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I. INTRODUCTION 

 

Denholtz Properties of Red Bank, New Jersey, is proposing to construct a residential 

development on a 3.63±-acre site known as Block 13, Lots 13-18, 20-22; Block 14, Lots 12, 14; and 

Block 15, Lots 5-12 in the Borough of Sea Bright, Monmouth County, New Jersey (Attachment A, 

Figures 1 and 2).  The proposed residential development consists of the construction of single-

family attached (townhouse) units, single-family detached units, and condominium units at the site.  

All new parking lots, landscaping and other site improvements are proposed to serve the new 

residential buildings.  The project also includes pedestrian-friendly public access to, and amenities 

along, the riverfront of the Shrewsbury River.  The existing stormwater pump station at the west end 

of Beach Street is also proposed to be upgraded.   

 

The site is bordered to the north, south, and east by a mix of residential, industrial, and 

commercial development, and to west by the Shrewsbury River.  The site is characterized as a 

mixture of vacant land, unoccupied structures, partially occupied structures, and light industrial 

buildings.  Portions of the Front Street, Church Street, South Street and River Street rights-of-way 

(ROW) as well as Poppi Place are encompassed by the site. 

 

The site is located within the regulated Coastal Area Facility Review Act (CAFRA) area.  

This permit application provides specific detail on the project location, the proposed activities, and 

an analysis of compliance with relevant Coastal Policies.  This Environmental Impact Statement 

(EIS) has been prepared in accordance with the Coastal Zone Management (CZM) Rules (N.J.A.C. 

7:7).  The EIS concentrates on those policies deemed applicable to the proposed project as 

determined during a pre-application conference held between the project team and Kara Turner and 

Chingwah Liang from the New Jersey Department of Environmental Protection (NJDEP) Division 

of Land Resource Protection on February 24, 2022.   

 

It was also confirmed during this meeting that the upgraded bulkhead does not require a 

Waterfront Development Individual Permit per the following Zane Exemption provided on the 

NJDEP’s Coastal Permitting Exemptions webpage: “Repair, replacement, renovation or 

reconstruction, in the same location and size, as measured in three dimensions (length, width and 

height), of the preexisting structure, of any dock, wharf, pier, bulkhead or building legally existing 

prior to January 1, 1981”.  The upgraded bulkhead will be installed landward of the existing 

bulkhead, which dates back to the 1970s.  The upgraded bulkhead is proposed to be higher, however 

the horizontal position will match the existing bulkhead.  An Application for Waiver of Strict 

Compliance with N.J.A.C. 7:7E-3.23 (Filled Water’s Edge) was submitted to NJDEP in 2015. A 

request to withdraw this waiver will be submitted to NJDEP upon receipt of this application. 
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   A list of licenses, permits, and approvals that are required for the proposed project and the 

status of each are shown below: 

 

Granting Authority 
 

License, Permit, or Approval Status 

Borough of Sea Bright 
Planning Board 

Preliminary & Final Major Site Plan 
Application 

Submitted 

Monmouth County 
Planning Board 

Preliminary & Final Major Site Plan 
Application 

To be submitted 

Freehold Soil 
Conservation District 

Soil Erosion and Sediment Control Plan 
Certification 

To be submitted 

NJDEP Division of 
Land Resource 
Protection 

CAFRA Individual Permit 
 
 

Subject of this submission 

NJDEP Division of 
Water Quality 

Treatment Works Approval To be submitted 
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II. PROJECT AND SITE DESCRIPTION 

 

A. Development/Activity Description 

The proposed project consists of the construction of a residential development including 25 

single-family attached (townhouse) units, 4 single-family detached units, and 15 condominium units 

at the site.  All new parking lots, landscaping and other site improvements are proposed to serve the 

new residential buildings.  The project also includes pedestrian-friendly public access to, and 

amenities along, the riverfront of the Shrewsbury River.  Overall, the project will result in the 

reduction of approximately 0.9 acres of existing impervious coverage, including vehicular 

impervious surfaces (Attachment C).  All stormwater will be directed to the existing pump station at 

the west end of Beach Street, which is proposed to be upgraded.  From the existing pump station, 

stormwater is discharged to the Shrewsbury River through an existing bulkhead. 

 

B. Characteristics of the Site and Surrounding Region 

This site encompasses approximately 3.63± acres of waterfront along the Shrewsbury River 

in the Borough of Sea Bright, Monmouth County, New Jersey.  The site is largely surrounded by a 

mix of dense residential development, intermixed with commercial and industrial properties.  Public 

access for visual and fishing use is mapped at the west end of South Street on the site, and at the 

west end of River Street immediately adjacent to the north of the site.  Open spaces in the vicinity of 

the site include public access to the Atlantic Ocean east of the site, and public access to docks/boat 

ramp/marinas north of the site along the Shrewsbury River.     

 

The Borough of Sea Bright is situated in the northeast corner of Monmouth County, along a 

narrow strip of land between the Atlantic Ocean and the Shrewsbury River.  The Shrewsbury River 

originates where Oceanport Creek and Parkers Creek Branch converge, approximately 3.4 miles 

southwest of the site.  The Shrewsbury River continues north until its confluence with the Raritan 

Bay approximately 2.8 miles north of the site.  The Raritan Bay opens to the Atlantic Ocean at the 

extreme northern reach of Monmouth County, which encompasses the Sandy Hook Gateway 

National Recreational Area.     

 

The site consists of approximately 2.3 acres of impervious surface, including unoccupied 

structures, partially occupied structures and light industrial buildings with associated paved parking 

areas and access drives, as well as the street ends of the Church Street, South Street, and River 

Rights of Way (ROW) a portion of the Front Street ROW, and the Poppi Place ROW.  The 

remaining approximately 1.33 acres of the site consists of pervious surfaces and vegetation, which 

is limited to scattered lawn areas and a few trees.  Annotated color photographs depicting the 
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existing site conditions, along with a photograph location map is included with the application 

materials.  Tidelands documentation for the site is included in Attachment B of this EIS.   

 

C. Location of all Proposed Regulated Activities 

For details on the location of all proposed regulated activities, please see Sections II.A and 

II.B above and the Preliminary Major Site Plan as prepared by WJH Engineering of Manasquan, 

New Jersey (WJH).   
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III. COMPLIANCE WITH APPLICABLE COASTAL ZONE MANAGEMENT RULES 

 

The table below summarizes the New Jersey Administrative Code (N.J.A.C.) 7:7 CZM 

Rules subchapters and the location of their discussion within this EIS.  Those subchapter sections 

not applicable to the proposed project are eliminated from further discussion.  Specifically, 

subchapter 11 (Standards for Conducting and Reporting the Results of an Endangered or Threatened 

Wildlife or Plant Species Habitat Impact Assessment and/or Endangered or Threatened Wildlife 

Species Habitat Evaluation) is not applicable as the project will not be impacting threatened or 

endangered species habitat.  In addition, subchapter 17 (Mitigation) is not applicable as the project 

will not disturb shellfish habitat, submerged vegetation habitat, intertidal and subtidal shallows, or 

wetlands.  These subchapters in their entirety (11 and 17) are eliminated from further discussion.   

 

Table 1 
CAFRA Individual Permit Subchapters in Relation to Proposed Project 

N.J.A.C. Title 
Section 
of EIS 

Justification 

Subchapter 9: Special Areas (EIS Section III.A) 
7:7-9.2 to 
7:7-9.15 

Shellfish Habitat to Intertidal 
and Subtidal Shallows 

N/A No in-water work is proposed 

7:7-9.16 Dunes N/A No dunes are located on the site 

7:7-9.17 Overwash Areas N/A 
No overwash areas are located on 
the site 

7:7-9.18 Coastal High Hazards N/A No coastal high hazards on the site 

7:7-9.19 Erosion Hazard Area N/A 
No erosion hazard areas are 
located on the site 

7:7-9.20 Barrier Island Corridor III.A.1 Project is in compliance 
7:7-9.21 Bay Islands N/A Site is not a bay island 
7:7-9.22 Beaches N/A Site is not a beach area 
7:7-9.23 Filled Water’s Edge III.A.2 Project is in compliance 

7:7-9.24 Existing Lagoon Edges N/A 
Site is not within an existing 
lagoon edge 

7:7-9.25 Flood Hazard Areas III.A.3 Project is in compliance 

7:7-9.26 Riparian Zones N/A 
No riparian zones on site as the 
Borough of Sea Bright is a barrier 
island 

7:7-9.27 Wetlands III.A.4 Project is in compliance 
7:7-9.28 Wetland Buffers III.A.5 Project is in compliance 

7:7-9.29 Coastal Bluffs N/A 
There are no coastal bluffs on the 
site 

7:7-9.30 Intermittent Stream Corridors N/A 
There are no intermittent stream 
corridors on the site 
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Table 1 
CAFRA Individual Permit Subchapters in Relation to Proposed Project 

N.J.A.C. Title 
Section 
of EIS 

Justification 

7:7-9.31 Farmland Conservation Areas N/A 
Site is not within a farmland 
conservation area 

7:7-9.32 Steep Slopes N/A 
There are no steep slopes on the 
site 

7:7-9.33 Dry Borrow Pits N/A 
There are no dry borrow pits on 
site 

7:7-9.34 
Historic and Archaeological 
Resources 

III.A.6 Project is in compliance 

7:7-9.35 Specimen Trees N/A 
There are no specimen trees on 
site 

7:7-9.36 
Endangered or Threatened 
Wildlife or Plant Species 
Habitats 

III.A.7 Project is in compliance 

7:7-9.37 Critical Wildlife Habitat III.A.8 Project is in compliance 
7:7-9.38 Public Open Space III.A.9 Project is in compliance 
7:7-9.39 Special Hazard Areas III.A.10 Project is in compliance 
7:7-9.40 Excluded Federal Lands N/A Site not an excluded federal land 
7:7-9.41 Special Urban Areas III.A.11 Project is in compliance 

7:7-9.42 
Pinelands National Reserve and 
Pinelands Protection Area 

N/A Site is not within the Pinelands 

7:7-9.43 Meadowlands District N/A 
Site is not within the 
Meadowlands 

7:7-9.44 Wild and Scenic River Corridors N/A 
Site is not within the vicinity of a 
wild or scenic river corridor 

7:7-9.45 
Geodetic Control Reference 
Marks 

N/A 
There are no geodetic control 
reference markers on site 

7:7-9.46 Hudson River Waterfront Area N/A 
Site is not within the Hudson 
River waterfront area 

7:7-9.47 Atlantic City N/A Site is not within Atlantic City 

7:7-9.48 
Lands and Waters Subject to 
Public Trust Rights 

III.A.12 Project is in compliance 

7:7-9.49 
Dredged Material Management 
Areas 

N/A 
Site not within a dredged material 
management area 

Subchapter 10: Standards for Beach and Dune Activities (EIS Section III.B) 

7:7-10.2 
Standards Applicable to Routine 
Beach Maintenance 

N/A 
Project does not involve routine 
beach maintenance 

7:7-10.3 
Standards Applicable to 
Emergency Post-Storm Beach 
Restoration 

N/A 
Project does not involve 
emergency post-storm beach 
restoration 

7:7-10.4 
Standards Applicable to Dune 
Creation and Maintenance 

N/A 
Project does not involve dune 
creation and/or maintenance 
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Table 1 
CAFRA Individual Permit Subchapters in Relation to Proposed Project 

N.J.A.C. Title 
Section 
of EIS 

Justification 

7:7-10.5 
Standards Applicable to the 
Construction of Boardwalks 

III.B.1 Project is in compliance 

Subchapter 12: General Water Areas (EIS Section III.C) 

7:7-12.2 Shellfish Aquaculture N/A 
Project does not involve shellfish 
aquaculture 

7:7-12.3 Boat Ramps N/A 
Project does not involve the 
construction or installation of a 
boat ramp 

7:7-12.4 
Docks and Piers for Cargo and 
Commercial Fisheries 

N/A 

Project does not involve the 
construction or installation of 
docks or piers for cargo and 
commercial fisheries 

7:7-12.5 Recreational Docks and Piers III.C.1 Project is in compliance 

7:7-12.6 Maintenance Dredging N/A 
Project does not involve 
maintenance dredging 

7:7-12.7 New Dredging N/A 
Project does not involve new 
dredging 

7:7-12.8 Environmental Dredging N/A 
Project does not involve 
environmental dredging 

7:7-12.9 Dredged Material Disposal N/A 
Project will not require dredged 
material disposal 

7:7-12.10 Solid Waste or Sludge Dumping N/A 
Project will not requiring the 
dumping solid waste or sludge into 
a water area 

7:7-12.11 Filling N/A 
Project will not require the filling 
of water areas 

7:7-12.12 Mooring N/A 
Project does not involve the 
construction or installation of a 
boat mooring 

7:7-12.13 Sand and Gravel Mining N/A 
Project does not involve sand or 
gravel mining 

7:7-12.14 Bridges N/A 
Project does not involve the 
construction or installation of a 
bridge 

7:7-12.15 Submerged Pipelines N/A 
Project does not involve the 
installation of a submerged 
pipeline 

7:7-12.16 Overhead Transmission Lines N/A 
Project does not involve the 
installation of overhead 
transmission lines 
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Table 1 
CAFRA Individual Permit Subchapters in Relation to Proposed Project 

N.J.A.C. Title 
Section 
of EIS 

Justification 

7:7-12.17 Dams and Impoundments N/A 
Project does not involve the 
construction of dams or 
impoundments 

7:7-12.18 Outfalls and Intakes N/A 
Project does not involve the 
construction of outfalls or intakes 
in water areas 

7:7-12.19 Realignment of Water Areas N/A 
Project does not involve the 
realignment of water areas 

7:7-12.20 
Vertical Wake or Wave 
Attenuation Structures 

N/A 
Project does not involve the 
construction of vertical wake or 
wave attenuation structures 

7:7-12.21 Submerged Cables N/A 
Project does not involve the 
installation of a submerged cable 

7:7-12.22 Artificial Reefs N/A 
Project does not involve the 
construction of new or expanded 
artificial reefs 

7:7-12.23 Living Shorelines N/A 
Project does not involve the 
establishment of a living shoreline 

7:7-12.24 Miscellaneous Uses N/A 
Project is addressed in the use 
rules, N.J.A.C. 7:7-15 under 
Housing (N.J.A.C. 7:7-15.2) 

Subchapter 13: Requirements for Impervious Cover and Vegetative Cover for General 
Land Areas and Certain Special Areas (EIS Section III.D) 

7:7-13.3 Impervious Cover Requirements III.D.1 Project is in compliance 
7:7-13.4 Vegetative Cover Requirements III.D.2 Project is in compliance 

7:7-13.5 
Determining if a Site is Forested 
or Unforested 

III.D.3 Project is in compliance 

7:7-13.6 to 
7:7-13.14 

Upland Waterfront Development 
Area Regions and Growth 
Ratings to Vegetation Cover 
Percentages 

N/A 
Site not within an upland 
waterfront development area 

7:7-13.15 
Coastal Planning Areas in the 
CAFRA Area 

III.D.4 Project is in compliance 

7:7-13.17 
Impervious Cover Limits for 
CAFRA Areas 

III.D.5 Project is in compliance 

7:7-13.18 
Vegetative Cover Percentages 
for CAFRA Areas 

III.D.6 Project is in compliance 

7:7-13.19 Mainland Coastal Centers N/A 
Site not located within a mainland 
coastal center 

Subchapter 14: General Location Rules (EIS Section III.E) 

7:7-14.1 
Rule on Location of Linear 
Development 

N/A Project is not a linear development 
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Table 1 
CAFRA Individual Permit Subchapters in Relation to Proposed Project 

N.J.A.C. Title 
Section 
of EIS 

Justification 

7:7-14.2 Basic Location Rule III.E.1 Project is in compliance 
7:7-14.3 Secondary Impacts III.E.2 Project is in compliance 

Subchapter 15: Use Rules (EIS Section III.F) 
7:7-15.2 Housing III.F.1 Project is in compliance 
7:7-15.3 Resort/Recreational III.F.2 Project is in compliance 
7:7-15.4 Energy Facility N/A Project is not an energy facility 

7:7-15.5 Transportation N/A 
Project is not related to 
transportation infrastructure 

7:7-15.6 Public Facility N/A Project is not a public facility 

7:7-15.7 Industry N/A 
Project does not involve industrial 
processes related to manufacturing 

7:7-15.8 Mining N/A Project does not involve mining 
7:7-15.9 Port N/A Project does not involve port use 

7:7-15.10 Commercial Facility N/A Project is not a commercial facility 
7:7-15.11 Coastal Engineering III.F.3 Project is in compliance 

7:7-15.12 
Dredged Material Placement on 
Land 

N/A Project does not involve dredging 

7:7-15.13 National Defense Facility N/A 
Site is not currently used as a 
national defense facility 

7:7-15.14 High-Rise Structures N/A 
Project does not involve a high-
rise structure 

Subchapter 16: Resource Rules (EIS Section III.G) 
7:7-16.2 Marine Fish and Fisheries N/A No in-water work is proposed 

7:7-16.3 and 
7:7-16.6 

Water Quality and Stormwater 
Management 

III.G.1 Project is in compliance 

7:7-16.4 Surface Water Use III.G.2 Project is in compliance 
7:7-16.5 Groundwater Use III.G.3 Project is in compliance 
7:7-16.7 Vegetation III.G.4 Project is in compliance 
7:7-16.8 Air Quality III.G.5 Project is in compliance 
7:7-16.9 Public Access III.G.6 Project is in compliance 

7:7-16.10 Scenic Resources and Design III.G.7 Project is in compliance 

7:7-16.11 
Buffers and Compatibility of 
Uses 

III.G.8 Project is in compliance 

7:7-16.12 Traffic III.G.9 Project is in compliance 

7:7-16.13 
Subsurface Sewage Disposal 
System 

N/A Site is in a Sewer Service Area 

7:7-16.14 Solid and Hazardous Waste III.G.10 Project is in compliance 
 

The following sections describe the project’s compliance with applicable portions of 

NJDEP’s CZM Rules noted in the table above.  These were discussed with NJDEP at a pre-

application meeting held on February 24, 2022. 
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A. Special Areas (7:7-9) 

Special Areas are areas that are so naturally valuable, important for human use, hazardous, 
sensitive to impact, or particular in their planning requirements, as to merit focused attention and 
special management rules.   

 

1. Barrier Island Corridor (7:7-9.20) 

Barrier island corridors are the interior portions of oceanfront barrier islands, spits and 
peninsulas. Along the New Jersey Coast, headlands are located between Monmouth Beach, 
Monmouth County and Pt. Pleasant Beach, Ocean County. 

 

The Borough of Sea Bright is a barrier island.  The proposed project complies with the 

requirements for impervious and vegetative cover under N.J.A.C. 7:7-13, as demonstrated in 

Section III.D of this EIS.  The project complies with this policy. 

 

2. Filled Water’s Edge (7:7-9.23) 

Filled water's edge areas are existing filled water, wetland, or upland areas lying between 
wetlands or water areas, and either the upland limit of fill or the first paved public road or railroad 
landward of the adjacent water area, whichever is closer to the water. 

 

As part of the site’s previous use as a construction yard, the site appears to have been at least 

partially filled up to the existing bulkhead.  No new fill is proposed for the project. 

 

The site has direct water access. Therefore, the project must comply with the conditions at 

N.J.A.C. 7:7-9.23(d)1 through 3.  The waterfront portion of the site is proposed to be developed 

with water dependent uses including a kayak launch and fishing area with cleaning station.  In 

addition, a boardwalk is proposed at-grade which will be open to the general public, developed with 

a water-oriented use, will not be enclosed, and will include a public walkway landward of the mean 

high water line at the Shrewsbury River’s edge.  The project proposes water-oriented uses along the 

Shrewsbury River including a community green surrounded by a sidewalk and a dog park.  

 

The project proposes non-water dependent or water-oriented uses within the 100-foot 

setback of the Shrewsbury River, which includes portions of the proposed residential development.  

This will not adversely affect either public access to or use of the waterfront portion of the site.  As 

shown on the site plans prepared by WJH, the proposed water dependent and water-oriented uses 

along the Shrewsbury River will be accessible to the public via proposed sidewalks and public 

parking spaces.  The project, as designed, will provide additional access, and further promote the 

use of the waterfront portion of the site.    
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 The site was not previously used for a water-dependent use.  Dating back to the 1960’s the 

site was utilized for industrial purposes as a construction yard.  The site was never used as a marina.  

The proposed project complies with the requirements for impervious and vegetative cover under 

N.J.A.C. 7:7-13, as demonstrated in Section III.D of this EIS.  The project also complies with the 

lands and waters subject to public trust rights rule at N.J.A.C. 7:7-9.48 as demonstrated in Section 

III.A.20 of this EIS, and the public access rule at N.J.A.C. 7:7-16.9 as demonstrated in Section 

III.G.8 of this EIS.  The project complies with this policy.   

 

3. Flood Hazard Areas (7:7-9.25) 

Flood Hazard Areas are areas subject to flooding from the flood hazard area design flood, 
as defined by the Department under the Flood Hazard Area Control Act rules at N.J.A.C. 7:13.  
Flood hazard areas include those areas mapped as such by the Department, areas defined or 
delineated as an A or V zone by the Federal Emergency Management Agency (FEMA), and any 
unmapped areas subject to flooding by the flood hazard area design flood.  Flood hazard areas are 
subject to either tidal of fluvial flooding and the extent of flood hazard areas shall be determined or 
calculated in accordance with the procedures at N.J.A.C. 7:13-3.  In a tidal flood hazard area 
below the mean high water line, this section shall apply only to the following activities: development 
of habitable buildings; and construction of railroads, roadways, bridges and/or culverts. 

 

Based on review of the FEMA National Flood Hazard Layer Flood Rate Insurance Map 

(FIRM), the proposed project is within a special flood hazard area, Zone AE (Attachment A, 

National Flood Hazard Layer FIRMEette).  The base flood elevation on the majority of the site is 8 

feet.  Where the site abuts the Shrewsbury River, the base flood elevation is 9 feet. 

 

The portion of the project along the Shrewsbury River is proposed to be largely dedicated to 

public open space.  The proposed residential structures will conform with the applicable design and 

construction standards of the Flood Hazard Area Control Act, the Uniform Construction Code, and 

the Federal flood reduction standards.  In addition, the project will comply with the requirements for 

impervious and vegetative cover as demonstrated in Section III.D of this EIS.  The following 

demonstrates compliance with the requirements for an Individual Permit under the Flood Hazard 

Area (FHA) Control Act Rules for the project. 

 

The table below summarizes the New Jersey Administrative Code (N.J.A.C.) 7:13 FHA 

Control Act Rules subchapters 11 and 12 and their applicability to the project.  An FHA 

Engineering Report has not been prepared as no calculation methods are being used to verify the 

extent of flood hazard areas on the site.  No additional hydrologic, hydraulic or flood storage 

volume calculations were necessary as it is all addressed in the Stormwater Narrative prepared by 

WJH.  As indicated in the Stormwater Narrative, the project is exempted to meet the N.J.A.C. 7:8 

requirements for stormwater runoff quality, quantity, and groundwater recharge. 
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Table 2 
FHA Control Act Rules Individual Permit Subchapters in Relation to Proposed Project 
N.J.A.C. Title Applicability 

Subchapter 11: Area-Specific Requirements for Individual Permits 

7:13-11.1 
Requirements for a Regulated 
Activity in a Channel 

Not applicable, no activities are proposed 
within any channel 

7:13-11.2 
Requirements for a Regulated 
Activity in a Riparian Zone 

Not applicable, no riparian zones on site as 
the Borough of Sea Bright is a barrier 
island 

7:13-11.3 
Requirements for a Regulated 
Activity in a Floodway 

Not applicable, no activities are proposed 
in a floodway 

7:13-11.4 
Requirements for a Regulated 
Activity in a Flood Fringe 

Applicable, addressed in Section III.A.3.a 

7:13-11.5 
Requirements for a Regulated 
Activity in or Along a Regulated 
Water with Fishery Resources 

Applicable, addressed in Section III.A.3.b 

7:13-11.6 

Requirements for a Regulated 
Activity in or Affecting a Present 
or Documented Habitat for 
Threatened or Endangered Species 

Applicable, addressed in Section III.A.3.c 

Subchapter 12: Activity-Specific Requirements for Individual Permits 

7:13-12.1 
Requirements that Apply to All 
Regulated Activities 

Applicable, addressed in Section III.A.3.d 

7:13-12.2 
Requirements for Stormwater 
Management 

Applicable, addressed in Section III.A.3.e 

7:13-12.3 
Requirements for Excavation, Fill 
and Grading Activities 

Applicable, addressed in Section III.A.3.f 

7:13-12.4 Requirements for a Structure Applicable, addressed in Section III.A.3.g 
7:13-12.5 Requirements for a Building Applicable, addressed in Section III.A.3.h 

7:13-12.6 
Requirements for a Railroad, 
Roadway, and Parking Area 

Applicable, addressed in Section III.A.3.i 

7:13-12.7 
Requirements for a Bridge or 
Culvert 

Not applicable, project does not involve 
the construction of a bridge or culvert 

7:13-12.8 Requirements for a Utility Line Applicable, addressed in Section III.A.3.j 

7:13-12.9 
Requirements for a Stormwater 
Outfall Structure 

Not applicable, the project does not 
involve the construction of a stormwater 
outfall 

7:13-12.10 Requirements for a Low Dam 
Not applicable, project does not involve 
the construction of a low dam 

7:13-12.11 Requirements for a Dam 
Not applicable, project does not involve 
the construction of a dam 

7:13-12.12 
Requirements for a Flood Control 
Project 

Not applicable, the project is not a flood 
control project 

7:13-12.13 
Requirements for a Retaining Wall 
or Bulkhead 

Applicable, addressed in Section III.A.3.k 
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Table 2 
FHA Control Act Rules Individual Permit Subchapters in Relation to Proposed Project 
N.J.A.C. Title Applicability 

7:13-12.14 
Requirements for Bank 
Stabilization and Channel 
Restoration 

Not applicable, project does not involve 
bank stabilization or channel restoration 

7:13-12.15 
Requirements for Sediment and 
Debris Removal from a Regulated 
Water 

Not applicable, project does not involve 
the removal of sediment or debris from a 
regulated water 

7:13-12.16 
Requirements for the Storage of 
Unsecured Material 

Not applicable, project does not propose 
the storage of unsecured material 

7:13-12.17 
Requirements for the Investigation, 
Cleanup, or Removal of Hazardous 
Substances 

Not applicable, project does not involve 
the investigation, cleanup, or removal of 
hazardous substances 

7:13-12.18 
Requirements for the Placement, 
Storage, or Processing of 
Hazardous Substances 

Not applicable, project does not involve 
the placement, storage, or processing of 
hazardous substances 

7:13-12.19 
Requirements for Solid Waste 
Landfill Closure 

Not applicable, project does not involve a 
solid waste landfill closure 

7:13-12.20 
Requirements for the Placement, 
Storage, or Processing of Solid 
Waste or Recyclable Materials 

Not applicable, project does not involve 
the placement, storage, or processing of 
solid waste or recyclable materials 

7:13-12.21 
Requirements for the Removal of 
Existing Fill or an Existing 
Structure 

Applicable, addressed in Section III.A.3.l 

(a) Requirements for a Regulated Activity in a Flood Fringe (N.J.A.C. 7:13-11.4) 

This section sets forth the specific design and construction standards that apply to any 
regulated activity proposed in a flood fringe.  This section also provides standards for the volume of 
material that may be placed aboveground in a flood fringe. 

 

The entirety of the project is located within the special flood hazard area, Zone AE based on 

review of the FEMA National Flood Hazard Layer FIRM (Attachment A, National Flood Hazard 

Layer FIRMEette). 

 

  The Department shall issue an individual permit for a regulated activity (or combination of 
regulated activities) in a flood fringe only if one of the following is satisfied: 

 
1. The regulated activity is not subject to the flood storage volume displacement limits of the 

rules. 
 

2. The regulated activity will displace no flood storage volume onsite, as calculated for both 
the volume between the flood hazard area design flood and the 10-year flood, and the 
volume between the 10-year flood and the ground, in accordance with the rules; and 
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3. The regulated activity will displace no more than 20 percent of the flood storage volume 
onsite, as calculated for both the volume between the flood hazard area design flood and 
the 10-year flood, and the volume between the 10-year flood and the ground, and all 
flood storage displacement onsite will be compensated in accordance with the rules. 
 

The site is located within a tidal flood hazard area.  Therefore, the project is not subject to 

the flood storage volume displacement limits of this section per N.J.A.C. 7:13-11.4(d). 

(b) Requirements for a Regulated Activity in or Along a Regulated Water with 
Fishery Resources (N.J.A.C. 7:13-11.5) 

This section sets forth specific design and construction standards that apply to any 
regulated activity proposed in the channel and/or riparian zone of a regulated water containing 
fishery resources.  The waters identified by the Department as containing fishery resources are 
listed in the Department's Surface Water Quality Standards at N.J.A.C. 7:9B, and are further 
supplemented by the following reports: 

 
1. "Classification of New Jersey Waters as Related to Their Suitability for Trout" (NJDEP, 

2005). 
 

The Shrewsbury River is classified as SE1-C1 water (saline waters of estuaries, category 

1).  The entire drainage of the Shrewsbury River is identified as non-trout waters.   

 

2. "List of Waters Stocked with Trout by the New Jersey Division of Fish and Wildlife"; and 
 
The Shrewsbury River is not on the list of trout-stocked waters listed above. 

 

3. "Locations of Anadromous American Shad and River Herring During Their Spawning 
Period in New Jersey's Freshwaters Including Known Migratory Impediments and Fish 
Ladders” (NJDEP, 2005). 

 
The Shrewsbury River is not on the list of locations of anadromous American shad and 

river herring locations listed above.  The report indicates that no confirmed/reported spawning 

migrations upstream of estuarine waters have been identified for the Shrewsbury River drainage.  

 

The Shrewsbury River has the potential to have non-trout fishery resources as defined in 

the FHA Rules, and may be subject to the timing restrictions in Table 11.5.  Applicable timing 

restrictions for non-trout waters include the time period of May 1 through July 31.   
 

No in-water work is required, as the upgraded bulkhead will be installed landward of the 

existing bulkhead.  Appropriate soil erosion and sediment control measures will be implemented 

to prevent any sediment generated from proposed activities from reaching any channels, in 

accordance with a Sediment and Soil Erosion Control Plan to be reviewed and approved by the 
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Freehold Soil Conservation District.  Therefore, the timing restrictions in Table 11.5 are not 

applicable to the proposed project.   

(c) Requirements for a Regulated Activity in a Documented Habitat for 
Threatened and Endangered Species (N.J.A.C. 7:13-11.6) 

This section sets forth specific design and construction standards that apply to any 
regulated activity proposed in or affecting a present or documented habitat for a threatened or 
endangered species.  The Department shall issue an individual permit for a regulated activity only if 
the activity will not destroy, jeopardize, or adversely modify a present or documented habitat for 
threatened or endangered species, and shall not jeopardize the continued existence of any local 
population of a threatened or endangered species. 

 

Based on review of the Landscape Project data, the site is mapped as Rank 1 habitat 

(Attachment A, Figure 6).  The Shrewsbury River along the site’s west boundary is mapped as Rank 

4 habitat for the State-endangered black skimmer (Rynchops niger) and least tern (Sternula 

antillarum).  In addition, this Rank 4 habitat includes documentations of and/or suitable habitat for 

the State-threatened osprey (Pandion haliaetus) and black-crowned night-heron (Nycticorax 

nycticorax).  An inquiry was made to the New Jersey Natural Heritage Program (NJNHP) 

concerning documented threatened and endangered wildlife on the site.  The response letter dated 

March 17, 2022, corresponds to the species noted above (File No. 22-4007338-24330).  The 

NJNHP response letter has been included in the application materials. 

 

According to the New Jersey Osprey Project, the nearest osprey nests have been 

documented on Gunning Island in Rumson Township, a little over 1,000 feet southwest of the site.  

The foraging habitat preferred by the black skimmer, least tern, osprey, black-crowned night-heron, 

and common tern (i.e., open water and/or emergent wetlands) is not present on the site.  The site 

currently does not offer suitable habitat for threatened or endangered species as it is characterized as 

a mixture of vacant land, unoccupied structures, partially occupied structures, and light industrial 

buildings. 

 

Based on the above analysis, no activity is proposed that will destroy, jeopardize, or 

adversely modify a present or documented habitat for threatened or endangered species. 

(d) Requirements for All Regulated Activities (N.J.A.C. 7:13-12.1) 

This section sets forth the design and construction standards that apply to any regulated 
activity proposed in any regulated area.  The Department shall issue an individual permit for a 
regulated activity only if it determines that the regulated activity is not likely to cause significant 
and adverse effects on: 
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1. Water Quality 

As discussed previously, appropriate soil erosion and sediment control measures will be 

implemented to prevent any sediment generated from proposed activities from reaching any 

channels, in accordance with a Sediment and Soil Erosion Control Plan to be reviewed and 

approved by the Freehold Soil Conservation District.   

 

Additionally, all stormwater will be directed to the existing pump station at the west end 

of Beach Street, which is proposed to be upgraded.  From the existing pump station, stormwater 

is discharged to the Shrewsbury River through an existing bulkhead in a manner that meets 

applicable State and Federal effluent limitations and water quality standards.  For a full analysis of 

stormwater management, please refer to the Stormwater Management Narrative prepared by 

WJH, which is included with this application.  The Stormwater Management Narrative 

demonstrates compliance with the Stormwater Management rules at N.J.A.C. 7:8. 

 

Based on the above analyses, the proposed project is not likely to cause significant and 

adverse effects on water quality. 

 

2. Aquatic Biota 

The proposed project activities will not be conducted in a regulated waterway, and will 

thus have no impacts on aquatic biota.  As noted above, the proposed stormwater management 

system has been designed to meet the NJ Stormwater Management Rules requirement for water 

quality.  Additionally, soil erosion and sediment control measures will be implemented to 

minimize sediment transport from construction areas.  These measures will retain disturbed 

soil/sediment particulates within the areas of construction and will mitigate the potential for 

sediment being transported to any regulated waters with aquatic biota.   

 

Based on the above analysis, the proposed project is not likely to cause significant and 

adverse effects on aquatic biota. 

 

3. Water Supply 

Potable water for the proposed development will be provided by New Jersey American 

Water.  The daily water demand from the development will be approximately 12,600 gpd.  The 

Borough of Sea Bright has a master permit indicating that New Jersey American Water has 

sufficient capacity to serve the Borough.  The master permit is provided in Attachment B of this 

EIS.   
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Based on the above analysis, the proposed project is not likely to cause significant and 

adverse effects on water supply. 

 

4. Flooding 

The proposed project involves the installation of a stormwater management system, 

which has the purpose of flood control. As noted above, the proposed stormwater management 

system has been designed to meet the applicable standards of the NJ Stormwater Management 

Rules. 

 

Based on the above analysis, the proposed project is not likely to cause significant and 

adverse effects on flooding. 

 

5. Drainage 

Overall, the project will result in the reduction of approximately 0.9 acres of existing 

impervious coverage, including vehicular impervious surfaces.  In addition, the project proposes 

the creation of approximately one acre of open space.  As noted above, the proposed stormwater 

management system has been designed to meet the applicable standards of the NJ Stormwater 

Management Rules. 

 

Based on the above analysis, the proposed project is not likely to cause significant and 

adverse effects on drainage. 

 

6. Channel Stability 

No in-water work is required, as the upgraded bulkhead will be installed landward of the 

existing bulkhead and thus will not impact any channel stability. 

 

7. Threatened and Endangered Species or their Current or Documented Historic Habitats 

No impacts are expected to any threatened or endangered species or their current or 

documented habitat as addressed in Section III.A.3.c of this EIS. 

 

8. Navigation 

No in-water work is required, as the upgraded bulkhead will be installed landward of the 

existing bulkhead and thus will not impact any navigation. 
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9. Energy Production 

The proposed project activities are located outside of any channels of regulated waters.  

No regulated waters on or adjacent to the site are associated with energy production, and thus 

impacts to energy production are not anticipated. 

 

10. Fishery Resources 

No impacts are expected to any fisheries resources as addressed in Section III.A.3.b of 

this EIS. 

 

A permittee shall obtain all necessary approvals from the local Soil Conservation District 
prior to commencing any activity approved in an individual permit issued under this chapter. 

 

The applicant will obtain all necessary approvals from the Freehold Soil Conservation 

District prior to commencing any activity approved in an individual permit under the CAFRA 

Rules.  

 

A permittee shall obtain all necessary approvals from the United States Department of 
Agriculture (USDA) Natural Resources Conservation Service (NRCS) prior to commencing any 
activity designed or overseen by the NRCS, which is approved in an individual permit issued 
under this chapter.  

 

Please see above.   

 

If neither the Soil Conservation District nor the USDA NRCS has jurisdiction over an 
activity approved in an individual permit issued under this chapter, the permittee shall 
commence the activity only if the requirements at N.J.A.C. 7:13-12.1(e) are met. 

 

Not applicable.  The proposed project will require approval of the Soil Erosion and 

Sediment Control Plan from the Freehold Soil Conservation District for disturbing more than 

5,000 square feet. 

 

The Department shall issue an individual permit for a regulated activity that adversely 
impacts a property not owned by an applicant as set forth in N.J.A.C. 7:13-12.1(g) below, only if 
the applicant demonstrates that one or more of the requirements at N.J.A.C. 7:13-12.1(f) are 
satisfied for each adversely impacted property. 

 

The regulated activities will be conducted in compliance with all application regulations 

and are not anticipated to adversely impact a property not owned by the applicant. 
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The Department shall consider a regulated activity to adversely impact a property not 
owned by an applicant if the activity meets one or more of the requirements listed at N.J.A.C. 
7:13-12.1(g).   

 

Please see above. 

 

If a project results in a significant change in the cross-sectional area and/or hydraulic 
capacity of a channel or floodway, the Department shall presume that the project has the 
potential to adversely impact a property not owned by the applicant, as described at N.J.A.C. 
7:13-12.1(g) above. 

 

Not applicable.  The proposed project is not anticipated to result in a significant change in 

the cross-sectional area and/or hydraulic capacity of a channel or floodway.  The stormwater 

management system has been designed to convey the 25-year storm frequency.  Please refer to 

the Stormwater Management Narrative prepared by WJH. 

(e) Requirements for Stormwater Management (N.J.A.C. 7:13-12.2) 

This section sets forth stormwater management requirements and specific design and 
construction standards that apply to any regulated activity associated with a major development, as 
defined in the Stormwater Management rules at N.J.A.C. 7:8-1.2. 
 

The Department shall issue an individual permit for a regulated activity associated with a 
major development only if the requirements of the Stormwater Management rules at N.J.A.C. 7:8 
are satisfied. 

 
The proposed project will disturb greater than one acre, thus meeting the definition of a 

“major development”.  Compliance with the Stormwater Management Rules at N.J.A.C. 7:8 is 

demonstrated in the Stormwater Management Narrative prepared by WJH. 

 

The Department shall issue an individual permit for a stormwater management basin 
located within or discharging within a flood hazard area only if the requirements at N.J.A.C. 7:13-
12.2(c) are satisfied. 

 

Not applicable.  The proposed stormwater management systems does not include the 

construction of a basin. 

(f) Requirements for Excavation, Fill and Grading Activities (N.J.A.C. 7:13-12.3) 

This section sets forth specific design and construction standards that apply to any 
excavation, fill and/or grading proposed in any regulated area. 

 
The Department shall issue an individual permit for excavation, fill and/or grading only if 

the following requirements are satisfied: 
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1. The overland flow of stormwater is not impeded and floodwaters can freely enter and exit 
the disturbed area, unless the area is graded to impound water for a stormwater 
management structure that meets the requirements of the Stormwater Management rules at 
N.J.A.C. 7:8. 
 
During construction, the overland flow of stormwater will not be impeded and floodwaters 

will be able to freely enter and exit the disturbed areas. 

 
2. Any slope of greater than 50 percent (a ratio of two horizontal to one vertical) is stabilized 

using soil bioengineering, retaining walls, rip-rap or other appropriate slope protection. 
 
Not applicable.  There will be no slopes on site that exceed 50 percent. 
 

3. The excavation, fill and/or grading does not endanger the integrity of any existing structure. 
 
The required excavation, fill and grading activities will not endanger the integrity of any 

existing structure on or off-site. 

 
4. All excavated material is disposed of lawfully. 

 
All excavated material will be disposed of lawfully per State and local standards. 

(g) Requirements for a Structure (N.J.A.C. 7:13-12.4) 

This section sets forth specific design and construction standards that apply to any structure 
proposed in any regulated area. 

 
The Department shall issue an individual permit to construct or reconstruct a structure only 

if the entire structure is designed and constructed to: 
 

1. Resist impact from water and debris during the flood hazard area design flood. 
 

The proposed above ground activities within the flood hazard area will be designed and 

constructed to resist impact from water and debris during the flood hazard area design flood. 

 
2. Resist uplift, floatation, collapse and displacement due to hydrostatic and hydrodynamic 

forces resulting from the flood hazard area design flood. 
 

The proposed above ground activities within the flood hazard area will be designed and 

constructed to resist uplift, floatation, collapse and displacement due to hydrostatic and 

hydrodynamic forces resulting from the flood hazard area design flood. 

 
3. Resist overturning and sliding pressure, as well as pressure from the freeze/thaw cycle of 

the soil. 
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The proposed above ground activities within the flood hazard area will be designed and 

constructed to resist overturning and sliding pressure, as well as pressure from the freeze/thaw cycle 

of the soil. 

 
4. If the structure is located in or adjacent to a channel, resist undermining caused by channel 

erosion. 
 
The proposed structures located in or adjacent to the Shrewsbury River include the upgraded 

bulkhead, and proposed boardwalk, paver walk, and fish cleaning station.  These structures will be 

designed to resist undermining caused by channel erosion. 

(h) Requirements for a Building (N.J.A.C. 7:13-12.5) 

This section sets forth specific design and construction standards that apply to any building 
proposed within a flood hazard area or an area that was previously in a flood hazard area. 

 
The Department shall issue an individual permit to construct, elevate, enlarge, or 

reconstruct a building of any kind, only if the following requirements are met: 
 

1. The building is designed to resist hydrostatic and hydrodynamic loads and effects of 
buoyancy resulting from flooding to at least one foot above the flood hazard area design 
flood elevation; and 

 
The proposed residential buildings have been designed to resist hydrostatic and 

hydrodynamic loads and effects of buoyancy resulting from flooding to at least one foot above the 

flood hazard area design flood elevation. 

 
2.   All applicable requirements set forth in (c) through (t) below are satisfied. 
 

Demonstration of compliance with the applicable requirements set forth in N.J.A.C. 7:13-

12.5(c) through (t) is demonstrated below. 

 

The Department shall issue an individual permit to construct, elevate, enlarge, or 
reconstruct a building only if the setbacks at N.J.A.C. 7:13-12.5(c) are satisfied, unless the building 
lies adjacent to a lawfully existing bulkhead, retaining wall, or revetment along a tidal water, in 
which case the setbacks at N.J.A.C. 7:13-12.5(c) do not apply. 

 

The proposed residential buildings will be constructed along a tidal water that currently has 

a lawfully existing bulkhead.  An upgraded bulkhead is proposed to be installed landward of the 

existing bulkhead.  Therefore, the setbacks at N.J.A.C. 7:13-12.5(c) do not apply.  However, the 

proposed residential buildings will be set back approximately 35 feet from the upgraded bulkhead, 

meeting the setbacks at N.J.A.C. 7:13-12.5(c). 
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In cases where an compliance with the requirements of N.J.A.C. 7:13-12.5(c)2 and/or 3 
above is not feasible, the applicant shall: 1. Demonstrate in writing the reasons why compliance 
with (c)2 and/or 3 above, as appropriate, is not feasible; and 2. Provide an engineering certification 
confirming that the location of proposed construction is stable and suitable for the proposed 
building, and not subject to erosion or undermining due to its proximity to the top of bank. 

 
Not applicable.  The proposed residential buildings are in compliance with N.J.A.C. 7:13-

12.5(c).   

 

The Department shall issue an individual permit for the construction of a new building in a 
floodway, only if the requirements at N.J.A.C. 7:13-12.5(e) are satisfied. 

 
Not applicable.  The residential buildings are not proposed to be constructed within a 

floodway. 

 

The Department shall issue an individual permit to convert an existing building located in a 
floodway into a single-family home, duplex, multi-residence building, or critical building only if the 
requirements of N.J.A.C. 7:13-12.5(e)1, 2, and 3 above are satisfied. 

 

Not applicable.  The project does not propose to convert an existing building located in a 

floodway into a single-family home, duplex, multi-residence building, or critical building. 

 

The Department shall issue an individual permit to elevate or reconstruct a lawfully existing 
building in a floodway only if the requirements at N.J.A.C. 7:13-12.5(g) are satisfied. 

 

Not applicable.  The project does not propose to elevate or reconstruct a lawfully existing 

building in a floodway. 

 

The Department shall issue an individual permit for the construction of a horizontal and/or 
vertical addition to a lawfully existing building in a floodway only if the requirements at N.J.A.C. 
7:13-12.5(h) are satisfied. 

 

Not applicable.  The project does not propose the construction of a horizontal and/or vertical 

addition to a lawfully existing building in a floodway. 

 

The Department shall issue an individual permit to construct a new habitable building only 
if the following requirements regarding the lowest floor of the building are satisfied:  

 
1.  The lowest floor of a single-family home or duplex is set at least one foot above the flood 

hazard area design flood elevation and no lower than the elevation required under the 
Uniform Construction Code, N.J.A.C. 5:23. 
 



F:\Jobs2021\EN21-094\Applications\CAFRA IP\05_Envi Report w Site Location Maps\Haven_Sea_Bright-Envi_Report_Final.doc 23 

Four of the proposed residential buildings will be single-family (detached) units.  The lowest 

floor of these single-family (detached) units is proposed at least one foot above the flood hazard 

area design flood elevation and no lower than the elevation required under the Uniform 

Construction Code, N.J.A.C. 5:23.  

 
2.  The lowest floor of a critical building is set at least one foot above the flood hazard area 

design flood elevation and no lower than the elevation required under the Uniform 
Construction Code, N.J.A.C. 5:23. 
 
Not applicable.  The proposed project does not involve the construction of a critical 

building. 

 

3.  The lowest floor of a multi-residence building is set at least one foot above the flood hazard 
area design flood elevation and no lower than the elevation required under the Uniform 
Construction Code, N.J.A.C. 5:23, unless all of the following requirements at N.J.A.C. 7:13-
12.5(i)3 are satisfied. 

 
The remaining residential buildings proposed include 25 single-family attached (townhouse) 

units, and 15 condominium units.  These multi-residence buildings are proposed at least one foot 

above the flood hazard area design flood elevation and no lower than the elevation required under 

the Uniform Construction Code, N.J.A.C. 5:23.  

 
4.  The lowest floor of any habitable building not identified in (i)1, 2, or 3 above, such as a 

commercial business, house of worship, office complex, or shopping center, is set at least 
one foot above the flood hazard area design flood elevation and no lower than the elevation 
required under the Uniform Construction Code, N.J.A.C. 5:23, unless all of the 
requirements at N.J.A.C. 7:13-12.5(i)4 are satisfied. 
 
Not applicable.  The proposed project does not involve the construction of any habitable 

building not identified in N.J.A.C. 7:13-12.5(i)1, 2, or 3. 

 
The Department shall issue an individual permit to undertake the substantial improvement 

of a lawfully existing habitable building that has been subject to substantial damage as a result of 
fire, flooding, or other natural disaster only if the requirements at N.J.A.C. 7:13-12.5(j) are 
satisfied. 

 

Not applicable.  The proposed project does not involve substantial improvements of a 

lawfully existing habitable building that has been subject to substantial damage as a result of fire, 

flooding, or other natural disaster. 
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The Department shall issue an individual permit to undertake the substantial improvement 
of a lawfully existing building that has not been subject to substantial damage as a result of fire, 
flooding, or other natural disaster only if the requirements at N.J.A.C. 7:13-12.5(k) are satisfied. 

 

Not applicable.  The proposed project does not involve substantial improvements of a 

lawfully existing habitable building that has not been subject to substantial damage as a result of 

fire, flooding, or other natural disaster. 

 

The Department shall issue an individual permit to elevate, enlarge, or otherwise modify all 
or a portion of a lawfully existing building, which does not result in a substantial improvement, only 
if the requirements at N.J.A.C. 7:13-12.5(l) are satisfied. 

 

Not applicable.  The project does not propose to elevate, enlarge, or otherwise modify all or 

a portion of a lawfully existing building. 

 

The Department shall issue an individual permit to reconstruct, elevate, enlarge, or 
otherwise modify a habitable building that was constructed in violation of this chapter only if the 
existing building is modified as necessary to meet the requirements of N.J.A.C. 7:13-12.5(i) through 
(l), as applicable. 

 

Not applicable.  The project does not propose to reconstruct, elevate, enlarge, or otherwise 

modify all or a portion of a lawfully existing building. 

 

The Department shall issue an individual permit to convert an existing building into a 
single-family home, duplex, multi-residence building, or critical building only if the lowest floor of 
the converted building is modified as necessary to meet the requirements of N.J.A.C. 7:13-125(i). 

 

Not applicable.  The project does not propose to convert an existing building into a single-

family home, duplex, multi-residence building, or critical building. 

 

The Department shall issue an individual permit to construct a critical building or multi-
residence building, or to convert an existing building to one of these uses, only if the applicant 
demonstrates that the building is served by at least one existing or proposed roadway, the travel 
surface of which is constructed at least one foot above the flood hazard area design flood elevation, 
which is of adequate size and capacity to serve the building, unless the building is located in a tidal 
flood hazard area or is a multi-residence building that is part of a redevelopment project; and the 
applicant demonstrates that such access is not feasible in accordance with N.J.A.C. 7:13-12.6(e). 

 

The proposed residential buildings will be served by the existing public roadways of River 

Street, South Street, Church Street, and Front Street.  Portions of Front Street is proposed to be 

modified.  The proposed residential buildings are located in a tidal flood hazard area. 
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The Department shall issue an individual permit to construct an enclosure that lies below 
the lowest floor of a habitable building, or to construct an enclosure that lies below the flood hazard 
area design flood elevation that is either attached to or detached from a habitable building and is 
intended to be used as a garage or parking area, only if the following requirements are satisfied: 

 
1.   The enclosure is used solely for parking of vehicles, building access or storage. 
 

The proposed residential buildings include one or two-car garages at the lowest floor.  These 

enclosures will be solely used for parking of vehicles, building access and storage.   

 
2.  The floor of the enclosure is situated at or above the adjoining exterior grade along at least 

one entire exterior wall, in order to provide positive drainage of the enclosed area. 
 

The floor of the proposed garages will be situated at or above the adjoining exterior grade 

along at least one entire exterior wall. 

 

3.  The enclosure is constructed with permanent flood openings that meet the requirements of 
the Uniform Construction Code at N.J.A.C. 5:23. 

 
The garages will be constructed with permanent flood openings that meet the requirements 

of the Uniform Construction Code at N.J.A.C. 5:23. 

 
4.   No portion of the building is located within a V zone. 
 

There are no V zones located on the site. 
 
5.   No portion of the building is located within a coastal A zone, unless an architect or engineer 

certifies that the building’s foundation is designed in accordance with the Uniform 
Construction Code, N.J.A.C. 5:23. 

 
An engineering certification is provided in Attachment B that certifies the proposed 

residential building’s foundations are designed in accordance with the Uniform Construction Code, 

N.J.A.C. 5:23. 

 
6.  Where the enclosure is greater than six feet in height, the following requirements are 

satisfied: 
 

 The deed for the lot on which the enclosure is constructed is modified to explain that the 
enclosure is likely to be inundated by floodwaters, which may result in damage and/or 
inconvenience; disclose the depth of flooding that the enclosure would experience 
during the FEMA 100-year flood, if available, and the flood hazard area design flood; 
prohibit habitation of the enclosure; and explain that converting the enclosure into a 
habitable area may subject the property owner to enforcement under this chapter. 
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The deed for the lots on which the garages will be constructed will be modified to indicate 

the above requirements. 

 

 The modified deed is recorded in the Office of the County Clerk or the registrar of deeds 
and mortgages of the county in which the building is located, and proof that the 
modified deed has been recorded is provided to the Department prior to the start of any 
site disturbance (including pre-construction earth movement, removal of vegetation or 
structures, or construction of the project) or the date that is 90 calendar days after the 
issuance of the individual permit, whichever is sooner. 
 

The modified deed will be recorded in the Office of the Monmouth County Clerk and proof 

of this recording will be provided to the Department prior to the start of any site disturbance or the 

date that is 90 calendar days after the issuance of the CAFRA individual permit, whichever is 

sooner. 

 
The Department shall issue an individual permit for the construction of a new single-family 

home or duplex within a fluvial flood hazard area on a lot that was created or subdivided after 
November 5, 2007, only if the applicant demonstrates that none of the lots created in the subdivision 
contain a habitable building or possess a valid authorization from the Department to construct a 
habitable building in the flood hazard area. 

 

Not applicable.  The site is located within a tidal flood hazard area. 

 

Except for an enclosure that meets the requirements of N.J.A.C. 7:13-12.5(p), the 
Department shall issue an individual permit for a building that is flood-proofed only if one of the 
requirements at N.J.A.C. 7:13-12.5 is satisfied. 

 
Not applicable.  The buildings are not proposed to be flood-proofed. 
 

The Department shall issue an individual permit to dry flood-proof a building under 
N.J.A.C. 7:13-12.5(r)1 only if the building is designed and constructed to meet the dry flood- 
proofing requirements of the Uniform Construction Code, N.J.A.C. 5:23, so as to prevent 
floodwaters from entering the building up to a flood depth of at least one foot above the flood 
hazard area design flood elevation. 

 
Not applicable.  The buildings are not proposed to be dry flood-proofed. 
 

The Department shall issue an individual permit to wet flood-proof a building under 
N.J.A.C. 7:13-12.5(r)2 only if the building is designed and constructed to meet the wet flood-
proofing requirements of the Uniform Construction Code, N.J.A.C. 5:23 and be flood-resistant up to 
a flood depth of at least one foot above the flood hazard area design flood elevation, so that 
floodwaters can enter the building though permanent openings, while not damaging the structural 
integrity of the building. 
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Not applicable.  The buildings are not proposed to be wet flood-proofed. 
 

The Department shall not issue an individual permit under N.J.A.C. 7:13-12.5(r) to flood-
proof a single-family home, duplex, or critical building, or any residential portions of a multi-
residence building. 

 
Not applicable.  The buildings are not proposed to be flood-proofed. 

(i) Requirements for a Railroad, Roadway, and Parking Area (N.J.A.C. 7:13-12.6) 

This section sets forth specific design and construction standards that apply to any railroad, 
roadway or parking area proposed in a flood hazard area. 

 
The Department shall issue an individual permit to construct or reconstruct a railroad or 

public roadway only if the travel surface of the railroad or public roadway is constructed at least 
one foot above the flood hazard area design flood elevation; or the applicant demonstrates that it is 
not feasible to construct the travel surface of the proposed railroad or public roadway at least one 
foot above the flood hazard area design flood elevation pursuant to N.J.A.C. 7:13-12.6(e), and 
instead constructs the travel surface as close to this elevation as feasible. 

 
 The project proposes to reconstruct portions of Front Street at elevations ranging from 2.0 to 

4.5 feet.  Therefore, the applicant has demonstrated that the travel surface of Front Street is as close 

to one foot above the flood hazard area design flood elevation pursuant to N.J.A.C. 7:13-12.5(e). 

 

The Department shall issue an individual permit to construct or reconstruct a private 
roadway or parking area in a fluvial flood hazard area, which serves a critical building or serves a 
multi-residence building that is not part of a redevelopment project, only if one of the requirements 
at N.J.A.C. 7:13-12.6(c) is satisfied. 

 

Not applicable.  The site is located within a tidal flood hazard area. 

 

The Department shall issue an individual permit to construct or reconstruct a private 
roadway or parking area not covered by N.J.A.C. 7:13-12.6(c), only if the travel surface of each 
private roadway or parking area is constructed at least one foot above the flood hazard area design 
flood elevation; or the applicant demonstrates that each building or group of buildings is already 
served by one or more roadways and/or parking areas having a travel surface at least one foot 
above the flood hazard area design flood elevation, which is of adequate size and capacity to serve 
the building or group of buildings, or that it is not feasible to construct the travel surface of each 
private roadway or parking area at least one foot above the flood hazard area design flood 
elevation pursuant to N.J.A.C. 7:13-12.6(e), and instead constructs the travel surface of each 
private roadway and parking area as close to this elevation as feasible. 

 

The project proposes the construction of private driveways around the residential buildings 

in the north portion of the site.  These private driveways are not proposed to be constructed at one 

foot above the flood hazard area design flood elevation.  Therefore, the applicant has demonstrated 
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that the travel surface of the private driveways is as close to one foot above the flood hazard area 

design flood elevation pursuant to N.J.A.C. 7:13-12.5(e). 

 

An applicant seeking to demonstrate that it is not feasible to construct the travel surface of a 
railroad, roadway, or parking area at least one foot above the flood hazard area design flood 
elevation, as is required for various activities in this section, shall: 

 
1. Demonstrate that strict compliance with the elevation requirements of this section would 

result in prohibitively high construction costs; construction costs that are disproportionately 
high compared with any benefit that would be obtained by strict compliance; a design that 
necessitates excessive volumes of fill that exceed the flood storage displacement limits at 
N.J.A.C. 7:13-11.4, for which flood storage cannot feasibly be created in compensation 
either onsite or offsite; or a design that causes unavoidable and adverse impacts to the 
environment (such as to the channel, riparian zone, or fishery resources), or which would 
cause unavoidable and significant increases in flooding. 
 
The project will be tying into an existing roadway system with an elevation below that of the 
design flood elevation. 

 
2. Demonstrate that every reasonable effort has been taken to situate portions of each 

proposed railroad, roadway or parking area at least one foot above the flood hazard area 
design flood elevation so that vehicles can move to higher ground during a flood. 
 
Situating the reconstructed portions of Front Street and the private driveways at least one 
foot above the flood hazard area design flood elevation is not possible given the existing 
roadway system with an elevation below that of the design flood elevation on the site and to 
the east of the site, and the bulkhead along the Shrewsbury River to the west of the site.  
 

3. Demonstrate that no extraordinary risk is posed to any person using each proposed 
railroad, roadway or parking area that is constructed at an elevation less than one foot 
above the flood hazard area design flood elevation. This demonstration shall include an 
analysis of the depth and frequency of floodwaters that will inundate the railroad, roadway, 
or parking area; the number of people that will be adversely impacted when the railroad, 
roadway, or parking area is inundated; and measures being proposed to ameliorate the 
anticipated adverse impacts described at N.J.A.C. 7:13-12.5(e)3i and ii, such as the 
establishment of evacuation plans for individuals that would be trapped during a flood, 
provisions for emergency electrical service during an outage, and flood-proofing measures. 
 
The existing stormwater pump station at the west end of Beach Street is proposed to be 
upgraded to ameliorate the frequency and severity of flooding.  The lowest habitable floors 
are located well above the base flood elevation. 
 

4. Provide an adequate number of permanent signs are posted in prominent locations 
indicating which proposed roadways and parking areas are subject to flooding if the 
roadway and/or parking area serves a critical building, a multi-residence building or a 
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residential subdivision of two or more single-family home or duplexes; or the parking area 
has 10 spaces or more. 
 
The required signs will be provided. 
 
Where a private roadway or parking area is proposed to be constructed less than one foot 

above the flood hazard area design flood elevation pursuant to (c), (d), or (e) above, the following 
requirements shall apply: 

 
1. The deed for each lot on which the private roadway or parking area is constructed, as well 

as any lot served by the private roadway or parking area, and each lease or rental 
agreement for a unit within a multi-residence building served by a private roadway or 
parking area that lies below the flood hazard area design flood elevation, shall be modified 
to explain that the private roadway or parking area is likely to be inundated by floodwaters, 
which may result in damage and/or inconvenience; and disclose the depth of flooding that 
the private roadway or parking area would experience during the FEMA 100-year flood, if 
available, and the flood hazard area design flood. 
 

The deed for the lots on which the private roadways will be constructed, and the lease or 

rental agreement for a unit within a multi-residence building served by the private roadways will be 

modified to indicate the above requirements. 

 

2. Each deed modified in accordance with N.J.A.C. 7:13-12.5(f)1 shall be recorded in the 
Office of the County Clerk or the registrar of deeds and mortgages of the county in which 
each lot served by the private roadway or parking area is located, and proof that the 
modified deed has been recorded shall be provided to the Department prior to the start of 
any site disturbance (including pre-construction earth movement, removal of vegetation or 
structures, or construction of the project); or the date that is 90 calendar days after the 
issuance of the individual permit, whichever is sooner. 
 
The modified deed will be recorded in the Office of the Monmouth County Clerk and proof 

of this recording will be provided to the Department prior to the start of any site disturbance or the 

date that is 90 calendar days after the issuance of the CAFRA individual permit, whichever is 

sooner. 

(j) Requirements for a Utility Line (N.J.A.C. 7:13-12.8) 

This section sets forth specific design and construction standards that apply to any utility 
line proposed in any regulated area. 
 

 The project proposes the installation of underground utilities include water, sewer, drainage, 

gas, electric and telephone lines along Front Street, Church Street, South Street, and River Street.  

These proposed activities meet the conditions of Permit-By-Rule (PBR) 39.  All disturbed areas will 

be restored to preconstruction topography upon completion of the regulated activity, the utility lines 



F:\Jobs2021\EN21-094\Applications\CAFRA IP\05_Envi Report w Site Location Maps\Haven_Sea_Bright-Envi_Report_Final.doc 30 

will be sealed to ensure that there will be no leakage or discharge in a regulated area, the top of any 

manhole in the flood fringe will be flush with the ground, and all proposed manholes will have a 

watertight cover.  The remaining conditions at PBR 39 (i.e., manholes proposed within a floodway, 

disturbance located within 25 feet of top of bank, and any clearing, cutting, and/or removal of 

riparian zone vegetation) are not applicable as the proposed project involves no activities in a 

floodway, the project lies adjacent to a lawfully existing bulkhead along a tidal water, and no 

riparian zone is located on the site.  The remaining discussion of this section demonstrates that the 

project is also in compliance with N.J.A.C. 7:13-12.8. 

 

The Department shall issue an individual permit to construct or reconstruct a utility line in 
a regulated area only if the following requirements are satisfied:  

 
1.  All disturbed areas in the flood hazard area are restored to pre-construction topography. 
 

All disturbed areas in the flood hazard area will be restored to pre-construction topography.  

 
2.  The applicant provides an engineering certification confirming that any utility line that 

conveys a gas or liquid is sealed to ensure that there will be no leakage or discharge in a 
regulated area. 
 
An engineering certification confirming that the proposed utility lines that convey a gas or 

liquid will be sealed to ensure that there will be no leakage or discharge in a regulated area is 

provided in Attachment B. 

 

3.   Except in the immediate vicinity of a crossing of a regulated water, the utility line shall not 
be constructed within 10 feet of any top of bank, unless the project lies adjacent to a lawfully 
existing bulkhead, retaining wall, or revetment along a tidal water. 
 
The project lies adjacent to a lawfully existing bulkhead along a tidal water. 

 

The Department shall issue an individual permit to construct or reconstruct a utility line 
across or under a channel or water only if the requirements at N.J.A.C. 7:13-12.8(c) are satisfied. 

 

Not applicable.  The project does not propose to construct or reconstruct a utility line across 

or under a channel or water.   

 

The Department shall issue an individual permit to construct or reconstruct a utility line 
above a channel or floodway, which is not attached to a roadway or railroad crossing, or which is 
attached to such a crossing but does not meet permit-by-rule 38 at N.J.A.C. 7:13-7.38, only if the 
requirements at N.J.A.C. 7:13-12.8(d) are satisfied. 
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Not applicable.  The project does not propose to construct or reconstruct a utility line above 

a channel or floodway. 

 

The Department shall issue an individual permit to construct or reconstruct a manhole 
associated with a utility line in a regulated area only if the following requirements are satisfied:  

 

1.   The manhole is constructed at least 10 feet from any top of bank. 
 

No manholes are proposed within 10 feet of any top of bank. 
 
2.   Any manhole in a flood hazard area has a watertight cover. 
 

All proposed manholes will have a watertight cover. 
 
3.   The top of a manhole in a floodway is flush with the ground. 
 

Not applicable.  No manholes are proposed in a floodway. 
 

4.   The top of a manhole in a flood fringe is flush with the ground, where possible. 
 

The proposed manholes will be flush with the ground. 
 

The Department shall issue an individual permit for the placement of a cable directly on the 
bed of a channel or water only if the requirements at N.J.A.C. 7:13-12.8(f) are satisfied. 

 

Not applicable.  The project does not propose to place a cable directly on the bed of a 

channel or water. 

 

The Department shall issue an individual permit that allows, over the five-year term of the 
permit, the necessary and periodic maintenance, repair, or replacement of any section of a lawfully 
existing above or below ground utility line in a regulated area only if the following requirements 
are satisfied:  

 

1. The applicant submits an application for an individual permit which, in addition to the 
normal application requirements, includes the exact location of the utility line network that 
is the subject of the application, identified on USGS quad maps; and a detailed description 
of the types of maintenance, repair, and/or replacement activities that can be expected to 
occur during the duration of the individual permit, such as construction details of typical, 
anticipated activities and associated construction sequences. 
 
In the event that a lawfully existing above or below ground utility line in a regulated area 

requires the necessary and periodic maintenance, repair, or replacement; the applicant will apply for 

the appropriate approval. 
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2.  The applicant agrees to provide public notice pursuant to N.J.A.C. 7:13-19 at least five 
working days before performing any repair or replacement. 

 
Please see above. 

 
3.  The applicant agrees to replant all disturbed areas in the riparian zone with native, 

noninvasive plant species after each repair or replacement. 
 

Not applicable.  No riparian zone is located on the site. 
 
4. The applicant agrees to restore all disturbed areas in the flood hazard area to 

preconstruction topography after each repair or replacement. 
 

In the event that a lawfully existing above or below ground utility line in a regulated area 

requires the necessary and periodic maintenance, repair, or replacement; the applicant will apply for 

the appropriate approval. 

 
5.   The applicant agrees to submit a report to the Department each January which includes a 

description of each repair or replacement that occurred during the previous calendar year; 
color photographs of each regulated area before and after each repair or replacement; and 
the fee for each repair or replacement, as provided at N.J.A.C. 7:13-20. 

 
Please see above. 

(k) Requirements for a Retaining Wall or Bulkhead (N.J.A.C. 7:13-12.13) 

Except as provided in N.J.A.C. 7:13-12.13(b), this section sets forth specific design and 
construction standards that apply to any retaining wall or bulkhead which is located within a 
regulated water, a floodway, or within 25 feet of any top of bank. 

 

This section does not apply to any retaining wall or bulkhead in a tidal flood hazard area 
that is authorized under a valid coastal permit, or is exempt from requiring a coastal permit under 
N.J.A.C. 7:7-2.4(d)6. 

 

It was confirmed during the pre-applicable meeting with NJDEP on February 24, 2022 that 

the upgraded bulkhead does not require a Waterfront Development Individual Permit per the 

following Zane Exemption provided on the NJDEP’s Coastal Permitting Exemptions webpage: 

“Repair, replacement, renovation or reconstruction, in the same location and size, as measured in 

three dimensions (length, width and height), of the preexisting structure, of any dock, wharf, pier, 

bulkhead or building legally existing prior to January 1, 1981”.  The upgraded bulkhead will be 

installed landward of the existing bulkhead, which dates back to the 1970s.  The upgraded bulkhead 

is proposed to be higher, however the horizontal position will match the existing bulkhead.  
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Therefore, the requirements at N.J.A.C. 7:13-12.13 are not applicable to the proposed upgraded 

bulkhead. 

(l) Requirements for the Removal of Existing Fill or an Existing Structure 
(N.J.A.C. 7:13-12.21) 

This section sets forth specific standards that apply to any proposed removal of existing fill 
or an existing structure in any regulated area. 

 

The removal of existing fill or an existing structure is subject to the requirements of this 
section only if the fill or structure to be removed lies in a floodway; or the fill or structure to be 
removed lies in a regulated area outside a floodway, but does not qualify for permit-by-rule 4 at 
N.J.A.C. 7:13-7.4. 

 

The project proposes to remove the existing unoccupied structures, partially occupied 

structures, and light industrial buildings that occupy the site.  In addition, the project proposes the 

reduction of impervious surfaces, including vehicular impervious surfaces by approximately 0.9 

acres.  These proposed activities meet the conditions of PBR 4 as the existing fill and structures are 

not located within a floodway, and the existing fill and structures will be disposed of outside any 

regulated area and in accordance with all applicable Federal, State, and local requirements.  No 

riparian zone is located on the site and therefore, the remaining conditions of PBR 4 are not 

applicable. 

 

Because the proposed activities meet the conditions of PBR 4, the requirements at N.J.A.C. 

7:13.-21.21 are not applicable.  

 
Based on the above analyses, the project will not result in a violation of the FHA Control 

Act.  The project complies with this policy.   

 

4. Wetlands (7:7-9.27) 

Wetlands or wetland means an area that is inundated or saturated by surface water or 
groundwater at a frequency or duration sufficient to support, and that under normal circumstances 
does support, a prevalence of vegetation typically adapted for life in saturated soil conditions, 
commonly known as hydrophytic vegetation.  Development in wetlands defined under the 
Freshwater Wetlands Protection Act of 1987 is prohibited unless the development is found to be 
acceptable under the Freshwater Wetlands Protection Act Rules (N.J.A.C. 7:7A).  Development of 
all kinds in all other wetlands not defined in N.J.A.C. 7:7-9.27(b) is prohibited unless the 
Department can find that the proposed development meets the following four conditions: 1) 
Requires water access or is water oriented as a central purpose of the basic function of the activity 
(this rule applies only to development proposed on or adjacent to waterways).  This means that the 
use must be water dependent as defined in N.J.A.C. 7:7E-1.8; 2) Has no prudent or feasible 
alternative on a non-wetland site; 3) Will result in minimum feasible alteration or impairment of 
natural tidal circulation (or natural circulation in the case of non-tidal wetlands); and 4) Will result 
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in minimum feasible alteration or impairment of natural contour or the natural vegetation of the 
wetlands. 

 

Based on review of NJDEP NJ-GeoWeb, the National Wetlands Inventory maps produced 

by the U.S. Fish and Wildlife Service (USFWS), and a site inspection conducted by EcolSciences 

Inc., there are no wetlands located on the site (Attachment A, Figures 3 and 4).  The Shrewsbury 

River is classified by the USFWS National Wetlands Inventory as an estuarine and marine 

deepwater wetland.  In addition, the georeferenced digital copies of the 1970 coastal wetland base 

map were reviewed, which depict the site as developed and lacking wetland features.  The site 

consists of approximately 2.3 acres of impervious surface, including unoccupied structures, partially 

occupied structures and light industrial buildings with associated paved parking areas and access 

drives, as well as the west ends of the Church Street, South Street, and River ROWs, a portion of the 

Front Street ROW, and the Poppi Place ROW.  The remaining approximately 1.33 acres of the site 

consists of pervious surfaces and vegetation which is limited to scattered lawn areas and few trees.  

Annotated color photographs depicting the existing site conditions, along with a photograph 

location map is included with the application materials.   

 

Due to the lack of wetlands on or in the vicinity of the site, the project complies with this 

policy. 

 

5. Wetland Buffer (7:7-9.28) 

Wetland buffers or transition area means an area of land adjacent to a wetland which 
minimizes adverse impacts on the wetlands or serves as an integral component of the wetlands 
ecosystem.  Wider buffers than those noted below may be required to establish conformance with 
other Coastal Rules, including, but not limited to, 7:7-9.36 and 9.37.  A wetlands buffer or 
transition area of up to 150 feet in width shall be established adjacent to all wetlands defined and 
regulated under the Freshwater Wetlands Protection Act.  For all other wetlands, including 
wetlands regulated under the Wetlands Act of 1970, a wetlands buffer of up to 300 feet shall be 
established.  Subject to 7:7-9.28(a), all wetland buffers (that is, transition area) associated with 
wetlands subject to the Freshwater Wetlands Protection Act shall be regulated in accordance with 
the Freshwater Wetlands Protection Act Rules, N.J.A.C. 7:7A.  Development is prohibited in a 
wetlands buffer around all other wetlands, unless it can be demonstrated that the proposed 
development will not have a significant adverse impact and will cause minimum feasible adverse 
impact, through the use of mitigation where appropriate on the wetlands, and on the natural 
ecotone between the wetlands and surrounding upland.  The precise geographic extent of the actual 
wetlands buffer required on a specific site shall be determined on a case-by-case basis using these 
standards.  In areas of the coastal zone which are within the Hackensack Meadowlands District, the 
appropriate buffer width shall be determined in accordance with the requirements set forth in the 
Hackensack Meadowlands District Zoning Regulations. 
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As discussed in the previous section, there are no wetlands on or in the vicinity of the site.  

Therefore, no wetland buffers are on or in the vicinity of the site.  The project complies with this 

policy.  

 

6. Historic and Archaeological Resources (7:7-9.34) 

Historic and archaeological resources include objects, structures, shipwrecks, buildings, 
neighborhoods, districts, and man-made or man-modified features of the landscape and seascape, 
including historic and prehistoric archaeological sites, which either are on or are eligible for 
inclusion on the New Jersey or National Register of Historic Places.  Development that detracts 
from, encroaches upon, damages, or destroys the value of historic and archaeological resources is 
discouraged.  Development that incorporates historic and archaeological resources in sensitive 
adaptive re-use is encouraged. 

   

Based on review of NJDEP NJ-GeoWeb, there are no historic properties or historic districts 

on the site.  The nearest historic property, St. Luke’s A.M.E. Church (1343-1) is located east of the 

site along Church Street (Attachment A, Figure 5).  The site is located within an identified 

archaeological site grid (ID: FI138). 

 

The project is not anticipated to impact historic or archaeological resources.  The project 

complies with this policy. 

 

7. Endangered or Threatened Wildlife or Plant Species Habitats (7:7-9.36) 

Endangered or threatened wildlife or plant species habitats are terrestrial and aquatic 
(marine, estuarine, or freshwater) areas known to be inhabited on a seasonal or permanent basis by 
or to be critical at any stage in the life cycle of any wildlife or plant identified as "endangered" or 
"threatened" species on official Federal or State lists of endangered or threatened species, or under 
active consideration for either State or Federal listing.  The definition of endangered or threatened 
wildlife or plant species habitats includes a sufficient buffer area to ensure continued survival of the 
population of the species as well as areas that serve an essential role as corridors for movement of 
endangered or threatened wildlife.  Absence of such a buffer area does not preclude an area from 
being endangered or threatened wildlife or plant species habitat.  Development of endangered or 
threatened wildlife or plant species habitat is prohibited unless it can be demonstrated, through 
Endangered or Threatened Wildlife or Plant Species Impact Assessment as described at N.J.A.C. 
7:7-11, that endangered or threatened wildlife or plant species habitat would not directly or 
through secondary impacts on the relevant site or in the surrounding area be adversely affected.   

 

Based on review of the Landscape Project data, the site is mapped as Rank 1 habitat 

(Attachment A, Figure 6).  The Shrewsbury River along the site’s west boundary is mapped as Rank 

4 habitat for the State-endangered black skimmer (Rynchops niger) and least tern (Sternula 

antillarum).  In addition, this Rank 4 habitat includes documentations of and/or suitable habitat for 

the State-threatened osprey (Pandion haliaetus) and black-crowned night-heron (Nycticorax 
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nycticorax).  An inquiry was made to the New Jersey Natural Heritage Program (NJNHP) 

concerning documented threatened and endangered wildlife on the site.  The response letter dated 

March 17, 2022, corresponds to the species noted above (File No. 22-4007338-24330).  The 

NJNHP response letter has been included in the application materials. 

 

According to the New Jersey Osprey Project, the nearest osprey nests have been 

documented on Gunning Island in Rumson Township, a little over 1,000 feet southwest of the site.  

The foraging habitat preferred by the black skimmer, least tern, osprey, black-crowned night-heron, 

and common tern (i.e., open water and/or emergent wetlands) is not present on the site.  The site 

currently does not offer suitable habitat for threatened or endangered species as it is characterized as 

a mixture of vacant land, unoccupied structures, partially occupied structures, and light industrial 

buildings. 

 

Based on the above analysis, the project is not anticipated to impact threatened or 

endangered species.  The project complies with this policy.  

 

8. Critical Wildlife Habitats (7:7-9.37) 

Critical wildlife habitats are specific areas known to serve an essential role in maintaining 
wildlife, particularly in wintering, breeding, and migrating.  Development that would directly or 
through secondary impacts on the relevant site or in the surrounding region adversely affect critical 
wildlife habitats is discouraged, unless minimal feasible interference with the habitat can be 
demonstrated; there is no prudent or feasible alternative location for the development; and the 
proposal includes appropriate mitigation measures. 

 

As discussed in the section above, the site currently does not offer suitable habitat for 

wildlife species as it is characterized as a mixture of vacant land, unoccupied structures, partially 

occupied structures, and light industrial buildings.  The project complies with this policy.  

 

9. Public Open Space (7:7-9.38) 

Public open space constitutes land areas owned or maintained by State, Federal, county 
and municipal agencies or private groups (such as conservation organizations and homeowner's 
associations) and used for or dedicated to conservation of natural resources, public recreation, 
visual or physical public access or, wildlife protection or management. Public open space also 
includes, but is not limited to, State Forests, State Parks, and State Fish and Wildlife Management 
Areas, lands held by the New Jersey Natural Lands Trust (N.J.S.A. 13:1B-15.119 et seq.), lands 
held by the New Jersey Water Supply Authority (N.J.S.A. 58:1B-1 et seq.) and designated Natural 
Areas (N.J.S.A. 13:1B-15.12a et seq.) within DEP-owned and managed lands. 

 

As discussed in Section III.A.3 of this EIS, public access for fishing use is mapped at the 

west end of South Street on the site, the west end of River Street immediately adjacent to the north 
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of the site, and the west end of Beach Street where the existing pump station is proposed to be 

upgraded.  These areas are also used for visual access to the Shrewsbury River.  Based on review of 

NJDEP NJ-GeoWeb, there are no Federal, State, or local open spaces on or adjacent to the site.   

 

The project proposes access to the Shrewsbury River and public amenities, including but not 

limited to a boardwalk, a dog park, a kayak launch, a fishing area and cleaning station, parking 

spaces, and a community green.  The project complies with this policy.   

 

10. Special Hazard Areas (7:7-9.39) 

Special Hazard Areas include areas with a known actual or potential hazard to public 
health, safety, and welfare, or to public or private property, such as the navigable air space around 
airports and seaplane landing areas, potential evacuation zones, and areas where hazardous 
materials are used or disposed, including adjacent areas and areas of hazardous material 
contamination.  Coastal development, especially residential and labor-intensive economic 
development, within special hazard areas is discouraged.  All development within special hazard 
areas must include appropriate mitigating measures to protect the public health and safety.  
Approvals from the Department’s Division of Solid and Hazardous Waste shall be obtained prior to 
the commencement of any hazardous substance investigations or cleanup activities at contaminated 
sites. 

 

Based on review of NJ-GeoWeb, there are three New Jersey Environmental Management 

System (NJEMS) sites on the subject property as follows: 

 

 Site ID: 257931 – Right-to-Know  

 Site ID: 282029 – Hazardous Waste  

 Site ID: 613087 – Site Remediation  

 

Based on review of DEP DataMiner, the Right-to-Know and Hazardous Waste NJEMS, 

sites identified within the subject property have no reported violations, and the contamination case 

associated with the Site Remediation NJEMS site identified within the subject property is closed.  

The site will be capped based on collected samples having metals and polycyclic aromatic 

hydrocarbons (PAHs) at concentrations indicative of historic fill.  The project complies with this 

policy. 

 

11. Special Urban Areas (7:7-9.41) 

Special urban areas are those municipalities defined in urban aid legislation (N. J. S. A. 
52:27D-178.7) qualified to receive State aid to enable them to maintain and upgrade municipal 
services and offset local property taxes.  Coastal policy encourages development that will help to 
restore the economic and social viability of special urban areas.  Housing development is 
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acceptable in Special Urban Areas provided it is consistent with the Filled Water's Edge and Public 
Access Policies. 

 

According to information published by the New Jersey Department of Community Affairs 

(NJ DCA), the Borough of Sea Bright was/is certified to receive State aid for the 2021 calendar year 

/ 2022 fiscal year, thus meeting the definition of a Special Urban Area.  The project will contribute 

to the economic and social viability of the Borough of Sea Bright and the region by redeveloping 

the site, which is currently characterized as a mixture of vacant land, unoccupied structures, partially 

occupied structures, and light industrial buildings.  The project will also provide opportunities for 

construction and operational employment.  Therefore, the project complies with this policy. 

    

12. Lands and Waters Subject to Public Trust Rights (7:7-9.48) 

Lands and waters subject to public trust rights are tidal waterways and their shores, 
including both lands now or formerly below the mean high water line, and shores above the mean 
high water line. Tidal waterways and their shores are subject to the Public Trust Doctrine and are 
held in trust by the State for the benefit of all the people, allowing the public to fully enjoy these 
lands and waters for a variety of public uses. Public trust rights include public access which is the 
ability of the public to pass physically and visually to, from and along the ocean shore and other 
waterfronts subject to public trust rights and to use these lands and waters for activities such as 
navigation, fishing and recreational activities including, but not limited to, swimming, sunbathing, 
surfing, sport diving, bird watching, walking, and boating. Public trust rights also include the right 
to perpendicular and linear access.  Public access to lands and waters subject to public trust rights 
shall be provided in accordance with the public access rule, N.J.A.C. 7:7-16.9. 

 

The Shrewsbury River is a tidal waterway and thus is subject to public trust rights.  The 

project proposes access to the Shrewsbury River and public amenities, including but not limited to a 

boardwalk, a dog park, a kayak launch, a fishing area and cleaning station, parking spaces, and a 

community green.  The project complies with this policy. 

 

B. Standards for Beach and Dune Activities (7:7-10) 

This subchapter sets forth the standards applicable to routine beach maintenance, 
emergency post-storm restoration, dune creation and maintenance, and construction of boardwalks. 

 
1. Standards Applicable to the Construction of Boardwalks (7:7-10.5) 

The construction of oceanfront or bayfront boardwalks should address a number of 
engineering concerns related to structural support, resistance to vertical and horizontal water and 
wind loads, and scouring. 

 

As part of the public access component of the project, a boardwalk is proposed along the 

Shrewsbury River as shown on the site plans prepared by WJH.  The boardwalk will be constructed 

in accordance with the standards at N.J.A.C. 7:7-10.5(a)1 through 5, as applicable.  Please refer to 
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the Bulkhead and Boardwalk Plan as prepared by InSite Engineering, LLC of Wall, New Jersey.  

The project complies with this policy. 

 

C. General Water Areas (7:7-12) 

General water areas are all water areas which are located below either the spring high 
water line or the normal water level of non-tidal waters. General water areas are subject to this 
subchapter and to special area rules.  General water areas are divided by volume and flushing rate 
into eight categories described at N.J.A.C. 7:7-12.1(b). 

 

Based on the categories described at N.J.A.C. 7:7-12.1(b), the Shrewsbury River meets the 

definition of a “medium river, creek, and stream”.  

 

1. Recreational Docks and Piers (7:7-12.5) 

Recreational and fishing docks and piers are structures supported on pilings driven into the 
bottom substrate, or floating on the water surface or cantilevered over the water, which are used for 
recreational fishing or for the mooring of boats or jet skis used for recreation or fishing, except for 
commercial fishing, and house boats. 

 

As part of the public access component of the project, an existing kayak launch is proposed 

to be upgraded.  In addition, the public will have better access to this kayak launch than current site 

conditions allow.   

 

The upgraded kayak launch will meet the applicable conditions at N.J.A.C. 7:7-12.5(b) 

including minimizing adverse environmental impacts to the maximum extent feasible by utilizing 

the existing kayak launch; no interruption of natural flow patterns will occur, the width of the 

existing launch does not exceed twice the clearance between the structure and the surface of the 

ground below or water surface at mean high tide, the upgraded kayak launch will not hinder 

navigation or access to adjacent water areas, and the upgrade will include the installation of 

photocell lights and reflectors.  The boardwalk is proposed on the landward side of the existing 

bulkhead.  Therefore, no impacts to shellfish habitat or submerged aquatic vegetation are 

anticipated.   

 

The project complies with this policy. 

 

D. Requirements for Impervious Cover and Vegetative Cover for General Land Areas 
and Certain Special Areas (7:7-13) 

This subchapter sets forth the requirements applicable in general land areas and certain 
special areas for impervious cover and vegetative cover on sites in the CAFRA area.  For a site in 
the CAFRA area, the applicable impervious cover limits and vegetative cover percentages are 
determined under N.J.A.C. 7:7-13.15 through 13.19, based on the site’s location in a coastal center; 
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in a Coastal Planning Area; in a CAFRA center, CAFRA core, or CAFRA node; or on a military 
installation.  This subchapter applies to development in General Land Areas, Special Land Areas as 
defined at N.J.A.C. 7:7-9.1(a)3, and the following seven Special Water’s Edge Areas: overwash 
areas, coastal high hazard areas, erosion hazard areas, barrier island corridor, filled water’s 
edges, existing lagoon edges, and flood hazard areas. 

 

1. Impervious Cover Requirements for Sites in Upland Waterfront Development 

and CAFRA Areas (7:7-13.3) 

This section sets forth impervious cover requirements that apply to sites in Upland 
Waterfront Development and CAFRA areas. 

 

The acreage of the total land area on the site is 3.63 acres (158,123 SF).  There are no 

special water’s edge areas listed at N.J.A.C. 7:7-13.3(e)2.  Therefore, the net land area for the site is 

3.63 acres.  The completed Impervious Cover and Vegetative Cover Calculations Spreadsheet Form 

is provided in Attachment C of this EIS. 

 

2. Vegetative Requirements for Sites in Upland Waterfront Development and 

CAFRA Areas (7:7-13.4) 

This section sets forth vegetative cover requirements that apply to sites in Upland 
Waterfront Development and CAFRA areas.   

 

The area of trees on the site to be planted and/or preserved as calculated was determined to 

be less than one acre (see Section III.D.6 below).  Therefore, the vegetative cover percentage is 

determined under N.J.A.C. 7:7-13.18. 

 

3. Determining the Extent of Forested Areas on the Site (7:7-13.5) 

The vegetative cover percentage that applies to a site in the upland waterfront area or 
CAFRA area varies depending on whether the site is forested.  If only a portion of a site is forested, 
separate vegetative cover percentages shall be calculated for the forested and unforested portions 
of the site. 

 

The site in its entirety is unforested based on site visits and review of recent aerial imagery.  

The site is largely void of vegetation.  Vegetation is limited to scattered lawn areas and minimal 

trees, primarily at the south end of the site. 

 

4. Coastal Planning Areas in the CAFRA Area (7:7-13.15) 

For purposes of this subchapter and consistent with all other rules in this chapter, 
descriptions and policy objectives for the Coastal Planning Areas in the CAFRA area are set forth 
in N.J.A.C. 7:7-13.15(b) through (f). 
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The site is located within a non-mainland coastal town center, which allows 70% 

impervious coverage or the existing impervious coverage.  The project will reduce impervious 

coverage by approximately 0.9 acres.   

 

5. Impervious Cover Limits for a Site in the CAFRA Area (7:7-13.17) 

The impervious cover limit for a site in the CAFRA area shall be based on the site’s location 
in CAFRA.  The percentage of site that can be covered in impervious surfaces is either based upon 
legally existing impervious surfaces or found in Table H: Percentages for Calculating Impervious 
Cover Limits under N.J.A.C. 7:7-13.17.     

 

To determine the amount of allowable impervious cover for a site in a coastal town center, 

the acreage of the net land area on the site as determined under N.J.A.C. 7:7-13.3(e) is multiplied by 

the impervious cover percentage found in Table H; or the amount of legal, existing impervious 

cover located on the site, as determined under N.J.A.C. 7:7-13.17(g). 

 

The site is within a Coastal Town.  According to Table H at N.J.A.C. 7:7-13.17, the 

percentage of impervious coverage allowed on a site within a Coastal Town is 70 percent.  With the 

net land area on the site totaling 3.63 acres, this translates to an allowable 2.54 acres (110,686.1 SF) 

of impervious cover.  Currently, approximately 2.3 acres (100,188 SF) of impervious surface exists 

on the site.  The project will reduce impervious cover to approximately 1.4 acres (60,984 SF), and 

thus complies with this policy. 

 

6. Vegetative Cover Percentages for a Site in the CAFRA Area (7:7-13.18) 

The area (in acres) on a site in the CAFRA area in which trees and/or herb/shrub vegetation 
shall be planted or preserved is based on the site’s location within CAFRA.  The percentage of a 
site that must be planted or preserved with trees and/or herb/shrub vegetation is found in Table I: 
Tree Preservation and Planting Percentages for Forested and Unforested Sites. 

 

According to Table I of this section, 5 percent of the unforested site, which is located within 

a Coastal Town must be preserved and/or planted.  As determined in Section III.D.3, the site in its 

entirety is unforested based on site visits and review of recent aerial imagery.  Therefore, 0.18 acres 

(7,906.15 SF) of tree planting and/or preservation is required.  The project proposes the planting of 

77 trees on the site.  These plantings are estimated to cover approximately 8,000 SF of the site. 

 

Based on the completed Impervious Cover and Vegetative Cover Calculations Spreadsheet 

Form provided in Attachment C, the herb/shrub cover requirement for the project is approximately 

0.91 acres (39,530.75 SF).  The project proposes the planting of shrubs and perennials/grasses, 

which will cover approximately 40,000 SF of the site. 
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For further details on the proposed landscaping, please refer to site plans prepared by WJH.  

Based on the above analysis, the project complies with this policy.  

 

E. General Location Rules (7:7-14) 

1. Basic Location Rule (7:7-14.2) 

A location may be acceptable for development under N.J.A.C. 7:7-9, 12, 13, and 14, but the 
Department may reject or conditionally approve the proposed development of the location as 
reasonably necessary to: promote the public health, safety, and welfare; protect public and private 
property, wildlife and marine fisheries; and preserve, protect, and enhance the natural 
environment. 

 

The proposed project will not adversely affect the public health, safety, and welfare nor 

impact any public or private property.  It has been designed to largely avoid impacting 

environmentally sensitive areas and will not adversely affect wildlife or marine fisheries.  The 

project complies with this rule. 

 

2. Secondary Impacts (7:7-14.3) 

Secondary impacts are the effects of additional development likely to be constructed as a 
result of the approval of a particular proposal.  Secondary impacts can also include traffic 
increases, increased recreational demand and any other offsite impacts generated by onsite 
activities which affect the site and surrounding region.  Coastal development that induces further 
development shall demonstrate, to the maximum extent practicable, that the secondary impacts of 
the development will satisfy this chapter.  The Department may restrict coastal development from 
connecting to an approved infrastructure in order to prevent adverse impacts to special areas as 
defined at N.J.A.C. 7:7-9 and to protect and preserve coastal resources. 

 

The site is characterized by urban development at approximately 2.3 acres of impervious 

cover, with the remaining approximately 1.33 acres of the site consisting of pervious surfaces and 

vegetation, which is limited to scattered lawn areas and a few trees.  It is located within an area 

presently characterized by a mix of residential, industrial, and commercial development.  The 

proposed redevelopment of the site should not induce any additional development in compliance 

with this Policy.  The proposed development would have no adverse secondary impact as it relates 

to an increase in local traffic.  This has been addressed in the attached Traffic Analysis prepared by 

McDonough & Rea Associates (MRA) dated January 28, 2022 (Attachment D).  The project 

complies with this policy. 

 

F. Use Rules (7:7-15) 

Many types of development seek locations in the coastal zone.  The second stage in the 
screening process of the Coastal Zone Management rules involves analysis of appropriate uses of 
coastal resources.  Use rules are rules and conditions applicable to particular kinds of 
development.  Use rules do not preempt location rules which restrict development, unless 
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specifically stated.  In general, conditions contained in the use rules must be satisfied in addition to 
the location rules (N.J.A.C. 7:7-9 through 14), and the resource rules described in the following 
subchapter (N.J.A.C. 7:7-16).  
 

1. Housing (7:7-15.1) 

“Housing” includes single family detached houses, multi-family units with apartments or 
town houses, high-rise buildings and mixed use developments.  Housing is conditionally acceptable 
in the filled water's edge, provided that it meets the requirements of the filled water’s edge rule, 
N.J.A.C. 7:7-9.23, lands and waters subject to public trust rights rule, N.J.A.C. 7:7-9.48, and the 
public access rule, N.J.A.C. 7:7- 16.9. The residential development shall comply with the 
requirements for impervious cover and vegetative cover that apply to the site under N.J.A.C. 7:7-13, 
except on bay islands where the requirements of the bay islands rule, 7:7-9.21, shall apply.  On sites 
with existing shore protection structures, the residential structure shall be set back a minimum of 25 
feet from the oceanfront shore protection structures, and a minimum of 15 feet from shore 
protection structures elsewhere. This distance shall be measured from the waterward face of a 
bulkhead or seawall and from the top of slope on the seaward side of the revetment.  Water area 
and water's edge housing shall include a provision for boat ramps wherever feasible unless an 
accessible boat ramp is nearby.  Housing developments are encouraged to cluster dwelling units on 
the areas of sites most suitable for development. "Clustering" is defined as an increase of net 
density realized by reducing the size of private lots and retaining or increasing the gross density of 
a project.  The development of housing at locations and densities that contribute to the feasibility of 
public transportation is encouraged.  Residential developments are encouraged to include bicycle 
paths to activity centers and bicycle storage facilities. Residential developments are encouraged to 
provide pedestrian amenities which include lighted walkways with benches, lighted sidewalks with 
curb ramps and intersections, shade trees, and pedestrian controlled traffic lights. 

 
Applicable standards relevant to water area and water’s edge housing at N.J.A.C. 7:7-

15.2(b) includes housing proposed in filled water’s edge areas at N.J.A.C. 7:7-15.2(b)3, sites with 

existing shore protection measures at N.J.A.C. 7:7-15.2(b)5, and provisions for boat ramps at 

N.J.A.C. 7:7-15.2(b)6.  The proposed project complies with the filled water’s edge rule at N.J.A.C. 

7:7-9.23 (see Section III.A.2 of this EIS), lands and waters subject to public trust rights rule at 

N.J.A.C. 7:7-9.48 (see Section III.A.12 of this EIS), the requirements for impervious cover and 

vegetative cover under N.J.A.C. 7:7-13 (see Section III.D of this EIS), and the public access rule at 

N.J.A.C. 7:7-16.9 (see Section III.G.6 of this EIS).  The proposed residential structures will be set 

back approximately 35 feet from the upgraded bulkhead.  The project proposes to upgrade the 

existing kayak launch on the site.  The remaining standards relevant to water’s edge housing at 

N.J.A.C. 7:7-15.2(b) are not applicable to the proposed project.   

   

The proposed project does not involve the construction of a floating home.  Therefore, the 

standards at N.J.A.C. 7:7-15(c) are not applicable.  
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The proposed project is considered a cluster development at N.J.A.C. 7:7-15(d), which is 

encouraged in a site suitable for such development.  Based on the site’s existing condition and 

surrounding area, the site is suitable for a cluster development. 

 

The proposed project does not involve the development of one or two-single-family homes 

or duplexes and/or accessory development which does not result in the development of more than 

two single-family homes or duplexes either solely or in conjunction with a previous development.  

Therefore, the standards at N.J.A.C. 7:7-15.2(e) are not applicable. 

 

The proposed project does not involve the expansion, or reconstruction of a legally 

constructed habitable single-family home or duplex and/or accessory development which does not 

result in the development of more than one single-family home or duplex either solely or in 

conjunction with a previous development.  Therefore, the standards at N.J.A.C. 7:7-15.2(f) are not 

applicable. 

 

 The proposed project meets the standards relevant to housing and transportation at N.J.A.C. 

7:7-15.2(g).  The development is proposed at a location that is nearby bus routes along Ocean 

Avenue to the east of the site.  Bike racks are proposed at various locations on the site to 

accommodate the use of bicycles by the residents.  Lighted sidewalks will be constructed 

throughout the development to provide access to the proposed amenities, including, but limited to a 

boardwalk, a dog park, a kayak launch, a fishing area and cleaning station, parking spaces, and a 

community green.  The planting of shade trees is proposed as shown on the site plans prepared by 

WJH.    

Based on the above analysis, the proposed project complies with this rule. 

 

2. Resort/Recreational (7:7-15.3) 

Resort/recreation uses include the wide range of small and large developments attracted to 
and often dependent upon locations along the coast. These uses include hotels, motels, marinas, 
boating facilities, campgrounds, amusement piers, parks and recreational structures such as 
bathhouses, natural areas, open space for active and passive recreation, and linear paths for 
bicycling and jogging. 

 
The project proposes access to the Shrewsbury River and public amenities, including but not 

limited to a boardwalk, a dog park, a kayak launch, a fishing area and cleaning station, parking 

spaces, and a community green.  The proposed boardwalk along the Shrewsbury River will not 

conflict with aesthetic values, ocean views, or other beach uses and wildlife functions.  Public 

access to the proposed boardwalk will be provided as shown on the site plans prepared by WJH. 
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 The remaining standards of this section are not applicable to the project including standards 

relevant to recreation priority at N.J.A.C. 7:7-15.3(b) and standards relevant to marinas at N.J.A.C. 

7:7-15.3(d). 

 

Based on the above analysis, the proposed project complies with this rule. 

 

3. Coastal Engineering (7:7-15.11) 

Coastal engineering measures include a variety of non-structural, hybrid, and structural 
shore protection and storm damage reduction measures to manage water areas and protect the 
shoreline from the effects of erosion, storms, and sediment and sand movement. 

 

The project proposes the replacement of the existing bulkhead, a structural shore protection 

measure.  Non-structural or hybrid shore protection measures are not feasible or practicable given 

the site’s current use of an existing bulkhead as well as the site’s intended use as a residential 

development. 

 

The remaining standards of this section are not applicable to the project including the 

maintenance or reconstruction of an existing bulkhead at N.J.A.C. 7:7-15.11(d)2; dune restoration, 

creation and maintenance projects at N.J.A.C. 7:7-15.11(d); beach nourishment projects at N.J.A.C. 

7:7-15.11(f); and structural shore protection measures that are conducted using monies from the 

Shore Protection Fund at N.J.A.C. 7:7-15.11(g). 

 

Based on the above analysis, the proposed project complies with this rule. 

 

G. Resource Rules (7:7-16) 

In addition to satisfying the location and use rules, a proposed development must satisfy the 
requirements of this subchapter.  This subchapter contains the standards the Department utilizes to 
analyze the proposed development in terms of its effects on various resources of the built and 
natural environment of the coastal zone, both at the proposed site as well as in its surrounding 
region. 

 

1. Water Quality and Stormwater Management (7:7-16.3 and 7:7-16.6) 

As required by Section 307 (f) of the Federal Coastal Zone Management Act, 16 U.S.C. §§ 
1451 et seq., Federal, State and local water quality requirements established under the Federal 
Clean Water Act, 33 U.S.C. §§ 1251 et seq., shall be the water resource standards of the coastal 
management program.  These requirements include not only the minimum requirements imposed 
under the Clean Water Act, but also the additional requirements adopted by states, localities and 
interstate agencies pursuant to Section 510 of the Clean Water Act and such statutes as the New 
Jersey Water Pollution Control Act, N.J.S.A. 58:10A-1 et seq.   
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The site is within an existing sewer service area and is not expected to have adverse impacts 

on water quality.  

 

The construction of the proposed project will not adversely impact the Shrewsbury River.  

Potential short-term impacts to surface water quality are generally associated with soil loss, erosion, 

and sedimentation during construction activities.  Any adverse impacts will be minimized by the 

installation and maintenance of proven soil erosion and sediment control measures as shown on the 

site plans prepared by WJH.  These measures will retain disturbed soil sediment within the areas of 

construction and will mitigate the potential for sediment being transported to the Shrewsbury River.  

 

Wastewater generated by the development, estimated to be 12,600 gallons per day (gpd), 

will be conveyed to the existing Borough of Sea Bright’s sewer system.  The will serve letter is 

provided in Attachment B of this EIS.  As proposed, the project will comply with the Clean Water 

Act and the New Jersey Water Pollution Control Act.  Additionally, the proposed project has been 

designed to be consistent with the applicable approved Water Quality Management Plan (208 Plan) 

adopted under the New Jersey Water Quality Planning Act, N.J.S.A. 58:11A-1 et seq.  

 

The project meets the definition of “major development” at N.J.A.C. 7:8-1.2 and must 

demonstrate compliance with the Stormwater Management Rules (N.J.A.C. 7:8).  All stormwater 

will be directed to the existing pump station at the west end of Beach Street, which is proposed to be 

upgraded.  From the existing pump station, stormwater is discharged to the Shrewsbury River 

through an existing bulkhead in a manner that meets applicable State and Federal effluent 

limitations and water quality standards.  The proposed construction will result in a net decrease of 

approximately 0.9 acres of impervious surface, including vehicular surfaces.  For a full analysis of 

stormwater management, please refer to the Stormwater Management Narrative prepared by WJH, 

which is included with this application.  The Stormwater Management Narrative demonstrates 

compliance with the Stormwater Management rules at N.J.A.C. 7:8.  As such, the project complies 

with this rule. 

 

2. Surface Water Use (7:7-16.4) 

Surface water is water in lakes, ponds, streams, rivers, bogs, wetlands, bays, and ocean that 
is visible on land.  Coastal development shall demonstrate that the anticipated surface water 
demand of the facility will not exceed the capacity, including phased planned increases, of the local 
potable water supply system or reserve capacity, and that construction of the facility will not cause 
unacceptable surface water disturbances, such as drawdown, bottom scour, or alteration of flow 
patterns. 
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Construction of the proposed development is not expected to have an adverse impact on the 

surface water resources of the site or surrounding area.  Potable water for the proposed 

development will be provided by New Jersey American Water.  The daily water demand from 

the development will be approximately 12,600 gpd.  The Borough of Sea Bright has a master 

permit indicating that New Jersey American Water has sufficient capacity to serve the Borough.  

The master permit is provided in Attachment B of this EIS.  The project complies with this rule. 

 

3. Groundwater Use (7:7-16.5) 

Groundwater is all water within the soil and subsurface strata that is not at the surface of 
the land.  It includes water that is within the earth that supplies wells and springs.  Coastal 
development shall demonstrate, to the maximum extent practicable, that the anticipated 
groundwater withdrawal demand of the development, alone and in conjunction with other 
groundwater diversions proposed or existing in the region, will not cause salinity intrusions into the 
groundwaters of the zone, will not degrade groundwater quality, will not significantly lower the 
water table or piezometric surface, or significantly decrease the base flow of adjacent water 
sources.  Groundwater withdrawals shall not exceed the aquifer’s safe yield. 

 

Not applicable.  The proposed project will not require groundwater withdrawal.  The project 

complies with this rule. 

 

4. Vegetation (7:7-16.7) 

Vegetation is the plant life or total plant cover that is found on a specific area, whether 
indigenous or introduced by humans.  Coastal development shall preserve, to the maximum extent 
practicable, existing vegetation within a development site. Coastal development shall plant new 
vegetation, particularly appropriate coastal species, native to New Jersey to the maximum extent 
practicable. 

 

The proposed project complies with the requirements for vegetative cover under N.J.A.C. 

7:7-13, as demonstrated in Section III.D of this EIS.  The landscaping plan includes a mixture of 

deciduous and evergreen shade trees, shrubs, and perennials/grasses.  For further details on the 

proposed landscaping, please refer to the site plans prepared by WJH.  The project complies with 

this rule. 

 

5. Air Quality (7:7-16.8) 

The protection of air resources refers to the protection from air contaminants that injure 
human health, welfare, or property, and to attainment and maintenance of State and Federal air 
quality goals and the prevention of degradation of current levels of air quality.  Coastal 
development shall conform to all applicable State and Federal regulations, standards and 
guidelines and be consistent with the strategies of New Jersey’s State Implementation Plan (SIP).   
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Since compliance has been demonstrated with the Traffic Rule, no air pollution compliance 

analysis is required. 

 

6. Public Access (7:7-16.9) 

Public access to the waterfront is the ability of the public to pass physically and visually to, 
from, and along tidal waterways and their shores and to use such shores, waterfronts and waters 
for activities such as navigation, fishing, and recreational activities including, but not limited to, 
swimming, sunbathing, surfing, sport diving, bird watching, walking, and boating. Public 
accessways and public access areas include streets, paths, trails, walkways, easements, paper 
streets, dune walkovers/walkways, piers and other rights-of way. No authorization or approval 
under this chapter shall be deemed to relinquish public rights of access to and use of lands and 
waters subject to public trust rights in accordance with N.J.A.C.7:7-9.48. Further, no authorization 
or approval under this chapter shall be considered a Tidelands approval or shall exempt an 
applicant from the obligation to obtain a Tidelands approval, if needed. 

 

The Borough of Sea Bright is not listed on NJDEP’s list of approved municipal access 

plans.   Therefore, the proposed public access has been designed in accordance with N.J.A.C. 7:7-

16.9(k) for residential development.  The project proposes access to the Shrewsbury River and 

public amenities, including, but not limited to, a boardwalk, a dog park, a kayak launch, a fishing 

area and cleaning station, parking spaces, and a community green on the site.  Public parking is also 

proposed to accommodate those utilizing public access.  The proposed public access to the 

Shrewsbury River will not create conditions that may be reasonably expected to endanger public 

health or safety, damage the environment, or create a significant homeland security vulnerability.  

Please refer to the site plans prepared by WJH for details on the proposed public access. 

 

 The areas set aside for public access to tidal waterways and their shores will be permanently 

dedicated for public use through the recording of a Department approved conservation restriction 

under the New Jersey Conservation Restriction and Historic Preservation Restriction Act, N.J.S.A. 

13:8B-1 et seq., maintaining the publicly dedicated areas in perpetuity.  The conservation restriction 

will comply with the requirements of N.J.A.C. 7:7-18, Conservation Restrictions.  The project 

complies with this rule.   

 

7. Scenic Resources and Design (7:7-16.10) 

Scenic resources include the views of the natural and/or built landscape.  New coastal 
development that is visually compatible with its surroundings in terms of building and site design, 
and enhances scenic resources is encouraged.  New coastal development that is not visually 
compatible with existing scenic resources in terms of large-scale elements of building and site 
design is discouraged. 
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The project constitutes a new coastal development at N.J.A.C. 7:7-16.10(c), which as 

proposed, will be visually compatible with its surroundings in terms of building and site design, and 

will enhance scenic resources.  Specifically, the proposed residential buildings will be compatible 

with the surrounding buildings in height, size, and geometry.  In addition, the proposed public 

access along the Shrewsbury River will enhance the existing scenic resources of the waterfront 

through the demolition of existing unoccupied structures, partially occupied structures, and light 

industrial buildings and redevelop these areas with a boardwalk, dog park, community green, and 

landscaping.  Public access to the Shrewsbury River will be enhanced by the proposed project. 

 

The proposed project does not constitute a new coastal development adjacent to a bay or 

ocean or bayfront or oceanfront, beach, dune or boardwalk and higher than 15 feet in height 

measured from the existing grade of the site or boardwalk.  Therefore, the standards at N.J.A.C. 7:7-

16.10(d) are not applicable. 

 

The proposed project will not modify a historic structure on or eligible for inclusion on the 

New Jersey or National Register of Historic Places (see Section III.A.6 of this EIS).  Therefore, the 

standards at N.J.A.C. 7:7-16.10(e) are not applicable. 

 

The proposed project is not a Federal, State, county, or municipal development project.  

Therefore, the standards at N.J.A.C. 7:7-16.10(f) are not applicable. 

 

The project complies with this rule. 

 

8. Buffers and Compatibility of Uses (7:7-16.11) 

Buffers are natural or man-made areas, structures, or objects that serve to separate distinct 
uses or areas.  Compatibility of uses is the ability for uses to exist together without aesthetic or 
functional conflicts.  Development shall be compatible with adjacent land uses to the maximum 
extent practicable. 

 

The proposed development is compatible with the surrounding land uses, which consists of 

residential, industrial, and commercial development.  As addressed in Section III.A.14 of this EIS, 

there are no wetland buffers on the site.  A landscaping plan is proposed, which includes a mixture 

of deciduous and evergreen shade trees, shrubs, and perennials/grasses.  The project complies with 

this rule. 
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9. Traffic (7:7-16.12) 

Traffic is the movement of vehicles, pedestrians or ships along a route.  Coastal 
development shall be designed, located and operated in a manner to cause the least possible 
disturbance to traffic systems. 

 

The project will not adversely impact traffic in the surrounding street network.  There will 

be a minor increase in traffic in the surrounding area during construction to provide transport of 

construction workers and equipment.  However, this minor increase will be temporary. The safe, 

orderly flow of traffic will be insured and all appropriate safety procedures, uniformed traffic 

directors, personnel and devices will be implemented as necessary during construction.   

 

During operations, traffic to and from the site will be compatible with existing conditions of 

the surrounding area.  The construction of the project will insure any necessary future capacity to 

enhance traffic flow, circulation and safety, as well as any evacuation and emergency response.  For 

a complete analysis of anticipated impacts to traffic, please refer to the Traffic Analysis as prepared 

by McDonough & Rea Associates (Attachment D).  The conclusion of this report is that the 

proposed access plan to the residential development will provide for safe and efficient traffic flow to 

and from the new residential units which will all ultimately access Ocean Avenue.  Care has been 

taken to establish certain 1-way streets in order to permit on-street parking and to respect existing 

homeowners and parking practices (McDonough & Rea Associates, 2022).  In addition, the project 

meets the parking requirement of two parking spaces per unit for each dwelling.  The project 

complies with this rule.   

 

10. Solid and Hazardous Waste (7:7-16.14) 

Solid waste means any garbage, refuse, sludge or other waste material, including solid, 
liquid, semi-solid, or contained gaseous material.  A material is a solid waste if it is “disposed of” 
by being discharged, deposited, injected, dumped, spilled, leaked or placed into or on any land or 
water so that such material or any constituent thereof may enter the environment or be emitted into 
the air or discharged into ground or surface waters.  Solid waste becomes a hazardous waste when 
it exhibits any of the characteristics which are specified in the Federal Regulations on Identification 
and listing of Hazardous Waste (40 C.F.R. 261).  The general characteristics of hazardous waste 
include, but are not limited to, characteristics of ignitibility, characteristics of corrosivity, 
characteristics of reactivity and characteristics of toxicity.  Coastal development shall conform with 
all applicable State and Federal regulations, standards and guidelines for the handling and 
disposal of solid and hazardous wastes, including the Solid Waste Management Act, N.J.S.A. 13:1E-
1 et seq., the Solid Waste Management rules, N.J.A.C. 7:26, the Recycling rules, N.J.A.C. 7:26A, 
and the Hazardous Waste rules, N.J.A.C. 7:26G. 

 

The project will be constructed in a manner that conforms with all applicable State and 

Federal regulations, standards and guidelines for the handling and disposing of solid and hazardous 



F:\Jobs2021\EN21-094\Applications\CAFRA IP\05_Envi Report w Site Location Maps\Haven_Sea_Bright-Envi_Report_Final.doc 51 

waste.  All litter, recyclable material, and solid waste will be collected by a private waste hauler and 

taken to approved disposal/recycling facilities.  The project complies with this rule. 
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IV. COMPLIANCE WITH SECTION 10 OF THE NEW JERSEY COASTAL AREA 

FACILTIY REVIEW ACT  

 

Section 10 of the New Jersey CAFRA states that the Commissioner shall review filed 

applications, including any and all information presented at public hearings or during the comment 

period, or submitted during the application review period.  A permit is issued pursuant to CAFRA 

only upon a finding that the proposed development will comply with the following standards: 

 

a.  Conforms to all applicable air, water, and radiation emission and effluent standards and 
all applicable water quality criteria and air quality standards. 

 

The project as proposed consists of the construction of single-family attached (townhouse) 

units, single-family detached units, and condominium units at the site.  All new parking lots, 

landscaping and other site improvements are proposed to serve the new residential buildings.  The 

project also includes pedestrian-friendly public access to, and amenities along, the riverfront of the 

Shrewsbury River.  The existing stormwater pump station at the west end of Beach Street is also 

proposed to be upgraded.   

 

The operation of the proposed residential development will result in minimal emission of 

pollutants into the air.  No emission of radiation is anticipated.  Short-term air quality impacts may 

occur during the construction phase of the project and are related to the production of fugitive dust 

and the generation of emissions from exhausts of construction vehicles.  Mitigating measures, 

including dust control practices and the use on construction equipment of efficient air pollution 

control devices meeting applicable State/federal specifications, will minimize adverse effects on 

local air quality.  In addition, construction vehicles that are to operate upon the public highways of 

the State of New Jersey will comply with the regulations as required by N.J.A.C. 7:27-14 and 15.  

Exhaust systems and emission control devices on all construction machinery will be maintained in 

good operating condition. 

 

The proposed project will not result in the violation of any air quality standard.  Heating and 

air conditioning equipment will be energy efficient and comply with applicable emission 

regulations.  Long-term air quality impacts will be related primarily to automobile exhaust 

emissions, primarily carbon monoxide (CO), hydrocarbons, and nitrogen oxides (NOx).  However, 

due to emission control technology and New Jersey’s vehicle inspection requirements, the 

automobiles of the office workers of this development will conform to all applicable air quality 

standards. 
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The wastewater from the project, estimated at 12,600 gpd, will be conveyed to the existing 

Borough of Sea Bright’s sewer system.  This off-site treatment and disposal of wastewater by a 

regional municipal facility will ensure compliance with applicable water quality standards. 

  

The proposed project will not result in the violation of any applicable water quality standard.  

Through strict adherence to the Soil Erosion and Sediment Control Plan approved by the local Soil 

Conservation District and through the treatment of stormwater within the proposed stormwater 

management system, the construction activities will not have an adverse impact on water quality of 

the local water resources. 

 

b. Prevents air emissions and water effluents in excess of the existing dilution, assimilative, 
and recovery capacities of the air and water environments at the site and within the 
surrounding region. 

 

The proposed project prevents air emissions and water effluents in excess of the existing 

dilution, assimilative, or recovery capacities of the air and water environments at the site and within 

the surrounding region.  As previously stated, any potential impacts will be minimized by mitigating 

measures, including dust control practices, the use of efficient air pollution control devices, soil 

erosion and sediment control measures, and wastewater treatment.  Because one of the purposes of 

existing regulations is to prevent air emissions and water effluents in excess of the existing dilution, 

assimilative, or recovery capacities of the air and water environments, compliance with applicable 

regulations ensures compliance with this policy. 

 

c. Provides for the collection and disposal of litter, recyclable material and solid waste in 
such a manner as to minimize adverse environmental effects and the threat to the public 
health, safety, and welfare. 

 

Solid waste generated by the project will be collected by a private waste hauler and taken to 

approved disposal/recycling facilities.   

 

d. Would result in minimal feasible impairment of the regenerative capacity of water 
aquifers or other ground or surface water supplies. 

 

All stormwater will be directed to the existing pump station at the west end of Beach Street, 

which is proposed to be upgraded.  From the existing pump station, stormwater is discharged to the 

Shrewsbury River through an existing bulkhead in a manner that meets applicable State and Federal 

effluent limitations and water quality standards.  The proposed construction will result in a net 

decrease of approximately 0.9 acres of impervious surface.  As such, the stormwater runoff directed 

to the pump station and ultimately the Shrewsbury River is anticipated to be reduced.    Therefore, 
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the project will result in minimal feasible impairment of the regenerative capacity of water aquifers 

or other ground or surface water supplies. 

 

e. Would cause minimal feasible interference with the natural functioning of plant, animal, 
fish, and human life processes at the site and within the surrounding region. 

 

The project has been designed to cause minimal feasible interference with the natural 

functioning of the plant, animal, fish, and human life processes at the site and in the surrounding 

region by complying with applicable municipal and State land use regulations.  The project design 

includes BMPs and mitigation measures to minimize impacts to human life processes, including 

dust control practices, the use of efficient air pollution control devices, the operation of machinery 

during work periods permitted by local law, and the use of noise abatement devices on all 

construction machinery.   

 

f. Is located or constructed so as to neither endanger human life or property nor otherwise 
impair the public health, safety, and welfare. 

 

The proposed project will not endanger human life or property nor otherwise impair public 

health, safety, and welfare.  It is located within a municipal land use zone where the proposed use is 

allowed.  The public welfare and safety will be protected through compliance with State and local 

permits and ordinances, and the implementation of BMPs during construction activities, as 

described throughout this EIS. 

 

g. Would result in minimal practicable degradation of unique or irreplaceable land types, 
historical or archaeological areas, and existing public scenic attributes at the site and 
within the surrounding region. 

 

The project is located within a site surrounded by existing residential, industrial, and 

commercial development and will not result in the degradation of unique or irreplaceable land types, 

historical or archaeological areas, or existing public scenic attributes at the site or within the 

surrounding region. 

 

h. Provides, pursuant to standards established in this chapter, onsite public access to the 
waterfront and adjacent shoreline, or offsite public access to the waterfront and adjacent 
shoreline if on-site public access is not feasible as determined by the Department. 
 

The project proposes access to the Shrewsbury River and public amenities, including but not 

limited to a boardwalk, a dog park, a kayak launch, a fishing area and cleaning station, parking 

spaces, and a community green. 
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The information contained herein is provided as a courtesy by New Jersey American Water to assist the development 
community.  New Jersey American Water does not guarantee the accuracy of the information and recommends consultation 
with the New Jersey American Water Project Manager for the geographic area of interest. 

 
TERRITORIES SERVED BY A MASTER PERMIT - WATER SERVICE            

 

 

 
Atlantic County – PWSID NJ 0119002 – Atlantic County System Master Permit 

 
Absecon City Egg Harbor Twp      Galloway Twp (in part)    
Linwood City  Northfield City Pleasantville City 
Somers Point City 

   
Burlington County – PWSID NJ 0327001 – Delaware River System Master Permit 
 
 Beverly City  Burlington Twp (in part) Cinnaminson Twp  
 Delanco Twp  Delran Twp Edgewater Park Twp  
 Maple Shade Twp (in part) Mt. Laurel Twp (in part) Palmyra  Borough 
 Riverside Twp Riverton Borough  
 . 
         

Camden County – PWSID NJ 0327001 – Delaware River System Master Permit 
 
 Audubon Borough  Audubon Park Borough  Barrington Borough 
 Bellmawr Borough (in part)  Camden-11th&12th Wards (in part) Cherry Hill Twp (in part) 
 Clementon Borough (in part)  Gibbsboro Borough Gloucester Twp (in part) 
 Haddon Heights Borough  Haddon Twp (in part)  Haddonfield Borough  
 Hi-Nella Borough Laurel Springs Borough Lawnside Borough   
 Lindenwold Borough Magnolia Borough  Mt. Ephraim Borough 
 Oaklyn Borough Pennsauken (in part) Runnemede Borough 
 Somerdale Borough Stratford Borough Voorhees Twp 

 
 

Essex County – PWSID NJ 0712001 - Passaic System Master Permit 
 
 Irvington Twp  Livingston Twp (in part)  Maplewood Twp 
 Millburn Twp City of Orange(in part)  
 South Orange Village Twp (in part) West Orange Twp 
 
Gloucester County – PWSID NJ 0327001 – Delaware River System Master Permit 

Mantua Twp (in part)      
 Harrison Twp (in part) East of Route 55 
  

 
Hunterdon County – PWSID NJ 2004002 – Raritan System Master Permit 

 
Raritan Twp Readington Twp (in part) Tewskbury Twp (in part) 

 
Mercer County – PWSID NJ 2004002 – Raritan System Master Permit 

 
Hopewell Twp (in part) Lawrence Twp (in part) Princeton  
West Windsor Twp 

 
Middlesex County – PWSID NJ 2004002 – Raritan System Master Permit 

 
Cranbury Twp Dunellen Borough Edison Twp (in part) 
Middlesex  Borough Piscataway  Twp Plainsboro Twp 
South Brunswick Twp (in part) South Plainfield  Borough (in part)   

 



The information contained herein is provided as a courtesy by New Jersey American Water to assist the development 
community.  New Jersey American Water does not guarantee the accuracy of the information and recommends 
consultation with the New Jersey American Water Project Manager for the geographic area of interest. 

 
TERRITORIES SERVED BY A MASTER PERMIT - WATER SERVICE            

 

 

Monmouth County – PWSID NJ 1345001 – Coastal North System Master Permit 
 

Aberdeen Twp (in part) Allenhurst Borough Asbury Park City 
Bradley Beach Borough  Colts Neck Twp (in part) Deal Borough 
Eatontown Borough Fair Haven Freehold Twp (in part) 
Highlands Borough Holmdel Twp (in part) Howell Twp (in part)   
Interlaken Borough Little Silver Borough Loch Arbor Village 
Long Branch City Middletown Twp Monmouth Beach Borough 
Neptune City Borough Neptune Twp (incl. Ocean Grove) Ocean Twp 
Oceanport Borough Red Bank Borough (in part) Rumson Borough 
Sea Bright Borough Shrewsbury Borough Shrewsbury Twp 
Tinton Falls Borough  West Long Branch Borough  

     
Morris County – PWSID NJ 0712001 - Passaic System Master Permit    
 
 Chatham Boro (in part)                      Chatham Twp                                    Chester Borough  
                         Chester Township (in part)                Florham Park Borough (in part) Harding Twp( in part)  
                         Long Hill Twp                                     Mendham Borough Mendham Twp (in part) 

 
 Ocean County – PWSID NJ 1345001 – Coastal North System Master Permit 

    
Bay Head Borough Brick Twp (in part) Lakewood Twp 
Lavallette Borough (in part) Mantoloking Borough Toms River Twp (in part) 

  
   Somerset County – PWSID NJ 2004002 – Raritan System Master Permit or PWSID NJ 0712001 - Passaic 

System 
                             
                             Bedminster Twp                                   Bernards Twp                                 Bernardsville Borough 

 Bound Brook Borough Branchburg Twp Bridgewater Twp 
 Franklin Twp (in part)  Green Brook Twp Hillsborough Twp  
                       Manville Borough Millstone Borough Montgomery Twp  
                       North Plainfield Borough Peapack & Gladstone Borough Raritan Borough
 Somerville Borough South Bound Brook Borough Warren Twp 
 Watchung Borough Far Hills Borough 

 
Union County – PWSID NJ 2004002 – Raritan System Master Permit or PWSID NJ 0712001 - Passaic 
System 
 
 Berkley Heights Twp Clark Twp Cranford Twp  
 Fanwood Borough Garwood Borough Hillside Twp
 Kenilworth Borough Linden City Mountainside Borough 
 New Providence Borough Plainfield City Roselle Borough  
                            Roselle Park Borough                                Scotch Plains Twp Springfield Twp           
 Summit City  Union Twp Westfield Town 

         
  

 





                                           Monmouth Ocean Design Experts 

621 Lake Ave, #3A 

Asbury Park, NJ 07712 

t: 732.800.1958 

www.mode-arch.com 

 

 

June 15, 2022 

 

Jenny Potrikus, PWS 

EcolSciences, Inc. 

75 Fleetwood Drive, Suite 250 

Rockaway, New Jersey 07866 

 

RE:  The Haven at Sea Bright 
 
Borough of Sea Bright, NJ 
Block 13; Lots 13, 14, 15, 16, 17, 18, 20, 21, 22 
Block 14; Lots 12, 14 
Block 15; Lots 5, 6, 7, 8, 9, 10, 11, 12 

  

Please accept this letter stating the proposed buildings’ foundations will be designed in accordance with 

the Uniform Construction Code, N.J.A.C. 5:23. 

  

 

Please feel free to contact me with any questions. 

 

Sincerely, 

Daniel M.  Condatore, Architect 
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GENERAL NOTES

1. SUBJECT PROPERTY
BLOCK 13 LOTS 13,14,15,16,17,18,20,21,22
BLOCK 14 LOTS 12,14
BLOCK 15 LOTS 5,6,7,8,9,10,11,12
BOROUGH OF SEA BRIGHT
MONMOUTH COUNTY, NEW JERSEY

2. REFERENCES
DIMENSIONS CONTAINED HEREON ARE BASED ON A PLAN ENTITLED, "SITE PLAN, BLOCK 13,
LOTS 12,13,14,15,16,17,18,20,21,22;BLOCK 14, LOTS 12, 14 ; BLOCK 15 LOTS 5,6,7,8,9,10,11,12;
BOROUGH OF SEA BRIGHT, MONMOUTH COUNTY NEW JERSEY" DATED 2/28/2018, AS PREPARED
BY LANDMARK SURVEY AND ENGINEERING, INC. SOILS INFORMATION WAS GATHERED FROM A
GEOTECHNICAL REPORT ENTITLED "GEOTECHNICAL INVESTIGATION, HAVEN AT SEA BRIGHT, 4
FRONT STREET, SEA BRIGHT, NJ 07760" DATED 10/5/2018, AS PREPARED BY SIMON
ENGINEERING LLC. PREVIOUS SOILS INFORMATION WAS GATHERED FROM A GEOTECHNICAL
REPORT ENTITLED "GEOTECHNICAL INVESTIGATION." LATEST REVISION DATE 6/25/2018, AS
PREPARED BY TULMARK, LLC. MUDLINE ELEVATIONS WERE GATHERED FROM SURVEY
PERFORMED BY INSITE ENGINEERING, LLC ENTITLED "MUDLINE/EXISTING BULKHEAD SURVEY
OF BLOCK 13, LOTS 12,13,14,15,16,17,18,20,21,22, BLOCK 15, LOTS 5,6,7,8,9,10,11,12 BLOCK 14,
LOT 14 HAVEN AT SEA BRIGHT" DATED 9/5/2018.

3. UNDERGROUND UTILITIES NOTIFICATION
FOR ANY EXCAVATION IN NEW JERSEY, THE CONTRACTOR SHALL CALL PLANT LOCATION
SERVICE AT 1-800-272-1000 FOR A MARKOUT REQUEST NO LESS THAN THREE (3) WORKING
DAYS PRIOR TO STARTING ANY EXCAVATION.

4. LIMIT OF DISTURBANCE
PRIOR TO THE START OF WORK, THE LIMIT OF DISTURBANCE SHALL BE DELINEATED WITH
SNOW FENCING OR OTHER APPROPRIATE MARKERS.

5. RESTORATION
ALL AREAS DISTURBED DURING THE COURSE OF CONSTRUCTION SHALL BE RESTORED
"IN-KIND" AS NEARLY AS PRACTICAL TO THEIR ORIGINAL STATE.  AREAS WHERE SOIL IS LEFT
EXPOSED SHALL BE GRADED, RAKED SMOOTH AND SEEDED IMMEDIATELY UPON COMPLETION
OF SOIL DISTURBANCE.

6. TEMPORARY BRACING
THE CONTRACTOR SHALL PROVIDE TEMPORARY BRACING AS REQUIRED TO SUPPORT LOADS
WHICH THE EXISTING STRUCTURES MAY BE SUBJECT TO DURING CONSTRUCTION.

7. LIABILITY
THIS PLAN SET IS FOR THE CONDITIONS AND DIMENSIONS DESCRIBED HEREIN AND IS NOT
VALID FOR ANY OTHER CONDITION OR ARRANGEMENT. SHOULD CONDITIONS AND/OR
INFORMATION ARISE WHICH DIFFER FROM THOSE SPECIFICALLY STATED HEREIN, THE
ENGINEER SHALL BE NOTIFIED IMMEDIATELY, SO THAT THE RECOMMENDATIONS CAN BE
REVIEWED AND REVISED IF NECESSARY. THE FINDINGS, CONCLUSIONS AND
RECOMMENDATIONS PRESENTED HEREIN ARE BASED ON THE ASSUMPTION THAT QUALIFIED
PROFESSIONALS WILL BE RETAINED TO PROVIDE THEIR RESPECTIVE CONSULTATION AND
INSPECTION SERVICES FOR ALL CRITICAL OPERATIONS. FIELD QUALITY CONTROL SERVICES
SHALL BE RETAINED TO OVERSEE CRITICAL EARTHWORK OPERATIONS, REMOVAL OF
UNSUITABLE SOILS, BULKHEAD CONSTRUCTION AND SOIL COMPACTION TESTING. INSITE
SHALL NOT BE RESPONSIBLE FOR CONSTRUCTION MEANS AND METHODS, TECHNIQUES,
SEQUENCES OR PROCEDURES FOR SAFETY PRECAUTIONS OR PROGRAMS IN CONNECTION
WITH THE IMPLEMENTATION OF RECOMMENDATIONS FOR THIS PROJECT, FOR THE ACTS OR
OMISSIONS OF THE CLIENT'S CONTRACTOR, SUBCONTRACTOR OR ANY OTHER PERSONS
PERFORMING ANY OF THE WORK OR FOR THE FAILURE TO CARRY OUT THE WORK IN
ACCORDANCE WITH THE CONTRACT DOCUMENTS.

8. PURPOSE OF PLAN
THIS PLAN PROVIDES STRUCTURAL DRAWINGS FOR THE BOARDWALK AND BULKHEAD
CONSTRUCTION ONLY.

9. CONSTRUCTION STAKEOUT
SPECIAL CARE SHALL BE TAKEN DURING STAKEOUT AND CONSTRUCTION TO ADHERE TO THE
LOCATION OF THE PROPOSED STRUCTURES.

10.  CONSTRUCTION QUANTITIES
QUANTITIES SHOWN ON THE PLAN ARE APPROXIMATE. THE CONTRACTOR SHALL FIELD
MEASURE AND VERIFY ALL EXISTING CONDITIONS AND DIMENSIONS IN THE FIELD. ANY
UNUSUAL CONDITIONS OR DISCREPANCIES SHALL BE BROUGHT TOT HE ATTENTION OF THE
ENGINEER AND OWNER PRIOR TO THE PURCHASE, FABRICATION OR ERECTION OF ANY
MATERIAL.

11.  CONSTRUCTION METHODS
THE CONTRACTOR SHALL PROVIDE ALL MATERIALS, EQUIPMENT AND PERSONNEL REQUIRED
IN CONNECTION WITH THE LAYOUT OF CONSTRUCTION OF THE PROJECT. THE CONSTRUCTION
METHODS MUST NOT AFFECT ANY ADJACENT STRUCTURES.

SPECIFICATIONS

GENERAL
1. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL BUILDING CODE

(IBC) 2015 - NEW JERSEY EDITION.
2. CONTRACTOR IS RESPONSIBLE FOR AND SHALL VERIFY AND COORDINATE ALL DIMENSIONS

AND DETAILS BEFORE PROCEEDING WITH WORK. ANY DISCREPANCIES SHALL BE BROUGHT TO
THE IMMEDIATE ATTENTION OF THE ENGINEER FOR RESOLUTION, PRIOR TO THE PURCHASE,
FABRICATION, OR ERECTION OF ANY MATERIALS.

3. DETAILS SHOWN IN ANY SECTION APPLY TO ALL SIMILAR SECTIONS UNLESS OTHERWISE
NOTED.

4. ALL WORK SHALL FOLLOW THE REQUIREMENTS OF THE NEW JERSEY SOIL EROSION AND
SEDIMENT CONTROL ACT.

TIMBER PILING
1. PILE INFORMATION:

A. TYPE - ASTM D25, CLASS B, SOUTHERN YELLOW PINE
B. SIZE - BUTT DIAMETER = 12".  MIN. TIP DIA. = 10".

2.  PILES TO BE CCA TREATED (MINIMUM OF 2.5 LBS/CF) IN ACCORDANCE WITH AWPA C3 "PILES -
PRESERVATIVE TREATMENT BY PRESSURE PROCESS".

3. TIMBER PILE DESIGN IS BASED ON 5 TON VERTICAL CAPACITY.
4. PILES SHALL BE DRIVEN TO THE DEPTH REQUIRED TO ACHIEVE THE RESISTANCE DETERMINED

BY THE ENGINEERING NEWS RECORD FORMULA FOR THE SPECIFIED CAPACITY.  MINIMUM PILE
LENGTH SHALL BE 35 FEET.

5. ALL PILES SHALL BE DRIVEN BY AN APPROVED GRAVITY, STEAM OR DIESEL HAMMER. JETTING
IS NOT PERMITTED. IF EXTREMELY HARD DRIVING MATERIALS EXIST AND CONDITIONS PERSIST,
ENGINEER SHALL BE CONTACTED TO DETERMINE POSSIBLE LIMITED USE OF JETTING.

6.  PILES SHALL BE DRIVEN VERTICALLY (PLUMB). CONTRACTOR SHALL USE PILING GUIDE AS
NECESSARY TO ENSURE PILING IS INSTALLED PLUMB.

7.  TOLERANCE FOR PILE SETTING AND HORIZONTAL LOCATION SHALL BE 2 INCHES.
8. PILING DRIVING LOGS SHALL BE MAINTAINED BY QUALIFIED PERSONNEL AND SUBMITTED TO

THE ENGINEER. IT IS RECOMMENDED THAT THE ENGINEER BE PRESENT DURING PILING
DRIVING OPERATIONS TO VERIFY THAT PILES ARE INSTALLED IN ACCORDANCE WITH DESIGN
AND CODE REQUIREMENTS AND TO VERIFY PROPER PILE DRIVING PROCEDURES.

9.  ALL WORK PERFORMED UNDER THIS SECTION SHALL BE PERFORMED BY A QUALIFIED
CONTRACTOR HAVING AT LEAST FIVE (5) YEARS OF EXPERIENCE IN INSTALLATION OF SIMILAR
MARINE STRUCTURES.

10.  THE CONTRACTOR SHALL PROVIDE WRITTEN GUARANTEE FROM A LICENSED ENGINEER THAT
THE PILING INSTALLED HAS THE REQUIRED RESISTANCE. THE WRITTEN LETTER SHALL BE
SIGNED AND SEALED BY THE ENGINEER FOR THE OWNER'S RECORD.

11.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR SELECTING PILES OF SUFFICIENT LENGTH
AND STRENGTH TO WITHSTAND ALL HANDLING, DRIVING AND INSTALLATION STRESSES AND TO
SUPPORT THE DESIGN LOADS AND SHALL BE RESPONSIBLE FOR SELECTING A PILE HAMMER
WITH ADEQUATE ENERGY TO MEET THE DESIGN REQUIREMENTS.

12.  EXCEPT AS MODIFIED BY GOVERNING CODES AND BY THIS SPECIFICATION, THE CONTRACTOR
SHALL COMPLY WITH THE APPLICABLE PROVISIONS AND RECOMMENDATIONS OF THE LATEST
EDITION OF THE FOLLOWING:

A.   ASTM D2555, STANDARD SPECIFICATION FOR TEST METHODS FOR ESTABLISHING
CLEAR - WOOD STRENGTH VALUES.

B.   ASTM D2899, STANDARD SPECIFICATIONS FOR DESIGN STRESS FOR ROUND TIMBER
PILES.

C.  ASTM C3-97, STANDARD SPECIFICATIONS FOR PRESERVATIVE TREATMENT.
D. INTERNATIONAL BUILDING CODE, NEW JERSEY EDITION.

13.  A MINIMUM OF ONE WEEK PRIOR TO BEGINNING WORK, THE CONTRACTOR SHALL SUBMIT THE
FOLLOWING DRAWINGS OR DOCUMENTS SHOWING:

A. DETAILS OF PILE, PILE HAMMER AND INSTALLATION PROCEDURES PROPOSED BY THE
CONTRACTOR. MATERIAL CERTIFICATION WITH RESPECT TO THE PILE MATERIALS AS
WELL AS PRESERVATION TREATMENT.  TYPE AND SIZE OF PILE, INCLUDING THE
LENGTH PROPOSED BY THE CONTRACTOR.

B. A PILE PLAN FOR USE BY THE CONTRACTOR FOR IDENTIFYING PILES.
C. SCHEDULE FOR INSTALLATION OF PILING, INDICATING THE NUMBER OF PILE DRIVING

RIGS AND WORKING HOURS.
D. PROPOSED FOR PILE INSTALLATION.

14.  THE CONTRACTOR SHALL HANDLE, TRANSPORT, AND STORE PILES TO PREVENT PHYSICAL
DAMAGE. ANY MATERIALS ORDERED OR DELIVERED TO THE PROJECT SITE PRIOR TO
VERIFICATION OF THE ASSUMED PILE LENGTH, WILL BE AT THE CONTRACTOR'S RISK.

15.  AFTER PILE LENGTHS HAVE BEEN VERIFIED, THE CONTRACTOR SHALL DELIVER MATERIALS TO
THE PROJECT SITE IN SUCH QUANTITIES AND AT SUCH TIMES AS TO ASSURE THE CONTINUITY
OF PILE DRIVING OPERATIONS IN CONFORMANCE WITH THE PROJECT SCHEDULE.

16.  THE CONTRACTOR SHALL STORE PILES IN ORDERLY GROUPS ABOVE GROUND TO MINIMIZE
POSSIBLE DISTORTION OF MEMBERS. PILES EXHIBITING VARIATIONS BEYOND MILL TOLERANCE
LIMITS WILL BE CONSIDERED DISTORTED AND MAY NOT BE USED IN THE WORK, UNLESS
OTHERWISE PERMITTED BY THE ENGINEER.

17.  THE CONTRACTOR SHALL PROVIDE A NEW JERSEY STATE LICENSED SURVEYOR WHO SHALL
ESTABLISH AND BE RESPONSIBLE FOR THE CORRECT LOCATION OF EACH PILE.

18.  TOPS OF PILE SHALL BE CUT AND NOTCHED IN FIELD AS SHOWN ON THE DESIGN DRAWINGS,
AFTER COMPLETION OF THE PILE DRIVING, TO PROVIDE FULL BEARING OF THE SUPPORT
TIMBER GIRDERS.  TOUCH UP NOTCHED AREAS AFTER CUTTING, WITH SAME PRESERVATIVE
USED IN ORIGINAL TREAMENT OF PILES. ALL CUT OFF SHALL BE REMOVED FROM THE SITE AND
DISPOSED IN A LEGAL MANNER.

19.  PILES SHALL BE DRIVEN TO THE FULL LENGTH WITHOUT ANY SPLICES.
20. ANY PILE DAMAGED DURING DRIVING, DRIVEN OUTSIDE THE SPECIFIED TOLERANCE FOR

POSITION, DRIVEN MORE THAN THREE PERCENT OUT OF PLUMB, ABANDONED DUE TO
OBSTRUCTIONS, OR OTHERWISE NOT CONFORMING WITH THE CONTRACT REQUIREMENTS
SHALL BE WITHDRAWN OR ABANDONED. THE CONTRACTOR SHALL REPLACE THE ABANDONED
PILE WITH AN ADDITIONAL PILE OR PILES AT NO ADDITIONAL COST TO THE OWNER.

TIMBER FRAMING
1.  UNLESS OTHERWISE NOTED, ALL STRUCTURAL TIMBER FRAMING SHALL BE SOUTHERN

YELLOW PINE, NO. 2 GRADE OR BETTER AND SHALL BE CCA PRESERVATIVE TREATED (MINIMUM
OF 0.8 LBS/CF).

2.  ALL TIMBER DECKING SHALL BE SOUTHERN YELLOW PINE, NO. 1 GRADE OR BETTER AND
SHALL BE ACQ PRESERVATIVE TREATED (MINIMUM OF 0.40 LBS/CF).

3.  ALL FIELD CUTS SHALL BE FIELD-TREATED WITH PRESERVATIVE TREATMENT IN ACCORDANCE
WITH APPLICABLE AWPA STANDARDS AND PROCEDURES.

HARDWARE
1.  ALL BOLTS, NUTS, AND WASHERS FOR TIMBER FRAMING SHALL BE ASTM A307, UNLESS

OTHERWISE NOTED.  PLATES, STRAPS, AND ANGLES SHALL BE ASTM A36, UNLESS OTHERWISE
NOTED.

2.  ALL STEEL HARDWARE, NAILS AND BOLTS SHALL BE OF SUFFICIENT LENGTH FOR THEIR
INTENDED USE.  ALL BOLTS SHALL INCLUDE FLAT WASHERS AND HEAVY HEX NUTS.

3.  ALL STEEL FASTENERS, BOLTS, WASHERS, NUTS, PLATES, ANGLES, AND CONNECTION
HARDWARE SHALL BE HOT-DIP GALVANIZED PER ASTM A153, WITH 2.0 OZ. OF ZINC PER
SQUARE FOOT.

4. REFER TO TREX DECKING MANUFACTURER SPECIFICATIONS FOR APPROPRIATE DECKING
FASTENERS. FASTENERS TO BE STAINLESS STEEL.

BULKHEAD NOTES

GENERAL
1. ALL WORK SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL BUILDING CODE

(IBC) 2015 - NEW JERSEY EDITION.
2. CONTRACTOR IS RESPONSIBLE FOR AND SHALL VERIFY AND COORDINATE ALL DIMENSIONS

AND DETAILS BEFORE PROCEEDING WITH WORK. ANY DISCREPANCIES SHALL BE BROUGHT TO
THE IMMEDIATE ATTENTION OF THE ENGINEER FOR RESOLUTION PRIOR TO PURCHASE,
FABRICATION, OR ERECTION OF ANY MATERIALS.

3. DETAILS SHOWN IN ANY SECTION APPLY TO ALL SIMILAR SECTIONS UNLESS OTHERWISE
NOTED.

4. SPECIAL CARE SHALL BE TAKEN DURING STAKEOUT AND CONSTRUCTION TO ADHERE TO THE
LOCATION OF THE PROPOSED STRUCTURES.

5. CONTRACTOR SHALL PROVIDE ALL MATERIALS, EQUIPMENT AND PERSONNEL REQUIRED IN
CONNECTION WITH THE LAYOUT AND CONSTRUCTION OF THE PROJECT. CONSTRUCTION
METHODS MUST NOT AFFECT ANY ADJACENT STRUCTURES.

STEEL SHEET PILING
1. THE STEEL SHEET PILING SPECIFIED FOR THIS PROJECT IS SKYLINE NZ-26 AND NZ-19. ALL

SHEET PILING SHALL BE A 572 GRADE 50. STEEL SHEET PILING SHALL CONFORM TO THE
STANDARD SPECIFICATION OF STEEL SHEET PILING, ASTM A328, OR BETTER.

2. ALL STEEL SHEETING SHALL BE HOT-DIPPED GALVANIZED IN ACCORDANCE WITH AASHTO
M232, 6 MILS THICKNESS MINIMUM.

3. CONTRACTOR SHALL USE A DRIVING TEMPLATE FOR DRIVING STEEL SHEET PILING. DRIVING
OF PILING IN PAIRS IS SUGGESTED TO FACILITATE DRIVING AND MAINTAINING VERTICALITY.

4. PILING SHOULD BE DRIVEN WITH THE BALL EDGE LEADING. THIS EASES DRIVING OF THE PILING
BECAUSE THE SOCKET END DOES NOT BECOME CLOGGED WITH SOIL. WHEN THE SOCKET END
MUST LEAD, A BOLT OR SIMILAR OBJECT SHOULD BE PLACED IN THE OPEN SPACE AT THE
BOTTOM END TO MINIMIZE CLOGGING.

STRUCTURAL STEEL
1. ALL STRUCTURAL STEEL WORK SHALL CONFORM TO AISC SPECIFICATIONS FOR STRUCTURAL

STEEL FOR BUILDINGS, LATEST EDITION.
2. ALL STRUCTURAL STEEL, SUCH AS WALER ASSEMBLY, TIE RODS, PLATES, ETC., SHALL

CONFORM TO ASTM A36, FY=36 KSI.
3. ALL BOLTS SHALL CONFORM TO ASTM A325.
4. ALL WELDING WORK SHALL CONFORM TO AWS D1.1.
5. ALL STEEL, INCLUDING STEEL SHEET PILING, THE ENTIRE WALER ASSEMBLY, TIE RODS,

TURNBUCKLES, ALL BOLTS AND HARDWARE SHALL BE HOT DIPPED GALVANIZED IN
ACCORDANCE WITH AASHTO M232.

6. ALL TIE RODS, WITH EXCEPTION OF THREADS AND NUTS, TO BE COATED WITH A COAL TAR
EPOXY.

7. ALL STEEL HARDWARE SHALL BE OF SUFFICIENT LENGTH FOR THEIR INTENDED USE. ALL
BOLTS SHALL INCLUDE WASHERS AND HEAVY HEX NUTS (DISHED WASHERS AND SPHERICAL
NUTS SHALL BE USED FOR TIE ROD-WALER CONNECTION, FOR SETTLEMENT
CONSIDERATIONS).

COAL TAR EPOXY COATING
1. COAL TAR EPOXY COATING SHALL MEET THE REQUIREMENTS OF THE CORPS OF ENGINEERS

FORMULA C-200 AND/OR STEEL STRUCTURES PAINTING COUNCIL SPECIFICATION SSPC-16,
COAL TAR EPOXY POLYAMIDE BLACK PAINT. APPROVED COATINGS ARE KOP-COAT BITUMASTIC
300M PROTECTIVE COAL TAR EPOXY COATING, HEMPELS HIGH BUILD COAL TAR 119US OR
EQUAL.

2. A MINIMUM THICKNESS (NOT AVERAGE) OF 16 MILS DRY FILM IS REQUIRED ON ALL SURFACES
TO BE COATED.

3. COAL TAR EPOXY COATING SHALL BE APPLIED IN STRICT ACCORDANCE WITH THE COAL TAR
EPOXIY MANUFACTURER'S SPECIFICATION FOR COATING OF STEEL SHEET PILING.

4. ALL SCRATCHES AND BLEMISHES SHALL BE PROPERLY CLEANED, PREPARED, AND FIELD
COATED AS PER MANUFACTURER'S SPECIFICATIONS. IN FIELD CLEANING OF EXPOSED STEEL,
CONTRACTOR TO PROVIDE A ROUGH PROFILE ON THE CLEANED SURFACE FOR BETTER
ADHERENCE OF THE FIELD APPLIED COATING. DO NOT GRIND STEEL TO A SMOOTH FINISH. A
MINIMUM THICKNESS OF 16 MIL DRY FILM IS REQUIRED ON FIELD APPLIED COATING.

BACKFILL
1. ALL BACKFILL INSTALLED BEHIND PROPOSED BULKHEAD SHALL BE IN ACCORDANCE WITH THE

REPORT ENTITLED "GEOTECHNICAL INVESTIGATION, HAVEN AT SEA BRIGHT, 4 FRONT STREET,
SEA BRIGHT, NJ 07760", DATED OCTOBER 05, 2018, AS PREPARED BY SIMON ENGINEERING, LLC.

2. CONTRACTOR IS RESPONSIBLE FOR MAINTAINING THE INTEGRITY OF ALL EXISTING
ABOVE-GRADE AND BELOW-GRADE STRUCTURES AND/OR DEWATERING OPERATIONS.

3. ALL CONSTRUCTION EXCAVATIONS SHALL BE IN ACCORDANCE WITH THE APPLICABLE LOCAL,
STATE AND FEDERAL OSHA SAFETY REGULATIONS.

4. BACKFILL WITHIN 5 FEET OF BULKHEAD SHALL BE FREE DRAINING, CLEAN, GRANULAR
MATERIAL.
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BULKHEAD SCHEDULE

SECTION 1 SECTION 2 SECTION 3

STATIONING ST: 0+00 - ST: 2+228 ST: 2+28 - ST:3+83 AND ST:
4+27 - ST: 7+41 ST: 3+83 - ST:4+27

SHEETING BY SKYLINE NZ-19 NZ-26 NZ-26

LENGTH OF SHEETING 32 FT 36 FT 42 FT

WALER (2)-C 9 x 20 (2)-C 9 x 20 (2)-C 9 x 20

TIE ROD 1.75" Ø THREADED ROD 1.75" Ø THREADED ROD 1.75" Ø THREADED ROD

TIE BACK INSTALLATION
TORQUE 4,500 FT-LBS 6,250 FT-LBS 7,625 FT-LBS

TIE BACK CAP MAGNUM MSC 1080-150824B MAGNUM MSC 1080-1751024B MAGNUM MHC1080-41024B

TIE BACK CAPACITY 18 TONS 25 TONS 31 TONS

TIE BACK EMBEDMENT 43 FT 48 FT 62 FT

RAMP
SECTION 2
(TYP.)

RAMP
SECTION 2
(TYP.)

4x
12

(L
O

W
)2x10

CONTINUOUS
(TYP.)

4x
12

(L
O

W
)

2x10 FRAMING AT
LANDINGS (TYP.)

RAMP UP

12" Ø TIMBER PILES
DRIVEN TO 35'-0" BELOW
TOP OF FINAL GRADE

(BOARDWALK)

8'-0" MAX. 8'-0"
MAX.

8'-0"
MAX.

4x
12

(L
O

W
)

RAMP
SECTION 1
(TYP.)

RAMP
SECTION 1
(TYP.)

TOP OF BULKHEAD
EL. 7.20

MHHW (SHWL)
EL. 1.60 ±

MLLW
EL. -1.99 ±

TOP OF BOARDWALK
EL. 9.05 ±

BOTTOM OF BULKHEAD
SEE BULKHEAD SCHEDULE

MUDLINE
ELEVATION VARIES - SEE PLAN

TIE BACK DETAIL (TYP.)
N.T.S

WALL ELEVATION DETAIL (TYP.)
1/2" = 1'-0"

BOARDWALK DETAIL (TYP.)
N.T.S

SEE SCHEDULE
FOR SHEETING

BY SKYLINE

SEE BULKHEAD SCHEDULE FOR MINIMUM EMBEDMENT
OF TIE BACK

(2)-4x12 GIRDER
(ONE PER EACH
SIDE OF PILE)

2x10 JOIST AT 16"
O.C. SPACING

4'
-0

" BENT PLATE CAP
BY SKYLINE

BOARDWALK HANDRAIL
SPECIFICATIONS AND

DESIGN BY OTHERS (TYP.)

(2)-4x12 GIRDER
(ONE PER SIDE)

TIE BACK PLATE
AND WASHER BY
MAGNUM

SEE BULKHEAD SCHEDULE FOR TIE
BACK CONNECTION

WALERS - SEE
BULKHEAD
SCHEDULE

TIMBER 12" Ø
PILES AT

BOARDWALK

8'-0" MAXIMUM
PILE SPACING

5'-0"
MAXIMUM TIE BACK

SPACING

MAGNUM MH 325-BR HELICAL
PILE WITH 12"-12"-12"-12"-12"

LEAD

(SEE BULKHEAD SCHEDULE
FOR REQUIRED INSTALLATION

TORQUE)

5'-0"
MAXIMUM TIE BACK

SPACING

5'-0"
MAXIMUM TIE BACK

SPACING

5'-0"
MAXIMUM TIE BACK

SPACING

2x10 JOISTS AT 16"
O.C. SPACING (HIGH)

4x12 GIRDER, TYP. (LOW)

SEE BULKHEAD
SCHEDULE FOR
TIE BACK CAP

CANTILEVER
(1'-6" MAX.)

BOARDWALK HANDRAIL
SPECIFICATIONS AND DESIGN

BY OTHERS

BOARDWALK
PILES BEYOND

(TYP.)

8'-0" MAXIMUM PILE
SPACING

8'-0" MAXIMUM
PILE SPACING

BULKHEAD AND BOARDWALK
SECTION (TYP.)

1/2" = 1'-0"

SEE BULKHEAD SCHEDULE
FOR WALER SIZE

(4)-TIMBER HEX
SCREWS
SDWH27400G PER
SPLICE (SEE SPLICE
DETAIL)

2x6 TREX COMPOSITE WOOD
DECKING, 3/16" GAP BETWEEN
BOARDS. FACE SCREWS WITH

STAINLESS STEEL SCREWS.
SCREWS TO BE FLUSH WITH

TOP OF DECKING.

SEE WALL
ELEVATION
DETAIL

1'-6" MINIMUM TIE BACK
AND PILE SPACING

R
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TH

BOARDWALK
PILES BEYOND
(TYP.)

GRADE PER SITE
PLAN

CONCRETE CURB
(BY OTHERS)

STEEL CHANNEL
WALERS. REFER TO

BULKHEAD
SCHEDULE.

TIE ROD AND
PLATE PER
MAGNUM

15
° T

IE
 B

AC
K

SL
O

PE

12" CLEAN
CRUSHED STONE

IMPORTED FILL

12" Ø TIMBER
BOARDWALK PILE
(5 TON MINIMUM
CAPACITY, 35 FT
EMBEDMENT MINIMUM)

EX. GRADE VARIES

5'-0" MAXIMUM TIE
BACK SPACING

LEAD SECTION (QUANTITY AND
DIAMETER OF HELICES) MAY
NEED TO BE MODIFIED BASED
ON ACTUAL SOIL CONDITIONS
ENCOUNTERED AND TO
ACHIEVE REQUIRED CAPACITY.
CONTRACTOR TO PERFORM
TEST PILE TO CONFIRM
SPECIFIC CAPACITY PRIOR TO
ORDERING MATERIALS.

DECKING

8'-0" MAXIMUM PILE
SPACING (TYP.)

12" Ø TIMBER
BOARDWALK PILE
(5 TON MINIMUM
CAPACITY, 35 FT
EMBEDMENT MINIMUM)

TYPICAL RAMP SECTION 1
1/2" = 1'-0"

(2)-3/4" Ø THRU
BOLTS

8"
 3/4" CRUSHED CLEAN

STONE

TOP OF RAMP ELEVATION
TO MATCH BOARDWALK

ELEVATION

GRADE PER
SITE PLAN

TYPICAL RAMP SECTION 2
1/2" = 1'-0"

BOARDWALK

12" Ø
BOARDWALK

PILES

2x10

4x12

12" Ø TIMBER PILES WITH 35'-0"
EMBEDMENT MINIMUM  (TYP.)

2x10

TOP LANDING OF
RAMP

RAMP

HANDRAIL
DESIGN AND

SPECIFICATIONS
BY OTHERS

2x10 (2'-0" LONG) SPLICE WITH
(4)-3/4" Ø THRU BOLTS
(GALVANIZED; TYP.)

12" Ø TIMBER PILES
WITH 35'-0"
EMBEDMENT MINIMUM
(TYP.)

(2)-4x12 CONTINUOUS. FASTEN
TO PILES WITH (8)

SDWH27100G Ø SIMPSON
TIMBER SCREWS. PROVIDE 2"

NOTCH IN PILE (TYP.)
REFER TO SIMPSON MANUAL

FOR FASTENING PATTERN
(TYP.)

2x10

2x10 2x10

2x10 (2'-0" LONG) SPLICE WITH
(4)-3/4" Ø THRU BOLTS
(GALVANIZED; TYP.)

GRADE PER
SITE PLAN

12" Ø TIMBER PILES WITH 35'-0"
EMBEDMENT MINIMUM  (TYP.)

(2)-4x12 CONTINUOUS. FASTEN
TO PILES WITH (8) SDWH1200G
Ø SIMPSON TIMBER SCREWS.

PROVIDE 2" NOTCH IN PILE
(TYP.)

REFER TO SIMPSON MANUAL
FOR FASTENING PATTERN

(TYP.)

2x10

4x12

STRINGER SPLICE CONNECTION
DETAIL

1/2" = 1'-0"

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

DETECTABLE WARNING
PAVER BLOCKS (BLOCK
OTHERS)

PROPOSED ROADWAY
IMPROVEMENTS (BY
OTHERS)

PROPOSED CONCRETE
CURB (BY OTHERS)

TIMBER PILE (TYP.)

TOP OF BULKHEAD
EL. 7.20

TOP OF BOARDWALK
EL. 9.05 ±

(2)-4x12 GIRDER
(ONE PER EACH
SIDE OF PILE)

2x10 JOIST AT 16"
O.C. SPACING

SIMPSON MTS 12
(316SS) W/

T9A150MCN NAILS
(TYP.)

BOARDWALK HANDRAIL
SPECIFICATIONS AND

DESIGN BY OTHERS

CANTILEVER
(1'-6" MAX.)

TYPICAL BOARDWALK DETAIL
1/2" = 1'-0"

12" Ø TIMBER PILE
W/ 35'-0"

EMBEDMENT (TYP.)

TYPICAL STAIR TO BOARDWALK
CONNECTION DETAIL

1/2" = 1'-0"

8" MIN. (TYP.)
(4)-SDWH
TIMBER-HEX
SCREWS
SDWH27400G

SIMPSON STRONG TIE
LSCSS (316 SS) SLOPE
HANGER PROVIDE #9 SD
SCREWS. REFER TO
MANUFACTURER
SPECIFICATIONS

SIMPSON STRONG TIE MTS12
(316SS) PER EACH JOIST

(2)-4x12 GIRDERS (ONE PER EACH
SIDE). FASTEN TO PILE WITH
(12)-SDWH271200G SIMPSON

TIMBER HEX SCREWS

8"-3/4" CRUSHED
STONE

2x6 TREX COMPOSITE WOOD
DECKING, 3/16" GAP BETWEEN

BOARDS. STAINLESS STEEL
SCREWS (MODEL NO. DCU2345316)

NZ 14 STEEL SHEETING
BY SKYLINE (GALVANIZED)

GRADE
PER SITE
PLAN

11
2"

21
2"

21
2"1" 21
2"1"

13
4"

CENTERLINE
OF PILE

11
2"

21
2"

21
2"1" 21
2"1"

13
4"

GIRDER SPLICE CONNECTION
DETAIL

1/2" = 1'-0"

SIMPSON STRONG TIE
MTS12 (316SS) PER
EACH JOIST

NOTE:
REFER TO SIMPSON STRONG TIE
SDWH TIMBER-HEX CATALOGUE TO
CONFIRM FASTENER SPACING AT
PILES.

3"
1"

GIRDER SPLICE
ALONG CENTERLINE

OF PILE

12" Ø
BOARDWALK

PILE

CONCRETE
CURB

2x10 AT 2'-0"

TOP OF
BOARDWALK

(6)-SDWH1200G
SIMPSON TIMBER HEX

SCREWS AT END OF
EACH GIRDER

CENTERLINE
OF PILE

FASTEN GIRDER TO PILE
WITH (12) SDWH1200G
SIMPSON TIMBER HEX
SCREWS

TOP OF BULKHEAD
EL. 7.20

BENT PLATE CAP
BY SKYLINE

PAVER WALKWAY.
SEE SITE PLAN
PAVER AND
SUBBASE
SPECIFICATIONS.

GRADE PER SITE
PLAN

HELICAL PIILE.
SEE BULKHEAD
AND BOARDWALK
SECTION

NZ-26 BULKHEAD
SHEETING

PAVER WALKWAY SECTION
1/2" = 1'-0"

STEEL WALE SPLICE PLATE DETAIL
1/2" = 1'-0"

3"
11 2"

11 2"

2"

31
2"

2"
(2)-6"x15"x1

2"
GALV. STEEL
PLATE

6"x15"x1/2"
GALV. STEEL
PLATE

NOTE:
SPLICES TO BE LOCATED
2'-6" FROM TIE RODS.

CENTERLINE
3/4" Ø BOLT
(TYP.)

STEEL CHANNEL WALE DETAIL
3/4" = 1'-0"

1" Ø BOLT
(TYP.)

TIE ROD
WITH PLATE

2'-0"
1" Ø DRAIN
HOLE AT
5'-0" O.C.

3"

SEE WALE
SECTION (TYP.)

12" Ø PILES (5 TON
MINIMUM CAPACITY, 35'
MINIMUM DEPTH)

(2)-4x12
ONE PER

SIDE

EXCAVATE AS
REQUIRED

3'
-0

" M
IN

IM
U

M

STEEL WALE SPLICE PLATE DETAIL
1/2" = 1'-0"

3"
11 2"

11 2"

2"

31
2"

2"
(2)-6"x15"x1

2"
GALV. STEEL
PLATE

6"x15"x1/2"
GALV. STEEL
PLATE

NOTE:
SPLICES TO BE LOCATED
2'-6" FROM TIE RODS.

CENTERLINE
3/4" Ø BOLT
(TYP.)

STEEL CHANNEL WALE DETAIL
3/4" = 1'-0"

1" Ø BOLT
(TYP.)

TIE ROD
WITH PLATE

2'-0"
1" Ø DRAIN
HOLE AT
5'-0" O.C.

WALE SECTION
3/4" = 1'-0"

3"

21
2" (TYP.)

1-1/2" Ø STEEL PIPE SLEEVE
(TYP.) PROVIDE 1/4" WELD

AT ENDS ALL AROUND

SEE WALE
SECTION (TYP.)

ELECTRIC
GAS / OIL

COMMUNICATION / TV
WATER
SEWER

TEMP. SURVEY MARKINGS
PROPOSED EXCAVATION

CALL BEFORE YOU DIG!
NJ ONE CALL.....800-272-1000

RED
YELLOW
ORANGE

BLUE
GREEN

MAGENTA
WHITE

(at least 3 days prior to excavation)

APPROVED BY:
NOT FOR CONSTRUCTION

DESIGNED BY:
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ATTACHMENT C 

IMPERVIOUS COVER AND VEGETATIVE COVER CALCULATIONS SPREADSHEET 
FORM 

 
 
 
 

EcolSciences, Inc. 
Environmental Management & Regulatory Compliance 



Site Planning Area (refer to N.J.A.C. 7:7-13.16)
Site Center Designation (if applicable) (refer to N.J.A.C. 7:7-13.16)

(If a site is not located in a center, core, or node, the underlying planning area will determine the 
impervious cover limit and required vegetative cover.)

Applicable Section under N.J.A.C. 7:7-13.17 for Impervious Cover Calculations Below

For Impervious Calculations In Accordance with N.J.A.C. 7:7-13.17(c)1&2, (d)1, (e)1 and (f)1
Allowable Impervious Coverage Percentage (Please enter percentage in Column B) 70 0.7

Total Site Square Footage
Total Square Footage of Special Areas on site (refer to N.J.A.C. 7:7-13.3)

Net Land Area or Total Site Square Footage (refer to 13.17(c)1 to determine if the square footage of the 
net land area or total site square footage should be entered)

Allowable Impervious Coverage
Existing Impervious Coverage

Existing Impervious Coverage Proposed to be Removed
New Proposed Impervious Coverage

Total Impervious Coverage After Project Construction

For Impervious Calculations in Accordance with N.J.A.C. 7:7-13.17(c)3, d(2), (e)2 & 3, and (f)2
Total Site Square Footage

Total Square Footage of Special Areas on site (refer to N.J.A.C. 7:7-13.3)
Net Land Area 

Amount of Legally Existing Impervious Cover or the Square Footage Covered by Buildings, Asphalt, or 
Concrete Pavement Legally Existing on Site

Existing Impervious Coverage Proposed to be Removed
New Proposed Impervious Coverage

Total Impervious Coverage After Project Construction

Vegetative Cover Calculations (refer to N.J.A.C. 13.18 for information on how the vegetative cover 
requirements are calculated.)
Tree Preservation and/or Tree Planting Requirement
Net Land Area or Total Site Square Footage (refer to N.J.A.C. 13.17(c) for situations in which the total 
site square footage is used instead of the net land area.  Will be the same value entered above for the 
calculation of allowable impervious coverage.)

Site Forested Acreage (refer to N.J.A.C. 7:7-13.5 for determining forested portions of a site)
Required Tree Preservation Percentage for Forested Portions of the Site (Please enter percentage in 
Column B) (refer to Table I at N.J.A.C. 7:7-13.18) 25 0.25
Required Square Footage of Tree Preservation
Proposed Square Footage of Tree Preservation
Site Unforested Acreage (Will be the square footage of the net land area or total site square footage 
minus the square footage of the forested acreage of the site.)
Required Tree Preservation and/or Tree Planting Percentage for Unforested Portions of the site (Please 
enter percentage in Column B)(refer to Table I at N.J.A.C. 7:7-13.18) 5 0.05
Required Square Footage of Tree Planting and/or Additional Tree Preservation
Proposed Square Footage of Tree Planting and/or Additional Tree Preservation 

100188

0

158123

39204

8000

158123

7906.15

110686.1

0

0

100188
39204

0
60984

0
60984

0
158123

158123
0

                                                                          CAFRA Individual Permit
                                                     Impervious and Vegetative Cover Calculations
                                                                    Subchapter 13 (N.J.A.C. 7:7-13)
*Please complete the approrpiate fields in the table below.  If the project site spans more than one Planning Area and/or Center 
designation, please fill out a separate spreadsheet for each area.  Each spreadsheet should be saved and uploaded on the Attachment 
Upload page in the E-submission service.  Values should be entered in square feet where applicable.  Please hit the "ENTER" key after 
entering each value in the cell in order for values to pre-populate in the appropriate cells.  

158123

158123



Herb/Shrub Cover Requirement

Net Land Area or Total Site Square Footage (refer to N.J.A.C. 13.17(c) for situations in which the total 
site square footage is used instead of the net land area.  Will be the same value entered above for the 
calculation of allowable impervious coverage and required tree preservation and/or planting.)
Allowable Square Footage of Impervious Coverage on Site (from impervious calculations above)
Total Square Footage of Required Tree Preservation and/or Tree Planting (from vegetative cover 
calculations above)
Required Herb/Shrub Cover Square Footage 
Proposed Herb/Shrub Cover Square Footage

*In some situations for sites in which the existing impervious cover or coverage of the site by buildings, 
asphalt, or concrete is utilized to determine the allowable impervious coverage, the sum of the 
required tree preservation and/or planting may exceed the net land area of the site.  If this occurs, the 
remaining acreage of the site after the existing impervious coverage or coverage of the site by 
buildings, asphalt, or concrete is subtracted from the net land area shall be planted with trees.  Please 
refer to N.J.A.C. 7:7-13.18(b) for more information regarding this requirement.
lur_044 
Version 1_04/15/2019

39530.75
40000

158123
110686.1

7906.15
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ATTACHMENT D 

TRAFFIC IMPACT ANALYSIS 
 
 
 
 

EcolSciences, Inc. 
Environmental Management & Regulatory Compliance 
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ATTACHMENT E 

QUALIFICATIONS OF PREPARERS 
 
 
 
 

EcolSciences, Inc. 
Environmental Management & Regulatory Compliance 

Docs #5674885-v1 
 













Jennifer R. Potrikus, PWS   Page 2 of 2 
 

 

 
Wetland Delineations and Regulatory Compliance 
 
• Conducted numerous wetland delineations based on the Federal Manual three-parameter 

approach using indicators of hydrophytic vegetation, hydric soils, and wetland hydrology. 
 
• Preparation of Environmental Impact Statements, Letters of Interpretation, Transition 

Area Waivers, General / Individual Permits, CAFRA / Waterfront Development Permits, 
as various U.S. Army Corps permits for both development and utility projects throughout 
NJ. 

 
• Preparation of Article VII and Article 10 applications for major utility projects, 

Freshwater Wetlands Permit (Article 24) and Protection of Waters Permit (Article 15) 
applications, and State Environmental Quality Review (SEQR) compliance for both 
development and utility projects throughout NY. 

 
Threatened and Endangered Wildlife Species 
 
• Performs avian habitat evaluations and/or species presence/absence surveys for the New 

Jersey State-threatened barred owl (Strix varia) and the New Jersey State-endangered, 
red-shouldered hawk (Buteo lineatus) along utility rights-of-way. Avian surveys included 
performing call surveys, nest searches, and assessing suitability of habitat for nesting 
and/or foraging. 

 
• Conducted day and night surveys of vernal pools for an annual monitoring effort 

following installation of an underground gas line. Assessed for the presence of vernal-
dependent species.  

 
Construction/ROW Maintenance Monitoring 

• Monitoring of construction and/or maintenance activities within environmentally 
sensitive areas along various overhead electric line ROWs to ensure compliance with 
permit conditions.   

• Monitoring regulated activities within environmentally sensitive areas for the purposes of 
natural resources protection (wetlands, waters, and threatened and endangered species), 
soil and sediment erosion control, access road maintenance & repair, and ROW 
vegetation maintenance, including spraying, mowing, hand-cutting, and tree-cutting. 

 
Geographic Information Systems 

• Evaluates potential environmental constraints using land use/land cover, wetlands, vernal 
habitat, riparian zones, flood hazard area information, and NJDEP Landscape Project 
mapping for both development and utility projects. 
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