
THE CHAIRPERSON RESERVES THE RIGHT TO REVISE THE ORDER OF THE AGENDA AS NEEDED.  
 

AGENDA  
RED BANK ZONING BOARD OF ADJUSTMENT 

OCTOBER 17, 2024 
  

The Red Bank Zoning Board of Adjustment will hold a regular meeting on Thursday, October 17, 
2024, at 6:30 PM at 90 Monmouth Street, Red Bank, NJ. (Prior to the meeting, the Board will 

hold a public workshop beginning at 6:00 PM). 
  

Salute to the Flag 

Administrative Matters 

1. Meeting Minutes: 
Regular Meeting Minutes- October 3, 2024 

2. Resolutions: 
Resolution of Approval - Z15588: 1 Fisher Place, Block 13, Lot 20.20 

New Business 

1. PR15743: 160 Newman Springs, Block 97, Lot 31 
Applicant: JCP&L. LI Zone. Preliminary & Final Site Plan. D and C Variance 
The applicant seeks preliminary and final major site plan approval to permit certain upgrades to 
and the expansion of the existing substation. The improvements include the installation of an 
new control enclosure and expansion of the perimeter of the substation’s fencing to the south 
of the property to accommodate the new control enclosure. In addition, a new laminate pole, 
chain link security fencing, slide access gate and ancillary underground transmission line work 
will be installed to facilitate future 34.5kV improvements at the substation, along with the 
replacement of an existing transformer and foundation. 

2. PR15454: 196 Broad Street; Block 103 , Lots 14 & 16 
Applicant: 196 Broad Street, LLC. PO & RA Zones. Preliminary & Final Site Plan, Use and Bulk 
Variances. 
The applicant is seeking subdivision and site plan approval to subdivide the parcel containing 
Lots 14 & 16 into two separate lots, one for the existing building (Lot 14) and one for 
construction of the proposed two-story one family dwelling (Lot 16). Additionally, the applicant 
is proposing to reconstruct the parking area to serve the existing building on Lot 14. Access to 
parking area for the existing building will be accommodated through a shared parking accesses 
easement on Lot 16. The applicant is proposing associated site improvements including 
landscaping, lighting and electric vehicle charging station. 

Public Comments on Non-Agenda Items 

Adjournment 
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Jersey Central Power and Light (JCP&L)
300 Madison Avenue, Morristown, NJ 07960

(330) 803-9010
tbyrne@firstenergycorp.com

Saul Ewing, LLP
Benjamin A. Nadell, Esq.

650 College Road East, Suite 4000, Princeton, NJ 08540
(609)452-3152

Benjamin.Nadell@saul.com

James W. Higgins, Associates

Allison Coffin, PP, AICP
823 West Park Avenue, Unit 261, Ocean, NJ 07712

(732) 493-3065
Alli.Coffin@gmail.com

_________ Engineer:
Boswell Engineering

Jeffrey L. Morris, P.E.
330 Phillips Avenue, South Hackensack, NJ 07606

(201) 641-0770
JMorris@boswellengineering.com
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Red Bank Substation Expansion and Control Closure Installation 
Red Bank Borough Development Permit Application Project Narrative 

 
This important reliability project is being completed as part of “Energize 365,” FirstEnergy’s targeted 
investment initiative that involves upgrading many of our existing facilities with advanced equipment 
and technologies that will reinforce the power grid and help prevent or reduce the duration of customer 
outages.  
 
The Red Bank Substation has an existing protection control enclosure that houses protection 
equipment associated with the safe and efficient management of electrical infrastructure. The 
enclosure is at capacity and cannot accommodate additional equipment needed to support reliability 
projects proposed for the area. 
 
As part of this project, JCP&L will install a new control enclosure on site and expand the perimeter 
of the substation’s fencing to the south to accommodate the new enclosure. Additionally, a new 
laminate pole (with a total height of 50 feet) and ancillary underground transmission line work 
(both direct embed and concrete encased) will be installed to facilitate future 34.5kV improvements 
coming into the substation. All proposed work, including the proposed expansion, will be located 
entirely on JCP&L-owned property (Block 97, Lot 31) within the Light Industrial Zone (LI Zone) 
as delineated by the Borough’s Zoning Map.  
 
Per Ordinance 490.150.D(2), public utilities are permitted in the LI Zone as a Conditional Use. The 
conditions required for a public utility use in the LI Zone are enumerated in Ordinance 490-121 as 
follows: 
 
§ 490-121 - Public utilities. 
 
A. A statement is submitted setting forth the reasons that the proposed installation must be 
provided above ground in a specific location and why it is necessary and convenient for the 
efficiency of the public utility system or for the satisfactory and convenient provision of service 
by the utility to the neighborhood or area in which the particular use is to be located. The new 
circuits will enter the existing Red Bank Substation as overhead lines that will then attach to 
riser poles. From the riser poles, the circuits will be routed underground within the substation 
to their respective bus terminations. Routing the circuits underground within the substation is 
necessary due to existing constraints and to allow for necessary clearings for drive path access 
within the substation. The new protective control enclosure will be installed above ground to 
accommodate the necessary equipment associated with the new circuit connections. The 
Applicant will further provide testimony at the time of the public hearing as to the project’s 
need and public benefits. Accordingly, the Applicant respectfully submits this condition is 
satisfied. 
 
B. The design of any building in connection with such facility or any separate structure or 
appurtenance conforms to the general character of the area and will not adversely affect the safe 
and comfortable enjoyment of property rights of the zone in which it is located. Since the 
substation has existed at the property prior to 1925 and the proposed expansion is on the same 
lot, there is no adverse effect on the safety and comfortable enjoyment of property rights in 
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this zoning district. Moreover, public utilities are permitted in the LI Zone as a Conditional 
Use. Accordingly, the Applicant respectfully submits this condition is satisfied. 
 
C. Adequate and attractive fences and other safety devices will be provided. The existing 
substation maintains security fencing and will continue to maintain security fencing once the 
substation is expanded as required per the National Electric Code (NEC) standards. 
Accordingly, the Applicant respectfully submits this condition is satisfied. 
 
D. Sufficient landscaping, including shrubs, trees and lawn or other attractive screening, is 
provided and will be periodically maintained. While the existing substation already maintains 
adequate screening, the Applicant agrees to sufficiently screen the new improvements included 
as part of the substation expansion. Accordingly, the Applicant respectfully submits this 
condition is satisfied. 
 
E. The public utility use and lot meet all the applicable minimum requirements of the district in 
which it is located, except that it need not have the minimum required lot area. Only one principal 
building will be permitted on the lot, and a paved parking area under the provisions of § 490-98 
of this chapter is required. The Applicant’s engineers have calculated the bulk requirements 
for the substation and have confirmed the proposed expansion will meet all applicable 
minimum requirements of the LI Zone. Accordingly, the Applicant respectfully submits this 
condition is satisfied. 
 
F. These signs shall be permitted: 
 (1) Minor and Type A. 
 (2) One from Type G3, G4 or W3. While no additional signage is proposed at this time, 
the Applicant will comply with the Ordinance’s signage requirements should the Applicant 
subsequently determine that additional signage is necessary. Accordingly, the Applicant 
respectfully submits this condition is satisfied. 
 
G. Any structure or appurtenance related to or separate from the installation shall not encroach 
upon or unreasonably interfere with the use of public sidewalks or rights-of-way. As shown on 
the enclosed Concept Plan, the improvements to the Red Bank Substation will not encroach 
upon or unreasonably interfere with the use of public sidewalks or rights-of-way. Accordingly, 
the Applicant respectfully submits this condition is satisfied. 
 
In light of the application satisfying all conditions set forth in Ordinance 490-121, the Applicant 
respectfully submits that the Borough’s Planning Board maintains jurisdiction to consider the within 
application. 

Dated: June 5, 2024 
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  Borough of Red Bank 
90 Monmouth Street 3rd Floor, Red Bank, NJ  

  
  

  

Reference Number: 24‐15743   
Date Entered: 6/10/2024 3:50:00 PM   
      
Applicant Name:    
Address: 160 NEWMAN SPRINGS RD E  Block: 97  Lot: 31  Zone: LI 
  
The proposed construction is in violation of the borough zoning ordinance. 
  
Your application for a zoning permit for the above property address is denied for the following 
reason/s:  
Application is in need of site plan approval from the Planning Board. Please contact the 
Planning and Zoning office regarding submission requirements, noticing and scheduling for the 
Planning Board agenda.  732‐858‐8353 
  
You have 45 days to appeal this denial. 
  
For the Historic Preservation Commission Application, click HERE. 
  
The required applications for seeking a variance are available on the website or the planning 
board secretary at borough hall. 
  
Sincerely,  

 
  
  
Shawna Ebanks 
Zoning Officer                                                                                       
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Borough of Red Bank
Development Permit Application

Reference Number: 24-15743
Date Entered: 6/10/2024 3:50:39 PM

Property Address: 160 NEWMAN SPRINGS RD E
Block: 97
Lot: 31
Zone: LI
History Property:
Application Type: New Construction
Project Description: Please see attached project narrative

Property Details:
Owner Name:
Address: 300 Madison Avenue Morristown, NJ , 07960
Phone Number: (330) 803-9010, Email: tbyrne@firstenergycorp.com
Are applicant details different from owner: No

Applicant Details:
Name:
Address:
Phone Number: , Email:

Lot Size Details:
Frontage
Existing: 251.00, Proposed: 251.00

Depth
Existing: 360.00, Proposed: 360.00

Area
Existing: 123405.00, Proposed: 123405.00

Width
Existing: 489.00, Proposed: 489.00

Contractor Details:
Is the contractor same as owner?
Name:
Address:
Phone Number: , Email:
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Architect Details:
Name:
Address:
Phone Number: , Email:

Engineer Details:
Name: Boswell Engineering
Address: 330 Phillips Avenue South Hackensack NJ 07606
Phone Number: (201) 641-0770, Email: mboswell@boswellengineering.com
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THE BOROUGH OF RED BANK

DEVELOPERS’ POLITICAL CONTRIBUTION DISCLOSURE STATEMENT and
CONFLICT DISCLOSURE STATEMENT

Required Pursuant To § 2-76 of the Revised General Ordinances of the Borough of Red Bank (RBC)

This Form Must Be Filed W ith the Borough Clerk at least 10 days prior to a public hearing before any

Municipal Land Use Agency on any “Developm ent Matter” Relating to a “Major Developer”.

This Form W ill be Available for Public Inspection at the Offices of the Borough Clerk and As Part of the

Project File Kept By the Office of Planning and Zoning.

Penalties for Violations.  Any person, or entity, who, upon request by the Borough, fails to file, or amend,

either a Political Contribution Disclosure Statement or Conflict Disclosure Statement, or who files a false,

or materially inaccurate Political Contribution Disclosure Statement or Conflict Disclosure Statement, or

amendm ent thereto, shall be subject to a fine of up to $500.00.  RBC §2-76.13.

Part I – Political Contribution Disclosure Statement (RBC §§2-76.2(q) and 2-76.10)

1.                                                                                                                                                                                    of
(Name of Person Completing Form and Title, Office, or Relationship to “Major Developer”)

                                                                                                                                                                                     .
(name of “Major Developer”)

2. Zoning Board of Adjustment  /  Planning Board   Application No.                                                                           .

                             (Circle One)

3. List all individuals and entities who are “Major Developers” pursuant to RBC §2-76.2(i), that have made

Red Bank Cam paign Contributions (any and all donations to entities listed in Category 1, below),

Red Bank Political Committee Contributions (any and all donations to entities listed in Category 2, below) and

Pass-Through Contributions (any and all donations to entities listed in Category 4, below) during the preceding

three years:

Person or Business

Entity Making

Contribution

Person’s Home Address, or
Entity’s Business Address

Recipient of Contribution Date of
Contribution

Amount of
Contribution

             
         
                 

Darnella T. Robertson

N/A

Jersey Central Power and Light (JCP&L)
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Person or Business

Entity Making

Contribution

Person’s Home Address, or
Entity’s Business Address

Recipient of Contribution Date of
Contribution

Amount of
Contribution

(Attach Additional Sheets as Necessary)

CATEGORY  1. – RED BANK CAMPAIGN COMMITTEES / ORGANIZATIONS

Curley & Ernst for Council Red Bank Democratic Campaign, 2005

Ernst & Goulart for Council Red Bank Democratic Campaign, 2006

Red Bank Democratic Campaign, 2004 Red Bank Republicans ’06

CATEGORY  2. – RED BANK POLITICAL COMMITTEES / ORGANIZATIONS

Red Bank Democratic Municipal Committee Red Bank Republicans

CATEGORY  3. – COUNTY CAMPAIGN COMMITTEES / ORGANIZATIONS

Monmouth County Democrats Monmouth County Republican Committee

CATEGORY 4. – PASS-THROUGH CONTRIBUTIONS

Arnone for Assembly Little Silver GOP Committee

Eatontown GOP Committee Monmouth County Council of Democratic Leaders

Election Fund of Senator Robert Singer Red Bank Democratic Municipal Committee 

Karcher for Senate Senator Kyrillos Committee
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Part II – Conflict Disclosure Statement (RBC §§2-76.2(e) and 2-76.10)

1. List all individuals and entities, who are “Major Developers” pursuant to  RBC §2-76.2(i), their associates and their

“Development Professionals”, and their business, financial, or family relationships with the current mem bers of the

Borough Land Use Agency before whom the application for development is pending, or with any professional of

that Borough Land Use Agency, if  any.

Individual or Entity’s Name Description of Any Business, Financial, or Family Relationship between the Individual or
Entity and Any Current Member of the Land Use Agency Before Whom the Application for
Development is Pending and/or Any Professional of that Land Use Agency

             

         

                 

(Attach Additional Sheets as Necessary)

N/A

DocVerify ID: 5BB7BE9A-FDD1-40FF-A8BE-9D138FC63610
www.docverify.com

5B
B

7B
E

9A
-F

D
D

1-
40

F
F

-A
8B

E
-9

D
13

8F
C

63
61

0 
--

- 
20

24
/0

6/
10

 0
6:

55
:5

2 
-8

:0
0 

--
- 

R
em

ot
e 

N
ot

ar
y

Page 3 of 9 39D138FC63610
Page 12 of 57



Part III – Signature and Attestation:

The undersigned is fully aware that if he or she has have misrepresented all, or any part, or this affirmation and

certification, he or she, and/or the “Major Developer”, will be liable for the penalty set forth at RBC §2-76.13.

The undersigned is also fully aware that he or she is under a continuing obligation to immediately report any

contributions described in and/or changes to Parts I or II, above, that may occur during any time during the pendency of

the Development Matter for which this statement is submitted.

Name of Major Developer:                        

Signed: Title:                                                      

Print Name:                                        Date:                             

Subscribed and sworn before m e this ___ day of 

  , 200 __.

My Comm ission expires:

(Aff iant)

(Print name & title of af fiant)   (Corporate Seal)

Jersey Central Power & Light (JCP&L)

Assistant Corporate Secretary

Darnella T. Robertson June 10, 2024
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48E891F10E50

Signed on 2024/06/10 07:02:09 -8:00

Darnella T. Robertson

Matthew J. Albright

1A0DDE707B08

Signed on 2024/06/10 07:02:09 -8:00

D
o

cV
er

if
y Matthew J Albright

Commission # 2017-RE-652674
Electronic Notary Public
State of Ohio
My Comm Exp. May 18, 2027

1A0DDE707B08Notary Stamp 2024/06/10 07:02:09 PST

06/10/2024
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BOROUGH OF RED BANK
DEVELOPERS’ POLITICAL CONTRIBUTION DISCLOSURE STATEMENT and

CONFLICT DISCLOSURE STATEMENT

Required Pursuant To §2-76 of the Revised General Ordinances of the Borough of Red Bank (RBC)

The following are selected portions of statutory text related to the terms and citations used in this Developers’

Political Contribution Disclosure Statement and Conflict Disclosure Statement form and is provided for general guidance

only.  Use of this selected text is not a suitable substitute for review of Section 2-76 in its entirety or for competent

representation by an attorney.  The Borough of Red Bank, and its employees cannot provide you with legal advice.  It is

recommended that you retain legal representation to assist you with any questions you may have in completing this form. 

RBC §2-76.2 Definitions.  For the purposes of this section:

[...]

b. Borough shall m ean, in addition to the Borough of Red Bank as a m unicipal entity, any elected offic ial,

officer, employee, agent, department, board or commission of the Borough of Red Bank

c. Borough Land Use Agency shall mean the Borough of Red Bank Planning Board and Zoning Board

of Adjustment.

d. Campaign Contribution shall mean “Red Bank Cam paign Contribution”, “Red Bank Political

Com mittee Contribution”, “County Cam paign Contribution”, “Red Bank Major Developer Contribution”,

and/or “Pass-Through Campaign Contribution” as defined herein, but shall not include other political

contributions.

e. Conflict Disclosure Statement shall mean a statement on a form provided by the Borough setting

forth any business, financial, or fam ily relationships between the property owner, Developer, any assoc iate

of the Developer and/or any Development Professional and any current mem ber of the Borough Land Use

Agency before whom the application for development is pending or any professional of that Borough Land

Use Agency.

f. Contribution shall mean any contribution, whether in the form of money, free service or pledge,

including without limitation any in-kind contributions, or purchases of tickets, advertisements or the like,

directly or indirectly (but not including services provided without compensation by individuals volunteering

a part or all of their time on behalf of a candidate, committee or organization).  The term “directly or

indirectly” as used herein shall further mean and include any campaign contributions made through

intermediaries or third-parties for the purpose of concealing the source of the contribution(s).

g. County Campaign Contribution shall m ean any Contribution, as defined here in, to any county

political organization or county campaign committee or fund within the County of Monmouth.

h. Developer, Minor shall mean:

1. any individual, or entity, who is not a Major Developer, as defined herein, but who makes any

application to the Borough’s Planning Board, or Zoning Board of Adjustment, for:

(a) Any bulk variance relief; or

(b) For a subdivision of a property into not more than two lots; or

(c) For conditional use or m inor site plan approval;

2. The term “Developer, Minor” shall also include anyone
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(a) W ho owns, or is the contract purchaser, of any property that is the subject of any such

application, described in this definition; and

3. In the case of any Minor Developer who is an Individual, the term “Developer, Minor” shall also

include:

(a) his or her spouse; and

(b) any child living at home; and

(c) any entities of which any of them are principals holding a Ten Percent (10%) or greater

interest; and

4. In the case of a Minor Developer that is an Entity, the term “Developer, Minor” shall also include:

(a) each and every principal of the said entity who has an ownership interest in excess of Ten

Percent (10%) in the entity, or in any parent or subsidiary of the entity; and

(b) their spouses, if any; and

(c) any child living at home.

i. Developer, Major shall mean:

1. Any individual or Entity who m akes any application to the Borough’s Planning Board for:

(a) Any subdivision of a property or properties into more than two lots, or

(b) For major site plan approval; or

(c) Any application to the Borough’s Zoning Board of Adjustment for any use variance

approval; or

2. The term “Developer, Major” shall also include anyone

(a) W ho owns or is the contract purchaser of any property that is the subject of any such

application; or

(b) W ho engages directly or indirectly in negotiations with the Borough relating to the

Municipal Land Use Law a request for a change in zoning for a particular property, or

(c) W ho owns or is  the contract purchaser of, any property that is the subject of, or would

directly be affected by a proposed change in zoning, or of the Master Plan, and

3. In the case of a Major Developer who is an individual, the term “Developer, Major” shall also

include:

(a) his or her spouse, and

(b) any child living at home, and

(c) any Entities of which any of them are principals holding a Ten Percent (10%) or greater

interest; and

4. In the case of a Major Developer that is an entity, the term “Developer, Major” shall also include:
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(a) each and every principal of the said entity who has an ownership interest in excess of Ten

Percent (10%) in the entity, or in any parent or subsidiary of the entity, and

(b) their spouses, if any, and

(c) any child living at home.

j. Developer shall mean any Major Developer or Minor Developer.

k. Developer’s Agreement shall mean any agreement entered into between a Developer and the

Borough relating to an application or plan to develop or redevelop property within the Borough of Red

Bank.

l. Development Matter shall mean any application for development pending before the Borough Planning

Board or Zoning Board of Adjustment of the Borough, or any application or proposal to change the

Borough’s zoning regulations or Master Plan.

1. W ith respect to a Major Developer, the term “relating to a Development Matter” shall mean that

the Major Developer is the applicant, owner or contract purchaser of property that is the subject of

an application for development pending before the Borough Planning Board or Zoning Board of

Adjustment of the Borough, or of any application or proposal to change the Borough’s zoning

regulations or Master Plan.

2. W ith respect to a Minor Developer, the term “relating to a Development Matter” shall mean that

the Minor Developer is the applicant, owner or contract purchaser of property that is the subject of

an application for development pending before the Borough Planning Board or Zoning Board of

Adjustment of the Borough.

3. W ith respect to a Development Professional, the term “relating to a Developm ent Matter” shall

mean that the Development Professional has rendered or is rendering professional services for a

Minor or Major Developer in connection with that Development Matter.

m. Development Professional shall mean:

1. any licensed professional, including but not limited to attorneys, architects, engineers, surveyors

and planners, or any entity that provides such professional services, who is representing a

Developer, or who has performed professional services for a Developer relating to a Development

Matter; and

2. in the case of a Development Professional who is an individual, the term shall also include:

(a) his or her spouse and

(b) any child living at home, and

(c) any entities of which any of them are principals holding a Five Percent (5%) or greater

interest; and

3. in the case of a Development Professional that is an entity, the term shall also include:

(a) each and every principal of the said entity who has an ownership interest in excess of

Five Percent (5%) in the entity, or

(b) in any parent or subsidiary of the entity, and
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(c) their spouses, if any, and

(d) any child living at home.

n. Entity shall mean any corporation, professional corporation, joint venture, general or limited partnership,

trust or limited liability company, or subsidiary or parent of any of the foregoing.

[...]

p. Pass-Through Campaign Contributions shall m ean any Contribution, as defined herein, to any

campaign comm ittee or election fund of any candidate for, or holder of the office of, Mayor or Council of

the Borough, or to any Red Bank Political Committee that is received from the election fund, or other

campaign account, of any elected official or candidate for any office other than mayor or council of the

Borough, or from any local, county or state party committee or organization, or any political action

committee or fund of any kind, whether within or w ithout Red Bank or Monmouth County;

q. Political Contribution Disclosure Statement shall mean a list on a form provided by the Borough

Clerk specifying the amount, date, and the recipient of any and all Red Bank Major Developer Political

Contributions, as defined herein.

r. Red Bank Major Developer Contribution shall mean any Red Bank Campaign Contribution, or Red

Bank Political Committee Contribution made by a Major Developer during the preceding three years, and

any other contribution made during the preceding three years by the Major Developer to any other election

fund, campaign, political organization, or committee or, political action comm ittee listed by the Borough

Clerk on the Political Contribution Disclosure Statement form prepared in accordance with Section

2.76.10(c).

s. Red Bank Campaign Contribution shall m ean any Contribution, as defined herein, to any campaign

comm ittee or election fund of any candidate for, or holder of the office of, Mayor or Council of the

Borough.

t. Red Bank Political Committee Contribution shall m ean any Contribution, as defined herein, to any

Red Bank Political Committee, as defined herein.

u. Red Bank Political Committee shall mean any municipal party committee or partisan political club or

organization within the Borough.

[...]

2-76.9 Reasons for Abstention by Ineligible Official to Be Set Forth On the Record, and
Recorded in the Minutes of the Meetings.  W ith respect to each and every vote or matter as to which the

Mayor or any member of the Council, or of a Borough Land Use Board, is deemed to have a Conflict of Interest

and to be an Ineligible Official by virtue of the operation of Sections 2-76.3 through 2-76.5, or in the case of

mem bers of the Borough Land Use Board, by virtue of a financial or other interest or relationship disclosed in the

Conflict Disclosure Statement required to be filed pursuant to  Section 2-76.10, the reasons for the abstention shall

be set forth by the Borough Clerk or Board Secretary, as the case may be, in public and on the record and shall be

recorded in the minutes, and noted on any resolution mem orializing the same, and in any contract or other

agreement executed in accordance therewith.

2-76.10 Requirement that Major Developers Disclose Certain Campaign Contributions.  

a. Each Major Developer shall prepare, execute and file with the Borough Clerk at least (10) days prior to a

public hearing before a Municipal Land Use Agency on a Development Matter relating to a Major

Developer a Political Contribution Disclosure Statem ent and a Conflict Disclosure Statem ent, on forms to
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be prepared by the Borough Clerk in accordance with subsection (c) for all Major Developers involved in

the Development Matter that is pending before the Municipal Land Use Agency; provided that nothing

contained herein shall be construed to require the filing of a Political Campaign Disclosure Statement by

any person or entity that is not subject to disclosure pursuant to N.J.S.A. §§40:55D-48.1 or 40:55D-48.2.

b. Any Major Developer required to comply with this ordinance shall amend its Political Contribution

Disclosure Statement as necessary to reflect Political Contributions made after the initial filing date of the

Statement so that the inform ation contained therein is at all times accurate and current.

c. The Political Campaign Disclosure Statem ent form  prepared by the Borough Clerk in accordance with this

Section shall list each Pass-Through Contribution reported by candidates for the Office of Mayor and

Council of the Borough pursuant to Section 2-76.7 during the three (3) year period preceding the year of

the application.

2-76.11 Availability of Contribution Disclosure Statements and Conflict Disclosure
Statements.  All Contribution Disclosure Statements and Conflict Disclosure Statements shall be available for

review by any mem ber of the public in the office of the administrative officer for the relevant Borough Land Use

Agency.

2-76.12 Intent of Contribution Disclosure Statements and Conflict Disclosure Statements. 
It is the intent of this ordinance that Political Contribution Disclosure Statem ents and Conflict Disclosure

Statements shall serve solely as a means to inform the public and shall not serve in any manner as evidence

relevant to the decision-mak ing criteria for granting or denying requested variances or other approvals.  Such

decisions shall continue to be governed strictly under the relevant criteria set forth in the Municipal Land Use Law,

N.J.S.A. 40:55D-1, et. seq., or other relevant law.

2-76.13 Penalties for Violations.  Any person, or entity, who, upon request by the Borough, fails to file,

or am end, either a Political Contribution Disclosure Statement or Conflict D isclosure Statement as required by this

subsection 2-76, or who files a false, or materially inaccurate Political Contribution Disclosure Statement or

Conflict Disclosure Statement, or amendment thereto, shall be subject to a fine of up to $500.00 (five-hundred

dollars).

C:\Documents and Settings\TomH.PRINGLE\Desktop\10-28 New Briefcase\Red bank\Pay To Play\Developer's Disclosure Form.wpd
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Page 1 of 1 

Jersey Central Power & Light Company 
Ownership Disclosure Statement per N.J.S.A. 40:55D-48.1 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

________________________ 

*FirstEnergy Corp. is a publicly traded company on the New York Stock Exchange. 

Jersey Central Power 

& Light Company 

FirstEnergy Corp.* 

100% 
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Benjamin A. Nadell 

 Phone: (609) 452-3152 

 benjamin.nadell@saul.com 

www.saul.com 

 

 

 

M.  Pa ige  Ber ry  –  Pr ince ton  Managing  Par tner  

650  Col lege  Road  Eas t ,  Su i t e  4000   P r ince ton ,  NJ  08540-6603   Phone :  (609)  452-3100   Fax :  (609)  452-3122 

D E L A W A R E   F L O R ID A   I L L I N O IS   M A R Y L A N D   M A S S A C H U S E T T S   M I N N E S O T A   N E W  J E R S E Y   N E W  Y O R K   P E N N S Y L V A N I A   W A S H I N G T O N ,  D C  

A DELAWARE LIMITED LIABILITY PARTNERSHIP 
53124101.1 

October 2, 2024 

VIA HAND DELIVERY 
Aline Macatrao, Zoning Board Secretary  
Borough of Red Bank Zoning Board of Adjustment 
90 Monmouth Street 
Red Bank, NJ 07701 
 

RE:  Jersey Central Power and Light Company 
Preliminary and Final Major Site Plan Approval 
Red Bank Substation 
E. Newman Springs Road 
Block 97, Lot 31 
Supplemental Submission No. 1 

Dear Ms. Macatrao: 

As you know, this firm serves as counsel to Jersey Central Power and Light Company (the 
“Applicant” or “JCP&L”). JCP&L seeks Preliminary and Final Major Site Plan Approval from the 
Borough of Red Bank Zoning Board of Adjustment to permit certain upgrades to the existing Red 
Bank Substation on the real property designated as Lot 31 in Block 97 on the Official Tax Map of 
the Borough of Red Bank (the “Property”).  

 The hearing for this matter is currently scheduled for the Zoning Board’s October 17, 2024 
agenda. In further support of the hearing, enclosed please find:  

1. Four (4) folded copies of the revised Site Plan drawing package, prepared by Boswell 
Engineering, dated July 11, 2024; last revised on September 30, 2024. 

After you have an opportunity to review the enclosed, please advise if any additional 
information or materials are required for your review.  
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October 2, 2024 
Page 2 
 
 

53124101.1 

Thank you for your time and attention to this matter. Should you have any questions, please 
do not hesitate to contact the undersigned.  

Very truly yours, 
 
 
 
Benjamin A. Nadell, Esq. 
 

Encls. 
cc: JCP&L 
 Boswell Engineering 
 Cofone Consulting Group, LLC 
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RBPB-R9400 October 15, 2024 
Via Email  

Shawna Ebanks, Director of Community Development 
Borough of Red Bank 
90 Monmouth Street 
Red Bank, New Jersey 07701 
 
Re: Jersey Central Power and Light Company  

160 East Newman Springs Road 
 Block 97, Lot 31  
 Application No. #24-P15743; Zone: LI 
 Preliminary and Final Major Site Plan  
 Second Engineering Review 

Dear Ms. Ebanks: 

As requested, we have reviewed the above-referenced major site plan application. The applicant submitted 
the following documents in support of this application: 

1. Preliminary and Final Plat Site Plans prepared by Jeffrey L. Moris, P.E., of Boswell Engineering, 
dated July 11, 2024, last revised September 30, 2024, consisting of eleven (11) sheets. 

2. Boundary and Topographic Survey prepared by David Avery, P.L.S., of Langan Engineering and 
Environmental Services, LLC., dated April 8, 2024.  

3. Zoning Denial Letter dated June 10, 2024.  
4. Red Bank Planning Board Application  
5. Project Narrative 
6. Request for Certified Property Owner List prepared by Benjamin A. Nadell, Esq., of Saul Ewing 

dated June 6, 2024.  
7. Certified Property Owners Letter dated June 13, 2024. 
8. Land Development Escrow Agreement 
9. W9 completed by the applicant, dated April 30, 2024. 
10. Political Contribution Disclosure Statement & Conflict Disclosure Form dated June 10, 2024.  
11. Disclosure of Ownership dated July 12, 2024. 
12. Supplement Submission No. 1, prepared by Benjamin A. Nadell, Esq., of Saul Ewing dated 

October 2, 2024. 

The subject property, Lot 31 of Block 97 is located in the Light Industrial – (LI) Zone of the Borough of 
Red Bank with frontage along Mohawk Lane and Central Ave. Lot 31 is a developed lot containing a 
JCP&L Substation with a 1-story building and office trailer. The applicant is proposing improvements to 
improve upon the capacity and reliability of the Red Bank Substation. Improvements will include a new 
control house enclosure, laminate pole, underground transmission work, chain link security fencing, a 
sliding access gate, additional transformers and electrical equipment, and the replacement of several 
concrete pads.  

Based on our recent site visit and review of the plans, we offer the following for Board consideration: 
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RBPB-R9400 
October 15, 2024 

Page 2 
 
Re: Jersey Central Power and Light Company  

160 East Newman Springs Road 
 Block 97, Lot 31  
 Application No. #24-15473; 
 Preliminary and Final Major Site Plan and Conditional Use 
 Second Engineering Review 
 

1. Planning and Zoning   
 

1.1 The existing substation is a conditionally permitted use pursuant to requirements of 490-
150D and 490-121. The applicant has provided a response regarding compliance with same. 
The applicant shall provide testimony to confirm compliance with the conditional use 
standards. We offer the following comments regarding compliance with this section.  

a. The applicant agreed to sufficiently screen the new improvements proposed with this 
application pursuant to §490-121.D. However, no such screening appears to be 
provided on the plans. The applicant shall address this and shall provide revised plans 
noting areas of screening including landscaping, solid fencing, etc. Continuing 
comment. The applicant shall clarify if any landscaping improvements are 
proposed or if relief is sought.  

b. Per §490-121.G, structures shall not encroach upon or unreasonably interfere with the 
use of public sidewalks or rights-of way.  A proposed riser-pole will slightly encroach 
within the Central Avenue right-of-way. It is this office’s opinion that these 
improvements do not unreasonably interfere with the public sidewalk or right-of-way. 
Continuing comment. It is this offices opinion that the application complies. 

c. Pursuant to §490-121.E, only one principal building is permitted on the property. 
Pursuant to the Borough’s definition of Accessory Building;  
“--any structure with a ground-floor area in excess of 500 square feet or a building 

containing living space shall never be considered an accessory building.” 
An approximately 700SF, 1-story building exists today, and the applicant 
proposes a 1,624SF, 1-story control house building.  
 

Based on the comments above, a D(3) conditional use variance would be required. 
Testimony shall be provided to support this request.  

 
2. Off Site and Off Tract Improvements 

 
2.1 The applicant proposes an underground transmission cable connection into a proposed rise 

pole in the R.O.W. Continuing comment. 
 

2.2 We note during a site visit on July 26, 2024, Mohawk Lane was paved along the frontage of 
the substation.  Continuing comment. 

 
2.3 The applicant shall be aware that any damages to the existing pavement, sidewalk, and curb, 

due to the proposed construction shall be repaired or replaced to the satisfaction of the 
Township’s Engineer.  A note shall be added to the plans indicating same. Continuing 
comment. 

 
2.4 The Survey shows a portion of Mohawk Lane as part of the applicant’s property limits, 

indicating it had been conveyed to the Borough’s right-of-way but no record was found. 
The Borough Tax Map depicts Mohawk Lane as a 30-foot-wide right of way, which is 
not concurrent with the Survey. If it is determined that the conveying of this land was 
not filed, the Board should consider if same should be conducted with this application.  
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RBPB-R9400 
October 15, 2024 

Page 3 
 
Re: Jersey Central Power and Light Company  

160 East Newman Springs Road 
 Block 97, Lot 31  
 Application No. #24-15473; 
 Preliminary and Final Major Site Plan and Conditional Use 
 Second Engineering Review 
 

3. On-Site Improvements  
 

3.1 The applicant proposes to extend the 7-foot chain-link and barbed fence to accommodate the 
proposes improvement. Pursuant to Borough Ordinance barbed wire is permitted when 
fences are taller than 6-feet. Continuing comment. 
 

3.2 The applicant shall provide testimony regarding traffic impacts resulting from the proposed 
use. The applicant shall clarify how often the site is accessed and by whom. Continuing 
comment. 
 

3.3 The applicant shall provide testimony regarding trash and recycling pickup. If stored outside, 
an enclosure with adequate screening shall be provided. Continuing comment. 

 
3.4 The applicant shall provide testimony regarding site loading and deliveries and advise of the 

largest truck requiring access to the site. Continuing comment. 
 

4. Grading and Drainage 
 

4.1 The applicant does not propose any grading or drainage structures with this application. The 
applicant shall provide testimony to any onsite drainage issues. Continuing comment. 
 

5. Landscaping and Lighting 
 

5.1 The applicant proposes no new landscaping or lighting.  Continuing comment. 
 

5.2 We recommend the applicant provide landscaping plans consisting of low-growth plantings 
to improve aesthetics and screening to the residential uses near intersection of Pearl Street 
and Mohawk Avenue. Additionally, we recommend the same be provided behind the park 
bench abutting Mohawk Pond. Continuing comment. 

 
5.3 A lighting detail has been provided. The applicant shall clarify the locations of any proposed 

light fixtures. Continuing comment. 
 

6. Miscellaneous 
 

6.1 The Fire Official should review the plans for emergency access. Continuing comment. 
 

6.2 As indicated on NJ Geoweb, there are potentially wetlands on site from Mohawk Pond. As 
limits of improvement are to be contained to the substation area, no further action is required. 
Continuing comment.  

 
6.3 Approvals or waivers should be obtained from any agencies having jurisdiction.  These may 

include, but shall not be limited to, the following: Continuing comment. 
 

a. NJ Transit 
b. Red Bank Borough Building Department 
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RBPB-R9400 
October 15, 2024 

Page 4 
 
Re: Jersey Central Power and Light Company  

160 East Newman Springs Road 
 Block 97, Lot 31  
 Application No. #24-15473; 
 Preliminary and Final Major Site Plan and Conditional Use 
 Second Engineering Review 
 

c. Red Bank Borough Fire Official 
d. Red Bank Borough Department of Public Utilities 
e. Red Bank Borough Department of Public Works 
f. Monmouth County Department of Health 

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

Very truly yours, 
 
T&M ASSOCIATES 
 
EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 
BOARD ENGINEER 

 
 
   
JACQUELINE DIRMANN, P.E., C.M.E., C.F.M. 
CLIENT MANAGER 

 
JD:GTG:GMM:AJA 
 
cc:   Jim Gant, Borough Manager 

Kevin Kennedy, Zoning Board Attorney 
 Jersey Central Power and Light, Applicant/Owner, (tbyrne@firstenergycorp.com) 
 Benjamin A. Nadell, Esq, Applicant’s Attorney (benjamin.nadell@saul.com) 
 Jeffrey L. Morris, P.E, Applicant’s Engineer (jmorris@boswellengineering.com)  
 Allison Coffin, PP, AICP, Applicant’s Planner (alli.coffin@gmail.com) 
 
G:\Projects\RBPB\R9400\Correspondence\RBZB_160 Newman Springs RD__EWH_Second Engineering Review.docx 
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Borough of Red Bank

90 Monmouth Street
Red Bank, NJ 07701

Shawna S. Ebanks, PP, AICP 732-530-2752
Director Community Development sebanks@redbanknj.org

Borough of Red Bank
90 Monmouth Street 3rd Floor, Red Bank, NJ

Reference Number: 23-15454
Date Entered: 10/31/2023 10:00:00 PM

Applicant Name:
Address: 196 BROAD ST Block: 103 Lot: 14 Zone: PO

The proposed construction is in violation of the borough zoning ordinance.

Your application for a zoning permit for the above property address is denied for the following
reason/s:
Application is in need of minor subdivision approval and bulk variances relief from the
Planning Board.

Please contact the Planning and Zoning Department regarding submission requirements,
noticing and scheduling for the Planning Board agenda.
732-858-8353

You have 45 days to appeal this denial.

For the Historic Preservation Commission Application, click HERE.

The required applications for seeking a variance are available on the website or the planning
board secretary at borough hall.

Sincerely,

Shawna Ebanks
Zoning Officer
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Borough of Red Bank

90 Monmouth Street
Red Bank, NJ 07701

Shawna S. Ebanks, PP, AICP 732-530-2752
Director Community Development sebanks@redbanknj.org
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RBPB-R9330 October 15, 2024 
 
Via Email  
Shawna Ebanks, Director of Community Development 
Borough of Red Bank 
90 Monmouth Street 
Red Bank, New Jersey 07701 
 
Re: 196 Broad, LLC 
 Block 103, Lot 14 & 16, 196 Broad Street  
 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
 Second Engineering Review 

Dear Ms. Ebanks: 

As requested, we have reviewed the above-referenced minor subdivision and site plan application. The 
applicant submitted the following documents in support of this application: 

1. Proposed Minor Subdivision Site Plan prepared by thinkDesign Architecture, dated December 1, 
2023, revised June 20, 2024, consisting of three (3) sheets. 

2. Survey of Property prepared by David J. Von Steenburg of Morgan Engineering & Surveying, 
dated September 11, 2023 (incorporated into Minor Subdivision Plan referenced above). 

3. Borough of Red Bank Department of Planning and Zoning Application. 
4. Variance Response Letter prepared by Frank Martarella III, A.I.A, N.C.A.R.B., of thinkDesign 

Architecture, dated July 2, 2024.  
5. Response to First Engineering Review, prepared by Edward J. McKenna, Jr., dated October 

10, 2024.  
 
Subject Property Description and Surrounding Area 
 
The subject properties consist of Lot 16 and Lot 14 within the RA District and the PO District in the 
Borough of Red Bank. Lot 14 is a 7,500 S.F. lot which fronts on Broad Street (County Rt. 11), and Lot 16 
is a 7,534 S.F. lot which fronts on Waverly Place. Lot 14 contains a two and a half story frame building, 
which is primarily used as a dentist office on the first floor and a residential unit on the second floor. Lot 
16 contains an existing parking area and garage. Lot 16 provides driveway access for both lots. Lot 14 is 
solely within the PO District and Lot 16 is solely within the RA District.  
 
The applicant is proposing a subdivision of this property as well as the construction of a two-story single-
family dwelling on Lot 16. Additionally, the applicant is proposing to reconstruct the parking area to serve 
the existing building on Lot 14. Access to the parking area for the existing building will be accommodated 
through a shared parking and access easement on Lot 16. Lastly, the applicant is proposing associated site 
improvements including landscaping, lighting, and an electric vehicle charging station.  
 
 
Based on our review of the plans and a recent site visit, we offer the following for Board consideration: 
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Re: 196 Broad, LLC 
 Block 103, Lot 14 & 16, 196 Broad Street  
 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
 Second Engineering Review 
  

 

Near Map Aerial of Subject Property– Block 103, Lot 14 & 16 (June 2024 Imagery) 
 

 
 

Existing Parking Lot & Building (Photo taken July 2024) 
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Re: 196 Broad, LLC 
 Block 103, Lot 14 & 16, 196 Broad Street  
 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
 Second Engineering Review 
  

 

Broad Street Frontage (Photo taken July 2024) 
 

 
 

Existing Parking Lot (Photo taken July 2024) 
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Re: 196 Broad, LLC 
 Block 103, Lot 14 & 16, 196 Broad Street  
 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
 Second Engineering Review 
  

 

1. Planning and Zoning   
 

This application requires Use “d” Variances for the following: 

1.1 The applicant proposes the access driveway and a portion of the off-street parking for the mixed 
commercial/residential use of Lot 14 of the PO Professional Office District to be located within 
Lot 16 of the RA Residential District. As these improvements are considered accessory uses to the 
principal commercial use of Lot 14 in the PO District, it is of this office’s opinion that the same is 
a non-permitted use of Lot 16 in the RA District.  
 
Additionally, the Borough defines “Accessory Use or Building” as:  

“A subordinate use or building, the purpose of which is incidental to that of a main use or 
building on the same lot, except that any structure with a ground-floor area in excess of 
500 square feet or a building containing living space shall never be considered an 
accessory building.”  

 
As these improvements are not located within Lot 14, they cannot be considered an 
accessory/incidental use to the existing principal use on Lot 14.  
 
Therefore, a D(1) Use Variance is required for the driveway access and the portion of the parking 
lot proposed within Lot 16 as the same is not a permitted use of the RA District, and is not located 
on the same lot as it’s main use. Continuing Comment.  

 
Bulk “c” Variances: 

 
1.2 The following pre-existing non-conforming conditions are proposed to remain: Continuing 

Comment. 
 

a. Ordinance §490-147.E.(2) requires a minimum lot frontage of 75 feet for the proposed use, 
whereas the existing Lot 14 has a frontage of 50 feet on Broad Street (County Route 11).  
 

b. Ordinance §490-147.E.(5)(a) requires a minimum side yard setback of 10 feet whereas a 
side yard setback of 5.83 exists on the northern side of Lot 14 and is proposed to remain.  
 

c. Ordinance §490-147.E.(5)(a) requires a combined side yard setback of  25 feet whereas the 
existing lot provides a 16.17 foot combined side yard setback.  

 
1.3 Based on the plans provided, it appears the unoccupied open space was calculated incorrectly. 

Per §490-6 “Unoccupied Open Space” is defined as: 
An unoccupied grassed, wooded, or landscaped area open to the sky on the same lot with 
a principal and/or accessory building. Improved sidewalks, paved paths, or other 
pedestrian ways within an unoccupied open space area, which exceed four feet in width, 
shall be deducted in determining the unoccupied open space area. Parking area or traffic 
channelization islands which are not landscaped, or which have an area of less than 350 
square feet shall not be considered as unoccupied open space. Riparian grants may provide 
up to 25% of the unoccupied open space requirement.  
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The applicant shall recalculate the unoccupied open space and provide an updated calculation 
prior to the hearing to confirm if relief is required. Continuing Comment. The applicant has 
indicated revised plans will be provided to confirm. This shall be provided prior to the 
board hearing.  

 
1.4 Pursuant to Ordinance §490-147.B.(3), PO Zone required accessory uses, a 15-foot wide buffer 

pursuant to Ordinance §490-81A.(1) and screening pursuant to Ordinance §490-81B.(4)  are 
required along property lines which are common with residential uses. A buffer area and 
screening meeting these requirements are not provided on Lot 14 in favor of Lot 16 nor in favor 
of adjacent Lot 13 and Lot 13.02. The plans shall be revised, or variance will be required. 
Continuing Comment.  

 
1.5 Pursuant to Ordinance §490-6, “Lot Coverage” is defined as:  

The area of a lot covered by buildings and structures and accessory buildings or structures 
and expressed as a percentage of total lot area. For the purpose of this chapter, parking 
areas and automobile access driveways shall not be included in lot coverage to the extent 
required by ordinance, except that any new or expanded paved driveways for one- and 
two-family dwellings shall count toward lot coverage. New or expanded driveways for one- 
and two-family dwellings utilizing gravel, concrete tire channels or decorative pavers shall 
not count towards lot coverage. [Amended 8-21-2019 by Ord. No. 2019-35] 

 
The applicant shall recalculate the lot coverage to include the proposed driveway easement as 
part of Lot 16, even though it is to be apart of Lot 14. Continuing Comment. The applicant has 
indicated revised plans will be provided to confirm. This shall be provided prior to the 
board hearing. 

 
The applicant must demonstrate that the application satisfies both the positive and the negative criteria 
of the Municipal Land Use Law for the granting of the use variance relief.  The determination of the 
positive criteria establishes the benefits of the variance. The determination of the negative criteria 
establishes the detriments to the public good that would result from the variance.  By nature, a variance 
is a departure from and an impairment of the zone plan.  On balance, the benefits of granting the 
variance must be such that the resulting detriments are not substantial.  The greater the benefits of the 
variance, the greater the detriments must be to be considered substantial. 

 
2. Off-site/Off Tract 

 
2.1 It is recommended that new concrete driveway aprons and ADA compliant sidewalk be provided 

along the Waverly Place frontage. The plans shall be revised to depict same. Continuing 
Comment. The applicant has indicated they will comply. 

 
2.2 Plans and construction details shall be revised to clarify limits of pavement repair within the 

roadway. Continuing Comment. The applicant has indicated they will comply. 
 
2.3 No utility connections are provided on the plan for the proposed single-family dwelling. The 

applicant shall revise the plans to include existing and proposed utility connections, and their 
associated pavement repairs. Continuing Comment. The applicant has indicated they will 
comply. 
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 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
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2.4 Based on site inspection there are several sections of damaged curbing along the Broad Street 
frontage. We recommend these sections be replaced. The applicant shall include this as part of 
their application to the Monmouth County Planning Board. Continuing Comment. The 
applicant has indicated they will comply. 

 
2.5 As a condition of any approval, the applicant must post off-site water vulnerabilities contribution 

in the amount of $320.00 per service unit. Continuing Comment. The applicant has indicated 
they will comply. 

 
2.6 Lot 14 fronts Broad Street (County Route 11) we defer to the County for any additional comments 

related to County Right of Way improvements. Continuing Comment.  
 

3. On-Site Improvements  
 

3.1 The applicant proposes a total of 8 parking spaces for proposed parking lot on Lots 14 and 16. 
The parking lot will serve the existing uses. The parking requirements set forth by the Borough 
of Red Bank Ordinance, have been provided below: 

 
Borough of Red Bank Ordinance (§490-98.O) Requirement: 

Lot 16: Single Family – 2 per dwelling unit * 1 unit = 2 spaces  
 

Total Parking Required = 2 Spaces 
Total Proposed = 2 Spaces 

 
Lot 14:  Medical or Dental – 5 per 1,000 S.F. GFA * 1,449 S.F = 7 spaces 
  Single Family – 2 per dwelling unit * 1 unit = 2 spaces  
 

Total Parking Required = 9 Spaces  
Total Proposed = 8 Spaces 

   
Per parking demand calculation, the parking demand for Lot 14 is nine (9) spaces, whereas the 
applicant proposes eight (8) spaces, including one (1) EVSE-equipped parking space for one (1) 
parking space credit. Therefore, the applicant meets the parking requirements of nine (9) spaces. 
Testimony shall be provided to support the adequacy of the proposed parking supply. Continuing 
Comment.  

 
3.2 The applicant shall clarify who will utilize the parking space abutting the building. This will require a 

multi-point K-turn when egressing from the site and is not recommended. The plans should be revised 
to address this. Partially Addressed. The applicant has confirmed this will be reserved for the 
residential unit. Signage to same shall be included on the plans.  

 
3.3 Based on the number of parking spaces provided, one (1) ADA compliant van-accessible space is 

required and one (1) is proposed. The applicant shall revise the plans to make the space compliant with 
van-accessible parking space requirements. Dimensions for the space shall be added to the plan. 
Continuing Comment. The applicant has indicated they will comply. 
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3.4 The site parking lot and driveway currently require the design waivers for the following proposed 
conditions: 

a. Ordinance §490-98C(7) requires all aprons, drives, curb and aisles shall be arranged 
so as to provide at least three (3) foot clearance from adjacent property lines (or from 
extensions of property lines to street line). The applicant proposes a 24 L.F wide 
driveway abutting the property line of Lot 15 with no buffer. Continuing Comment. 
The applicant has indicated they will revise the plans to comply. 
 

b. Ordinance §490-98E requires hairpin style striping on parking stalls, whereas hairpin 
style stripping is not proposed. Continuing Comment. Per the response letter, the 
applicant has requested this waiver relief.  
 

c. Ordinance §490-98J(2)  requires a five-foot unbroken landscaping strip along the side 
and rear property lines, whereas no landscaping strip is proposed along Lot 16 common 
lot line with Lot 15. Additionally, only a two-foot-wide landscaping strip is proposed 
along the Lot 14 common lot line with Lot 15. Continuing Comment. The applicant 
has indicated they will comply except along a portion of the driveway access.  

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

proposed use, along with the process, times, handling medical waste, frequency of refuse pickup 
and by whom. Continuing Comment. The response provided by the applicant is acceptable. 
If requested by the Board, similar testimony shall be provided. 
 

3.6 Testimony shall be provided regarding the existing and proposed uses including hours of 
operation, number of employees (total and maximum per shift). Continuing Comment. The 
response provided by the applicant is acceptable. If requested by the Board, similar 
testimony shall be provided. 

 
3.7 The plans shall be revised to include the location of any proposed HVAC equipment or other 

related outdoor equipment with screening complying with §490-101.A. Addressed.  
 
3.8 The existing driveways on Waverly Place shall be reconstructed to satisfy current Red Bank Ordinance 

requirements. Continuing Comment. The applicant has indicated they will comply. 
 
3.9 Based upon the site visit the existing parking area is in severe disrepair and in need of full 

reconstruction. The plans shall be revised to clearly depict which areas of pavement are being 
removed and replaced. Construction details for areas of new pavement shall be provided. 
Continuing Comment. The applicant has indicated they will comply. 

 
4. Traffic Impact & Circulation  
 

4.1 The applicant has not provided a traffic impact report. The applicant’s engineer shall provide 
testimony on the proposed traffic to be generated, circulation around the site, and whether any 
additional signage or pavement markings are necessary. Addressed. The response provided by 
the applicant is acceptable. We agree that, if all other uses are to remain, the traffic 
generation would only be that of new single-family home.  

 

Page 51 of 57



 
RBPB-R9330 

October 15, 2024 
Page 8 

 
Re: 196 Broad, LLC 
 Block 103, Lot 14 & 16, 196 Broad Street  
 Application No. #23-15454; Zone: PO & RA 
 Minor Subdivision & Site Plan 
 Second Engineering Review 
  

 

4.2 Design Vehicle Circulation Plans have not been provided.  The applicant shall provide circulation plans 
for the following: 

a. Delivery Vehicle – Partially Addressed. The applicant has indicated no delivery 
vehicles will access the site. A ‘no delivery trucks beyond this point’ sign or similar is 
recommended at the driveway access.  

b. Garbage Truck- if to be picked up by private hauler. Addressed. The applicant has 
indicated that garbage is curb pickup by the Borough. 

c. Fire Truck – We defer to the local Fire Official for circulation requirements and review. 
Continuing Comment.  

d. Passenger vehicles shown circulating the lot and utilizing the parking space abutting the 
existing building. Addressed. As the applicant has confirmed this spot is to be utilized 
by the residential unit, this comment is foregone.  

 
5. Grading and Drainage 
 

5.1 The applicant shall provide elevation spot shots for the proposed grading throughout the parking 
area, including but not limited to corners of the parking areas, ADA accessible space/aisle, and 
the proposed driveway. Continuing Comment. The applicant has indicated they will comply.  

 
5.2 An existing drain is noted on the plan within the parking area on Lot 16. Based upon our site visit 

it is not readily apparent if this is a storm drain or another utility structure. The applicant shall 
provide additional information regarding this feature including its intended use. If this is for 
drainage purposes, the applicant shall confirm its capacity and current status of functionality and 
perform any necessary maintenance to the structure. Continuing Comment. The applicant has 
indicated they will comply. 

 
5.3 The applicant shall provide testimony regarding any drainage issues which currently exist at the 

site. Addressed.  
 
6. Landscaping and Lighting 

 
6.1 Ordinance §490-81.C.7 requires two shrubs and one tree for each 250 square FT of open space.  

Currently, the applicant proposes approximately 6,051 SF of open space, therefore, 24 trees and 
48 shrubs are required. The applicant proposes some plantings, however, does not clearly depict 
the number and species of planting. The applicant shall revise the plans to confirm if this 
requirement is met. Continuing Comment.  

 
6.2 Per §490-81.D.(1) of the Ordinance, shade trees are required along all property frontages at a rate 

of one tree per 50 feet of lot frontage on a Public Right-of-Way.  Based on the total lot frontage 
of 50 L.F. along Broad Street (County Route. 11) (Lot 14) and 75 L.F. along Waverly Place (Lot 
16). The applicant shall revise the plans to include the required trees or post a payment in lieu of 
planting trees at the rate of $1,000 per tree or $3,000 for the three (3) total required trees (1 tree 
on Broad Street (County Route 11) and 2 trees on Waverly Place). Continuing Comment. 

  
6.3 The application is also subject to the review of the Red Bank Shade Tree Committee and 

Environmental Commission.  The applicant shall address any comments they may have. 
Continuing Comment. 
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6.4 The plans shall be revised to include a landscaping schedule. The schedule shall include species, 
planting caliper, mature height, planting height, and quantity. Continuing Comment. 

 
6.5 The applicant shall revise the plan to provide a detail on spacing within the proposed landscaping 

strip. Continuing Comment. 
 
6.6 Pursuant to Ordinance §490-147.B.(3) buffers and screening are required along property lines 

which are common with residential uses. A buffer area and screening are not provided on Lot 14 
in favor of Lot 16. The plans shall be revised or variance will be required. Continuing Comment.  

 
6.7 The applicant shall revise the plans to confirm if the existing bamboo screen along the property 

is to be maintained or removed. Many bamboo species are considered invasive with rapid growth 
and spreading habits. If this area is to be cleared for new landscaping it is recommended the 
applicant ensures the complete removal of all bamboo shoots and rhizomes, and the use of 
herbicide if necessary, to ensure complete removal. If to be retained, the applicant may want to 
also consider bamboo root guards to prevent further expansion. Continuing Comment.  

 
6.8 Freestanding light poles are proposed in the parking area. The applicant shall revise the plans to 

include illumination values within the parking area. Additionally, the applicant shall provide 
details for the proposed fixtures and light pole foundations. All lighting shall conform to Borough 
standards for illumination and spillage. Continuing Comment. The applicant has indicated 
they will comply. 

 
7. Miscellaneous 
 

7.1 The applicant shall provide the required metes and bounds descriptions and form of easement for 
the proposed driveway easement. We defer to the board attorney for review of the form of deed.  
Continuing Comment. The applicant has indicated they will comply. 

 
7.2 The applicant shall provide architectural floor plans and elevations for the proposed dwelling. 

Continuing Comment. The applicant has requested to waive this comment. As new building 
construction is related to a single-family dwelling, we have no objection to this request.   

 
7.3 During the site visit it was noted that the existing staircase to the second-floor suite is in need of 

repair. The plans shall be revised to indicate the staircase as being repaired.  Addressed.  The 
applicant has indicated this repair has been completed under a separate permit.  

 
7.4 Testimony shall be provided regarding the proposed use.  The applicant shall be prepared to discuss 

the following: Continuing Comment. The response provided by the applicant is acceptable. If 
requested by the Board, similar testimony shall be provided. 

a. Hours of operation 
b. Number of employees (total and maximum per shift). 

 
7.5 Approvals or waivers should be obtained from any agencies having jurisdiction.  These may 

include, but shall not be limited to, the following: Continuing Comment. 
a. Monmouth County Planning Board 
b. Freehold Soil Conservation District – The applicant’s response has suggested this is 

not applicable. However, the parking area and driveway disturbance exceeds 
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5,000 SF. As such, an FSCD certification will be required prior to construction.  
c. Red Bank Borough Building Department 
d. Red Bank Borough Fire Official 
e. Red Bank Borough Department of Public Utilities 
f. Red Bank Borough Department of Public Works 

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

Very truly yours, 
 
T&M ASSOCIATES 
 
EDWARD W. HERRMAN, P.E., P.P., C.M.E., C.F.M. 
BOARD ENGINEER 

 
 
   
JACQUELINE DIRMANN, P.E., C.M.E., C.F.M. 
CLIENT MANAGER 

JD:GMM 
 
cc:   Jim Gant, Borough Manager 
       Marc Leckstein, Planning Board Attorney 
 Kevin Kennedy, Zoning Board Attorney 

196 Broad, LLC, Applicant (carl.fortunato@ccm.com) 
 Edward J. McKenna, Jr., Esq., Applicant’s Attorney (mckenna@redbanklaw.com) 

Frank Martarella III, Applicant’s Architect (frank@thinkdesignarch.com) 
 
 
G:\Projects\RBPB\R9330\Correspondence\DRAFT 196 Broad_2nd Engineering Letter.docx 
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