
SITE PLAN AND SURVEY DATA

SITE PLAN DATA IS TAKEN FROM BAYONNE, HUDSON 
COUNTY TAX MAPS AND SANBORN MAPS AND FROM 
A SITE SURVEY DATED 10/17/2025 PREPARED BY:
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SCALE:
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PRELIMINARY AND FINAL SITE PLAN

N/ARETAIL GSF

PLANNING BOARD APPROVAL

PRELIMINARY AND FINAL SITE PLAN APPROVAL IS 
HEREBY GRANTED TO THIS SITE PLAN BY THE PLANNING 
BOARD OF THE CITY OF BAYONNE, NEW JERSEY, THIS 
____ DAY OF _____________________,

BOARD CHAIRMAN

BOARD SECRETARY

BOARD PLANNER

BOARD ENGINEER

Dean Marchetto, FAIA, PP
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1422 Grand Street
Suite 5b
Hoboken, NJ 07030
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MHSarchitecture.com

Michael Higgins, AIA, LEED
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Bruce A Stieve, AIA
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Michael Buldo, AIA
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COVER SHEET

C01
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PENINSULA VIEW

75 - 87 EAST 31ST STREET
BAYONNE, NEW JERSEY
07002

PENINSULA VIEW URBAN
RENEWAL, LLC
85 EAST 2ND STREET P.O. BOX 1009
BAYONNE, NJ 07002
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07002
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2025.

DRAWING LIST

C01 COVER SHEET

A01 CELLAR FLOOR PLAN

A02 PARKING LEVEL 2 FLOOR PLAN

A03 GROUND FLOOR PLAN

A03M MEZZANINE FLOOR PLAN

A04 2ND FLOOR PLAN

A05 3RD - 8TH FLOOR PLAN

A06 ROOF PLAN

A07 BUILDING SECTIONS

A08 EAST & WEST BUILDING ELEVATIONS

A09 NORTH & SOUTH BUILDING ELEVATIONS

A10 ENLARGED BUILDING ELEVATIONS

A11 ENLARGED BUILDING ELEVATIONS

A12 SITE DETAILS

187

165

44,833 SF

26,042 SF

SCALE: 1" = 100'-0"
1 SITE MAP

MAXIMUM COMPACT 35% 0 YES

BIKE PARKING SPACES 0.5 SPACE / UNIT 83 YES

RESIDENTIAL PARKING SPACES 0.9 SPACE / UNIT 188 YES

MAXIMUM RESIDENTIAL DENSITY 160 DWELLING UNITS/ACRE 165 DWELLING UNITS YES

REAR YARD SETBACK 10' MINIMUM 10' YES

SIDE YARD SETBACK 3' MINIMUM 3' YES

FRONT YARD SETBACK 0' MINIMUM 0' YES

MAXIMUM BUILDING HEIGHT 90 FEET/8 STORIES 90 FEET/8 STORIES YES

MAXIMUM BUILDING COVERAGE
90% (EXCLUDING

PLAZAS/OPEN SPACES)
59% YES

MAXIMUM FLOOR AREA RATIO 5 4.26 YES

MINIMUM LOT WIDTH/LOT DEPTH NONE NONE YES

MINIMUM LOT FRONTAGE

EAST 31ST STREET: 150'
ROUTE 440: 150'

PROSPECT AVENUE: NONE
EAST 32ND STREET: NONE

EAST 31ST STREET: 150'
ROUTE 440: 150'

PROSPECT AVENUE: NONE
EAST 32ND STREET: NONE

YES

MINIMUM LOT AREA 30,000 SF 44,833 SF YES

REQUIREMENT REQUIRED/PERMITTED PROPOSED COMPLIANCE

ZONING INFORMATION

02 12/22/25 PRELIM & FINAL SITE PLAN

2

1 3D VIEW LOOKING FROM SOUTH COVE COMMONS
SCALE: NOT TO SCALE
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BRIDGEHILL CAR FIRE BLANKET

Ideal for spaces with a high concentration of cars, such as parking garages, 
road tunnels, car ferries, and car repair shops.

Size Standard:    +/- 6 x 8 m | 19.8 x 26 ft.
Weight Standard:    +/- 28 kg | 61.7 lbs.
Size XL:    +/- 7.5 x 10 m | 24.6 x 32.8 ft.
Weight XL:    +/- 42 kg | 92.59 lbs

EV-rated fire blanket of pyroxene with polymer silicone coating.

Short term +/- 1600 C | 2912 F
Long term +/- 800 C | 1472 F

EV FIRE BLANKETS TO BE LOCATED ADJACENT TO ALL EV CHARGING STATIONS

GENERAL NOTES

1. ALL WORK DESCRIBED SHALL CONFORM TO AND
BE CONSTRUCTED UNDER THE PROVISIONS OF
THE IBC CODE, LATEST EDITION, AS WELL AS ALL
REQUIREMENTS OF THE CITY OF BAYONNE, NJ.

2. ALL CONTRACTORS AND SUBCONTRACTORS
SHALL BE RESPONSIBLE FOR FULL COMPLIANCE
WITH THE NATIONAL STANDARD PLUMBING
CODE, THE NATIONAL ELECTRIC CODE, AND ALL
AGENCIES WHICH HAVE JURISDICTION ON THE
WORK, AS WELL AS ALL REQUIREMENTS OF THE
CITY OF BAYONNE, NJ.

3. ALL DIMENSIONS AND LOCATIONS AS INDICATED
ON THE DRAWINGS SHALL BE CONSIDERED TO
BE REASONABLY CORRECT, BUT IT SHALL BE
UNDERSTOOD THAT THEY ARE SUBJECT TO
MODIFICATIONS AS MAY BE NECESSARY OR
DESIRABLE AT THE TIME OF CONSTRUCTION.

4. PROPERTY IS SUBJECT TO ENVIRONMENTAL
REMEDIATION.
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Copyright © 2025 MHS ArchitectureSCALE: 1" = 20'-0"
1 CELLAR FLOOR PLAN

RESIDENTIAL PARKING

TYPE NUMBER OF SPACES

ACCESSIBLE PARKING SPACE 3

COMPACT PARKING SPACE 1

ELECTRIC VEHICLE PARKING SPACE 32

REGULAR PARKING SPACE 150

VAN ACCESSIBLE PARKING SPACE 1

187

SCALE: 3/4" = 1'-0"
2 FIRE BLANKETS LEGEND

SCALE: 3/4" = 1'-0"
3 FIRE SPRINKLER FOR PARKING

0.9 SPACES PER UNIT

PARKING CALCULATIONS

# OF UNITS REQUIRED SPACES

165 148.5

02 12/22/25 PRELIM & FINAL SITE PLAN

TOTAL

TOTAL PROVIDED SPACES
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GENERAL NOTES

1. ALL WORK DESCRIBED SHALL CONFORM TO AND
BE CONSTRUCTED UNDER THE PROVISIONS OF
THE IBC CODE, LATEST EDITION, AS WELL AS ALL
REQUIREMENTS OF THE CITY OF BAYONNE, NJ.

2. ALL CONTRACTORS AND SUBCONTRACTORS
SHALL BE RESPONSIBLE FOR FULL COMPLIANCE
WITH THE NATIONAL STANDARD PLUMBING
CODE, THE NATIONAL ELECTRIC CODE, AND ALL
AGENCIES WHICH HAVE JURISDICTION ON THE
WORK, AS WELL AS ALL REQUIREMENTS OF THE
CITY OF BAYONNE, NJ.

3. ALL DIMENSIONS AND LOCATIONS AS INDICATED
ON THE DRAWINGS SHALL BE CONSIDERED TO
BE REASONABLY CORRECT, BUT IT SHALL BE
UNDERSTOOD THAT THEY ARE SUBJECT TO
MODIFICATIONS AS MAY BE NECESSARY OR
DESIRABLE AT THE TIME OF CONSTRUCTION.

4. PROPERTY IS SUBJECT TO ENVIRONMENTAL
REMEDIATION.
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Copyright © 2025 MHS ArchitectureSCALE: 1" = 20'-0"
1 PARKING LEVEL 2 FLOOR PLAN

SCALE: 3/4" = 1'-0"
2 PEDESTAL EV PARKING

SCALE: 3/4" = 1'-0"
3 BIKE STORAGE RACK

RESIDENTIAL PARKING

TYPE NUMBER OF SPACES

ACCESSIBLE PARKING SPACE 3

COMPACT PARKING SPACE 1

ELECTRIC VEHICLE PARKING SPACE 32

REGULAR PARKING SPACE 150

VAN ACCESSIBLE PARKING SPACE 1

187

0.9 SPACES PER UNIT

PARKING CALCULATIONS

# OF UNITS REQUIRED SPACES

165 148.5

02 12/22/25 PRELIM & FINAL SITE PLAN

0.5 BIKE SPACES PER UNIT

RESIDENTIAL

BIKE STORAGE CALCULATIONS

# OF UNITS REQUIRED BIKE SPACES

165 82.5

TOTAL

TOTAL PROVIDED SPACES
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GENERAL NOTES

1. ALL WORK DESCRIBED SHALL CONFORM TO AND
BE CONSTRUCTED UNDER THE PROVISIONS OF
THE IBC CODE, LATEST EDITION, AS WELL AS ALL
REQUIREMENTS OF THE CITY OF BAYONNE, NJ.

2. ALL CONTRACTORS AND SUBCONTRACTORS
SHALL BE RESPONSIBLE FOR FULL COMPLIANCE
WITH THE NATIONAL STANDARD PLUMBING
CODE, THE NATIONAL ELECTRIC CODE, AND ALL
AGENCIES WHICH HAVE JURISDICTION ON THE
WORK, AS WELL AS ALL REQUIREMENTS OF THE
CITY OF BAYONNE, NJ.

3. ALL DIMENSIONS AND LOCATIONS AS INDICATED
ON THE DRAWINGS SHALL BE CONSIDERED TO
BE REASONABLY CORRECT, BUT IT SHALL BE
UNDERSTOOD THAT THEY ARE SUBJECT TO
MODIFICATIONS AS MAY BE NECESSARY OR
DESIRABLE AT THE TIME OF CONSTRUCTION.

4. PROPERTY IS SUBJECT TO ENVIRONMENTAL
REMEDIATION.
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Copyright © 2025 MHS ArchitectureSCALE: 1" = 20'-0"
1 GROUND FLOOR PLAN

RESIDENTIAL PARKING

TYPE NUMBER OF SPACES

ACCESSIBLE PARKING SPACE 3

COMPACT PARKING SPACE 1

ELECTRIC VEHICLE PARKING SPACE 32

REGULAR PARKING SPACE 150

VAN ACCESSIBLE PARKING SPACE 1

187

0.9 SPACES PER UNIT

PARKING CALCULATIONS

# OF UNITS REQUIRED SPACES

165 148.5

02 12/22/25 PRELIM & FINAL SITE PLAN

TOTAL

TOTAL PROVIDED SPACES
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GENERAL NOTES

1. ALL WORK DESCRIBED SHALL CONFORM TO AND
BE CONSTRUCTED UNDER THE PROVISIONS OF
THE IBC CODE, LATEST EDITION, AS WELL AS ALL
REQUIREMENTS OF THE CITY OF BAYONNE, NJ.

2. ALL CONTRACTORS AND SUBCONTRACTORS
SHALL BE RESPONSIBLE FOR FULL COMPLIANCE
WITH THE NATIONAL STANDARD PLUMBING
CODE, THE NATIONAL ELECTRIC CODE, AND ALL
AGENCIES WHICH HAVE JURISDICTION ON THE
WORK, AS WELL AS ALL REQUIREMENTS OF THE
CITY OF BAYONNE, NJ.

3. ALL DIMENSIONS AND LOCATIONS AS INDICATED
ON THE DRAWINGS SHALL BE CONSIDERED TO
BE REASONABLY CORRECT, BUT IT SHALL BE
UNDERSTOOD THAT THEY ARE SUBJECT TO
MODIFICATIONS AS MAY BE NECESSARY OR
DESIRABLE AT THE TIME OF CONSTRUCTION.

4. PROPERTY IS SUBJECT TO ENVIRONMENTAL
REMEDIATION.

N

PROJECT NUMBER:

PROJECT NAME:

PREPARED FOR:

NOT FOR 

CONSTRUCTIO
N

SCALE:

DRAWN BY:

CHECKED BY:

Dean Marchetto, FAIA, PP
NJ C07945

1422 Grand Street
Suite 5b
Hoboken, NJ 07030

T 201-795-1505
MHSarchitecture.com

Michael Higgins, AIA, LEED
NJ21AI0130830

Bruce A Stieve, AIA
NJ21AI0137710

Michael Buldo, AIA
NJ21AI01786800
NY 035161

Vincent Marchetto, AIA
NJ21AI02161600

As indicated

MEZZANINE FLOOR PLAN

A03M

2520

PENINSULA VIEW

75 - 87 EAST 31ST STREET
BAYONNE, NEW JERSEY
07002

PENINSULA VIEW URBAN
RENEWAL, LLC
85 EAST 2ND STREET P.O. BOX 1009
BAYONNE, NJ 07002

AE

VM

Copyright © 2025 MHS ArchitectureSCALE: 1" = 20'-0"
1 MEZZANINE FLOOR PLAN

RESIDENTIAL PARKING

TYPE NUMBER OF SPACES

ACCESSIBLE PARKING SPACE 3

COMPACT PARKING SPACE 1

ELECTRIC VEHICLE PARKING SPACE 32

REGULAR PARKING SPACE 150

VAN ACCESSIBLE PARKING SPACE 1

187
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PARKING CALCULATIONS

# OF UNITS REQUIRED SPACES

165 148.5

02 12/22/25 PRELIM & FINAL SITE PLAN
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UNIT MIX DISTRIBUTION

TYPE # OF UNITS UNIT MIX TARGET MIX

ST 19 12% 20%

1 BR 65 39% 25%

1 BR+D 35 21% 25%

2 BR 39 24% 30%

3 BR 7 4% 30%

TOTAL 165 100%

02 12/22/25 PRELIM & FINAL SITE PLAN

UNIT COUNT - 2ND FLOOR

TYPE # OF UNITS

ST 1

1 BR 5

1 BR+D 5

2 BR 3

3 BR 1

TOTAL 15
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UNIT MIX DISTRIBUTION

TYPE # OF UNITS UNIT MIX TARGET MIX

ST 19 12% 20%

1 BR 65 39% 25%

1 BR+D 35 21% 25%

2 BR 39 24% 30%

3 BR 7 4% 30%

TOTAL 165 100%

02 12/22/25 PRELIM & FINAL SITE PLAN

UNIT COUNT - 3RD FLOOR

TYPE # OF UNITS

ST 3

1 BR 10

1 BR+D 5

2 BR 6

3 BR 1

TOTAL 25
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ROOF NOTES

1. ALL ROOF LEADERS SHALL RUN INTERNALLY
THROUGH THE BUILDING AND SHALL CONNECT
TO THE EXISTING STORM WATER SYSTEM.

2. ALL ROOFTOP STRUCTURES OR
APPURTENANCES ARE SET BACK FROM ANY
FRONT FACADE (PRIMARY OR SECONDARY) BY
AT LEAST A DISTANCE OF ONE (1) FOOT ONE
(1) INCH FOR EVERY FOOT OF ROOFTOP
STRUCTURE OR APPURTENANCE OR
PENTHOUSE HEIGHT.
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1 ROOF PLAN

ROOF COVERAGE CALCULATION

NAME AREA PERCENTAGE

BULKHEAD 975 SF 4.09%

OUTDOOR AMENITY 1,734 SF 7.27%

ROOF 21,133 SF 88.64%

TOTAL 23,843 SF 100.00%
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SCALE: 1/16" = 1'-0"
1 SECTION A

SCALE: 1/16" = 1'-0"
2 SECTION B
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EXTERIOR FINISH NOTES

1. COLORS INDICATED REPRESENT BASIS-OF-
DESIGN. FINAL COLOR SELECTION AND
MANUFACTURER MAY VARY. FINAL COLOR
SELECTION SUBJECT TO REVIEW AND APPROVAL
BY OWNER AND ARCHITECT.

2. ALL COLORS TO BE "OR APPROVED EQUAL".

3. ALL MANUFACTURERS TO BE "OR APPROVED
EQUAL".
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SCALE: 1/16" = 1'-0"
1 WEST BUILDING ELEVATION

EXTERIOR FINISH LEGEND

BR-03
BRICK VENEER
MANUFACTURER
GOLD

FC-02
FIBER CEMENT SIDING
JAMES HARDIE
PEARL GRAY
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STOREFRONT SYSTEM
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CLEAR
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WINDOW WALL SYSTEM
VISION GLASS
CLEAR

MP-02
COMPOSITE METAL PANEL
MANUFACTURER
GRAY

SM-04
STOREFRONT SYSTEM
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GRAY
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WINDOW WALL SYSTEM
MULLION
GRAY

SCALE: 1/16" = 1'-0"
3 EAST BUILDING ELEVATION
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EXTERIOR FINISH NOTES
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EXTERIOR FINISH LEGEND

BR-03
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MANUFACTURER
GOLD

FC-02
FIBER CEMENT SIDING
JAMES HARDIE
PEARL GRAY

GL-01
STOREFRONT SYSTEM
VISION GLASS
CLEAR

GL-02
WINDOW WALL SYSTEM
VISION GLASS
CLEAR
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COMPOSITE METAL PANEL
MANUFACTURER
GRAY

SM-04
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GRAY

WM-03
WINDOW WALL SYSTEM
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GRAY

SCALE: 1/4" = 1'-0"
2 ENLARGED EAST ELEVATION SAWTOOTH AT PARAPET

SCALE: 1/4" = 1'-0"
3 ENLARGED EAST ELEVATION SAWTOOTH AT BASE

SCALE: 1/4" = 1'-0"
4 ENLARGED WEST ELEVATION INTERIOR COURTYARD

SCALE: 1/4" = 1'-0"
5 ENLARGED WEST ELEVATION EAST 32ND ST GARAGE

SCALE: 1/4" = 1'-0"
6 ENLARGED WEST ELEVATION ENTRANCE PARAPET

SCALE: 1/4" = 1'-0"
7 ENLARGED SOUTH ELEVATION BRICK RECESS

02 12/22/25 PRELIM & FINAL SITE PLAN

ISSUE

# DATE: FOR:

01 06/18/25 TRC SUBMISSION



EXTERIOR FINISH NOTES

1. COLORS INDICATED REPRESENT BASIS-OF-
DESIGN. FINAL COLOR SELECTION AND
MANUFACTURER MAY VARY. FINAL COLOR
SELECTION SUBJECT TO REVIEW AND APPROVAL
BY OWNER AND ARCHITECT.

2. ALL COLORS TO BE "OR APPROVED EQUAL".

3. ALL MANUFACTURERS TO BE "OR APPROVED
EQUAL".
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EXTERIOR FINISH LEGEND

BR-03
BRICK VENEER
MANUFACTURER
GOLD

FC-02
FIBER CEMENT SIDING
JAMES HARDIE
PEARL GRAY

GL-01
STOREFRONT SYSTEM
VISION GLASS
CLEAR

GL-02
WINDOW WALL SYSTEM
VISION GLASS
CLEAR

MP-02
COMPOSITE METAL PANEL
MANUFACTURER
GRAY

SM-04
STOREFRONT SYSTEM
MULLION
GRAY

WM-03
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GRAY

SCALE: 1/4" = 1'-0"
2 ENLARGED SOUTH ELEVATION EAST 31ST ST GARAGE

SCALE: 1/4" = 1'-0"
3 ENLARGED SOUTH ELEVATION LOADING ENTRANCE

SCALE: 1/4" = 1'-0"
4 ENLARGED SOUTH ELEVATION WINDOWS AT PARAPET

SCALE: 1/4" = 1'-0"
5 ENLARGED NORTH ELEVATION AT BRICK RECESS

SCALE: 1/4" = 1'-0"
6 ENLARGED EAST ELEVATION L'AQUA ENTRANCE
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SCALE: 1/4" = 1'-0"
7 ENLARGED SIGNAGE DETAIL L'AQUA



"PENALTY

$250 FIRST OFFENSE

SUBSEQUENT OFFENSES

$250 MINIMUM AND/OR

UP TO 90 DAYS

COMMUNITY SERVICE

TWO-WAY ZONE"

R7-8 INTERNATIONAL
SYMBOL OF
ACCESSIBILITY

R7-8P PENALTY SIGN
AS REQUIRED BY
N.J.S.A. 39:4-197.3C

5
' -

 0
" 

M
IN

1
0
"

"NOT RESPONSIBLE FOR
THEFT OR DAMAGE TO
VEHICLES" REFLECTIVE
SHEETING ON .080
ALUMINUM OR EQUAL

'GRIMCO', #R-72RA5
"COMPACT CARS ONLY"
REFLECTIVE SHEETING ON
.080 ALUMINUM OR EQUAL

1
' -

 6
"

5
' -

 0
" 

M
IN

1
' -

 6
"

5
' -

 0
" 

M
IN

GALVANIZED STEEL
POST, SEE
STRUCTURAL

GALVANIZED STEEL
POST, SEE
STRUCTURAL

1' - 0" 1' - 0"

COMPACT

ONLY

CARS

NOT

VEHICLES

RESPONSIBLE

TO

DAMAGE

FOR

THEFT OR

1
0
"

5
' -

 0
" 

M
IN

LEFT

NO

TURN

10"

10"

"NO LEFT TURN"
SIGN MOUNTED ON
WALL IN PLAIN VIEW
OF EXITING DRIVERS

"STOP"
REFLECTIVE
SHEETING
ON .080
ALUMINUM
OR EQUAL

R
E

F
E

R
 T

O
 P

L
A

N

W
A

L
L

 M
O

U
N

T
E

D

GALVANIZED STEEL
POST, SEE
STRUCTURAL

1
0
"

STOP1
0
"

5
' -

 0
" 

M
IN

RIGHT

NO

TURN

10"

"NO RIGHT TURN"
SIGN MOUNTED ON
WALL IN PLAIN VIEW
OF EXITING DRIVERS

NOTE:
VISUAL PEDESTRIAN WARNING DEVICE TO BE 
YELLOW STROBE TYPE ACTIVATED BY GARAGE 
DOOR OPENER. LIGHT TO BE MOUNTED IN 
CLEAR VIEW ON WALL.

P
R

O
J

6
"

GALVANIZED STEEL PIPE
BOLLARD , COLOR YELLOW
UNLESS OTHERWISE NOTED

GALVANIZED STEEL BASE
PLATE , PROVIDE 'ACORN'
CAP NUTS. SEE
STRUCTURAL DRAWINGS
FOR ANCHORAGE DETAIL

EXPANSION BOLT

ROUNDED CONCRETE
FINISH AT TOP

3
6

" 
A

B
O

V
E

 F
IN

IS
H

E
D

 F
L

O
O

R

1' - 0"

3" 6" 3"

1
' -

 0
"

3
"

6
"

3
"

PLACE BOLLARDS PLUMB

FINISH SLAB

PLAN

8
"

6
"

6
"

6" 6"
2' - 0" LESS THAN WIDTH OF PARKING SPACE

VARIES

VARIES

DRAINAGE OPENING

2' - 0" 1' - 0"

DRAINAGE OPENING

2' - 0" VARIES

2' - 0" LESS THAN WIDTH OF PARKING SPACE

VARIES

6
"

8"

3 1/2"1"3 1/2"

STD PIPE

SITE NOTES
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1 TYPICAL PARKING SIGNAGE

SCALE: 1" = 1'-0"
5 PEDESTRIAN WARNING DEVICE

SCALE: 1 1/2" = 1'-0"
4 TYPICAL BOLLARD

SCALE: 3/4" = 1'-0"
6 TYPICAL WHEEL STOP

SCALE: 1/4" = 1'-0"
7 TYPICAL PARKING SPACE DIAGRAM

SCALE: 1/2" = 1'-0"
2 BIKE RACK

SCALE: 1" = 1'-0"
3 PERMEABLE PAVERS
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