the Board approved SSA’s second amended preliminary 

and final major site plan application for revisions to the site plan’s parking lot layout and 

landscaping resulting from the previously approved Bass Pro Shops building footprint changes. 

 SSA presently seeks amended final major site plan approval for a complement of new 

signage for the Bass Pro experiential retail store on the Property, as detailed below and on the 

submitted plan sets (the “Application”). Specifically, the signage proposed under this Application 

are as follows: 

1. Freestanding Pylon Sign: Installation of a new freestanding pylon sign at the entrance to 

the Bass Pro Shops lease area, located adjacent to Riverton Boulevard. The freestanding 

pylon sign is designed to complement the architectural style of the main building and 

features timber and chink siding, natural stone veneer, fiberglass log wraps, and decorative 

plates, with a total height of approximately 75 feet.  The proposed freestanding pylon sign 

incorporates multiple illuminated and non-illuminated branded elements such as the Bass 

Pro Shops logo, Outdoor World, Tracker Boats, and other affiliated signage to enhance 

visibility and includes multiple identification panels and decorative features such as 

fiberglass log wraps, natural stone veneer, and standing seam roofing. The total area of the 

pylon sign is approximately 480.8 square feet. 

 

2. Building-Mounted Signage: A comprehensive package of building-mounted signage 

distributed across all elevations of the Bass Pro Shops building, including the following 

elements: 

 

• Front (North) Elevation: Ten (10) wall signs totaling 1398.5 sf, which is less than 

the previously approved wall signage that measured 1437.3 sf previously. 

 

• West Elevation: Three (3) wall signs totaling 591.6 sf. 

 



Bass Pro Shops  -  Parking Area 

Project Description    

 

 

• Rear (South) Elevation: Six (6) wall signs totaling 1412.7 sf, which is less than the 

previously approved wall signage that measured 1441.3 sf. 

 

• East Elevation: Three (3) wall signs totaling 523.8 sf. 

 

• Roof Painted Signage: The previously approved roof painted signage has increased 

in size from 1544.4 sf to 1638.9 

 

The total proposed signage area under this amended application is approximately 6,046.3 

square feet.  This represents (i) a small increase in the area of the wall signage from 3,642 sf to  

3,926.6 sf, (ii) a 94.5 sf increase in the roof painted sign, and (iii) the 480.8 sf pylon sign, which 

pylon sign was not previously included in the approved sign package. All proposed signage 

remains consistent with the Waterfront Redevelopment Plan and is designed to support visibility, 

wayfinding, and the experiential retail character of the site. 

As will be presented further at the public hearing for the Application, the proposed signage 

changes in the Application are beneficial to visibility, aesthetics and way-finding at the Property 

Applicant reserves the right to supplement this project description via witness testimony during 

the Board’s public hearing of the Application.  
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McPherson III, Kenneth D.

From: Kirk Miick <kmiick@sayreville.com>

Sent: Friday, October 24, 2025 8:27 AM

To: McPherson III, Kenneth D.; Smith, Jennifer Phillips

Cc: Beth Magnani

Subject: RE: Request for Proof of no fines or penalties owed by Applicant and Property Owner: 

Block 257.02, Lots 7 and 7.02; Block 256.01, Lot 24: 10/22/25

External Email: Use caution with links and attachments.

My office has no outstanding penalty for this block and lot.  

Regards, 

Kirk J Miick 
Director of Code Enforcement 

From: McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com>  
Sent: Thursday, October 23, 2025 3:30 PM 
To: Kirk Miick <kmiick@sayreville.com>; Smith, Jennifer Phillips <jsmith@gibbonslaw.com> 
Cc: Beth Magnani <BMagnani@sayreville.com> 
Subject: RE: Request for Proof of no fines or penalties owed by Applicant and Property Owner: Block 257.02, Lots 7 and 
7.02; Block 256.01, Lot 24: 10/22/25 

[EXTERNAL EMAIL] This email originated from outside your organization. Exercise caution when 
opening attachments or clicking links, especially from unknown senders. 

Correction: Block 257.02, Lot 1.05 

Please advise. 

Thank you. 

KENNETH D. MCPHERSON III | Associate 

Real Property Group

t: 973-596-4415 | c: 862-229-3133 | f: 973-639-6337  

kmcpherson@gibbonslaw.com  |  bio  

Gibbons P.C. | One Gateway Center | Newark, NJ 07102-5310 

m: 973-596-4500 | f: 973-596-0545 | office | map 

gibbonslaw.com | gibbonslawalert.com
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From: Kirk Miick <kmiick@sayreville.com>  
Sent: Thursday, October 23, 2025 10:27 AM 
To: Smith, Jennifer Phillips <jsmith@gibbonslaw.com>; McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com> 
Cc: Beth Magnani <BMagnani@sayreville.com> 
Subject: RE: Request for Proof of no fines or penalties owed by Applicant and Property Owner: Block 257.02, Lots 7 and 
7.02; Block 256.01, Lot 24: 10/22/25 

External Email: Use caution with links and attachments.

My office has no outstanding penalty for this block and lot.  

Regards, 

Kirk J Miick 
Director of Code Enforcement 

From: Smith, Jennifer Phillips <jsmith@gibbonslaw.com>  
Sent: Thursday, October 23, 2025 10:19 AM 
To: Kirk Miick <kmiick@sayreville.com>; McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com>; Andy Mashanski 
<andym@sayreville.com> 
Cc: Beth Magnani <BMagnani@sayreville.com> 
Subject: RE: Request for Proof of no fines or penalties owed by Applicant and Property Owner: Block 257.02, Lots 7 and 
7.02; Block 256.01, Lot 24: 10/22/25 

[EXTERNAL EMAIL] This email originated from outside your organization. Exercise caution when 
opening attachments or clicking links, especially from unknown senders. 

Thank you.  Can you also please confirm that there are no outstanding penalties for Block 257.01, Lot 
1.05?   

JENNIFER PHILLIPS SMITH | Director 

Co-Chair, Real Property Group

t: 732-704-5818 | c: 201-341-9187 | f: 732-865-7248  

jsmith@gibbonslaw.com |  bio  

Gibbons P.C. | 141 West Front Street | Suite 240 | Red Bank, NJ 07701 

m: 732-704-5801 | f: 732-865-7300 | office | map 

gibbonslaw.com | gibbonslawalert.com

From: Kirk Miick <kmiick@sayreville.com>  
Sent: Thursday, October 23, 2025 10:10 AM 
To: McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com>; Andy Mashanski <andym@sayreville.com> 
Cc: Beth Magnani <BMagnani@sayreville.com>; Smith, Jennifer Phillips <jsmith@gibbonslaw.com> 
Subject: RE: Request for Proof of no fines or penalties owed by Applicant and Property Owner: Block 257.02, Lots 7 and 
7.02; Block 256.01, Lot 24: 10/22/25 
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External Email: Use caution with links and attachments.

My office has no outstanding penalties for the listed block and lots. 

Regards, 

Kirk J Miick 
Director of Code Enforcement 

From: McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com>  
Sent: Wednesday, October 22, 2025 12:07 PM 
To: Kirk Miick <kmiick@sayreville.com>; Andy Mashanski <andym@sayreville.com> 
Cc: Beth Magnani <BMagnani@sayreville.com>; Smith, Jennifer Phillips <jsmith@gibbonslaw.com> 
Subject: Request for Proof of no fines or penalties owed by Applicant and Property Owner: Block 257.02, Lots 7 and 
7.02; Block 256.01, Lot 24: 10/22/25 

[EXTERNAL EMAIL] This email originated from outside your organization. Exercise caution when 
opening attachments or clicking links, especially from unknown senders. 

Good afternoon Mr. Miick/ Mr. Mashanski: 

Our office is preparing to submit amended site plan applications to the Borough Planning Board relative 
to prior approvals on the following Borough of Sayreville properties (3): 

1. Block 257.02, Lots 7 
2. Block 257.02, Lots 7.02 
3. Block 256.01, Lot 24 

Pursuant to Ordinance #21-25, specifically Section 26-75.3 of the Sayreville Borough Code, every 
application for development must now include: “Proof that there are no outstanding fines or penalties 
owed to the Borough by the property owner(s) and applicant(s), unless the application was otherwise 
authorized by court order, settlement and/or agreement with the Borough, or a waiver is granted by the 
appropriate Board based on adequate justification having been shown.” [O-21-25- 08 18 25] 

Kindly provide the required proof that no such fines or penalties are currently owed by the Applicant 
(Sayreville Seaport Associates Urban Renewal, L.P.) or the property owner (Sayreville Economic & 
Redevelopment Agency) for each of the 3 above-referenced blocks and lots.  

Thank you for your attention and assistance. 

KENNETH D. MCPHERSON III | Associate 

Real Property Group

t: 973-596-4415 | c: 862-229-3133 | f: 973-639-6337  

kmcpherson@gibbonslaw.com  |  bio  

Gibbons P.C. | One Gateway Center | Newark, NJ 07102-5310 
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m: 973-596-4500 | f: 973-596-0545 | office | map 

gibbonslaw.com | gibbonslawalert.com

From: Beth Magnani <BMagnani@sayreville.com>  
Sent: Wednesday, October 22, 2025 9:58 AM 
To: McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com> 
Cc: Smith, Jennifer Phillips <jsmith@gibbonslaw.com> 
Subject: RE: Confirmation of Operative Site Plan Planning Board Application Form and Submission Checklist + Proof of no 
fines or penalties owed: 10/21/25 

External Email: Use caution with links and attachments.

Good morning: 

Please use the documents online.  We are working on updating the documents.

Please email the following personnel to obtain confirmation that you do not have any fines, etc:

Kirk Miick – kmiick@sayreville.conm
Andy Mashanski – andym@sayreville.com

Feel free to cc me on the email, and they will respond accordingly.  

Thanks! 
Beth 

Beth Magnani 
Supervisor of Payroll 
Planning Board Secretary 
Borough of Sayreville 
167 Main Street  
Sayreville, NJ 08872 
732-390-7088/7027 

This email may be a sensitive communication or otherwise confidential and privileged. If you are not the intended recipient, or received it in error, 
do not review or copy.  Please immediately notify the sender and permanently delete/destroy the email and attachments.

From: McPherson III, Kenneth D. <kmcpherson@gibbonslaw.com>  
Sent: Tuesday, October 21, 2025 5:41 PM 
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To: Beth Magnani <BMagnani@sayreville.com> 
Cc: Smith, Jennifer Phillips <jsmith@gibbonslaw.com> 
Subject: Confirmation of Operative Site Plan Planning Board Application Form and Submission Checklist + Proof of no 
fines or penalties owed: 10/21/25 

[EXTERNAL EMAIL] This email originated from outside your organization. Exercise caution when 
opening attachments or clicking links, especially from unknown senders. 

Ms. Magnani, 

Thank you for taking the time to speak with me this morning.  

We are writing to confirm whether the attached Planning Board application form and checklist, which is 
currently available on the Borough’s website Planning Board - Borough of Sayreville, is still the operative 
version for submissions to the Borough Planning Board—particularly for amended preliminary and final 
major site plan applications.  

If a revised version of the planning board application form and checklist are available, kindly share a pdf 
copy. 

We ask because Ordinance #21-25, adopted on August 18, 2025, introduced the following new 
submission requirement: 

- “Proof that no outstanding fines or penalties are owed to the Borough by the property owner(s) 
and applicant(s), unless otherwise authorized”.

Additionally, we would appreciate your guidance on who in the Borough we should contact to obtain the 
necessary documentation or verification regarding proof of no outstanding fines or penalties owed by the 
applicant/property owner. 

Thank you again for your time and assistance. 

Best regards, 

KENNETH D. MCPHERSON III | Associate 

Real Property Group

t: 973-596-4415 | c: 862-229-3133 | f: 973-639-6337 

kmcpherson@gibbonslaw.com  |  bio 

Gibbons P.C. | One Gateway Center | Newark, NJ 07102-5310 

m: 973-596-4500 | f: 973-596-0545 | office | map 

gibbonslaw.com | gibbonslawalert.com

Disclaimer
The contents of this message, together with any attachments, may contain information that is legally privileged, 
confidential and exempt from disclosure. If you are not the intended recipient, you are hereby notified that any 
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dissemination, distribution, printing, or copying of this message, or any attachment, is strictly prohibited. If you have 
received this message in error, please do not read this message or any attachments and please notify me immediately by 
reply e-mail or call Gibbons P.C. at 973-596-4500 and delete this message, along with any attachments, from your 
computer. 
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2845737.1 114069-93143-02 

Corporate Ownership Disclosure for 
Sayreville Seaport Associates Urban Renewal, L.P. 

Sayreville Seaport Associates Urban Renewal L.P. (“Applicant”) is a limited partnership, created 
under the laws of the State of Delaware, having an address at 655 Broad Street, Newark, New 
Jersey, and authorized to do business in the State of New Jersey as an urban renewal entity. The 
following entities have at least a 10% interest in Applicant: 

Sayreville PRISA II LLC 

Sayreville PRISA II LLC is a limited liability company, created under the laws of the State of 
Delaware, having an address at 655 Broad Street, Newark, New Jersey.  The following entity has 
an interest in Sayreville PRISA II LLC and at least a 10% interest in Applicant: 

PRISA II LHC, LLC 

PRISA II LHC, LLC, is a limited liability company, created under the laws of the State of 
Delaware, having an address at 655 Broad Street, Newark, New Jersey.  The following entity has 
an interest in PRISA II LHC, LLC and at least a 10% interest in Applicant: 

PRISA II UHC, LP 

PRISA II UHC, L.P., is a limited partnership, created under the laws of the State of Delaware, 
having an address at 655 Broad Street, Newark, New Jersey.  The following entities have an 
interest in PRISA II UHC, LP and at least a 10% interest in Applicant: 

1. PRISA II, L.P.:  PRISA II, L.P., is a limited partnership, created under the laws of the 
State of Delaware, having an address at 655 Broad Street, Newark, New Jersey.  No 
entity has an ownership interest in PRISA II, L.P. that equals at least a 10% interest in the 
Applicant.  

2. The Prudential Insurance Company of America: The Prudential Insurance Company of 
America (“PICA”) is a corporation created under the laws of the State of New Jersey, 
having an address of 751 Broad Street, Newark, New Jersey 07102. PICA holds its direct 
and indirect interest (as applicable) in the foregoing entities through an insurance company 
separate account, PRISA II. This means the assets of PRISA II are the property of PICA 
but are kept separate from its general assets and cannot be used to meet liabilities from 
PICA’s other businesses. PRISA II is therefore not a separate legal entity, but a book entry 
on the books and records of PICA, and under NJ law, is separate from the assets and 
liabilities of PICA. The following entity has an interest in PICA and at least a 10% interest 
in Applicant: 

Prudential Financial, Inc.  

Prudential Financial, Inc. is a New Jersey corporation having an address of 751 Broad Street, 
Newark, New Jersey 07102.  Prudential Financial, Inc. is publicly traded on the New York Stock 





EXHIBIT 4 













EXHIBIT 5 



































































SAYREVILLE SEAPORT ASSOCIATES URBAN RENEWAL L.P. 
RIVERTON VILLAGE - PHASE I 
SAYREVILLE, NEW JERSEY 

BOROUGH OF SAYREVILLE PLANNING BOARD 
RESOLUTION 

AMENDED PRELIMINARY AND FINAL MAJOR SITE PLAN 

WHEREAS, Sayreville Seaport Associates Urban Renewal L.P., (the 
“Applicant”) of 1000 Chevalier Avenue, Sayreville, New Jersey 08872, has requested 
the Borough of Sayreville Planning Board (the “Board”) approve its application for 
Amended Preliminary and Final Major Site Plan for modifications to the footprint of 
the Bass Pro Shops building only, at the premises known on the Tax Map of the 
Borough of Sayreville (the “Borough”) as Block 257.02, Lot 7 (f/k/a Block 257, Lots 
3.04 and 3.052, Block 257.01, Lots 1, 1.01, 1.10, 4, 5, 6, 20 and 30.12, and Block 
257.02, Lot 1, 1.01 and 22), and located at the Waterfront Redevelopment Area on the 
site of the former National Lead Industries (“NL”) Property, which is currently owned 
by the Sayreville Economic and Redevelopment Agency (SERA). 

IN ACCORDANCE WITH THE FOLLOWING MAPS AND REPORTS: 

1. Amended Preliminary and Final Site Plan, consisting of 3 pages, prepared 
by Colliers Engineering & Design, dated February 7, 2023, with a last 
revision date of March 6, 2023. 

2. Landscape Permanent Plan, prepared by Site Solutions dated March 15, 
2019, last revised July 24, 2020. 

3. Architectural Plan, consisting of 6 pages, prepared by Insight Design 
Architects, LLC., dated March 6, 2023 

WHEREAS, a hearing was held before the Board on April 5, 2023, at which 
time testimony was received and exhibits were introduced; and 

WHEREAS, the Board has concluded, after carefully considering the evidence 
presented at the above-mentioned public hearing, the following factual findings: 



1. The subject property is on Parcel C, within the Waterfront Redevelopment 
Area. The Waterfront Redevelopment Area on the site of the former NL property which 
is currently owned by the Sayreville Economic and Redevelopment Agency (SERA). 
Since the subject application is located within a Redevelopment Area, Borough 
Ordinance requires the execution of a Redevelopment Agreement between the 
Applicant and SERA. The Redevelopment Agreement has been executed by both 
parties. 

2. In 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. Such approvals were last amended by way of approvals 
memorialized by a Resolution adopted in January 2020. 

3. The Applicant seeks only to adjust the footprint of the Bass Pro Shops 
building, which last received Planning Board approval in December of 2019. 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 entrance. 
iii. The reduction in size of the building from 205,000 sf to 198,500 sf. 

4. Since this project is located within a Redevelopment Area before it was 
able to be deemed complete, approval has to be received from SERA. On February 23, 
2023, SERA passed a Resolution supporting the project amendments as currently 
proposed. 

5. The Applicant indicated that the application does not change the massing 
of the proposed building but only makes slight modifications to the building footprint 
along with a minimal reduction in the building’s square footage. The Applicant noted 
that the current application was limited solely to changes in the retail store footprint and 
anticipated having to return to the Planning Board and SERA to address changes to the 
parking lot to facilitate the building’s modifications. The Applicant agreed that this 
would be a condition of approval by the Board. 



6. The following Board professionals reviewed the application and 
commented, CME Associates dated April 5, 2023, and Michael P. Fowler Associates, 
LLC., March 30, 2023. 

7. The following exhibits were introduced into evidence: 

A-l Riverton Parcel Map 
A-2 Approved Concept Plan dated February 28, 2019 
A-3 Phase-I Overall Plan 
A-4 Village East Photograph 
A-5 Governmental Conditions of the 2019 Site Plan Approval 
A-6 Existing Condition Bulkhead 
A-7 Permitted Remedial Conditions 
A-8 Existing Conditions 2019, Lagoon System 
A-9 Permitted Basin 
A-10 Remedial Capping Along the Raritan River 
A-11 (Not Produced) 
A-12 Phase-I Rendering 
A-13 Bass Pro Shops Site Plan 
A-14 Bass Pro Shops Overlay 
A-15 Site Plan of the Proposed Footprint 
A-16 Landscape Rendering 
A-17 Section A & B Landscaping 
A-l 8 Main Street Extension Landscaping 
A-19 Proposed Changes from 2019 to 2023 Rendering 
A-20 Building Elevations 
A-21 Colorized Rendering of the Main Entrance 
A-21 Colorized Rendering of the Boat Sales Area 

8. Mark Fetah, Senior Vice President of Development for Riverton was 
sworn in as a fact witness 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 had taken to prepare the site for 
development. 



10. Anthony Calvano, P.E., a licensed professional engineer, of Colliers 
Engineering and Design, Inc., whose office is located at 101 Crawfords Comer Road, 
Suite 3400, Holmdel, New Jersey 07733, was sworn in on behalf of the Applicant. His 
credentials as a professional engineer were recognized by the Board. 

11. Mr. Calvano testified utilizing the exhibits and went over the proposed 
Bass Pro Shop and the changes from last time the Board had granted site plan approval. 

12. Mr. Calvano outlined the moving of the loading dock from the southeast 
comer of the property to the southwest comer of the property. In addition, the boat 
service area would be moved from the west side of the property to the south side of the 
property. Finally, the main entrance would be shifted in front of the building. Mr. 
Calvano testified that the circulation plan would remain unchanged. 

13. Mr. Calvano on behalf of the Applicant testified that the Applicant agreed 
to come back before the Board for issues related to electric vehicle charging sites, and 
site plan development involving the parking lot to the north of the building. 

14. Mr. Busch, also a licensed professional engineer of Colliers Engineering 
and Design, Inc., who was sworn in and whose credentials were accepted by the Board, 
went over the proposed landscaping screening for the loading docks, based on the 
exhibits submitted. He indicated that the building screening would remain the same. 

15. Eric Albers, AIA, a licensed professional architect, of Insight Design 
Architects., whose office is located at 112 S. Main Street, Nixa, Missouri, was sworn 
in on behalf of the Applicant as a fact witness. 

16. Mr. Albers went over his long history of developing and designing Bass 
Pro Shops on behalf of the owner of Bass Pro Shops. 

17. Mr. Albers, based on his extensive familiarity with Bass Pro Shops, went 
over the proposed changes from the 2019 Board approval to what was being requested 
in this application. 

18. Mr. Albers indicated that the changes would enhance the look of the 
building and screen the property in a more appropriate manner. 



19. The Applicant agreed that the submitted site plan did not comply with a 
number of the ordinance’s requirements for site plan submission. However, the 
Applicant indicated they are only looking to obtain footing and foundation permits from 
the Borough while the engineering and site plans are being prepared to revise the site 
to correspond with the revised building layout. Based on the Applicant’s agreement 
and stipulation that further Amended Preliminary and Final Major Site Plan Approval 
will be required to be obtained in the future for site related modifications associated 
with new building footprint, the Board agreed to grant the requested submission waiver 
and take action based upon the plans submitted. 

20. Members of the public were invited to comment, pose questions and 
testify. None did so. 

CONCLUSIONS 

1. The Board concluded that the proposed Amended Preliminary and Final 
Major Site Plan, specifically as to the Bass Pro Shops, would be beneficial to the 
Property, as well as to the surrounding properties and to the Borough in general. 
Furthermore, the Board concluded that the Application was in conformity with the 
noted changes, with the prior Board Approvals and the Redevelopment Agreement 
entered into between the parties. 

2. The Applicant demonstrated that the requested approval and any 
associated relief could be approved without substantial detriment to the intent and 
purposes of the Zoning Plan, the Redevelopment Plan, the Zoning Ordinance and the 
public good. 

3. The Board concluded that the requested Amended Preliminary and Final 
Major Site Plan and any associated relief the Applicant sought was appropriate for the 
Property and, in determining same the Board accepted the testimony of the Applicant, 
its experts and the recommendations of the Borough’s professional staff, as well that 
same could be granted without substantial detriment to the Redevelopment Plan, the 
surrounding properties and Borough. 

For other such reasons as stated in the minutes and recorded at the hearing. 



NOW, THEREFORE, be it resolved by the Borough of Sayreville Planning 
Board pursuant to its statutory powers and on April 5, 2023, on a motion by Chairman 
Barry Muller, and seconded by Mr. Herve Blemur, that the Amended Preliminary and 
Final Major Site Plan Approval requested by Sayreville Seaport Associates Urban 
Renewal L.P., for Block 257.02, Lot 7 (f/k/a Block 257, Lots 3.04 and 3.052, Block 
257.01, Lots 1, 1.01, 1.10,4, 5, 6, 20 and 30.12, and Block 257.02, Loti, 1.01 and 22), 
is approved subject to the following conditions: 

1. Payment of all fees, costs, escrows due and to become due. Any monies 
are to be paid within twenty (20) days of request therefore by the Board Secretary. 

2. The Applicant must document approvals or exemption from the 
Middlesex County Planning Board, NJDEP and all 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 and riparian zone development issues with the NJDEP before proceeding 
with any construction associated with this application. 

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

5. Compliance with the representations set forth in the findings of facts set 
forth above and agreed to at the hearing on April 5, 2023. 

6. Within twenty (20) days of the memorialization of this Resolution, the 
Applicant shall publish notice of the Planning Board’s decision in the Star Ledger or 
Home News Tribune at the Applicant’s expense and shall send a certified copy of this 
Resolution to the Planning Board and to the Borough Clerk, Engineer, Attorney and 
Tax Accessor, and shall make same available to all other interested parties. 

The above is a memorialization of a motion which was duly made, seconded, and 
passed on April 5, 2023, on the following 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 Planning Board, hereby 
certifies that the above is a true copy of a Resolution memorialized by said Board on 
the 17th, day of May 2023, on the following vote: 

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

OPPOSED: n/a 

ABSTAINING: n/a 

Borough of Sayreville Planning Board 















EXHIBIT 6 



Summary of Covenants and Restrictions 

Below is a list of all covenants and restrictions that may affect the Property that is the subject of 
this application for development, copies of which are annexed hereto: 

- Deed Notice by Sayreville Economic and Redevelopment Authority of landfill closure dated 
May 25, 2011 and recorded on June 3, 2011in the Middlesex County Clerk's Office in Deed 
Book 6259 at page 494. Lots 1, 1.01, 4, 5 and 6, Block 257.01 

- Subject to covenants, restrictions and agreements as referenced in Deed by and between 
Sayre and Fisher Land Company (Grantor) and Middlesex County Utilities Authority 
(Grantee) as recorded Deed Book 3970 page 536. 

- Subject to restrictive covenants in that certain Deed between Middlesex County Utilities 
Authority and Sayreville Economic and Redevelopment Agency, dated July 1, 2013, effective 
September 6, 2013 and recorded September 10, 2013 as Deed Book 6491, Page 18. 

- Declaration by Sayreville Economic and Redevelopment Agency dated July 1, 2013, effective 
September 6, 2013 and recorded September 10, 2013 as Deed Book 6491, Page 102. 

- Declaration of Covenants and Restrictions by and between the Sayreville Economic and 
Redevelopment Agency and Sayreville Seaport Associates Urban Renewal, L.P., dated June 
10, 2021 and recorded July 8, 2021 as Deed Book 18526, Page 1734.   

























































































































































































EXHIBIT 7 



 
October 22, 2025                                        BOROUGH OF SAYREVILLE                                         Page No: 1    
10:27 AM                                             Tax Account Detail Inquiry                                                     
 

       BLQ:   257.02       7.                                 Tax Year: 2024 to 2026
Owner Name: SAYREVILLE ECONOMIC % NA PROPERTIES      Property Location: RIVERTON CROSSING             

  Tax Year: 2024       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:          0.00            0.00       37,176.40       37,176.40       74,352.80 
       Payments:          0.00            0.00            0.00       37,176.40       37,176.40 
 Balance Adjust:          0.00            0.00       37,176.40-           0.00       37,176.40-
        Balance:          0.00            0.00            0.00            0.00            0.00 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2024 Prin Balance       
              Description
                 Original Billed                                                     74,352.80                            74,352.80 
07/09/24   3  Adjustment   063                          33499     3  KATIE           37,176.40-           0.00            37,176.40 
              FROM BL 257.01 LOT 1          
11/12/24   4  Payment      TAX   1143         CK        35805    70  COUNTER1        37,176.40            0.00                 0.00 

 
  Tax Year: 2025       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:     18,588.20       18,588.20       19,525.98       19,525.98       76,228.36 
       Payments:     18,588.20       18,588.20       19,525.98            0.00       56,702.38 
        Balance:          0.00            0.00            0.00       19,525.98       19,525.98 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2025 Prin Balance       
              Description
                 Original Billed                                                     76,228.36                            76,228.36 
02/07/25   1  Payment      TAX   000035       CK        37214   141  COUNTER1        18,588.20            0.00            57,640.16 
05/01/25   2  Payment      TAX   000093       CK        38596   302  FALLON          18,588.20            0.00            39,051.96 
08/22/25   3  Payment      TAX   000140       CK        40534    66  COUNTER2        19,525.98            0.00            19,525.98 

 
  Tax Year: 2026       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:     19,057.09       19,057.09            0.00            0.00       38,114.18 
       Payments:          0.00            0.00            0.00            0.00            0.00 
        Balance:     19,057.09       19,057.09            0.00            0.00       38,114.18 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2026 Prin Balance       
              Description
                 Original Billed                                                     38,114.18                            38,114.18 

 
                                                                     Total Principal Balance for Tax Years in Range:      57,640.16 



 
October 22, 2025                                        BOROUGH OF SAYREVILLE                                         Page No: 1    
10:27 AM                                             Tax Account Detail Inquiry                                                     
 

       BLQ:   257.02       7.02                               Tax Year: 2024 to 2026
Owner Name: SAYREVILLE ECONOMIC % NA PROPERTIES      Property Location: RIVERTON CROSSING             

  Tax Year: 2024       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:          0.00            0.00        2,466.42        2,466.42        4,932.84 
       Payments:          0.00            0.00            0.00        2,466.42        2,466.42 
 Balance Adjust:          0.00            0.00        2,466.42-           0.00        2,466.42-
        Balance:          0.00            0.00            0.00            0.00            0.00 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2024 Prin Balance       
              Description
                 Original Billed                                                      4,932.84                             4,932.84 
07/09/24   3  Adjustment   063                          33499     7  KATIE            2,466.42-           0.00             2,466.42 
              FROM BL 257.01 LOT 1          
11/12/24   4  Payment      TAX   1143         CK        35805    71  COUNTER1         2,466.42            0.00                 0.00 

 
  Tax Year: 2025       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:      1,233.21        1,233.21        1,295.43        1,295.42        5,057.27 
       Payments:      1,233.21        1,233.21        1,295.43            0.00        3,761.85 
        Balance:          0.00            0.00            0.00        1,295.42        1,295.42 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2025 Prin Balance       
              Description
                 Original Billed                                                      5,057.27                             5,057.27 
02/07/25   1  Payment      TAX   000035       CK        37214   142  COUNTER1         1,233.21            0.00             3,824.06 
05/01/25   2  Payment      TAX   000093       CK        38596   304  FALLON           1,233.21            0.00             2,590.85 
08/22/25   3  Payment      TAX   000140       CK        40534    67  COUNTER2         1,295.43            0.00             1,295.42 

 
  Tax Year: 2026       Qtr 1           Qtr 2           Qtr 3           Qtr 4           Total                                        
Original Billed:      1,264.32        1,264.32            0.00            0.00        2,528.64 
       Payments:          0.00            0.00            0.00            0.00            0.00 
        Balance:      1,264.32        1,264.32            0.00            0.00        2,528.64 
 
Date     Qtr  Type         Code  Check No    Mthd  Reference         Batch Id        Principal        Interest    2026 Prin Balance       
              Description
                 Original Billed                                                      2,528.64                             2,528.64 

 
                                                                     Total Principal Balance for Tax Years in Range:       3,824.06 



EXHIBIT 8 



SSA - Fee and Escrow Calculations (Bass Pro)- SP Amendment-Signage 

FEE AND ESCROW CALCULATIONS

Amended Final Major Site Plan 
Sayreville Seaport Associates Urban Renewal, L.P. (Bass Pro Shops) 

October 2025 

Application Fees 

Amended Final Major Site Plan $1,000.00 
[26-110(a)(3)(d)] 

TOTAL APPLICATION FEES  $  1,000.00 

Escrow Fees

Amended Final Major Site Plan Review $2,977.40 
20% of Amended Preliminary Fee  
($14,887.00 for 2023 preliminary amendment) 
[26-110(b)(4)(3)(c)] 

TOTAL ESCROW FEES  $2,977.40



EXHIBIT 9 



DEVELOPMENT TEAM AND PROFESSIONALS 

Sayreville Seaport Associates Urban Renewal L.P. 

Application for Amended Final Major Site Plan Approval 

Bass Pro Shops Signage 

 Block 257.02, Lots 7, & 7.02 

 

Project Engineers 

 

Colliers Engineering & Design 

101 Crawfords Corner Road, Suite 3400 

Holmdel, New Jersey 07733 

 

Project Counsel 

 

Gibbons P.C. 

One Gateway Center 

Newark, New Jersey 07102 

 

Project Architects 

 

Insight Design Architects, LLC 

112 S. Main Street 

Nixa, Missouri 65714 
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Checklist Waiver Justifications
Final Site Plan Amendment Submission 

(Bass Pro Shops Signage) 

Item 4 – Map size
Justification: Plans are submitted at 30" x 42", a standard architectural sheet size used for 
signage and building elevations to ensure clarity and legibility. 

Item 5 – Title block and basic information (partial waiver for zone)
Justification: All required title block elements are included except for zoning, which remains 
unchanged from prior approvals and is not impacted by the signage amendment. 

Item 6 – Tract boundary lines, easements, lot lines, etc.
Justification: The signage plans do not propose changes to tract boundaries or lot configurations. 
These were previously approved and remain unchanged. 

Item 7 – Purpose of easements or land reserved/dedicated to public use; proposed use of 
non-residential sites
Justification: No new easements or dedications are proposed. The signage pertains to an 
approved commercial use consistent with prior site plan approvals. Copies of Covenants and 
Restrictions is submitted herewith. 

Item 8 – Front, side, and rear building setback lines
Justification: The signage plans do not propose new structures or changes to building footprints. 
Setback lines are not impacted. 

Item 9 – Improvement plans for roads and utilities
Justification: Item 10 relates to items that envision sequential preliminary and final major site 
plan approval. Original approval granted both preliminary and final major site plan approvals. 

Item 11 – Additional information or modifications required at preliminary approval
Justification: Item 11 relates to items that envision sequential preliminary and final major site 
plan approval. Original approval granted both preliminary and final major site plan approvals.  

Item 12 – Statement from Borough Engineer regarding installed improvements
Justification: Site is subject to ongoing construction. 

Item 13 – Statement from Borough Clerk regarding developer’s agreement, performance 
guarantee, and escrow
Justification: Site is subject to ongoing construction. 

Item 15 – Maintenance bond if improvements have been installed
Justification: Site is subject to ongoing construction. 
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PYLON SIGN ELEVATIONS

4 PYLON SIGN BASE PLAN
SCALE 1/4" = 1'-0"

EXTERIOR FINISH NOTES

1. MATCH ALL BUILDING FINISHES FOR PYLON SIGN. SEE A3.1
FOR TYPICAL FINISHES.

2. EXPOSED WOOD EDGES ARE TO BE STAINED OR AGED.
3. GC IS RESPONSIBLE FOR ALL REQUIRED FIRE TREATED

BLOCKING WITHIN WALLS AND ROOFS FOR SIGN
CONNECTIONS.  COORDINATE LOCATIONS WITH SIGN
VENDOR.

4. ALL SIGNAGE IS OFOI UNLESS NOTED OTHERWISE.  ALL
SIGN MOUNTING BY SIGN VENDOR.  GC TO COORDINATE
AND INSTALL ALL REQUIRED SIGNAGE BLOCKING.

5. PAINT ALL EXPOSED RECEPTACLE COVERPLATES,
CAMERAS (NOT ON LENS OR ANY ACRYLIC DOMES),
EXPOSED ELECTRICAL AND GAS PIPING SHALL BE PAINTED
THE SAME COLOR AS THE ADJACENT WALL..

6. ALL SHINY FINISH FASTENERS USED ON RECLAIMED OR
RUSTIC FINISHED MATERIAL LIKE CORRUGATED TIN, WOOD,
TOILET PARTITIONS, FLOORING, SIGNAGE, ETC. SHALL BE
PAINTED, STAINED, FINISHED, OR PLUGGED TO BLEND INTO
RECLAIMED MATERIAL.

3 PYLON SIGN BASE SECTION
SCALE 1" = 1'-0"

6 PYLON SIGN ROOF SECTION
SCALE 1" = 1'-0" 5 PYLON SIGN ROOF SECTION

SCALE 1" = 1'-0"

7 LADDER SECTION
SCALE 3/4" = 1'-0"
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NATURAL STONE
VENEER COLUMN
BASE

2'-2" Ø FIBERGLASS
LOG WRAP

2'-2" Ø FIBERGLASS
LOG WRAP

TIMBER AND CHINK SIDING

2X6 WD TRIM

2'-2" Ø FIBERGLASS
LOG WRAP

TFTI SIGNAGE (BOTH SIDES)

2'-2" Ø FIBERGLASS
LOG WRAP

10" Ø FIBERGLASS
LOG WRAP KICKER

2X6 WD TRIM

1X6 WD OVER 2X12
WD FASCIA

STANDING SEAM
 ROOFING

12

12

STAINED CEDAR
'SUNRISE' PATTERN

2/A
3.4

TFTI DECORATIVE PLATES

TFTCI DECORATIVE PLATES

20'-2"

TFTI SIGNAGE (BOTH SIDES)

8'
-0

"±

5'-10"

4'-7"

3'
-6

"

22'-0"

20'-6 1/2"

6'
-1

 1
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"

8'
-3

"

18'-1"

3'-0"

88
°

5'
-6

 1
/2

"

17'-4"

12
'-5

"

2X8 WD TRIM

88°

1'-6" Ø FIBERGLASS
LOG WRAP

23
'-7

"

26" DIA FIBERGLASS LOG
WRAPS ALL LOCATIONS

STEEL COLUMNS PER
STRUCTURAL

ROCK CAP, SEE SECTION
FOR SIZE

26'-9 1/2"

5'-1"21'-10"5'-1"

13
'-6

"

17
'-1

0"

4'
-8

 1
/2

"

2/A
3.4

2/A3.4 SIM.

A3.4
6

A3.4
3

A3.4
5

LADDER NEEDS TO STOP AT
TOP OF LOWER PART OF
GABLE

PUT IN PLATFORM. 8" METAL
STUDS @ 16" O.C. 3/4" F.R.
PLYWOOD DECK. SET JUST
BELOW BPS TOP SIGN.
COORDINATE 3'X3' ACCESS
WITH LADDER LOCATION

3'X3' ACCESS PANEL. CENTER
ON BOTTOM PANEL. PAINT
TO MATCH ADJACENT
MATERIAL

TY
P.

7/A3.4

T.O. DECK
EL: 154'-0"

2'-2" Ø FIBERGLASS
LOG WRAP

1'-6" Ø FIBERGLASS
LOG WRAP

18'-4"

20'-8"

FINAL GRADE

6 TO 8" DEEP NATURAL ROCK
CAP, TYP.

PROVIDE STONE TIES @ 16"
O.C. EACH WAY

PROVIDE WEEPS AT BASE 24"
O.C. TYP

NATURAL ROCK STONE.
ANGLE ROCK TO CREATE
DESIRED TAPER

8", 6", AND 4" CMU  PER
STRUCTURAL. GROUT SOILD

GROUT SOLID

2'-4 1/2" ±

4" ±

SLOPE

84°

CONT. FOUNDATION AND
REINFORCEMENT PER
STRUCTURAL

LARGE BOULDERS AT BASE.
ADJUST CMU AS REQUIRED

7'
-4

"

STANDING SEAM ROOFING
(MATCH STORE) OVER 2
LAYERS 1/2" F.R. PLYWOOD
SHEATHING

PREFINISHED DRIP EDGE

2X8 WOOD FASCIA

6" METAL STUD @ 16" O.C.

1X WOOD SOFFIT OVER 5/8"
F.R. PLYWOOD

STEEL FRAMING SEE
STRUCTURAL

18" DIA LOG WRAP

3'-3 1/2" 1'-4 1/4"

STRUCTURAL STEEL STUB SEE
STRUCTURAL

26" DIA LOG WRAP BEYOND
W/ CHAMFER TYP

3/4" 'SUNRISE' SIDING.  SEE
ELEVATION

PARTIAL FIBERGLASS LOG
WRAP

JOISTS @ 16" O.C. ACCESS
HATCH IN CENTER OF PYLON
"FLOOR" FRAMING (NOT
SHOWN)

TIMBER AND CHINKING
SIDING OVER MOISTURE
BARRIER OVER 3/4" F.R.
PLYWOOD DECK OVER 6"
METAL STUDS

STEEL FRAMING, SEE
STRUCTURAL

FLASHING

1X6 T&G WOOD

3/4" F.R. PLYWOOD DECK

METAL STUDS - SEE PLANS

5/8" GYPSUM BOARD ON
EACH SIDE

FIRE TREATED WOOD
BLOCKING

PROVIDE LADDER WALL
BRACKETS AT LENGTHS TO
PROVIDE STRAIGHT
VERTICAL LADDER OFF OF
SLOPED SIDE WALL

24" WIDE 5/8" PLYWOOD
STEEL WALL LADDER (SEE
SPECS)1'-6" CLEAR

TERMINATE 3/4" 'SUNRISE'
SIDING AT 2X8 WD TRIM.  SEE
ELEVATION

PREFINISHED FLASHING

A3.41 PYLON SIGN ELEVATIONS
SCALE 3/16" = 1'-0"2 PYLON SIGN SECTION

SCALE 3/16" = 1'-0"
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4 PYLON SIGN BASE PLAN
SCALE 1/4" = 1'-0"

EXTERIOR FINISH NOTES

1. MATCH ALL BUILDING FINISHES FOR PYLON SIGN. SEE A3.1
FOR TYPICAL FINISHES.

2. EXPOSED WOOD EDGES ARE TO BE STAINED OR AGED.
3. GC IS RESPONSIBLE FOR ALL REQUIRED FIRE TREATED

BLOCKING WITHIN WALLS AND ROOFS FOR SIGN
CONNECTIONS.  COORDINATE LOCATIONS WITH SIGN
VENDOR.

4. ALL SIGNAGE IS OFOI UNLESS NOTED OTHERWISE.  ALL
SIGN MOUNTING BY SIGN VENDOR.  GC TO COORDINATE
AND INSTALL ALL REQUIRED SIGNAGE BLOCKING.

5. PAINT ALL EXPOSED RECEPTACLE COVERPLATES,
CAMERAS (NOT ON LENS OR ANY ACRYLIC DOMES),
EXPOSED ELECTRICAL AND GAS PIPING SHALL BE PAINTED
THE SAME COLOR AS THE ADJACENT WALL..

6. ALL SHINY FINISH FASTENERS USED ON RECLAIMED OR
RUSTIC FINISHED MATERIAL LIKE CORRUGATED TIN, WOOD,
TOILET PARTITIONS, FLOORING, SIGNAGE, ETC. SHALL BE
PAINTED, STAINED, FINISHED, OR PLUGGED TO BLEND INTO
RECLAIMED MATERIAL.

3 PYLON SIGN BASE SECTION
SCALE 1" = 1'-0"

6 PYLON SIGN ROOF SECTION
SCALE 1" = 1'-0" 5 PYLON SIGN ROOF SECTION

SCALE 1" = 1'-0"

7 LADDER SECTION
SCALE 3/4" = 1'-0"
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1 2 3 768

45

FPO

FPO

9 10AQUARIUM SIGNAGE TBD RESTAURANT SIGNAGE
TBD

TOTAL SF

9

10

Signage Table

NUMBER PROPOSED SIGNS ELECTRICITY REQ'D. SQ.FT.

1 JOHNNY MORRIS RIBBON

2 334.5YES

3

4

5

6

7

8

Bass Pro Proposed Building Project Signage 2025

68.9YES

BPS FORMED MAIN ID CABINET

OUTDOOR WORLD WALL CABINET

WELCOME RIBBON SIGN

WELCOME LETTERS

WORLDWIDE SPORTSMAN FOAM WALL SIGN

REDHEAD FOAM LETTERS

TRACKER BOATS CHANNEL LETTERS

AQUARIUM SIGNAGE

RESTAURANT SIGNAGE

170.1NO

216.2YES

180YES

12.3NO

232.4YES

184.1YES

TBDYES

TBDYES

1398.5

TOTAL SF

17

18

11 TRACKER BOATS CHANNEL LETTERS

12 334.5YES

13

TOTAL SF

14

15

16

232.4YES

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

CUSTOMER SERVICE LETTERS

ASCEND CHANNEL LETTERS

REDHEAD CHANNEL LETTERS

POWERPROS SIGN

591.6

24.7NO

342.8YES

287.5YES

YES

37.1NO

325.8YES

FRONT (NORTH) ELEVATION

LEFT (WEST) ELEVATION

REAR (SOUTH) ELEVATION

19 85.0YES

TOTAL SF

20

21

22 MAKO CHANNEL LETTERS

85.0YES

104.3YES

334.5YES

523.8

RIGHT (EAST) ELEVATION

23 PAINTED BPS 1638.9NO

ROOF PAINTED SIGNAGE

TOTAL SF 1638.9

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

TRACKER SERVICE CHANNEL LETTERS

TRACKER BOATS CHANNEL LETTERS

334.5

1412.7

TOTAL SF

Signage Table

NUMBER SQ.FT.

1 260.4

2

3

4

5

6

7

BASS PRO SHOP LOGO

OUTDOOR WORLD LOGO

TRACKER BOATS LOGO

250.7

279.8

201.3

154.3

1437.3

TOTAL SF

15

9 BASS PRO SHOP LOGO

10 195.4

11

TOTAL SF

12

13

14

65.6

REDHEAD LOGO

CUSTOMER SERVICE LETTERS

285.7

24.7

110.4

253.1

233.8

FRONT ELEVATION

Bass Pro Current Approved/Permitted Building Project Signage 2023

SIDE 1 ELEVATION

REAR ELEVATION

TOTAL SF

21 108.3

477.7

SIDE 2 ELEVATION

OUTDOOR WORLD LOGO

276.6

1441.3

PROPOSED SIGNS

CABELA'S LOGO

ASCEND CHANNEL LETTERS

BASS PRO SHOP LOGO

TRACKER BOATS CHANNEL LETTER

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

24 PYLON SIGN 480.8YES

FREESTANDING SIGNAGE

TOTAL SF 480.8

GRAND TOTAL SF 6046.3 GRAND TOTAL SF 5186.4

WELCOME RIBBON SIGN

WELCOME LETTERS

170.1

12.3

ASCEND CHANNEL LETTERS

REDHEAD FOAM LETTERS

TRACKER BOATS CHANNEL LETTERS8 108.4

16 149.7REDHEAD CHANNEL LETTERS

17 110.4

18 185.5BOAT SERVICE SIGN

19 35.7POWER PROS SIGN

22

23

24 PAINTED BPS

ROOF PAINTED SIGNAGE

TOTAL SF

TRACKER BOATS CHANNEL LETTER

BASS PRO SHOP LOGO

TRACKER BOATS LOGO

20 86.1TRACKER BOATS LOGO

CABELA'S LOGO

258.8

110.6

1544.4

1544.4

1 2 657
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1024 9 11

EXHIBIT 11 FRONT ELEVATION - 2025
SCALE 1" = 20'-0"

2 FRONT ELEVATION - 2023
SCALE 1" = 20'-0"
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14 15 16 17 18 19

13 14 16 18 19 2012 1715

20 21 222323 PAINTED ROOF
MURAL BY OTHERS

21 22 2324

TOTAL SF

9

10

Signage Table

NUMBER PROPOSED SIGNS ELECTRICITY REQ'D. SQ.FT.

1 JOHNNY MORRIS RIBBON

2 334.5YES

3

4

5

6

7

8

Bass Pro Proposed Building Project Signage 2025

68.9YES

BPS FORMED MAIN ID CABINET

OUTDOOR WORLD WALL CABINET

WELCOME RIBBON SIGN

WELCOME LETTERS

WORLDWIDE SPORTSMAN FOAM WALL SIGN

REDHEAD FOAM LETTERS

TRACKER BOATS CHANNEL LETTERS

AQUARIUM SIGNAGE

RESTAURANT SIGNAGE

170.1NO

216.2YES

180YES

12.3NO

232.4YES

184.1YES

TBDYES

TBDYES

1398.5

TOTAL SF

17

18

11 TRACKER BOATS CHANNEL LETTERS

12 334.5YES

13

TOTAL SF

14

15

16

232.4YES

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

CUSTOMER SERVICE LETTERS

ASCEND CHANNEL LETTERS

REDHEAD CHANNEL LETTERS

POWERPROS SIGN

591.6

24.7NO

342.8YES

287.5YES

YES

37.1NO

325.8YES

FRONT (NORTH) ELEVATION

LEFT (WEST) ELEVATION

REAR (SOUTH) ELEVATION

19 85.0YES

TOTAL SF

20

21

22 MAKO CHANNEL LETTERS

85.0YES

104.3YES

334.5YES

523.8

RIGHT (EAST) ELEVATION

23 PAINTED BPS 1638.9NO

ROOF PAINTED SIGNAGE

TOTAL SF 1638.9

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

TRACKER SERVICE CHANNEL LETTERS

TRACKER BOATS CHANNEL LETTERS

334.5

1412.7

TOTAL SF

Signage Table

NUMBER SQ.FT.

1 260.4

2

3

4

5

6

7

BASS PRO SHOP LOGO

OUTDOOR WORLD LOGO

TRACKER BOATS LOGO

250.7

279.8

201.3

154.3

1437.3

TOTAL SF

15

9 BASS PRO SHOP LOGO

10 195.4

11

TOTAL SF

12

13

14

65.6

REDHEAD LOGO

CUSTOMER SERVICE LETTERS

285.7

24.7

110.4

253.1

233.8

FRONT ELEVATION

Bass Pro Current Approved/Permitted Building Project Signage 2023

SIDE 1 ELEVATION

REAR ELEVATION

TOTAL SF

21 108.3

477.7

SIDE 2 ELEVATION

OUTDOOR WORLD LOGO

276.6

1441.3

PROPOSED SIGNS

CABELA'S LOGO

ASCEND CHANNEL LETTERS

BASS PRO SHOP LOGO

TRACKER BOATS CHANNEL LETTER

BPS ILLUMINATED WALL SIGN W/ FOAM BORDER

24 PYLON SIGN 480.8YES

FREESTANDING SIGNAGE

TOTAL SF 480.8

GRAND TOTAL SF 6046.3 GRAND TOTAL SF 5186.4

WELCOME RIBBON SIGN

WELCOME LETTERS

170.1

12.3

ASCEND CHANNEL LETTERS

REDHEAD FOAM LETTERS

TRACKER BOATS CHANNEL LETTERS8 108.4

16 149.7REDHEAD CHANNEL LETTERS

17 110.4

18 185.5BOAT SERVICE SIGN

19 35.7POWER PROS SIGN

22

23

24 PAINTED BPS

ROOF PAINTED SIGNAGE

TOTAL SF

TRACKER BOATS CHANNEL LETTER

BASS PRO SHOP LOGO

TRACKER BOATS LOGO

20 86.1TRACKER BOATS LOGO

CABELA'S LOGO

258.8

110.6

1544.4

1544.4

EXHIBIT 21 REAR ELEVATION - 2025
SCALE 1" = 20'-0"

2 REAR ELEVATION - 2023
SCALE 1" = 20'-0"
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TOPOGRAPHIC SURVEY

FIELD BOOK:PAGE:

1

XXXX

(PARCEL 'C')

(PARCEL 'C')

(PARCEL 'B')

(PARCEL 'A')

(PARCEL 'C')

(PARCEL 'C')

(ALL PARCELS)

1. THE BOUNDARY INFORMATION IS BASED ON THE FOLLOWING MAPS:

a. A MAP ENTITLED: "ALTA/ACSM SURVEY OF LOTS 1, 1.01, 4, 5, & 6, BLOCK 257.01, LOT 1, BLOCK 275.02 AND LOT 3.04, BLOCK 257,

PREPARED FOR SAYREVILLE ECONOMIC REDEVELOPMENT AGENCY.  SITUATED IN SAYREVILLE BOROUGH, MIDDLESEX COUNTY,

NEW JERSEY", DATED OCTOBER 9, 2008.  PREPARED BY CME, ASSOCIATES.

b. A MAP ENTITLED: "SURVEY & MINOR SUBDIVISION OF FORMER LOT 3.05 IN BLOCK 257 (NOW P/O LOT 10, BLOCK 256.01) PREPARED

FOR: MIDDLESEX COUNTY UTILITY AUTHORITY, SITUATED IN BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY",

DATED JANUARY 31, 2013 AND REVISED THROUGH JUNE 10, 2013. PREPARED BY, CME ASSOCIATES.

c. A MAP ENTITLED: "ALTA/ACSM SURVEY OF LOT 1, BLOCK 257.02  PREPARED FOR SAYREVILLE ECONOMIC REDEVELOPMENT AGENCY,

SITUATED IN SAYREVILLE BOROUGH, MIDDLESEX COUNTY, NEW JERSEY", DATED FEBRUARY 27, 2015, PREPARED BY, CME

ASSOCIATES.

d. A MAP ENTITLED: "ALTA/ACSM SURVEY OF LOT 2, BLOCK 257.03, LOTS 1 & 2, BLOCK 258 & LOTS 1 & 2, BLOCK 264, PREPARED FOR

SAYREVILLE ECONOMIC & REDEVELOPMENT AGENCY, SITUATED IN SAYREVILLE BOROUGH, MIDDLESEX COUNTY, NEW JERSEY",

DATED APRIL 11, 2012 AND REVISED THROUGH MAY 3, 2012, PREPARED BY, CME ASSOCIATES.

e. A MAP ENTITLED: "SURVEY OF GREEN ACRES PARTICIPATION WITHIN PARCEL "A", N/F SAYREVILLE ECONOMIC & REDEVELOPMENT

AGENCY, PREPARED FOR SAYREVILLE ECONOMIC & REDEVELOPMENT AGENCY, SITUATED IN THE BOROUGH OF SAYREVILLE,

MIDDLESEX COUNTY, NEW JERSEY", DATED APRIL 3, 2009, PREPARED BY, CME ASSOCIATES.

f. A MAP ENTITLED: "ACQUISITION PLAN, LANDS OF CONRAIL, FOR, SAYREVILLE SEAPORT ASSOCIATES, PORTION OF LOT 20, BLOCK

62.011, LOT 20, BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY", DATED JANUARY 13, 2014, PREPARED BY MASER

CONSULTING, P.A.

g. A MAP ENTITLED: "ACQUISITION PLAN, LANDS OF CONRAIL, FOR, SAYREVILLE SEAPORT ASSOCIATES, LOT 23, BLOCK 62.011, LOT 20,

BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY", DATED JANUARY 13, 2014, PREPARED BY MASER CONSULTING, P.A.

h. A MAP ENTITLED: "ALTA/ACSM SURVEY OF A PORTION OF BLOCK 257, 257.01, 257.02, 257.03, 258 & 264, PREPARED FOR SAYREVILLE

ECONOMIC REDEVELOPMENT AGENCY, SITUATED IN, SAYREVILLE BOROUGH, MIDDLESEX COUNTY, NEW JERSEY", DATED MARCH

2018, AND LAST REVISED JULY 8, 2019, PREPARED BY CME ASSOCIATES.

i. A MAP ENTITLED: "BOUNDARY SURVEY FOR EPIC CHURCH INTERNATIONAL, INC., BLOCK 257, LOT 3.06, BOROUGH OF SAYREVILLE,

MIDDLESEX COUNTY, NEW JERSEY", DATED AUGUST 26, 2016, AND LAST REVISED SEPTEMBER 29, 2021, PREPARED BY COLLIERS

ENGINEERING & DESIGN.

j. A MAP ENTITLED: "FINAL PLAT MAJOR SUBDIVISION FOR RIVERTON VILLAGE PHASE I, PARCEL C:, BLOCK 257-LOTS 304 & 3.052, BLOCK

257.01-LOTS 1, 1.01. 1.10, 4, 20 & 30.12, BLOCK 27.02-LOTS 1, 1.01 & 22, BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY",

DATED MAY 15, 2019, AND LAST REVISED OCTOBER 20, 2021, PREPARED BY COLLIERS ENGINEERING & DESIGN AND BEING DULY

FILLED IN THE MIDDLESEX COUNTY CLERK'S OFFICE ON MARCH 8, 2023 AS MAP #6970, FILE #989.

k. A MAP ENTITLED: "PERMANENT EASEMENT, ACROSS LANDS OF SAYREVILLE ECONOMIC REDEVELOPMENT AGENCY, BLOCK 257, LOT

3.04, MIDDLESEX COUNTY, NEW JERSEY", DATED JANUARY 11, 2023, AND LAST REVISED JANUARY 15, 2023, PREPARED BY THOMAS D.

STRONG, N.J.P.L.S.,  LWS, LAKEWOOD COLORADO.

l. A MAP ENTITLED: "WETLANDS MAPPING, NJ INDUSTRIES, INC., MAIN PLANT PARCEL, LOT 3.04 BLOCK 257, LOTS 1, 4, 5 & 6, BLOCK

257.01 LOTS 1, BLOCK 257.02, LOTS 1 & 2 BLOCK 275.02, BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY", DATED

OCTOBER 13, 1997, AND LAST REVISED DECEMBER 31, 1997, PREPARED BY BA2 SURVSAT.

m. A MAP ENTITLED: "WETLAND DELINEATION PLAN FOR PARCEL B, BLOCK 264, LOT 1, BLOCK 257.03, LOT 2, BLOCK 258, LOTS 1 & 2,

BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY", DATED JULY 20, 2022, PREPARED BY COLLIERS ENGINEERING &

DESIGN.

n. A MAP ENTITLED: "PERMIT PLAN FOR PARCEL B, aka AREA 4, PARCEL B:, BLOCK 264, LOT 1.01, BLOCK 257.03, LOT 2, BLOCK 258, LOTS 1

& 2, BOROUGH OF SAYREVILLE, MIDDLESEX COUNTY, NEW JERSEY", DATED AUGUST 29, 2022 AND LAST REVISED FEBRUARY 15, 2024,

PREPARED BY COLLIERS ENGINEERING & DESIGN.

2. TOPOGRAPHIC REFERENCES:

a. THE TOPOGRAPHIC INFORMATION IS TAKEN FROM PHOTOGRAMMETERIC MAPPING COMPILED AND STEREO PLOTTED BY COOPER

AERIAL SURVEYS CO. BASED ON AERIAL PHOTOGRAPHS DATED JUNE 10, 2016.  THE VERTICAL DATUM IS RELATIVE TO NAVD 88 AND

THE HORIZONTAL DATUM IS RELATIVE TO NAD 1983, NEW JERSEY STATE PLANE COORDINATE SYSTEM.

b. A MAP ENTITLED: "AERIAL TOPOGRAPHIC SURVEY FOR WEST SIDE, SAYREVILLE REDEVELOPMENT, BOROUGH OF SAYREVILLE,

MIDDLESEX COUNTY, NEW JERSEY", DATED JANUARY 3, 2008. PREPARED BY MASER CONSULTING, P.A.

c. THE TOPOGRAPHIC INFORMATION AND PLANIMETRICS SHOWN INSIDE NOTED AREA TAKEN FROM PHOTOGRAMMETERIC MAPPING

COMPILED AND STEREO PLOTTED BY COOPER NOR EAST BASED ON AERIAL PHOTOGRAPHS DATED DECEMBER 2023.  THE VERTICAL

DATUM IS RELATIVE TO NAVD 88 AND THE HORIZONTAL DATUM IS RELATIVE TO NAD 1983, NEW JERSEY STATE PLANE COORDINATE

SYSTEM.

3. THE ELEVATIONS SHOWN HEREON ARE RELATIVE TO NAVD 88 ADJUSTMENT AND ARE BASED ON NEW JERSEY GEODETIC MONUMENT

NUMBER KV7136.

4. THE TIDAL FLOOD HAZARD ELEVATION DETERMINED APPROXIMATELY TO BE ELEVATION 12 FT. (N.G.V.D. 1929).  N.A.V.D. 1988 IS 1.0 FT.

LOWER THAN N.G.V.D. 1929, BASED ON THE NEAREST PUBLISHED N.G.V.D. 1929 GEODETIC MONUMENT (KV7136) STATION 12A1.

THEREFORE ONCE CONVERTED, THE TIDAL FLOOD HAZARD ELEVATION IN N.A.V.D. 1988 IS 11 FT. METHOD 1, AS DESCRIBED AT N.J.A.C.

7:13-3.3. WAS USED TO DETERMINE THE FLOOD HAZARD AREA.

5. THE UNDERSIGNED PROFESSIONAL IS NOT QUALIFIED TO DETERMINE THE EXISTENCE OR NONEXISTENCE OF WETLANDS AND/OR

TOXIC WASTES. THEREFORE IT SHOULD NOT BE ASSUMED OR CONSTRUED THAT ANY STATEMENT IS BEING MADE BY THE FACT THAT

NO EVIDENCE OF WETLANDS OR TOXIC WASTES IS PORTRAYED HEREON. IT IS IN THE BEST INTEREST OF THE CLIENT TO PURSUE

THESE MATTERS AS SEPARATE CONCERNS APART FROM THIS SURVEY.

6. CAUTION: IF THIS DOCUMENT DOES NOT CONTAIN A RAISED IMPRESSION SEAL OF THE UNDERSIGNED PROFESSIONAL IT IS NOT AN

AUTHORIZED ORIGINAL DOCUMENT AND MAY HAVE BEEN ALTERED.

7.  UTILITY NOTES:

a. THE UNDERSIGNED PROFESSIONAL IS NOT RESPONSIBLE FOR THE PRESENCE OF UNDERGROUND UTILITIES OR STRUCTURES IF SAME

ARE NOT VISIBLE OR OTHERWISE DISCLOSED BY ANY OF THE ABOVE DATA.

b. UNDERGROUND UTILITIES WERE MAPPED USING RADIO FREQUENCY PIPE AND CABLE DESIGNATING EQUIPMENT AND GROUND

PENETRATING RADAR (GPR). OTHER BURIED UTILITIES MAY BE PRESENT BUT WERE NOT DETECTED DUE TO LIMITATIONS OF THE

EQUIPMENT, UNFAVORABLE SOIL CONDITIONS, SITE ACCESS, AND/OR DENSE UTILITY INFRASTRUCTURE; THEREFORE, 100%

DETECTION IS NOT GUARANTEED.  CAUTION SHOULD BE USED WHEN EXCAVATING IN THE VICINITY OF MAPPED FEATURES.

c. PLOTTED UTILITY POSITIONS REPRESENT LOCATION OF MOST APPROPRIATE INTERPRETED GEOPHYSICAL RESPONSE. THIS

RESPONSE IS GENERALLY PRESENT OVER THE TOP CENTER OF THE TARGET BUT MAY BE LOCATED OFF-CENTER DEPENDING ON

SIGNAL QUALITY AND THE EFFECTS OF LOCAL INTERFERENCE.  FEATURE MAY BE WIDER THAN PLOTTED LINE (E.G. DUCT BANKS,

LARGE CONDUIT).

d. UTILITIES MAY BE INSTALLED WITHIN A DUCT BANK. DUE TO THE LIMITATIONS OF GEOPHYSICAL EQUIPMENT AND THE LOCATION

OF FEATURES WITHIN THE DUCT BANK, THE ACTUAL HORIZONTAL AND VERTICAL DIMENSIONS OF THE DUCT BANK SYSTEM (AS

OBSERVED IN GEOPHYSICAL DATA) MAY VARY.

e. DUE TO VARYING SOIL CONDITIONS, POSSIBLE CHANGES IN UTILITY MATERIAL, AND OTHER FACTORS, SOME UNDERGROUND

UTILITIES COULD NOT BE TRACED ENTIRELY WITHIN THE PROJECT LIMITS. THE UTILITY MAY CONTINUE, BUT SINCE IT WAS NOT

OBSERVED IN THE GEOPHYSICAL DATA BEYOND THESE POINTS, IT COULD NOT BE MAPPED.

f. UNDERGROUND UTILITIES SHOWN WERE PLOTTED BASED ON THE INVESTIGATION RESULTS OBTAINED WITH THE DESIGNATING

EQUIPMENT AND IN SOME INSTANCES, EXISTING CLIENT-PROVIDED MAPPING. MAPPING SHOWN ON A SKETCH ENTITLED "MCUA

SAYREVILLE NJ 1 & 2" PREPARED BY JOSEPH KING, CPG OF MASER CONSULTING IN JULY 2020.
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