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BOROUGH OF HIGHLANDS 

LAND USE BOARD MEETING 

22 Snug Harbor Avenue, Highlands NJ 07732 

Thursday, March 09, 2023 at 7:00 PM 

AGENDA 

Please be advised that the agenda as shown may be subject to change. This meeting is a quasi-judicial 

proceeding. Any questions or comments must be limited to issues that are relevant to what the board may 

legally consider in reaching a decision and decorum appropriate to a judicial hearing must be maintained 

at all times. 

CALL TO ORDER 

The chair reserves the right to change the order of the agenda. 

PLEDGE OF ALLEGIANCE 

OPEN PUBLIC MEETING STATEMENT 

As per requirement, notice is hereby given that this is a Regular Meeting of the Borough of Highlands 

Land Use Board and all requirements have been met. Notice has been transmitted to the Asbury Park 

Press and the Two River Times. Notice has been posted on the public bulletin board. Formal Action will 

be taken. 

ROLL CALL 

OPEN FOR PUBLIC COMMENTS 

General Questions or Comments not pertaining to Applications  

HEARINGS ON OLD BUSINESS 

1. Conditional Use - LUB2022-011: Sea Grass 

APPROVAL OF MINUTES 

2. February 9, 2023 LUB Meeting Minutes 

COMMUNICATION AND VOUCHERS 

3. LUB Annual Report 2022 

Board Policy: • All meetings shall adjourn no later than 11:00 P.M. unless a majority of the quorum 

present at said hour vote to continue the meeting to a later hour. • No new hearing shall commence after 

10:15 P.M. unless the Chairperson shall rule otherwise. • The Chair may limit repetitive comments or 

irrelevant testimony and may limit the time or number of questions or comments from any one citizen to 

ensure an orderly meeting and allow adequate time for members of the public to be heard. 

ADJOURNMENT 
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HGPB- R2000 January 16, 2023 

 

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use  

 First Completeness Review 

 

Dear Ms. Tran: 

 

As requested, we have reviewed the above-referenced application in accordance with the Borough of 

Highlands Zoning and Land Use Regulations section entitled Part 3, Subdivision and Site Plan Review, 

Article VI, Application Procedure, and Article VIII, Plat and Plan Details, Section 21-58.E – Preliminary Site 

Plan. 

 

The applicant submitted the following documents in support of this application: 

 

1. Preliminary & Final Major Site Plans prepared by Brent N. Papi, Jr., PE, of East Point Engineering, 

LLC, dated November 21, 2022, consisting of ten (10) sheets. 

2. Architectural Plans prepared Shissias Design + Development, dated December 2, 2022, consisting of 

three (3) sheets. 

3. Land Use Board Application and supporting documents, dated December 6, 2022. 

4. Zoning Permit Application and supporting documents, dated November 3, 2022. 

 

The following information was reviewed for completeness purposes pursuant to Ordinance Section 21-58.D 

– Minor Site Plan: 

 

Preliminary Site Plan (Minor):  The preliminary site plan shall be drawn at a scale of not more than one 

hundred (100) feet to the inch and shall include such details as may be necessary to properly evaluate the 

application and determine compliance with this chapter.  The site plan shall be drawn by a licensed New 

Jersey professional engineer and land surveyor and, where applicable to the proposed use or construction, the 

following information shall be clearly shown. 

 

1. Date, name, location of site, name of owner, scale and reference meridian.  Provided. 

 

2. Area of the lot and all lot line dimensions and bearings.  Provided. 

 

3. The location of all existing watercourses, wooded areas, easements, rights-of-way, streets, roads, 

highways, rivers, buildings, structures and any other feature on the property and within seventy-five 

(75) feet of the property line.  Provided.  
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HGPB-R2000 

January 16, 2023 

Page 2 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use  

 First Completeness Review 

 

4. Location, use and ground floor area of all existing and proposed buildings, with the building setback, 

side line and rear yard distance.  Provided.   

 

5. Elevations at the corners of all proposed buildings and paved areas and at property corners if new 

buildings or paved areas are proposed.  Provided.  It should be noted that no new buildings are 

proposed as the applicant intends to renovate the existing building.   

 

6. The location and widths of existing and proposed streets servicing the site plan.  Provided. 

 

7. Specifications for and location of proposed surface paving and curbing.  Provided.  It should be 

noted that the applicant proposes to retain the existing gravel parking lot and repair as 

needed. 

 

8. Location of all structures within seventy-five (75) feet of the property.  Provided.  

 

9. Location of off-street parking areas, with dimensions, showing proposed parking and loading spaces, 

with dimensions, width of proposed access drives and aisles and traffic circulation.  Provided. 

 

10. Storm water management and sanitary sewer reports, including proposed storm drainage and sanitary 

disposal facilities; specifically, the location, type and size of all existing and proposed catch basins, 

storm drainage facilities, utilities plus all required design data supporting the adequacy of the existing 

or proposed facilities to handle future storm flows.  Not applicable.  No storm water management 

features are proposed.   

 

11. Existing and proposed contours of the property and for seventy-five (75) feet outside the property at 

one (1) foot intervals when new buildings or parking areas are proposed.  Spot elevations for any 

development in a flood hazard area.  Provided. 

 

12. The location and treatment of proposed entrances and exits to the public rights-of-way, including the 

possible utilization of traffic signals, channelization, acceleration, and deceleration lanes, additional 

widths and any other devices necessary to traffic safety and/or convenience.  Provided.  

 

13. The location and identification of proposed open space, parks or other recreation areas.  Not 

applicable. 

 

14. The location and design of landscaping, buffer areas and screening areas showing size, species and 

spacing of trees and plants and treatment of unpaved areas. Provided. 

 

15. The location of sidewalks, walkways, traffic islands and all other areas proposed to be devoted to 

pedestrian use.  Provided. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use  

 First Completeness Review 

 

16. The nature and location of public and private utilities, including maintenance and solid waste 

disposal, recycling and/or storage facilities.  Provided. A trash enclosure area is shown. The 

applicant intends to utilize the existing building and retain all utility connections. 

 

17. Specific location and design of traffic control devices, signs and lighting fixtures.  The Board may 

require of the applicant expert testimony concerning the adequacy of proposed traffic control devices, 

signs and lighting fixtures. Provided. 

 

18. Preliminary architectural plans for the proposed buildings or structures indicating typical floor plans, 

elevations, heights and general design or architectural styling.  Partially provided. The existing 

building’s first floor elevation is approximately elevation 6.0.  The existing building is located 

within flood zone AE-11. Therefore, the building renovation plans should be designed in 

accordance with FEMA standards and the Borough of Highlands Flood Damage Prevention 

Ordinance requirements.  I defer to the Borough Floodplain Manager for further review. 

 

19. The present and past status and use and contemplated use of the property and all existing buildings 

on the property.  A cleanup plan where such is necessary because of the past or present use of the 

site.  Provided. 

 

20. A soil erosion and sediment control plan is required.  Said plan shall be submitted to the Soil 

Conservation District and approval of the application shall be conditioned upon certification of the 

soil erosion and sediment control plan by the District.  Provided. 

 

21. Soil Borings, when required by the Board Engineer.  Not required. 

 

22. Certification statement for the required municipal signatures, stating:  Provided. 

 

o Application No. ________ approved/disapproved by the Highlands Land Use Board as a 

Minor Site Plan on ___________. 

          (date) 

_____________________________________ 

Chairman 

_____________________________________ 

Secretary 

 

23. Certification statement for the County Planning Board approval / disapproval, if required.  Project 

fronts on a County Road, therefore approval or letter of no interest will ultimately be required 

from the County Planning Board. 

 

24. The Board may require any additional information which is reasonably necessary to ascertain 

compliance with the provisions of this chapter.  Informational. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use  

 First Completeness Review 

 

Per Section 21-97.M of the Ordinance, one cannabis retailer may be permitted in the Central Business District 

(CBD) Zone provided that applicable Article XI Design Standards are met together with any other 

requirements deemed necessary by the Land Use Board and applicable requirements of this chapter.  Prior 

to the public hearing the applicant shall provide a narrative outlining compliance with all Article XI 

Design Standards, and any applicable relief required/requested.   

 

In addition, the cannabis retailer shall not be located within 1,000 feet of any school.  As discussed in 

the technical review meeting, a legal determination will be required as the proposed parking lot 

supporting the retail operation may be within 1,000 feet of the Highlands Elementary School property.  

If the Article XI Design Standards cannot be met, or the determination that the parking lot falls within 

1,000 feet of the school (and counts as part of the cannabis retailer operation), then a d(3) conditional 

use variance may be required. 

 

It should be noted that this project is located within the Central Business District (CBD) Zone.  The 

property is also located within the CBD Redevelopment Overlay 1 (C-RO-1) Zone.  The applicant may 

elect to prepare the application in accordance with either the CBD Zone or C-RO-1 Zone criteria, but 

one or the other shall be identified.   

 

Adequate information has been provided in order to perform a technical review of the application.  The 

application shall therefore be deemed COMPLETE, pending confirmation from the Board Secretary 

that the balance of fees and escrows have been posted.  

 

We will also commence technical review upon same notification.  

 

The application fee and escrow fee calculation letter will be provided under separate cover. 

 

Should you have any questions or require any additional information, please call. 

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 

44

Item 1.



HGPB-R2000 

January 16, 2023 

Page 5 

 

Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use  

 First Completeness Review 

 

EWH:KJO:KFJ 

 

cc: Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@Weiner.law) 

 Brian O’Callahan, Zoning Officer (bcallahan@middletownnj.org) 

 Sea Grass NJ, LLC, Applicant (idrwhelan@gmail.com) 

 Leonel Cervantes, Owner (leocervantes@hotmail.com) 

 John B. Anderson, III, Esq., Applicant’s Attorney (janderson@fsfm-law.com) 

 Brent N. Papi, Jr., PE, Applicant’s Engineer (bpapi@eastpointeng.com) 

Shissias Design & Development, Applicant’s Architect (kevin966@gmail.com) 
 

\\tandmassociates.local\Public\Projects\HGPB\R2000\Correspondence\Tran_EWH_Sea Grass NJ LLC_First Completeness Review.docx  
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HGPB- R2000 January 16, 2023 

  

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Sea Grass NJ, LLC  
272 Bay Avenue 

 Block 78, Lot 12 & Block 73, Lot 3 
 Central Business District (CBD) Zone 
 Redevelopment Zone C-RO-1 
 Minor Site Plan 

& Conditional Use  
 Fee and Escrow Calculation 
 

Dear Ms. Tran: 

 

As requested, we have reviewed the above-referenced application in accordance with the Borough of 

Highlands Land Use Regulations Part 6 - Fee Schedule. 

 

The applicant submitted the following documents in support of this application: 

 

1. Preliminary & Final Major Site Plans prepared by Brent N. Papi, Jr., PE, of East Point Engineering, 

LLC, dated November 21, 2022, consisting of ten (10) sheets. 

2. Architectural Plans prepared Shissias Design + Development, dated December 2, 2022, consisting 

of three (3) sheets. 

3. Land Use Board Application and supporting documents, dated December 6, 2022. 

4. Zoning Permit Application and supporting documents, dated November 3, 2022. 

 

Please note the following fee calculations: 

 

1. Application fee: $1,600.00  
 

2. Escrow fee:  $3,200.00  
 

Please note that the initial application deposits shall be deducted from the total fees shown. 

 

Should you have any questions or require any additional information, please call. 

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 

 

EWH:KJO:KFJ 

Att. 
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HGPB-R2000 
January 16, 2023 

Page 2 

Le: 

Re: 

cc: 

Nancy Tran, Land Use Board Secretary 
Borough of Highlands Land Use Board 

Sea Grass NJ, LLC  
272 Bay Avenue 
Block 46, Lot 3  
Central Business District (CBD) Zone 
Minor Site Plan & Conditional Use  
Fee Determination 

Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@Weiner.law) 

Brian O’Callahan, Zoning Officer (bcallahan@middletownnj.org) 

Sea Grass NJ, LLC, Applicant (idrwhelan@gmail.com) 

Leonel Cervantes, Owner (leocervantes@hotmail.com) 

John B. Anderson, III, Esq., Applicant’s Attorney (janderson@fsfm-law.com) 

Brent N. Papi, Jr., PE, Applicant’s Engineer (bpapi@eastpointeng.com) 

Shissias Design & Development, Applicant’s Architect (kevin966@gmail.com) 

G:\Projects\HGPB\R2000\Correspondence\Tran_EWH_Sea Grass LLC_Fee Letter.docx  

47

Item 1.



HGPB-R2000

A. APPLICATION FEES (Ord. 21-107)

A. Variances

3. Nonresidential "c" (front yard setback) 1 EA 250.00$   250.00$    

3. Nonresidential "c" (side yard setback per 21-91.A.4) 1 EA 250.00$   250.00$    

1 EA 250.00$   250.00$    3. Nonresidential "c" (lot coverage)

4. Nonresidential "d3" (Section 21-97.M) 1 EA 500.00$   500.00$    

C. Site Plans 

1. Minor 1 LS 100.00$   100.00$    

E. Conditional Use Applications 1 EA 250.00$   250.00$    

B. ESCROW FEES (Ord. 21-108)

B. Escrow Deposits (twice Application Fee; Minimum $750) 1 LS 3,200.00$   3,200.00$   

1,600.00$    

3,200.00$    

Total 4,800.00$    

*It should be noted that this application is being reviewed under the Central Business District (CBD) Zone criteria.  The property is also located within the CBD

Redevelopment Overlay 1 (C-RO-1) Zone.  The applicant may elect to prepare the application in accordance with either the CBD Zone or C-RO-1 Zone criteria,

but one or the other shall be identified.

DETERMINATION OF FEES*

Application fees subtotal

Escrow fee subtotal 

Sea Grass, LLC - 272 Bay Avenue

Block 78, Lot 12 & Block 73, Lot 3
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156 Walker Road 

West Orange, NJ 07052 
973-985-3464 

leekleintraffic@gmail.com 
 

 
 

Page 1 of 4 

January 27, 2023 
 
Nick Frangipane 
Jim Whelan 
Hannah LaRose 
C/O Sea Grass NJ LLC 
135 Maple Avenue 
Red Bank, NJ  07701      VIA EMAIL: nick.frang@gmail.com  
 
Re: Traffic Engineering and Parking Evaluation 

Proposed Cannabis Retailer 
272 Bay Avenue, Highlands, Monmouth County, NJ 

 
Dear Mr. Frangipane: 
 
This Traffic Engineering and Parking Evaluation (TEPE) report outlines our findings and 
recommendations for the proposed change of use from a 1,575 square foot restaurant and 1 
apartment dwelling to a 1,525 square foot cannabis retailer and 848 square foot small office.   
 
Familiarization with the Application 
We have reviewed the architectural plan set dated 12/2/2022, prepared by Shissias Design + 
Development.  We reviewed the site plan set dated 11/21/22, prepared by East Point 
Engineering, LLC.  We referenced Google street view and aerial photographs to become familiar 
with the area.   
 
Bay Avenue (County Route 8) is under the jurisdiction of Monmouth County.  Bay Avenue is 
relatively flat, level, and straight near the subject site.  Bay Avenue extends from S. Bay Avenue 
and Shore Drive in the east to Gravelly Point Road in the west.  Bay Avenue runs parallel to and 
connects with Shore Drive at several intersecting streets.  Near the subject site, Bay Avenue has 
one travel lane in each direction, with a posted speed limit of 25 MPH.  Parking is permitted on 
both sides of the street with restrictions of “No Parking Friday between 7 AM and 8 AM” and 
“No Parking When Road is Snow Covered”.  There are sidewalks on both sides of the street.  
There are curb ramps at the intersection of Bay Avenue with Sea Drift Avenue.  In the Google 
street view images from September and October 2019, there are no painted crosswalks across 
Bay Avenue at the intersection of Bay Avenue with Sea Drift Avenue.   
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Sea Drift Avenue is a local roadway under the jurisdiction of Highlands Borough.  Sea Drift 
Avenue extends from Shore Drive in the south to Marine Place in the north.  Sea Drift Avenue is 
STOP-controlled at Bay Avenue with a northbound and southbound, single lane approach to 
Bay Avenue.  Parking is permitted on both sides of the street.  The statutory speed limit is 25 
MPH.  There are sidewalks on both sides of the street with no posted restrictions.  In the 
Google street view images from September and October 2019, there are no painted crosswalks 
across Sea Drift Avenue at the intersection with Bay Avenue.   
 
Mass Transportation  
The number 834 bus line runs along Bay Avenue and stops at Washington Avenue and at 
Atlantic Street.  The number 834 bus provides service between Highlands, Atlantic Highlands, 
Leonardo, New Monmouth, Middletown, and portions of Red Bank including the NJ Transit Rail 
Station.  The available mass transportation provides a potential option for employees or 
customers to access the facility.   
 
Trip Generation Calculations 
According to the Trip Generation Manual, 11th Edition published by the Institute of 
Transportation Engineers (ITE), a High-Turnover (Sit-Down) Restaurant “use consists of sit-
down, full-service eating establishments with a typical duration of stay of 60 minutes or less. 
This type of restaurant is usually moderately priced, frequently belongs to a restaurant chain, 
and is commonly referred to as casual dining. Generally, these restaurants serve lunch and 
dinner; they may also be open for breakfast and are sometimes open 24 hours a day. These 
restaurants typically do not accept reservations. A patron commonly waits to be seated, is 
served by wait staff, orders from a menu, and pays after the meal.  Some facilities offer carry-
out for a small proportion of its customers.  Some facilities within this land use may also contain 
a bar area for serving food and alcoholic drinks.”  Trip generation for the existing High-Turnover 
(Sit-Down) Restaurant was calculated using the current ITE Trip Generation, 11th Edition based 
on square footage and number of seats, as well as based on the “Peak of the Generator” and 
the “Peak of the Adjacent Street” (on a weekday the highest one hour of adjacent street traffic 
between 7-9 AM and 4-6 PM, and the highest one hour of street traffic a Saturday).  We chose 
the larger of the trip generation values, “Peak of Generator” for 1,525 square feet. 
 
According to the Trip Generation Manual, 11th Edition published by the ITE, Multifamily Housing 
(Low-Rise) includes apartments, townhouses, and condominium located within the same 
building with at least three other dwelling units and that have two or three (floors) levels.  Trip 
generation for the existing 1-unit of multifamily housing (low-rise) was calculated using the 
current ITE Trip Generation, 11th Edition.   
 
According to the Trip Generation Manual, 11th Edition published by the ITE, “a Marijuana 
Dispensary is a stand-alone facility where cannabis is sold to patients or retail consumers in a 
legal manner.”  Trip generation for the proposed 1,525 square foot cannabis retailer was 
calculated using the current ITE Trip Generation, 11th Edition based on square footage for the 
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“Peak of the Generator” and the “Peak of the Adjacent Street”.  We chose the larger of the trip 
generation values, “Peak of Generator” for 1,525 square feet. 
 
According to the Trip Generation Manual, 11th Edition published by the ITE, a Small Office 
Building “is the same as a general office building (Land Use 710) but with less than or equal to 
10,000 square feet of gross floor area. The building typically houses a single tenant.  It is a 
location where affairs of a business, commercial or industrial organization, or professional 
person or firm are conducted.”  Trip Generation for the proposed 848 square foot small office 
was calculated using the current ITE Trip Generation, 11th Edition.   
 
We calculated the trip generation for the existing restaurant and apartment and for the 
proposed cannabis retailer and supporting office space.  The attached Table 1 – Trip Generation 
Comparison and Summary tabulates the trip generation of the former restaurant and 
apartment and the proposed cannabis retailer.  The existing restaurant and one apartment 
would generate 22 vehicle trips during the weekday AM peak hour, 26 vehicle trips during the 
weekday PM peak hour, and 18 vehicle trips during a Saturday peak hour.  The proposed 
cannabis retailer and small office would generate 27 vehicle trips during the weekday AM peak 
hour, 39 vehicle trips during the weekday PM peak hour, and 46 vehicle trips during the 
Saturday peak hour.   
 
Table 1 also shows the change in the number of weekday AM and PM peak hour trips and 
Saturday peak hour trips.  The increase in the number of peak hour trips is 5 vehicle trips during 
weekday AM peak hour trips, 13 vehicle trips during the weekday PM peak hour, and 28 vehicle 
trips during the Saturday peak hour.   
 
According to Transportation Impact Analysis for Site Development, published by the Institute of 
Transportation Engineers (ITE), an increase of less than 100 vehicle trips would not change the 
level of service of the local street network nor appreciably increase the volume-to-capacity 
ratio of an intersection approach.  Also, NJDOT Access Management Code considers a 
significant increase in trips greater than 100 peak hour trips AND greater than a 10 percent 
increase in previously anticipated daily trips.  Therefore, the proposed development is not 
anticipated to significantly impact the operations of the local streets.  Based on industry 
guidelines from the Institute of Transportation Engineers (ITE) as well as the NJDOT Access 
Code, the new vehicle trips generated by the proposed change of use from a restaurant and 
apartment to a cannabis retailer would not have a significant impact on traffic operations.  
Furthermore, the traffic generated to and from the property’s parking lot would be distributed 
on Sea Drift Avenue to Bay Avenue and to Shore Drive, further lessening any potential traffic 
impacts.   
 
We were able to research the NJDOT website and find traffic volumes on Bay Avenue between 
Sea Drift Avenue and Atlantic Street from Monday, June 25 to Thursday, June 28, 2018.  These 
traffic volumes show the two-way traffic volumes on Bay Avenue as between 250 and 325 
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vehicles per hour during the AM peak period and between 375 and 450 vehicles per hour 
during the PM peak hour.  If all the trips generated by the proposed cannabis retailer were to 
use Bay Avenue only, those trips would be about 16 percent of the total traffic along Bay 
Avenue.  The restaurant and apartment traffic were about 9 percent of the total traffic volumes 
on Bay Avenue.  But again, the traffic to and from the parking lot would be distributed to Bay 
Avenue and Shore Drive, further lessening the traffic impacts generated by the property.  
Typically, traffic volumes can vary from day to day by more than 10 percent.  The traffic 
volumes collected from the NJDOT website show that the traffic volumes during the AM and 
PM peak period fluctuate by 10 percent to 15 percent between Tuesday, June 26, 2018, and 
Wednesday, June 27, 2018.  Therefore, the increase in traffic volumes generated by the change 
of use from a restaurant and apartment to a cannabis retailer would be insignificant and not 
noticed by drivers in the area.   
 
Parking Requirements 
The total space within the building is 2,373 square feet.  Based on the local parking requirement 
of 1 parking space per 600 square feet pursuant to the Borough’s Ordinance 21-65.14.D(7a), 
the 2,373 square feet of business/commercial/retail store use would require 4 parking spaces.  
The parking lot provides 17 parking spaces, including 1 ADA parking space, more than 4 times 
the required parking.   
 
Conclusion 
Based on the number of trips that would be generated during the weekday AM and PM peak 
hours being less than the industry standard of 100 peak hour trips, and the fact that there are 
two main roadways, Bay Avenue and Shore Drive, to distribute the traffic generated by the 
proposed cannabis retailer, the traffic generated by the proposed cannabis retailer would not 
have a significant impact on the operation of the surrounding streets.  
 
Using the local Ordinance requirements for parking for the currently proposed cannabis 
retailer, the total parking requirement is 4 parking spaces, whereas 17 parking spaces are 
provided.  The proposed parking supply of 17 parking spaces is over 4 times more than required 
by the local Ordinance.   
 
Please contact me if you have any questions.   
 
Sincerely, 
 

 
    
Lee D. Klein, P.E., PTOE 
NJPE 24GE03710400 
PTOE Certification 1627 
C:\Users\Leekl\Documents\WORK\Highlands-SeaGrass\Klein_TEPE_272BayAvHighlands_013023.docx 
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A1
1 of 3

DRAWING LIST

Sea Grass NJ
272 Bay Avenue, Borough of Highlands, NJ 07732

Block 72, Lot 12

Interior Renovations / Commercial Fit-Out

A1
A2
A3

COVER SHEET & DEMO
PROPOSED FLOOR PLANS
EXTERIOR ELEVATIONS

3/16" = 1'-0"
FIRST FLOOR DEMOLITION PLAN     

A2
1

3/16" = 1'-0"
SECOND FLOOR DEMOLITION PLAN     

A2
2

DEMOLITION LEGEND
EXISTING WALL TO REMAIN

EXISTING WALL TO BE DEMOLISHED

EXISTING DOOR TO REMAIN

EXISTING DOOR TO BE DEMOLISHED

VERIFY ALL EXISTING CONDITIONS IN FIELD PRIOR
TO DEMOLITION. CONTRACTOR TO NOTIFY
ARCHITECT IF EXISTING CONDITIONS VARY FROM
DRAWINGS.

CONTRACTOR TO PROVIDE TEMPORARY SUPPORT
FOR ALL STRUCTURAL BEARING MEMBERS PRIOR
TO ANY DEMOLITION.

CONTRACTOR TO REMOVE & CAP ALL EXISTING
ELECTRICAL & PLUMBING AS REQUIRED FOR
DEMOLITION AND NEW WORK.

PATCH AND REPAIR EXISTING TO MATCH ADJACENT
AS NECESSARY.

DEMOLITION NOTES

EXISTING WINDOWS TO REMAIN UNLESS NOTED
OTHERWISE.

SEE PROPOSED PLANS AND ELEVATIONS TO HELP
DETERMINE THE EXTENT OF DEMOLITION THAT IS
REQUIRED.

CONFIRM EXISTING STRUCTURE WITH ARCHITECT

CONTRACTOR TO CONDUCT A WALK-THROUGH WITH
THE OWNER PRIOR TO COMMENCING DEMOLITION
TO CONFIRM WHAT IS TO BE DEMOLISHED,
REMOVED, SALVAGED, ETC.

PROJECT DESCRIPTION
PROJECT: SEA GRASS NJ DISPENSARY

INTERIOR RENOVATIONS / COMMERCIAL FIT-OUT

272 BAY AVENUE
BOROUGH OF HIGHLANDS, NEW JERSEY
MONMOUTH COUNTY
BLOCK 72 - LOT 12

PROPOSED USE: COMMERCIAL (B & M OCCUPANCY)

PROJECT DESCRIPTION: INTERIOR RENOVATION OF EXISTING FIRST FLOOR RESTAURANT INTO 
MERCHANTILE SPACE AND INTERIOR RENOVATION OF EXISTING SECOND FLOOR
RESIDENTIAL APARTMENT INTO A TYPICAL USE (NON-HIGH-CONCENTRATION) 
OFFICE SPACE TO ACCOMPANY FIRST FLOOR BUSINESS.

N
 O

 R
 T

 H

1/8" = 1'-0"
1ST FLOOR GROSS FLOOR AREA DIAGRAM     

A2
3

1/8" = 1'-0"
2ND FLOOR GROSS FLOOR AREA DIAGRAM     

A2
4

1,525 SF
848 SF

2,373 SF

1ST FL.
2ND FL.
TOTAL G.F.A.
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A3
2
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EXTERIOR
ELEVATIONS

A3
3 of 3

1/4" = 1'-0"
SIDE (SEA DRIFT AVE.) ELEVATION     

A4
2

1/4" = 1'-0"
SIDE ELEVATION     

A4
4

1/4" = 1'-0"
FRONT (BAY AVE.) ELEVATION     

A4
1

1/4" = 1'-0"
REAR ELEVATION     

A4
3

1/2" = 1'-0"
SIGNAGE DETAIL     

A4
5
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156 Walker Road 

West Orange, NJ 07052 
973-985-3464 

leekleintraffic@gmail.com 
 

 
 

Page 1 of 4 

January 27, 2023 
 
Nick Frangipane 
Jim Whelan 
Hannah LaRose 
C/O Sea Grass NJ LLC 
135 Maple Avenue 
Red Bank, NJ  07701      VIA EMAIL: nick.frang@gmail.com  
 
Re: Traffic Engineering and Parking Evaluation 

Proposed Cannabis Retailer 
272 Bay Avenue, Highlands, Monmouth County, NJ 

 
Dear Mr. Frangipane: 
 
This Traffic Engineering and Parking Evaluation (TEPE) report outlines our findings and 
recommendations for the proposed change of use from a 1,575 square foot restaurant and 1 
apartment dwelling to a 1,525 square foot cannabis retailer and 848 square foot small office.   
 
Familiarization with the Application 
We have reviewed the architectural plan set dated 12/2/2022, prepared by Shissias Design + 
Development.  We reviewed the site plan set dated 11/21/22, prepared by East Point 
Engineering, LLC.  We referenced Google street view and aerial photographs to become familiar 
with the area.   
 
Bay Avenue (County Route 8) is under the jurisdiction of Monmouth County.  Bay Avenue is 
relatively flat, level, and straight near the subject site.  Bay Avenue extends from S. Bay Avenue 
and Shore Drive in the east to Gravelly Point Road in the west.  Bay Avenue runs parallel to and 
connects with Shore Drive at several intersecting streets.  Near the subject site, Bay Avenue has 
one travel lane in each direction, with a posted speed limit of 25 MPH.  Parking is permitted on 
both sides of the street with restrictions of “No Parking Friday between 7 AM and 8 AM” and 
“No Parking When Road is Snow Covered”.  There are sidewalks on both sides of the street.  
There are curb ramps at the intersection of Bay Avenue with Sea Drift Avenue.  In the Google 
street view images from September and October 2019, there are no painted crosswalks across 
Bay Avenue at the intersection of Bay Avenue with Sea Drift Avenue.   
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Sea Drift Avenue is a local roadway under the jurisdiction of Highlands Borough.  Sea Drift 
Avenue extends from Shore Drive in the south to Marine Place in the north.  Sea Drift Avenue is 
STOP-controlled at Bay Avenue with a northbound and southbound, single lane approach to 
Bay Avenue.  Parking is permitted on both sides of the street.  The statutory speed limit is 25 
MPH.  There are sidewalks on both sides of the street with no posted restrictions.  In the 
Google street view images from September and October 2019, there are no painted crosswalks 
across Sea Drift Avenue at the intersection with Bay Avenue.   
 
Mass Transportation  
The number 834 bus line runs along Bay Avenue and stops at Washington Avenue and at 
Atlantic Street.  The number 834 bus provides service between Highlands, Atlantic Highlands, 
Leonardo, New Monmouth, Middletown, and portions of Red Bank including the NJ Transit Rail 
Station.  The available mass transportation provides a potential option for employees or 
customers to access the facility.   
 
Trip Generation Calculations 
According to the Trip Generation Manual, 11th Edition published by the Institute of 
Transportation Engineers (ITE), a High-Turnover (Sit-Down) Restaurant “use consists of sit-
down, full-service eating establishments with a typical duration of stay of 60 minutes or less. 
This type of restaurant is usually moderately priced, frequently belongs to a restaurant chain, 
and is commonly referred to as casual dining. Generally, these restaurants serve lunch and 
dinner; they may also be open for breakfast and are sometimes open 24 hours a day. These 
restaurants typically do not accept reservations. A patron commonly waits to be seated, is 
served by wait staff, orders from a menu, and pays after the meal.  Some facilities offer carry-
out for a small proportion of its customers.  Some facilities within this land use may also contain 
a bar area for serving food and alcoholic drinks.”  Trip generation for the existing High-Turnover 
(Sit-Down) Restaurant was calculated using the current ITE Trip Generation, 11th Edition based 
on square footage and number of seats, as well as based on the “Peak of the Generator” and 
the “Peak of the Adjacent Street” (on a weekday the highest one hour of adjacent street traffic 
between 7-9 AM and 4-6 PM, and the highest one hour of street traffic a Saturday).  We chose 
the larger of the trip generation values, “Peak of Generator” for 1,525 square feet. 
 
According to the Trip Generation Manual, 11th Edition published by the ITE, Multifamily Housing 
(Low-Rise) includes apartments, townhouses, and condominium located within the same 
building with at least three other dwelling units and that have two or three (floors) levels.  Trip 
generation for the existing 1-unit of multifamily housing (low-rise) was calculated using the 
current ITE Trip Generation, 11th Edition.   
 
According to the Trip Generation Manual, 11th Edition published by the ITE, “a Marijuana 
Dispensary is a stand-alone facility where cannabis is sold to patients or retail consumers in a 
legal manner.”  Trip generation for the proposed 1,525 square foot cannabis retailer was 
calculated using the current ITE Trip Generation, 11th Edition based on square footage for the 
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“Peak of the Generator” and the “Peak of the Adjacent Street”.  We chose the larger of the trip 
generation values, “Peak of Generator” for 1,525 square feet. 
 
According to the Trip Generation Manual, 11th Edition published by the ITE, a Small Office 
Building “is the same as a general office building (Land Use 710) but with less than or equal to 
10,000 square feet of gross floor area. The building typically houses a single tenant.  It is a 
location where affairs of a business, commercial or industrial organization, or professional 
person or firm are conducted.”  Trip Generation for the proposed 848 square foot small office 
was calculated using the current ITE Trip Generation, 11th Edition.   
 
We calculated the trip generation for the existing restaurant and apartment and for the 
proposed cannabis retailer and supporting office space.  The attached Table 1 – Trip Generation 
Comparison and Summary tabulates the trip generation of the former restaurant and 
apartment and the proposed cannabis retailer.  The existing restaurant and one apartment 
would generate 22 vehicle trips during the weekday AM peak hour, 26 vehicle trips during the 
weekday PM peak hour, and 18 vehicle trips during a Saturday peak hour.  The proposed 
cannabis retailer and small office would generate 27 vehicle trips during the weekday AM peak 
hour, 39 vehicle trips during the weekday PM peak hour, and 46 vehicle trips during the 
Saturday peak hour.   
 
Table 1 also shows the change in the number of weekday AM and PM peak hour trips and 
Saturday peak hour trips.  The increase in the number of peak hour trips is 5 vehicle trips during 
weekday AM peak hour trips, 13 vehicle trips during the weekday PM peak hour, and 28 vehicle 
trips during the Saturday peak hour.   
 
According to Transportation Impact Analysis for Site Development, published by the Institute of 
Transportation Engineers (ITE), an increase of less than 100 vehicle trips would not change the 
level of service of the local street network nor appreciably increase the volume-to-capacity 
ratio of an intersection approach.  Also, NJDOT Access Management Code considers a 
significant increase in trips greater than 100 peak hour trips AND greater than a 10 percent 
increase in previously anticipated daily trips.  Therefore, the proposed development is not 
anticipated to significantly impact the operations of the local streets.  Based on industry 
guidelines from the Institute of Transportation Engineers (ITE) as well as the NJDOT Access 
Code, the new vehicle trips generated by the proposed change of use from a restaurant and 
apartment to a cannabis retailer would not have a significant impact on traffic operations.  
Furthermore, the traffic generated to and from the property’s parking lot would be distributed 
on Sea Drift Avenue to Bay Avenue and to Shore Drive, further lessening any potential traffic 
impacts.   
 
We were able to research the NJDOT website and find traffic volumes on Bay Avenue between 
Sea Drift Avenue and Atlantic Street from Monday, June 25 to Thursday, June 28, 2018.  These 
traffic volumes show the two-way traffic volumes on Bay Avenue as between 250 and 325 
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vehicles per hour during the AM peak period and between 375 and 450 vehicles per hour 
during the PM peak hour.  If all the trips generated by the proposed cannabis retailer were to 
use Bay Avenue only, those trips would be about 16 percent of the total traffic along Bay 
Avenue.  The restaurant and apartment traffic were about 9 percent of the total traffic volumes 
on Bay Avenue.  But again, the traffic to and from the parking lot would be distributed to Bay 
Avenue and Shore Drive, further lessening the traffic impacts generated by the property.  
Typically, traffic volumes can vary from day to day by more than 10 percent.  The traffic 
volumes collected from the NJDOT website show that the traffic volumes during the AM and 
PM peak period fluctuate by 10 percent to 15 percent between Tuesday, June 26, 2018, and 
Wednesday, June 27, 2018.  Therefore, the increase in traffic volumes generated by the change 
of use from a restaurant and apartment to a cannabis retailer would be insignificant and not 
noticed by drivers in the area.   
 
Parking Requirements 
The total space within the building is 2,373 square feet.  Based on the local parking requirement 
of 1 parking space per 600 square feet pursuant to the Borough’s Ordinance 21-65.14.D(7a), 
the 2,373 square feet of business/commercial/retail store use would require 4 parking spaces.  
The parking lot provides 17 parking spaces, including 1 ADA parking space, more than 4 times 
the required parking.   
 
Conclusion 
Based on the number of trips that would be generated during the weekday AM and PM peak 
hours being less than the industry standard of 100 peak hour trips, and the fact that there are 
two main roadways, Bay Avenue and Shore Drive, to distribute the traffic generated by the 
proposed cannabis retailer, the traffic generated by the proposed cannabis retailer would not 
have a significant impact on the operation of the surrounding streets.  
 
Using the local Ordinance requirements for parking for the currently proposed cannabis 
retailer, the total parking requirement is 4 parking spaces, whereas 17 parking spaces are 
provided.  The proposed parking supply of 17 parking spaces is over 4 times more than required 
by the local Ordinance.   
 
Please contact me if you have any questions.   
 
Sincerely, 
 

 
    
Lee D. Klein, P.E., PTOE 
NJPE 24GE03710400 
PTOE Certification 1627 
C:\Users\Leekl\Documents\WORK\Highlands-SeaGrass\Klein_TEPE_272BayAvHighlands_013023.docx 
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HGPB- R2000 February 3, 2023 

 

Nancy Tran, Land Use Board Secretary Via Email (ntran@highlandsborough.org) 

Borough of Highlands Land Use Board 

42 Shore Drive  

Highlands, New Jersey 07732 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

Dear Ms. Tran: 

 

As requested, we have reviewed the above-referenced application in accordance with the Borough of 

Highlands Zoning and Land Use Regulations section entitled Part 3, Subdivision and Site Plan Review, 

Article VI, Application Procedure, and Article VIII, Plat and Plan Details, Section 21-58.E – Preliminary Site 

Plan. 

 

The applicant submitted the following documents in support of this application: 

 

1. Preliminary & Final Major Site Plans prepared by Brent N. Papi, Jr., PE, of East Point Engineering, 

LLC, dated November 21, 2022, and last revised January 23, 2023, consisting of ten (10) sheets. 

2. Architectural Plans prepared Shissias Design + Development, dated January 25, 2023, consisting of 

three (3) sheets. 

3. Land Use Board Application and supporting documents, dated December 6, 2022. 

4. Zoning Permit Application and supporting documents, dated November 3, 2022. 

5. Statement of Design Waivers, dated January 25, 2023. 

6. Traffic Report prepared by Klein Traffic Consulting, LLC, dated January 27, 2023, consisting of six 

(6) sheets. 

 

Based on our review of the submitted documents, we offer the following comments for the Board’s 

consideration: 

 

A. Project Description 

 

The 2,300 square foot property is currently a developed corner lot with an existing commercial 

building (restaurant/bar) and a 7,000 square foot existing parking lot across the street. The site is 

located in the Central Business District (CBD) Zone of the Borough with frontage along Bay Avenue 

(County Route 8). With this application, the applicant is seeking minor site plan and conditional use 

(variance) approval and is proposing to renovate and convert the existing commercial building into a 

cannabis retail store and improve the existing parking lot across the street. The proposed cannabis 

retail use is a permitted conditional use in the CBD Zone. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

B. Planning and Zoning 

 

1. The subject property is located within the CBD Zone. The applicant has elected to prepare the 

application in accordance with the CBD Zone requirements and is not seeking approval under 

the Redevelopment Plan.   

 

2. In accordance with Section 21-91 of the Ordinance regarding CBD Zone criteria, 

existing/proposed bulk criteria are noted as follows: 

   

CBD Zone  Required Existing Proposed    

Minimum Lot Size (Lot 12, 

Block 72) 

NA 2,300 SF 2,300 SF 

Minimum Lot Size (Lot 2, Block 

73) 

NA 7,000 SF 7,000 SF 

Minimum Lot Frontage – (Lot 

12, Block 72) 

NA 23’ 23’ 

Minimum Lot Frontage – (Lot 2, 

Block 73) 

NA 70’ 70’ 

Minimum Lot Depth – (Lot 12, 

Block 72) 

NA 100’ 100’ 

Minimum Lot Depth – (Lot 2, 

Block 73) 

NA 100’ 100’ 

Minimum Front Yard Setback – 

Bay Avenue (County Route 8) 

0’ 

 

-1.78’(E) -1.78’(E) 

Minimum Rear Yard Setback  

 

12’ 10.8’ 10.8’ 

Minimum Side Yard Setback* 

 

0’ or 5’min. 

 

0.61’ (E) 0.61’ (E,V) 

Maximum Building Height 

 

36’ <36’ <36’ 

Maximum Building Coverage** 

 

35% 83.0% (E) 77.9% (V) 

Maximum Lot Coverage (Lot 12, 

Block 72) 

80% 100% (E) 100% (E,V) 

Maximum Lot Coverage (Lot 2, 

Block 73) 

80% 2.8% 2.8% 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

CBD Zone  Required Existing Proposed    

Floor Area Ratio 0.65 1.31(E) 1.26 (V) 

(E) – Existing Non-conformity 

 (C) – Calculated  

 (W) – Waiver 

 (V) – Variance 

 NA – Not Applicable 

 

3. It is noted that the CBD zone considers principal use parking as a “conditional use.” 

 

4. It is also noted that accessory uses are defined in the Ordinance as clearly incidental or 

subordinate to the principal building or use and generally located on the same lot with such 

principal building or use.  In this proposal, the applicant is providing for parking on a separate 

lot.  The Board shall determine the implications accordingly in conjunction with the Board 

Attorney. 

 

5. Although cannabis retail is a conditionally permitted use in the CBD Zone, the development does 

not meet the following requirements of Section 21-97.M of the Ordinance: 

 

a. Section 21-97.M of the Ordinance permits one (1) cannabis retailer in the CBD Zone 

provided that applicable Article XI Design Standards are met, whereas the applicant does not 

meet several applicable design standards.  

 

b. It is noted that per Section 21-97.M.2 of the Ordinance, “the cannabis retailer shall not be 

located within 1,000 feet of any school”.  The proposed retail building property appears to 

be greater than 1,000 feet from the elementary school.  The separate parking lot may be 

within 1,000 feet.  It is unclear whether the separate parking lot would count in this respect.  

The Board should determine if this requires any additional consideration under a d(3) 

conditional use variance.  

 

Since all of the conditional use requirements are not met, a “d(3)” use variance is therefore 

required.   

 

6. The following design waivers are required for the building lot: 

 

a. Section 21-65.1.A of the Ordinance requires that he provisions of the zoning 

regulations with respect to height, minimum lot area, yard requirements, and the like 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

shall be complied with.  The existing building does not comply with multiple bulk 

standards. 

 

b. Section 21-65.5.C.1 of the Ordinance requires that commercial driveways be a 

minimum of 15’ wide.  The applicant proposes 10.8’. 

 

c. Section 21-65.10.C.1-2 of the Ordinance indicates that in non-residential zones  

landscape plans shall specify the location of the planting material, their minimum 

size at time of planting and size at full growth, quantity, variety, species (common 

name) and method of planting, and that a minimum of 10% of the area of the site 

shall be landscaped. The applicant cannot provide landscaping accordingly given 

that the balance of the site is pre-existing building and parking area. 

 

d. Section 21-65.11 of the Ordinance speaks to lighting requirements for drives, aisles, 

and parking areas.  The applicant did not provide any explicit lighting evaluation for 

the rear driveway of the building nor documentation of compliance with the 

Ordinance standards there. 

 

7. The following design waivers are required for the Sea Drift parking lot: 

 

a. Section 21-65.5.A of the Ordinance requires that driveways be located a minimum 

of 25’ from any intersection, whereas the existing driveway entrance is less than 25’. 

 

b. Section 21-65.14.A of the Ordinance indicates that in conjunction with any principal 

building or any use of land, there shall be provided sufficient parking spaces to meet 

the minimum requirements specified herein. The required parking may either be 

provided on- or off-site. Any part of the parking requirement located on a private 

lot other than the one on which the use is located shall be subject to a cross 

easement or agreements noted on the deed and recorded at the County Clerk's 

Office.  The applicant shall confirm how they plan to address this matter. 

 

c. Section 21-65.14.D.1 of the Ordinance indicates that all parking areas shall be paved, 

or constructed in accordance with CAFRA regulations with gravel or porous pavers, 

subject to the review and approval of the Borough or Board Engineer; shall be 

suitably drained and maintained in good condition; and all spaces and directional 

instructions shall be clearly marked and maintained so as to be clearly visible.  The 

Sea Drift parking lot is currently gravel.  The applicant’s proposal is to add hard 

surface for ADA purposes, but to maintain the balance as gravel.  The Board should 

determine if gravel is acceptable, or whether paving is required.  If paving is required, 

the lot coverage by definition would increase and may require additional relief. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

d. Section 21-65.14.D.2 of the Ordinance requires that parking spaces or access aisles 

shall have a minimum setback of at least one-half (1/2) the required setback for the 

principal building.  This condition is not met, but is a pre-existing condition. 

 

8. To be entitled to bulk variance relief, the applicant must provide proof to satisfy the positive and 

negative criteria pursuant to N.J.S.A. 40: 55D-70c for the bulk variances: 

 

a. Positive Criteria.  The applicant must prove either a hardship in developing the site in 

conformance to the zone standards due to exceptional narrowness, shallowness, or shape of 

the property; or due to exceptional topographic conditions or physical features uniquely 

affecting the property; or due to an extraordinary and exceptional situation affecting the 

property or its lawful existing structures. Alternatively, the applicant may satisfy the positive 

criteria by demonstrating that the variance relief will promote a public purpose as set forth 

in the Municipal Land Use Law (N.J.S.A. 40:55D-2) and thereby provide improved 

community planning that benefits the public and the benefits of the variance substantially 

outweigh any detriment.  

 

b. Negative Criteria. The applicant must also show that the bulk variances can be granted 

without substantial detriment to the public good or substantially impairing the intent and 

purpose of the zone plan. This requires consideration of the impact of the proposed variances 

on surrounding properties and a determination as to whether or not the variance would cause 

such damage to the character of the neighborhood as to constitute a substantial detriment to 

the public good. 

 

9. In order for the Board to approve a "d(3)" variance, the applicant must satisfy the following:  

 

With respect to the “positive criteria”, our courts have held that applicants seeking a conditional 

use variance must show that the site will accommodate the problems associated with the use even 

though the proposal does not comply with the conditions the Ordinance established to address 

those problems.  This leaves the Board to focus on the particular suitability of the site in 

accommodating the use despite its failure to meet the conditions.  The Board shall consider 

whether there are particular features of the site that lessen or entirely offset the failure to meet 

the Ordinance conditions and then whether there are conditions that the Board could require that 

would offset the failure. 

 

With respect to the “negative criteria”, the applicant shall demonstrate that the variance can be 

granted without substantial detriment to the public good.  The focus here should be on the impact 

of the proposed use variance on adjacent properties and a determination of whether or not it will 

cause such damage to the character of the neighborhood as to constitute substantial detriment to 

the public good. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

Additionally, the applicant shall demonstrate that the grant of the variance for this specific project 

at the designated site is reconcilable with the Borough’s legislative determination that the 

condition should be imposed on all conditional uses in that zoning district, such that it will not 

substantially impair the intent and purpose of the zone plan and zoning ordinance. 

 

10. If the applicant is pursuing consideration under the standard CBD Zone, a d(4) use variance for 

floor area may also be implicated.  We note that this is a pre-existing building and condition, 

and it is unclear whether any prior approvals were granted. 

 

C. Site Requirements & Layout 

 

1. The applicant does not propose any off-site improvements as part of this application. 

 

2. The site circulation includes one (1) driveway entrance on Sea Drift Ave.  The driveway allows 

ingress and egress directly into the proposed parking facilities with no circulation around the site.    

 

3. Under the CBD Zone, for the cannabis retail use, Section 21-65.14.D.7.a of the Ordinance 

requires one (1) off-street parking space per 600 square feet of  gross floor area.  The following 

is a summary of the required off-street parking spaces: 

 

Cannabis Retail:  1 space/600 SF    @ 2,373 SF      3.96 spaces 

 

        Total Required Spaces:      4 spaces 

 

A total of 4 parking spaces are required per CBD Zone criteria and 17 parking spaces are provided 

therefore no design waiver is required.  Refer to comment 5.b above regarding reservation of 

parking spaces.  

   

4. Table 208.2 of the 2010 ADA standards indicates that 1 ADA accessible parking space is to be 

provided when there are between 0 and 25 parking spaces.  The applicant is proposing one van-

accessible parking space on the Sea Drift parking lot.  

 

5. The applicant shall provide testimony on whether employee parking spaces will be reserved on-

site at the Sea Drift parking lot. 

 

6. The applicant shall provide testimony on truck loading areas required as part of the proposed 

improvements.  The applicant has indicated that a driveway will be constructed at the back of the 

building that will be suitable for use by the typical Sprinter-type vans that will provide deliveries. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

D. Traffic Impact 

 

1. The applicant provided a traffic impact report.  The findings were that the proposed use is 

expected to only slightly increase the expected peak hour trip generation when compared to the 

pre-existing restaurant/bar and apartment use.  The applicant’s engineer shall provide testimony 

on the proposed traffic to be generated, circulation around the site, and whether any additional 

signage or pavement markings are necessary.   

 

2. In our experience with cannabis retail facilities there can be a significant demand for on-site 

parking and pedestrian queuing along the facility’s building and adjacent sidewalks.  The 

applicant shall provide testimony on vehicular and pedestrian queueing expectations, logistics, 

and layout.   

 

3. The applicant shall provide testimony as to the frequency and type of trucks that will access the 

site including those providing deliveries and garbage collection.   

 

4. The applicant shall provide testimony on the trash and recyclables to be generated with the 

proposed use, along with the process, times, and frequency of refuse pickup. 

 

5. We defer to the Borough Fire Official for review of the application with respect to emergency 

vehicle access and maneuvering, as well as traffic lane markings. 

 

E. Technical Engineering 

 

1. The proposed development will not disturb an area exceeding 1 acre, nor will it create more than 

a quarter acre of new impervious surfaces.  Therefore, the project is not considered a “major 

development” as defined by NJAC. 7:8, and is not subject to the NJDEP Stormwater Management 

stormwater quantity, quality and recharge requirements of a major development.   

 

2. The applicant shall provide testimony on existing drainage patterns and any potential changes or 

impacts.   

 

3. The applicant shall provide testimony regarding the suitability of existing utility connections 

and/or additional utility connections or improvements necessitated by the subject application.  

All proposed utility improvements shall be shown on the plans including proper trench 

restoration.   

 

4. The applicant shall confirm no sanitary sewer or water utilities will be impacted as a result of the 

subject application.   

 

5. The applicant shall provide testimony on the existing fire service water line size and location.  

We defer to the Borough Fire Official for review. 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

.   

6. The applicant shall provide testimony on the existing lighting levels throughout the entire site 

and compliance with Section 21-65.11 of the Ordinance.   

 

7. All outdoor lighting during non-operating hours of the business on site, not necessary for safety 

and security purposes, shall be reduced, activated by motion-sensor devices or turned off.  The 

applicant shall provide testimony on the proposed lights and hours of operation.  It is 

recommended they be placed on a timer. 

 

8. The project site is located in the Coastal Area Facilities Review Act (CAFRA) Zone. The 

applicant shall comply with any applicable NJDEP requirements. The applicant has indicated that 

a permit is not required for this application.  We defer further review to NJDEP. 

 

9. The subject property is located within the “AE” Flood Zone with a Base Flood Elevation (BFE) 

of 11 feet.  The applicant shall specify on the plans the proposed finished floor elevation.  

Additionally, it is recommended that the applicant obtains an Elevation Certificate for the subject 

property. 

 

We defer further review to the Flood Plain Administrator and Construction Official for any 

applicable building requirements accordingly. 

 

10. The applicant shall provide testimony on any proposed flood mitigation measures.   

 

11. The Building Department should review the architectural plans for ADA compliance. 

 

F. General 

 

1. The applicant shall consider all performance standards for the operations of the proposed facility 

including but not limited to noise, glare, pollutants, and refuse management, and provide 

testimony on said standards.  Specifically, the applicant shall provide testimony on odor control. 

 

2. The applicant shall provide testimony on any proposed signage.  All signage shall be indicated 

on the plans and comply with Section 21-65.19 of the Ordinance.   

 

3. The applicant shall provide testimony regarding any mechanical equipment proposed, such as 

A/C units and backup power generators, as well as any requirements for electric and other meters 

including any required platforms. 

 

4. The applicant has indicated that no exterior renovations are proposed for the building.  The 

applicant shall discuss interior renovations they have proposed.  
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

5. A note shall be added to the plans indicating that all improvements are to be ADA compliant, 

where applicable. 

 

6. A note shall be added to the plans stating that any/all existing curb, sidewalk, roadway, and other 

objects either in poor condition or damaged by construction should be repaired and/or replaced 

to the satisfaction of the Borough Engineer. 

 

7. Testimony shall be provided regarding the proposed uses.  The applicant shall be prepared to 

discuss the following: 

 

a. Security and access. 

b. Hours of operation. 

c. Number of employees (total and maximum per shift). 

d. Frequency and type of trucks that will access the site. 

e. Type of goods to be sold. 

 

8.  Approvals or waivers should be obtained from any outside agencies having jurisdiction.  These 

may include, but shall not be limited to, the following: 

 

a. New Jersey Department of Environmental Protection 

i. CAFRA  

b. New Jersey Cannabis Regulatory Commission 

c. Floodplain Official 

d. Township of Middletown Sewerage Authority 

e. New Jersey American Water 

f. Borough Fire Official 

g. Monmouth County Board of Health 

h. Monmouth County Planning Board 

 

We reserve the opportunity to further review and comment on this application and all pertinent 

documentation, pursuant to testimony presented at the public hearing.  If you have any questions regarding 

this matter, please do not hesitate to contact our office.  

 

 

Very truly yours, 

 

T&M ASSOCIATES 

 

 

        

EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 

LAND USE BOARD ENGINEER 
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Le: Nancy Tran, Land Use Board Secretary 

Borough of Highlands Land Use Board 

 

Re: Sea Grass NJ, LLC  

272 Bay Avenue 

 Block 72, Lot 12 & Block 73, Lot 2 

 Central Business District (CBD) Zone 

 Redevelopment Zone C-RO-1 

 Minor Site Plan 

& Conditional Use Variance  

 First Engineering Review 

 

EWH:EJC 

 

cc: Michael Muscillo, Borough Administrator (mmuscillo@highlandsborough.org) 

 Ron Cucchiaro, Esq., Land Use Board Attorney (RCucchiaro@Weiner.law) 

 Brian O’Callahan, Zoning Officer (bcallahan@middletownnj.org) 

 Sea Grass NJ, LLC, Applicant (idrwhelan@gmail.com) 

 Leonel Cervantes, Owner (leocervantes@hotmail.com) 

 John B. Anderson, III, Esq., Applicant’s Attorney (janderson@fsfm-law.com) 

 Brent N. Papi, Jr., PE, Applicant’s Engineer (bpapi@eastpointeng.com) 

Shissias Design & Development, Applicant’s Architect (kevin966@gmail.com) 

 
G:\Projects\HGPB\R2000\Correspondence\Tran_EWH_Sea Grass NJ LLC_First Engineering Review.docx  
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COVER
SHEET

& DEMO

A1
1 of 4

DRAWING LIST

Sea Grass NJ
272 Bay Avenue, Borough of Highlands, NJ 07732

Block 72, Lot 12

Interior Renovations / Commercial Fit-Out

A1
A2
A3
A4

COVER SHEET & DEMO
PROPOSED FLOOR PLANS
EXTERIOR ELEVATIONS
EXTERIOR RENDERINGS

3/16" = 1'-0"
FIRST FLOOR DEMOLITION PLAN     

A2
1

3/16" = 1'-0"
SECOND FLOOR DEMOLITION PLAN     

A2
2

DEMOLITION LEGEND
EXISTING WALL TO REMAIN

EXISTING WALL TO BE DEMOLISHED

EXISTING DOOR TO REMAIN

EXISTING DOOR TO BE DEMOLISHED

VERIFY ALL EXISTING CONDITIONS IN FIELD PRIOR
TO DEMOLITION. CONTRACTOR TO NOTIFY
ARCHITECT IF EXISTING CONDITIONS VARY FROM
DRAWINGS.

CONTRACTOR TO PROVIDE TEMPORARY SUPPORT
FOR ALL STRUCTURAL BEARING MEMBERS PRIOR
TO ANY DEMOLITION.

CONTRACTOR TO REMOVE & CAP ALL EXISTING
ELECTRICAL & PLUMBING AS REQUIRED FOR
DEMOLITION AND NEW WORK.

PATCH AND REPAIR EXISTING TO MATCH ADJACENT
AS NECESSARY.

DEMOLITION NOTES

EXISTING WINDOWS TO REMAIN UNLESS NOTED
OTHERWISE.

SEE PROPOSED PLANS AND ELEVATIONS TO HELP
DETERMINE THE EXTENT OF DEMOLITION THAT IS
REQUIRED.

CONFIRM EXISTING STRUCTURE WITH ARCHITECT

CONTRACTOR TO CONDUCT A WALK-THROUGH WITH
THE OWNER PRIOR TO COMMENCING DEMOLITION
TO CONFIRM WHAT IS TO BE DEMOLISHED,
REMOVED, SALVAGED, ETC.

PROJECT DESCRIPTION
PROJECT: SEA GRASS NJ DISPENSARY

INTERIOR RENOVATIONS / COMMERCIAL FIT-OUT

272 BAY AVENUE
BOROUGH OF HIGHLANDS, NEW JERSEY
MONMOUTH COUNTY
BLOCK 72 - LOT 12

PROPOSED USE: COMMERCIAL (B & M OCCUPANCY)

PROJECT DESCRIPTION: INTERIOR RENOVATION OF EXISTING FIRST FLOOR RESTAURANT INTO 
MERCHANTILE SPACE AND INTERIOR RENOVATION OF EXISTING SECOND FLOOR
RESIDENTIAL APARTMENT INTO A TYPICAL USE (NON-HIGH-CONCENTRATION) 
OFFICE SPACE TO ACCOMPANY FIRST FLOOR BUSINESS.

N
 O

 R
 T

 H

1/8" = 1'-0"
1ST FLOOR GROSS FLOOR AREA DIAGRAM     

A2
3

1/8" = 1'-0"
2ND FLOOR GROSS FLOOR AREA DIAGRAM     

A2
4

1,389 SF
848 SF

2,237 SF

1ST FL.
2ND FL.
TOTAL G.F.A.
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A. SITE CONDITIONS SITE CONDITIONS 1. EXISTING CONDITIONS ARE BASED ON SURVEY INFORMATION PREPARED BY:  EXISTING CONDITIONS ARE BASED ON SURVEY INFORMATION PREPARED BY:  OUTBOUND & TOPOGRAPHIC SURVEY INFORMATION OBTAINED FROM PLANS ENTITLED,  "BOUNDARY AND TOPOGRAPHIC SURVEY FOR 272 BAY AVENUE, LLC, BLOCK 72, LOT 12, BOROUGH OF HIGHLANDS, MONMOUTH COUNTY, NEW JERSEY", PREPARED BY LANDMARK SURVEYS INC., DATED NOVEMBNER 9, 2022  AND "BOUNDARY AND TOPOGRAPHIC SURVEY FOR SEA DRIFT AVE, LLC, BLOCK 73, LOT 2, BOROUGH OF HIGHLANDS, MONMOUTH COUNTY, NEW JERSEY", PREPARED BY LANDMARK SURVEYS INC., DATED NOVEMBNER 9, 2022 2. HORIZONTAL CONTROL BASED ON ASSUMED (PROJECT). VERTICAL DATUM BASED ON NAVD 1988 BY GPS OBSERVATION CONTROL SET BY LANDMARK SURVEYS, HORIZONTAL CONTROL BASED ON ASSUMED (PROJECT). VERTICAL DATUM BASED ON NAVD 1988 BY GPS OBSERVATION CONTROL SET BY LANDMARK SURVEYS, OBSERVATION CONTROL SET BY LANDMARK SURVEYS, LLC. . 3. ALL PROPOSED IMPROVEMENTS SHALL BE CONSTRUCTED ENTIRELY WITHIN THE EXISTING TRACT LOT 12, BLOCK 72 AND LOT 2, BLOCK 73 AND WITHIN THE ALL PROPOSED IMPROVEMENTS SHALL BE CONSTRUCTED ENTIRELY WITHIN THE EXISTING TRACT LOT 12, BLOCK 72 AND LOT 2, BLOCK 73 AND WITHIN THE FRONTING RIGHT-OF-WAY ALONG BAY AVENUE AND SEA DRIFT AVENUE AS DEPICTED ON THE SITE PLANS.  4. ALL ELEVATIONS SHOWN ARE FINISHED GRADE ELEVATIONS UNLESS OTHERWISE NOTED.  ALL ELEVATIONS SHOWN ARE FINISHED GRADE ELEVATIONS UNLESS OTHERWISE NOTED.  5. THE CONTRACTOR SHALL BE RESPONSIBLE TO VERIFY ALL EXISTING SITE ELEVATIONS AND INVERTS PRIOR TO THE START OF CONSTRUCTION AND ANY THE CONTRACTOR SHALL BE RESPONSIBLE TO VERIFY ALL EXISTING SITE ELEVATIONS AND INVERTS PRIOR TO THE START OF CONSTRUCTION AND ANY DISCREPANCY SHALL BE BROUGHT TO THE OWNER'S ATTENTION PRIOR TO THE START OF ANY WORK.  6. ALL INFORMATION SHOWN OR NOTED FOR EXISTING FACILITIES, GRADES, ROADWAYS, AND MATERIALS IS APPROXIMATE AND THE CONTRACTOR SHALL BE ALL INFORMATION SHOWN OR NOTED FOR EXISTING FACILITIES, GRADES, ROADWAYS, AND MATERIALS IS APPROXIMATE AND THE CONTRACTOR SHALL BE RESPONSIBLE FOR CHECKING ALL INFORMATION WHICH MAY AFFECT HIS WORK. TEST PITS SHALL BE CONSTRUCTED BY THE CONTRACTOR AT ALL UTILITY CROSSING LOCATIONS PRIOR TO CONSTRUCTION.  7. IN THE EVENT A SITUATION ARISES IN WHICH MATERIALS NOT SPECIFIED ON THE PLANS ARE TO BE USED, THEN THE MATERIALS SHALL CONFORM TO THE IN THE EVENT A SITUATION ARISES IN WHICH MATERIALS NOT SPECIFIED ON THE PLANS ARE TO BE USED, THEN THE MATERIALS SHALL CONFORM TO THE NJDOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION, 2007 ED., AS CURRENTLY SUPPLEMENTED AND AMENDED OR LATEST EDITION.  8. NO WORK SHALL BE DONE BETWEEN THE HOURS OF 6:00 P.M. AND 7:00 A.M., PREVAILING TIME, OR AS OUTLINED UNDER LOCAL ORDINANCE, WHICHEVER NO WORK SHALL BE DONE BETWEEN THE HOURS OF 6:00 P.M. AND 7:00 A.M., PREVAILING TIME, OR AS OUTLINED UNDER LOCAL ORDINANCE, WHICHEVER PROVIDES THE LATER START AND EARLIER FINISH.  9. THE CONTRACTOR SHALL NOTIFY/COORDINATE ALL WORK WITH THE MUNICIPAL POLICE CHIEF, OWNER AND ENGINEER, 72 HOURS PRIOR TO START OF ANY THE CONTRACTOR SHALL NOTIFY/COORDINATE ALL WORK WITH THE MUNICIPAL POLICE CHIEF, OWNER AND ENGINEER, 72 HOURS PRIOR TO START OF ANY WORK. 10. THE CONTRACTOR IS RESPONSIBLE FOR THE PROVISION OF ALL MATERIALS, LABOR AND INSTALLATION OF ALL ITEMS OF CONSTRUCTION FOR THE THE CONTRACTOR IS RESPONSIBLE FOR THE PROVISION OF ALL MATERIALS, LABOR AND INSTALLATION OF ALL ITEMS OF CONSTRUCTION FOR THE SUCCESSFUL COMPLETION AND OPERATION OF THE PROJECT SATISFACTORY TO THE OWNER AND THEIR REPRESENTATIVE IN ACCORDANCE WITH THE  CONTRACT DOCUMENTS.  11. THE CONTRACTOR SHALL PROVIDE HIS OWN LAYOUT AND STAKEOUT OF ALL PROPOSED IMPROVEMENTS BOTH HORIZONTALLY AND VERTICALLY BY A LICENSED THE CONTRACTOR SHALL PROVIDE HIS OWN LAYOUT AND STAKEOUT OF ALL PROPOSED IMPROVEMENTS BOTH HORIZONTALLY AND VERTICALLY BY A LICENSED PROFESSIONAL SURVEYOR IN THE STATE OF NEW JERSEY. OFFSET LINES WITH STAKES SHALL BE SET AT APPROPRIATE INTERVALS TO FACILITATE CONSTRUCTION. CUT SHEETS SHALL BE SUBMITTED FOR APPROVAL TO THE CITY ENGINEER AT LEAST 48 HOURS PRIOR TO CONSTRUCTION. THE DESIGN ENGINEER SHALL NOT BEAR ANY RESPONSIBILITY OR LIABILITY FOR THE CONSTRUCTION OF ANY PROPOSED IMPROVEMENTS, SPECIFICALLY IF BUILT IN LOCATIONS OTHER THAN THOSE DEPICTED, OR AT ELEVATIONS THAT DIFFER FROM THE PLAN.  12. THE CONTRACTOR SHALL OBTAIN SHOP DRAWING APPROVAL FOR ALL ITEMS PRIOR TO INSTALLATION OF EACH ITEM. THE CONTRACTOR SHALL OBTAIN SHOP DRAWING APPROVAL FOR ALL ITEMS PRIOR TO INSTALLATION OF EACH ITEM. 13. PRIOR TO USE OF ANY PRODUCTS BY MANUFACTURERS OTHER THAN THOSE SPECIFIED ON THESE PLANS OR TECHNICAL SPECIFICATIONS MUST BE SUBMITTED PRIOR TO USE OF ANY PRODUCTS BY MANUFACTURERS OTHER THAN THOSE SPECIFIED ON THESE PLANS OR TECHNICAL SPECIFICATIONS MUST BE SUBMITTED FOR APPROVAL WITH DOCUMENTATION CERTIFIED BY A LICENSED N.J. PROFESSIONAL ENGINEER THAT THE PARTICULAR PROPOSED ALTERNATE PRODUCT MEETS OR EXCEEDS THE PHYSICAL CHARACTERISTICS OF THE SPECIFIED ACCEPTABLE PRODUCTS.  14. ANY EXISTING AND NEW CONSTRUCTION DEBRIS SHALL BE REMOVED FROM THE SITE AND LAWFULLY DISPOSED OF BY THE CONTRACTOR.  ANY EXISTING AND NEW CONSTRUCTION DEBRIS SHALL BE REMOVED FROM THE SITE AND LAWFULLY DISPOSED OF BY THE CONTRACTOR.  15. THE CONTRACTOR SHALL BE RESPONSIBLE FOR SITE SECURITY THROUGHOUT THE DURATION OF THE PROJECT AND SHALL PROVIDE AND MAINTAIN SECURITY THE CONTRACTOR SHALL BE RESPONSIBLE FOR SITE SECURITY THROUGHOUT THE DURATION OF THE PROJECT AND SHALL PROVIDE AND MAINTAIN SECURITY FENCING, MEASURES, AND PERSONNEL AS REQUIRED AND AS DIRECTED BY THE CITY ENGINEER.  16. ALL DEMOLITION ACTIVITIES TO BE IN ACCORDANCE WITH ALL APPLICABLE AUTHORITIES INCLUDING BUT NOT LIMITED TO COUNTY RULES AND REGULATIONS, ALL DEMOLITION ACTIVITIES TO BE IN ACCORDANCE WITH ALL APPLICABLE AUTHORITIES INCLUDING BUT NOT LIMITED TO COUNTY RULES AND REGULATIONS, THE MUNICIPAL ORDINANCE, NJDEP RULES AND REGULATIONS, AND BOCA CODE.  17. THE OWNER AND ENGINEER SHALL ASSUME NO RESPONSIBILITY AND/OR LIABILITY FOR THE SAFETY OF THE WORKERS WHERE THE WORK IS BEING PERFORMED THE OWNER AND ENGINEER SHALL ASSUME NO RESPONSIBILITY AND/OR LIABILITY FOR THE SAFETY OF THE WORKERS WHERE THE WORK IS BEING PERFORMED OR DAMAGE TO ANY PROPERTY.  18. THE CONTRACTOR SHALL PROTECT ALL BENCH MARKS AND MONUMENTS FROM DAMAGE AND SHALL ESTABLISH OFFSET POINTS AS REQUIRED FOR HIS WORK.  THE CONTRACTOR SHALL PROTECT ALL BENCH MARKS AND MONUMENTS FROM DAMAGE AND SHALL ESTABLISH OFFSET POINTS AS REQUIRED FOR HIS WORK.  19. DEPRESSED CURBING SHALL BE CONSTRUCTED AT ALL WALKWAY CROSSINGS. DEPRESSED CURBS FOR HANDICAP ACCESS SHALL BE FLUSH WITH PAVEMENT. DEPRESSED CURBING SHALL BE CONSTRUCTED AT ALL WALKWAY CROSSINGS. DEPRESSED CURBS FOR HANDICAP ACCESS SHALL BE FLUSH WITH PAVEMENT. ALL HANDICAP ACCESS FACILITIES MUST COMPLY WITH THE CURRENT AMERICAN WITH DISABILITIES ACT, PUBLIC RIGHT-OF-WAY ACCESSIBILITY GUIDELINES (PROWAG), 2010 ADA STANDARDS WITH CURRENT REVISIONS AND NEW JERSEY BARRIER-FREE SUB-CODE (NJAC 5:23-7.1). PROVIDE MATERIALS AND CONSTRUCTION MEETING THE REQUIREMENTS OF THE 2007 NJDOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION AS MODIFIED BY THE SUPPLEMENTAL SPECIFICATIONS.  20. THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE WITH ALL PERMITS AND APPROVALS GOVERNING THE CONSTRUCTION OF THE PROJECT.  THE THE CONTRACTOR SHALL BE RESPONSIBLE FOR COMPLIANCE WITH ALL PERMITS AND APPROVALS GOVERNING THE CONSTRUCTION OF THE PROJECT.  THE CONTRACTOR SHALL OBTAIN ALL BUILDING PERMITS, AND ANY OTHER PERMITS AND/OR APPROVALS AS MAY BE REQUIRED FOR THE PROSECUTION OF THE WORK.  21. THE CONTRACTOR SHALL VERIFY ALL BENCHMARKS PRIOR TO THE START OF CONSTRUCTION.  THE CONTRACTOR SHALL VERIFY ALL BENCHMARKS PRIOR TO THE START OF CONSTRUCTION.  22. ALL JOINTS WITH EXISTING CONCRETE OR PAVEMENT SHALL BE SAWCUT.  ALL JOINTS WITH EXISTING CONCRETE OR PAVEMENT SHALL BE SAWCUT.  23. ALL NEW SURFACE CONCRETE SHALL BE PROTECTED FROM DE-ICING SALTS FOR AT LEAST 60 DAYS AFTER THE POUR DATE.  ALL NEW SURFACE CONCRETE SHALL BE PROTECTED FROM DE-ICING SALTS FOR AT LEAST 60 DAYS AFTER THE POUR DATE.  24. ALL UNUSED SIGNS, SIGN POSTS, STORM SEWER CASTINGS AND GRATES REMOVED DURING CONSTRUCTION AND NOT REPLACED ELSEWHERE ON THIS PROJECT ALL UNUSED SIGNS, SIGN POSTS, STORM SEWER CASTINGS AND GRATES REMOVED DURING CONSTRUCTION AND NOT REPLACED ELSEWHERE ON THIS PROJECT SHALL BECOME THE PROPERTY OF THE OWNER.  IF THE OWNER DECLINES OWNERSHIP OF THE MATERIALS, THE CONTRACTOR SHALL REMOVE THE MATERIALS FROM THE SITE.  25. CURBING AND SIDEWALKS SHALL BE CONSTRUCTED WITH NJDOT CLASS 'B' CONCRETE.  CURBING AND SIDEWALKS SHALL BE CONSTRUCTED WITH NJDOT CLASS 'B' CONCRETE.  26. THE CONTRACTOR SHALL BE RESPONSIBLE TO RESTORE ALL EXISTING AND PROPOSED SITE IMPROVEMENTS THAT MAY HAVE BEEN REMOVED AND/OR THE CONTRACTOR SHALL BE RESPONSIBLE TO RESTORE ALL EXISTING AND PROPOSED SITE IMPROVEMENTS THAT MAY HAVE BEEN REMOVED AND/OR DAMAGED DURING THE COURSE OF CONSTRUCTION TO THEIR PRE CONSTRUCTION OR SPECIFIED CONDITION AS APPROVED BY THE CITY ENGINEER. 27.  THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE FINAL AS-BUILT PLANS DEPICTING THE EXACT LOCATIONS OF THE PROPOSED IMPROVEMENTS WHICH THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE FINAL AS-BUILT PLANS DEPICTING THE EXACT LOCATIONS OF THE PROPOSED IMPROVEMENTS WHICH ALSO INCLUDES ELECTRICAL CONDUIT RUNS, WATER LINES, DRAINAGE SYSTEM AND ALL UNDERGROUND UTILITIES. 

AutoCAD SHX Text
1. THE PROPERTY IS KNOWN AS LOT 12, BLOCK 72 AND LOT 2, BLOCK 73 ON SHEETS 15 & 16 OF THE OFFICIAL TAX MAP OF THE BOROUGHOF THE PROPERTY IS KNOWN AS LOT 12, BLOCK 72 AND LOT 2, BLOCK 73 ON SHEETS 15 & 16 OF THE OFFICIAL TAX MAP OF THE BOROUGHOF HIGHLANDS, MONMOUTH COUNTY, NEW JERSEY. 2. OWNER:  LEONEL CERVANTES APPLICANT: SEA GRASS NJ, LLC  OWNER:  LEONEL CERVANTES APPLICANT: SEA GRASS NJ, LLC  LEONEL CERVANTES APPLICANT: SEA GRASS NJ, LLC  APPLICANT: SEA GRASS NJ, LLC  272 BAY AVENUE   135 MAPLE AVENUE 135 MAPLE AVENUE HIGHLANDS, NJ 07732   RED BANK, NJ 07701 RED BANK, NJ 07701 3. THE APPLICANT PROPOSES TO RENOVATE AND EXISTING COMMERCIAL BUILDING AT LOT 12 AS A DISPENSARY WITH A TOTAL GROSS FLOOR AREA OF THE APPLICANT PROPOSES TO RENOVATE AND EXISTING COMMERCIAL BUILDING AT LOT 12 AS A DISPENSARY WITH A TOTAL GROSS FLOOR AREA OF (2,912 S.F.). THE PROJECT WILL ALSO INCLUDE IMPROVEMENTS TO THE EXISTING PARKING LOT ACROSS THE STREET AT LOT 2 TO PROVIDE SPACE FOR  THE PROJECT WILL ALSO INCLUDE IMPROVEMENTS TO THE EXISTING PARKING LOT ACROSS THE STREET AT LOT 2 TO PROVIDE SPACE FOR 17 VEHICLES.  4.  THE PROPERTY IS LOCATED WITHIN THE CBD "CENTRAL BUSINESS DISTRICT" ZONE WHICH IS ALSO AN APPROVED REDEVELOPMENT ZONE. THE PROPERTY IS LOCATED WITHIN THE CBD "CENTRAL BUSINESS DISTRICT" ZONE WHICH IS ALSO AN APPROVED REDEVELOPMENT ZONE. 5. PURSUANT TO THE N.F.I.P FLOOD INSURANCE RATE MAPS, THE PROJECT IS LOCATED WIITHIN FLOOD ZONE 'AE' AT ELEVATION 11 FT NAVD88. PURSUANT TO THE N.F.I.P FLOOD INSURANCE RATE MAPS, THE PROJECT IS LOCATED WIITHIN FLOOD ZONE 'AE' AT ELEVATION 11 FT NAVD88. 6. PURSUANT TO N.J.D.E.P. GEOWeb THERE ARE NO FRESHWATER WETLANDS WITHIN THE VICINITY OF THE PROJECT. PURSUANT TO N.J.D.E.P. GEOWeb THERE ARE NO FRESHWATER WETLANDS WITHIN THE VICINITY OF THE PROJECT. 7.  DO NOT SCALE DRAWINGS WITH RESPECT TO THE LOCATION OF SURROUNDING EXISTING FEATURES. ADJACENT AND SURROUNDING PHYSICAL DO NOT SCALE DRAWINGS WITH RESPECT TO THE LOCATION OF SURROUNDING EXISTING FEATURES. ADJACENT AND SURROUNDING PHYSICAL CONDITIONS, BUILDINGS, STRUCTURES, ETC., ARE SCHEMATIC ONLY EXCEPT WHERE DIMENSIONS ARE SHOWN THERETO. 8.  THIS SET OF PLANS HAS BEEN PREPARED FOR THE APPLICANT NAMED HEREON FOR THE PURPOSE OF MUNICIPAL AND REGULATORY AGENCY REVIEW THIS SET OF PLANS HAS BEEN PREPARED FOR THE APPLICANT NAMED HEREON FOR THE PURPOSE OF MUNICIPAL AND REGULATORY AGENCY REVIEW AND APPROVAL. THIS SET OF PLANS SHALL NOT BE UTILIZED AS CONSTRUCTION PLANS UNTIL ALL REQUIRED APPROVALS HAVE BEEN OBTAINED. NO OTHER PURPOSE IS INTENDED OR IMPLIED. 9. THE CONTRACTOR SHALL STRICTLY ADHERE TO THESE CONSTRUCTION PLANS AND ANY ACCOMPANYING SPECIFICATIONS. ANY DEVIATION FROM THE THE CONTRACTOR SHALL STRICTLY ADHERE TO THESE CONSTRUCTION PLANS AND ANY ACCOMPANYING SPECIFICATIONS. ANY DEVIATION FROM THE APPROVED CONSTRUCTION DOCUMENTS, TECHNICAL SPECIFICATIONS AND MANUFACTURERS' SPECIFICATIONS SHALL BE AT THE EXPRESS WRITTEN CONSENT OF THE SUPERVISING ENGINEER.  10. ONCE ENGINEERING PLANS ARE ISSUED FOR CONSTRUCTION, IT IS EXPLICITLY UNDERSTOOD THAT THE ENGINEER IS NOT RESPONSIBLE FOR THE ONCE ENGINEERING PLANS ARE ISSUED FOR CONSTRUCTION, IT IS EXPLICITLY UNDERSTOOD THAT THE ENGINEER IS NOT RESPONSIBLE FOR THE PROSECUTION OF THE WORK, THE MEANS AND METHODS OF CONSTRUCTION, PROTECTION OF ADJACENT STRUCTURES OR PROPERTY, AND IS NOT TO BE HELD RESPONSIBLE FOR ANY DAMAGE WHATSOEVER TO ANY PROPERTY, INCLUDING OFFSITE LANDS, ASSOCIATED WITH CONSTRUCTION OF THE PROJECT. 11.  PROPOSED BUILDING DIMENSIONS ARE APPROXIMATE. REFERENCE ARCHITECTURAL BUILDING PLANS PREPARED BY SHISSIAS DESIGN AND DEVELPMENT PROPOSED BUILDING DIMENSIONS ARE APPROXIMATE. REFERENCE ARCHITECTURAL BUILDING PLANS PREPARED BY SHISSIAS DESIGN AND DEVELPMENT Y SHISSIAS DESIGN AND DEVELPMENT FOR BUILDING DETAILS. 12.  CONSTRUCTION OF SITE IMPROVEMENTS AND BUILDINGS SHALL BE IN COMPLIANCE WITH THE RESIDENTIAL SITE IMPROVEMENT STANDARDS (R.S.I.S.), CONSTRUCTION OF SITE IMPROVEMENTS AND BUILDINGS SHALL BE IN COMPLIANCE WITH THE RESIDENTIAL SITE IMPROVEMENT STANDARDS (R.S.I.S.), APPLICABLE BUILDING CODES, FEDERAL AND STATE BARRIER FREE AND A.D.A. REQUIREMENTS, CITY DESIGN STANDARDS, AND NOISE CODE. (A) FOR SITES AND FACILITIES LOCATED OUTSIDE OF THE PUBLIC RIGHT-OF-WAY, ACCESSIBILITY SHALL BE IN COMPLIANCE WITH THE 2010 ADA STANDARDS FOR ACCESSIBLE DESIGN, STANDARDS FOR PUBLIC ACCOMODATIONS AND COMMERCIAL FACILITIES: TITLE III. (B) FOR SITES AND FACILITIES LOCATED WITHIN THE PUBLIC RIGHT-OF-WAY, ACCESSIBILTY SHALL BE IN COMPLIANCE WITH THE CURRENT PUBLIC RIGHTS-OF-WAY ACCESS ADVISORY COMMITTE GUIDELINE (PROWAG). (ALL HANDICAP RAMPS AND FACILITIES WILL BE SUBJECT TO INSPECTION DURING CONSTRUCTION TO ENSURE COMPLIANCE WITH ADA SPECIFICATIONS.) 13.  STRUCTURAL / GEOTECHNICAL ENGINEER TO PROVIDE PLANS AND CALCULATIONS FOR ALL STRUCTURES AND FOUNDATIONS AS SHOWN ON THIS PLAN.  STRUCTURAL / GEOTECHNICAL ENGINEER TO PROVIDE PLANS AND CALCULATIONS FOR ALL STRUCTURES AND FOUNDATIONS AS SHOWN ON THIS PLAN.  THIS PLAN DOES NOT INCLUDE BUILDING CALCULATIONS EITHER STRUCTURAL OR GEOTECHNICAL AND THE UNDERSIGNED ASSUMES NO RESPONSIBILITY FOR SAME. 14.  THE CONTRACTOR SHALL NOTIFY THE UNDERSIGNED PROFESSIONAL IMMEDIATELY IF SITE CONDITIONS OR TOPOGRAPHY DIFFER MATERIALLY FROM THOSE THE CONTRACTOR SHALL NOTIFY THE UNDERSIGNED PROFESSIONAL IMMEDIATELY IF SITE CONDITIONS OR TOPOGRAPHY DIFFER MATERIALLY FROM THOSE PRESENTED HEREON.  THE UNDERSIGNED PROFESSIONAL SHALL BE GRANTED ACCESS TO REVIEW SAID CONDITION, AND/OR RENDER THE DESIGN SHOWN HEREON TO THE APPROPRIATE MUNICIPAL, COUNTY OR STATE OFFICIAL'S AND/OR UNDERSIGNED PROFESSIONAL SATISFACTION. 15.  THE PROJECT SHALL BE BUILT IN ONE (1) PHASE AS PER THE SITE PLANS. THE PROJECT SHALL BE BUILT IN ONE (1) PHASE AS PER THE SITE PLANS. 16.  THESE NOTES APPLY TO ALL SHEETS IN THIS SET.THESE NOTES APPLY TO ALL SHEETS IN THIS SET.

AutoCAD SHX Text
B. UTILITIES UTILITIES 1. AVAILABLE INFORMATION AS TO THE LOCATION OF EXISTING UTILITIES HAS BEEN COLLECTED FROM VARIOUS SOURCES.  THE RESULTS OF AVAILABLE INFORMATION AS TO THE LOCATION OF EXISTING UTILITIES HAS BEEN COLLECTED FROM VARIOUS SOURCES.  THE RESULTS OF SUCH INVESTIGATIONS, AS MAY BE SHOWN ON THE CONTRACT DRAWING, ARE NOT GUARANTEED AS TO ACCURACY OR COMPLETENESS.  ALL EXISTING UTILITIES ARE SHOWN FOR INFORMATION ONLY.  THE CONTRACTOR SHALL CONTACT NEW JERSEY ONE-CALL (1-800-272-1000) AT AT LEAST 3 BUSINESS DAYS PRIOR TO ANY CONSTRUCTION OR EXCAVATION..  IT IS THE CONTRACTOR'S RESPONSIBILITY TO LOCATE, IDENTIFY .  IT IS THE CONTRACTOR'S RESPONSIBILITY TO LOCATE, IDENTIFY AND PROTECT UTILITIES WITHIN THE PROJECT LIMITS.  IF ONE WILL NOT MARK OUT THE PROPERTY, THE CONTRACTOR MUST HIRE AN UNDERGROUND UTILITY LOCATING COMPANY TO INVESTIGATE ALL AREAS PRIOR TO THE START OF CONSTRUCTION.  THE CONTRACTOR SHALL DIG TEST PITS TO LOCATE UTILITIES WITHIN THE PROJECT LIMITS AS NEEDED.  NO SEPARATE PAYMENT SHALL BE MADE FOR THIS WORK. NEW JERSEY ONE-CALL PHONE # 1-800-272-1000.  2. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES AT LEAST TWO (2) WEEKS PRIOR TO CONSTRUCTION FOR PHYSICAL MARK OUTS OF THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES AT LEAST TWO (2) WEEKS PRIOR TO CONSTRUCTION FOR PHYSICAL MARK OUTS OF UTILITIES. 3. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO LOCATE, REPLACE, MAINTAIN, RELOCATE, AND/OR REMOVE ANY EXISTING ABOVEGROUND IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO LOCATE, REPLACE, MAINTAIN, RELOCATE, AND/OR REMOVE ANY EXISTING ABOVEGROUND AND UNDERGROUND UTILITIES, CONDUITS, STRUCTURES, EQUIPMENT, FOUNDATIONS, PIPES, ETC. AS NECESSARY TO COMPLETE THE PROJECT. THE CONTRACTOR SHALL NOTIFY THE OWNERS OF THE UTILITY PRIOR TO STARTING WORK.  4. ALL PROPOSED UTILITIES SHALL BE INSTALLED BY THE CONTRACTOR AND SHALL BE LOCATED IN ACCORDANCE WITH THE REQUIREMENTS OF ALL PROPOSED UTILITIES SHALL BE INSTALLED BY THE CONTRACTOR AND SHALL BE LOCATED IN ACCORDANCE WITH THE REQUIREMENTS OF THE RESPECTIVE UTILITY COMPANY. SAID UTILITIES INCLUDE ELECTRIC, GAS, CABLE, TELEPHONE, POTABLE WATER AND SANITARY SEWER SERVICES.  5. THERE MAY BE UTILITY ADJUSTMENTS OR RELOCATION WHICH MAY BE NECESSITATED BY THE PROPOSED CONSTRUCTION. IF SO, THE THERE MAY BE UTILITY ADJUSTMENTS OR RELOCATION WHICH MAY BE NECESSITATED BY THE PROPOSED CONSTRUCTION. IF SO, THE CONTRACTOR SHALL COMPLETE SAID WORK AND COORDINATE HIS WORK WITH THE MUNICIPALITY, OWNER, AND THE UTILITY COMPANIES WITH FACILITIES IN THE PROJECT LIMITS. ALL CLEAN-OUTS, VALVE BOXES, ETC. SHALL BE SET FLUSH WITH GRADE AND CONSTRUCTED WITH CONCRETE COLLARS AS REQUIRED IN THE PROJECT SPECIFICATIONS.  6. THE CONTRACTOR SHALL CONTACT THE UTILITY COMPANIES TO DETERMINE THEIR SCHEDULE FOR PERFORMING UTILITY RELOCATION AND THE CONTRACTOR SHALL CONTACT THE UTILITY COMPANIES TO DETERMINE THEIR SCHEDULE FOR PERFORMING UTILITY RELOCATION AND INSTALLATION WORK AND HE SHALL SCHEDULE HIS WORK ACCORDINGLY SO AS NOT TO INTERFERE WITH THE WORK OF THE UTILITY COMPANIES. THE CONTRACTOR SHALL NOTIFY THE WATER AND SEWER COMPANIES AT LEAST 72 HOURS IN ADVANCE OF ANY WORK ON THEIR FACILITIES.  7. EXCAVATIONS OR TRENCHING WITHIN CLOSE PROXIMITY TO UNDERGROUND FACILITIES OR UTILITY POLES WILL REQUIRE PROTECTION/SHORING EXCAVATIONS OR TRENCHING WITHIN CLOSE PROXIMITY TO UNDERGROUND FACILITIES OR UTILITY POLES WILL REQUIRE PROTECTION/SHORING TO PREVENT DAMAGE OR INTERRUPTION OF SERVICE TO THESE FACILITIES.  9. THE CONTRACTOR SHALL BE RESPONSIBLE TO COORDINATE ALL REQUIRED UTILITY CONNECTIONS WITH THE RESPECTIVE UTILITY COMPANY.  THE CONTRACTOR SHALL BE RESPONSIBLE TO COORDINATE ALL REQUIRED UTILITY CONNECTIONS WITH THE RESPECTIVE UTILITY COMPANY.  11. ALL PROPOSED WATER SERVICES SHALL BE LOCATED A MINIMUM OF SEPARATION DISTANCE OF 10 HORIZONTAL FEET AND 1.5 VERTICAL ALL PROPOSED WATER SERVICES SHALL BE LOCATED A MINIMUM OF SEPARATION DISTANCE OF 10 HORIZONTAL FEET AND 1.5 VERTICAL FEET FROM ALL SANITARY SEWER FACILITIES.  A MINIMUM 4 FEET OF COVER SHALL BE PROVIDED OVER ALL WATER AND SANITARY SEWER LINES.  12. ALL TRENCHES SHALL BE BACK FILLED WITHOUT DELAY. OPEN TRENCHES SHALL BE KEPT TO A MINIMUM. OPEN TRENCHES SHALL BE STEEL ALL TRENCHES SHALL BE BACK FILLED WITHOUT DELAY. OPEN TRENCHES SHALL BE KEPT TO A MINIMUM. OPEN TRENCHES SHALL BE STEEL PLATED WHEN WORK IS NOT IN PROGRESS. NO EXCAVATION AREAS SHALL REMAIN OPEN OVERNIGHT. 13. ALL NATURAL GAS FACILITY CONSTRUCTION, RESETTING AND/OR RELOCATION SHALL BE PERFORMED BY REPRESENTATIVES OF PUBLIC ALL NATURAL GAS FACILITY CONSTRUCTION, RESETTING AND/OR RELOCATION SHALL BE PERFORMED BY REPRESENTATIVES OF PUBLIC SERVICE (PSE&G). C. SITE CLEARING AND GRADING SITE CLEARING AND GRADING 1. SITE CLEARING SHALL INCLUDE, BUT IS NOT LIMITED TO, THE REMOVAL OF ALL DEBRIS, RUBBLE, FENCES, TREES, EXISTING UTILITIES, SITE CLEARING SHALL INCLUDE, BUT IS NOT LIMITED TO, THE REMOVAL OF ALL DEBRIS, RUBBLE, FENCES, TREES, EXISTING UTILITIES, EXISTING STRUCTURES, FOUNDATIONS, SUBSURFACE STRUCTURES, UNSUITABLE MATERIALS, EXISTING PAVEMENT, THE RELOCATION OF EXISTING UTILITIES AND COORDINATION, GRUBBING, ETC. AND ALL OTHER WORK REQUIRED TO COMPLETE THE PROJECT. 2. THE CONTRACTOR SHALL REMOVE AND DISPOSE OF ANY AND ALL EXISTING IRRIGATION FOR THE FIELD INCLUDING, BUT NOT LIMITED TO, THE CONTRACTOR SHALL REMOVE AND DISPOSE OF ANY AND ALL EXISTING IRRIGATION FOR THE FIELD INCLUDING, BUT NOT LIMITED TO, VALVE BOXES, CONTROLS, SPRINKLER HEADS, PIPING AND ELECTRICAL CONTROLS. 3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE DISPOSAL OF ALL MATERIALS EXCAVATED OF WHATEVER NATURE IN ACCORDANCE WITH THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE DISPOSAL OF ALL MATERIALS EXCAVATED OF WHATEVER NATURE IN ACCORDANCE WITH APPROVED NJDOT/NJDEP METHODS AND MEANS.  4. EXISTING ONSITE SUITABLE SOIL SHALL BE EXCAVATED, TRANSPORTED, SPREAD, GRADED, AND COMPACTED AS REQUIRED BY THE PROPOSED EXISTING ONSITE SUITABLE SOIL SHALL BE EXCAVATED, TRANSPORTED, SPREAD, GRADED, AND COMPACTED AS REQUIRED BY THE PROPOSED GRADES. ALL EARTHWORK OPERATIONS INVOLVING ONSITE SOILS SHALL BE COMPLETED PRIOR TO IMPORTING ANY OFFSITE MATERIALS.  5. ALL AREAS OF REGRADING SHOULD BE SLOPED TO PROVIDE POSITIVE DRAINAGE AWAY FROM STRUCTURES AND BUILDINGS. ALL GRADING OF ALL AREAS OF REGRADING SHOULD BE SLOPED TO PROVIDE POSITIVE DRAINAGE AWAY FROM STRUCTURES AND BUILDINGS. ALL GRADING OF ALL GRADING OF LAWNS SHOULD BE A MINIMUM OF 2% AND MAXIMUM 3' HORIZONTALLY TO 1' VERTICALLY.  6. NO TOPSOIL IS TO BE REMOVED FROM THE PROJECT SITE UNLESS AUTHORIZED BY THE OWNER. NO TOPSOIL IS TO BE REMOVED FROM THE PROJECT SITE UNLESS AUTHORIZED BY THE OWNER. D. SOIL EROSION, SEDIMENT, AND DUST CONTROL SOIL EROSION, SEDIMENT, AND DUST CONTROL 1. THE CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO MAINTAIN DUST CONTROL AS REQUIRED OR DIRECTED BY THE CITY ENGINEER THE CONTRACTOR SHALL TAKE ALL NECESSARY MEASURES TO MAINTAIN DUST CONTROL AS REQUIRED OR DIRECTED BY THE CITY ENGINEER AND LOCAL SOIL CONSERVATION DISTRICT. ALL VEHICLES SHALL BE CLEAN AND ALL ROADWAYS SHALL BE MAINTAINED FREE OF CONSTRUCTION DEBRIS AND SOIL.  2. ALL SEDIMENT AND SOIL EROSION CONTROLS PRACTICES ARE TO BE INSTALLED IN CONFORMANCE WITH LOCAL AND SOIL CONSERVATION ALL SEDIMENT AND SOIL EROSION CONTROLS PRACTICES ARE TO BE INSTALLED IN CONFORMANCE WITH LOCAL AND SOIL CONSERVATION DISTRICT STANDARDS PRIOR TO ANY MAJOR SOIL DISTURBANCES. ALL WORK SHALL BE COMPLETED IN PROPER SEQUENCE AND MAINTAINED UNTIL PERMANENT PROTECTION IS ESTABLISHED.  3. THE SOIL EROSION AND SEDIMENT CONTROL PLAN SHEET INCLUDES ADDITIONAL NOTES WHICH SHALL BE ADHERED TO BY THE CONTRACTOR. THE SOIL EROSION AND SEDIMENT CONTROL PLAN SHEET INCLUDES ADDITIONAL NOTES WHICH SHALL BE ADHERED TO BY THE CONTRACTOR. E. PEDESTRIAN AND TRAFFIC FLOW PEDESTRIAN AND TRAFFIC FLOW 1. THE CONTRACTOR IS REQUIRED TO ENSURE THE SAFE, ORDERLY, AND EXPEDITIOUS FLOW OF TRAFFIC (BOTH VEHICULAR AND PEDESTRIAN) THE CONTRACTOR IS REQUIRED TO ENSURE THE SAFE, ORDERLY, AND EXPEDITIOUS FLOW OF TRAFFIC (BOTH VEHICULAR AND PEDESTRIAN) AT ALL TIMES. THE CONTRACTOR SHALL EMPLOY ALL APPROPRIATE SAFETY PROCEDURES, PERSONNEL, AND DEVICES AS MAY BE NECESSARY DURING THE PROSECUTION OF THE WORK.  2. ALL MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE COORDINATED WITH THE LOCAL MUNICIPALITY.  WHERE TRAFFIC DIRECTORS ARE ALL MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE COORDINATED WITH THE LOCAL MUNICIPALITY.  WHERE TRAFFIC DIRECTORS ARE DEEMED NECESSARY BY THE MUNICIPALITY, THE CONTRACTOR SHALL REQUEST THAT THE LOCAL POLICE DEPARTMENT PROVIDE DIRECTORS. 3. ALL EXISTING SIDEWALK SHALL BE MAINTAINED IN A SAFE AND ORDERLY MANNER BY THE GENERAL CONTRACTOR DURING THE COURSE OF ALL EXISTING SIDEWALK SHALL BE MAINTAINED IN A SAFE AND ORDERLY MANNER BY THE GENERAL CONTRACTOR DURING THE COURSE OF CONSTRUCTION.  4. ALL EXISTING INGRESS/EGRESS SHALL REMAIN UNOBSTRUCTED AT ALL TIMES DURING THE CONSTRUCTION OF ALL SITE IMPROVEMENTS.  ALL EXISTING INGRESS/EGRESS SHALL REMAIN UNOBSTRUCTED AT ALL TIMES DURING THE CONSTRUCTION OF ALL SITE IMPROVEMENTS.   INGRESS/EGRESS SHALL REMAIN UNOBSTRUCTED AT ALL TIMES DURING THE CONSTRUCTION OF ALL SITE IMPROVEMENTS.  INGRESS/EGRESS SHALL REMAIN UNOBSTRUCTED AT ALL TIMES DURING THE CONSTRUCTION OF ALL SITE IMPROVEMENTS.  NGRESS/EGRESS SHALL REMAIN UNOBSTRUCTED AT ALL TIMES DURING THE CONSTRUCTION OF ALL SITE IMPROVEMENTS.  5. ALL DEVICES AND PROCEDURES FOR THE MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE IN ACCORDANCE WITH THE "MANUAL ON ALL DEVICES AND PROCEDURES FOR THE MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE IN ACCORDANCE WITH THE "MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES FOR STREETS AND HIGHWAYS" AND THE "STANDARD HIGHWAY SIGNS". THE CONTRACTOR SHALL PLAN AND CARRY OUT HIS WORK TO PROVIDE FOR THE CONVENIENT AND SAFE PASSAGE OF ALL VEHICULAR AND PEDESTRIAN TRAFFIC.  6. DURING CONSTRUCTION, ALL ROADS SHALL REMAIN OPEN AND BE PROPERLY MAINTAINED TO ACCOMMODATE EMERGENCY VEHICLES AT ALL DURING CONSTRUCTION, ALL ROADS SHALL REMAIN OPEN AND BE PROPERLY MAINTAINED TO ACCOMMODATE EMERGENCY VEHICLES AT ALL TIMES.  7. TRAFFIC FLOW SHALL BE MAINTAINED AT ALL TIMES ALONG THE VARIOUS STREET FRONTAGES DURING CONSTRUCTION.  ROAD CLOSURE WILL TRAFFIC FLOW SHALL BE MAINTAINED AT ALL TIMES ALONG THE VARIOUS STREET FRONTAGES DURING CONSTRUCTION.  ROAD CLOSURE WILL NOT BE PERMITTED FOR THIS PROJECT. F. STORM SEWERS STORM SEWERS 1. THE CONTRACTOR SHALL MAINTAIN SUFFICIENT COVER (TEMPORARY AND PERMANENT) OVER ALL PIPES DURING THE CONSTRUCTION OF THE THE CONTRACTOR SHALL MAINTAIN SUFFICIENT COVER (TEMPORARY AND PERMANENT) OVER ALL PIPES DURING THE CONSTRUCTION OF THE PROJECT IN ACCORDANCE WITH THE MANUFACTURER'S REQUIREMENTS.. 2. UNLESS OTHERWISE INDICATED, ALL GRATES ARE TO BE BICYCLE SAFE CAMPBELL FOUNDRY NO. 2618 ('B' INLET), 3405 ('A' INLET), 3425 UNLESS OTHERWISE INDICATED, ALL GRATES ARE TO BE BICYCLE SAFE CAMPBELL FOUNDRY NO. 2618 ('B' INLET), 3405 ('A' INLET), 3425 ('E' INLET), OR EQUIVALENT. 3. UNLESS OTHERWISE INDICATED, ALL STORMPIPES ARE TO BE ADS N-12 DUAL WALL OR APPROVED EQUAL.UNLESS OTHERWISE INDICATED, ALL STORMPIPES ARE TO BE ADS N-12 DUAL WALL OR APPROVED EQUAL.

AutoCAD SHX Text
REVISED PER BOROUGH TRC MEETING COMMENTS

AutoCAD SHX Text
1-23-23

AutoCAD SHX Text
1

AutoCAD SHX Text
REVISED PER BOROUGH ZONING BOARD MEETING COMMENTS

AutoCAD SHX Text
2-22-23

AutoCAD SHX Text
2



NEW JERSEY CERTIFICATE OF
AUTHORIZATION NO. 24GA28169800

M.S.L.

PROJECT NUMBER:

CHECKED BY:

DATE:

SCALE:

1"=10'

Point

SHEET NO. 3 OF 10

EXISTING CONDITIONS PLAN

East
E N G I N E E R I N G,  L L C

N.J. PROFESSIONAL ENGINEER, License No. 24GE04732700
BRENT N. PAPI, JR. DATE

11 South Main Street

Marlboro, NJ 07746

Tel: 732.577.0180

02/22/23
21-16611/21/22

TAX MAP SHEETS NO. 15 & 16

BLOCK 72, LOT 12 & BLOCK 73, LOT 2

MONMOUTH COUNTY, NEW JERSEY
BOROUGH OF HIGHLANDS

PRELIMINARY & FINAL MAJOR SITE PLAN
SEA GRASS NJ, LLC

92

Item 1.

AutoCAD SHX Text
SHED

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
DBL. YELLOW STRIPING

AutoCAD SHX Text
CONCRETE SIDEWALK

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
BRICK PLANTER (TYP.)

AutoCAD SHX Text
STONE PAVERS

AutoCAD SHX Text
CONC. WHEEL STOP (TYP.)

AutoCAD SHX Text
ELEC. MTR.

AutoCAD SHX Text
CAPPED REBAR FOUND "STOCKTON" N 0.62' E 0.63'

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
4'H CHAIN-LINK FENCE

AutoCAD SHX Text
P.O.B.

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
CONC. WALL

AutoCAD SHX Text
INLET 'E' GRT= IN=3.93 OUT=3.83

AutoCAD SHX Text
BLOCK 73 LOT 

AutoCAD SHX Text
BLOCK 73 LOT 3

AutoCAD SHX Text
CONCRETE MONUMENT FOUND & HELD

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
12" DIP

AutoCAD SHX Text
12" DIP

AutoCAD SHX Text
BAY AVENUE

AutoCAD SHX Text
(50' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
DC

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
SANITARY MH RIM= IN(a)=0.16 IN(b)=-0.04 IN(c)=0.16 OUT(d)=-0.09

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
c

AutoCAD SHX Text
b

AutoCAD SHX Text
d

AutoCAD SHX Text
a

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
8" PVC

AutoCAD SHX Text
8" PVC

AutoCAD SHX Text
SEA DRIFT AVENUE

AutoCAD SHX Text
(40' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
2-STORY FRAME BUILDING

AutoCAD SHX Text
FENCE 0.3' CLR.

AutoCAD SHX Text
FENCE 2.5' CLR.

AutoCAD SHX Text
FENCE 0.8' CLR.

AutoCAD SHX Text
FENCE 0.4' OVR.

AutoCAD SHX Text
FENCE 0.8' OVR.

AutoCAD SHX Text
EXISTING PARKING LOT SIGN TO BE REPLACED WITH NEW SIGN

AutoCAD SHX Text
EXISTING BOROUGH/BUSINESS  SIGN TO REMAIN

AutoCAD SHX Text
EXISTING BRICK SIDEWALK  TO REMAIN

AutoCAD SHX Text
EXISTING WALL AND WOOD PLANTERS TO BE REMOVED

AutoCAD SHX Text
EXISTING SHED AND STOCKADE FENCE TO BE REMOVED 

AutoCAD SHX Text
2-STORY FRAME BUILDING #272

AutoCAD SHX Text
STORAGE SHED

AutoCAD SHX Text
SHED

AutoCAD SHX Text
ELEC. MTR.

AutoCAD SHX Text
GAS MTR.

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
DBL. YELLOW STRIPING

AutoCAD SHX Text
CONCRETE SIDEWALK

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
GATE

AutoCAD SHX Text
BRICK PLANTER (TYP.)

AutoCAD SHX Text
STONE PAVERS

AutoCAD SHX Text
GATE

AutoCAD SHX Text
CONC.

AutoCAD SHX Text
VYNYL GATE

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
RAMP

AutoCAD SHX Text
CONC. WHEEL STOP (TYP.)

AutoCAD SHX Text
ELEC. MTR.

AutoCAD SHX Text
8'H BOARD-ON-BOARD FENCE

AutoCAD SHX Text
P.O.B.

AutoCAD SHX Text
P.O.B.

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
INLET 'E' GRT= IN=3.93 OUT=3.83

AutoCAD SHX Text
5'H CHAIN-LINK FENCE

AutoCAD SHX Text
8'H STOCKADE FENCE

AutoCAD SHX Text
6'H STOCKADE FENCE 0.3 OVR.

AutoCAD SHX Text
BLOCK 72 LOTS 9.01

AutoCAD SHX Text
CONCRETE MONUMENT FOUND & HELD

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
12" DIP

AutoCAD SHX Text
12" DIP

AutoCAD SHX Text
BAY AVENUE

AutoCAD SHX Text
(50' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
SEA DRIFT AVENUE

AutoCAD SHX Text
(40' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
DC

AutoCAD SHX Text
DC

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TDC= BDC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
TW= BW=

AutoCAD SHX Text
SANITARY MH RIM= IN(a)=0.16 IN(b)=-0.04 IN(c)=0.16 OUT(d)=-0.09

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
c

AutoCAD SHX Text
b

AutoCAD SHX Text
d

AutoCAD SHX Text
a

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
10" PVC

AutoCAD SHX Text
8" PVC

AutoCAD SHX Text
8" PVC

AutoCAD SHX Text
BLOCK 72 LOTS 11.01

AutoCAD SHX Text
BLOCK 72 LOTS 12

AutoCAD SHX Text
TIE DIST.=23.0'

AutoCAD SHX Text
TC= BC=

AutoCAD SHX Text
DECK. 1.4' OVR.

AutoCAD SHX Text
WALK-IN COOLER

AutoCAD SHX Text
FENCE 0.4' OVR.

AutoCAD SHX Text
FENCE 0.6' CLR.

AutoCAD SHX Text
CONC. 0.4' OVR.

AutoCAD SHX Text
DECK. 1.4' OVR.

AutoCAD SHX Text
FENCE 1.4' OVR.

AutoCAD SHX Text
BLOCK 72 LOT 13

AutoCAD SHX Text
FENCE 1.0' OVR.

AutoCAD SHX Text
FENCE 0.6' E

AutoCAD SHX Text
FENCE 0.8' CLR.

AutoCAD SHX Text
FENCE 0.2' E

AutoCAD SHX Text
CONC. 0.1' OVR.

AutoCAD SHX Text
CONC. 0.9' OVR.

AutoCAD SHX Text
WAITING ROOM

AutoCAD SHX Text
(TBR)

AutoCAD SHX Text
EXISTING  BUILDING TO REMAIN

AutoCAD SHX Text
EXISTING WALK-IN COOLER TO BE REMOVED

AutoCAD SHX Text
EXISTING PARKING LOT SIGN TO BE REPLACED WITH NEW SIGN

AutoCAD SHX Text
EXISTING BOROUGH/BUSINESS  SIGN TO REMAIN

AutoCAD SHX Text
EXISTING WOOD TO BE REMOVED

AutoCAD SHX Text
EXISTING BRICK SIDEWALK  TO REMAIN

AutoCAD SHX Text
EXISTING WALL AND WOOD PLANTERS TO BE REMOVED

AutoCAD SHX Text
EXISTING SHED AND STOCKADE FENCE TO BE REMOVED 

AutoCAD SHX Text
EXISTING WAITING ROOM TO BE REMOVED

AutoCAD SHX Text
(TBR)

AutoCAD SHX Text
NJSPC NAD83

AutoCAD SHX Text
THE PURPOSE ORIGINALLY INTENDED, WITHOUT THE WRITTEN PERMISSION OF EAST POINT ENGINEERING, IS PROHIBITED.

AutoCAD SHX Text
THE COPYING OR REUSE OF THIS DOCUMENT, OR PORTIONS THEREOF, FOR OTHER THAN THE ORIGINAL PROJECT OR

AutoCAD SHX Text
COPYRIGHT   2022, EAST POINT ENGINEERING, LLC - ALL RIGHTS RESERVED

AutoCAD SHX Text
C

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
40

AutoCAD SHX Text
5

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
DATE

AutoCAD SHX Text
NO.

AutoCAD SHX Text
VIEWPORT MATCH LINE

AutoCAD SHX Text
SEE RIGHT SIDE  VIEWPORT FOR PARKING LOT AT   BLOCK 73, LOT 2   

AutoCAD SHX Text
SURVEY REFERENCED:

AutoCAD SHX Text
OUTBOUND & TOPOGRAPHIC SURVEY INFORMATION OBTAINED FROM PLANS ENTITLED,  "BOUNDARY AND TOPOGRAPHIC SURVEY FOR 272 BAY AVENUE, LLC, BLOCK 72, LOT 12, BOROUGH OF HIGHLANDS, MONMOUTH COUNTY, NEW JERSEY", PREPARED BY LANDMARK SURVEYS INC., DATED NOVEMBNER 9, 2022  AND "BOUNDARY AND TOPOGRAPHIC SURVEY FOR SEA DRIFT AVE, LLC, BLOCK 73, LOT 2, BOROUGH OF HIGHLANDS, MONMOUTH COUNTY, NEW JERSEY", PREPARED BY LANDMARK SURVEYS INC., DATED NOVEMBNER 9, 2022

AutoCAD SHX Text
SUBJECT LOT 

AutoCAD SHX Text
SUBJECT LOT

AutoCAD SHX Text
SUBJECT LOT

AutoCAD SHX Text
REVISED PER BOROUGH TRC MEETING COMMENTS

AutoCAD SHX Text
1-23-23

AutoCAD SHX Text
1

AutoCAD SHX Text
REVISED PER BOROUGH ZONING BOARD MEETING COMMENTS

AutoCAD SHX Text
2-22-23

AutoCAD SHX Text
2



NEW JERSEY CERTIFICATE OF
AUTHORIZATION NO. 24GA28169800

M.S.L.

PROJECT NUMBER:

CHECKED BY:

DATE:

SCALE:

1"=10'

Point

SHEET NO. 4 OF 10

SITE LAYOUT / SIGNAGE & STRIPING PLAN

East
E N G I N E E R I N G,  L L C

N.J. PROFESSIONAL ENGINEER, License No. 24GE04732700
BRENT N. PAPI, JR. DATE

11 South Main Street

Marlboro, NJ 07746

Tel: 732.577.0180

02/22/23
21-16611/21/22

TAX MAP SHEETS NO. 15 & 16

BLOCK 72, LOT 12 & BLOCK 73, LOT 2

MONMOUTH COUNTY, NEW JERSEY
BOROUGH OF HIGHLANDS

PRELIMINARY & FINAL MAJOR SITE PLAN
SEA GRASS NJ, LLC

93

Item 1.

AutoCAD SHX Text
4

AutoCAD SHX Text
8

AutoCAD SHX Text
5

AutoCAD SHX Text
24.0'

AutoCAD SHX Text
24.0'

AutoCAD SHX Text
18.0'

AutoCAD SHX Text
9.0'

AutoCAD SHX Text
5.0'

AutoCAD SHX Text
11.0'

AutoCAD SHX Text
5.0'

AutoCAD SHX Text
18.0'

AutoCAD SHX Text
NEW LANDSCAPE WALL

AutoCAD SHX Text
WIDEN DRIVEWAY OPENING TO TOTAL WIDTH 24LF 

AutoCAD SHX Text
PROPOSED 6' HT SOLID WHITE VINYL 

AutoCAD SHX Text
EXISTING PARKING LOT SIGN TO BE REPLACED WITH NEW SIGN

AutoCAD SHX Text
EXISTING BOROUGH/BUSINESS  SIGN TO REMAIN

AutoCAD SHX Text
EXISTING GRAVEL  TO REMAIN REPAIR DAMAGED AREAS AS NEEDED

AutoCAD SHX Text
PROPOSED REINFORCED CONCRETE AT ADA PARKING AND DRIVEWAY APRON

AutoCAD SHX Text
ADA SIGNS

AutoCAD SHX Text
6'x6' CONCRETE WALK AT ENTRY. MATCH EXISTING SIDEWALK ELEV.

AutoCAD SHX Text
(2) BIKE RACKS ON CONCRETE PADS

AutoCAD SHX Text
PAINTED ADA SYMBOLS AND STRIPES

AutoCAD SHX Text
5.0'

AutoCAD SHX Text
EXISTING GRAVEL  TO REMAIN REPAIR DAMAGED AREAS AS NEEDED

AutoCAD SHX Text
R=2'

AutoCAD SHX Text
CONCRETE WHEEL STOPS (TYP)

AutoCAD SHX Text
PROPOSED 6" HT CONCRETE VERTICAL CURB 

AutoCAD SHX Text
DEPRESSSED  CONCRETE CURB

AutoCAD SHX Text
TAPER CURB

AutoCAD SHX Text
ADA ROUTE TO BUILDING

AutoCAD SHX Text
EXISTING BRICK SIDEWALK  TO REMAIN

AutoCAD SHX Text
ELECTRIC METER  MOUNT LOCATION

AutoCAD SHX Text
PLANTING BED

AutoCAD SHX Text
PLANTING BED

AutoCAD SHX Text
PLANTING BED

AutoCAD SHX Text
PLANTING BED

AutoCAD SHX Text
STONES

AutoCAD SHX Text
PROPOSED GRAVEL  EZ MARKER DELINEATORS (TYP) SEE DETAIL SHEET 10

AutoCAD SHX Text
WHITE PAINTED MARKING ON CURB AT EACH PARKING SPACE (TYP)

AutoCAD SHX Text
6.7'

AutoCAD SHX Text
INSTALL STREETSCAPE PLANTERS BEHIND CURB

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
DBL. YELLOW STRIPING

AutoCAD SHX Text
CONCRETE SIDEWALK

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
4'H CHAIN-LINK FENCE

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
CONC. WALL

AutoCAD SHX Text
BLOCK 73 LOT 

AutoCAD SHX Text
BLOCK 73 LOT 3

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
BAY AVENUE

AutoCAD SHX Text
(50' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
DC

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
SEA DRIFT AVENUE

AutoCAD SHX Text
(40' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
2-STORY FRAME BUILDING

AutoCAD SHX Text
FENCE 0.3' CLR.

AutoCAD SHX Text
FENCE 2.5' CLR.

AutoCAD SHX Text
FENCE 0.8' CLR.

AutoCAD SHX Text
FENCE 0.4' OVR.

AutoCAD SHX Text
4

AutoCAD SHX Text
9.0'

AutoCAD SHX Text
11.0'

AutoCAD SHX Text
5.0'

AutoCAD SHX Text
18.0'

AutoCAD SHX Text
NEW LANDSCAPE WALL

AutoCAD SHX Text
FRONT WALL MOUNTED SIGN SEE DETAIL

AutoCAD SHX Text
EXISTING  BUILDING TO REMAIN

AutoCAD SHX Text
PROPOSED REFUSE CONTAINER STORAGE AREA WITH DOUBLE GATES AT FRONT 

AutoCAD SHX Text
EXISTING PARKING LOT SIGN TO BE REPLACED WITH NEW SIGN

AutoCAD SHX Text
EXISTING BOROUGH/BUSINESS  SIGN TO REMAIN

AutoCAD SHX Text
PROPOSED REINFORCED CONCRETE AT ADA PARKING AND DRIVEWAY APRON

AutoCAD SHX Text
ADA SIGNS

AutoCAD SHX Text
6'x6' CONCRETE WALK AT ENTRY. MATCH EXISTING SIDEWALK ELEV.

AutoCAD SHX Text
(2) BIKE RACKS ON CONCRETE PADS

AutoCAD SHX Text
REPLACE EXISTING CONC. SIDEWALK MATCH EXISTING ELEVATIONS

AutoCAD SHX Text
PAINTED ADA SYMBOLS AND STRIPES

AutoCAD SHX Text
R=2'

AutoCAD SHX Text
ADA ROUTE TO BUILDING

AutoCAD SHX Text
EXISTING BRICK SIDEWALK  TO REMAIN

AutoCAD SHX Text
AC UNITS ON ROOF TO REMAIN

AutoCAD SHX Text
REMOVE EXISTING WAITING ROOM AND CONSTRUCT NEW COVERED RAMP

AutoCAD SHX Text
PLANTING BED

AutoCAD SHX Text
PROPOSED STEPS

AutoCAD SHX Text
NEW ADA RAMP SEE ARCHITECT DRAWING MAX. SLOPE 1:12

AutoCAD SHX Text
INTERIOR VAULT  SEE ARCHITECT DRAWING

AutoCAD SHX Text
PROPOSED  AWNINGS (TYP)

AutoCAD SHX Text
STONES

AutoCAD SHX Text
13.6 LF DEPRESSED CURB APRON

AutoCAD SHX Text
PROPOSED 6' HT SOLID WHITE VINYL 

AutoCAD SHX Text
LOADING SPACE SPRINTER VAN

AutoCAD SHX Text
11.1'

AutoCAD SHX Text
10.8'

AutoCAD SHX Text
19.0'

AutoCAD SHX Text
4.0'

AutoCAD SHX Text
INSTALL STREETSCAPE PLANTERS BEHIND CURB

AutoCAD SHX Text
INSTALL BRICK PAVERS TO MATCH EXISTING

AutoCAD SHX Text
1.3'

AutoCAD SHX Text
2-STORY FRAME BUILDING #272

AutoCAD SHX Text
STORAGE SHED

AutoCAD SHX Text
ELEC. MTR.

AutoCAD SHX Text
GAS MTR.

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
STOP BAR

AutoCAD SHX Text
DBL. YELLOW STRIPING

AutoCAD SHX Text
CONCRETE SIDEWALK

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
GATE

AutoCAD SHX Text
CONC.

AutoCAD SHX Text
VYNYL GATE

AutoCAD SHX Text
6'H STOCKADE FENCE

AutoCAD SHX Text
BRICK SIDEWALK

AutoCAD SHX Text
8'H BOARD-ON-BOARD FENCE

AutoCAD SHX Text
GRAVEL PARKING AREA

AutoCAD SHX Text
5'H CHAIN-LINK FENCE

AutoCAD SHX Text
8'H STOCKADE FENCE

AutoCAD SHX Text
BLOCK 72 LOTS 9.01

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
ID SIGN

AutoCAD SHX Text
BAY AVENUE

AutoCAD SHX Text
(50' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
SEA DRIFT AVENUE

AutoCAD SHX Text
(40' RIGHT-OF-WAY PER DB 8621/PG 7903)

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
DC

AutoCAD SHX Text
DC

AutoCAD SHX Text
DEP. CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
CONCRETE CURB

AutoCAD SHX Text
BLOCK 72 LOTS 11.01

AutoCAD SHX Text
BLOCK 72 LOTS 12

AutoCAD SHX Text
FENCE 0.4' OVR.

AutoCAD SHX Text
BLOCK 72 LOT 13

AutoCAD SHX Text
FENCE 0.6' E

AutoCAD SHX Text
FENCE 0.8' CLR.

AutoCAD SHX Text
FENCE 0.2' E

AutoCAD SHX Text
CONC. 0.1' OVR.

AutoCAD SHX Text
WAITING ROOM

AutoCAD SHX Text
NJSPC NAD83

AutoCAD SHX Text
THE PURPOSE ORIGINALLY INTENDED, WITHOUT THE WRITTEN PERMISSION OF EAST POINT ENGINEERING, IS PROHIBITED.

AutoCAD SHX Text
THE COPYING OR REUSE OF THIS DOCUMENT, OR PORTIONS THEREOF, FOR OTHER THAN THE ORIGINAL PROJECT OR

AutoCAD SHX Text
COPYRIGHT   2022, EAST POINT ENGINEERING, LLC - ALL RIGHTS RESERVED

AutoCAD SHX Text
C

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
40

AutoCAD SHX Text
5

AutoCAD SHX Text
SITE IMPROVEMENT NOTES

AutoCAD SHX Text
1.  ALL SIGNS, STRIPING, AND DEVICES FOR THE MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE IN ACCORDANCE ALL SIGNS, STRIPING, AND DEVICES FOR THE MAINTENANCE AND PROTECTION OF TRAFFIC SHALL BE IN ACCORDANCE WITH THE "MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES" (M.U.T.C.D.), LATEST EDITION. 2.  ALL JOINTS WITH EXISTING PAVED AREAS/ROADS SHALL BE CONSTRUCTED WITH A NEAT SAWCUT AND KEYWAY.  ALL JOINTS WITH EXISTING PAVED AREAS/ROADS SHALL BE CONSTRUCTED WITH A NEAT SAWCUT AND KEYWAY.  JOINTS WITH EXISTING CONCRETE SHALL BE SAWCUT AND A BITUMINOUS MATERIAL PROVIDED AS AN EXPANSION JOINT FILLER. 3.  ALL PARKING STALLS TO BE 9' x 18' UNLESS OTHERWISE NOTED ON THE PLANS. ALL PARKING STALLS TO BE 9' x 18' UNLESS OTHERWISE NOTED ON THE PLANS. 4.  SIDEWALKS, APRONS, RAMPS, AND CURBS TO BE CONSTRUCTED OF 4,500 PSI CONCRETE AS INDICATED ON THE SIDEWALKS, APRONS, RAMPS, AND CURBS TO BE CONSTRUCTED OF 4,500 PSI CONCRETE AS INDICATED ON THE CONSTRUCTION DETAILS. 5.  SHOP DRAWINGS SHALL BE SUBMITTED TO THE MUNICIPAL ENGINEER FOR REVIEW AND APPROVAL PRIOR TO SHOP DRAWINGS SHALL BE SUBMITTED TO THE MUNICIPAL ENGINEER FOR REVIEW AND APPROVAL PRIOR TO COMMENCING WORK. 6. DEPRESSED CURBS AT ALL CURB RAMPS SHALL BE CONSTRUCTED OUT OF CONCRETE. DEPRESSED CURBS AT ALL CURB RAMPS SHALL BE CONSTRUCTED OUT OF CONCRETE. 7. ANY CURBING OR SIDEWALK FRONTING THE SITE DAMAGED DURING CONSTRUCTION SHALL BE REPLACED.ANY CURBING OR SIDEWALK FRONTING THE SITE DAMAGED DURING CONSTRUCTION SHALL BE REPLACED.
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REMOVE ALL TWINE, ROPE, WIRE, AND BURLAP
FROM TOP HALF OF ROOT BALL AND ALL
NON-BIODEGRADABLE MATERIAL.

IF PLANT IS SHIPPED WITH A WIRE BASKET
AROUND THE ROOT BALL,
CUT THE WIRE BASKET IN FOUR PLACES AND
FOLD DOWN 8" INTO PLANTING HOLE.

TAMP SOIL AROUND ROOT BALL BASE
FIRMLY WITH FOOT PRESSURE SO THAT
ROOT BALL DOES NOT SHIFT.

SET ROOT BALL ON UNEXCAVATED
OR TAMPED SOIL.

PLANTING SOIL AS SPECIFIED

IF PLANT IS SHIPPED WITH A WIRE BASKET
AROUND THE ROOT BALL, CUT THE WIRE
BASKET IN FOUR PLACES AND FOLD DOWN
8" INTO PLANTING HOLE.

REMOVE PLASTIC CONTAINER

TAMP SOIL AROUND ROOT BALL BASE
FIRMLY WITH FOOT PRESSURE SO THAT
ROOT BALL DOES NOT SHIFT (TYP.).

COMPACTED SUBGRADE

SET ROOT BALL ON UNEXCAVATED
OR TAMPED SOIL.

PLANTING SOIL AS SPECIFIED.

4" HIGH EARTH SAUCER BEYOND
EDGE OF ROOT BALL TO DIRECT
WATER INTO ROOTBALL (TYP.).

REMOVE ALL TWINE, ROPE AND WIRE,
AND BURLAP FROM TOP HALF OF ROOT
BALL AND ALL NON-BIODEGRADABLE
MATERIAL.

SMALL SHRUB
(CONTAINER)

LARGE SHRUB (B&B)

2" MINIMUM DEPTH SHREDDED HARDWOOD MULCH.

ROOT FLARE SHALL BE EXPOSED
AT FINAL GRADE.

PLANTING SOIL AS SPECIFIED

SET ROOT BALL ON UNEXCAVATED
OR TAMPED SOIL.

4" HIGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL.

TAMP SOIL AROUND ROOT BALL BASE
FIRMLY WITH FOOT PRESSURE SO THAT
ROOT BALL DOES NOT SHIFT.

IF PLANT IS SHIPPED WITH A WIRE BASKET
AROUND THE ROOT BALL, CUT THE WIRE BASKET
IN FOUR PLACES AND FOLD DOWN 200mm (8") INTO
PLANTING HOLE.

REMOVE ALL TWINE, ROPE, WIRE, AND BURLAP
FROM TOP HALF OF ROOT BALL AND ALL
NON-BIODEGRADABLE MATERIAL.

DECIDUOUS TREE PLANTING

EVERGREEN TREE PLANTING

SHRUB PLANTING

100mm (4") HIGH EARTH SAUCER
BEYOND EDGE OF ROOT BALL.

2" MINIMUM DEPTH MULCH

NOTES:
1. ALL SHRUBS TO BE SET PLUMB.
2. REFER TO LANDSCAPE PLANT FOR SPACING OF INDIVIDUALPLANTS.
3. REMOVE ALL PLASTIC, TAGS, OR SYNTHETIC MATERIAL FROM

PLANTINGS.

MULCHED
PLANTING BED

BEDLINE TRENCH

LAWN

TURF/MULCH BEDLINE DETAIL

KEY QTY BOTANICAL NAME COMMON NAME HT./CONTAINER SIZE
PLANT SCHEDULE

2.5" - 3.0" cal.1 Betula Nigra 'Cully' Heritage RIiver BirchBN

REMARKS

B&B, Straight Central Leader

Deciduous Trees

Ornamental Grasses

3 Gal.36 Calamagrostis x Acutiflora Karl Foerster's Feathered Reed GrassKF

3 Gal.20 Prunus Laurocerasus 'Schipkaensis' Skip Cherry LaurelPL

MULCH SHALL NOT BE PLACED AGAINST TREE TRUNK.

ROOT FLARE SHALL BE EXPOSED
AT FINAL GRADE.

2" MINIMUM DEPTH SHREDDED HARDWOOD MULCH.
MULCH SHALL NOT BE PLACED AGAINST TREE TRUNK.

PLANTING NOTES:

3 Gal.5 Miscanthus Sinensis 'Strictus' Porcupine GrassMS

Shrubs
4-5' Ht.2 Amelanchier Canadensis Shadblow ServiceberryAC B&B, Straight Central Leader
4-5' Ht.2 Cercis Canadensis Eastern RedbudCC B&B, Straight Central Leader

Perennial Flowers (Mix)

3 Gal.Rudbeckia Hirta Black-Eyed SusanRH
3 Gal.Solidago Sempervirens Seaside GoldenrodSS

3 Gal.Lobelia Cardinalis Cardinal FlowerLC
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1.  THE FREEHOLD SOIL CONSERVATION DISTRICT SHALL BE NOTIFIED FORTY-EIGHT (48) HOURS  FREEHOLD SOIL CONSERVATION DISTRICT SHALL BE NOTIFIED FORTY-EIGHT (48) HOURS   CONSERVATION DISTRICT SHALL BE NOTIFIED FORTY-EIGHT (48) HOURS  IN ADVANCE OF ANY SOIL DISTURBING ACTIVITY. 2.  ALL SOIL EROSION AND SEDIMENT CONTROL PRACTICES ARE TO BE INSTALLED PRIOR TO SOIL  DISTURBANCE, OR IN THEIR PROPER SEQUENCE, AND MAINTAINED UNTIL PERMANENT  PROTECTION IS ESTABLISHED. 3.  ANY CHANGES TO THE CERTIFIED SOIL EROSION AND SEDIMENT CONTROL PLANS WILL REQUIRE  THE SUBMISSION OF REVISED SOIL EROSION AND SEDIMENT CONTROL PLANS TO THE DISTRICT FOR  RE-CERTIFICATION.  THE REVISED PLANS MUST MEET ALL CURRENT STATE SOIL EROSION AND  SEDIMENT CONTROL STANDARDS. 4.  N.J.S.A. 4:24-39 ET. SEQ. REQUIRES THAT NO CERTIFICATE OF OCCUPANCY BE  ISSUED BEFORE THE DISTRICT DETERMINES THAT A PROJECT OR PORTION THEREOF IS IN FULL  COMPLIANCE WITH THE CERTIFIED PLAN AND STANDARDS FOR SOIL EROSION AND SEDIMENT CONTROL  IN NEW JERSEY AND A REPORT OF COMPLIANCE HAS BEEN ISSUED.  UPON WRITTEN REQUEST FROM  THE APPLICANT, THE DISTRICT MAY ISSUE A REPORT OF COMPLIANCE WITH CONDITIONS ON A  LOT-BY-LOT OR SECTION-BY-SECTION BASIS, PROVIDED THAT THE PROJECT OR PORTION THEREOF  IS IN SATISFACTORY COMPLIANCE WITH THE SEQUENCE OF DEVELOPMENT AND TEMPORARY  MEASURES FOR SOIL EROSION AND SEDIMENT CONTROL HAVE BEEN IMPLEMENTED, INCLUDING  PROVISIONS FOR STABILIZATION AND SITE WORK. 5.  ANY DISTURBED AREAS THAT WILL BE LEFT EXPOSED FOR MORE THAN SIXTY (60) DAYS, AND  NOT SUBJECT TO CONSTRUCTION TRAFFIC, WILL IMMEDIATELY RECEIVE A TEMPORARY SEEDING.  IF  THE SEASON PREVENTS THE ESTABLISHMENT OF TEMPORARY COVER, THE DISTURBED AREAS WILL  BE MULCHED WITH STRAW, OR EQUIVALENT MATERIAL, AT A RATE OF 2 TO 2  TONS PER ACRE,  12 TONS PER ACRE,  ACCORDING TO STATE STANDARD FOR STABILIZATION WITH MULCH ONLY. 6.  IMMEDIATELY FOLLOWING INITIAL DISTURBANCE OR ROUGH GRADING, ALL CRITICAL AREAS  SUBJECT TO EROSION (I.E. STEEP SLOPES AND ROADWAY EMBANKMENTS) WILL RECEIVE TEMPORARY  SEEDING IN COMBINATION WITH STRAW MULCH OR A SUITABLE EQUIVALENT, AND A MULCH ANCHOR, IN ACCORDANCE WITH STATE STANDARDS. 7.  A SUB-BASE COURSE WILL BE APPLIED IMMEDIATELY FOLLOWING ROUGH GRADING AND  INSTALLATION OF IMPROVEMENTS TO STABILIZE STREETS, ROADS, DRIVEWAYS, AND PARKING AREAS.   IN AREAS WHERE NO UTILITIES ARE PRESENT, THE SUB-BASE SHALL BE INSTALLED WITHIN  FIFTEEN (15) DAYS OF PRELIMINARY GRADING. 8.  THE STANDARD FOR STABILIZED CONSTRUCTION ACCESS REQUIRES THE INSTALLATION OF A  PAD OF CLEAN CRUSHED STONE AT POINTS WHERE TRAFFIC WILL BE ACCESSING THE CONSTRUCTION  SITE.  AFTER INTERIOR ROADWAYS ARE PAVED, INDIVIDUAL LOTS REQUIRE A STABILIZED CONSTRUCTION  ENTRANCE CONSISTING OF ONE INCH TO TWO INCH (1" - 2") STONE FOR A MINIMUM LENGTH  OF TEN FEET (10') EQUAL TO THE LOT ENTRANCE WIDTH.  ALL OTHER ACCESS POINTS SHALL  BE BLOCKED OFF. 9.  ALL SOIL WASHED, DROPPED, SPILLED, OR TRACKED OUTSIDE THE LIMIT OF DISTURBANCE OR  ONTO THE PUBLIC RIGHT-OF-WAYS WILL BE REMOVED IMMEDIATELY. 10.  PERMANENT VEGETATION IS TO BE SEEDED OR SODDED ON ALL EXPOSED AREAS WITHIN  TEN (10) DAYS AFTER FINAL GRADING. 11.  AT THE TIME THE SITE PREPARATION FOR PERMANENT VEGETATIVE STABILIZATION IS GOING  TO BE ACCOMPLISHED, ANY SOIL THAT WILL NOT PROVIDE A SUITABLE ENVIRONMENT TO SUPPORT  ADEQUATE VEGETATIVE GROUND COVER SHALL BE REMOVED OR TREATED IN SUCH A WAY THAT IT WILL PERMANENTLY ADJUST THE SOIL CONDITIONS AND RENDER IT SUITABLE FOR VEGETATIVE  GROUND COVER.  IF THE REMOVAL OR TREATMENT OF THE SOIL WILL NOT PROVIDE SUITABLE  CONDITIONS, NON-VEGETATIVE MEANS OF PERMANENT GROUND STABILIZATION WILL HAVE TO BE  EMPLOYED. 12.  IN ACCORDANCE WITH THE STANDARD FOR MANAGEMENT OF HIGH ACID PRODUCING SOILS,  ANY SOIL HAVING A PH OF 4 OR LESS OR CONTAINING IRON SULFIDES SHALL BE ULTIMATELY PLACED OR BURIED WITH LIMESTONE APPLIED AT THE RATE OF 10 TONS/ACRE, (OR 450 LBS/SQ FT OF SURFACE AREA) AND COVERED WITH A MINIMUM OF 12" OF SETTLED SOIL WITH A PH OF 5 OR MORE, OR 24" WHERE TREES OR SHRUBS ARE TO BE PLANTED. 13.  CONDUIT OUTLET PROTECTION MUST BE INSTALLED AT ALL REQUIRED OUTFALLS PRIOR TO  THE DRAINAGE SYSTEM BECOMING OPERATIONAL. 14.  UNFILTERED DEWATERING IS NOT PERMITTED.  NECESSARY PRECAUTIONS MUST BE TAKEN  DURING ALL DEWATERING OPERATIONS TO MINIMIZE SEDIMENT TRANSFER.  ANY DEWATERING  METHODS USED MUST BE IN ACCORDANCE WITH THE STANDARD FOR DEWATERING. 15.  SHOULD THE CONTROL OF DUST AT THE SITE BE NECESSARY, THE SITE WILL BE SPRINKLED  UNTIL THE SURFACE IS WET, TEMPORARY VEGETATIVE COVER SHALL BE ESTABLISHED OR MULCH  SHALL BE APPLIED AS REQUIRED BY THE STANDARD FOR DUST CONTROL. 16.  STOCKPILE AND STAGING LOCATIONS ESTABLISHED IN THE FIELD SHALL BE PLACED WITHIN  THE LIMIT OF DISTURBANCE ACCORDING TO THE CERTIFIED PLAN.  STAGING AND STOCKPILES NOT  LOCATED WITHIN THE LIMIT OF DISTURBANCE WILL REQUIRE CERTIFICATION OF A REVISED SOIL  EROSION AND SEDIMENT CONTROL PLAN.  CERTIFICATION OF A NEW SOIL EROSION AND SEDIMENT  CONTROL PLAN MAY BE REQUIRED FOR THESE ACTIVITIES IF AN AREA GREATER THAN 5,000 SQUARE  FEET IS DISTURBED. 17.  ALL SOIL STOCKPILES ARE TO BE TEMPORARILY STABILIZED IN ACCORDANCE WITH SOIL  EROSION AND SEDIMENT CONTROL NOTE #6. 18.  THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR ANY EROSION OR SEDIMENTATION THAT  MAY OCCUR BELOW STORMWATER OUTFALLS OR OFFSITE AS A RESULT OF CONSTRUCTION OF  THE PROJECT.
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A. MATERIALS 1. Topsoil should be friable, loamy, free of debris, objectionable weeds and stones, and contain no toxic substance or adverse chemical or physical condition that may be harmful to plant growth. Soluble salts should not be excessive (conductivity less than 0.5 millimhos per centimeter. More than 0.5 millimhos may desicate seedlings and adversely impact growth). Topsoil hauled in from offsite should have a minimum organic matter content of 2.75 percent. Organic matter content may be raised by additives. 2. Topsoil substitute is a soil material which may have been amended with sand, silt, clay, organic matter, fertilizer or lime and has the appearance of topsoil. Topsoil substitutes may be utilized on sites with insufficient topsoil for establishing permanent vegetation. All topsoil substitute materials shall meet the requirements of topsoil noted above. Soil tests shall be performed to determine the components of sand, silt, clay, organic matter, soluble salts and pH level. B. STRIPPING AND STOCKPILING 1. Field exploration should be made to determine whether quantity and or quality of surface soil justifies stripping. 2. Stripping should be confined to the immediate construction area. 3. Where feasible, lime may be applied before stripping at a rate determined by soil tests to bring the soil pH to approximately 6.5. In lieu of soil tests, see lime rate guide in seedbed preparation for Permanent Vegetative Cover for Soil Stabilization, Chapter 4-1. 4. A 4-6 inch stripping depth is common, but may vary depending on the particular soil. 5. Stockpiles of topsoil should be situated so as not to obstruct natural drainage or cause off-site environmental damage. 6. Stockpiles should be vegetated in accordance with standards previously described herein; see standards for Permanent (Chapter 4-1) or Temporary (Chapter 7-1) Vegetative Cover for Soil Stabilization. Weeds should not be allowed to grow on stockpiles.
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D. APPLYING TOPSOIL APPLYING TOPSOIL 1. Topsoil should be handled only when it is dry enough to work without damaging soil structure; i.e., less than field capacity (see glossary). 2. A uniform application to a depth of 5.0 inches, minimum of 4 inches, firmed in place is required. Alternative depths may be considered where special regulatory and/or industry design standards are appropriate such as on golf courses, sports fields, landfill capping, etc.  soils with a ph of 4.0 or less or containing iron sulfide shall be covered with a minimum depth of 12 inches of soil having a ph of 5.0 or more, in accordance with the standard for management of high acid producing soil (pg. 1-1). 3. Pursuant to the requirements in section 7 of the standard for permanent vegetative stabilization, the contractor is responsible to ensure that permanent vegetative cover becomes established on at least 80% of the soils to be stabilized with vegetation. Failure to achieve the minimum coverage may require additional work to be performed by the contractor to include some or all of the following: supplemental seeding, re-application of lime and fertilizers, and/or the addition of organic matter (i.e. compost) as a top dressing.  such additional measures shall be based on soil tests such as those offered by rutgers cooperative extension service or other approved laboratory facilities qualified to test soil samples for agronomic properties.
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C. SITE PREPARATION SITE PREPARATION 1. Grade at the onset of the optimal seeding period so as to minimize the duration and area of exposure of disturbed soil to erosion. Immediately proceed to establish vegetative cover in accordance with the specified seed mixture. Time is of the essence. 2. Grade as needed and feasible to permit the use of conventional equipment for seedbed preparation, seeding, mulch application and anchoring, and maintenance. See the Standard for Land Grading, Chapter 19-1. 3. As guidance for ideal conditions, subsoil should be tested for lime requirement. Limestone, if needed, should be applied to bring soil to a pH of approximately 6.5 and incorporated into the soil as nearly as practical to a depth of 4 inches. 4. Prior to topsoiling, the subsoil shall be in compliance with the standard for land grading, pg. 19-1. 5. Employ needed erosion control practices such as diversions, grade stabilization structures, channel stabilization measures, sedimentation basins, and waterways. See Standards 11 through 42.
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%%UMULCH AND MULCH ANCHORING SPECIFICATIONS
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Methods and Materials A. SITE PREPARATION 1. Grade as needed and feasible to permit the use of conventional equipment for seedbed preparation, seeding, mulch application, and mulch anchoring. All grading should be done in accordance with Standards for Land Grading. 2. Install needed erosion control practices or facilities such as diversions, grade stabilization structures, channel stabilization measures, sediment basins, and waterways. See Standards 11 through 42. B. PROTECTIVE MATERIALS 1. Unrotted small-grain straw, at 2.0 to 2.5 tons per acre, is spread uniformly at 90 to 115 pounds per 1,000 square feet and anchored with a mulch anchoring tool, liquid mulch binders, or netting tie down. Other suitable materials may be used if approved by the Soil Conservation District. The approved rates above have been met when the mulch covers the ground completely upon visual inspection, i.e. the soil cannot be seen below the mulch. 2. Synthetic or organic soil stabilizers may be used under suitable conditions and in quantities as recommended by the manufacturer. 3. Wood-fiber or paper-fiber mulch at the rate of 1,500 pounds per acre (or according to the manufacturer’s requirements) may be applied by a hydroseeder. s requirements) may be applied by a hydroseeder. 4. Mulch netting, such as paper jute, excelsior, cotton, or plastic, may be used. 5. Woodchips applied uniformly to a minimum depth of 2 inches may be used. Woodchips will not be used on areas where flowing water could wash them into an inlet and plug it.
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Stabilizing exposed soils with non-vegetative materials exposed for periods longer than 14 days.
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TO PREVENT BLOWING AND THE MOVEMENT OF DUST FROM EXPOSED SOIL SURFACES, CONSTRUCTION ACTIVITIES, AND TO REDUCE ON-SITE AND OFF-SITE DAMAGE AND HEALTH HAZARDS, DUST CONTROL MEASURES SHALL BE ENACTED ON THE PROJECT SITE.   DURING CONSTUCTION, THE CONTRACTOR WILL BE REQUIRED TO PROVIDE REMEDIATION TO CONTROL PARTICLES AND DUST THAT WILL ENTER INTO THE AIR DURING THE REMOVAL OFF THE ON-SITE STRUCTURES.  THESE PROCEDURES MAY INVOLVE COATING THE DEBRIS WITH WATER OR ANOTHER SPRAY-ON ADHESIVE.
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NOTE:  IN THAT N.J.S.A. 4:24-39 et seq. REQUIRES THAT NO CERTIFICATE OF :  IN THAT N.J.S.A. 4:24-39 et seq. REQUIRES THAT NO CERTIFICATE OF OCCUPANCY BE ISSUED BEFORE THE PROVISIONS OF THE CERTIFIED PLAN FOR SOIL EROSION AND SEDIMENT CONTROL HAVE BEEN COMPLIED WITH FOR PERMANENT MEASURES, ALL SITE WORK WILL HAVE TO BE COMPLETED PRIOR TO THE DISTRICT ISSUING A REPORT OF COMPLIANCE FOR THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY BY THE MUNICIPALITY
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1. Site Preparation Site Preparation A. Grade as needed and feasible to permit the use of conventional equipment for seedbed Grade as needed and feasible to permit the use of conventional equipment for seedbed preparation, seeding, mulch application, and mulch anchoring. All grading should be done in accordance with Standard for Land Grading. B. Immediately prior to seeding and topsoil application, the subsoil shall be evaluated for Immediately prior to seeding and topsoil application, the subsoil shall be evaluated for compaction in accordance with the Standard for Land Grading. C. Topsoil should be handled only when it is dry enough to work without damaging the soil Topsoil should be handled only when it is dry enough to work without damaging the soil structure. A uniform application to a depth of 5 inches (unsettled) is required on all sites. Topsoil shall be amended with organic matter, as needed, in accordance with the Standard for Topsoiling. D. Install needed erosion control practices or facilities such as diversions, grade-stabilization Install needed erosion control practices or facilities such as diversions, grade-stabilization structures, channel stabilization measures, sediment basins, and waterways. 2. Seedbed Preparation Seedbed Preparation A. Uniformly apply ground limestone and fertilizer to topsoil which has been spread and firmed, Uniformly apply ground limestone and fertilizer to topsoil which has been spread and firmed, according to soil test recommendations such as offered by Rutgers Co-operative Extension Soil sample mailers are available from the local Rutgers Cooperative Extension offices (http://njaes.rutgers.edu/county/). Fertilizer shall be applied at the rate of 500 pounds per acre or 11 pounds per 1,000 square feet of 10-10-10 or equivalent with 50% water insoluble nitrogen unless a soil test indicates otherwise and incorporated into the surface 4 inches. If fertilizer is not incorporated, apply one-half the rate described above during seedbed preparation and repeat another one-half rate application of the same fertilizer within 3 to 5 weeks after seeding. B. Work lime and fertilizer into the topsoil as nearly as practical to a depth of 4 inches with Work lime and fertilizer into the topsoil as nearly as practical to a depth of 4 inches with a disc, spring-tooth harrow, or other suitable equipment. The final harrowing or disking operation should be on the general contour. Continue tillage until a reasonable uniform seedbed is prepared. C. High acid producing soil. Soils having a pH of 4 or less or containing iron sulfide shall be High acid producing soil. Soils having a pH of 4 or less or containing iron sulfide shall be covered with a minimum of 12 inches of soil having a pH of 5 or more before initiating seedbed reparation. See Standard for Management of High Acid-Producing Soils for specific requirements.
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1. Site Preparation Site Preparation A. Grade as needed and feasible to permit the use of conventional equipment for seedbed Grade as needed and feasible to permit the use of conventional equipment for seedbed preparation, seeding, mulch application, and mulch anchoring. All grading should be done in accordance with Standards for Land Grading, pg. 19-1. B. Install needed erosion control practices or facilities such as diversions, grade Install needed erosion control practices or facilities such as diversions, grade stabilization structures, channel stabilization measures, sediment basins, and waterways. See Standards 11 through 42. C. Immediately prior to seeding, the surface should be scarified 6" to 12" where there has Immediately prior to seeding, the surface should be scarified 6" to 12" where there has been soil compaction. This practice is permissible only where there is no danger to underground utilities (cables, irrigation systems, etc.). 2. Seedbed Preparation Seedbed Preparation A. Apply ground limestone and fertilizer according to soil test recommendations such as Apply ground limestone and fertilizer according to soil test recommendations such as offered by Rutgers Co-operative Extension. Soil sample mailers are available from the local Rutgers Cooperative Extension offices. Fertilizer shall be applied at the rate of 500 pounds per acre or 11 pounds per 1,000 square feet of 10-20-10 or equivalent with 50% water insoluble nitrogen unless a soil test indicates otherwise. Liming rates shall be established via soil testing. Calcium carbonate is the equivalent and standard for measuring the ability of liming materials to neutralize soil acidity and supply calcium and magnesium to grasses and legumes. B. Work lime and fertilizer into the soil as nearly as practical to a depth of 4 inches with Work lime and fertilizer into the soil as nearly as practical to a depth of 4 inches with a disc, springtooth harrow, or other suitable equipment. The final harrowing or disking operation should be on the general contour. Continue tillage until a reasonable uniform seedbed is prepared. C. Inspect seedbed just before seeding. If traffic has left the soil compacted, the area Inspect seedbed just before seeding. If traffic has left the soil compacted, the area must be retilled in accordance with the above. D. Soils high in sulfides or having a pH of 4 or less refer to Standard for Management of Soils high in sulfides or having a pH of 4 or less refer to Standard for Management of High Acid Producing Soils, pg. 1-1. 
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STABILIZED CONSTRUCTION
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INLET PROTECTION
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2. CLEAR AND ESTABLISH ROUGH GRADES AS NECESSARY TO REGRADE
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   PARKING STONE AREAS AND CONSTRUCT LANDSCAPE WALL.
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1. INSTALL SILT FENCE AND PROVIDE CONSTRUCTION ENTRANCE.
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3. CONSTRUCT LANDSCAPE WALL AND ADA PARKING SPACE.
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4. INSTALL LANDSCAPE PLANTINGS AND ESTABLISH PERMANENT 
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VEGETATIVE COVER ON LOT.
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5. REMOVE SILT FENCE AFTER ALL DISTURBED AREAS HAVE BEEN
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   ADEQUATELY STABILIZED.
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SITE AND SEEDBED PREPARATION: TO BE PERFORMED IN ACCORDANCE WITH CHAPTERS 4-1, 7-1 AND 8-1 OF THE 2014 : TO BE PERFORMED IN ACCORDANCE WITH CHAPTERS 4-1, 7-1 AND 8-1 OF THE 2014 STANDARDS FOR SOIL EROSION & SEDIMENT CONTROL IN NEW JERSEY. 1.  TEMPORARY GRASS SEEDING SHALL CONSIST OF SPRING OATS APPLIED AT A RATE OF 2.0 LBS. PER 1,000 S.F. OPTIMUM TEMPORARY GRASS SEEDING SHALL CONSIST OF SPRING OATS APPLIED AT A RATE OF 2.0 LBS. PER 1,000 S.F. OPTIMUM SEEDING DATES ARE BETWEEN FEBRUARY 15 AND MAY 1 AND BETWEEN AUGUST 15 AND OCTOBER 15.  AN ALTERNATIVE TEMPORARY GRASS SEEDING SHALL CONSIST OF WINTER CEREAL RYE APPLIED AT A RATE OF 2.8 LBS. PER 1,000 S.F.  OPTIMUM SEEDING DATES ARE BETWEEN AUGUST 1 AND DECEMBER 15. TEMPORARY SEEDING SHALL BE MAINTAINED UNTIL DISTURBED AREAS ARE PERMANENTLY STABILIZED WITH PERMANENT SEEDING.  IF ANY SERIOUS EROSION PROBLEM OCCURS, THE ERODED AREAS SHALL BE REPAIRED AND STABILIZED WITH A MULCH AS INDICATED IN NOTE 6. 2.  PERMANENT SEEDING SHALL CONSIST OF THE FOLLOWING MIXTURE AS APPROVED BY THE FREEHOLD SOIL CONSERVATION PERMANENT SEEDING SHALL CONSIST OF THE FOLLOWING MIXTURE AS APPROVED BY THE FREEHOLD SOIL CONSERVATION DISTRICT: USDA PLANT HARDINESS ZONE 7a, TABLE 4-3 MIX NUMBER 15 ACCEPTABLE SEEDING DATES ARE BETWEEN FEBRUARY 1 AND APRIL 30 ACCEPTABLE SEEDING DATES ARE BETWEEN MAY 1 AND AUGUST 14 OPTIMUM SEEDING DATES ARE BETWEEN AUGUST 15 AND OCTOBER 30 SITE MIX DETAILS 58% HARD FESCUE (135 LBS/ACRE) 19% CHEWINGS FESCUE (45 LBS/ACRE) 19% STRONG CREEPING RED FESCUE (45 LBS/ACRE) 4% PERENNIAL RYE GRASS (10 LBS/ACRE) *APPLY AT A SEEDING RATE OF 230 LBS/ACRE OR 5.25 LBS/1000 S.F. 3.  PERMANENT SEEDING TO BE APPLIED BY HYDROSEEDING AT A RATE OF 160 LBS. PER ACRE, SLOPED AREAS TO BE COVERED PERMANENT SEEDING TO BE APPLIED BY HYDROSEEDING AT A RATE OF 160 LBS. PER ACRE, SLOPED AREAS TO BE COVERED WITH MULCH AS INDICATED IN NOTE 6. 4.  FERTILIZER FOR THE ESTABLISHMENT OF TEMPORARY AND PERMANENT VEGETATIVE COVER SHALL BE 10-10-10 APPLIED AT A FERTILIZER FOR THE ESTABLISHMENT OF TEMPORARY AND PERMANENT VEGETATIVE COVER SHALL BE 10-10-10 APPLIED AT A RATE OF 11 LBS. PER 1,000 S.F.  LIMESTONE FOR TEMPORARY OR PERMANENT SEEDING SHALL BE APPLIED BASED ON SOIL TEST RECOMMENDATIONS. 5.  IF THE TIME OF YEAR PREVENTS THE ESTABLISHMENT OF TEMPORARY OR PERMANENT SEEDING, EXPOSED AREA TO BE IF THE TIME OF YEAR PREVENTS THE ESTABLISHMENT OF TEMPORARY OR PERMANENT SEEDING, EXPOSED AREA TO BE STABILIZED WITH MULCH AS INDICATED IN NOTE 6. 6.  MULCH TO CONSIST OF SMALL GRAIN STRAW OR SALT HAY ANCHORED WITH A WOOD AND FIBER MULCH BINDER OR AN MULCH TO CONSIST OF SMALL GRAIN STRAW OR SALT HAY ANCHORED WITH A WOOD AND FIBER MULCH BINDER OR AN APPROVED EQUAL AT A RATE OF 1,500 POUNDS PER ACRE. THIS MULCH SHALL NOT BE MIXED IN THE TANK WITH SEED. 7.  ALL SEEDED AREAS SHALL BE MULCHED IN ACCORDANCE WITH THE MULCH AND MULCH ANCHORING SPECIFICATIONS ON THIS ALL SEEDED AREAS SHALL BE MULCHED IN ACCORDANCE WITH THE MULCH AND MULCH ANCHORING SPECIFICATIONS ON THIS SHEET. 8.  WORK LIME AND FERTILIZER INTO THE SOIL AS NEARLY AS PRACTICAL TO A DEPTH OF 4 INCHES WITH A DISC, SPRINGTOOTH WORK LIME AND FERTILIZER INTO THE SOIL AS NEARLY AS PRACTICAL TO A DEPTH OF 4 INCHES WITH A DISC, SPRINGTOOTH HARROW, OR OTHER SUITABLE EQUIPMENT. THE FINAL HARROWING OR DISCING OPERATION SHOULD BE ON THE GENERAL CONTOUR.  CONTINUE TILLAGE UNTIL A REASONABLY UNIFORM, FINE SEEDBED IS PREPARED. ALL BUT CLAY OR SILTY SOILS AND COARSE SANDS SHOULD BE ROLLED TO FIRM THE SEEDBED WHEREVER FEASIBLE. 9.  REMOVE FROM THE SURFACE ALL STONES TWO INCHES OR LARGER IN ANY DIMENSION. REMOVE ALL OTHER DEBRIS, SUCH AS REMOVE FROM THE SURFACE ALL STONES TWO INCHES OR LARGER IN ANY DIMENSION. REMOVE ALL OTHER DEBRIS, SUCH AS WIRE, CABLE, TREE ROOTS, PIECES OF CONCRETE, CLODS, LUMPS OR OTHER UNSUITABLE MATERIAL. 10.  INSPECT SEEDBED JUST BEFORE SEEDING. IF TRAFFIC HAS LEFT SOIL COMPACTED, THE AREA MUST BE RETILLED AND FIRMED AS INSPECT SEEDBED JUST BEFORE SEEDING. IF TRAFFIC HAS LEFT SOIL COMPACTED, THE AREA MUST BE RETILLED AND FIRMED AS ABOVE.
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NOTES: : EXPANSION JOINTS SHALL BE PREFORMED ASPHALTIC  JOINT FILLER COMPLYING WITH THE REQUIREMENTS OF A.A.S.H.T.O. SPEC.  M-33, RECESSED 1/4" IN FROM THE PAD SURFACE PROVIDE 2" DEPTH CONSTRUCTION JOINTS TO CREATE SQUARE PAVERS AT DOORWAYS WIDER THAN 5 FEET.
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