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BOROUGH OF BRADLEY BEACH 
PLANNING BOARD 

DEVELOPMENT APPLICATION 

(To be filed with appropriate fee with administrative Officer-Borough Clerk) 

Applicant’s Name___________________________________Phone No._____________ 

Address_________________________________________________________________ 

(If not owner set forth ownership interest: lessee, contract purchaser, etc. and attach copy of document 
showing same) 

Present Owner: 
Name_____________________________________________Phone No._____________ 

Address_________________________________________________________________ 

Attorney representing applicant (Corporations must be represented by a NJ attorney) 

Name_____________________________________________Phone No._____________ 

Address_________________________________________________________________ 

FIRM___________________________________________________________________ 

Licensed NJ Professional Engineer and/or Land Surveyor preparing plat; site plan, plot plan or survey 
(must attach seal thereto) 

Name_____________________________________________Phone No._____________ 

Address_________________________________________________________________ 

FIRM___________________________________________________________________ 

Application for (check appropriate):    Addenda attach (check appropriate): 

Zoning Variance: Yes_____  No______ Addendum #1__________________ 

Conditional Use: Yes_____  No______ Addendum #1__________________ 

Site Plan: 
Preliminary  Yes______ No______ Addendum#2___________________ 

Final Yes______  No_____ 

301 Main Street Holdings LLC 201-914-7094

P.O. Box 185, Glen Rock, NJ 07452

301 Main Street Holdings LLC 201-914-7094

P.O. Box 185, Glen Rock, NJ 07452

Michael Bruno 732-741-3900

Giordano Halleran & Ciesla

125 Half Mile Road, Suite 300, Red Bank, NJ 07701

Jason Fichter, PE, PP, CFM, CME 732-531-7100

InSite Engineering LLC

1955 Route 34, Suite 1A, Wall NJ 07719

X
(AMENDED)

X

X
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ADDENDUM FOR ZONING VARIANCE 

1. Size of lot affected____________________________________________________.

2. Applicant owns adjoining property?  Yes_______________  No________________.

If answer to foregoing is yes, describe location and size_______________________
___________________________________________________________________.

3. Size of proposed structure (s)___________________________________________.

4. Percentage of lot occupied by building___________________________________.

5. Height of building _________________stories____________feet_____________.

6. Set back or proposed set back from property line__________________________.

7. Set back or proposed set back from rear property line ______________________.

8. Side line or proposed side line setback ________left__________right__________.

9. Has there been any previous appeal involving these premises?________________
If so, state character of appeal and date of disposition_______________________

____________________________________________________________________ 

10. The proposed building or use thereof is contrary to the Zoning Provisions of the
Revised Ordinances in the following particulars (State Articles and Sections)

      _____________________________________________________________________ 

      _____________________________________________________________________ 

      _____________________________________________________________________ 

11. State reasons why this zoning variance should be granted.
_____________________________________________________________________

_____________________________________________________________________

_____________________________________________________________________

_____________________________________________________________________

_____________________________________________________________________

(NOT APPLICABLE)
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12. If conditional use is required, detail conformance to requirements of zoning
Provisions of the Revised Ordinances.

      _____________________________________________________________________ 

      _____________________________________________________________________ 

      _____________________________________________________________________ 

      _____________________________________________________________________ 

13. This appeal is based on (decision rendered) (order issued) by the Building Official

dated______________________, 20______, and reading as follows:

       ____________________________________________________________________ 

       ____________________________________________________________________ 

       ____________________________________________________________________ 

14. Section of Revised Statutes upon which appeal is based.

___________________________________________________________________

___________________________________________________________________

___________________________________________________________________

___________________________________________________________________

6



ADDENDUM FOR SUBDIVISON APPROVAL 

(A)  SKETCH PLAT: 

1. Area of entire tract ______________(sq. ft.) Number of proposed lots__________.

2. Are all the lots conforming Yes____ No____, If not, indicate how many and their size:

________________________________________________________________________ 

3. Indicate: Intent to sell lots only:________ Construct houses for sale:______________

Specify other development plans:__________________________________________

 _______________________________________________________________________ 

4. Location of nearest sanitary sewer:_________________________________________

5. Location of nearest public water supply:_____________________________________

6. Type of existing surface of street:__________________________________________

7. Does subdivision about or affect any County, State or Federal Highways, properties or
facilities? If yes, describe:

________________________________________________________________________ 

8. Are new streets, extension of municipal facilities or utilities involved in subdivision?
________________________________________________________________________ 

________________________________________________________________________ 

9. Are any variances involved in this subdivision?_______________________________

10. Are easements or special covenants by deed involved? Yes___(Attach copy) No____

11. Are drainage ditches, streams, other eater courses involved in this subdivision?
________________________________________________________________________ 

12. Have all real estate taxes been paid as of this date?___________________________

(B)  PRELIMINARY: In addition to the above information, following shall be provided: 

1. List proposed improvements and utilities and intentions to install or post perform

 IMPROVEMENT INTENTION 

_____________________________ __________________________ 

_____________________________ __________________________ 

_____________________________ __________________________ 

_____________________________ __________________________ 

(NOT APPLICABLE)
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2. Give any other information you desire to submit to the Board.

______________________________________________________________________________ 

_____________________________________________________________ 

C.   FINAL:   In addition to the prior information, the following shall be provided: 

1. Number of lots granted on preliminary approval____Number of lots requested for
final _____

2. Date preliminary approval granted:________________________________________

3. Are variances, easements or special covenants by deed involved in Subdivision?_____

4. Has fee been submitted to the Municipal Attorney? Yes________  No_____________

5. Have new book and lot numbers shown on final map been approved by the Tax
Assessor?  Yes_________  No__________

6. List any changes between preliminary plat and final map. (Any change in intention of
use should be indicated.)

________________________________________________________________________ 

7. Have all conditions of tentative approval of preliminary plat bee complied with? If
not, state conditions and when compliance will be met.

________________________________________________________________________ 

________________________________________________________________________ 

8. Have all required improvements been completed and so certified by the Borough
Engineer?  __________________ If not, indicate below:

PERFORMANCE 
IMPROVEMENT COMPLETION DATE BY WHOM    GUARANTEE  

_____________________________________________________________ 

9. Estimated cost of installation as approved by Municipal Engineer $_______________

10. Amount of bond, check or other security:___________________________________

11. Has agreement for construction of municipal improvements been signed?__________

Attach to Application Number:_________________ 
8



NOTICE REQUIREMENTS 

Corporations and partnership require representation by a New Jersey licensed attorney. 

Notice is required on al development applications with the exception of Minor and Final Major Subdivisions. 

The applicant must submit a written request to the Tax Assessor for a certified list of property owners located 
within 200 feet in all directions of the property subject to a hearing. This must be accompanied by a fee of 
$10.00. 

CONTENTS OF NOTICE: 

A. Date, time and place of hearing. 
B. Nature of matters to be considered. 
C. Identification of the property proposed for development by street address, block and lot numbers as 

shown on current tax duplicate. 
D. Location and times at which maps and documents for which approval is sought are to be available for 

public inspection. 

AT LEAST TEN (10) DAYS PRIOR TO SCHEDULED HEARING: 

A. Publish notice in the Asbury Park Press. 
B. Notify by personal service or certified mail: 

1).  All property owners within 200 feet. 
2).  Clerk of adjoining municipality, if located within 200 feet. 
3).  County Planning Board, if adjacent to existing or proposed County road, adjoining other County 
land, or situated within 200 feet of boundary. 
4).  Commissioner of Transportation, if property is adjacent to State highway. 
5).  Commissioner of the Department of Community Affairs, if development exceeds 150 acres or 500 
dwelling units. (include copy of maps and documents required to be on file with secretary. 

AFFIDAVITS for both Publication and Notice to Property Owners are required, and are to be submitted at 
least three (3) days prior to the scheduled hearing, accompanied by a copy of notice sent and list of property 
owners. 

NOTE:  The Municipal Agency will notify each applicant of their scheduled hearing date 
when the application is deemed complete. 

NOTICE OF DECISION: 

A. Required on all development applications. 
B. Brief notice to be published in the Asbury Park Press, The Coaster, or the Coast Star 
C. To be arranged by the applicant. 
D. A copy of the affidavit of publication is to be submitted to the Board Secretary. 
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ADDENDUM FOR SITE PLAN APPROVAL 

PRELIMINARY SIT PLAN:        Complete Numbers 1 through 3 only. 

1. Have you read all of the site plan requirements? Yes___________  No___________
2. Have you complied with all the requirements? Yes___________  No___________
3. If not, where does it differ and state reasons why you cannot comply.

________________________________________________________________________ 

Submission of Preliminary Plat for Site Plan Approval. A preliminary development proposal requiring site plan 
review. 

Procedure for submission of preliminary plat. 

(1)  A preliminary plat shall be submitted to the administrative officer at least three weeks prior to the regular 
meeting of the Planning Board. It shall be submitted in at least twelve (12) copies and shall be accompanied by 
three copies of the application forms for preliminary approval. 

(2)  Upon receipt of the necessary material from the applicant, the administrative officer shall forward the 
copies to the secretary of the Planning Board . The applicant shall be responsible for supplying copies; of the 
plat to the County Planning Board, New Jersey Commissioner of Transportation and adjacent municipalities for 
those development applications requiring public notice and County Planning Board review as required in the 
Municipal Land Use Law. 

(3)  All hearings held on applications for preliminary site plan approval shall require public notice of the 
hearing. The board shall set the date, time and place for the public hearing and shall inform the applicant of this 
at least 20 days prior to said hearing date. Notice of the hearing shall be given by the applicant at least ten (10) 
days prior to the date of the meeting. 

NOTICE OF APPLICATION (N.J.S.A. 40:55D-12) 

Application requirements; public notice of hearing shall be given for the following: 
A REQUEST FOR SITE PLAN APPROVAL. 

Responsibilities of the applicant: 
a. Notice of hearing requiring public notice as required above shall be given by the applicant at least ten days
prior to the date of the hearing in accordance with N.J.S.A. 40:55D-11 et seq. The ten day requirement is 
exclusive of the date of publication and date of the hearing.  

b. Upon the written request of an applicant and the payment of a fee of ten ($10.00) dollars, the Borough Clerk
shall, within 7 days, make and certify a list from the current tax duplicates of names and addresses of owners 
within the Borough of Bradley Beach to whom the applicant is required to give notice. The applicant shall be 
entitles to rely upon the records and maps of documents for which approval is sought to be available for 
inspection. 
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Completeness waivers are sought for 50' topography overlap onto adjacent properties and for the Environmental Impact Statement requirement.  Both completeness waivers were granted during the initial approval.  The survey provides sufficient overlap onto adjacent properties to confirm drainage patterns.  The site was previously fully developed with impervious surface, so no environmental impactsare anticipated.



Preliminary Plat Details. The preliminary plat shall be clear and legible or reproduced at a scale of not less 
than one inch equals 100 feet. Preliminary plats shall be drawn by a professional engineer or licensed land 
surveyor. 

FINAL SITE PLAN:  Complete numbers 4 and 5 only. 
4. Does this differ in any way from preliminary approval?     Yes________  No_______
5. If it does differ, please indicate where it differs and state the reasons thereof.

6. Anticipated starting and completion date:____________________________________
________________________________________________________________________ 
7. Estimated cost of construction: ____________________________________________
________________________________________________________________________ 

Submission of Final Plat for Site Plan Approval. A final plat is required of all development proposals requiring 
site plan review. 

Procedure for submission of final plat: 

(1).  A final plat shall be submitted to the administrative officer within three years after the date of the 
preliminary approval or extension. The final plat and all supporting drawings and documents shall be submitted 
at least three weeks prior to the regular Planning Board meeting. 

(2).  When applying to the board for final approval, the applicant shall carry out the following steps: 

(A)  Incorporate all changes or modifications as required by the board in the approval of the preliminary 
plat.  
(B)   Pay the required fee. 
(C)  Submit to the administrative officer copies of the final plat and 3 copies of
application for the final approval. 
(D)  Submit three copies of the Deed and Dedication for all properties, including street right-of-way 
which is offered to the Borough for Dedication. 

SITE PLAN DETAILS 
(1)  All details stipulated for preliminary approval shall be included. 

(2)  All additional details required at the time of preliminary approval shall be submitted. 

(3)  Detailed architectural and engineering data including: 

(A) An architect’s rendering of each building or a typical building and sign, showing front, side and rear 
elevations. 
 (B) Cross sections of streets, aisles, lands and driveways, which shall adhere to applicable requirements 
of said chapter. 

(4)  The final plat will be submitted by the secretary of the Board to the Borough Engineer for his review as to 
correctness, the expense which to be incurred by the applicants. 

Q4 2020

$100,000
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NOTICE OF PUBLIC HEARING 
BOROUGH OF BRADLEY BEACH PLANNING BOARD 
COUNTY OF MONMOUTH, STATE OF NEW JERSEY 

 
PLEASE TAKE NOTICE that the Borough of Bradley Beach (“Borough”) Planning 

Board (“Board”) will hold a public hearing on March 25, 2020, at 6:30 p.m., in the Municipal 
Complex Meeting Room, 701 Main Street, Bradley Beach, New Jersey 07720, or at such other 
time and place as the Board may adjourn thereafter, to consider the application made by 301 
Main Street Holdings, LLC (“Applicant”), for Amended Preliminary and Final Major Site Plan 
Approval with Bulk “c” Variance Relief and Waiver Relief to permit modifications to the 
previously approved mixed-use development and site plans, as well as the building massing, 
elevations, and floor plans (“Application”) at property located in the Borough at the northwest 
corner of Third Avenue and Main Street, with an address of 301 Main Street and 704 ½ Third 
Avenue, and identified as Lots 9, 10, 11, and 12, Block 59 on the Borough’s Tax Map 
(“Property”).  The Property is located in the General Business West Zone (the “GBW Zone”).  
The proposed use is permitted in the GBW Zone.   

By way of background, the Board previously granted site plan approval relating to the 
Property via resolution of approval adopted on August 27, 2015 and an amended site plan 
approval adopted on February 22, 2018 permitting construction of a four story mixed use 
building consisting of approximately 1,000 s.f. of commercial use on the ground floor with thirty 
(30) residential apartment units (22 two-bedroom units, and 8 one-bedroom units) located the 
floors above, along with 58 parking spaces, and associated striping, drainage, lighting and other 
typical site improvements, with one access drive to Third Avenue and second access drive to 
Main Street (the “Prior Approval”).  The Property is under construction pursuant to the Prior 
Approval. The number of residential units, the amount of commercial area, and the number of 
parking spaces are not modified by this Application and will remain consistent with the Prior 
Approval.  Applicant now seeks to amend the Prior Approval to permit a site access drive from 
Third Avenue only, which will allow for additional on-street parking along the Main Street 
frontage.  The existing depressed curbing on Main Street will be replaced with a full curb.  With 
respect to the design of the building, Applicant proposes a roof deck area on the second floor at 
the rear of the building, and the elevations, shape and roofline of the building is modified, and 
the overall building volume will be slightly reduced.   

In addition to Amended Preliminary and Final Major Site Plan Approval, Applicant 
requests that the Bulk “c” Variance Relief previously granted in the Prior Approval continue. 
Within the Prior Approval the Board granted Bulk “c” Variance Relief from the Borough’s 
Zoning Ordinance (“Ordinance”), pursuant to the Ordinance and N.J.S.A. 40:55D-70(c) to 
permit: (1) no loading space where one loading space is required; (2) 58 parking spaces where 59 
parking spaces are required; and (3) a 1.46’ landscape buffer between commercial and residential 
uses where a 10 ft. buffer is required.  Applicant will seek any such further variances, waivers, 
exceptions, or other relief as the Board or its professional consultants may deem necessary 
without additional public notice. 

 A copy of the Application and supporting documentation is on file with the Borough. 
These documents are available for public inspection, during regular business days and hours, in 
the office of the Board Secretary at the Borough of Bradley Beach Municipal Complex, 701 
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Main Street, Bradley Beach, New Jersey 07720.  This Notice is given pursuant to the Municipal 
Land Use Law N.J.S.A. 40:55D-1 et seq.  Any interested person may appear in person, through 
his attorney, or through his designated agent at the above-referenced public hearing at the time 
and place herein stated and be heard.  

  301 Main Street Holding, LLC 
        By:  John A. Sarto, Esq. 

  Giordano, Halleran & Ciesla, P.C. 
  125 Half Mile Road, Suite 300 
  Red Bank, NJ 07701 
  Attorneys for the Applicant 

 
Dated:  March 11, 2020 
 
 
 
 
 
 
 
Docs #4248657-v1 
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555 West End Avenue, New York, NY 
Developer: Tamarkin Co.  
Title: Director of Construction 
Metrics: 13 Luxury Condominiums | 65,000 sqft | Completed 2019 
Project Budget: $118,000,000 
Website: https://555westendave.com 
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550 West 29th Street,  New York, NY 
Developer: Tamarkin Co.  
Title: Director of Construction 
Metrics: 19 Luxury Condominiums | 67,000 sqft | Completed 2018 
Project Budget: $105,000,000 
Website: https://www.sohycondos.com 
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21 West End Avenue, New York, NY 
Developer: The Dermot Company  
Title: Owner’s Representative  
Metrics: 616 Rental Units | 747,000 sqft | Completed 2015 
Project Budget: $450,000,000 
Website: http://www.21westendnyc.com 
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Battery Mari t ime Bui lding, New York, NY 	
Developer: The Dermot Company  
Title: Project Manager  
Metrics: 67 Room Boutique Hotel  
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Signature Theatre Company, New York NY 
Construction Manager: Structure Tone, Inc.  
Title: Superintendent  
Metrics: Cultural Center | 68,000 sqft | Completed 2012 
Project Budget: $60,000,000 
Website: http://www.signaturetheatre.org 
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