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RE: G7B LLC c/o Jason R. Tuvel, Esq. (0”13"2026) v
Preliminary and Final Major Site Plan
Report #1

Block 453.03, Lot 1.01

100 Bayonne Crossing Way
Bayonne, New Jersey

Our File: PBYP0453.07/600.01
Application # P-25-032

As per your request, this office has reviewed the following documents relafive to the above referenced preliminary and
final site plan application:

o  Preliminary and Final Major Site Plan, as prepared by Stonefield Engineering and Design, dated September
4, 2025, with a latest revision date of December 18, 2025;

o Boundary & Topographic Plan, as prepared by Stonefield Engineering and Design, dated July 3, 2025, with
no revisions;

e  Architectural Plans, as prepared by Kinetic Design + Development, dated April 10, 2025, with no revisions;

e  Stormwater Management Statement, as prepared by Stonefield Engineering and Design, dated September 5,
2025, with no revisions;

o Traffic & Parking Assessment Report, as prepared by Stonefield Engineering and Design, dated September
4, 2025, with no revisions;

e Application Forms.
The following comments are offered with regard to same:

A. PROJECT OVERVIEW

1. The site is located with frontage along N.J. State Route 440 and New Hook Access Road. The project site is
located within the Bayonne Crossing shopping center, at the northem portion of the overall lot. The project site
contains an existing Sonic drive through restaurant and parking lot. The applicant is proposing to retrofit the existing
restaurant and perform associated site improvements to accommodate a proposed 7Brew Coffee Shop. The
applicant is proposing site improvements including but not limited to removal and replacement of the hot mix
asphalt parking lot, storm sewer improvements, and landscaping improvements.

We defer the review of the zoning related issues to the Board Planning Consultant except where they may pertain
to engineering issues.
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. GENERAL SITE IMPROVEMENT REVIEW

Spot elevations should be provided for the proposed sidewalk along the northern side of the building.

Existing spot elevations should be provided throughout the existing curb ramps at the southem entrance and along
the eastern side of the building. If same do not conform to current ADA guidelines, the curb ramps should be

replaced.

It appears that the trash enclosure doors may conflict with parked vehicles within the two adjacent parking spaces.
Testimony should be provided.

Flush curb is proposed at the northeast corner of the building, indicating a curb ramp is at this location. A detectible
warning surface should be delineated on the plans. Additionally, proposed spot elevations at the curb and along
the sidewalk should be provided showing conformance with current ADA guidelines. A crosswalk should be
provided across the drive-thru line striping for safe access to/from the curb ramp.

Testimony should be provided discussing the intended route that ADA accessible pedestrians/employees should
follow from the ADA parking space to the building.

The applicant indicates within the Operations and Use Memorandum that employees come to vehicles to take
customers' orders. The applicant should provide testimony regarding pedestrian circulation, particularly, how
employees safely navigate through the drive-through isles.

The Applicant should provide testimony regarding trash and recycling facility operations.

The Applicant should provide testimony confirming that the existing utllities servicing the proposed 7Brew Coffee
Shop are sufficient.

STORMWATER MANAGEMENT

The Applicant proposes redevelopment of the existing Sonic drive-through facility into a 7Brew Coffee retail use.
The project area is 0.55 acres, with a net reduction of impervious surface (—23 SF). The stormwater conveyance,
manufactured treatment device (MTD), and underground detention facilities constructed under the original
shopping center approval (circa 2010) will continue to operate with no modifications.

The project was reviewed under the City of Bayonne Zoning Ordinance, City of Bayonne's Route 440 East
Redevelopment Area Plan for Block 452.01 Lots 1, 2, and 9. dated November 2014, the Flood Hazard Area Control
Act Rules (N.J.A.C. 7:13), and the Hudson-Essex-Passaic Soil Conservation District requirements.

The project site is located within a regulated Flood Hazard Area. The Applicant is required to obtain a Flood Hazard
Area (FHA) Permit from NJDEP. A copy of the permit and the NJDEP-stamped approved plans shall be submitted
to this office. Upon receipt of FHA approval, the cover sheet shall be revised to include the NJDEP file number and

the date of approval.

The Applicant proposes more than 5,000 SF of disturbance and, in accordance with NJ PL Chapter 251, must
obtain a Soil Erosion and Sediment Control Certification from the Hudson Essex Passaic Soil Conservation District.

A copy of the plan certification must be provided to this office.

The Applicant demonstrates that peak runoff rates remain unchanged for the 2-, 10-, and 100-year design storms.
Table 4 of the drainage report shows identical peak flows and runoff volumes under pre- and post-development

conditions.
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proposed drive through lanes. The Applicant’s Engineer should provide testimony on the proposed drive-through
stacking, including how they arrived at twenty-nine (29) vehicles for the proposed stacking.

City Ordinance 35-5.28.7.(B) indicates that no drive-through lane shall impede access to on-site parking areas or
to the site in general. It should be noted that City Ordinance 35-17.5.B. indicates that the bay width required for 90
degree parking for a single row of parking is 42 feet and the plan proposes only 38 fest (18-foot parking space &
20-foot aisle). The Applicant's Engineer is requesting a variance from this ordinance. The Applicant’s Engineer
should provide testimony in support of this varlance request. The Applicant's Engineer should also provide
testimony on the issue if the drive-through lane impeding access to onsite parking areas based on the drive-through
lane being located within the required parking bay area.

The Applicant's Engineer requires one (1) accessible parking space (which shall be a van accessible space) for
the proposed eleven (11) parking spaces and one (1) van accessible parking space is provided. We take no
exception to the Applicant’s proposed accessible parking. Should the proposed number of parking spaces be
modified, the Applicant's Engineer should revise the plans as necessary to provide the necessary accessible

parking spaces.

The Applicant’s Engineer proposes zero (0) EV/Make-Ready Parking spaces. The Applicant's Engineer is not
required to provide EV/Make-Ready parking spaces for a retailer providing 25 or fewer off-street parking spaces.
Should the proposed number of parking spaces be modified, the Applicant's Engineer should revise the plans as
necessary to provide the necessary EV/Make-Ready parking spaces.

The design and placement of all traffic signs and striping shall follow the requirements specified in the latest edition
of the “Manual on Uniform Traffic Control Devices for Streets and Highways,” published by the U.S. Department
of Transportation and adopted by the N.J. Department of Transportation.

The Applicant's Engineer proposes a Stop Sign (MUTCD Sign Designation R1-1) and a Do Not Enter Sign (R5-1)
on the same sign post on each side of the relocated central egress driveway. The proposed Do Not Enter sign
should not obscure the proposed Stop Sign as per MUTCD Section 2A.05. The Applicant's Engineer should

address this concemn.

The Applicant's Engineer proposes a bypass lane, and the proposed bypass lane merges with the drive-through
lane traffic. The Applicant's Engineer should provide testimony on the expected operations within this proposed

area.

The Applicant's Engineer proposes a canopy. The proposed canopy height should be provided. The proposed
canopy height should comply with the building code. Furthermore, signage should be provided restricting vehicles
of a certain height from utilizing any lanes covered by the canopy.

The Applicant's Engineer should provide a site circulation plan showing the travel paths of the design vehicle to
verify that the on-site circulation is adequate for service vehicles and the required emergency vehicle access (i.e.
delivery trucks, garbage trucks, fire trucks, and other rescue squad/emergency vehicles.

It does not appear that a loading space is required as the ordinance does not specify a required number of loading
spaces for retail areas less than 25,000 square feet.

Fire lanes and striping are subject to the approval of the Fire Subcode Official.

LANDSCAPING AND LIGHTING

Landscaping
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1. Itappears street trees should be provided on the west side of the property along Route 440. Our office recommends
four (4) street trees.

2. It appears the existing landscape buffer that is to remain located along the northwest comer of the property has
gaps and is not continuous. Our office recommends supplemental evergreen shrubs to fill in the gaps within the

existing buffer.

3. The landscape plans should be revised to provide the disposition of material for open spaces such as lawn, mulch,
stone, etc.

4. The landscape plans should be revised to graphically depict the limit of mulch bedlines.

5. The landscape plans should be revised to label all street names.

6. Landscaping note 3 on sheet C-7, should be revised to state that mulched areas should be a maximum of a 3-inch
layer, whereas a minimum is proposed.

7. Plant material guarantee note 1 on sheet C-8 should be revised to state a planting guarantee of two (2) years,
whereas one (1) is provided.

8. The deciduous and coniferous tree planting details should be revised to state that tree stakes shall only be required
if site conditions merit such as steep slopes or wind.

9. A male pollinator should be specified for Winterberry Holly to ensure fruit set.

Lighting

1. Alighting plan is not provided. The applicant should provide a point-by-point lighting analysis of the light fixtures
that are to remain to ensure that the light levels meet the City’s ordinance. In addition, if the light fixtures are to
remain it should be depicted that the light fixtures are to be protected during construction on the demalition plan.

G. MISCELLANOUS

1. The following construction details shall be provided and/or modified on the site plans:
a. A "DO NOT ENTER” pavement lettering detail is provided. The location of same should be clearly shown on
the site plan, or the detail should be removed if same will not be used to avoid confusion during construction;
b. A detail should be provided for the proposed Doghouse Type E Inlet;
¢. Revise the Accessible Parking Sign and the Sign Data Table details to require breakaway posts;
d. Site concrete shall be a minimum of 4500psi. The following details should be revised to specify same:
i. Storm Manhole Detail;
ii. Type'E' Storm Inlet Detail;
iii. Bollard Detail;
iv. Concrete Curb Detail;
v. Concrete Walkway Detail;
vi. Reinforced 6” Concrete Mat.
The full depth asphalt pavement detail should be revised to specify 6" thick HMA base course;
The stop bar detail should be revised to call for 24" thickness;
ADA curb ramp details should be provided in coordination with comments contained within this report;
All construction details shall conform to the City of Bayonne standard details.

sa~po

2. Ifthe Board acts favorably on this application, the applicant shall provide a completed City of Bayonne Water/Sewer
Service Application Form. A copy of same should be provided to this office.
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3. If the Board acts favorably on this application, the applicant shall post the required fees and provide the required
electronic submissions as per §33-12.5 Tax Map and GIS Maintenance Fees and Electronic Submissions.

4. If the Board acts favorably on this application, the applicant shall post the required performance bonds and
engineering and inspection fees.

5, Other Agency Approvals, if required:
¢ Hudson County Planning Board
e Bayonne Utility Department and Veolia
e  Soil Conservation District
o All other agencies having jurisdiction

Should you have any questions regarding this matter, please do not hesitate to contact this office.

GAV/gav
cc: Director, Planning and Zoning
Land Use Administrator
Board Attorney
Board Planner
City Planner
Zoning Officer
G7B LLC cfo Jason R. Tuvel, Esq., Applicant
Jason R Tuvel, Esq., Applicant’s Attorney
Aaron Chan, PE, Applicant's Engineer



