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CERTIFICATIONS 

 
The undersigned certifies that: 
 
1. The reported opinions and conclusions are limited only by the assumptions and 

limiting conditions stated herein and are our unbiased professional opinions and 
conclusions. 
2. The statements of fact contained herein are, to the best of our knowledge, true 

and correct. 
 

 
___________________________ 
A. Sambade, A.I.A., P.E., P.P. 
President 
DAL DESIGN GROUP 
08/04/2026 
 

PROFESSIONAL QUALIFICATIONS OF THE PREPARER OF THE REPORT 

 
This report has been prepared by Avelino Sambade, AIA, PE, PP who is the President of 
DAL Design Group, PC and has been a licensed practicing engineer for 42 years; a 
registered practicing architect for 39 years; and a licensed practicing planner for 39 
years. Mr. Sambade has prepared plans and technical reports and overseen numerous 
residential development projects in Bayonne. He has been qualified as an expert witness 
before the City of Bayonne Planning Board and Zoning Board of Adjustment on 
numerous occasions.  
 
Further details qualifications details are included in Appendix K. 
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ENVIRONMENTAL  IMPACT STATEMENT 
PROPOSED RESIDENTIAL DEVELOPMENT 

1012-1022  AVENUE  C 
BLOCK  64   LOTS  2 & 3 

BAYONNE,  NEW  JERSEY 
 

1. INTRODUCTION 
 

This Environmental Impact Statement has been prepared pursuant to the 
requirements of the City of Bayonne’s Planning and Development Ordinance 
(Chapter 33) for the proposed residential development located at 1012-1022 Avenue 
C. This EIS assesses the existing site conditions and identifies potential impacts of 
the project and is submitted as part of an application for Preliminary and Final Site 
Plan Approval before the Planning Board of the City of Bayonne. Other documents 
submitted as part of this land use application are incorporated by reference and 
made an integral part of this document. Referenced documents are listed in the 
“References” section of this document in Appendix J. 
 

Existing Conditions 
 
The subject property, known as lots 2 and 3 on the City of Bayonne tax records, is 
located on the east side of Avenue C between West 48th and West 49th Streets and 
consists of two separate lots that were either vacant and undeveloped or contained 
vacant structures (a former synagogue and attached school/hall). The structures on 
the project were demolished in mid-March 2026.  
 
The property has an area of 12,503 sq. ft. with approximately 49% of the area 
consisting of overgrown vegetation. 
 
Lot 2 fronts on Avenue C and West 48th Street and contained the above-referenced 
structures as well as a landscaped area that drains to the east towards the adjoining 
Lot 4 parking area.  
 
Lot 3 is a strip of land that fronts on both West 48th Street and West 49th Street and 
abuts the full length of adjoining Lot 4. Lot 3 is overgrown with vegetation and 
drains to the east and northeast towards the adjoining Lot 4 parking area. 
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The existing conditions of the property have been verified by a boundary and 
topographic survey prepared by Nor’East Land Surveying, LLC, dated July 2, 2026, 
and submitted as part of the Preliminary and Final Site Plan Application. The 
existing conditions plan is provided in Appendix L. 
 
Site mapping including a USGS map and aerial photograph are provided on the 
following pages delineating the project location. 
 
Additional maps are attached in the appendices to this report. 
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FIGURE 1: USGS SITE LOCATION MAP 
Proposed Residential Development 

Block64  Lots 2 & 3 
City of Bayonne, County of Hudson, NJ 

Source: USGS, 1981 Jersey City, NJ & Elizabeth, NJ Quadrangles 

DAL design group 
Architecture • Engineering • Planning 

Date: October 2025   Scale: 1” = 2000’ 

 

LATITUDE: 40°39’39”N 
LONGITUDE: 74°06’53”W 

 

 

PROJECT 
SITE 
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FIGURE 2: SITE AERIAL PHOTOGRAPH 
Proposed Residential Development 

Block 64  Lots 2 & 3 
City of Bayonne, County of Hudson 

New Jersey 
Source: Google Earth 

DAL  design  group 
Architecture • Engineering • Planning 

 
Date: October 2025 
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Surrounding Land Uses 
  
Land uses surrounding the project site are mixed in nature. To the immediate south 
of the project site are a mixture of residential and low to mid-rise residential uses. To 
the immediate north of the project site are a mixture of multifamily, neighborhood 
commercial, and automobile service uses. To the immediate west of the project site 
are several mid-rise high-density apartment buildings. To the immediate east of the 
project site is low-rise multifamily condominium building. The project site is three 
blocks walking distance from the New Jersey Transit HBLRTS 45th Street light rail 
station. The Broadway Uptown Business District is located one block east of the site 
and Stephen Gregg County Park is located two blocks walking distance to the west 
of the project site. 
 

Proposed Conditions 
 
The proposed development consists of the construction of a five-story residential 
building containing 40 units, a 40-space parking garage containing surface and semi-
automated parking, building support spaces, approximately 965 square feet of 
building amenity and recreational space in a roof terrace, and two green roofs with a 
total area of 2,985 sq. ft.  The project bedroom mix includes 24 one-bedroom units, 
and 16 two-bedroom units. The layout of the proposed development is shown in 
engineering and architectural plans submitted as part of this land use application 
and are incorporated by reference and made an integral part of this document. The 
proposed site plan is provided in Appendix L. 
 

2. COMPATIBILITY WITH PLANNING DOCUMENTS 
 

Zoning  
 
The entire site is located within the “1012-1022 Avenue C Redevelopment Plan” 
area. The City of Bayonne has adopted this redevelopment plan to regulate the 
development of the site. As shown in the Redevelopment Plan Compliance Table 
below, the construction of the proposal put forth in this application is consistent 
with the requirements described in the City of Bayonne Redevelopment Plan for the 
area.  
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REDEVELOPMENT PLAN COMPLIANCE TABLE  
 
Project Location: 1012-1022 Avenue C 
   Block 64, Lots 2 & 3  
   Bayonne, New Jersey 
Redevelopment Plan: 1012-1022 Avenue C Redevelopment Plan   
 

ITEM REDEVELOPMENT PLAN 
REQUIREMENT 

PROPOSED COMPLIES 

    
Permitted Use Multifamily Dwellings Multifamily Dwellings  
Min. Lot Area Lots 2 & 3 Area Lots 2 & 3 Area  
Min. Lot Frontage 153 feet (Avenue C) 

38 feet (West 48th Street) 
34 feet (West 49th Street) 

153 feet 
38.17 feet 
34.13 feet 

 

Min. Front Yard 
Setback 

0-5 feet (Avenue C) 
0-5 feet (West 48th Street) 
0 feet (West 49th Street) 

0 feet 
0 feet 
20 feet 

 

Min. Rear Yard 
Setback 

Block 64/Lot 4 – 0 ft. 1st floor/5 ft. 
above 

0 ft. (1st)/5 ft. (above)   

Min. Side Yard Setback 
Above 3rd Story 

Block 64/Lot 1 – 3-5 feet 4 feet  

Max. Height – Stories 
Max. Height - Feet 

5 stories 
65 feet 

5 stories 
57.95 feet 

 

Max. Lot Coverage 100% (with 1:1 green roof offset) 94.2%  
Min. Residential  
Unit Sizes 

Studio – 500 sq. ft. 
1-bedroom – 650 sq. ft. 
2-bedroom – 800 sq. ft. 

N/A 
675 sq. ft. 
800 sq. ft. 

 

Open 
Space/Recreation 

1,875 sq. ft. (15 % of lot area) 965 sq. ft. (roof terrace) 
2985 sq. ft. (green roofs) 

 

Min. Rooftop  
Amenity Setback 

5 feet – stories 2-4 
8 feet – terraces/recr. above 4th st 

 
24.67 & 23.67 feet 

 

Parking 40 (1 per studio/1-bedroom, 1.25 
per 2- bedroom less 4 EV 
ordinance credit) 

40  

Bicycle Parking 20 (0.5 spaces per unit) 28  
Curb Cut 22 feet wide – within 10 feet of 

Avenue C block centerline 
22 feet – 9’-11” from 
block centerline 

 

Signs 125 sq. ft. (3 signs max.) 24 sq. ft. (3 signs)  
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Master Plan & Redevelopment Plan 
 

The Redevelopment Plan for project area has been determined by the governing 
body to be consistent with the Master Plan of the City of Bayonne. The proposal is 
consistent with and advances the following goals and objectives of the 
Redevelopment Plan: 

 
 To provide for the coordinated development of obsolete land uses in a manner 

consistent with the City Master Plan, Hudson County Strategic 
Revitalization Plan, and State Development and Redevelopment Plan that 
allows for modern apartment living for a growing population; 

 To promote revitalization of sites with existing buildings not easily adaptable 
to new uses and avert continued decline and blight.; 

 To create economic development opportunities that will generate private 
sector investment, and increase tax ratables that will allow the City to provide 
better service to all its citizens; 

 To promote redevelopment that is in scale with the surrounding development 
given the Redevelopment Area’s prominent location on Avenue C; 

 To enhance the surrounding streetscape and the aesthetic view from the street; 
 To ensure high-quality and contextually appropriate architectural design; 
 To ensure compliance with all applicable Federal, State, and local regulations; 
 To promote and enhance pedestrian and bicycle travel; 
 To develop in a manner that is sustainable and resilient. 

 
Other Development Plans 

 
The New Jersey State Development and Redevelopment Plan (SDRP), which was 
adopted pursuant to the State Planning Act, provides a series of smart growth goals 
and policies, and provides mapping that reflects desired growth and development 
within several State Planning Areas. The State Plan Policy Map and SDRP classify 
Bayonne as a Metropolitan Planning Area (PA-1). According to the State Plan, the 
Metropolitan Planning Area should provide for much of the State’s future 
development and redevelopment and serve to revitalize cities. The project area is 
located in an existing urbanized area characteristic of the Metropolitan Planning 
Area. It has existing infrastructure and is located in proximity of business districts 
and the HBLRTS 45th Street Station. The redevelopment of the project site is 
consistent with the intended purpose of the Metropolitan Planning Area. 
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The redevelopment of the project site also furthers other objectives of the State Plan 
enumerated by the Office of Planning and Advocacy of the New Jersey Department 
of State that defines smart growth as “well planned, well managed growth that adds 
new homes and creates new jobs while preserving open space, farmland, and 
environmental resources. Smart growth supports livable neighborhoods with a 
variety of housing types, price ranges and multi-modal forms of transportation.” 
Smart growth is characterized by transit-oriented, pedestrian-accessible, and 
sustainable development. 

 
According to the State mapping, the City of Bayonne and County of Hudson are an 
Urban Complex. The redevelopment of the project site is consistent with the 
guidelines enumerated in the Hudson County Master Plan. 

 
3. REGULATORY REQUIREMENTS 

 
In order to complete the project described herein, the applicant must obtain the 
following approvals: 
 

• Preliminary and Final Site Plan Approval from the Planning Board of the 
City of Bayonne. Status – this application. 

• Building, Plumbing, Mechanical, Electrical, Fire, and Street Permits from 
the Building Department, City of Bayonne. Status - to be submitted. 

• City of Bayonne sewer and water approvals. Status – to be submitted. 
• Passaic Valley Sewer Commissioners approval. Status – to be submitted. 
• Soil Conservation Plan certification from the Hudson-Essex Passaic Soil 

Conservation District. Status – approved – see Appendix G. 
 

4. IMPACT ON ECOLOGICAL SYSTEMS AND CRITICAL AREAS 
 
Wetlands 

 
The project site is not located in a designated wetland area (see NJDEP Wetlands 
Map in Appendix A). Therefore, no impacts are associated with the development of 
this site. 
 
Impact - There are no wetlands impacts associated with this project.  
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Topography 
 
The topography on the project site and in the surrounding areas generally slopes 
from Avenue C to the east towards Broadway. The boundary and topographic 
survey of the property as well as the engineering proposed grading plan have been 
submitted as part of this land use application and are incorporated by reference and 
made an integral part of this document. 
 
Lot 2 previously contained two structure whose roofs drained to the municipal 
sewer and a small landscaped area fronting on Avenue C and West 48th Street that 
drains, at a ± 2% slope, onto Lot 3.  
 
Lot 3 is a relatively narrow and long strip of land that fronts on both West 48th Street 
and West 49th Street and abuts the full length of Lot 4. Lot 3 is overgrown with 
vegetation and drains to the east and northeast towards the adjoining Lot 4 parking 
area and West 49th Street. The southern part of Lot 3 drains to the east, at a ± 2% 
slope, while the northern part of Lot 3 drains to the northeast at a ± 7% slope. 
 
Impact - There are no steep slope impacts associated with this project. New 
development provides an opportunity to address the historic topographic drainage 
pattern to adjoining properties. 

 
Flood Plains 

 
The project site is not located within a designated flood hazard area (see FEMA 
Preliminary Flood Insurance Map in Appendix B).   
 
In January, 2026, the NJ Dept. of Environmental Protection adopted the “REAL” 
(Resilient Environments and Landscapes) regulations – a comprehensive update of 
land resource protection regulations focused on effects of sea level rise, extreme 
weather events, chronic flooding, and other impacts of a changing climate. 
 
The REAL rule raised regulatory flood depths along tidal waters by four feet above 
FEMA’s 100-year flood elevation due to observed and anticipated sea level rise 
along New Jersey’s coastline. Bayonne is surrounded by tidal waters and is 
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impacted by this rule. The new regulatory Climate Adjusted Flood Elevation – Sea 
Level Rise (CAFÉ SLR+4) has been mapped by NJDEP. The project site is not located 
in the regulatory CAFE SLR+4 area (see Appendix C). 
 
Impact - There are no flood plain impacts associated with this project. 

 
Surface Waters 

 
The City of Bayonne is located on a peninsula at the southern limit of Hudson 
County with Newark Bay to the west, Kill Van Kull to the south and Lower New 
York Bay/Hudson River to the east. There are no surface waters identified in the 
NJDEP Surface Waters Map (see Appendix D) at the project site. The nearest surface 
water to the project site is Newark Bay which is located approximately 2,200 feet to 
the west of the site. 
 
Impact - There are no impacts to surface water bodies associated with this project. 

 
Environmental 

 
A review of NJDEP mapping of contaminated sites and facilities (see Appendix H) 
does not identify the project site as an area of interest. 
 
However, the auto repair shop, formerly Getty Station # 56301, located at the 
northeast intersection of West 49th Street and Avenue C, has been identified as a 
known groundwater contamination site. The contamination plume is identified on 
the mapping as shown below: 
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The identified plum covers an area of ~64,500 square feet and directly impacts a 
number of adjoining properties, including the northeastern corner of Lot 3 which is 
the subject of this application. No building or other structure is proposed in this 
immediate location.  
 
The applicant received a letter dated 5/6/2026 from counsel for Getty Properties 
Corp. requesting access to the property to perform a vapor intrusion investigation to 
test for methyl tert butyl ether (MBTE), a petroleum related compound that was 
detected in the vicinity. The applicant has consented to access. A copy of the 
document is provided in Appendix I. 
 
A 1000-gallon underground heating oil tank that was located under the Avenue C 
sidewalk was removed in 2025. The August 26, 2025 No Further Action Letter from 
the NJ-DEP is provided in Appendix I. 
 
Pre-demolition asbestos abatement was performed by E & V Services in November/ 
December 2025. Documentation is provided in Appendix I. 
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Flora and Fauna – Endangered Species 
 

Prior to the mid-March 2026 demolition activity, the site was occupied by vacant 
land and unoccupied, non-habitable structures. The site was 51% covered with 
pavement or structures.  Vegetation on the site consisted of overgrown grassed and 
vegetated yard areas. The proposed development of this site will not negatively 
impact local vegetation. The proposed development will provide new mature 
landscaping at the street level and a green roof system. Fauna is limited to 
domesticated pets and seagulls and other common birds. Based on NJDEP mapping 
(see Appendix E), there are no areas of known habitats for rare or endangered 
species located on or surrounding the project site. The nearest habitat for rare or 
endangered species is located within the surface waters of Newark Bay, Kill Van 
Kull, and Lower New York Harbor/Hudson River. There are no detrimental 
impacts associated with threatened and endangered species related to this project. 

 
Impact - There are no expected biological or endangered species impacts associated 
with this project. 

 
Air Quality 

 
Existing air quality in the vicinity of the site is typical of the northern New 
Jersey/metropolitan New York urban/suburban environment. Existing hazardous 
pollutants are generated from automobiles, light and heavy trucks, buses, and heavy 
equipment operating throughout the region. 
 
During construction, there is a potential for airborne particulates associated with 
construction activities. These activities are short term (on the order of hours) and are 
generally controlled by daily watering of surface areas subject to traffic and other 
dust control techniques described under the approved Soil Erosion and Sediment 
Control Plan certification. The use of portable generators will be discouraged by 
providing temporary electric power to the site.   
 
Air quality impacts after construction are limited to automobile and mechanical 
equipment emissions resulting from the occupancy of the building. All mechanical 
equipment will be newer, high efficiency equipment. Automobile emissions are 
regulated and controlled by governmental agencies.  
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No activities associated with the operation of the building will result in the 
generation or emission of smoke.  The proposal does not include the construction of 
any stacks or vents intended to discharge dust or solid particles. No activities 
associated with the operation of the building will result in the emission of odorous 
gases or generation of any odorous matter. 
 
HVAC units proposed for the project will provide an adequate indoor climate and 
temperature as required by applicable codes. 
 
Impact - There are no expected air quality impacts associated with this project. 

 
Soil Erosion and Sediment Control 

 
The site will be graded and prepared as required in the project geotechnical report to 
accommodate construction of the proposed development. Soil erosion and sediment 
control measures will be employed to control erosion, prevent tracking of soil onto 
the surrounding streets, and minimize sedimentation in nearby storm inlets 
throughout the construction phase of the project. A Soil Erosion and Sediment 
Control Plan Certification has been approved by the Hudson-Essex-Passaic Soil 
Conservation District and is attached in Appendix G.  
 
Impact - There are no expected soil erosion and sediment control impacts 
associated with this project. 

 
Water Quality 

 
Potential water quality impacts during construction will be controlled by 
appropriate soil erosion control methods discussed above. 
 
Water supply to the development will be through the municipal water system. No 
significant impacts are anticipated. 
 
Sanitary sewer service will be through the municipal system which provides the 
required level of treatment at PVSC. No significant impacts on the local collection 
and treatment systems are anticipated. 
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Storm water generated by the development will be detained by a garden/green roof 
system and onsite detention and will attain reductions such that post-construction 
peak runoff rates for the two-, ten-, and one-hundred-year design storm events 
utilizing NJDEP future-adjusted rainfall are at least 50%, 75%, and 80%, respectively, 
of the pre-construction peak runoff rates. The system designed for this project, in 
fact, provides greater levels of reduction in storm water flow to the municipal 
system during peak storm events. The Stormwater Management Report and 
engineering drawings depicting details of the stormwater management system and 
utility services have been submitted as part of this land use application and are 
incorporated by reference and made an integral part of this document. 
 
Impact - There are no expected water quality impacts associated with this project. 
 

Noise 
 

Existing noise levels in the vicinity of the site are typical of the northern New 
Jersey/metropolitan New York urban/suburban environment.  
Noise impacts associated with the proposed application will be minimal and limited 
mostly to those incurred during construction and will be controlled and kept below 
the 65dBa daytime threshold. There will be no nighttime activity at nighttime. Noise 
impacts after construction will be consistent with the underlying ambient noise level 
associated with the built urban environment. 
 
Impact - There are no expected noise impacts on ambient levels associated with this 
project. 

 
      Glare/Lighting 

 
The building, when constructed, will not result in any direct or sky-reflected glare 
due to permanent structures on the site. The proposed light levels on site have been 
designed to provide sufficient lighting while also limiting spillover onto adjacent 
properties. All site lighting will be through the use of LED fixtures. 
 
Impact - There are expected no glare impacts associated with this project. 
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Solid Waste 
 

All solid waste generated by construction activities will be handled, collected, and 
disposed of in accordance with all local, state, and federal requirements. After 
development of the site, all solid waste and recyclable materials generated by the 
development will be collected and stored on site for collection and disposal by 
private carter as required in the Redeveloper Agreement between the City of 
Bayonne and the designated redeveloper.  
 
A Waste Management Operation Report and Waste Management Plan (site Plans 
drawings) have been submitted as part of this land use application and are 
incorporated by reference and made an integral part of this document. 
 
Impact - There are no expected solid waste impacts associated with this project. 

 
Transportation 

 
The site is centrally located within the City of Bayonne and accessible both during 
and after construction. The project site is less than three blocks walking distance 
from the New Jersey Transit HBLRTS 45th Street light rail station. The volume of 
traffic to be contributed by this development, both during and after construction, is 
not expected to detrimentally impact current transportation characteristics in the 
area.  
 
Impact - There are no expected transportation impacts associated with this project. 

 
Historical and Archaeological 

 
The subject property is not located within a historic district nor contained a listed or 
designated historic structure identified by the New Jersey State Historic 
Preservation Office (NJ-SHPO) (see NJDEP Historic Resources Map in Appendix F). 
The nearest historic site is the St. Vincent DePaul R.C. Church located at 47th Street 
and Avenue C which has been individually listed by the NJ-SHPO. 
 
The former synagogue building that housed Congregation Ohav Sholem was 
identified as a potential local landmark in the Historic Site Reconnaissance Survey, 
Bayonne dated 7/27/2000. The synagogue building and attached building were 
constructed in 1925 and closed in 2003. Since closing the buildings fell into an unsafe 
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and dilapidated state, were structurally unsound, and were not suitable for 
rehabilitation. 
 
Impact - There are no historical and archaeological impacts associated with this 
project. 

 
5. ENVIRONMENTAL CONTROLS 

 
Potential environmental impacts due to the development of this project include 
short term water quality, air quality, and noise impact associated with construction 
activities. To the greatest extent possible, and in full compliance with all local, state, 
and federal requirements, these unavoidable adverse environmental impacts will be 
minimized and mitigated. 
 
The potential for dust generated during construction activities will be controlled by 
daily watering of surface areas subject to traffic and other dust control techniques 
described under the approved Soil Erosion and Sediment Control Plan certification. 
The use of portable generators will be discouraged to dimmish potential air quality 
impacts by providing temporary electric power to the site. 
 
A Construction Sequence and Staging Plan has been submitted as part of this land 
use application and is incorporated by reference and made an integral part of this 
document. This plan outlines procedures for a) protection of adjoining properties; b) 
traffic control, access, and safety during construction; c) support of excavation 
requirements; d) construction waste management; e) construction processes; and f) 
project completion and close-out. 
 
Soil erosion and sediment control measures will also be employed to control erosion, 
prevent tracking of soil onto the surrounding streets, and minimize sedimentation in 
nearby storm inlets throughout the construction phase of the project. 
 
Post-development, storm water generated at the site development will be detained 
by a green roof system and onsite detention that will reduce post-construction peak 
runoff rates for the two-, ten-, and one-hundred-year design storm events to, at 
most, 50%, 75%, and 80%, respectively, of the pre-construction peak runoff rates. 
This is a significant environmental benefit of the project.  
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Ongoing maintenance of the storm water management systems, including, but not 
limited to green roofs and detention system components will be performed in 
accordance with Storm Water Maintenance Plan (as recorded with the Hudson 
County Clerk). This Maintenance Plan has been submitted as part of this land use 
application and is incorporated by reference and made an integral part of this 
document.  

 
6. COMMUNITY IMPACT 

 
The following section is intended to assess the impact of the project on the 
community including population increase, increase in municipal and school 
services, and consequences to the municipal tax structure. This section references a 
Memorandum to the City of Bayonne Mayor and Council from NW Financial 
Group, LLC dated December 7, 2025. 
 

 
Estimated Population Impact 

 
Utilizing demographic multipliers for 5-49 unit new multifamily rental projects 
contained in the November 2018 study Who Lives in New Jersey Housing? – Updated 
New Jersey Demographic Multipliers by Alexandra Voicu and David Listokin of the 
Center for Urban Policy Research (CUPR), Bloustein School of Planning and Public 
Policy, Rutgers University, the number of residents generated by the development 
this 40-unit project is expected to be: 
 

  UNIT TYPE    No. OF UNITS PERSONS/UNIT No. OF PERSONS 
1-Bedroom 
2-Bedroom 

   24 
16 

1.662 
2.359 

          40 
38 

TOTAL 40  78 
  

Estimated Public School-Aged Children Impact 
 
Utilizing demographic multipliers from the study referenced earlier, the projected 
population increase of school age children resulting from the proposed project is:  
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  UNIT TYPE  No. OF UNITS     SCHOOL AGE 
CHILREN PER UNIT 

No. OF SCHOOL 
 AGE CHILDREN 

1-Bedroom 
2-Bedroom  

    24 
16 

             0.143 
0.196 

            3 
3 

TOTAL 40            6 
 

Fiscal Impact  
 

The proposed project will generate additional residents and school-aged children 
within the City. Municipal services that provide a direct benefit to all residents 
include, but are not limited to, emergency services, police services, fire services, 
street and road maintenance, government services and operation, and parks and 
recreation. Utilizing the NJ Division of Local Government Services PILOT Financial 
Agreement Forecast Model, the resident portion of the municipal portion of the 2025 
adopted municipal budget is $18,418,926 out of total appropriations of $102,083,679. 
The average per resident cost is $ 247.13 ($18,418,926 resident portion of budget ÷ 
74,532 resident population). Based on this, the estimated municipal costs associated 
with the new development is $ 19,276. 

 
The total cost per student based on the 2025-2025 User Friendly Budget for the City 
of Bayonne School District is $ 11,228 per student. Approximately 36.5% of district 
general fund revenues, or $4,100 per student, comes from municipal tax sources. 
Based on this, the estimated cost associated with the new public-school children is 
$24,600. 

 
Revenue 

 
Based on the PILOT projection, the first-year revenue to the City generated by the 
PILOT is $ 71,839. The total revenue over the life of the agreement is $ 4,779,295.  
 
The tax payment structure for this project is controlled though to a formal 
redeveloper with the designated redeveloper as finalized by the City of Bayonne 
Administration and Council.  
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7. ALTERNATIVES TO DEVELOPMENT 
 

Application as Presented: The proposed plan, as described herein and in the submittal 
documents for this application, substantially conforms to all the requirements of the 
Redevelopment Plan regulating the development of the site as shown on the 
Redevelopment Plan Compliance Table included in this report. 
 
Alternative # 1 – Smaller Project: Economic development and redevelopment are 
stated goals of the redevelopment plan. Any reduction in the size of the project 
diminishes its economic value to the city. A smaller project is a disincentive to 
revitalize this blighted site and is contrary to the stated purpose of the 
redevelopment plan and the NJ redevelopment law. 
 
Alternative # 2 – Non-MF Residential Project: The construction of a commercial 
building, mixed commercial/residential building, or low-density residential homes 
are not listed as permitted uses under the Redevelopment Plan. Uses that are not 
listed as permitted uses are prohibited and, as such this alternative cannot be 
considered. 
 
Alternative # 3 – No Development: The continued stagnation and non-utilization of the 
property serve no benefit to the community. In its prior and current state, the site is 
a detriment to the community and is contrary to the redevelopment plan vision for a 
vibrant community. 

 
8. CONCLUSIONS 

 
Based on the above findings, it is our conclusion that the development of the site will 
have no adverse ecological, environmental, or fiscal impacts on the site, the immediate 
area, or the City of Bayonne.   
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APPENDIX A – NJDEP WETLANDS MAP 
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APPENDIX B – FEMA PRELIMINARY FLOOD INSURANCE MAP 
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APPENDIX C – NJDEP CLIMATE ADJUSTED FLOOD ELEVATION MAP 
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APPENDIX D – NJDEP SURFACE WATERS MAP 
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APPENDIX E – NJDEP THREATENED AND ENDANGERED SPECIES MAP 
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APPENDIX F – NJDEP HISTORIC RESOURCES MAP 
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APPENDIX G – SOIL EROSION AND SEDIMENT CONTROL PLAN 
CERTIFICATION 
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APPENDIX H – NJDEP GROUNDWATER CONTAMINATED SITES MAP 
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APPENDIX I – ENVIRONMENTAL DOCUMENTS 
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APPENDIX J – LIST OF REFERENCED DOCUMENTS 
 

The observations and findings contained within this report were made with the benefit of the 
following document references: 

1. Preliminary and Final Major Site Plan for Residential Development prepared by 
DAL Design Group, with a last revision date of August 29, 2026 

2. Boundary and Topographic Survey prepared by Nor’East Land Surveying, LLC, 
dated July 2, 2026 

3. 1012-1022 Avenue C Redevelopment Plan, adopted by Municipal Council on 
February 19, 2025 

4. Determination of Area in Need of Redevelopment, adopted by Municipal Council 
on September 20, 2023 

5. City of Bayonne Master Plan Re-Examination Report, dated August 2017 
6. City of Bayonne Municipal Code 
7. New Jersey Administrative Code 
8. New Jersey State Development and Redevelopment Plan, adopted December 17, 

2025 
9. Hudson County Master Plan Re-Examination Report, dated August 2016 
10. NJDEP NJ-GeoWeb Geographical Information System by New Jersey Office of GIS 
11. Stormwater Management Report prepared by DAL Design Group, dated August 

28, 2026 
12. Construction Sequence and Staging Plan prepared by DAL Design Group 
13. Memorandum to the City of Bayonne Mayor and Council from NW Financial 

Group, LLC dated December 7, 2025 
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APPENDIX K – PROFESSIONAL QUALIFICATIONS OF PREPARER  
OF REPORT 
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PROFESSIONAL 
Licenses: 

NJ Registered Architect 
NJ Licensed P.E. 

NJ Licensed Planner  
 

Affiliations: 
Amer. Institute of Architects 
Amer. Society of Civil Engrs. 

American Planning Association 
International Code Council 

 
EDUCATION 

Bachelor of Engineering 
Stevens Institute of 

Technology 
Hoboken, New Jersey 

 
PERSONAL 

New Jersey Assembly 
recognition for pro-bono 

public agency services 
 

US House of Representatives 
recognition for pro-bono 

public agency service 
 
 
 
 

          
 
                  
 

 
AVELINO SAMBADE, AIA, PE, PP                           

 
QUALIFICATIONS 
NJ Registered Architect, Engineer and Planner with over 40 years of 
experience in the design, regulatory approval and construction management 
of a wide variety of construction projects including single and multi-family 
housing for affordable, low-income, special needs and market rate 
populations, retail and medical office facilities, industrial buildings, 
ecclesiastical facilities, utility infrastructure, municipal building and park 
facilities. 
 
EXPERIENCE  
Founding Principal 
DAL Design Group, P.C., Bayonne, NJ                                             1987-Present 
Oversee multi-disciplined design of over $900 million of new and 
rehabilitation construction projects funded through public and private 
sources.  
 
Appeared before New Jersey municipal Planning Boards and Zoning Boards 
of Adjustment on over 700 occasions.  
 
Project principal and project manager responsible for preparing applications 
for environmental regulatory permits. 
 
Project principal and project manager for more than $ 29 million in projects  
funded through the American Recovery and Reinvestment Act, and various 
HUD programs. 
 
Oversee and prepare over 380 non-design/construction related assignments 
including building inspection and assessments, structure evaluations, land 
use plans, project pre-programming, master site planning, code compliance 
evaluations, and pre-development zoning assessment. 
 
City Engineer, Assistant City Engineer 
City of Bayonne, New Jersey                                                                  1981-1987 
Full project services and responsibility including EDA and Green Acres grant 
applications, survey, design, regulatory permitting and construction 
supervision of a wide variety of public building and public facility projects 
including senior citizen and community centers, roadways, sanitary and 
storm sewer infrastructure improvements, award winning waterfront 
recreational facilities and pocket parks improvements, and water 
distribution systems. 
 
Additional responsibilities included the supervision of the design group, 
code enforcement and zoning group, and water/sewer utility division. 
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APPENDIX L – EXISTING SITE CONDITIONS & PROPOSED SITE PLAN 
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